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   MALLORY & NATSIS LLP 
WILLIAM W. HUCKINS (BAR NO. 201098) 
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Three Embarcadero Center, 12th Floor 
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Phone:  (415) 837-1515 
Fax:  (415) 837-1516 
E-Mail:  whuckins@allenmatkins.com 

motoole@allenmatkins.com 
 
Attorneys for Plaintiff 
SRI NINE MARKET SQUARE LLC 

SUPERIOR COURT OF CALIFORNIA 

FOR THE COUNTY OF SAN FRANCISCO 

 

SRI NINE MARKET SQUARE LLC, a 
Delaware limited liability company, 
 

Plaintiff, 
 

vs. 
 
TWITTER, INC., a Delaware corporation, 
and DOES ONE through TEN, inclusive, 
 

Defendant. 
 

Case No.  
 
UNLIMITED JURISDICTION 
 
COMPLAINT FOR BREACH OF 
LEASE AND DECLARATORY RELIEF 

 

Plaintiff SRI NINE MARKET SQUARE LLC (“Plaintiff”) alleges as follows: 

PARTIES, JURISDICTION, AND VENUE 

1. Plaintiff is a Delaware limited liability company qualified to do business in 

the State of California.  Plaintiff owns that certain real property commonly referred to as 

1355 Market Street, San Francisco, California (“Building”).   

2. Plaintiff is informed, believes, and alleges that defendant TWITTER, INC. 

(“Defendant”) is a Delaware corporation qualified to do business in the State of California.   

3. Plaintiff does not know the true names or capacities, whether individual, 

corporate, associate, or otherwise of defendants DOES ONE through TEN, inclusive.  

Plaintiff sues these defendants by fictitious names pursuant to California Code of Civil 

 

CGC-23-604136

ELECTRONICALLY
F I L E D

Superior Court of California,
County of San Francisco

01/20/2023
Clerk of the Court

BY: JEFFREY FLORES
Deputy Clerk
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Procedure section 474.  Plaintiff will amend this complaint when it learns the true names 

and capacities of these defendants.  

4. Plaintiff is informed, believes, and alleges that, at all times mentioned, each of 

the defendants were the agents, employees, co-venturers, partners, or in some manner agents 

or principals, or both, of each and every other defendant and were acting within the course 

and scope of such agency and employment.  Plaintiff is informed, believes, and alleges that 

each of the defendants, including the DOE defendants, claim some type of possessory 

interest in the Premises.  

5. Jurisdiction is proper because Plaintiff’s damages exceed the jurisdictional 

minimum for the Court and this matter concerns a commercial lease for real property.  

6. Venue is proper in the Superior Court for the County of San Francisco because 

the Building and Premises are located in San Francisco County and the lease between 

Plaintiff and Defendant is to be performed in San Francisco County.  

GENERAL ALLEGATIONS 

7. On or about April 20, 2011, Plaintiff, as landlord, and Defendant, as tenant, 

entered into a written commercial lease for the 7th, 8th, and 9th floor of the Building, 

consisting of approximately 162,906 rentable square feet.  Plaintiff and Defendant 

subsequently executed fifteen lease amendments.  The original commercial lease and 

subsequent amendments thereto are collectively referred to as the “Lease.”  A true and 

correct copy of the Lease is attached as Exhibit 1 and incorporated herein by this reference. 

8. Pursuant to the Lease, as amended, Defendant is the tenant on the 2nd, 5th, 

6th, 7th, 8th, 9th, 10th, and 11th floors of the Building (collectively, herein the “Premises”), 

consisting of approximately 462,855 rentable square feet.   

9. Defendant entered into, and remains in possession of, the Premises.   

10. Pursuant to Paragraphs 5 and 7 of the Lease, Defendant is obligated to pay 

monthly rent and additional rent on or before the first day of each calendar month.  The 

monthly rent and additional rent for the Premises for January 2023 totals $3,427,722.14.   
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11. Pursuant to Paragraph 6 of the Lease, as amended, Plaintiff held a letter of 

credit (“LOC”) in the amount of $3,629,331.65 as security for Defendant’s performance of 

its obligations under the Lease.   

12. Pursuant to Paragraph 13 of the Lease, upon a transfer in control of Defendant, 

Defendant was required to cause the LOC delivered to Plaintiff under the Lease to be 

increased by the sum of Ten Million Dollars ($10,000,000.00).     

13. Plaintiff is informed and believes that, in or around October 2022, there was a 

transfer in control of Defendant, as defined under the Lease.   

14. On or about November 22, 2022, Plaintiff served Defendant with a demand to 

increase the LOC by $10,000,000 pursuant to Paragraphs 13 and 25 of the Lease.  A true 

and correct copy of such demand is attached hereto as Exhibit 2 and incorporated herein by 

this reference.  Defendant did not, within the time specified in the notice, or at any other 

time thereafter, increase the LOC by $10,000,000.  Rather, Defendant contended, in 

response to Plaintiff’s notice, that it was not required to increase the LOC by $10,000,000 

upon a transfer in control of Defendant under the terms of the Lease.    

15. Defendant failed to pay monthly rent and additional rent due under the Lease 

for the month of December 2022 in the approximate sum of $3,363,815.29.   

16. On or about December 5, 2022, Plaintiff served Defendant with a notice of 

default under Paragraph 25 of the Lease regarding Defendant’s failure to pay monthly rent 

and additional rent due for the month of December 2022.  Defendant did not, within the time 

specified in the notice of default or at any other point thereafter, pay the monthly rent and 

additional rent due under the Lease for the month of December 2022.  As a result, an Event 

of Default occurred because of Defendant’s failure to pay monthly rent and additional rent 

for the month of December 2022.  

17. On or about December 13, 2022, Plaintiff notified Defendant, pursuant to 

Paragraph 6 of the Lease, that Plaintiff was drawing on the LOC in the amount of 

$3,363,815.29 because of the Event of Default resulting from Defendant’s failure to pay 

monthly rent and additional rent for the month of December 2022.   
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18. Plaintiff was thereafter credited with $3,363,815.29 against the LOC.  Plaintiff 

is informed and believes that $265,516.36 remained under the LOC after the payment to 

Plaintiff.   

19. On or about December 28, 2022, Plaintiff served Defendant with a demand, 

pursuant to Paragraphs 6 and 25 of the Lease, to replenish the LOC in the amount of 

$3,363,815.29 within thirty days of the demand.  A true and correct copy of the demand is 

attached hereto as Exhibit 3 and incorporated herein by this reference.  As of the date of this 

Complaint, Defendant has not replenished the LOC in the amount of $3,363,815.29, as 

required under the Lease.   

20. Defendant again breached the Lease by failing to pay monthly rent and 

additional rent due under the Lease for the month of January 2023 in the sum of 

$3,427,722.14.   

21. On or about January 4, 2023, Plaintiff served Defendant with a notice of 

default under Paragraph 25 of the Lease regarding Defendant’s failure to pay monthly rent 

and additional rent due under the Lease for the month of January 2023.  Defendant did not, 

within the time specified in the notice of default or at any other point thereafter, pay the 

monthly rent and additional rent due under the Lease for the month of January 2023.  As a 

result, an Event of Default occurred because of Defendant’s failure to pay monthly rent and 

additional rent for the month of January 2023.  A true and correct copy of the January 2023 

notice of default, including confirmations of delivery, are attached hereto as Exhibit 4 and 

incorporated herein by this reference. 

22. On or about January 10, 2023, Plaintiff notified Defendant, pursuant to 

Paragraph 6 of the Lease, that Plaintiff was drawing on the LOC in the amount of 

$265,515.36 because of the Event of Default resulting from Defendant’s failure to pay 

monthly rent and additional rent for the month of January 2023.   

23. On or about January 13, 2023, Plaintiff was credited with $265,515.36 against 

the LOC.  Plaintiff is informed and believes that $1.00 remains under the LOC after the 

payment to Plaintiff.   
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24. On or about January 18, 2023, Plaintiff served Defendant with a demand, 

pursuant to Paragraphs 6 and 25 of the Lease, to replenish the LOC in the amount of 

$265,515.36 within thirty days of the demand.  A true and correct copy of the demand is 

attached hereto as Exhibit 5 and incorporated herein by this reference.  As of the date of this 

Complaint, Defendant has not replenished the LOC in the amount of $265,515.36, as 

required under the Lease.   

25. Plaintiff has not terminated Defendant’s right to possession under the Lease.  

Plaintiff is informed and believes that Defendant remains in possession of the Premises.   

FIRST CAUSE OF ACTION 

BREACH OF LEASE 

(Against Defendant and DOES One through Ten, inclusive) 

26. Plaintiff incorporates the allegations in paragraphs 1 through 25 of this 

Complaint.  

27. Plaintiff and Defendant entered into a valid written Lease.  

28. Plaintiff performed (and continues to perform) all acts or conditions required 

of Plaintiff under the Lease, except those acts or conditions that were waived or excused, or 

that Plaintiff was (or is) prevented from performing.  

29. Defendant breached the Lease by failing to pay monthly rent and additional 

rent due and owing under the Lease for the month of January 2023 in the sum of 

$3,427,722.14.   

30. Plaintiff drew on the LOC in the sum of $265,515.36 and credited said amount 

against monthly rent and additional rent due and owing under the Lease for the month of 

January 2023.   

31. As a proximate result of Defendant’s breach of the Lease, Plaintiff has been 

damaged and is entitled to recover the unpaid monthly rent and additional rent due under the 

Lease for January 2023, in the sum of $3,162,206.78, excluding late fees and interest.   

32. Plaintiff suffered additional damages caused by Defendant’s failure to perform 

its obligations under the Lease, which will be determined at trial according to proof.  
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33. Paragraph 32 of the Lease provides for an award of reasonable attorneys’ fees 

and costs to the prevailing party in any action arising out of the Lease.  

SECOND CAUSE OF ACTION 

DECLARATORY RELIEF 

(Against Defendant and DOES One through Ten, inclusive) 

34. Plaintiff incorporates the allegations in paragraphs 1 through 33 of this 

Complaint.  

35. Paragraph 13 of the Lease obligated Defendant to increase its LOC by 

$10,000,000 upon a transfer in control of Defendant, as defined in the Lease.  

36. In or around late October 2022, a transfer in control of Defendant occurred.  

37. In November 2022, Plaintiff served Defendant with a demand to increase the 

LOC by $10,000,000 pursuant to Paragraph 13 of the Lease. 

38. Defendant has failed to increase the LOC.  Defendant contends it was not 

required under the terms of the Lease to increase the LOC by $10,000,000 upon a transfer 

in control of Defendant.    

39. An actual controversy has arisen, and now exists, between Plaintiff and 

Defendant as to: (1) whether Paragraph 13 of the Lease requires Defendant to increase the 

LOC by $10,000,000 upon a transfer in control of Defendant, as defined in the Lease; and 

(2) whether Defendant is in breach of the Lease for failing to increase the LOC by 

$10,000,000 within the time specified by the Lease.   

40. A judicial declaration is necessary and appropriate at this time to determine 

the rights and obligations of Plaintiff and Defendant under the Lease and, in particular, to 

determine: (1) whether Defendant is obligated to increase the LOC by $10,000,000 

following the transfer in control of Defendant, as defined in the Lease; and (2) whether 

Defendant is in breach of the Lease for failing to increase the LOC by $10,000,000 within 

the time specified by the Lease.   

/// 

/// 
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LEASE 

THIS LEASE is made as of the 20th day of April, 2011 (the "Effective Date"), between 
SRI NINE MARKET SQUARE LLC, a Delaware limited liability company ("Landlord"), and 
TWITTER, INC., a Delaware corporation ("Tenant"). 

1. Premises. Landlord hereby leases to Tenant, and Tenant hereby leases from 
Landlord, on the terms and conditions set forth herein, the space outlined on the attached Exhibit A 
(the "Premises"). The Premises are located on the floor(s) specified in Paragraph 2 below of the 
building (the "Building") located at 1355 Market Street, San Francisco, California. The Building, the 
parcel(s) of land (the "Land") on which the Building is located and the other improvements on the 
Land (including the walkways and landscaping) are referred to herein as the "Real Property." The 
Real Property is a part of the office, retail and garage project commonly known as Market Square (the 
"Project"). The Project includes the Stevenson Building (defined in Section 4.g below), but the 
Stevenson Building is not included in the Real Property for purposes of this Lease. 

Tenant's lease of the Premises shall include the right to use, in common with others 
and subject to the other provisions of this Lease, the public lobbies, entrances, stairs, elevators and 
other public portions of the Building, as well as the common areas of the other portions of the Project 
that are pertinent to Tenant's occupancy or use of, or access to, the Premises and the Parking Facility 
(as defined in Paragraph 53 below) (collectively, the "Common Areas"). Tenant shall comply with 
all recorded covenants, conditions and restrictions ("CC&R's") currently or hereinafter affecting the 
Project and agrees that this Lease shall be subject and subordinate thereto; provided, however, that 
Tenant will not be required to comply with, and this Lease will not be subordinate to, any CC&R's 
created after the Effective Date which have a materially adverse affect on Tenant's use of or access to 
the Premises or Parking Facility, materially increase Tenant's obligations hereunder or materially 
diminish Tenant's rights hereunder, unless the same are mandated by law. Except to the extent that 
Tenant is granted the right to the use of an allocation of conduits or riser space pursuant to the terms 
of this Lease, all of the windows and outside walls of the Premises and any space in the Premises 
used for shafts, stacks, pipes, conduits, ducts, electrical equipment serving the Building generally or 
other utilities or Building facilities are reserved solely to Landlord and Landlord shall, subject to the 
provisions of Paragraph 23 below, have rights of access through the Premises for the purpose of 
operating, maintaining and repairing the same. 

2. Certain Basic Lease Terms. As used herein, the following terms shall have 
the meaning specified below: 

a. Floor(s) on which the Premises are located: 7'1\ 8th and 9th floors. The 
Premises are designated as Suites 700, 800 and 900. Landlord and 
Tenant agree that for the purpose of this Lease, the Premises are deemed 
to contain 162,906 rentable square feet of space, of which 26,748 
rentable square feet is located on the 7th floor, 78,792 rentable square feet 
is located on the 8th floor and 57,366 rentable square feet is located on 
the 9th floor. Notwithstanding the above, Tenant may, by written notice 
to Landlord at any time prior to the Commencement Date, add to the 
Premises the balance of the rentable square footage on the 7th floor, in 
which event Suite 700 will be deemed to contain 78,792 rentable square 
feet of space and the total rentable square footage of the Premises will be 
214,950 rentable square feet. 

Landlord confirms and agrees that the .Premises have been measured in 
accordance with the BOMA Standard Method for Measuring Floor Area 
in Office Buildings (BOMA Z65.l-1996) with a load factor not to exceed 
twelve percent (12%) for full floor increments (the "BOMA Standard"). 
The aforementioned rentable square footage of the Premises shall not be 
re-measured during the initial Lease term or during any renewal term. 
However, if the BOMA Standard is revised prior to the. date Tenant 
exercises a Renewal Option under Paragraph 60 below, then the 
Premises covered by the Renewal Option may be re-measured at the 
commencement of the subject Renewal Term in accordance with the 
revised BOMA Standard. 

b. Lease term: Approximately six (6) years, commencing on the date (the 
"Commencement Date") that the Overlap Work (as defined in 
Paragraph 4.b. below) is substantially completed by Landlord (without 
regard to any lack of completion by Tenant of the Tenant.Improvements 
(as defined in Paragraph 4.c. below)), and ending on the date (the 
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"Expiration Date") that is the last day of the seventy-second (72nd
) full 

calendar month thereafter. Paragraph 58.d. below sets forth provisions 
regarding the automatic extension of the Lease term upon the addition to 
the Premises of each Expansion Increment, so that the entire Premises 
will have the same Expiration Date. 

c. Monthly Rent: The amounts set forth below for the respective periods 
(based on 162,906 rsffor the Premises): 

Applicable Period 
First Lease Year 
Second Lease Year 
Third Lease Year 
Fourth Lease Year 
Fifth Lease Year 
Sixth Lease Year 

Annual Rent 
Monthly Rent per RSF 

0 0 
$203,632.50 $15.00 
$363,144.63 $26.75 
$485,324.13 $35.75 
$495,505.75 $36.50 
$522,656.75 $38.50 

The "First Lease Year" shall be the period commencing on the 
Commencement Date (as defined in Paragraph 2.b. above) and ending on 
the last day of the twelfth (12th) full calendar month thereafter. Each 
period of twelve (12) full calendar months thereafter shall constitute a 
"Lease Year." The above stated Monthly Rent amounts are based on the 
Premises containing 162,906 rentable square feet of space. If, prior to 
the Commencement Date, Tenant leases the remainder of the seventh 
(7°') floor as permitted in Paragraph 2.a. above, the above Monthly Rent 
amounts shall be adjusted to reflect such additional square footage. 

d. Security: Letter of Credit in the initial amount of Twenty Dollars 
($20.00) per rentable square foot of the Premises (which will total Three 
Million Two Hundred Fifty Eight Thousand One Hundred Twenty 
Dollars ($3,258,120.00) if the Premises total 162,906 rsf), subject to 
increases and decreases in accordance with Paragraph 6 below. 

e. Tenant's Share: 22.18%, which percentage is calculated by dividing the 
162,906 rentable square feet of the Premises by the 734,467 rentable 
square feet of the Building. Landlord represents to Tenant that the 
aforementioned rentable square footage of the Building was determined 
in accordance with the_BOMA Standard (for such purposes, the rentable 
square footage of the Building does not include any space below the 
ground floor, on the roof or outside the perimeter wall of the Building). 

f. Base Year: The calendar year 2012. 

Base Tax Year: The fiscal tax year ending June 30,.2013 

g. Initial contemplated business use of Premises: Telecommunications and 
technology. Paragraph 8.a. below sets forth the permitted uses of the 
Premises. 

h. Real estate broker(s): Shorenstein Management, Inc., and Jones Lang 
LaSalle. 

3. Term; Confirmation of Premises and Relevant Dates. The term ofthis Lease 
shall commence on the Commencement Date (as defined in Paragraph 2.b. above) and, unless sooner 
terminated pursuant to the terms hereof or at law, shall expire on the Expiration Date (as defined in 
Paragraph 2.b. above). Upon either party's request after the Commencement Date, Landlord and 
Tenant shall execute a letter in substantially the form of Exhibit C attached hereto confirming (i) the 
Premises covered by this Lease as of the Commencement Date, (ii) the Commencement Date and (iii) 
the Expiration Date. 

4. Delivery of Premises; Landlord's Work; Tenant Improvements· Landlord's 
Allowance; Early Access; Swing Space. 

a. Delivery of Premises. Landlord shall deliver the Premises to Tenant with 
the Pre-Delivery Work (as hereinafter defined) completed, but otherwise in its as-is condition. The 
"Pre-Delivery Work" is the portion of Landlord's Work (as defined in Paragraph 4.b. below) 
identified as Pre-Delivery Work on Exhibit D. The parties presently estimate that the Premises will be 
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delivered to Tenant with the Pre-Delivery Work completed ("Delivery") on or about September I, 
2011. If Landlord does not achieve Delivery on or before October 1, 2011 (the "Outside Delivery 
Date for Rent Abatement," as such date may have been extended pursuant to the extension provisions 
below), and the Tenant Improvements are not Substantially Completed (as defmed in Paragraph 4.c. 
below) on or before the date ("Tenant's Target Completion Date") that is the later .of (i) June 1, 
2012, or (ii) the scheduled completion date in the Construction Schedule (as defined in Paragraph 
4.d.vi. below) due to Landlord's failure to achieve Delivery on or before the Outside Delivery Date for 
Rent Abatement, then for each day after Tenant's Target Completion Date, that the Tenant 
Improvements are not Substantially Completed due to Landlord's failure to achieve Delivery on or 
before the Outside Delivery Date for Rent Abatement (as the same may have been extended), Tenant 
shall receive one day of abatement of Monthly Rent (which abatement shall commence on the date 
immediately following the date Tenant's free rent period provided for in Paragraph 2.c. above ends). 
Notwithstanding the foregoing, the aforementioned rent abatement is conditioned upon the Tenant 
Improvements consisting of improvements that could reasonably have been completed, using diligent 
and commercially reasonable efforts (but, as described below, not work on an overtime -or "after­
hours" basis), within an eight (8) month construction period, if Tenant's Contractor used good faith 
and commercially reasonable and diligent efforts to Substantially Complete the Tenant Improvements 
within such period. 

Notwithstanding the foregoing provisions regarding abatement of Monthly 
Rent, if the Tenant Improvements are not Substantially Completed on or before Tenant's Target 
Completion Date, due in part to delays caused by (i) Tenant not having commenced the Tenant 
Improvements promptly following receipt of the Premises with the Pre-Delivery Work completed, (ii) 
changes made to Tenant's plans after commencement of construction which delay the construction 
process originally provided for in the Construction Schedule, (iii) the inclusion in the Tenant 
Improvements of"long lead" materials (such as fabrics, paneling, carpeting or other items that are not 
readily available within industry standard lead times (e.g., custom made items that require time to 
procure beyond that customarily required for standard items, or items that are currently out of stock 
and will require extra time to back order) and for which suitable substitutes exist) and/or (iv) any 
other delays caused by Tenant or Tenant's Contractor in commencing or completing the Tenant 
Improvements (each a "Tenant Caused Substantial Completion Delay"), then the rental abatement 
shall not apply to the extent the delay in Substantial Completion beyond Tenant's Target Completion 
Date was caused by such Tenant Caused Substantial Completion Delays. For purposes of clause (iv) 
in the immediately preceding sentence, so long as Tenant's Contractor meets or exceeds the milestone 
dates described in the Construction Schedule (as defined in Paragraph 4.d. below), no delay in the 
completion of the Tenant Improvements on the part of Tenant's Contractor shall be deemed to have 
occurred. Tenant shall not be required to use overtime labor in order to Substantially Complete the 
Tenant improvements by Tenant's Target Completion Date, if the failure to Substantially Complete 
the Tenant Improvements by such date will result from Landlord's failure to achieve Delivery by the 
Outside Delivery Date for Rent Abatement, as opposed to resulting from a Tenant Caused Substantial 
Completion Delay(s). However, if Landlord is responsible for the delay in accordance with the 
foregoing provisions, and if Landlord agrees (at Landlord's sole option) to pay the increase in 
Tenant's construction costs that will result from use of overtime labor so that Tenant is able to 
Substantially Complete the Tenant Improvements on or before Tenant's Target Completion Date, 
then Tenant shall, if reasonably feasible, employ overtime labor, provided that Landlord makes the 
funds for the increased construction costs (which will include, without limitation, the "overtime" 
portion of wages to laborers, as well as other costs (if any) necessarily and reasonably incurred as a 
result of the modification of the Construction Schedule, such as increased costs to expedite material 
deliveries, etc.) available for timely disbursement (in accordance with an industry-standard payment 
cycle) during the course of construction. Upon the request of Landlord or Landlord's Contractor 
from time to time during Tenant's construction of the Tenant Improvements, Tenant shall advise 
Landlord of Tenant's progress in Substantially Completing the Tenant Improvements and whether 
over-time labor would be required in order for Tenant to Substantially Complete the Tenant 
Improvements on or before Tenant's Target Completion Date, so that Landlord can detennine 
whether Landlord elects to pay for the overtime costs in order to enable Tenant to Substantially 
Complete the Tenant Improvements on or before Tenant's Target Completion Date. 

In addition to the foregoing, if Landlord fails to achieve Delivery on or before 
January 1, 2012 (the "Outside Delivery Date for Termination"), then Tenant may terminate this 
Lease by written notice to Landlord given within ten (10) Business Days following the Outside 
Delivery Date for Tennination, but in any event prior to Delivery; in the event of such tennination, 
the Letter of Credit (as defined in Paragraph 6 below) shall be returned by Landlord to Tenant. If 
Tenant is entitled to tenninate this Lease pursuant to the foregoing, but does not exercise such 
tennination right, Tenant shall still be entitled to the rent abatement pursuant to the provisions above. 
In the event of any delay in the completion of the Pre-Delivery Work resulting from Force Majeure 
(as defined below), Landlord shall promptly deliver notice to Tenant specifying the nature of the 
delay in question, and a good faith estimate of the anticipated length of the delay resulting therefrom 
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(provided that Landlord will not be liable for any inaccuracy in the estimated delay contained in any 
such notice). 

The Outside Delivery Date for Rent Abatement (initially, October I, 2011, as 
provided above) and the Outside Delivery Date for Termination (initially, January I, 2012, as 
provided above), will be extended by the length of any delays in the completion of the Pre-Delivery 
Work tha, result from strikes, lockout, labor disputes, shortages of material or labor, fire or other 
casualty, acts of God or any other cause beyond the commercially reasonable control of Landlord 
("Force Majeure") and/or delays resulting from the act or failure to act of Tenant or Tenant's 
Contractor (a "Tenant Delay of Pre-Delivery Work"); provided, however, that (x) extension of the 
aforementioned dates on account of Force Majeure shall not exceed a total of ninety (90) days and (y) 
delays incurred by Landlord in obtaining permits required for Landlord's Work shall not constitute 
Force Majeure delays for purposes of the foregoing. Notwithstanding the foregoing, in the event any 
act or omission of Tenant, in Landlord's reasonable determination, constitutes a Tenant Delay of Pre­
Delivery Work, Landlord will, promptly after determining that the act or omission will create a 
Tenant Delay of Pre-Delivery Work, deliver notice to Tenant specifying the action or omission in 
question, and if Tenant cures such action or omission within five (5) Business Days following a 
receipt of such notice, no Tenant Delay of Pre-Delivery Work shall be deemed to have occurred. 
Further, in any event, Landlord will use reasonable efforts, without additional cost to Landlord unless 
Tenant agrees in writing to reimburse Landlord for such costs, to mitigate the effects of any Tenant 
Delay of Pre-Delivery Work. If and to the extent the Landlord reasonably incurs a net increased cost 
(taking into account any cost saving Tenant might have facilitated by its actions) in the performance 
of Landlord's Work as a direct result of any Tenant Delay of Pre-Delivery Work (as reasonably 
evidenced by Landlord, with supporting documentation), Tenant will be responsible for such 
reasonable increased costs and Landlord's Allowance will be decreased by the amount of such 
reasonable increased cost. 

The rent abatement and termination rights provided for above in this Paragraph 4.a. 
shall be Tenant's sole remedy in the event of Landlord's failure to achieve Delivery by the required 
dates. 

b. Landlord's Work. Landlord shall, at Landlord's sole cost and expense 
(without application of Landlord's Allowance, as defined below) perform the work set forth on 
attached Exhibit D ("Landlord's Work"). As provided in Paragraph 4.a. above, the portion of 
Landlord's Work identified on Exhibit Das the "Pre-Delivery Work" shall be performed by Landlord 
prior to Delivery. The portion of Landlord's Work that is not included in the "Pre-Delivery Work" is 
either "Overlap Work" (as defined in Exhibit D) which shall be performed by Landlord concurrently 
with the construction of the Tenant Improvements by Tenant's Contractor (as defined below) or is 
"Post-Occupancy Work" (as defined in Exhibit D) which will be completed by Landlord at a later 
date in accordance with Exhibit D. The general contractor performing Landlord's Work is referred to 
hereinafter as "Landlord's Contractor." The period during which the Pre-Delivery Work and the 
Overlap Work are being performed, which period expires upon the substantial completion of the 
Overlap Work, is referred to herein as the "Construction Period". If substantial completion of the 
Overlap Work is delayed beyond May 1, 2012, due to delays resulting from the act or failure to act of 
Tenant or Tenant's Contractor (a "Tenant Caused Overlap Work Delay") then, for each day beyond 
May 1, 2012, that the Overlap Work is not substantially completed due to the Tenant Caused Overlap 
Work Delay, Tenant shall pay to Landlord a penalty equal to one (1) day of Monthly Rent at the rate in 
effect under Paragraph 2.c. above for the Third Lease Year. Notwithstanding the foregoing, in the 
event any act or omission of Tenant or Tenant's Contractor, in Landlord's reasonable determination, 
constitutes a Tenant Caused Overlap Work Delay, Landlord will, promptly after determining that the 
act or omission will create a Tenant Caused Overlap Work Delay, deliver notice to Tenant specifying 
the action or omission in question, and if Tenant cures such action or omission within five (5) Business 
Days following a receipt of such notice, no Tenant Caused Overlap Work Delay shall be deemed to 
have occurred. Further, in any event, Landlord will use reasonable efforts, without additional cost to 
Landlord unless Tenant agrees in writing to reimburse Landlord for such costs, to mitigate the effects 
of any Tenant Caused Overlap Work Delay. If and to the extent the Landlord reasonably incurs a net 
increased cost (taking into account any cost saving Tenant might have facilitated by its actions) in the 
performance of Landlord's Work as a direct result of any Tenant Caused Overlap Work Delay (as 
reasonably evidenced by Landlord, with supporting documentation), Tenant will be responsible for 
such reasonable increased costs and Landlord's Allowance will be decreased by the amount of such 
reasonable increased cost. 

Landlord's Work shall also include all work required to cause (i) the Base 
Building (as defined below) components of the Premises (prior to the construction of the Tenant 
Improvements) and (ii) the Base Building components, and all Common Areas (inclusive of 
restrooms), in the other areas of the Building that are anticipated to be in Tenant's path of travel 
during the Lease tenn, to comply with Title 24 access requirements as of the date Landlord's Work is 
completed. "Base Building" means the structural portions of the Building (including exterior walls 
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and windows, columns, shafts (including elevator shafts), common stairwells, roof, foundation, 
floor/ceiling slabs and core of the Building), and all Building systems, including, without limitation, 
elevator, plumbing, heating, electrical, security, life safety and power (the "Building Systems"). 

Except for Landlord's Work, Landlord shall not be required to perform any work in 
the Premises to prepare them for Tenant's occupancy and Tenant shall accept the Premises in their as­
is condition. 

The parties acknowledge that Landlord is in the process of renovating the 
infrastructure of the Building and modernizing the Building, which work includes the Landlord's 
Work and the Base Building renovations specified in Exhibit D attached to this Lease and is 
otherwise limited to the addition of a landscaped plaza that will physically connect the Building to the 
Stevenson Building (the "Renovation Project"). The provisions of Paragraph 55 below (including, 
without limitation, the provisions regarding interference with Tenant's access to the Premises and 
Service Interruptions) shall apply to Landlord's work on the Renovation Project. Throughout the 
Renovation Project; Landlord shall use commercially reasonably efforts to minimize disruption to 
Tenant's business at the Premises as a result of the work. 

c. Tenant hnprovements. Notwithstanding the fact that the Commencement 
Date of this Lease does not occur until the date set forth in Paragraph 2.b. above, following Delivery, 
Tenant shall commence construction of the improvements Tenant desires to make in the Premises prior 
to Tenant's initial occupancy (the "Tenant Improvements"). For avoidance of doubt, (i) the Tenant 
Improvements shall consist of interior improvements necessary to facilitate the use by Tenant of the 
Premises for the use(s) permitted hereunder, and shall not include the installation of Building Systems 
or the modification of same; and (ii) Tenant is not acting as the agent of Landlord in its construction 
efforts and not performing any work of improvements within the Premises on behalf of Landlord. 
During the portion of the Construction Period following Delivery and prior to the Commencement 
Date, all of the provisions of the Lease shall apply to the activities of Tenant and its contractors, 
suppliers, employees and agents in the Premises and the Building, except that (i) no rent shall be due or 
accrue under this Lease prior to the date Tenant's free rent under Paragraph 2.c. above has expired, and 
(ii) during the Construction Period, Tenant's liability under this Lease for acts or failures to act will be 
limited as described in Paragraph 25.b.6. below. Except as otherwise expressly provided in this 
Paragraph 4 or Paragraph 9 below, all of the provisions of Paragraph 9 below (entitled "Alterations and 
Restoration") shall apply to the construction of the Tenant Improvements. Notwithstanding anything 
to the contrary herein, the Alteration Operations Fee provided for in Paragraph 9.a. below shall be 
inapplicable to the construction of the initial Tenant hnprovements and the Construction Management 
Fee provided for in Paragraph 4.e.iii. below shall instead apply. The architect selected by Tenant to 
prepare the plans and specifications and the general contractor selected by Tenant for the construction 
of the initial Tenant Improvements ("Tenant's Contractor") shall be subject to Landlord's prior 
written approval, which shall not be unreasonably withheld, conditioned or delayed. In order to 
facilitate Tenant's design of the Tenant Improvements, on or before May 15, 2011, Landlord shall 
submit to Tenant Building plans and specifications described as "permit and pricing documents" 
prepared by RMW Architects and its consultants, dated on or 

1

about April 28, 2011, in the form of an 
AutoCad compatible drawing file ("Base Building Plans") as well as a complete and current copy of 
all rules, regulations, instructions and procedures promulgated by Landlord with respect to design 
and/or construction of improvements within the Building, including contractor and insurance 
requirements ("Building Requirements") sufficient to allow Tenant to complete Tenant's plans for the 
Tenant hnprovements. 

Subject to Landlord's reasonable approval of the plans and specifications for the 
Tenant Improvements in accordance with the provisions of Paragraph 9.a. below (and provided that 
the ·work complies with all applicable Legal Requirements) the Tenant Improvements may include, 
without limitation, the following: 

i. The construction of a full-service kitchen and cafeteria, which improvements 
may include (x) connecting the kitchen equipment to existing mechanical, 
electrical, plumbing and fire suppressions systems in the Building, (y) 
making necessary modifications to the Base Building structure and/or 
envelope for passage and routing of required infrastructure and (z) the 
installation of equipment and pertinent infrastructure required for a 
functioning kitchen, including but not limited to food service equipment, 
exhaust systems, waste systems (including grease interceptors), food storage 
units, and similar installations, and 

ii. The construction of internal stairways between floors of the Premises 
( although, in any event, Tenant shall retain the right to utilize the designated 
frre stairs for travel between floors of its Premises, subject to Legal 
Requirements and reasonable Building rules). 
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In no event shall Tenant or Tenant's Contractor be given access to the Premises 
until Tenant has delivered to Landlord the insurance certificates required by Landlord in connection 
with the construction of the Tenant Improvements work and the insurance required under Paragraph 
15 below. During the period that the Tenant Improvements are being performed concurrently with 
the Overlap Work, Tenant's Contractor and Landlord's Contractor shall cooperate with each other to 
ensure that their respective work can be performed in as efficient and cost effective a manner as 
possible. 

The Tenant Improvements shall be deemed "Substantially Completed" by 
Tenant's Contractor when they have been completed in accordance with the final plans (as 
reasonably approved by Landlord and Tenant), subject only to correction or completion of "punch 
list" items, which items shall be limited to minor items of incomplete or defective work or materials 
or mechanical maladjustments that are of such a nature that the lack of completion does not materially 
interfere with or impair Tenant's use of the Premises for Tenant's business and the subsequent 
performance of the completion of the work will not materially interfere with or impair the use of the 
Premises for Tenant's business. 

d. Construction Plans; Tenant's Construction Schedule. 

i. Selection of Architect; Construction Drawings. Tenant shall 
retain IA - Interior Architects ("Tenant's Architect") to prepare the plans and specifications for the 
Tenant Improvements, which plans and specifications shall be subject to Landlord's prior written 
approval in accordance with Paragraph 9 below and the timelines described in this Paragraph 4.d. 

ii. Space Plan. Tenant shall initially supply Landlord with four 
(4) copies of its proposed space plan for the Premises (the "Space Plan"). The Space Plan shall 
include a layout and designation of all offices, rooms and other partitioning, their intended use, and 
any major equipment to be contained therein. Landlord shall advise Tenant within five (5) Business 
Days after Landlord's receipt of th~ Space Plan if the same is unsatisfactory or incomplete in any 
respect (Landlord's approval not to be unreasonably withheld or conditioned). If Tenant is so 
advised, Tenant shall cause the Space Plan to be revised by Tenant's Architect to correct any 
deficiencies or other matters Landlord may reasonably require and re-submit the proposed Space Plan 
to Landlord. Landlord will approve or disapprove of the revised Space Plan in writing within two (2) 
Business Days after receipt thereof. This process will continue until the Space Plan is fully approved 
in writing by Landlord. Notwithstanding anything to the contrary above, if, when reviewing revised 
Space Plans, Landlord requires material revisions to design items that Landlord previously approved 
(and the material revisions to previously approved items are not triggered by the other revisions being 
made to the Space Plan), then the additional time (if any) required for Tenant's Architect to revise the 
Space Plan to address those additional deficiencies shall constitute a Landlord Delay for purposes of 
Paragraph 4.h. below. 

111. Working Drawings. After the Space Plan has been approved 
by Landlord, Tenant shall cause Tenant's Architect to compile a fully coordinated set of architectural, 
structural, mechanical, electrical and plumbing working drawings in a form which is complete to 
allow subcontractors to bid on the work and to obtain all applicable permits (collectively, the 
"Working Drawings") and submit the same to Landlord for Landlord's approval (Landlord's 
approval not to be unreasonably withheld or conditioned). Tenant shall supply Landlord with four (4) 
copies of the Working Drawings. Landlord shall advise Tenant in writing within ten (10) Business 
Days after Landlord's receipt of the draft Working Drawings if the same are unsatisfactory or 
incomplete in any respect. If Tenant is so advised, Tenant shall cause Tenant's Architect to revise the 
Working Drawings to correct any deficiencies or other matters Landlord may reasonably require and 
re-submit the same to Landlord. Landlord will approve or disapprove the revised Working Drawings 
in writing within ten ( 10) Business Days following receipt thereof (provided that, if .the modifications 
to the Working Drawings are of a nature that the revisions can be reviewed in a shorter period, 
Landlord shall use reasonable efforts to provide its approval or disapproval within such shorter period 
and within five (5) Business Days if reasonably possible). This process will continue until the 
Working Drawings are fully approved by Landlord. Notwithstanding anything to the contrary above, 
if, when reviewing revised Working Drawings, Landlord requires material revisions to items that 
Landlord previously approved (and the material revisions to previously approved items are not 
triggered by the other revisions being made to the Working Drawings), then the additional time (if 
any) required for Tenant's Architect to revise the subject Working Drawings to address those 
additional deficiencies shall constitute a Landlord Delay for purposes of Paragraph 4.h. below. The 
final Working Drawings, as approved in writing by Landlord and Tenant, are referred to hereinafter 
as the "Construction Drawings." Tenant shall also submit the Working Drawings in the form of an 
AutoCad compatible drawing file. 

iv. Permits. Promptly following Landlord's approval of the 
Construction Drawings, Tenant will submit the same to the applicable govermnental authorities for 
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pennit. Landlord will reasonably cooperate with Tenant in any such submission, with any and all 
costs reasonably incurred by Landlord in connection therewith being reasonably funded from 
Landlord's Allowance. 

v. Change Orders. If, after approval of the Construction 
Documents, Tenant desires to submit a change order to Landlord, Tenant will deliver notice of such 
proposed change order (as well as the applicable plan revisions) to Landlord together with a 
description of any change in the Construction Schedule resulting therefrom. Landlord will approve or 
disapprove the proposed change order in writing (Landlord's approval no to be unreasonably withheld 
or conditioned) within five (5) Business Days following delivery of the same to Landlord. 

vi. Tenant's Construction Schedule. Promptly following 
Landlord's and Tenant's written approval of the Construction Drawings, Tenant's selection of 
Tenant's Contractor and the receipt of all bids from subcontractors, Tenant will prepare a construction 
schedule outlining the major milestones of planned progress of construction of the Tenant 
Improvements (the "Construction Schedule") and deliver a copy of the Construction Schedule to 
Landlord. 

e. Landlord's Allowance. 

i. Landlord's Allowance. Notwithstanding anything to the 
contrary in Paragraph 9 below, as an inducement to Tenant to enter into this Lease, Landlord shall 
contribute toward the cost of the design, construction and installation of the Tenant Improvements 
(including, without limitation, Tenant's Contractor's fee and the Construction Management Fee 
provided for in Paragraph 4.e.iii. below) an amount not to exceed Forty Dollars ($40.00) per rentable 
square foot of the Premises (which totals Six Million Five Hundred Sixteen Thousand Two Hundred 
Forty Dollars ($6,516,240.00) based on 162,906 rsffor the Premises) (the "Landlord's Allowance"); 
provided, however that not more than Ten Dollars ($10.00) per rentable square foot of the Premises 
(which totals One Million Six Hundred Twenty Nine Thousand Sixty Dollars ($1,629,060.00) based 
on 162,906 rsffor the Premises) of the Landlord's Allowance may be applied to Tenant's reasonable 
space planning, architectural and engineering costs for the design of the Tenant Improvements. No 
portion of the Landlord's Allowance may be applied to the cost of equipment, trade fixtures, moving 
expenses, furniture, cabling, signage or free rent. Further, Tenant may only apply Landlord's 
Allowance to portions of the Premises which are then the subject of a sublease, or are intended to be 
sublet, if the Tenant Improvements in such space are consistent with the general design and fmish of 
the Tenant Improvements in the remainder of the Premises. Further, Tenant shall not be entitl"ed to 
receive (and Landlord shall have no obligation to disburse) all or any portion of the Landlord's 
Allowance if Tenant is in default under the Lease at the time Tenant requests such disbursement; 
provided, however, that if Landlord did not make a disbursement because Tenant was then in default 
under this Lease, Landlord shall make the disbursement at such time as the default is cured, provided 
that all other conditions for the disbursement hereunder have been met. Notwithstanding anything to 
the contrary in this Paragraph 4.e.i., Landlord's Allowance shall be available for disbursement 
pursuant to the terms hereof only for the period commencing on the date hereof and ending on 
December 31, 2012 (the "Allowance Availability Period"). Accordingly, if any portion of the 
Landlord's Allowance.has not been utilized (and Tenant has not submitted to Landlord invoices 
evidencing such costs) prior to the last day of the Allowance Availability Period, such unused portion 
shall be forfeited by Tenant. The Allowance Availability Period shall be extended for any period that 
Tenant's construction of the Tenant Improvements is delayed due to Force Majeure or, as provided in 
Paragraph 4.h. below, Landlord Delay. The Allowance Availability Period shall also be extended one 
day for each day beyond October 1, 2011, that Delivery has not been achieved for any reason other 
than a Tenant Delay of Pre-Delivery Work; except that in no event shall the Allowance Availability 
Period be extended under this sentence past the date that is six ( 6) months following the date of actual 
Substantial Completion of the Tenant Improvements. 

Tenant acknowledges that Landlord's Allowance is to be applied to Tenant 
Improvements generally covering the entire Premises outlined in Exhibit A. If Tenant elects to leave 
any substantial portion oftjl.e Premises unimproved, then the Landlord's Allowance shall be adjusted 
on a pro-rata per rentable square foot basis to reflect the number of square feet actually being 
improved; provided that if Tenant, prior to the expiration of the Allowance Availability Period, 
subsequently elects to improve any such unimproved space, Landlord's Allowance will be re-adjusted 
to reflect and include the rentable area of the space so improved, but the Allowance Availability 
Period shall not be extended. 

ii. Disbursement of Landlord's Allowance. Landlord shall 
disburse Landlord's Allowance directly to Tenant's Contractor and/or to the applicable subcontractors, 
as Tenant shall reasonably detennine. Landlord's disbursements shall be on a monthly basis and shall 
be made within thirty (30) days after Landlord's receipt of (A) invoices of Tenant's Contractor to be 
furnished to Landlord by Tenant covering work actually performed, construction in place and materials 
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delivered to the site (as may be applicable) describing in reasonable detail such work, construction 
and/or materials, (B) a certificate from Tenant's Architect certifying that the work evidenced by such 
invoices has been performed in accordance with the Construction Drawings, (C) conditional lien 
waivers executed by Tenant's Contractor, subcontractors or suppliers, as applicable, for their portion of 
the work covered by the requested disbursement, and (D) unconditional lien waivers executed by 
Tenant's Contractor and the persons and entities perfonning the work or supplying the materials 
covered by Landlord's previous disbursements for the work or materials covered by such previous 
disbursements (all such waivers to be in the forms prescribed by the applicable provisions of the 
California Civil Code). No payment will be made for materials or supplies not located in the Premises. 
Landlord may withhold the amount of any and all retentions provided for in original contracts or 
subcontracts until expiration of the .applicable lien periods or Landlord's receipt of unconditional lien 
waivers and full releases upon final payment (in the form prescribed by the applicable provisions of the 
California Civil Code) from Tenant's Contractor and all subcontractors and suppliers involved in the 
Tenant Improvements. 

If Tenant detennines that Tenant has complied with the applicable 
requirements for a particular disbursement request submitted by Tenant under this Paragraph 4.e., and 
that Landlord has failed to timely make the required disbursement pursuant to this Paragraph 4.e., then 
Tenant may send Landlord a written notice (a "Disbursement Failure Notice") stating why Tenant has 
detennined that a particular disbursement was required and that Landlord failed to disburse the 
required sums within the required period. If Tenant delivers a Disbursement Failure Notice to Landlord 
and Landlord fails, within ten (10) Business Days following receipt of the Disbursement Failure 
Notice, to either (x) disburse the subject sums requested by Tenant to be disbursed or (y) notify Tenant 
in writing of the particular reasons that Landlord has determined that the requested sums are not yet 
required to be disbursed (for example, without limitation, that acceptable invoices were not included 
with the disbursement requests or that all of required lien waivers were not included with the 
disbursement request) then Tenant may send Landlord a second written notice in the same form as 
required above and, if Landlord does not comply with either (x) or (y) above within five (5) Business 
Days following receipt of the second written notice, then Tenant shall be entitled to fund the amount 
set forth in the subject disbursement request and deduct the subject sums together with interest at the 
Interest Rate from Tenant's rental payments next due until such sums have been fully offset; provided 
that, concurrently with Tenant's funding of the subject disbursement amount itself, Tenant shall notify 
Landlord in writing of the amount so funded by Tenant. Further, if Landlord, in accordance with (y) 
above, timely notifies Tenant in writing of Landlord's particular reasons for not disbursing the 
requested sums and Tenant disagrees with Landlord that the requirements for disbursement were not 
met, then either party may submit the issue to the dispute resolution procedure provided for in 
Paragraph 4.n. below and the results of such procedure shall be binding. If and to the extent it is 
mutually detennined by Landlord and Tenant (or is detennined through the dispute resolution 
procedure in Paragraph 4.n. below) that Landlord failed to timely fund a monthly disbursement and 
such failure caused Tenant to reasonably incur any reasonable additional costs or any penalty or fee 
payable to Tenant's Contractor or to Tenant's vendors supplying materials or services with respect to 
the Tenant Improvements, Landlord will be responsible for such penalty or fee and Tenant shall 
request reimbursement therefor in accordance with the procedures set forth above for a disbursement of 
Landlord's Allowance, with the total amount of such penalty or fee to be added to the Landlord 
Allowance amount available to Tenant; additionally, any delay in the construction of the Tenant 
Improvements resulting from such failure to fund a disbursement will be a Landlord Delay. At such 
time as Landlord pays the required funds to the appropriate parties, Tenant shall have no further right 
to continue such offset against rent payments under this Lease. 

Tenant shall pay for all costs of the construction of the Tenant Improvements 
in excess of Landlord's Allowance (the "Excess ·cost"). At such time as the Landlord's Allowance 
has been entirely disbursed in accordance with the provisions above, Tenant shall pay the Excess Cost, 
if any, which payments shall be made in installments as construction progresses directly to Tenant's 
Contractor and/or the applicable subcontractors. Tenant shall furnish to Landlord copies of receipted 
invoices for all payments made by Tenant for the Excess Costs and the lien waivers (as described 
above) for all such payments. 

iii. Construction Management Fee. Landlord shall receive a 
construction management fee (the "Construction Management Fee") equal to Fifty Cents ($.50) per 
rentable square foot of the Premises (which totals Eighty One Thousand Four Hundred Fifty Three 
Dollars ($81,453.00) based on 162,906 rsf for the Premises) as compensation to Landlord for 
Landlord's internal review of Tenant's plans, general oversight of the construction, access, elevator 
usage during normal Business hours, and electricity consumed during construction. Landlord's 
aforementioned review of Tenant's plans and oversight of construction shall be solely for the benefit 
of Landlord and in no event shall approval of the plans by Landlord be deemed to constitute a 
representation by Landlord that the work called for in the plans complies with applicable codes and 
other Legal Requirements or release Tenant from Tenant's obligation to supply plans which conform 
to applicable codes and other Legal Requirements and in no event shall Landlord's aforementioned 
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oversight of construction release Tenant from its obligation to retain such project management or 
other services as shall be necessary to ensure that the Tenant Improvements are performed properly 
and in accordance with the requirements of this Lease. The Construction Management Fee shall be 
paid from Landlord's Allowance. At the time Landlord makes any disbursement of Landlord's 
Allowance, Landlord shall retain from Landlord's Allowance, as a partial payment of the 
Construction Management Fee, a proportionate amount of the Construction Management Fee based 
upon Landlord's reasonable estimation of the amount required to be withheld from each disbursement 

· in order to ensure that the entire Construction Management Fee is retained over the course of 
construction of the Tenant Improvements on a prorata basis. At such time as Landlord's Allowance 
has been entirely disbursed, if the entire Construction Management Fee has not yet been paid to 
Landlord, Tenant shall pay to Landlord a pro rata portion of each payment made by Tenant on 
account of the Tenant Improvements in order to ensure that the balance of the Construction 
Management Fee is paid to Landlord over the course of construction on a pro rata basis. 

iv. Space Plan Allowance. In addition to Landlord's 
Allowance, Landlord shall pay Tenant the total sum of Fifteen Thousand Dollars ($15,000.00) for 
reimbursement of Tenant's architectural costs for an initial space plan. (Such sum includes the Five 
Thousand Dollars ($5,000.00) Landlord was obligated to pay upon execution of the letter of intent for 
this Lease.) Tenant shall cause Tenant's architect to deliver to Landlord the completed space plan in 
both PDF and CAD formats. 

f. Deleted. 

g. Swing Space. Landlord will use diligent efforts (which efforts shall be 
subject to space availability), to provide Tenant with approximately two (2) full floors of short-term 
"Swing Space" on the second (2nd

) and fifth (5 th
) floors in the building at 875 Stevenson Street (the 

"Stevenson Building") where Tenant may move certain of its employees prior to Substantial 
Completion of the Tenant Improvements. If such Swing. Space is available and Tenant desires to lease 
the same, the term of the lease of such Swing Space shall commence upon delivery of the Swing Space 
to Tenant (the "Swing Space Commencement Date") and continue through and including the earlier of 
(x) the date Tenant vacates the Swing Space and (y) the date that is sixty (60) days after the date the 
Tenant Improvements are Substantially Completed, except that, if the Tenant Improvements are not 
Substantially Completed by the date nine (9) months following the Commencement Date (for any 
reason other _than delays caused by Landlord), then, at the end of such nine (9) month period, the term 

· of the lease of the Swing Space shall convert to a month-to-month lease which may be terminated by 
either party upon not less than thirty (30) days prior written notice to the other party of such 
termination. If Tenant leases the Swing Space, the rent ;for the Swing Space shall (i) for the initial 
nine (9) months following the Swing Space Commencement Date, be equal to the Operating Expenses 
(which, for purposes of the Swing Space, shall include the cost of providing electricity to the Swing 
Space, as reasonably determined by Landlord) and Tax Expenses applicable to the Swing Space 
( calculated by dividing the rentable square footage of the Swing Space by the total rentable square 
footage of the Stevenson Building, as reasonably calculated by Landlord, and without application of 
any base year amounts) and (ii) for the period of occupancy beyond the initial nine (9) months 
following the Swing Space Commencement Date, the sum of Twenty Four Dollars ($24.00) per 
rentable square foot per annum. During the term of Tenant's lease of the Swing Space, all of the 
provisions of this Lease shall apply to Tenant's occupancy of the Swing Space, but excluding any 
provisions which, by their nature, are not applicable to the Swing Space in the Stevenson Building, 
including, without limitation, the provisions regarding expansion options, rights of first refusal and 
renewal options. If Tenant leases any Swing Space, Landlord and Tenant shall execute a written 
instrument documenting Tenant's lease of the subject Swing Space pursuant to this Paragraph 4.g. 

h. Landlord Delay. Landlord's (a) failure to comply with any time 
requirements expressly set forth in Paragraph 4.d. above with respect to Landlord's obligation to 
provide notice of approval or disapproval of the Space Plan, Working Drawings or Change Orders, or 
(b) failure to achieve any of the dates set forth in Paragraph B of Exhibit D (Overlap Work); provided 
that such dates shall be extended by delays caused by Force Majeure and/or delays caused by Tenant 
(provided that there shall be no Tenant delay for purposes of the foregoing unless Landlord notified 
Tenant of the act or omission causing the Tenant delay and Tenant did not cure the same within five 
(5) Business Days after receipt of such notice) or (c) Landlord's unreasonable interference with the 
completion of Tenant Improvements, including any failure or refusal of Landlord or Landlord's agents 
or contractors to permit Tenant, its agents or contractors, access to and use of the Building or any 
Building facilities or services (including hoists, elevators, and loading docks) which access or use is 
reasonably required for the orderly and continuous performance of the work necessary to complete 
Tenant Improvements, are referred to collectively herein as "Landlord Delay" (provided that no 
Landlord Delay as described in clause (c) above will be deemed to have occurred unless and until 
Tenant has notified Landlord of the event which Tenant claims constitutes a Landlord Delay and 
Landlord has failed to cure such event within five (5) Business Days thereafter). Tenant will use 
commercially reasonable efforts to mitigate its damages and/or construction delays in the event of an 
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alleged Landlord Delay. The parties acknowledge that the Overlap Work will be performed 
concurrently with portions of the Tenant Improvement work and, due to the need to coordinate such 
work, there might be instances where the performance of particular portions of the Tenant 
Improvements or Overlap Work are scheduled around other work. Provided that such scheduling is 
reasonable, short delays necessary to accommodate such coordination of the Tenant Improvements and 
Overlap Work shall not constitute a Landlord Delay, but the foregoing shall not excuse Landlord from 
its responsibility to meet any of the specific dates in Paragraph B of Exhibit D (subject to delays 
caused by Force Majeure and/or Tenant delays). 

Notwithstanding anything to the contrary in this Paragraph 4, (x) if and to the 
extent the Tenant reasonably incurs a net increased cost (taking into account any cost saving Landlord 
might have facilitated by· its actions, including any Landlord Delay) of design or construction of the 
Tenant Improvements as a direct result of any Landlord Delay (as reasonably evidenced by Tenant, 
with supporting documentation), Landlord will be responsible for such reasonable increased costs and 
Landlord's Allowance will be increased by the amount of such reasonable increased cost and (y) if 
and to the extent that the Substantial Completion of any portion of the Tenant Improvements is 
delayed due to a Landlord Delay for more than thirty (30) days beyond the scheduled completion date 
that would have occurred without the Landlord Delay as reasonably evidenced by Tenant, with 
supporting documentation, then (A) the Allowance Availability Period for the pro-rata portion of 
Landlord's Allowance that applies to the portion of the Premises for which the Landlord Delay 
applies will be extended one day for each day beyond such thirty (30) day period that Substantial 
Completion did not occur because of the Landlord Delay and (B) the free rent period provided for in 
Paragraph 2.c. above shall, as to only the portion of the Premises in which the subject Tenant 
Improvements are located, be extended one (1) day for each day beyond such thirty (30) day period 
the Tenant Improvements in that portion of the Premises were not Substantially Completed due to a 
Landlord Delay; provided, that for the purposes of this clause (y), the delay in Substantial Completion 
of the Tenant Improvements caused by Landlord Delay shall be offset by any action or response by 
Landlord that achieved a reduction in Tenant's construction schedule (each day saved in Tenant's 
construction schedule being a "Schedule Saving Day") and any aggregate Landlord Delay described 
above shall fust be offset against, and reduced on a day-for-day basis by, the aggregate number of 
Schedule Saving Days. In the event of a disagreement between Landlord and Tenant as· to whether a 
Landlord Delay bas occurred and/or as to the application of (x) or (y) of the immediately preceding 
sentence, either party may submit the issue to the dispute resolution procedure set forth in Paragraph 
4.n. below. 

This Paragraph 4.h. is inapplicable to delays in Delivery, whether caused by 
Landlord, Landlord's Contractor or otherwise (such delays being expressly covered by Paragraph 4.a. 
above) and this Paragraph 4.h. only applies to delays in the commencement or Substantial 
Completion of the Tenant Improvements following Delivery. 

i. Representatives. 

(i) Tenant's Representative. Tenant has designated Ed Axelsen 
and Norm Doerges as its sole representatives with respect to the design and completion of the Tenant 
Improvements, who, until further written notice to Landlord, shall ~ave full authority and 
responsibility to act on behalf of the Tenant for purposes of this Paragraph 4. 

(ii) Landlord's Representative. Landlord has designated Todd 
Sklar and Paul Grafft as its sole representatives with respect to the design and completion of the 
Tenant Improvements, who, until further written notice to Tenant, shall each, individually, have full 
authority and responsibility to act on behalf of the Landlord for purposes ofthis Paragraph 4. 

j. No Miscellaneous Charges. Neither Tenant nor the Contractor (or any 
subcontractor) shall be charged for parking (to the extent parking is available) or for the use of 
electricity (provided that the electricity usage is limited to typical construction use), water, HV AC, 
security elevators, and/or hoists during the construction of the Tenant Improvements or during 
Tenant's move-in to the Premises. 

k. Presence of Hazardous Materials. If at any point during construction of 
the Tenant Improvements, the Premises and/or the Common Areas reasonably anticipated to be utilized 
by Tenant during the Lease term are determined to contain Hazardous Materials in violation of 
applicable Legal Requirements, Landlord, at Landlord's sole cost and expense, shall remove, 
encapsulate, contain, or otherwise dispose of such hazardous materials in accordance with applicable 
Legal Requirements. Any delay incurred by Tenant in the design or construction of the Tenant 
Improvements because of the presence of Hazardous Materials shall constitute a Landlord Delay for 
purposes of Paragraph 4.h. above. 
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1. Staging Area. During the period prior to the Commencement Date, and 
subject to space availability as determined by Landlord, Tenant shall have the right, without the 
obligation to pay rent, to use empty space in the Building designated by Landlord for the purposes of 
storing and staging its furniture and equipment only (each increment of such space being a "Staging 
Area"). With respect to the Staging Area, Tenant shall be responsible for providing all insurance and 
for providing any necessary fencing or other protective facilities for the Staging Area, subject to 
Landlord's reasonable approval of the same. Tenant shall be obligated to remove all of the stored 
materials and its fencing and other facilities within ten (10) Business Days after Tenant's receipt of 
written notice from Landlord that such Staging Area is needed by Landlord for construction of another 
tenant's premises or work on the Base Building or Base Building Systems, in which event comparable 
space, to the extent available, shall be made available to Tenant as a substitute Staging Area. No 
utilities or services shall be provided to the Stagiµg Area. Except to the extent inconsistent with this 
Paragraph 4.1., all of the provisions of this Lease shall apply to Tenant's use of the Staging Area, 
including, without limitation, Paragraph 14 and 15 below. 

m. Move-In Priority. Provided that Tenant has provided Landlord at least 
two (2) weeks' prior written notice of Tenant's move into the Building, Tenant shall have the use of all 
of the passenger and freight elevators of the Building during the four (4) day period (Friday through 
Monday) that Tenant moves into the Building. Such use shall be exclusive, unless Landlord or another 
tenant requires use of a passenger and/or freight elevator during such period, but such use by Landlord 
or such other tenant shall not materially interfere with Tenant's move into the Building over such 
period in an orderly and efficient manner. 

n. Resolution of Construction Related Disputes. In the event of a 
disagreement between Landlord and Tenant regarding completion of the Pre-Delivery Work or other 
portions of Landlord's Work, the date of Substantial Completion of the Tenant Improvements, or the 
occurrence of an instance of Force Majeure, Landlord Delay, Tenant Delay of Pre-Delivery Work, 
Tenant Caused Substantial Completion Delay, or any other issues regarding the commencement, 
completion or delays in the performance of Landlord's Work or the Tenant Improvements or regarding 
rent abatements or cost reimbursements due in connection Landlord's Work or the construction of the 
Tenant Improvements, then if such disagreement is not resolved within thirty (30) days, either party 
may require that such disagreement be submitted by the parties to a dispute resolution procedure 
mutually and reasonably agreed to by the parties, which may be JAMS or another reputable dispute 
resolution group or may be a mutually agreed upon expert acting independently, provided that any 
expert retained in connection with the resolution ofa dispute regarding completion of Landlord's Work 
shall be an independent general contractor with not less than fifteen (15) years experience in 
construction projects such as the construction of Landlord's Work and any expert retained in 
connection with the Substantial Completion of the Tenant Improvements, shall be an independent 
architect with not Jess than fifteen (15) years experience as an architect for projects such as, or similar 
to, the Tenant Improvements. The parties shall agree upon the dispute resolution procedure and 
expert(s) within thirty (30) days following _the date that the parties have agreed to resolve such 
disagreement pursuant to this Paragraph 4.n. The decision reached through the dispute resolution 
procedure shall be binding on the parties. Each party shall bear one-half(l/2) of the cost of the dispute 
resolution procedure. 

o. 7th Floor East Lobby; Multi-Tenant Floors. The parties acknowledge that 
the Premises on the seventh (7 th

) floor of the Building (as outlined on attached Exhibit A) include the 
East elevator lobby on such floor, which East elevator lobby is detailed on Exhibit A. If, at any time 
during the Lease term, the seventh (7 th

) floor will be a multi-tenant floor, then the East elevator lobby 
shall be deleted from the Premises and added back to the Building common areas so that Landlord can 
market for lease the portions of the rentable area of the seventh (7 th

) floor that are not a part of the 
Premises. In such event, Landlord and Tenant shall enter into an amendment to this Lease to reflect 
the deletion of the East elevator lobby from the Premises and reduce Tenant's Monthly Rent and 
Tenant's Share to reflect the reduction in the rentable square footage of the Premises. Similarly, if any 
floor on which Tenant initially leases the entire floor later becomes a multi-tenant floor, then Landlord 
shall recapture the elevator lobbies ·on such floor to be used and maintained as Common Areas in the 
manner provided in the immediately preceding sentence and Landlord and Tenant shall enter into an 
amendment to this Lease reflecting such recapture and the resulting reduction in the rentable square 
footage of the Premises. 

5. Monthly Rent. 

a. Commencing as of the first (1st) day of the Second Lease Year, and 
· continuing thereafter on or before the first day of each calendar month during the Lease term, Tenant 
shall pay to Landlord, as monthly rent for the Premises, the Monthly Rent specified in Paragraph 2 
above. If Tenant's obligation to pay Monthly Rent hereunder commences on a day other than the first 
day of a calendar month, or if the Lease term terminates on a day other than the last day of a calendar 
month, then the Monthly Rent payable for such partial month shall be appropriately prorated on the 
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basis of a thirty (30)-day month. Monthly Rent and the Additional Rent specified in Paragraph 7 
shall, except as otherwise set forth in this Lease, be paid by Tenant to Landlord, in advance, without 
deduction, offset, prior notice or demand, in immediately available funds of lawful money of the 
United States of America, or by good check as described below, to the lockbox location designated by 
Landlord, or to such other person or at such other place as Landlord may from time to time designate 
in writing. Payments made by check must be drawn either on a California financial institution or on a 
financial institution that is a member of the federal reserve system. Notwithstanding the foregoing, 
Tenant shall pay to Landlord together with Tenant's execution ofthis Lease an amount equal to the 
Monthly Rent payable for the first full calendar month of the Lease term after Tenant's obligation to 
pay Monthly Rent shall have commenced hereunder (which is at the rate of $15.00 per rentable 
square foot per annum), which amount shall be applied to the Monthly Rent first due and payable 
hereunder. 

b. All amounts payable by Tenant to Landlord under this Lease, or 
otherwise payable in connection with Tenant's occupancy of the Premises, in addition to the Monthly 
Rent hereunder and Additional Rent under Paragraph 7, shall constitute rent owed by Tenant to 
Landlord hereunder. 

c. Any rent not paid by Tenant to Landlord when !lue shall bear interest 
from the date due to the date of payment by Tenant at an annual rate of interest (the "Interest Rate") 
equal to the lesser of (i) ten percent (10%) per annum or (ii) the maximum annual interest rate 
allowed by law on such due date for business loans (not primarily for personal, family or household 
purposes) not exempt from the usury law. 

d. No security or guaranty which may now or hereafter be furnished to 
Landlord for the payment of rent due hereunder or for the performance by Tenant of the other terms 
ofthis Lease shall in any way be a bar or defense to any of Landlord's remedies under this Lease or at 
law. 

6. Letter of Credit. Subject to the final grammatical paragraph hereof, upon 
execution ofthis Lease, Tenant shall deliver to Landlord, as security for the performance of Tenant's 
covenants and obligations under this Lease, an original irrevocable standby letter of credit (the "Letter 
of Credit") in the amount of Twenty Dollars ($20.00) per rentable square foot of the Premises (which 
amount will total Three Million Two Hundred Fifty Eight Thousand One Hundred Twenty Dollars 
($3,258,120.00) if the Premises consist of162,906 rentable square feet of space), naming Landlord as 
beneficiary, which Landlord may draw upon to cure an Event of Default under this Lease (or any 
breach under this Lease where there exist circumstances under which Landlord is enjoined or 
otherwise prevented by operation of law from giving to Tenant a written notice which would be 
necessary for such failure of performance to constitute an Event of Default under this Lease). For 
avoidance of doubt, in no event shall Landlord draw upon the Letter of Credit without prior notice to 
Tenant. Any such draw on the Letter of Credit shall not constitute a waiver of any other rights of 
Landlord with respect to such Event of Default. The Letter of Credit shall be issued by a major 
commercial bank reasonably acceptable to Landlord, with a San Francisco, California, or New York, 
New York, service and claim point for the Letter of Credit, have an expiration date not earlier than 
the sixtieth (60th) day after the Expiration Date (or, in the alternative, have a term ofnot less than one 
(1) year and be automatically renewable for an additional one (!) year period unless notice of non­
renewal is given by the issuer to Landlord not later than sixty ( 60) days prior to the expiration 
thereof). At any time after the Expiration Date of this Lease is determined, Tenant may amend the 
Letter of Credit to provide an outside expiration date for the Letter of Credit that is at least sixty (60) 
days following the Expiration Date of this Lease. Landlord shall sign any consent to such amendment 
that is required by the issuing bank for the issuance of the amendment and shall provide that Landlord 
may make partial and multiple draws thereunder, up to the face amount thereof. If, at any period 
while the Letter of Credit is required to be in effect hereunder, the financial condition of the issuing 
bank materially deteriorates from the financial condition as of the date of Landlord's initial approval 
of the bank (as evidenced by a material drop in Standard & Poor's financial services rating for such 
bank), then Landlord may, by written notice to Tenant, require that Tenant replace the Letter of Credit 
with a Letter of Credit issued by a major commercial bank then reasonably acceptable to Landlord. 
In addition, the Letter of Credit shall provide that, in the event of Landlord's assignment or other 
transfer of its interest in this Lease, the Letter of Credit shall be freely transferable by Landlord, 
without charge to Landlord (transfer fees shall be the responsibility of Tenant) and without recourse, 
to the assignee or transferee of such interest and the bank shall confirm the same to Landlord and 
such assignee or transferee. The Letter of Credit shall provide for payment to Landlord upon the 
issuer's receipt of a sight draft from Landlord together with a statement by Landlord that the 
requested sum is due and payable from Tenant to Landlord in accordance with the provisions of this 
Lease, shall be in the form attached hereto as Exhibit E, and otherwise be in form and content 
reasonably satisfactory to Landlord. If the Letter of Credit has an expiration date earlier than sixty 
(60) days after the Expiration Date, then throughout the Lease term (including any renewal or 
extension of the Lease term) Tenant shall provide evidence of renewal of the Letter of Credit to 
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Landlord at least sixty (60) days prior to the date the Letter of Credit expires. If Landlord draws on 
the Letter of Credit pursuant to the terms hereof, Tenant shall immediately replenish the Letter of 
Credit or provide Landlord with an additional letter of credit confonning to the requirements of this 
paragraph so that the amount available to Landlord from the Letter(s) of Credit provided hereunder is 
the amount specified in Paragraph 2.d. above (as the same may have been increased or reduced 
pursuant to the final grammatical paragraph of this Paragraph 6); provided, however, that during the 
Construction Period, in no event may Landlord draw on the Letter of Credit, or will Tenant be 
required to replenish the Letter of Credit, beyond an amount which, together with any other sums paid 
by Tenant to Landlord hereunder, exceeds the limitation on liability described in Paragraph 25.b.6 
below. Tenant's failure to deliver any replacement, additional or extension of the Letter of Credit, or 
evidence of renewal of the Letter of Credit, within the time specified under this Lease shall entitle 
Landlord to draw upon the entire balance of the Letter of Credit then in effect. If Landlord liquidates 
the Letter of Credit as provided in the preceding sentence, Landlord shall hold the funds received 
from the Letter of Credit as security for Tenant's performance under this Lease, this Paragraph 6 shall 
be deemed a security agreement for such purposes and for purposes of Division 9 of the California 
Commercial Code, Landlord shall be deemed to hold a perfected, first priority security interest in 
such funds, and Tenant does hereby authorize Landlord to file such financing statements or other 
instruments as Landlord shall deem advisable to further evidence and/or perfect such security interest. 
Landlord shall not be required to segregate such security deposit from its other funds and ho interest 
shall accrue or be payable to Tenant with respect thereto. No holder of a Superior Interest (as defined 
in Paragraph 21 below), nor any purchaser at any judicial or private foreclosure sale of the Real 
Property or any portion thereof, shall be responsible to Tenant for such security deposit unless and 
only to the extent such holder or purchaser shall have actually received the same. Within sixty (60) 
days following the expiration or earlier termination of this Lease, Landlord shall return to Tenant the 
Letter of Credit then held by Landlord; provided, however, that (i) Landlord may first draw on the 
Letter of Credit in the amount determined by Landlord in good faith that is needed to cure any breach 
by Tenant under this Lease that exists as of such expiration or tennination of the Lease and (ii) in no 
event shall any such return be construed as an admission by Landlord that Tenant has performed all of 
its covenants and obligations hereunder. Tenant hereby unconditionally and irrevocably waives the 
benefits and protections of California Civil Code Section 1950.7, to the extent the same limit the 
rights of Landlord to apply any security deposit or govern the time period in which any security 
deposit must be returned to Tenant, it being agreed that the terms of this Paragraph 6 shall govern 
Landlord's right to apply, and obligation to return any security deposit, and, without limitation of the 
scope of such waiver, acknowledges that Landlord may use all or any part of the funds from the 
Letter of Credit to compensate Landlord for damages resulting from termination of this Lease and the 
tenancy created hereunder (including, without limitation, damages recoverable under California Civil 
Code Section 1951.2). 

· Notwithstanding the above, if any Expansion Increment or First Offer Increment is 
added to the leased Premises pursuant to Paragraph 58 or 59 below, the amount of the Letter of Credit 
required hereunder shall, effective as of the applicable Expansion Increment Commencement Date or 
First Offer Increment Commencement Date, be increased so that, based on the new total rentable 
square footage of the Premises with the subject Expansion Increment or First Offer Increment added 
thereto, the amount of the Letter of Credit is the same amount per rentable square foot of the Premises 
that was in effect on the date immediately prior to the date the subject Expansion Increment or First 
Offer Increment (as applicable) was added to the Premises (which amount per rentable square foot 
may have previously been reduced pursuant to the remaining provisions of this Paragraph 6). Further, 
if required pursuant to the provisions of Paragraph 13.h. below, the amount of the Letter of Credit 
shall be additionally increased by the sum of Ten Million Dollars ($10,000,000.00). 

Tenant may from time to time during the Lease term, but not more than once during 
any twelve (12) month period, submit to Landlord for Landlord's review, accurate and complete 
financial information showing Tenant's then current financial situation. Upon Landlord's receipt of 
such information, accompanied by Tenant's written request that Landlord review the same (which 
written request shall expressly refer to this Paragraph 6), Landlord will review Tenant's financial 
information and advise Tenant in writing of whether Landlord will permit a reduction in the amount 
of the Letter of Credit. Landlord's evaluation shall take into account the following criteria (the 
"Security Criteria"): Tenant's then current financial situation, Tenant's payment history under this 
Lease, Tenant's remaining financial obligations under the Lease and customary security requirements 
for comparable leases in comparable buildings in San Francisco with comparable improvements. 
Tenant acknowledges that Landlord is under no obligation to agree to a reduction in the amount of the 
Letter of Credit if Landlord concludes, based on Landlord's good faith review of Tenant's financial 
information, that the amount of the Letter of Credit in place is the proper amount of security taking 
into account the Security Criteria. Notwithstanding the foregoing, at such time during the initial 
Lease term that Tenant's total obligation for Monthly Rent and Additional Rent under Paragraphs 5 
and 7 hereof for the remainder of the initial Lease term is Jess than the required face amount of the 
Letter of Credit, then, upon Tenant's written request, Landlord shall be required to agree to a 
reduction of the amount of the Letter of Credit to such remaining obligation regardless of the Security 
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Criteria, except that Tenant shall not be entitled to the reduction if there exists a monetary default by 
Tenant under this Lease or a material breach of any non-monetary obligation under this Lease, but 
Tenant shall be entitled to such reduction upon the cure of such breach. Further, notwithstanding 
anything to the contrary herein, Tenant may request such reductions as frequently as quarterly once 
Tenant's total obligation under Paragraphs 5 and 7 of the Lease for the remainder of the initial Lease 
term are less than the required amount of the Letter of Credit. If Tenant exercises a Renewal Option 
under Paragraph 60 below, the amount of the Letter of Credit during the renewal term shall be 
governed by Paragraph 60.b. below. 

Notwithstanding the first sentence of this Paragraph 6, upon the execution of this 
Lease, Tenant may deposit with Landlord a cash payment equal to the required amount of the Letter 
of Credit, which cash payment shall be held by Landlord as security for Tenant's obligations under 
this Lease. Tenant shall replace the cash security deposit with the Letter of Credit (in the form 
required above) not later than sixty (60) days following the date of this Lease and Tenant's failure to 
deliver the Letter of Credit (in the required form) by such date shall constitute an Event of Default 
under Paragraph 25.a. below entitling Landlord to the remedies in Paragraph 25.b. below. During the 
period that Landlord holds the cash payment as security, the provisions in the first grammatical 
paragraph of this Paragraph 6 that apply to the cash held by Landlord after a liquidation of the Letter 
of Credit shall apply to the security. At such time as Landlord receives the Letter of Credit (in the 
required form) Landlord shall refund to Tenant the cash security, less any amounts applied by 
Landlord from such funds on account of any Event of Default. Notwithstanding anything to the 
contrary in Paragraph 4.e. below, Landlord shall not be required to make any disbursements of 
Landlord's Allowance until the Letter of Credit has been received by Landlord in the required form 
and failure to disburse Landlord's Allowance during such period shall not constitute a Landlord 
Delay for any purpose under the provisions of Paragraph 4. 

7. Additional Rent: Increases in Operating Expenses and Tax Expenses. 

a. Operating Expenses. From and after the Commencement Date, Tenant 
shall pay to Landlord, at the times hereinafter set forth, Tenant's Share, as specified in Paragraph 2.e. 
above, of any increase in the Operating Expenses (as defined below) incurred by Landlord in each 
calendar year subsequent to the Base Year specified in Paragraph 2.f above, over the Operating 
Expenses incurred by Landlord during the Base Year ("Base Operating Expenses"). The amounts 
payable under this Paragraph 7.a. and Paragraph 7.b. below are termed "Additional Rent" herein. 

The term "Operating Expenses" shall mean the total costs and expenses incurred by 
Landlord in connection with the management, operation, maintenance, repair and ownership of the 
Real Property, including, without limitation, the following costs: (1) salaries, wages, bonuses and 
other compensation (including hospitalization, medical, surgical, retirement plan, pension plan, union 
dues, life insurance, including group life insurance, welfare and other fringe benefits, and vacation, 
holidays and other paid absence benefits) relating to employees of Landlord or its agents engaged in 
the operation, repair, or maintenance of the Real Property (prorated, as provided in exclusion (ix) 
below, if applicable); (2) payroll, social security, workers' compensation, unemployment and similar 
taxes with respect to such employees of Landlord or its agents, and the cost of providing disability or 
other benefits imposed by law or otherwise, with respect to such employees (all similarly prorated, if 
applicable); (3) the cost of uniforms (including the cleaning, replacement and pressing thereof) 
provided to such employees (all similarly prorated, if applicable); (4) premiums and other charges 
incurred by Landlord with respect to fire, other casualty, rent and liability insurance, any other 
insurance as is deemed necessary or advisable in the reasonable judgment of Landlord, or any 
insurance required hereunder or by the holder of any Superior Interest (as defined in Paragraph 21 
below), and costs of repairing an insured casualty to the extent of the deductible amount under the 
applicable insurance policy; provided, however, that (A) any earthquake insurance deductible paid by 
Landlord shall be amortized over the following period and only the annual amortized portion will be 
included in Operating Expenses for a given year during such period: (i) a deductible payment up to 
$600,000.00 shall be amortized over three (3) years, (ii) a deductible payment between $600,001.00 
and $1,000,000.00 shall be amortized over four (4) years, (iii) a deductible payment between 
$1,000,001.00 and $1,500,000.00 shall be amortized over six (6) years, (iv) a deductible payment 
between $1,500,001.00 and $2,000,000.00 shall be amortized over seven (7) years and (v) a 
deductible payment of $2,000,001.00 and above shall be amortized over a period of eight (8) years; 
and (B) for purposes of this item ( 4), no deductible for insurance other than earthquake insurance 
shall exceed the greater of $100,000.00 or the market range of deductibles carried by operators of 
other similar buildings in San Francisco; (5) water charges and sewer rents or fees; (6) license, permit 
and inspection fees; (7) sales, use and excise taxes on goods and services purchased by Landlord in 
connection with the operation, maintenance or repair of the Real Property and Building systems and 
equipment but excluding taxes relating to the purchase of capital items if cost of the purchase of such 
item is not otherwise in\:luded in Operating Expenses; (8) telephone, telegraph, postage, stationery 
supplies and other expenses incurred in connection with the operation, maintenance, or repair of the 
Real Property; (9) management fees; provided, however, such management fees shall not exceed 
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three percent (3%) of gmss revenues from the Real Property; (10) costs ofrepairs to and maintenance 
of the Real Property, including building systems and appurtenances thereto and normal repair and 
replacement of worn-out equipment, facilities and installations,. but excluding the replacement of 
major building systems (except to the extent provided in (16) and (17) below); (11) fees and expenses 
for janitorial services (but excluding the cost of janitorial services to the premises of any tenant of the 
Building), window cleaning, guard, extermination, water treatment, rubbish removal (excluding 
janitorial services to the premises of any tenant o the Building), plumbing and other services and 
inspection or service contracts for elevator, electrical, mechanical, HV AC and other building 
equipment and systems or as may otherwise be necessary or proper for the operation, repair or 
maintenance of the Real Property; (12) costs of supplies, tools, materials, and equipment used in 
connection with the operation, maintenance or repair of the Real Property; ( 13) accounting, legal and 
other professional fees and expenses properly allocated between the Real Property and any other 
properties for which the same are used; (14) fees and expenses for painting the exterior of the 
Building or the Common Areas and the cost of maintaining the sidewalks, landscaping and other 
Common Areas; (15) costs and expenses for electricity, chilled water, air conditioning, water for 
heating, gas, fuel, steam, heat, lights, power and other energy related utilities required in connection 
with the operation, maintenance and repair of the Real Property, but excluding the cost of electricity 
provided to the premises of tenants of the Building as well as any other of the foregoing utilities to the 
extent provided to premises of tenants of the Building if Tenant pays directly for such utilities that are 
consumed in the Premises); (16) the cost of any capital improvements or capital replacements or 
capital repairs made by Landlord to the Real Property or capital assets acquired by Landlord during or 
after the Base Year in order to comply with any local, state or federal law, ordinance, rule, regulation, 
code or order of any governmental entity or insurance requirement (collectively, "Legal 
Requirement") or amendment to the same which was not in effect during the Base Year or with 
which the Real Property was not required to comply during the Base Year; (17) the cost of any capital 
improvements or capital replacements or capital repairs made by Landlord to the Building or capital 
assets acquired by Landlord during or after the Base Year for (x) the protection of the health and 
safety of the occupants of the Real Property (provided, however, that similar improvements are being 
made by comparable landlords of comparable buildings in San Francisco with comparable 
improvements) or (y) that are designed to reduce other Gperating Expenses ("Cost-Saving Capital 
Expenditures") (provided, however, that, with regard to Cost-Saving Capital Expenditures, the costs 
thereof may only be included in Operating Expenses if, at the time such costs were incurred, Landlord 
reasonably. anticipated (and upon Tenant's written request, Landlord shall deliver to Tenant a written 
statement and explanation of Landlord's calculation of the anticipated savings) that the annual saving 
in Operating Expenses that would result from such expenditure would be equal to or exceed the 
annual amortized amount of the cost to be included in Operating Expenses pursuant to this Paragraph 
7.a.); (18) the cost of furniture, draperies, carpeting, landscaping and other customary and ordinary 
items of personal property (excluding paintings, sculptures and other works of art) provided by 
Landlord for use in Common Areas or in the Building office (to the extent that such Building office is 
dedicated to the operation and management of the Real Property and not to leasing); provided, 
however, that leasing or rental costs of a rotating or other art program for the Common Areas 
commensurate with the levels and types of costs incurred by owners of comparable buildings shall be 
included in Operating Expenses; (19) any expenses and costs resulting from substitution of work, 
labor, material or services in lieu of any of the above itemizations; and (20) the fair market rent or 
rental value of any Building management (but not leasing) office, not to exceed 3,000 rentable square 
feet in size (provided, however, that if and to the extent that occupants of said building management 
office provide management services for other buildings or properties in addition to the Building (for 
example, without limitation, the Stevenson Building), then the rent for the Building management 
office (as well as the cost of furniture, etc., described in clause (18) above with respect to the Building 
management office) shall be equitably allocated among those properties serviced by such Building 
management office). If the Real Property is or becomes subject to any covenants, conditions or 
restrictions, reciprocal easement agreement, common area declaration or similar agreement, then 
Operating Expenses shall include all fees, costs or other expenses allocated to the Real Property under 
such agreement. With respect to the costs of items included in Operating Expenses under (16) and 
(17), such costs shall be amortized over a reasonable period, as determined by Landlord in accordance 
with generally accepted property management practices, together with interest on the unamortized 
balance at a rate per annum equal to three (3) percentage points over the six-month United States 
Treasury bill rate in effect at the time such item is constructed or acquired, or at such higher rate as 
may have been paid by Landlord on funds borrowed for the purpose of constructing or acquiring such 
item, but in either case not more than the maximum rate permitted by law at the time such item is 
constructed or acquired. 

Notwithstanding the foregoing, Operating Expenses shall not include the following: 
(i) depreciation on the Building or equipment or systems therein; (ii) financing or refinancing costs, 
including all interest, principal, points and other fees or expenses incurred in the application for or 
obtaining any loan; (iii) rental under any ground or underlying lease; (iv) interest (except as expressly 
provided in this Paragraph 7.a.); (v) Tax Expenses (as defined in Paragraph 7.b. below); (vi) 
attorneys' and other professional fees and expenses incurred in connection with lease negotiations 
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with current or prospective Building tenants, lease disputes with past, current or prospective Building 
tenants, the enforcement ofleases affecting the Real Property, the sale or refinancing of all or any part 
of the Real Property, the defense of Landlord's title to or interest in the Real Property, or disputes 
with past, current or prospective employees of Landlord or Landlord's agents; (vii) the cost (including 
any amortization thereof) of any equipment, improvements, replacements, repairs or alterations which 
would be properly classified as capital expenditures according to generally accepted property 
management practices (except to the extent expressly included in Operating Expenses pursuant to 
Paragraphs 7.a.(16) and (17) above); (viii) the cost (including architectural, engineering and permit 
costs) of decorating, improving for tenant occupancy, painting or redecorating portions of the 
Building to be demised to tenants; (ix) wages, salaries, benefits or other similar compensation paid to 
executive employees of Landlord or Landlord's agents above the rank of Property Manager or the 
cost of labor and employees with respect to personnel not located at the Building on a full-time basis 
unless such costs are appropriately allocated between the Building and the other responsibilities of 
such personnel; (x) advertising and promotional expenditures; (xi) real estate broker's or other leasing 
or sales commissions; (xii) penalties or other costs incurred and actually paid by Landlord due to a 
violation by Landlord of any or all of the terms and conditions of this Lease or any other lease 
relating to the Building, except to the extent such costs reflect costs that would have been incurred by 
Landlord absent such violation; (xiii) subject to the provisions of item ( 4) above, repairs and other 
work occasioned by fire, windstorm or other casualty, to the extent Landlord is reimbursed by 
insurance proceeds (or would have been reimbursed had Landlord maintained the insurance coverage 
required hereunder), and other work paid from insurance or condemnation proceeds or covered by 
applicable warranties, or, in the event of a casualty that is not covered by Landlord's insurance, the 
costs of repairing the damage caused by such casualty that are in excess of Three Hundred Fifty 
Thousand Dollars ($350,000.00); (xiv) overhead and profit increments paid to subsidiaries or 
affiliates of Landlord for management or other services on or to the Building or for supplies or other 
materials to the extent that the cost of the services, supplies or materials materially exceed the 
amounts normally payable for similar goods and services under similar circumstances (taking into 
account the market factors in effect on the date any relevant contracts were negotiated) in comparable 
buildings in San Francisco with comparable improvements; (xv) charitable and political 
contributions; (xvi) rentals and other related expenses incurred in leasing air conditioning systems, 
elevators or other equipment ordinarily considered to be of a capital nature (except equipment that is 
not affixed to the Building and is used in providing janitorial services, and except to the extent such 
costs would otherwise be includable pursuant to items (16) and (I 7) as set forth in the immediately 
preceding paragraph; (xvii) costs directly and solely attributable to the garage for the Building, 
including, without limitation, payroll for clerks, attendants, book keeping, parking, insurance 
premiums, parking taxes, parking management fees, parking tickets, janitorial services, striping and 
painting of surfaces; (xviii) any expense for which Landlord is contractually entitled to be reimbursed 
by a tenant or other party ( other than through a provision similar to the first paragraph of this 
Paragraph 7.a.), including, without limitation, payments for Excess Services; (xix) the cost of services 
made available at no additional charge to any tenant in the Building but not to Tenant; (xx) the cost of 
any hazardous substance abatement, removal, or other reme.dial activities, provided, however, 
Operating Expenses may include the costs attributable to those abatement, removal, or other remedial 
activities taken by Landlord in connection with the ordinary operation and maintenance of the 
Building, including costs of cleaning up any minor chemical spills, when such removal or spill is 
directly related to such ordinary maintenance and operation; (xxi) costs related solely to the sale of all 
or part of the Real Property; (xxii) Landlord's general corporate overhead and administrative expense; 
(xxiii) any bad debt loss or rent loss or reserves for same; (xxiv) costs, penalties or fines arising from 
Landlord's violation of any Legal Requirement, except to the extent such costs reflect costs that 
would have been reasonably incurred by Landlord absent such violation; (xxv) costs of compliance 
with applicable building codes to the extent the Building does not comply with such building codes as 
of the expiration of the Base Year and such compliance is required as of the expiration of the Base 
Year; ()O{vi) any costs incurred in installing, operating, maintaining or owning any specialty facility 
or concession not normally installed, operated and maintained in buildings comparable to the 
Building and not necessary for Landlord's operation, repair, maintenance and providing of required 
services for the Building, including, but not limited to any observatory, broadcasting facility (other 
than the Building's music System and life support systems), luncheon club, cafeteria, athletic or 
recreational club or facility, including, without limitation, compensation paid to clerks in retail 
concessions; (xxvii) the cost of services or utilities provided to tenants of the Building ( or to 
unoccupied office or retail space in the Building) but for which Tenant pays for directly rather than as 
a part of Operating Expenses; (xxviii) reserves for any Operating Expenses; (xxix) consulting costs 
and expenses paid by Landlord unless they relate exclusively to the improved management or 
operation of the Building or (xxx) the cost of repairs to the portions of Building Systems that are 
located within and exclusively serve a particular tenant's premises to the extent that Landlord does 
not repair those same portions of the Building Systems that are located in and exclusively serve the 
Premises. 
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b. Tax Expenses. 

i. From and after the Commencement Date, Tenant shall pay to 
Landlord as Additional Rent under this Lease, at the times hereinafter set forth, Tenant's Share, as 
specified in Paragraph 2.e. above, of any increase in Tax Expenses (as defined below) incurred by 
Landlord in each calendar year subsequent to the Base Tax Year specified in Paragraph 2.f. above, 
over Tax Expenses incurred by Landlord during the Base Tax Year ("Base Taxes"). 

The term "Tax Expenses" shall mean all taxes, assessments (whether general or 
special), excises, transit charges, housing fund assessments or other housing charges, improvement 
districts, levies or fees, ordinary or extraordinary, unforeseen as well as foreseen, of any kind, which 
are assessed, levied, charged, confirmed or imposed on the Real Property, on Landlord with respect to 
the Real Property, on the act of entering into leases of space in the Real Property, on the use or 
occupancy of the Real Property or any part thereof, with respect to services or utilities consumed in 
the use, occupancy or operation of the Real Property, on any improvements, fixtures and equipment 
and other personal property of Landlord located in the Real Property and used in connection with the 
operation of the Real Property, or on or measured by the rent payable under this Lease or in 
connection with the business ofrenting space in the Real Property, including, without limitation, any 
gross income tax or excise tax levied with respect to the receipt of such rent, by the United S_tates of 
America, the State of California, the City and County of San Francisco, any political subdivision, 
public corporation, district or other political or public entity or public authority, and shall also include 
any other tax, fee or other excise, however described, which may be levied or assessed in lieu of, as a 
substitute (in whole or in part) for, or as an addition to, any other Tax Expense. Tax Expenses shall 
include reasonable attorneys' and professional fees, costs and disbursements incurred in connection 
with proceedings to contest, determine or reduce Tax Expenses. If it shall not be lawful for Tenant to 
reimburse Landlord for any increase in Tax Expenses as defined herein, the Monthly Rent payable to 
Landlord prior to the imposition of such increases in Tax Expenses shall be increased to net Landlord 
the same net Monthly Rent after imposition of such increases in Tax Expenses as would have been 
received by Landlord prior to the imposition of such increases in Tax Expenses. 

Tax Expenses shall not include income, franchise, transfer, inheritance or capital 
stock taxes, unless, due to a change in the method of taxation, any of such taxes is levied or assessed 
against Landlord in lieu of, as a substitute (in whole or in part) for, or as an addition to, any other 
charge which would otherwise constitute a Tax Expense or any taxes directly payable by Tenant or 
any other tenant in the Building under the applicable provisions in their respective leases (for 
example, Paragraph 18 below and similar provisions in other leases). If any Tax Expense can be paid 
by Landlord in installments (without penalty or interest), then, for the purpose of calculating Tenant's 
obligation to pay Tax Expenses, any such Tax Expense shall be deemed to be paid'by Landlord in the 
maximum allocable number of installments, regardless of the manner in which Landlord actually pays 
such Tax Expense. If Landlord receives a refund of Tax Expense for any calendar year during the 
Lease term for which Tenant paid Additional Rent on account of Tax Expenses, Landlord shall pay to 
Tenant, or credit against subsequent payments of rent due hereunder, an amount equal to Tenant's 
Share of the refund, net of any reasonable expenses incurred by Landlord in achieving such refund; 
provided, however, if this Lease shall have expired or is otherwise terminated, Landlord shall refund 
in cash any such refund or credit due to Tenant within thirty (30) days after Landlord's receipt of such 
refund or its receipt of such credit against future Tax Expenses. Landlord's obligation to so refund to 
Tenant any such refund or credit of Taxes shall survive such expiration or termination. 

ii. Notwithstanding anything to the contrary in Paragraph 7.b.i. above, if a 
reassessment of the Real Property for the purposes of determining Tax Expenses after the Base Tax 
Year is caused by a sale, refinancing or other transfer of the Real Property or any interest therein, then 
following such sale, refinancing or other transfer, Tenant's Share of increases in Tax Expenses shall 
be limited to the sum of (a) Tenant's Share of the increases in Tax Expenses for such period that 
would have resulted absent such sale or transfer, assuming that the taxing authority had imposed the 
maximum taxing rate allowable absent such sale or transfer (including the effect of any authority to 
impose cumulative unused tax increases in the absence of a sale or transfer), plus (b) the following 
percentage of that portion of the increase in Tax Expenses which is solely due to a reassessment based 
upon the such sale or transfer of the Real Property: 

Applicable period ofTerm 

First through Fourth Lease Years 

Fifth Lease Year through Expiration Date 

Percentage 

0 

100% 

"Lease Year" shall have the meaning set forth in Paragraph 2. c. above. 

c. Adjustment for Occupancy Factor; Allocation of Operating Expenses and 
Tax Expenses; Earthquake Insurance Coverage. Notwithstanding any other provision herein to the 
contrary, in the event the Building is not, during the Base Year or any calendar year during the Lease 
term, at least ninety-five percent (95%) occupied, for the entire year, by tenants or subtenants 
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conducting business therein, an adjustment shall be made by Landlord in computing those 
components of Operating Expenses for such year which would vary with variations in occupancy 
levels so that the Operating Expenses shall be computed for such year as though the Building had 
been at least ninety-five percent (95%) occupied, for the entire year, by tenants or subtenants 
conducting business therein. Further, and without limitation of the foregoing, with regard to the 
management fees included in Operating Expenses under item (9) of Paragraph 7.a. above, the 
management fees for the Base Year and any subsequent year shall be adjusted to reflect what the 
management fees would have been if the Building had been ninety-five percent (95%) occupied for 
the entire year by tenants paying market rent, with appropriate adjustments made to reflect effective 
rents for those tenants (if any) receiving large amount of free rent during the subject year. 
Additionally, with respect to the calculation of such adjustments, it is acknowledged by the parties 
that Tenant may be the only occupant of the Building on-line during a substantial portion of the Base 
Year, and, as a consequence, applicable components of Operating Expenses may trend upwards as the 
Base Year progresses, and Tenant's occupancy (and the occupancy by subsequent tenants) occurs. 
Accordingly, if components of Operating Expenses which are subject to adjustment pursuant to the 
provisions of this Paragraph 7.c., as calculated on a per rentable square foot basis, increase as the 
Base Year progresses and Landlord's maintenance and repair activity increases (either on a monthly 
or quarterly basis); then, for the purposes of performing-the adjustment required by this Paragraph 4.c 
and extrapolating a cost of operation of the Building over the full year, Landlord shall use the per 
rentable square foot cost applicable to the period as and when the Building is most nearly in full 
operational mode and at the highest occupancy level during the Base Year, and will assume away any 
periods during which Landlord's maintenance and operations were effectively idle due to a lack of 
Building occupancy, the intent being to as closely as possible model the costs that would be incurred 
in a fully operational, ninety five percent (95%) occupied, Building. In addition, if any particular 
work or service includable in Operating Expenses pursuant to Paragraph 7.a. above is not furnished to 
a tenant who has undertaken to perform such work or service itself, Operating Expenses shall be 
deemed to be increased by an amount equal to the additional Operating Expenses which would have 
been incurred if Landlord had furnished such work or service to such tenant. The parties agree that 
statements in this Lease to the effect that Landlord is to perform certain of its obligations hereunder at 
its own or sole cost and expense shall not be interpreted as excluding any cost from Operating 
Expenses or Tax Expenses if such cost is an Operating Expense or Tax Expense pursuant to the terms 
of this Lease. In determining the Tax Expenses for the Base Tax Year, Tax Expenses shall include 
the results of any reassessment of the Real Property based upon (i) Landlord's acquisition of the Real 
Property, (ii) the completion of Landlord's Work and (iii) the completion of the Renovation Project. 
If one or more of such reassessments are not completed until after the Base Year, retroactive 
adjustments to the Base Year (and, as a consequence, amounts paid or payable as Tenant's Share of 
Tax Expenses in excess of Base Tax and associated reconciliation payments), may be necessary. 

Landlord shall have the right to equitably allocate some or all of Operating Expenses 
among particular classes or groups of tenants in the Building (for example, retail tenants) to reflect 
Landlord's good faith determination that measurably different amounts or types of services, work or 
benefits associated with Operating Expenses are being provided to or conferred upon such classes or 
groups. Further, if, for cost efficiencies, a particular Operating Expense is incurred by Landlord for 
the Building and the Stevenson Building, collectively, Landlord shall reasonably and proportionately 
allocate such Operating Expense between the buildings and the portion of the Operating Expense 
reasonably allocated to the Building (but not the portion allocated to the Stevenson Building) shall be 
included in Operating Expenses hereunder. 

If Landlord does not maintain earthquake insurance coverage on the Project during 
the entirety of the Base Year, Operating Expenses for any calendar year following the Base Year shall 
not include premiums payable for earthquake insurance coverage unless Base Operating Expenses are 
retroactively adjusted to include the amount which would have been payable by Landlord as 
premiums for earthquake insurance coverage had Landlord maintained earthquake insurance coverage 
on the Project during the entirety of the Base Year. 

d. Intention Regarding Expense Pass-Through. It is the intention of 
Landlord and Tenant that except as expressly modified above, the Monthly Rent paid to Landlord 
throughout the Lease term shall be absolutely net of all increases, respectively, in Tax Expenses and 
Operating Expenses over, respectively, Base Tax Expenses and Base Operating Expenses, and the 
foregoing provisions of this Paragraph 7 are intended to so provide. 

e. Notice and Payment. On or before the first day of each calendar year 
during the term hereof subsequent to the Base Year, or as soon as practicable thereafter, Landlord 
shall give to Tenant written notice of Landlord's estimate of the Additional Rent, if any, payable by 
Tenant pursuant to Paragraphs 7.a. and 7.b. for such calendar year subsequent to the Base Year. 
Upon Tenant's written request after receipt of such written notice, Landlord shall provide Tenant with 
a detailed statement of such estimate of Additional Rent for the upcoming calendar year, which 
detailed statement shall be in form comparable to an Annual Statement Detail (as defined in 
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Paragraph 7.f below) and include a line-item breakdown of component costs and Landlord's method 
of calculating of any so-called "gross-up" in estimating Operating Expenses pursuant to Paragraph 7.c 
above. On or before the first day of each month during each such subsequent calendar year, Tenant 
shall pay to Landlord one-twelfth (I/12th) of the estimated Additional Rent; provided, however, that 
if Landlord's notice is not given prior to the first day of any calendar year Tenant shall continue to 
pay Additional Rent on the basis of the prior year's estimate until the month after Landlord's notice is 
given. If at any time it appears to Landlord that the Additional Rent payable under Paragraphs 7.a. 
and/or 7.b. will vary from Landlord's estimate by more than five percent (5%), Landlord may, by 
written notice to Tenant, revise its estimate for such year, and subsequent payments by Tenant for 
such year shall be based upon the revised estimate. On the first monthly payment date after any new 
estimate is delivered to Tenant, which is at least thirty (30) days following Landlord's delivery of 
such revised estimate, Tenant shall also pay any accrued cost increases, based on such new estimate. 

f Annual Accounting. Within one hundred fifty (150) days after the 
close of each calendar year subsequent to the Base Year, or as soon after such one hundred fifty (150) 
day period as practicable, Landlord shall deliver to Tenant a statement of the Additional Rent payable 
under Paragraphs 7.a. and 7.b. for such year ("Landlord's Statement"). After receipt of Landlord's 
Statement, Tenant may request in writing for Landlord to provide Tenant with a detailed explanation 
of Landlord's Statement (an "Annual Statement Detail"), including (a) a line-item breakdown 
showing major categories and subcategories of costs included in the Operating Expenses; (b) the 
method of calculation of any "gross-up" of Operating Expenses performed by Landlord pursuant to 
Paragraph 7.c above; (c) the basis for Landlord's determination of anticipated savings to be realized 
in the subject calendar year by any Cost Saving Capital Expenditures the cost of which are included 
as a portion of Operating Expenses; and ( d) an explanation in reasonable detail of any capital item 
included in Operating Expenses (including the period of amortization used by Landlord in calculating 
the annual amount of the cost of such item to be included in Operating Expenses). Landlord shall 
deliver .the Annual Statement Detail to Tenant within thirty (30) days following Tenant's written 
request for the Annual Statement Detail. Subject to Paragraph 7.h. below regarding Tenant's audit 
rights, Landlord's Statement shall be final and binding upon Landlord and Tenant (except that the 
Tax Expenses included in such statement may be modified by any subsequent adjustment or 
retroactive application of Tax Expenses affecting the calculation of such Tax Expenses). The 
statement shall be based on the results of an audit of the operations of the Building prepared for the 
applicable year by a nationally recognized certified public accounting firm selected by Landlord. If 
Landlord's Statement shows that Tenant's payments of Additional Rent for such calendar year 
pursuant to Paragraph 7.e. above exceeded Tenant's obligations for the calendar year, Landlord shall 
credit the excess to the next succeeding installments of Monthly Rent and estimated Additional Rent 
or, following the expiration or termination of this Lease, Landlord shall refund such excess to Tenant 
promptly upon determining the amount thereof. If Landlord's Statement shows that Tenant's 
payments of Additional Rent for such calendar year pursuant to Paragraph 7.e. above were less than 
Tenant's obligation for the calendar year, Tenant shall pay the deficiency to Landlord within thirty 
(30) days after delivery ofLandlord's Statement. 

g. Proration for Partial Lease Year. If the Lease term commences on a 
day other than the frrst day of a calendar year or terminates on a day other than the last day of a 
calendar year, the Additional Rent payable by Tenant pursuant to this Paragraph 7 applicable to the 
such partial calendar year shall be prorated on the basis that the number of days of such partial 
calendar year bears to three hundred sixty (360). 

h. Tenant's Audit Right. Landlord shall maintain at all times during the 
Lease term, full, complete and accurate books of account and records prepared in accordance with 
generally accepted accounting principles with respect to Operating Expenses and Tax Expenses. If 
Tenant wishes to review Landlord's books and records which are the basis of a Landlord's Statement, 
Tenant shall give Landlord written notice of such desire within six (6) months following Tenant's 
receipt of Landlord's Statement, provided that, if Tenant requested an Annual Statement Detail prior to 
the end of the fifth (5th

) month following Tenant's receipt of Landlord's Statement and Landlord did 
not deliver an Annual Statement Detail to Tenant prior to the end of the sixth (6th

) month following the 
initial delivery of Landlord's Statement to Tenant, then Tenant shall have a period of thirty (30) days 
following Tenant's receipt of the Annual Statement Detail to notify Landlord of a desire to inspect the 
books and records for the subject calendar year. If Tenant does not give Landlord such notice within 
such time, Tenant shall have waived its right to dispute the applicable Landlord's Statement. Promptly 
after the receipt of such written notice from Tenant, (I) Landlord shall deliver to Tenant, or otherwise 
make available forTenant's review at Landlord's office in San Francisco, California, Landlord's books 
and records regarding Landlord's Statement as may be reasonably required by Tenant to ascertain 
Landlord's compliance with this Paragraph 7 and (II) Landlord and Tenant shall endeavor in good faith 
to resolve any clarification requested, or dispute raised, by Tenant. If such efforts do not succeed, 
Tenant shall have the right to cause a nationally recognized independent certified public accounting 
furn designated by Tenant and acceptable to Landlord in Landlord's reasonable discretion, to be paid 
on an hourly and not a contingent fee basis, to audit Landlord's Statement, provided that Tenant. 
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(i) notifies Landlord in writing of Tenant's intention to exercise such audit right within two (2) months 
following the date upon which Landlord delivers or makes available to Tenant the information 
described in clause (I) above, (ii) actually begins such audit within two (2) months following the notice 
from Tenant to Landlord advising Landlord that Tenant will require an audit (provided that such 2-
month period within which the audit must be commenced shall be extended by the length of any delay 
in the commencement of the audit that is caused by Landlord) and (iii) diligently pursues such audit to 
completion as quickly as reasonably possible. Landlord agrees to make available to Tenant's auditors, 
at Landlord's office in San Francisco, the books and records relevant to the audit for review and 
copying, but such books and records may not be removed from Landlord's offices. Tenant shall bear 
all of Tenant's costs of such audit, plus Landlord.'s actual copying costs, except that, if the audit (as 
conducted and certified by the auditor) shows an aggregate overstatement of Tenant's Share of 
Operating Expenses or Tax Expenses payable by Tenant pursuant to the terms of this Lease of five. 
percent (5%) or more, and Landlord's auditors concur in such findings (or, in the absence of such 
concurrence, such overstatement is confirmed by a court of competent jurisdiction or such other 
dispute resolution mechanism as to which the parties mutually agree in writing), then Landlord shall 
bear all costs of the audit If the agreed or confinned audit shows an underpayment of Operating 
Expenses by Tenant, Tenant shall pay to Landlord, within thirty (30) days after the audit is agreed to or 
confirmed, the amount owed to Landlord, and, if the agreed or confinned audit shows an overpayment 
of Tenant's Share of Operating Expenses or Tax Expenses payable by Tenant pursuant to the terms of 
this Lease, Landlord shall reimburse Tenant for such overpayment within thirty (30) days after the 
audit is agreed to or confirmed. Further, if the agreed or confirmed audit shows an aggregate 
overstatement of Tenant's Share of Operating Expenses or Tax Expenses of five percent (5%) or more 
for the subject year, then, notwithstanding anything to the contrary in this Paragraph 7.h., Tenant may 
also audit the two (2) calendar years immediately prior to the calendar year that was the subject of the 
audit 

Upon written request by Tenant to Landlord at any time following the last 
day of the Base Year and after which Landlord has completed Landlord's calculation of Base 
Operating Expenses and Base Taxes (and Landlord shall use reasonable efforts to complete such 
calculation within one hundred fifty (150) days following the last day of the Base Year), Landlord 
shall deliver to Tenant for Tenant's review a Landlord's Statement (but in the level of detail of an 
Annual Statement Detail) setting forth Landlord's calculation of Base Operating Expenses and Base 
Taxes, and, upon receipt of such Landlord's Statement, Tenant shall have the right to review 
Landlord's books and records and, if necessary, audit Landlord's books and records, with respect to 
the calculation of Base Operating Expenses and Base Taxes, with such review and/or audit to be in 

· accordance with the provisions above in this Paragraph 7.h. as they apply to Tenant's review and 
audit of Landlord's Statement for a particular calendar year and, once the review and/or audit process 
has been completed (in accordance with the applicable provisions above regarding the final 
agreement upon, or confirmation of, the results) for Landlord's Statement for the Base Year, Tenant 
shall not be permitted to re-evaluate the Base Operating Expenses or the Base Taxes at a later date 
unless additional information pertinent to the gross-up has been obtained and requires an adjustment 
to Landlord's Statement for the Base Operating Expenses and/or there is an adjustment to Base Taxes 
by the taxing authority. 

Notwithstanding anything to the contrary set forth above, Tenant's audit rights 
under this Paragraph 7.h. shall be conditioned upon (i) Tenant having paid the total amounts billed by 
Landlord under this Paragraph 7 within the time stipulated in Paragraph 7.e. for payment (including, 
without limitation, the contested amounts) (provided, however, that if Tenant notifies Landlord of 
Tenant's intent to exercise the rights set forth in this Paragraph 7.h., if any amount is then due and 
unpaid by Tenant which would preclude Tenant's exercise of the right set forth herein, Landlord shall 
provide Tenant with notice of such amounts and Tenant shall have ten (10) days in which to pay such 
outstanding amounts and reinstate Tenant's right pursuant to the provisions of this Paragraph 7.h. 
and, upon such payment, the two (2) month period within which Tenant must commence the audit (if 
at all) shall commence) and (ii) Tenant executing, prior to the commencement of the audit, a 
commercially reasonable confidentiality agreement in form and substance reasonably satisfactory to 
Landlord in which Tenant shall agree to keep confidential, and not disclose to any other party 
(excluding Tenant's auditors, partners, lenders or legal counsel as may be required in the normal 
course of Tenant's business or in enforcing the terms of this Lease), the results of any such audit or 
any action taken by Landlord in response thereto. 

8. Use of Premises; Compliance with Law. 

a. Use of Premises. The Premises shall be used solely for general, 
executive and administrative office purposes for the initial contemplated business use set forth in 
Paragraph 2.g. above or for general, executive and administrative office purposes for any other 
business which is not inconsistent with the standards of operation for office buildings in San 
Francisco that are comparable to the Building and have comparable improvements, provided such 
other office use is not a use which conflicts with the terms of any easement, covenant, condition or 
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restriction, or other agreement affecting the Real Property or violate any provision of this Lease, and 
for no other purpose; for example, but without limitation, Tenant shall have the right to devote a 
reasonable portion of the Premises towards the operation of a fitness center for Tenant's employees 
(including shower facilities) subject to such reasonable rules and regulations regarding such 
operations as Landlord may implement for such fitness center and/or the installation of a data center 
for Tenant's operations. Notwithstanding the foregoing, Tenant's employees will have the right to 
bring licensed pet dogs into the Premises at any time, subject to applicable Legal Requirements and 
Landlord's reasonable written regulations (as the same may be prepared and reasonably amended 
from time to time) regarding dogs in the Building, including, without limitation, those regarding 
animal waste, noise, animal behavior and limitations on the use of Common Areas. The existing 
Building rules regarding dogs in the Project are attached as Exhibit G, which rules are subject to 
reasonable modification from time to time, in Landlord's reasonable judgment. Further, Tenant may 
operate within the Premises a full cooking kitchen and/or a cafeteria, provided that such kitchen and 
cafeteria are used only by Tenant's employees, clients and guests and are not open to the public 
generally. Further, if, at any time while the kitchen is in operation, Landlord reasonably determines 
that odors are emitted from the Premises and noticeable in common areas of the Project, in the 
premises of other tenants or at neighboring buildings, Landlord may notify Tenant thereof and Tenant 
shall, at Tenant's sole cost and expense, promptly use reasonable efforts to correct the problem to 
Landlord's reasonable satisfaction (such as modifying the HV AC and/or exhaust system for the 
Premises if the same is required to remedy such odors). Tenant shall, at its sole cost, store and cause 
to be removed daily to the appropriate areas of the Building, as designated by Landlord, all of 
Tenant's wet and dry refuse resulting from the operation of the kitchen and/or cafeteria. Tenant shall 
utilize the refuse containers designated by Landlord or, at Landlord's option, Landlord may require 
Tenant to obtain Tenant's own containers, provided the same comply with Landlord's reasonable 
specifications for the same and Landlord provides space for such containers ( at no additional cost to 
Tenant). Tenant shall pay Tenant's pro-rata share of the cost for the disposal of wet refuse and dry 
refuse from the Building. 

Tenant shall not do or suffer or permit anything to be done in or about the Premises 
or the Project, nor bring or keep anything therein, which would in any way subject Landlord, 
Landlord's agents or the holder of any Superior Interest (as defined in Paragraph 21) to any liability, 
increase the premium rate of or affect any fire, casualty, liability, rent or other insurance relating to 
the Project or any of the contents of the Building (unless Tenant agrees to pay the increased portion of 
the insurance premium resulting from Tenant's use for the period that such insurance premium is 
increased as a result of Tenant's activities, which payment shall constitute additional rent under this 
Lease), or cause a cancellation of, or give rise to any defense by the insurer to any claim under, or 
conflict with, any policies for such insurance. If any act or omission of Tenant (other than the mere 
occupancy and use of the Premises for customary general office purposes in accordance with the 
terms of this Lease) is the sole cause of any such increase in premium rates, Tenant shall pay to 
Landlord the amount of such increase within thirty (30) days following notice from Landlord 
accompanied by reasonable detailed back-up documentation. Tenant shall not do or suffer or permit 
anything to be done in or about the Premises or the Project which will in any way obstruct or interfere 
with the rights of other tenants or occupants of the Project or injure or annoy them, or use or suffer or 
permit the Premises to be used for any unlawful purpose, nor shall Tenant cause, maintain, suffer or 
permit any nuisance in, on or about the Premises or the Project. Without limiting the foregoing, no 
loudspeakers or other similar device which can be heard outside the Premises shall, without the prior 
written approval of Landlord, be used in or about the Premises. Tenant shall not commit or suffer to 
be committed any waste in, to or about the Premises. Landlord may from time to time conduct fire 
and life safety training for tenants of the Building, including evacuation drills and similar procedures. 
Tenant agrees to participate in such activities as reasonably requested by Landlord. 

Tenant agrees not to employ any person, entity or contractor for any work in the 
Premises (including moving Tenant's equipment and furnishings in, out or around the Premises) 
whose presence may give rise to a labor or other disturbance in the Building and, if necessary to 
prevent such a disturbance in a particular situation, Landlord may require Tenant to employ union 
labor for the work. 

b. Compliance with Law. 

(i) Tenant's Obligations. Subject to Landlord's obligations set 
forth in Paragraph 8.b(ii) below, Tenant shall not do or permit anything to be done in or about the 
Premises which will in any way conflict with any Legal Requirement (as defined in Paragraph 
7.a.(16) above) now in force or which may hereafter be enacted. Tenant, at its sole cost and expense, 
shall promptly comply with all such present and future Legal Requirements relating to the condition, 
use or occupancy of the Premises, and shall perform all work to the Premises or other portions of the 
Project required to effect such compliance (or, at Landlord's election, Landlord may perform such 
work at Tenant's cost). Notwithstanding the foregoing, however, Tenant shall not be required to 

. perform any structural changes to the Premises or other portions of the Project unless such changes 
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are related to or affected or triggered by (i) Tenant's Alterations (as defined in Paragraph 9 below), 
(ii) Tenant's particular use of the Premises (as opposed to Tenant's use of the Premises for general 
office purposes in a normal and customary manner), or (iii) Tenant's particular employees or 
employment practices. The judgment of any court of competent jurisdiction or the admission of 
Tenant in an action against Tenant, whether or not Landlord is a party thereto, that Tenant has 
violated any Legal Requirement shall be conclusive of that fact as between Landlord and Tenant. 
Tenant shall immediately furnish Landlord with any notices received from any insurance company or 
governmental agency or inspection bureau regarding any unsafe or unlawful conditions within the 
Premises or the violation of any Legal Requirement. Tenant, at Tenant's expense, may contest by 
appropriate proceedings in good faith the legality or applicability of any Legal Requirement affecting 
the Premises, provided that (i) the Real Property or any part thereof (including the Premises) shall not 
be subject to being condemned or vacated by reason of non-compliance or otherwise by reason of 
such contest, (ii) no unsafe or hazardous condition remains unremedied as a result of such contest, 
(iii) such non-compliance or contest is not prohibited under any Encumbrance and Tenant posts any 
security required under such Encumbrance in connection with such contest (or the non-compliance 
that is the subject thereof), (iv) such non-compliance or contest shall not result in a fine or other 
monetary penalty to Landlord or prevent Landlord from obtaining any and all permits and licenses 
then required by applicable Laws in connection_ with the operation of the Building or leasing or 
improving space in the Building, and (v) the certificate of occupancy (or comparable certificate or 
order) for the Building (or any portion) is neither subject to being suspended by reason such of non­
compliance or contest (any such proceedings instituted by Tenant being referred to herein as a 
"Compliance Challenge"). If Tenant initiates a Compliance Challenge, then Tenant shall keep 
Landlord advised regularly as to the status of such proceedings. If, at any time during the 
Compliance Challenge, it becomes apparent that any of (i) through (v) will apply, Tenant shall cease 
the Compliance Challenge and comply with the.Legal Requirement. The provisions of Paragraph 
14.b. below shall apply with regard to any Claims arising from the Compliance Challenge: 

(ii) Landlord's Obligations. Landlord, at its sole cost and expense 
(subject to the inclusion of such costs in Operating Expenses to the extent such costs are properly 
included pursuant to Paragraph 7.a. above), shall be responsible for correcting any violations of Legal 
Requirements with respect to (x) the Premises and (y) the Common Areas that are reasonably 
anticipated to be in Tenant's path of travel during the Lease term, provided that Landlord's obligation 
with respect to the Premises shall be limited to violations that arise out of the condition of the 
Premises upon Delivery and prior to the installation of any Tenant Improvements, Alterations, 
furniture, equipment and other personal property of Tenant (except that Landlord, rather than Tenant, 
shall be required to correct any violations of Legal Requirements existing as of Delivery that must be 
corrected in order for Tenant to construct customary office improvements in the Premises). 
Notwithstanding the foregoing, Landlord shall have the right to contest any alleged violation in good 
faith, including, without limitation, the right to apply for and obtain a waiver or deferment of 
compliance, the right to assert any and all defenses allowed by law and the right to appeal any 
decisions, judgments or rulings to the fullest extent permitted by law. Landlord, after the exhaustion 
of any and all rights to appeal or contest, will make all repairs, additions, alterations or improvements 
necessary to comply with the terms of any final order or judgment to the extent required under this 
Paragraph 8.b.(ii). · 

c. Hazardous Materials. Tenant shall not cause or permit the storage, 
use, generation, release, handling or disposal (collectively, "Handling") of any Hazardous Materials 
(as defined below), in, on, or about the Premises or the Project by Tenant or any agents, employees, 
contractors, licensees, subtenants, customers, guests or invitees of Tenant (collectively with Tenant, 
"Tenant Parties"), except that Tenant shall be permitted to use normal quantities of office supplies 
or products (such as copier fluids) customarily used in the conduct of general business office 
activities and cleaning supplies or products customarily used in the conduct of janitorial activities 
(collectively, "Common Office and Cleaning Chemicals"), provided that the Handling of such 
Common Office and Cleaning Chemicals shall comply at all times with all Legal Requirements, 
including Hazardous Materials Laws (as defined below). Notwithstanding anything to the contrary 
contained herein, however, in no event shall Tenant permit any usage of Common Office and 
Cleaning Chemicals in a manner that may cause the Premises or the Project to be contaminated by 
any Hazardous Materials or in violation of any Hazardous Materials Laws. Tenant shall immediately 
advise Landlord in writing of (a) any and all enforcement, cleanup, remedial, removal, or other 
governmental or regulatory actions instituted, completed, or threatened pursuant to any Hazardous 
Materials Laws relating to any Hazardous Materials affecting the Premises; and (b) all claims made or 
threatened by any third party against Tenant, Landlord, the Premises or the Project relating to 
damage, contribution, cost recovery, compensation, loss, or injury resulting from any Hazardous 
Materials on or about the Premises. Without Landlord's prior written consent, Tenant shall not take 
any remedial action or enter into any agreements or settlements in response to the presence of any 
Hazardous Materials in, on, or about the Premises. Tenant shall lie solely responsible for and shall 
indemnify, defend and hold Landlord and all other Indemnitees (as defined in Paragraph 14.b. below), 
harmless from and against all Claims (as defined in Paragraph 14.b. below), arising out of or in 
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connection with, or otherwise relating to (i) any Handling of Hazardous Materials by any Tenant 
Party or Tenant's breach of its obligations hereunder, or (ii) any removal, cleanup, or restoration work 
and materials necessary to return the Project or any other property of whatever nature located on the 
Project to their condition existing prior to the Handling of Hazardous Materials in, on or about the 
Premises by any Tenant Party. Tenant's obligations under this paragraph shall survive the expiration 
or other termination of this Lease. For purposes of this Lease, "Hazardous Materials" means any 
explosive, radioactive materials, hazardous wastes, or hazardous substances, including without 
limitation asbestos containing materials, PCB's, CFC's, or substances defined as "hazardous 
substances" in the Comprehensive Environmental Response,· Compensation and Liability Act of 
1980, as amended, 42 U.S.C. Section 9601-9657; the Hazardous Materials Transportation Act of 
1975, 49 U.S.C. Section 1801-1812; the Resource Conservation and Recovery Act of 1976, 42 U.S.C. 
Section 6901-6987; or any other Legal Requirement regulating, relating to, or imposing liability or 
standards of conduct concerning any such materials or substances now or at any time hereafter in 
effect (collectively, "Hazardous Materials Laws"). 

Throughout the Lease term, Landlord shall operate the Building in compliance with 
all applicable Hazardous Materials Laws. The costs of such compliance shall be included· in 
Operating Expenses only to the extent expressly permitted under Paragraph 7.a. above. 
Notwithstanding the foregoing, if the violation of Hazardous Materials Laws is located outside of the 
Premises and is the responsibility of another tenant of the Building to correct, then Landlord shall use 
commercially reasonable efforts to cause such tenant to promptly correct the violation (any such cost 
involved in requiring a third party tenant to comply with its obligations with respect to Hazardous 
Materials Laws shall not be included within Operating Expenses). 

d. Applicability of Paragraph. The provisions of this Paragraph 8 are 
for the benefit ofLandlord, the holder of any Superior Interest (as defined in Paragraph 21 below), 
and the other Indernnitees only and are not nor shall they be construed to be for the benefit of any 
tenant or occupant of the Building; provided, however, that the provisions of Paragraph 8 b.(ii) above 
as well as the final paragraph of Paragraph 8 c. above are for the benefit of Tenant. 

9. Alterations and Restoration. 

a. Tenant shall not make or permit to be made any alterations, 
modifications, additions, decorations or improvements to the Premises, or any other work whatsoever 
that would directly or indirectly involve the penetration or removal (whether permanent or temporary) 
of, or require access through, in, under, or above any floor, wall or ceiling, or surface or covering 
thereof in the Premises ( collectively, "Alterations"), except as expressly provided in this Paragraph 
9. If Tenant desires any Alteration (other than a Cosmetic Alteration, as defined below), Tenant must 
obtain Landlord's prior written approval of such Alteration, which approval shall not be unreasonably 
withheld, conditioned or delayed. Landlord agrees to respond to any request by Tenant for, approval 
of Alterations for which Landlord's approval is required hereunder within ten (10) Business Days 
following receipt of Tenant's written request for approval, which request must be accompanied by 
plans (in reasonable form) for the proposed Alteration (the "Plans"). Landlord's response shall be in 
writing and, if Landlord withholds its consent to any Alterations described in any such Plans, 
Landlord shall specify in reasonable detail in Landlord's notice of disapproval the basis for such 
disapproval, and the changes to Tenant's Plans which would be required in order to obtain Landlord's 
approval. If Landlord fails to notify Tenant of Landlord's approval or disapproval of any such Plans 
within such ten (10) Business Day period, Tenant shall have the right to provide Landlord with a 
second written request for approval (a "Second Request") that specifically identifies the applicable 
Ptans and contains the following statement in bold and capital letters: "THIS IS A SECOND 
REQUEST FOR APPROVAL OF PLANS PURSUANT TO THE PROVISIONS OF 
PARAGRAPH 9.a. OF THE LEASE. IF LANDLORD FAILS TO RESPOND WITHIN TEN 
(10) BUSINESS DAYS AFTER RECEIPT OF THIS NOTICE, THEN LANDLORD SHALL 
BE DEEMED TO HA VE APPROVED THE PLANS DESCRIBED HEREIN, AND TENANT 
MAY, SUBJECT TO THE PROVISIONS OF PARAGRAPH 9.a. OF THE LEASE, 
COMMENCE THE ALTERATIONS DESCRIBED IN THE PLANS." If .Landlord fails to 
respond to such Second Request within ten (10) Business Days after receipt by Landlord, the plans in 
question shall be deemed approved by Landlord. If Landlord timely delivers to Tenant notice of 
Landlord's disapproval of any Plans, Tenant may revise Tenant's Plans to incorporate the changes 
suggested by Landlord in Landlord's notice of disapproval, and resubmit such Plans to Landlord. 
Landlord's review and approval (or deemed approval) of such revised Plans shall be governed by the 
provisions set forth above in this Paragraph 9.a.). The procedure set out above for approval of 
Tenant's Plans will also apply to any change, addition or amendment to Tenant's Plans. 

Notwithstanding anything to the contrary contained elsewhere in this Paragraph 9, 
Tenant shall have the right, without Landlord's consent, to make any Alteration to the Premises that 
meets all of the following criteria (a "Cosmetic Alteration"): (a) the Alteration is decorative in 
nature (such as paint, carpet or other wall or floor finishes, movable partitions or other such work) or 
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otherwise consists of de minimus work such as the installation of light fixtures or additional circuits, 
(b) Tenant provides Landlord with ten (10) days' advance written notice of the commencement of 
such Alteration, (c) such Alteration does not affect the Building's electrical, mechanical, life safety, 
plumbing, security, or HV AC systems or any structural portion of the Building or any part of the 
Building other than the Premises, ( d) the work will not decrease the value of the Premises in any 
material way, does not require a building permit or other governmental permit, uses only new 
materials comparable in quality to those being replaced (if applicable given the type of work) and is 
performed in a workmanlike manner and in accordance with all applicable Legal Requirements, and 
(e) the work does not involve opening the ceiling. At the time Tenant notifies Landlord of any 
Cosmetic Alteration, Tenant shall give Landlord a copy of Tenant's plans for the work. If the 
Cosmetic Alteration is of such a nature that formal plans will not be prepared for the work, Tenant 
shall provide Landlord with a reasonably specific description of the work. 

All Alterations shall be made at Tenant's sole cost and expense (including the 
expense of complying with all present and future Legal Requirements, and any other work required to 
be performed in other areas within or outside the Premises by reason of the Alterations, including the 
obligation to perform work required by Paragraph 8.b(i) above). At Tenant's option, Tenant shall 
either (i) arrange for Landlord to perform the work on terms and conditions acceptable to Landlord 
and Tenant, each in its sole discretion or (ii) bid the project out to contractors approved by Landlord 
in writing in advance (which approval shall not be unreasonably withheld, conditioned or delayed). 
Tenant shall provide Landlord with a copy of the information submitted to bidders at such time as the 
bidders receive their copy. (The immediately preceding two (2) sentences are inapplicable to 
Tenant's construction of the initial Tenant Improvements pursuant to Paragraph 4.c. above.) . 
Regardless of the contractors who perform the work pursuant to the above, Tenant shall pay Landlord 
during the course of such construction an amount (the "Alteration Operations Fee") equal to five 
percent (5%) of the so-called "hard" cost of the Alteration (and for purposes of calculating the 
Alteration Operations Fee, such cost shall not include architectural and engineering fees or permit 
fees) as compensation to Landlord for Landlord's internal review of Tenant's Plans and general 
oversight of the construction (which oversight shall be solely for the benefit of Landlord and shall in 
no event be a substitute for Tenant's obligation to retain such project management or other services as 

· shall be necessary to ensure that the work is performed properly and in accordance with the 
requirements of this Lease). Tenant shall also reimburse Landlord for Landlord's actual expenses 
such as electrical energy consumed in connection with the work, freight elevator operation, additional 
cleaning expenses, additional security services, fees and commercially reasonable charges paid to 
third party architects, engineers and other consultants for review of the. work and the plans and 
specifications, and for other miscellaneous costs reasonably incurred by Landlord as result of the 
work ( other than supervision costs, which the parties agree are covered by the Alteration Operations 
Fees provided for above). 

All such work shall be performed diligently and in a first-class workmanlike manner 
and in accordance with plans and specifications approved by Landlord, and shall comply with all 
Legal Requirements and Landlord's construction standards, procedures, conditions and requirements 
for the Building as in effect from time to time (including Landlord's requirements relating to 
insurance and contractor qualifications). Tenant shall deliver to Landlord, within thirty (30) days 
following the completion of the Alterations, a copy of as-built drawings of the Alterations in a form 
acceptable to Landlord. In no event shall Tenant employ any person, entity or contractor to perform 
work in the Premises whose presence may give rise to a labor or other disturbance in the Building. 
Default by Tenant in the payment of any sums agreed to be paid by Tenant for or in connection with 
an Alteration (regardless of whether such agreement is pursuant to this Paragraph 9 or separate 
instrument) if not cured within any applicable cure period described in Paragraph 25.a. below, shall 
entitle Landlord to all the same remedies as for non-payment of rent hereunder. Any Alterations, 
including, without limitation, moveable partitions that are affixed to the Premises (but excluding 
moveable, free standing partitions) and all carpeting, shall at once become part of the Building and 
the property of-Landlord. Tenant shall give Landlord not less than five (5) days prior written notice of 
the date the construction of the Alteration is to commence. Landlord may post and record an 
appropriate notice of non-responsibility with respect to any Alteration and Tenant shall maintain any 
such notices posted by Landlord in or on the Premises. 

b. At Landlord's sole election any or all Alterations made for or by Tenant 
shall be removed by Tenant from the Premises at the expiration or sooner termination of this Lease 
and the Premises shall be restored by Tenant to their condition prior to the making of such 
Alterations, ordinary wear and tear and damage from casualty not required to be repaired by Tenant 
pursuant to the terms of this Lease excepted; provided, however, that (i) if so requested by Tenant in 
writing (which writing shall expressly refer to this Paragraph 9. b.) at the time Tenant requests 
approval for an Alteration, Landlord shall advise tenant in writing at the time of Landlord's approval 
of such Alteration as to whether the Alteration is a Specialty Alteration (as defined below) and if so, 
whether Landlord will require Tenant to remove the Alteration at the expiration or earlier termination 
of this Lease and (ii) in no event may Landlord require Tenant to remove any Alterations (including 
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the Tenant Improvements, as defined in Paragraph 4.c. above) that do not constitute Specialty 
Alterations. The removal of the Specialty Alterations required by Landlord to be removed pursuant 
to the foregoing and the restoration of the Premises shall be performed by a general contractor 
selected by Tenant and reasonably approved by Landlord, in which event Tenant shall pay the general 
contractor's fees and costs in connection with such work. Any separate work letter or other 
agreement which is hereafter entered into between Landlord and Tenant pertaining to Alterations 
shall be deemed to automatically incorporate the -terms of this Paragraph 9 without the necessity for 
further reference thereto. "Specialty Alterations" are improvements that are of a type or quantity 
that would not be installed by or for a typical tenant using space for general office purposes, or are 
otherwise nonstandard, including, without limitation, customized elevator call buttons, raised 
flooring, internal stairways, supplemental HV AC systems, fire suppression systems that are 
customarily installed for computer rooms but not for ordinary office space, racking systems, rolling or 
high density filing systems, cafeteria and other private eating and cooking facilities ( other than 
customary break-room/kitchen areas) and all specialty systems and installations relating thereto, 
restrooms or shower areas facilities ( other than the restrooms that are part of the Base Building) and 
auditoriums. 

Notwithstanding the foregoing, if Landlord desires to have Tenant leave in place at 
the expiration or earlier termination of this Lease any Specialty Alteration(s) that Landlord previously 
notified in writing Tenant (in accordance with the provisions above) must be removed at the 
expiration or earlier termination ofthis Lease, then Landlord shall notify Tenant thereof no later than 
three (3) months prior to the expiration or earlier termination of this Lease. If such notice is so given, 
Tenant shall not remove the subject Specialty Alteration(s) and in no event shall Tenant be required 
to pay any sums to Landlord on account of Landlord permitting such Specialty Alteration to remain in 
place. 

The parties acknowledge that the Pre-Delivery Work and the Overlap Work do not 
constitute Alterations and are not covered by this Paragraph 9. 

10. Repair. 

a. Except as specifically provided in this Lease, following completion 
of the Pre-Delivery Work and the Overlap Work, Tenant accepts the Premises as being in good 
condition and repair. Tenant, at Tenant's sole cost and expense, shall keep the Premises and every 
part thereof (including the interior walls and drop ceilings of the Premises, those portions of the Base 
Building located within and exclusively serving the Premises (including Base Building restrooms 
located on floors on which the Premises are comprised of the full floor), and improvements and 
Alterations) in good condition and repair; provided that Tenant shall not be responsible for repairs to 
the extent such repairs are (i) necessitated by the negligence or willful misconduct of Landlord or 
Landlord's agents, employees or contractors, or (ii) Landlord's obligation pursuant to Paragraph 10.b. 
below. Tenant waives all rights to make repairs at the expense of Landlord as provided by any Legal 
Requirement now or hereafter in effect. It is specifically understood and agreed that, except as 
specifically set forth in this Lease, Landlord has no obligation and has made no promises to alter, 
remodel, improve, repair, decorate or paint the Premises or any part thereof, and that no 
representations respecting the condition of the Premises or the Building have been made by Landlord 
to Tenant. Tenant hereby waives the provisions of California Civil Code Sections 1932(1), 1941 and 
1942 and of any similar Legal Requirement now or hereafter in effect. 

b. Repairs to the Premises due to fire, earthquake, acts of God or the 
elements shall be governed by Paragraph 26 below, and repairs to the Premises due to a governmental 
taking shall be governed by Paragraph 27 below. Landlord shall repair the. Premises if they are 
damaged due to item (i) described in Paragraph 10.a. above (subject to Paragraph 16 below). Further, 
Landlord shall, at Landlord's sole cost and expense, repair and maintain in good condition and repair 
the Base Building and Building Systems and cause them to comply with the standards of operation 
that are required as a part of Landlord's Work (as set forth in Exhibit D hereto), except that, as to 
portions of the Building Systems that are located within and exclusively serve the Premises, Landlord 
shall only be required to maintain and repair the same during the first twelve (12) months following 
the Commencement Date and only if Tenant gives notice of disrepair to Landlord promptly upon 
discovery by Tenant (with disrepair of such portions of the Building Systems after the end of such 
twelve (12) month period being covered by Paragraph IO.a. above); provided, however, that to the 
extent repairs which Landlord is required to make pursuant to the foregoing are necessitated by the 
negligence or deliberate misconduct of Tenant or Tenant's agents, employees or contractors, then 
Tenant shall reimburse Landlord for the cost of such repair to the extent Landlord is not reimbursed 
therefor by insurance. Landlord shall in no event be obligated to repair any wear and tear to the 
Premises. 

11. Abandonment. Tenant shall not abandon the Premises or any part thereof at 
any time during the term hereof Tenant's mere vacating of the Premises during the term hereof shall 
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not constitute an abandonment under this Lease nor an Event of Default so long as Tenant continues 
to pay Monthly Rent, Additional Rent and all other sums due Landlord under this Lease and 
maintains the insurance coverage required pursuant to Paragraph 15 of this Lease. Upon the 
expiration or earlier termination of this Lease, or if Tenant abandons or surrenders all or any part of 
the Premises or is dispossessed of the Premises by process of law, or otherwise, any movable 
furniture, equipment, trade fixtures, or other personal property belonging to Te1_1ant and left on the 
Premises shall at the option of Landlord be deemed to be abandoned and, whether or not the property 
is deemed abandoned, Landlord shall have the right to remove such property from the Premises and 
charge Tenant for the removal and any restoration of the Premises as provided in Paragraph 9. 
Landlord may charge Tenant for the storage of Tenant's property left on the Premises at such rates as 
Landlord may from time to time reasonably determine, or, Landlord may, at its option, store Tenant's 
property in a public warehouse at Tenant's expense. Notwithstanding the foregoing, neither the 
provisions of this Paragraph 11 nor any other provision of this Lease shall impose upon Landlord any 
obligation to care for or preserve any of Tenant's property left upon the Premises, and Tenant hereby 
waives and releases Landlord from any claim or liability in connection with the removal of such 
property from the Premises and the storage thereof and specifically waives the provisions of 
California Civil Code Section 1542 with respect to such release. Landlord's action or inaction with 
regard to the provisions of this Paragraph 11 shall not be construed as a waiver of Landlord's right to 
require Tenant to remove its property, restore any damage to the Premises and the Building ·caused by 
such remo\lal, and make any restoration required pursuant to Paragraph 9 above.-

12. Liens. Tenant shall not permit any mechanic's, materialman's or other liens 
arising out of work performed at the Premises by or on behalf of Tenant to be filed against the fee of 
the Real Property nor against Tenant's interest in the Premises. Landlord shall have the right to post -
and keep posted on the Premises any notices which it deems necessary for protection from such liens. 
If any such liens are filed, Landlord may, upon ten (10) Business Days' written notice to Tenant, 
without waiving its rights based on such breach by Tenant and without releasing Tenant from any 
obligations hereunder, pay and satisfy the same and in such event the sums so paid by Landlord shall 
be due and payable by Tenant immediately upon Landlord's demand, with interest from the date paid 
by Landlord through the date Tenant pays Landlord, at the Interest Rate. Tenant agrees to indemnify, 
defend and hold Landlord and the other Indemnitees (as defined in Paragraph 14.b. below) harmless 
from and against any Claims (as defined in Paragraph 14. b. below) for mechanics', materialmen 's or 
other liens in connection with any Alterations, repairs or any work performed, materials furnished or 
obligations incurred by Tenant or any of the foregoing performed for Tenant if Tenant is responsible 
for the payment of the cost of such Alterations, repairs or work. 

13. Assignment and Subletting. 

a. Landlord's Consent. Landlord's and Tenant's agreement with regard to 
Tenant's right to transfer all or part of its interest in the Premises is as expressly set forth in this 
Paragraph 13. Tenant agrees that, except upon Landlord's prior written coIJ.sent, which consent shall 
not (subject to Landlord's rights under Paragraph 13.d. below) be unreasonably withheld, and (subject 
to Paragraphs 13.h and 13.i below)· neither this Lease nor all or any part of the leasehold interest 
created hereby shall, directly or indirectly, voluntarily or involuntarily, by operation of law or 
otherwise, be assigned, mortgaged, pledged, encumbered or otherwise transferred by Tenant or 
Tenant's legal representatives or successors in interest (collectively, an "assignment") and neither the 
Premises nor any part thereof shall be sublet or be used or occupied for any purpose by anyone other 
than Tenant (collectively, a "sublease"). Any assignment or subletting requiring Landlord's consent 
pursuant to this Paragraph 13 which takes place without Landlord's prior written consent shall, if not 
cured within the period described in Paragraph 25 below, at Landlord's option, be void and shall 
constitute an Event of Default entitling Landlord to terminate this Lease and to exercise all other 
remedies available to Landlord under this Lease and at law. 

The parties hereto agree and acknowledge that, among other circumstances for which 
Landlord may reasonably withhold its consent to an assignment or sublease, it shall be reasonable for 
Landlord to withhold its consent where: (i) the assignment or subletting would materially increase the 
operating costs for the Building or the burden on the Building services beyond that which would be 
incurred if the subject portion of the Premises were used for customary general office and 
administrative purposes, or generate additional foot traffic, elevator usage or security concerns in the 
Building over and above the level of foot traffic or elevator usage which would exist if the subject 
portion of the Premises were used for customary general office and administrative purposes, or would 
reasonably be anticipated to create an increased probability of the comfort and/or safety of Landlord 
and other tenants in the Building being compromised or reduced in any material way, (ii) the space 
will be used for a school or training facility (other than for a training facility for Tenant's employees, 
advertisers or aligned entities), an entertainment, sports or recreation facility (other than an in-house 
fitness center for Tenant's employees), retail sales to the public (unless Tenant's permitted use is 
retail sales), a personnel or employment agency, an office or facility of any governmental or quasi­
governmental agency or authority, a place of public assembly (including without limitation a meeting 
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center, theater or public forum) (subject to Tenant's right to use the 9th Floor Deck for 'purposes 
expressly permitted under Paragraph 63), any use by or affiliation with a foreign government 
(including without limitation an embassy or consulate or similar office), or a facility for the provision 
of social, welfare or clinical health services or sleeping accommodations (whether temporary, 
daytime or overnight); (iii) the proposed assignee or subtenant ( or any person which directly or 
indirectly controls, is controlled by, or is under common control with the proposed assignee or 
subtenant) is a current tenant of the Building or has negotiated with Landlord within the preceding 
three (3) months ( or is currently negotiating with Landlord) to lease space in the Project, and in each 
instance Landlord has adequate available space in the Project to meet such tenant's space 
requirements; (iv) Landlord reasonably determines that the character of the business that would be 
conducted by the proposed assignee or subtenant at the Premises, or the manner of conducting such 
business, would be inconsistent with the character of the Building; (v) the proposed assignee or 
subtenant is an entity or related to an entity with whom Landlord or any affiliate with whom Landlord 
has engaged in litigation regarding lease default matters or who has asserted a legal claim against 
Landlord or an affiliate of Landlord, or against whom Landlord or any affiliate of Landlord has 
asserted a legal claim; (vi) Landlord reasonably determines that the assignment or subletting may 
conflict with any exclusive uses granted to other tenants of the Project, or with the terms of any 
easement, CC&R's, or other agreement affecting the Project; (vii) the assignment or subletting would 
involve a change in use from that expressly permitted under this Lease; (viii) Landlord reasonably 
determines that the proposed assignee may be unable to perform all of Tenant's obligations under this 
Lease or the proposed subtenant may be unable to perform all of its obligations under the proposed 
sublease or (ix) as of the date Tenant requests Landlord's consent or as of the date Landlord responds 
thereto, ll breach or default by Tenant under his Lease shall have occurred and be continuing, 
provided that, upon the cure of such breach, Landlord shall reconsider such request for approval in 
accordance with the terms hereof, unless Tenant has withdrawn such request. Landlord's foregoing 
rights and options shall continue throughout the entire term of this Lease. 

For purposes of this Paragraph 13, the following events shall be deemed an 
assignment or sublease, as appropriate: (i) the issuance of equity interests (whether stock, partnership 
interests or otherwise) in Tenant or any subtenant or assignee, or any entity controlling any of them, 
to any person or group of related persons, in a single transaction or a series of related or unrelated 
transactions, such that, following such issuance but not before it, such person or group shall have 
Control (as defined below) of Tenant or any subtenant or assignee; (ii) a transfer of Control of Tenant 
or any subtenant or assignee, or any entity controlling any of them, in a single transaction or a series 
of related or unrelated transactions (including, without limitation, by consolidation, merger, 
acquisition or reorganization), except that the transfer of outstanding capital stock or other listed 
equity interests by persons or parties other than "insiders" within the meaning of the Securities 
Exchange Act of 1934, as amended, through the "over-the-counter" market or any recognized 
national or international securities exchange (including, without limitation, any initial public offering 
of Tenant's stock), shall not be included in determining whether Control has been transferred; (iii) a 
reduction of Tenant's assets to the point that this Lease is substantially Tenant's only asset; (iv) a 
change or conversion in the form of entity of Tenant, any subtenant or assignee, or any entity 
controlling any of tliem, which has the effect of limiting the liability of any of the partners, members 
or other owners of such entity (provided that this item (iv) is inapplicable to any entity that is. a 
corporation or limited liability company at the time such entity becomes a tenant or subtenant under 
this Lease); or (v) the agreement by a third party to assume, take over, or reimburse Tenant for, any or 
all of Tenant's obligations under this Lease, in order to induce Tenant to lease space with such third 
party. "Control" shall mean direct or indirect ownership of fifty percent (50%) or more of all of the 
voting stock of a corporation or fifty percent (50%) or more of the legal or equitable interest in any 
other business entity, or the power to direct the operations of any entity (by equity ownership, 
contract or otherwise). Subject to Paragraph 13.h. below, the assignment or sublease transactions in 
(i) and (ii) above are exempt from the requirement of obtaining Landlord's consent to the assignment 
or sublease. Further, as to the transactions covered by items (iii) or (v) above, Landlord's options in 
Paragraph 13.d. below shall be limited to approval of the transaction or the termination of the Lease. 

If this Lease is assigned, whether or not in violation of the terms of this Lease, 
Landlord may collect rent from the assignee. If the Premises or any part thereof is sublet, Landlord 
may, upon an Event of Default by Tenant hereunder, collect rent from the subtenant. In either event, 
Landlord will apply the amount collected from the assignee or subtenant to Tenant's monetary 
obligations hereunder. 

The consent by Landlord to an assignment or subletting hereunder shall not relieve 
Tenant or any assignee or subtenant from the requirement of obtaining Landlord's express prior 
written consent to any other or further assignment or subletting. In no event shall any subtenant be 
permitted to assign its sublease or to further sublet all or any portion of its subleased premises without 
Landlord's prior written consent, which consent will not be unreasonably withheld, conditioned or 
delayed. Neither an assignment or subletting nor the collection of rent by Landlord from any person 
other than Tenant, nor the application of any such rent as provided in this Paragraph 13.a. shall be 
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deemed a waiver of any of the provisions ofthis Paragraph 13.a. or release Tenant from its obligation 
to comply with the provisions of this Lease and Tenant shall remain fully and primarily liable for all 
of Tenant's obligations under this Lease. If Landlord approves of an assignment or subletting 
hereunder and this Lease contains any renewal options, expansion options, rights of first refusal, 
rights of first negotiation or any other rights or options pertaining to additional space in the Building, 
such rights and/or options shall not run to the subtenant or assignee (other than an assignment to an 
Affiliate in accordance with Paragraph 13.h. below), it being agreed by the parties hereto that any 
such rights and options are personal to the Tenant originally named herein and any Affiliate thereof to 
which this Lease has been assigned in accordance with Paragraph 13.h. below and may not be 
transferred. 

b. Processing Expenses. Tenant shall pay to Landlord, as Landlord's cost of 
processing each proposed assignment or subletting, an amount equal to the sum of (i) Landlord's 
reasonable attorneys' and other professional fees, plus (ii) the sum of One Thousand Dollars 
($1,000.00) for the cost of Landlord's administrative, accounting and clerical time (collectively, 
"Processing Costs"), and the amount of all direct. and indirect costs and expenses incurred by 
Landlord arising from the assignee ot sublessee taking occupancy of the subject space (including, 
without limitation, costs of freight elevator operation for moving of furnishings and trade fixtures, 
security service, janitorial or cleaning services in Common Areas, and rubbish removal service). 
Notwithstanding the foregoing, provided that neither the Tenant nor the proposed subtenant or 
assignee requests substantial changes to Landlord's standard form of consent in connection with the 
proposed assignment or sublease, the aggregate of the costs and expenses charged to Tenant pursuant 
to this Paragraph 13.b. shall not exceed Three Thousand Five Hundred Dollars ($3,500.00) for any 
single proposed assignment or sublease. 

c. Consideration to Landlord. In the event of any assignment or sublease 
(excluding any assignment or sublease meeting the requirements of Paragraph 13.h. below), Landlord 
shall be entitled to receive, as additional rent hereunder, fifty percent (50%) of any consideration 
(including, without limitation, payment for leasehold improvements) paid by the assignee or 
subtenant for the assignment or sublease and, in the case of a sublease, fifty percent (50%) of the 
excess of the amount of rent actually paid for the sublet space by the subtenant over the amount of 
Monthly Rent under Paragraph 5 above and Additional Rent under Paragraph 7 above attributable to 
the sublet space for the corresponding month; except that Tenant may recapture, on a straight line 
amortized basis over the term of the sublease or assignment, (i) brokerage commissions paid by 
Tenant in connection with the subletting or assignment (not to exceed commissions typically paid in 
the market at the time of such subletting or assignment), (ii) reasonable marketing costs (other than 
brokerage commissions), if any, (iii) reasonable legal fees incurred by Tenant in connection with such 
assignment or subletting (provided that Tenant shall submit to Landlord evidence reasonably 
acceptable to Landlord of such legal fees actually paid by Tenant, which evidence shall include 
copies of the applicable attorney bills), (iv) any improvement allowance or construction costs 
incurred by Tenant in connection with the assignment or sublease and (v) any free rent or other rental 
concessions granted to the proposed transferee ( collectively the "Assignment or Subletting Costs"), 
provided that, as a condition to Tenant recapturing the Assignment or Subletting Costs, Tenant shall 
provide to Landlord, within ninety (90) days of Landlord's execution of Landlord's consent to the 
assignment or subletting, a detailed accounting of the Assignment or Subletting Costs and supporting 
documents, such as receipts and construction invoices. To effect the foregoing, Tenant shall deduct 
from the monthly amounts received by Tenant from the subtenant or assignee as rent or consideration 
(i) the Monthly Rent and Additional Rent payable by Tenant to Landlord for the subject space and 
(ii) the incremental amount, on an amortized basis, of the Assignment or Subletting Costs, and fifty 
percent (50%) of the then remaining sum shall be paid promptly to Landlord. Upon Landlord's 
request, Tenant shall assign to Landlord all amounts to be paid to Tenant by any such subtenant or 
assignee and that belong to Landlord and shall direct such subtenant or assignee to pay the same 
directly to Landlord. If there is more than one sublease under this Lease, the amounts (if any) to be 
paid by Tenant to Landlord pursuant to this Paragraph 13.c. shall be separately calculated for each 
sublease and amounts due Landlord with regard to any one sublease may not be offset against rental 
and other consideration pertaining to or due under any other sublease. Upon Landlord's request, 
Tenant shall provide Landlord with a detailed written statement of all sums payable by the assignee or 
subtenant to Tenant so that Landlord can determine the total sums, if any, due from Tenant to 
Landlord under this Paragraph 13.c. 

d. Procedures. If Tenant desires to assign this Lease or any interest therein 
or sublet all or part of the Premises, Tenant shall give Landlord written notice thereof and the terms 
proposed (the "Transfer Notice"), which Transfer Notice, in the case of a proposed sublease, shall 
designate the space proposed to be sublet. Landlord shall have the prior right and option (to be 
exercised by written notice to Tenant given within twenty (20) days after receipt of Tenant's notice) 
(i) in the event of an assignment of the Lease (other than a transaction meeting the requirements of 
Paragraph 13.h below), to terminate this Lease in its entirety, or (ii) in the event of~ sublease (other 
than a transaction meeting the requirements of Paragraph 13.h below) that will result in more than 
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----- ------------------------------------------------

one-half (1/2) of the Premises then covered by the Lease being covered by one or more subleases, or 
in the event of a sublease with a term (including all renewal terms under the proposed sublease) that 
covers seventy-five percent (75%) or more of the remainder of the then current Lease term, to 
terminate this Lease as to the portion of the Premises covered by the proposed sublease, or (iii) to 
approve or reasonably disapprove the proposed assignment or sublease, conditional upon Landlord's 
subsequent written approval of the specific sublease or assignment obtained by Tenant. If Landlord 
exercises any option to sublet or to terminate described under (i) or (ii) above, any costs of demising 
the portion of the Premises affected by such subleasing or termination shall be borne by Tenant. If 
Landlord exercises its option described in (iii) above, then Tenant shall have six (6) months thereafter 
(provided, however, if, as of the end of such six ( 6) month period Tenant is then actively negotiating 
with a particular proposed assignee or subtenant, then the six (6) month period shall be extended, for 
that particular assignee or subtenant only, until such time as those negotiations are concluded) to 
submit to Landlord, for Landlord's written approval, Tenant's proposed sublease or assignment 
agreement (in which the proposed subtenant or assignee shall be named, and which agreement shall 
otherwise meet the requirements of Paragraph 13.e. below), together with a current financial 
statement of such proposed assignee or subtenant and any other information reasonably requested by 
Landlord. Landlord shall provide such approval or disapproval within twenty (20) days ofreceipt of 
the required information with regard to the sublease. If Tenant fails to submit the specific assignment 
or sublease and other required information within such time, or if the terms of the specific assignment 
or sublease submitted by Tenant vary from the terms set forth in the Transfer Notice approved by 
Landlord pursuant to (iii) above, then Tenant shall be required to submit a new Transfer Notice for 
Landlord's evaluation pursuant to the procedures set forth in this paragraph. If Landlord fails to 
deliver to Tenant notice of Landlord's consent to a proposed Transfer within the required twenty (20) 
day period, Tenant may send a second (2nd) notice to Landlord, which notice must contain the 
following inscription, in bold faced lettering: "SECOND NOTICE DELIVERED PURSUANT TO 
PARAGRAPH 13.D. OF LEASE - - FAILURE TO TIMELY RESPOND WITHJN FIVE (5) 
BUSINESS DAYS SHALL RESULT 1N DEEMED APPROVAL OF ASSIGNMENT OR 
SUBLEASE." If Landlord fails to deliver notice of Landlord's consent to, or the withholding of 
Landlord's consent to, the proposed assignment or sublease within such five (5) Business Day period, 
Landlord shall be deemed to have approved the assignment or sublease in question. If Landlord at 
any time timely delivers notice to Tenant of Landlord's withholding of consent to a proposed. 
assignment or sublease, Landlord shall specify in reasonable detail in such notice, the basis for such 
withholding of consent. If Landlord fails to exercise any such option to sublet or to terminate, this 
shall not be construed as or constitute a waiver of any of the provisions of Paragraphs 13.a., b., c. or 
d. herein. If Landlord exercises its option under (ii) to terminate the Lease as to space proposed to be 
sublet, any costs of demising the portion of the Premises affected by such termination shall be borne 
one-half by Tenant and one-half by Landlord. In addition, Landlord shall have no liability for any 
real estate brokerage commission(s) or with respect to any of the costs and expenses that Tenant may 
have incurred in connection with its proposed assignment or subletting, and Tenant agrees to 
indemnify, defend and hold Landlord and all other lndernnitees harmless from and against any and all 
Claims (as defined in Paragraph 14.b. below), including, without limitation, claims for commissions, 
arising from such proposed assignment or subletting. Landlord's foregoing rights and options shall 
continue throughout the entire term of this Lease. 

e. Documentation. No permitted assignment or subletting by Tenant shall be 
effective until there has been delivered to Landlord a fully executed counterpart of the assignment or 
sublease which expressly provides that (i) the assignee or subtenant may not further assign this Lease 
or the sublease, as applicable, or sublet the Premises or any portion thereof, without Landlord's prior 
written consent (which consent.shall not be umeasonably withheld, subject to Landlord's rights under 
the provisions of this Paragraph 13), (ii) in the case of an assignment, the assignee assumes all of 
Tenant's obligations under this Lease arising on or after the date of the assignment, and (iii) in the 
case of a sublease, the subtenant agrees to be and remain jointly and severally liable with Tenant for 
the payment of rent pertaining to the sublet space in the amount set forth in the sublease and for the 
performance of all of the terms and provisions of this Lease applicable to the sublet space, and the 
subtenant also agrees not to violate any provision of the Lease. In addition to the foregoing, no 
assignment or sublease by Tenant shall be effective until there has been delivered to Landlord a fully 
executed counterpart of Landlord's consent to assignment or consent to sublease form. The failure or 
refusal of a subtenant or assignee to execute any such instrument shall not release or discharge the 
subtenant or assignee from its liability as set forth above. Notwithstanding the foregoing, however, no 
subtenant or assignee shall be permitted to occupy the Premises or any portion thereof unless and 
until such subtenant or assignee provides Landlord with certificates evidencing that such subtenant or 
assignee is carrying all insurance coverage required of such subtenant or assignee under this Lease. 

f. No Merger. Without limiting any of the provisions ofthis Paragraph 13, if 
Tenant has entered into any subleases of any portion of the Premises, the voluntary or other surrender 
of this Lease by Tenant, or a mutual cancellation by Landlord and Tenant, shall not work a merger, 
and shall, at the option of Landlord, terminate all or any existing subleases or subtenancies or, at the 
option of Landlord, operate as an assignment to Landlord of any or all such subleases or subtenancies. 
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If Landlord does elect that such surrender or cancellation operate as an assignment of such subleases 
or subtenancies, Landlord shall in no way be liable for any previous act or omission by Tenant under 
the subleases or for the return of any deposit(s) under the subleases that have not been actually 
delivered to Landlord, nor shall Landlord be bound by any sublease modification(s) executed without 
Landlord's consent or for any advance rental payment by the subtenant in excess of one month's rent. 

g. Special Transfer Prohibitions. Notwithstanding anything set forth above 
to the contrary, Tenant may not (a) sublet the Premises or assign this Lease to any person or entity in 
which Landlord owns an interest, directly or indirectly (by applying constructive ownership rules set 
forth in Section 856(d)(5) of the Internal Revenue Code (the "Code"); or (b) sublet the Premises or 
assign this Lease in any other manner which could cause any portion of the amounts received by 
Landlord pursuant to this Lease or any sublease to fail to qualify as "rents from real property" within 
the meaning of Section 856(d) of the Code, or which could cause any other income received by 
Landlord to fail to qualify as income described in Section 856(c)(2) of the Code. 

h. Affiliates. Notwithstanding anything to the contrary in Paragraphs 13.a., 
13.c. and 13.d., but subject to Paragraphs 13.b., 13.e. and 13.f., Landlord's consent shall not be 
required and the termination rights in Paragraph 13.d.(i) and (ii) above shall be inapplicable to (x) an 
assignment of this Lease or a sublet of the Premises or any portion thereof, to any partnership, 
corporation or other entity which controls, is controlled by, or is under common control with Tenant or 
Tenant's parent (control being defined for such purposes as ownership of at least 50% of the equity 
interests in, and the power to direct the management of, the relevant entity), or to any partnership, 
corporation or other entity resulting from a merger or consolidation with Tenant or Tenant's parent, or 
to any.person or entity which acquires all or substantially all the assets of Tenant as a going concern 
(including by means of a merger or purchase of all or substantially all of Tenant's stock) or (y) an 
assignment resulting from a transfer of Control covered under item (ii) of the third grammatical 
paragraph of Paragraph 13.a. above (with the resulting assignee or subtenant under (x) or (y) being 
referred to hereinafter as an "Affiliate"), provided that (i) Landlord receives at least ten (I 0) days' 
prior written notice of the assignment or subletting (or promptly following such transaction if prior 
public disclosure would violate applicable law), together with evidence that the requirements of this 
Paragraph 13.h. have been met, (ii) on the first occasion that any transaction described in clause (x) or 
(y) above occurs, Tenant causes the amount of the Letter of Credit to be increased by the sum of Ten 
Million Dollars ($10,000,000.00), (iii) the Affiliate ( or the management of the Affiliate if the Affiliate 
is a newly formed entity) has proven experience in the operation of a first-class business of a type 
consistent with the use of the Building as a first class office Building, (iv) intentionally deleted, (v) the 
Affiliate assumes (in the event of an assignment) in writing all of Tenant's obligations under this 
Lease, and agrees (in the event of a sublease) that such subtenant will, at Landlord's election, attorn 
directly to Landlord, on the terms of the sublease, in the event that this Lease is terminated for any 
reason, (vi) Landlord receives a fully executed copy of an assignment or sublease agreement between 
Tenant and the Affiliate (provided that, if the assignment is the result of a merger or otherwise occurs 
by operation of law, Tenant shall satisfy this requirement by providing Landlord with copies of the 
documentation evidencing such merger or other relevant occurrence), (vii) in the case of an assignment 
by means of a purchase of all or substantially all of Tenant's stock, the essential purpose of such 
assignment is to transfer an active, ongoing business, and in the case ofan assignment (by any means), 
or a sublease, the transaction is for legitimate business purposes unrelated to this Lease and the 
transaction is not a subterfuge by Tenant to avoid it obligations under this Lease or the restrictions on 
assignment and subletting contained herein, and (viii) in the case of a sublease, the Affiliate executes 
and Tenant delivers to Landlord a fully executed counterpart of Landlord's waiver and 
acknowledgement form for an Affiliate sublease in the form of attached Exhibit H. 

i. Space Sharing. Notwithstanding anything to the contrary in this Paragraph 
13, Tenant may from time to time permit start-up or "incubator" entities to occupy space within the 
Premises and such occupancy shall not be deemed to be a sublease so long as (i) no more than fifteen 
percent (15%) of the Premises (but in no event more than 25,000 rentable square feet of space) is 
collectively so used at any one time and Tenant originally named herein (and/or an Affiliate thereof to 
which this Lease has been assigned or portions of the Premises sublet in accordance with Paragraph 
13.h. above) continues to conduct business in not less than two-thirds of the Premises, and (ii) the 
space occupied by such parties is not separately demised from the balance of the Premises (i.e. 
separated from the balance of the space by a wall or other constructed device and having separate 
entrances to the common areas) and (iii) the use of the space is in compliance with Paragraph 8.a. of 
this Lease. The rights set forth in this paragraph are personal to the Tenant originally named herein 
and to any Affiliate to which Tenant has assigned the Lease in accordance with Paragraph 13.h. above, 
and shall not inure to the benefit of any other successor, assignee or subtenant of the original Tenant 
hereunder. Tenant shall be fully responsible for the conduct of such parties within the Premises and 
the Real Property, and Tenant's indemnification obligations set forth in Paragraph 14 of this Lease 
shall apply with respect to the conduct of such parties. Tenant shall supply Landlord with the terms of 
any such space sharing arrangement. Notwithstanding anything to the contrary above, if such 
arrangement indicates that the sums payable thereunder to Tenant for the value of the use of the space 
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exceed the Monthly Rent and Additional Rent payable under Paragraphs 5 and 7 hereof for such space, 
that particular space sharing arrangement will be deemed to be a sublease solely for the purpose of 
applying the provisions of Paragraph 13.c. above. Further, notwithstanding the foregoing, Tenant shall 
not permit any party to occupy space in the Premises (or conduct business in the Premises) pursuant to 
the above until Tenant delivers to Landlord a fully executed counterpart of Landlord's waiver and 
acknowledgement form for space sharing arrangements in the form of attached Exhibit I (the 
"Acknowledgment"). Concurrently with the delivery of the Acknowledgement to Landlord, Tenant 
shall delivery to Landlord a processing fee of Five Hundred Dollars ($500.00). 

14. Indemnification of Landlord. 

a. Landlord and the holders of any Superior Interests (as defined in 
Paragraph 21 below) shall not be liable to Tenant and Tenant hereby waives all claims against such 
parties for any loss, injury or other damage to person or property in or about the Premises or the 
Project from any cause whatsoever, including without limitation, water leakage of any character from 
the roof, walls, basement, fire sprinklers, appliances, air conditioning, plumbing or other portion of 
the Premises or the Project, or gas, fire, explosion, falling plaster, steam, electricity, or any 
malfunction within the Premises or the Project, or acts of other tenants of the Building: provided, 
however, that, subject to Paragraph 16 below and to the provisions of Paragraph 28 below regarding 
exculpation of Landlord from Special Claims, the foregoing waiver shaII·be inapplicable to any loss, 
injury or damage resulting directly from Landlord's gross negligence or willful misconduct. 

b. Subject to the limitation described in Paragraph 25.b.6. below regarding 
Tenant's liability during the Construction Period, Tenant shall hold Landlord and the holders of any 
Superior Interest, and the constituent shareholders, partners or other owners thereof, and all of their 
agents, contractors, servants, officers, directors, employees and licensees ( collectively with Landlord, 
the "Indemnitees" (provided that, during the Construction Period, the lndemnitees will be limited to 
SRI Nine Market Square LLC) harmless from and indemnify the Indemnitees against any and all 
claims, liabilities, damages, costs and expenses, including reasonable attorneys' fees. and costs 
incurred in defending against the same ( collectively, "Claims"), to the extent arising from ( a) the acts 
or omissions of Tenant or any other Tenant Parties (as defined in Paragraph 8.c. above) in, on or 
about the Premises, or (b) the negligent or intentional acts or omissions of Tenant or any other Tenant 
Parties in, on or about the Real Property other than the Premises, or (c) any construction or other 
work undertaken by or on behalf of Tenant in, on or about the Premises, whether prior to or during 
the Lease term, or (d) any breach or Event of Default under this Lease by Tenant, or (e) any accident, 
injury or damage, howsoever and by whomsoever caused, to any person or property, occurring in, on 
or about the Premises; except to the extent such Claims are caused directly by the negligence or 
willful misconduct of Landlord or its authorized representatives. In case any action or proceeding be 
brought against any of the lndemnitees by reason of any such Claim, Tenant, upon notice from 
Landlord, covenants to resist and defend at Tenant's sole expense such action or proceeding by 
counsel reasonably satisfactory to Landlord. The provisions of this Paragraph 14.b. shall survive the 
expiration or earlier termination of this Lease with respect to any injury, illness, death or damage 
occurring prior to such expiration or termination. 

Notwithstanding anything to the contrary set forth in this Paragraph 14.b. or 
elsewhere in this Lease, in no event shall Tenant be liable to Landlord for any consequential or 
remote damages, except for (i) damages expressly provided for in Paragraph 20.c. of this Lease with 
regard to Tenant's .failure to timely surrender the Premises to Landlord as provided in Paragraph 
20.c., (ii) damages caused to Landlord by the loss of a sale or financing due to Tenant's failure to 
timely deliver any subordination agreement as provided in Paragraph 21 below, any agreement as 
provided in Paragraph 22 below, or any estoppel certificate as provided in Paragraph 29 below, in 
each case where such failure shall continue after the five (5) Business Day notice and cure period set 
forth in Paragraph 25.a.3. below. In no event shall lost rent or other damages of Landlord provided 
for in Paragraph 25 .b. below be deemed consequential or remote damages. 

c. Landlord shall hold Tenant and the constituent shareholders, partners 
or other owners thereof, and all of their agents, contractors, servants, officers, directors and 
employees (collectively, "Tenant's lndemnitees") harmless from and indemnify them against any 
Claim incurred by them in connection with or arising from any injury, illness, or death to any person 
or damage to any property to the extent (i) such injury, illness, death or damage is caused by the 
negligence or willful misconduct of Landlord or its agents, contractors, officers, directors or 
employees, and (ii) such Claim is not included within the risks insured against under the insurance 
that Tenant is required to carry under Paragraph 15 below. The provisions of this Paragraph 14.c. 
shall survive the termination of this Lease with respect to any injury, illness, death or damage 
occurring prior to such termination. In case any action or proceeding be brought against Tenant or 
any of Tenant's lndemnitees by reason of any such Claim, Landlord, upon notice from Tenant, 
covenants to resist and defend at Landlord;s sole expense such action or proceeding by counsel 
reasonably satisfactory to Tenant. Notwithstanding anything to the contrary set forth in this 
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Paragraph 14.c. or elsewhere in this Lease, in no event shall Landlord be liable for any consequential 
or remote damages, or for loss of or damage to artwork, currency, jewelry, bullion, securities or other 
property in the Premises, not in the nature of ordinary fixtures, furnishings, equipment and other 
property used in general business office activities and function. 

d. All of the indemnification obligations set forth in this Paragraph 14 
are subject to the waiver of subrogation provisions of Paragraph 16 below. 

15. Insurance. 

a. Tenant's Insurance: Coverage. Amounts. Tenant shall, at Tenant's 
expense, maintain during the Lease term (and, if Tenant occupies or conducts activities in or about 
the Premises prior to the Lease term or after the Lease term, then also during such pre-term or 
post-term period): (i) commercial general liability insurance including contractual liability coverage, 
with minimum coverages of One Million Dollars ($1,000,000.00) per occurrence combined single 
limit for bodily injury and property damage, One Million Dollars ($1,000,000.00) for products­
completed operations coverage, One Hundred Thousand Dollars ($100,000.00) fire legal liability, 
One Million Dollars ($1,000~000.00) for personal and advertising injury, with a Two Million Dollars 
($2,000,000.00) general aggregate limit, for injuries to, or illness or death of, persons and damage to 
property occurring in or about the Premises or otherwise resulting from Tenant's operations in the 
Building, plus a Seven Million Dollars ($7,000,000.00) policy of umbrella/excess coverage; provided 
that the foregoing coverage amounts may be provided though any combination of primary and 
umbrella/excess coverage policies; (ii) property insurance protecting Tenant against loss or damage 
by fire and such other risks as are insurable under then-available standard forms of "special form" 
(previously known as "all risk") insurance policies ( excluding earthquake and flood but including 
water damage and earthquake sprinkler leakage), covering Tenant's personal property and trade 
fixtures in or about the Premises or the Real Property, and any Alterations that are of a scope, quality 
and/or cost that is above the scope, quality and/or cost customarily installed by Landlord ( or landlords 
of comparable buildings in San Francisco) for tenants using their premises for general office and 
administrative uses ("Above Building Standard Alterations") and installed in the Premises by or at 
the request of Tenant (including those installed by Landlord at Tenant's request, whether prior or 
subsequent to the commencement of the Lease term), for the full replacement value thereof without 
deduction for depreciation; (iii) workers' compensation insurance in statutory limits; (iv) at least three 
months' coverage for loss of business income and continuing expenses, providing protection against 
any peril included within the classification "special form" insurance, excluding earthquake and flood 
but including water damage and earthquake sprinkler leakage; and (v) if Tenant operates owned, 
leased or non-owned vehicles on the Real Property, comprehensive automobile liability insurance 
with a minimum coverage of One Million Dollars ($1,000,000.00) per occurrence, combined single 
limit; provided that the foregoing coverage amount may be provided through any combination of 
primary and umbrella/excess coverage policies. In no event shall any insurance maintained by Tenant 
hereunder or required to be maintained by Tenant hereunder be deemed to limit or satisfy Tenant's 
indemnification or other obligations or liability under this Lease. Landlord reserves the right from 
time to time, but not more often than once in any twelve (12) month period, and not prior to the 
expiration of the Second Lease Year to increase the foregoing amount of liability coverage from time 
to time as Landlord reasonably determines is required to adequately protect Landlord and the other 
parties designated by Landlord from the matters insured thereby; provided, however, such increased 
amounts shall not materially exceed the greater of (a) those amounts customarily required by 
institutional owners of comparable buildings in San Francisco with comparable improvements or 
(b) those amounts required to provide Landlord with the same relative protection as the amounts set 
forth above as of the date of this Lease. Landlord may require that Tenant cause any of its 
contractors, vendors, movers or other parties conducting activities in or about or occupying the 
Premises to obtain and maintain insurance as reasonably determined by Landlord and as to which 
Landlord and such other parties reasonably designated by Landlord shall be additional insureds; in 
particular, the parties acknowledge that Landlord will require that Tenant's general contractor 
performing the Tenant Improvements, and any subcontractors performing the Tenant Improvements, 
include all of the following as additional insureds in their respective policies of insurance: SRl Nine 
Market Square LLC, Shorenstein Realty Services, L.P., Shorenstein Properties LLC, Shorenstein 
Company LLC, Shorenstein Management Inc., and their respective Members, Partners, Executive 
Officers, Directors, Stockholders. 

b. Policy Form. Each insurance policy required pursuant to Paragraph 15.a. 
above shall be issued by an insurance company authorized to due business in the State of California 
and with a general policyholders' rating of "A-" or better and a financial size ranking of "Class VII" 
or higher in the most recent edition of Best's Insurance Guide. Each insurer must agree to endeavor 
to provide thirty (30) days' prior written notice to Landlord of cancellation or non-renewal (ten (10) 
days for non-payment of premium). The liability policies and any umbrella/excess coverage policies 
carried pursuant to clauses (i) and (v) of Paragraph 15.a. above shall (i) protect Tenant as the named 
insured and shall protect Landlord and all the other lndemnitees and any other parties designated by 
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Landlord, as additional insureds ( except that Tenant shall not be required to add as an additional 
insured any party that does not have a direct or indirect financial or ownership interest in Real 
Property or otheiwise have an insurable interest with regard to the operation of the Real Property, if 
Tenant's insurance carrier declines to add such party as an additional insured as a result of the 
absence of such interest), (ii) provide that no act or omission of Tenant shall affect or limit the 
obligations of the insurer with respect to any other insured and (iii) provide that the policy and the 
coverage provided shall be primary, that Landlord, although an additional insured, shall nevertheless 
be entitled to recovery under such policy for any damage to Landlord or the other Indemnitees by 
reason of acts or omissions of Tenant, and that any coverage carried by Landlord shall be 
noncontributory with respect to policies carried by Tenant. The property insurance policy carried 
under item (ii) of Paragraph 15.a. above shall include all waiver of subrogation rights endorsements 
necessary to effect the provisions of Paragraph 16 below. Each such insurance policy required of 
Tenant pursuant to this Paragraph 15, or a certificate thereof, shall be delivered to Landlord by Tenant 
on or before the effective date of such policy and thereafter Tenant shall deliver to Landlord renewal 
policies or certificates at least fifteen (15) days prior to the expiration dates of expiring policies. If 
Tenant fails to procure such insurance or to deliver such policies or certificates, Landlord may, at its 
option, procure the same for Tenant's account, and the cost thereof shall be paid to Landlord by 
Tenant upon demand. If a, claim has been filed and, in connection therewith, an issue arises 
regarding the coverage provided under any of the above required policies, Landlord may inspect 
and/or copy the relevant insurance policy; provided, however, if Landlord desires to inspect and/or 
copy a policy pursuant to the foregoing and the policy contains information irrelevant to the coverage 
issue and/or also covers property other than the Premises, then Tenant shall not be required to release 
the portions of the policy that are irrelevant to the coverage issue or that relate to such other 
properties if they are not required for Landlord to reasonably assess the coverage issue. 

c. No Implication. Nothing in this Paragraph 15 shall be construed as 
creating or implying the existence of (i) any ownership by Tenant of any fixtures, additions, 
Alterations, or improvements in or to the Premises or (ii) any right on Tenant's part to make any 
addition, Alteration or improvement in or to the Premises. 

d. Landlord's Insurance. During the term hereof, Landlord shall keep the 
Building (excluding Specialty Alterations and all Above Building Standard Alterations installed in the 
Premises by or at the request of Tenant (including those installed by Landlord at Tenant's request, 
whether prior or subsequent to the commencement of the Lease term) insured through reputable 
insurance underwriters against perils covered by then-available standard forms of "special form" 
(previously known as "all risk") insurance policies, as such policies are in use from time to time for 
comparable buildings in San Francisco with comparable improvements (excluding, at Landlord's 
option, perils such as earthquake, flood and other standard exclusions), with a deductible provision 
deemed commercially reasonable by Landlord (but which, in any event, will not materially exceed that 
which prudent, efficient operators of similar buildings in San Francisco would carry from time to time 
in the exercise ofreasonable business judgment), in an amount or amounts equal to not less than eighty 
percent (80%) of the full replacement value of the Building (excluding the land and the footings, 
foundations and installations below the basement level), or such greater percentage as shall be 
required to preclude Landlord from being deemed a coinsurer, without deduction for depreciation, 
including the costs of demolition and debris removal, or such other fire and property damage insurance 
as Landlord shall reasonably determine to give substantially equal or greater protection. 

16. Mutual Waiver of Subrogation Rights. Notwithstanding any other provision 
of this Lease to the contrary, each party hereto hereby releases the other respective party and, in the 
case of Tenant as the releasing party, the other Indemnitees, and the respective partners, shareholders, 
agents, employees, officers, directors and authorized representatives of such released party, from any 
claims such releasing party may have for damage to the Building, the Premises or any of such 
releasing party's fixtures, personal property, improvements and alterations in or about the Premises, 
the Building or the Project that is caused by or results from risks insured against under any "special 
form" insurance policies actually carried by such releasing party or deemed to be carried by such 
releasing party; provided, however, that such waiver shall be limited to the extent of the net insurance 
proceeds payable by the relevant insurance company with respect to such loss or damage ( or in the 
case of deemed coverage, the net proceeds that would have been payable). For purposes of this 
Paragraph 16, Tenant and Landlord shall be deemed to be carrying any of the insurance policies 
required to be carried by them pursuant to Paragraph 15 but not actually carried by them. Each party 
hereto shall cause each such fire and extended coverage insurance policy obtained by it to provide 
that the insurance company waives all rights of recovery by way of subrogation against the other 
respective party and the other released parties in connection with any matter covered by such policy. 

17. Utilities. 

a. Basic Services. Landlord shall furnish the following utilities and services 
("Basic Services") for the Premises: (i) during the hours of 8 AM. to 7 P.M. ("Business Hours") 
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Monday through Friday (except public holidays) ("Business Days") (and thereafter during Non­
Business Hours, subject to the provisions set forth below regarding Excess Services) heat, ventilation 
and air conditioning ("HV AC") required for the comfortable use and occupancy of the Premises for 
ordinary general office purposes, which HV AC system shall meet the requirements specified in 
Exhibit D, (ii) twenty four (24) hours a day, each day of the Lease term, domestic hot and cold water 
for the Base Building restroom(s) and for use (in customary amounts) in any plumbing fixtures 
located in the Premises, (iii) twenty four (24) hours a day each day of the Lease term, elevator service 
to the floor(s} of the Premises by non-attended automatic elevators for general office pedestrian 
usage, and (iv) twenty four (24) hours a day each day of the Lease term, security at the Building that 
is at least commensurate with the overall level of security customarily provided in comparable 
buildings in San Francisco with comparable improvements, provided that such security shall in any 
event include (i) a manned lobby desk twenty four (24) hours a day each day of the year, (ii) evening 
roving guard service, (iii) office elevators and lobbies secured after hours by a card access system, 
and (iv) monitored and digitally recorded security cameras (including pan, tilt and zoom features), 
provided that, such electronic equipment may be replaced with other equipment which is 
commensurate with the types of equipment then being installed by owners of similar buildings in San 
Francisco as technology. and customary practices evolve over time. Tenant may install a security 
system within the Premises, provided that Tenant complies with the provisions of Paragraph 9 above 
in performing such installation. In no event shall any such system installed by Tenant interfere in any 
manner with the security system for the Project. Notwithstanding anything to the contrary in this 
Lease (subject to any temporary shutdown for repairs, for security purposes, for compliance with any 
legal restrictions, or due to strikes, lockouts, labor disputes, fire or other casualty, acts of God, acts of 
terror, or other causes beyond the reasonable control of Landlord), Tenant shall have access to the 
Building (including the Parking Facility, as defined below) 24 hours a day each day of the year. 
Throughout the Lease term, Landlord shall operate the Building in a manner consistent with 
comparable buildings in San Francisco. 

From and after the Commencement Date, Tenant may use the above services in 
excess of that provided in Basic Services, including during additional hours ("Excess Services"), 
provided that the Excess Services desired by Tenant are reasonably available to Landlord and to the 
Premises ( it being understood that in no event shall Landlord be obligated to make available to the 
Premises more than the pro rata share of the capacity of any Excess Service available to the Building 
or the applicable floor of the Building, as the case may be), and provided further that Tenant complies 
with the procedures reasonably established by Landlord from time to time for requesting and paying 
for such Excess Services and with all other provisions of this Paragraph 17. Landlord reserves the 
right to install in the Premises or the Real Property water meters (including, without limitation, any 
additional wiring, conduit or panel required therefor) to measure the water consumed by Tenant or to 
cause the usage to be measured by other reasonable methods ( e.g., by temporary "check" meters or by 
survey). Excess Services shall be made available to Tenant at Landlord's actual cost (i.e., the actual 
cost to Landlord for providing the service in question, without mark-up for profit). 

b. Payment for Utilities and Services. The cost of Basic Services shall be 
included in Operating Expenses. In addition, Tenant shall pay to Landlord upon demand (i) the cost, 
at Landlord's prevailing rate (which shall be the actual cost to Landlord, as reasonable determined by 
Landlord, without any mark-up for profit), of any Excess Services used by Tenant, which rate is 
subject to adjustment to reflect increases in Landlord's actual cost of providing the Excess Services, 
(ii) the actual cost to Landlord (without mark-up for profit) of installing, operating, maintaining or 
repairing any meter or other device used to measure Tenant's consumption of utilities (excluding any 
meters Landlord is required to install as part of Landlord's Work under Paragraph 4.b. above), and 
(iii) the actual cost to Landlord (without mark-up for profit) of installing, operating, maintaining or 
repairing any Temperature Balance Equipment (as defined in Paragraph 17.d. below) for the Premises 
and/or any equipment required in connection with any Excess Services requested by Tenant. 
Landlord's failure to bill Tenant for any of the foregoing shall not waive Landlord's right to bill 
Tenant for the same at a later time. 

c. Electricity; Utility Connections. Electricity for the Premises is not part of 
Basic Services. Tenant shall contract directly with the public utility company furnishing electric 
service to the Project and shall pay for all charges for electric current consumed on the Premises. 
Tenant shall not connect or use any apparatus or device in the Premises which would (i) cause 
Tenant's electrical demand load to exceed 1.4 watts per useable square foot for overhead lighting or 
3.5 watts per useable square foot for convenience outlets and miscellaneous equipment loads (the 
parties acknowledge that an additional 5.0 watts per usable square foot of electric current is available 
for operation of the Base Systems and such wattage is not a part of the aforementioned wattage 
restriction applicable to Tenant) or (ii) exceed the capacity of the existing panel or transformer 
serving the Premises. Tenant shall not connect with electric current (except through existing outlets in 
the Premises or.such additional outlets as may be installed in the Premises as part of initial Tenant 
Improvements or subsequent Alterations approved by Landlord), or water pipes, any apparatus or 
device for the purpose of using electrical current or water. 
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Landlord will not permit additional coring or channeling of the floor of the Premises 
in order to install new electric outlets in the Premises unless Landlord is reasonably , on the basis of 
such information to be supplied by Tenant at Tenant's expense, that coring and/or channeling of the 
floor in order to install such additional outlets will not weaken the structure of the floor. 

d. Temperature Balance. If the temperature otherwise maintained in any 
portion of the Premises by the HV AC system is adversely affected as a result of (i) the type or 
quantity of any lights, machines or equipment (including without limitation typical office equipment) 
used by Tenant in the Premises, (ii) the occupancy of such portion of the Premises by a number of 
persons that exceeds the occupancy levels for which the HV AC system was designed (as specified in 
attached Exhibit D), ( iii) an electrical load for lighting or power in excess of the limits specified in 
Paragraph 17.c. above, or (iv) any rearrangement of partitioning or other improvements, then 
Landlord may notify Tenant (such notice to contain reasonably detailed evidence of the effect of 
Tenant's actions on the temperature balance), and thereafter, Landlord and Tenant shall meet and 
confer in good faith in an effort to determine the most cost efficient manner of mitigating any such 
adverse affect on temperatures obtained by the HV AC system. If, however, within thirty (30) days 
following such meeting, Landlord and Tenant have not reached agreement as to a mutually acceptable 
mitigation measure, then, following notice to Tenant, at Tenant's sole cost, Landlord may install any 
equipment, or modify any existing equipment (including the standard air conditioning equipment) 
Landlord reasonably deems necessary to restore the temperature balance (such new equipment or 
modifications to existing equipment termed herein "Temperature Balance Equipment"). Tenant 
agrees to keep closed, when necessary, draperies and/or window treatments which, because of the 
sun's position, must be closed to provide for the efficient operation of the air conditioning system, 
and Tenant agrees to cooperate with Landlord · and to abide by the reasonable regulations and 
requirements which Landlord may prescribe for the proper functioning and protection of the HV AC 
system. Landlord makes no representation to Tenant regarding the adequacy or fitness of the heating, 
air conditioning or ventilation equipment in the Building to maintain temperatures that may be 
required for, or because of, any computer or communications rooms, machine rooms, conference 
rooms or other areas of high concentration of personnel or electrical usage, or any other uses other 
than or in excess of the fractional horsepower normally required for office equipment, and Landlord 
shall have no liability for loss or damage suffered by Tenant or others in connection therewith. 

e. Interruption of Services. Landlord's obligation to provide utilities and 
services for the Premises are subject to the Rules and Regulations of the Building, applicable Legal 
Requirements (including the rules or actions of the public utility company furnishing the utility or 
service), and shutdowns for maintenance and repairs, for security purposes, or due to Force Majeure. 
In the event of an interruption in, or failure or inability to provide any service or utility for the 
Premises for any reason, such interruption, failure or inability shall not constitute an eviction of 
Tenant, constructive or otherwise, or impose upon Landlord any liability whatsoever, including, but 
not limited to, liability for consequential damages or loss of business by Tenant, or entitle Tenant to 
any abatement or offset of Monthly Rent, Additional Rent or any other amounts due from Tenant 
under this Lease. Tenant hereby waives the provisions of California Civil Code Section 1932(1) or 
any other applicable existing or future Legal Requirement permitting the termination of this Lease 
due to such interruption, failure or inability. Notwithstanding the foregoing, if any interruption in or 
failure or inability to provide any of the services or utilities described in Paragraph 17.a. (each a 
"Service Interruption") is (i) within the reasonable control of Landlord or its agents or employees to 
correct and continues for five (5) or more consecutive Business Days after Landlord becomes aware 
thereof, whether by Tenant's written notice to Landlord or otherwise, or (ii) outside of Landlord's 
reasonable control to correct and continues for thirty (30) or more consecutive days after Landlord 
becomes aware thereof, whether by Tenant's written notice or otherwise, and Tenant is unable to 
conduct, and does not conduct, any business in a material portion of the Premises as a result thereof, 
then Tenant shall be entitled to an abatement of Monthly Rent under Paragraph 5 above and 
Additional Rent under Paragraph 7 above, which abatement shall commence as of the first (1st) day 
after the expiration of such five (5) Business Day or thirty (30) day period (as applicable) and to 
terminate upon the cessation of the Service Interruption and which abatement shall be based on the 
portion of the Premises rendered unusable for Tenant's business by the Service Interruption. The 
abatement and termination rights set forth above shall be inapplicable to any Service Interruption that 
is caused by (x) damage from fire or casualty (it being acknowledged that such situation shall be 
governed by Paragraph 27 below) or (y) to any other Service Interruption described in this Paragraph 
17.e. to the extent caused by the negligence or willful misconduct of Tenant or its agents, employees 
or contractors. 

f. Governmental Controls. In the event any governmental authority having 
jurisdiction over the Project or the Building promulgates or revises any Legal Requirement or 
building, fire or other code or imposes mandatory or- voluntary controls or guidelines on Landlord or 
the Project or the Building relating to the use or conservation of energy or utilities or the reduction of 
automobile or other emissions (collectively, "Controls") or in the event Landlord is required or elects 
to make alterations to the Project or the Building in order to comply with such mandatory or 
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voluntary Controls, Landlord may, in its sole discretion, comply with such Controls or make such 
alterations to the Project or the Building related thereto. Such compliance and the making of such 
alterations shall not constitute an eviction of Tenant, constructive or otherwise, or impose upon 
Landlord any liability whatsoever, including, but not limited to, liability for consequential damages or 
loss of business by Tenant. 

g. Janitorial Services: Refuse Removal: Extermination Services. Tenant 
shall maintain the Premises in a clean and sanitary condition appropriate for a first class building and 
shall be responsible for providing janitorial services to the Premises at Tenant's sole cost and expense. 
Tenant shall ensure that the janitors used by Tenant shall not cause any labor disturbance in or at the 
Project. Tenant shall comply with Landlord's rules and procedures concerning temporary storage of 
refuse and the time and manner of disposal thereof in the designated areas of the Building. If Landlord 
determines that the Premises are not being maintained in accordance with the foregoing standards, 
Landlord may notify Tenant, specifying in reasonable detail the basis for Landlord's determination that 
Tenant's janitorial services are inadequate, and, after delivery of such notice, Landlord shall have the 
right to provide janitorial services to the Premises, at Tenant's sole cost and expense. In addition, 
Tenant shall procure and maintain during the term of this Lease, at Tenant's sole cost and expense, a 
contract providing for extermination services to the Premises as frequently as Landlord reasonably 
deems necessary. Tenant shall submit such contract to Landlord for Landlord's prior approval. 

h. Supplemental Cooling. Throughout the Lease term, Tenant shall be 
entitled to Tenant's pro-rata share of the supplemental cooling capacity that is available to tenants of 
the Building from the Base Building cooling system. The supplemental cooling capacity shall be the 
excess cooling capacity beyond that needed to provide Base Building HV AC to the Building. Tenant 
shall pay to Landlord an amount equal to Landlord's actual cost (without mark-up) of providing to 
Tenant the supplemental cooling capacity utilized by Tenant, such cost to be reasonably determined by 
Landlord. In the event of any inconsistency between this Paragraph 17.h and Exhibit D, Exhibit D 
shall control. 

18. Personal Property and Other Taxes. Tenant shall pay, at least ten (10) days 
before delinquency, any and all taxes, fees, charges or other governmental impositions levied or 
assessed against Landlord or Tenant (a) upon Tenant's equipment, furniture, fixtures, improvements 
and other personal property (including carpeting installed by Tenant) located in the Premises, (b) by 
virtue of any Alterations made by Tenant to the Premises, and (c) upon this transaction or any 
document to which Tenant is a party creating or transferring an interest or an estate in the Premises. If 
any such fee, charge or other governmental imposition is paid by Landlord, Tenant shall reimburse 
Landlord for Landlord's payment upon demand. 

19. Rules and Regulations. Tenant shall comply with the rules and regulations 
set forth on Exhibit B attached hereto, as such rules and regulations may be reasonably modified or 
amended by Landlord from time to time (the "Rules and Regulations"). Landlord shall not be 
responsible to Tenant for the nonperformance or noncompliance by any other tenant or occupant of 
the Building of or with any of the Rules and Regulations; provided, however, that Landlord shall use 
reasonable efforts to enforce the Rules and Regulations and to do so in a non-discriminatory manner. 
In the event of any conflict between the Rules and Regulations and the balance of this Lease, the 
balance of this Lease shall control. 

20. Surrender: Holding Over. 

a. Surrender. Upon the expiration or other termination of this Lease, 
Tenant shall surrender the Premises to Landlord vacant and broom-clean, with all improvements and 
Alterations (except as provided below) in their original condition, except for reasonable wear and 
tear, damage from casualty or condemnation and any changes resulting from approved Alterations; 
provided, however, that prior to the expiration or termination of this Lease Tenant shall remove from 
the Premises any Specialty Alterations that Tenant is required by Landlord to remove pursuant to 
Paragraph 9.b. above and all of Tenant's personal property (including, without limitation, all voice 
and data cabling) and trade fixtures. If such removal is not completed at the expiration or other 
termination of this Lease, Landlord may remove the same at Tenant's expense. Any damage to the 
Premises or the Building caused by such removal shall be repaired promptly by Tenant (including the 
patching or repairing of ceilings and walls) or, if Tenant fails to do so, Landlord may do so at 
Tenant's expense. The removal of Specialty Alterations from the Premises shall be governed by 
Paragraph 9 above. Tenant's obligations under this paragraph shall survive the expiration or other 
termination of this Lease. Upon expiration or termination of this Lease or of Tenant's possession, 
Tenant shall surrender all keys to the Premises or any other part of the Building and shall make 
known to Landlord the combination of locks on all safes, cabinets and vaults that may be located in 
the Premises. 
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b. Holding Over. IfTenant remains in possession of the Premises after the 
expiration or earlier termination of this Lease with the express written consent of Landlord, Tenant's 
occupancy shall be a month-to-month tenancy at a rent agreed upon by Landlord 'and Tenant in 
writing; provided, however, if Landlord has consented to the holdover in writing, but Landlord and 
Tenant did not agree in writing on the rent during the holdover period, the monthly rent during the 
holdover period shall be the greater of (i) one hundred fifty percent (150%) of the Monthly Rent and 
Additional Rent payable under this Lease during the last full month prior to the date of the expiration 
of this Lease or (ii) the then fair market rental (as reasonably determined by Landlord) for the 
Premises. Except as provided in the preceding sentence, the month-to-month tenancy shall be on the 
terms and conditions of this Lease, except that any renewal options, expansion options, rights of first 
refusal, rights of first negotiation or any other rights or options pertaining to additional space in the 
Building contained in this Lease shall be deemed to have terminated and shall be inapplicable thereto. 
Landlord's acceptance ofrent after such holding over with Landlord's written consent shall not result 
in any other tenancy or in a renewal of the original term of this Lease. If Tenant remains in possession 
of the Premises after the expiration or earlier termination of this Lease without Landlord's written 
consent, Tenant's continued possession shall be on the basis of a tenancy at sufferance and Tenant 
shall pay as Monthly Rent during the holdover period an amount equal to (i) for the first thirty (30) 
days of such holdover, one hundred fifty percent (150%) of the Monthly Rent and one hundred 
percent (100%) of the Additional Rent payable under this Lease for the last full month prior to the 
date of such expiration or termination and (ii) for the holdover period from and after the end of such 
thirty (30) day period, such percentage applied to Monthly Rent shall increase to two hundred percent 
(200%). 

c. Indemnification. Tenant shall indemnify, defend and hold Landlord 
harmless from and against all Claims incurred by or asserted against Landlord and arising directly or 
indirectly from Tenant's failure to timely surrender the Premises, including but not limited to (i) any 
rent payable by or any loss, cost, or damages, including lost profits, claimed by any prospective 
tenant of the Premises or any portion thereof, and (ii) Landlord's damages as a result of such 
prospective tenant rescinding or refusing to enter into the prospective leas_e of the Premises or any 
portion thereof by reason of such failure to timely surrender the Premises; provided, however, that as 
a condition to Tenant's obligations under this Paragraph 20.c., Landlord shall give written notice of 
the existence of a prospective successor tenant for the Premises ( or any portion thereof) or the 
existence of any other matter which might give rise to a claim by Landlord under the foregoing 
indemnity, at least thirty (30) days prior to the date Landlord shall require Tenant's surrender of the 
Premises, and Tenant shall not be responsible to Landlord under the foregoing Indemnity if Tenant 
shall surrender the Premises on or prior to the later of (i) the date immediately following the 
expiration or earlier termination of this Lease, or (ii) the expiration of such thirty (30) day period 
(Landlord's notice may be given prior to the scheduled expiration date of this Lease). 

21. Subordination and Attornment. As used herein and elsewhere in this Lease, 
an "Encumbrance" is any mortgage, deed of trust, ground lease, underlying lease or like 
encumbrance affecting any part of the Real Property or any interest of Landlord therein that is 
executed or recorded, including any _future modification, amendment or supplement to any of the 
foregoing, and any advances made thereunder. Landlord represents and warrants to Tenant that, as of 
the date of this Lease, no Encumbrance exists on the Real Property. 

If an Encumbrance is created following the date of this Lease, then this Lease shall 
be subject and subordinate to such Encumbrance only upon delivery to Tenant of a non-disturbance 
agreement executed by the holder of the Encumbrance on such holder's then current form providing 
that if Tenant is not in default under this Lease beyond any applicable grace period, that such party 
will recognize this Lease and Tenant's rights hereunder and will not disturb Tenant's possession 
hereunder, and if this Lease is by operation oflaw terminated in a foreclosure, that a new lease will be 
entered into on the same terms as this Lease for the remaining term hereof, but subject to and 
including such further matters and conditions to the foregoing as may be required by the holder of the 
Encumbrance in such holder's standard form. Tenant shall, within ten (10) Business Days after 
Landlord's request, execute and deliver to Landlord a document evidencing the subordination of this 
Lease to a particular Encumbrance created after the date of this Lease, provided that the non­
disturbance provisions provided for in this Paragraph 21 are included in such document. If Tenant 
fails to execute and deliver to Landlord the required document within the required ten ( 10) Business 
Day period and does not execute and deliver the document to Landlord within five (5) Business Days 
following Landlord's additional written notice to Tenant that the document was not received, then 
Tenant agrees that Landlord shall have the right to execute and deliver such instrument in lieu of 
Tenant and Tenant shall be bound thereby. Any and all charges imposed by the holder of the 
Encumbrance to issue the non-disturbance agreement shall be borne by Tenant. 

If the interest of Landlord in the Real Property or the Building is transferred to any 
person ("Purchaser") pursuant to or in lieu of proceedings for enforcement of any Encumbrance, 
Tenant shall immediately attorn to the Purchaser, and this Lease shall continue in full force and effect 
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as a direct lease between the Purchaser and Tenant on the terms and conditions set forth herein upon 
notice from Landlord or Purchaser of such transfer, subject to the express terms of any applicable 
non-disturbance agreement. 

22. Financing Condition. If any lender or ground lessor that intends to acquire an 
interest in, or holds an Encumbrance should require either the execution by Tenant of an agreement 
requiring Tenant to send such lender written notice of any default by Landlord under this Lease and 
giving such lender the right to cure such default until such lender has completed foreclosure, and 
preventing Tenant from terminating this Lease (to the extent such termination right would otherwise 
be available) unless such default remains uncured after foreclosure has been completed (provided that 
in no event shall such agreement prohibit Tenant from exercising its non-termination remedies against 
Landlord for such breach pursuant to the terms of this Lease), and/or any modification of the 
agreements, covenants, conditions or provisions of this Lease, then Tenant agrees that it shall; within 
ten.(10) Business Days after Landlord's request, execute and deliver such agreement and modify this 
Lease as required by such lender or ground lessor; provided, however, that no such modification shall 
affect the length of the Lease term, increase the rent payable by Tenant hereunder, increase Tenant's 
non-monetary obligations hereunder (other than in a non-substantial manner, such as requiring that 
Tenant send additional copies of notices to one or more additional parties) or diminish Tenant's rights 
hereunder ( other than in a non-substantial manner). Tenant acknowledges and agrees that its failure to 
timely execute any such agreement or modification required by such lender or ground lessor within 
such ten (10) Business Day period, and subsequent failure to deliver the agreement or modification 
within five (5) Business Days following Landlord's second written request for the agreement or 
modification, may cause Landlord serious financial damage by causing the failure of a financing 
transaction and giving Landlord all of its rights and remedies under Paragraph 25 below, including its 
right to damages caused by the loss of such financing. If Tenant receives a non-disturbance agreement 
from a particular lender under Paragraph 21 above, then, in the event of any inconsistency between 
the terms of that agreement and the terms of this Paragraph 22, the terms of the non-disturbance 
agreement shall govern as to that lender. 

23. Entry by Landlord. Landlord may, at any and all reasonable times, and upon 
one (1) Business Day' prior notice (provided that notice may be for a shorter period if necessary due 
to work required by a governmental authority and that no such prior notice shall be required in the 
event of an emergency or if Landlord is responding to a work order or other request by Tenant for 
particular services, or for any previously scheduled provision of services to the Premises) to (a) 
inspect the same and to determine whether Tenant is in compliance with its obligations hereunder, (b) 
perform any service Landlord is required to provide hereunder, (c) show the Premises to prospective 
lenders, purchasers or (dµring the final twelve (12) months of the Lease Term) tenants, (d) post 
notices of non-responsibility, and (e) alter, improve or repair the Premises (to the extent such work is 
required or permitted hereunder to be performed by Landlord) or any other portion of the Project. 
Provided Tenant makes a representative available by the end of the applicable notice period provided 
for above and excluding any entry in the event of an emergency, Tenant may require that Landlord or 
any representative of Landlord entering the Premises pursuant to the provisions of this Paragraph 23, 
be accompanied at all times by a representative of Tenant. Landlord and its agents shall hold all 
information, data, and materials they view or access while on the Premises in strict confidence and 
shall not disclose such materials to any third person without Tenant's prior written consent. All 
access shall be subject to Tenant's then security and access protocols and procedures provided such 
protocols and procedures are reasonable, do not cause Landlord to incur additional expense and allow 
Landlord to achieve the permitted purpose for the entry into the Premises. Notwithstanding the 
foregoing, in the event of an actual emergency (i.e., imminent danger to persons or property, as 
determined by Landlord's representative in good faith) where it is not possible through reasonable 
means to coordinate access to the Premises with Tenant, Landlord may make such access without a 
Tenant representative present but only (i) to the extent necessary (as determined by Landlord's 
representative on site in good faith) to address the emergency and (ii) if Landlord uses diligent and 
good faith to immediately notify Tenant of the access. Under no circumstances may Landlord 
remove Tenant's equipment, records, data, or other materials from the Premises without Tenant's 
prior written authorization. Landlord shall not be permitted to touch or operate any of Tenant's 
computer, telecommunications, and other equipment located in the Premises. Notwithstanding 
anything to the contrary herein, Landlord shall not be responsible for the conduct of any fire 
department personnel or similar government personnel that enters the Premises. In connection with 
any alteration, improvement or repair performed during Landlord's entry under this Paragraph 23, 
Landlord may erect in the Premises or elsewhere in the Project scaffolding and other structures 
reasonably required for the work to be performed. Except as expressly set forth herein to the contrary, 
in no event shall such entry or work entitle Tenant to an abatement of rent, constitute an eviction of 
Tenant, constructive or otherwise, or impose upon Landlord any liability whatsoever, including but 
not limited to liability for consequential damages or loss of business or profits by Tenant. Landlord 
shall use good faith efforts to cause all such work to be done in such a manner as to cause as little 
interference to Tenant as reasonably possible without incurring additional material expense and shall, 
in any event, perform any extraordinarily noisy or disruptive work after Business Hours or on 
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weekends to the extent such procedures would be generally followed by operators of other 
comparable buildings in San Francisco ( except to the extent an emergency and/or Legal Requirements 
require otherwise, as determined by Landlord in good faith). If work is performed during non­
Business Hours, Landlord shall clean up the work area prior to the commencement of the next 
Business Day. Landlord will use reasonable efforts to provide Tenant with five (5) days prior notice 
(or, if five (5) days prior notice cannot be given under the circumstances, as much prior notice as 
reasonably possible under the circumstances) of any action hereunder that will substantially interfere 
with Tenant's ability to (i) conduct business in the Premises or the 9th Floor Deck, (ii) gain access to 
and from the Premises or the 9th Floor Deck, or (iii) use or have access to and egress from the 
Parking Facility. To the extent that Landlord installs, maintains, uses, repairs or replaces pipes, 
cables, ductwork, conduits, utility lines, and/or wires through hung ceiling space, exterior perimeter 
walls and column space, adjacent to and in demising partitions and columns, in or beneath the floor 
slab or above, below, or through the Premises, then in the course of making any such installation or 
repair: (x) Landlord shall not reduce Tenant's usable space, except to a de minirnus extent, if the same 
are not installed behind existing walls or ceilings; (y) Landlord shall box in any of the same installed 
adjacent to existing walls with construction materials substantially similar to those existing in the 
affected area(s) of the Premises; and (z) Landlord shall repair all damage caused by the same and 
restore such area(s) of the Premises to the condition existing immediately prior to such work. 
Landlord shall at all times retain a key with which to unlock all of the doors in the Premises, except 
Tenant's vaults and safes. If an emergency necessitates immediate access to the Premises, Landlord 
may use whatever force is necessary to enter the Premises and any such entry to the Premises shall 
not constitute a forcible or unlawful entry into the Premises, a detainer of the Premises, or an eviction 
of Tenant from the Premises, or any portion thereof. 

Notwithstanding the foregoing, Tenant, at its own expense, may provide its own 
locks to a reasonably sized area within the Premises ("Secured Area"). Tenant need not furnish 
Landlord with a key to the Secured Area, but upon the expiration or earlier termination of Tenant's 
right to possession to the Premises, Tenant shall surrender all such keys to Landlord. If Landlord 
requires access to a Secured Area in a non-emergency situation, Landlord shall contact Tenant, and 
Landlord and Tenant shall arrange a mutually agreed upon time for Landlord to have such access. 
Landlord shall comply with all reasonable security measures pertaining to the Secured Area. If 
Landlord determines, in good faith, that an emergency in the Building or the Premises, including, 
without limitation, a suspected fire, requires Landlord to gain access to the Secured Area, Tenant 
hereby authorizes Landlord to forcibly enter the Secured Area. 

Notwithstanding the foregoing provisions of this Paragraph 23, if any such entry or 
work by Landlord is (i) necessitated due to reasons (a) within the reasonable control of Landlord or its 
agents or employees and continues for five (5) or more consecutive Business Days, or (b) outside of 
Landlord's reasonable control and continues for thirty (30) or more consecutive days, and during the 
period of entry or work, all or a substantial part of the Premises are rendered unusable due to such 
entry or work such that Tenant is unable to, and does not, conduct its business in a material portion of 
the Premises, then Tenant shall be entitled to an abatement of Monthly Rent and Additional Rent 
commencing as of the first (1st) day after the expiration of such five (5) Business Day or thirty (30) 
day period (as applicable) and terminating upon the cessation of such entry or work and the delivery 
of such Premises to Tenant in broom-clean condition; any such abatement shall be based on the 
portion of the Premises rendered unusable due to such entry or work. The foregoing provisions shall 
not apply to any entry or work necessitated due to (i) damage from fire or other casualty which shall 
be governed by Para,graph 26 or (ii) the negligence or willful misconduct of Tenant or its agents, 
employees or contractors. 

24. Insolvency or Bankruptcy. The occurrence of any of the following shall 
constitute an Event of Default under Paragraph 25 below: 

a. Tenant ceases doing business as a going concern, makes an assigmnent for 
the benefit of creditors as an alternative to bankruptcy, is adjudicated an insolvent, files a petition ( or 
files an answer admitting the material allegations of such petition) seeking for Tenant any 
reorganization, arrangement, composition, readjustment, liquidation, dissolution or similar 
arrangement under any state or federal bankruptcy or other law, or Tenant consents to or acquiesces in 
the appointment, pursuant to any state or federal bankruptcy or other law, of a trustee, receiver or 
liquidator for the Premises, for Tenant or for all or any substantial part of Tenant's assets; or 

b. Tenant fails within ninety (90) days after the commencement of any 
proceedings against Tenant seeking reorganization, arrangement, composition, readjustment, 
liquidation, dissolution or similar relief under any state or federal bankruptcy or other similar Legal 
Requirement, to have such proceedings dismissed, or Tenant fails, within ninety (90) days after an 
appointment pursuant to any state or federal bankruptcy or other Legal Requirement without Tenant's 
consent or acquiescence, of any trustee, receiver or liquidator for the Premises, for Tenant or for all or 
any substantial part of Tenant's assets, to have such appointment vacated; or 
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c. Tenant is unable, or admits in writing its inability, to pay its debts as they 
mature; or 

d. Tenant gives notice to any governmental body of its insolvency or pending 
insolvency, or of its s_uspension or pending suspension of operations. 

In no event shall this Lease be assigned or assignable by reason of any voluntary or 
involuntary bankruptcy, insolvency or reorganization proceedings, nor shall any rights or privileges 
hereunder be an asset of Tenant, the trustee, debtor-in-possession, or the debtor's estate in any 
bankruptcy, insolvency or reorganization proceedings. 

25. Default and Remedies 
a. Events of Default. The occurrence of any of the following shall constitute 

an "Event of Default" by Tenant: 

1. Tenant fails to pay when due Monthly Rent, Additional Rent or 
any other rent within five (5) days following written notice from Landlord that the same is past due; 
or 

2. Intentionally deleted; or 

3. Tenant fails to deliver any estoppel certificate pursuant to 
Paragraph 29 below, subordination agreement pursuant to Paragraph 21 above, or document required 
pursuant to Paragraph 22 above within the initial ten (IO) Business Day period required for delivery 
of the same, and does not deliver the same within five (5) Business Days following Landlord's second 
written request for delivery of the subject agreement or document; or 

4. Tenant violates the bankruptcy and insolvency provisions of 
Paragraph 24 above and such violation is not cured within the cure period required under Paragraph 
24; or 

5. Tenant's fraud; or 

6. Tenant assigns this Lease or subleases any portion of the 
Premises in violation of Paragraph 13 above and fails to cure the same within ten (IO) Business Days 
following notice from Landlord; or 

7. The default by any guarantor of Tenant's obligations 
hereunder of any provision of such guarantor's guaranty, or the attempted repudiation or revocation 
of any such guaranty of this Lease by such guarantor, or the application of items 4 or 5 of this 
Paragraph 25.a. with the reference to "Tenant" therein being deemed to refer instead to such 
guarantor (as of the date of this Lease, there is no third party guarantor of this Lease);or 

8. Intentionally deleted; or 

9. Tenant fails to comply with any other provision of this Lease 
in the manner required pursuant to this Lease within thirty (30) days after written notice from 
Landlord of such failure (or if the noncompliance cannot by its nature be cured within the 30 day 
period, if Tenant fails to commence to cure such noncompliance within the 30 day period or thereafter 
fails to diligently prosecute such cure to completion); except that such thirty (30) day period for the 
commencement of the cure shall be shortened to the shorter time period set forth in Landlord's 
written notice to Tenant if such shorter time period is reasonably necessary to protect the health, 
safety or quiet enjoyment of the Building by its tenants and occupants or to prevent further damage or 
loss to Landlord or the Real Property or to avoid a violation ( or continuance of any violation) of any 
Legal Requirement. 

b. Remedies. Upon the occurrence of an Event of Default Landlord shall 
have the following remedies, which shall not be exclusive but shall be cumulative and shall be in 
addition to any other remedies now or hereafter allowed by law: 

1. Landlord may terminate Tenant's right to possession of the 
Premises at any time by written notice to Tenant. Tenant expressly acknowledges that in the absence 
of such written notice from Landlord, no other act of Landlord, including, but not limited to, its 
re-entry into the Premises, its efforts to rel et the Premises, its reletting of the Premises for Tenant's 
account, its storage of Tenant's personal property and trade fixtures, its acceptance of keys to the 
Premises from Tenant, its appointment of a receiver, or its exercise of any other rights and remedies 
under this Paragraph 25 or otherwise at law, shall constitute an acceptance of Tenant's surrender of 
the Premises or constitute a termination of this Lease or of Tenant's right to possession of the 
Premises. 
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Upon such termination in writing of Tenant's right to possession of the Premises, this 
Lease shall terminate and Landlord shall be entitled to recover damages from Tenant as provided in 
California Civil Code Section 195 L2 or any other applicable existing or future Legal Requirement 
providing for recovery of damages for such breach, including but not limited to the following: 

(i) The reasonable cost ofrecovering the Premises; plus 

(ii) The reasonable cost of removing Tenant's 
Alterations, trade fixtures and improvements; plus 

( iii) All unpaid rent due or earned hereunder prior to the 
date of termination, less the proceeds of any reletting or any rental received from subtenants prior to 
the date of termination applied as provided in Paragraph 25.b.2. below, together with interest at the 
Interest Rate, on such sums from the date such rent is due and payable until the date of the award of 
damages; plus 

(iv) The amount by which the rent which would be 
payable by Tenant hereunder, including Additional Rent under Paragraph 7 above, as reasonably 
estimated by Landlord, from the date of termination until the date of the award of damages, exceeds 
the amount of such rental loss as Tenant proves could have been reasonably avoided, together with 
interest at the Interest Rate on such sums from the date such rent is due and payable until the date of 
the award of damages; plus 

(v) The amount by which the rent which would be 
payable by Tenant hereunder, including Additional Rent under Paragraph 7 above, as reasonably 
estimated by Landlord, for the remainder of the then term, after the date of the award of damages 
exceeds the amount such rental loss as Tenant proves could have been reasonably avoided, discounted 
at the discount rate published by the Federal Reserve Bank of San Francisco for member banks at the 
time of the award plus one percent (1%); plus 

(vi) Such other amounts in addition to or in lieu of the 
foregoing as may be permitted from time to time by applicable law, including without limitation any 
other amount necessary to compensate Landlord for all the detriment proximately caused by Tenant's 
failure to perform its obligations under this Lease or which in the ordinary course of things would be 
likely to result therefrom. 

2. Landlord has the remedy described in California Civil Code 
Section 1951.4 (a landlord may continue the lease in effect after the tenant's breach and abandonment 
and recover rent as it becomes due, if the tenant has the right to sublet and assign subject only to 
reasonable limitations), and may continue this Lease in full force and effect and may enforce all of its 
rights and remedies under this Lease, including, but not limited to, the right to recover rent as it 
becomes due. After the occurrence of an Event of Default, Landlord may enter the Premises without 
terminating this Lease and sublet all or any part of the Premises for Tenant's account to any person, 
for such term (which may be a period beyond the remaining term of this Lease), at such rents and on 
such other terms and conditions as Landlord deems advisable. In the event of any such subletting, 
rents received by Landlord from such subletting shall be applied (i) first, to the payment of the costs 
of maintaining, preserving, altering and preparing the Premises for subletting, the other costs of 
subletting, including but not limited to brokers' commissions, attorneys' fees and expenses of 
removal of Tenant's personal property, trade fixtures and Alterations; (ii) second, to the payment of 
rent then due and payable hereunder; (iii) third, to the payment of future rent as the same may become 
due and payable hereunder; (iv) fourth, the balance, if any, shall be paid to Tenant upon (but not 
before) expiration of the term of this Lease. If the rents received by Landlord from such subletting, 

· after application as provided above, are insufficient in any month to pay the rent due and payable 
hereunder for such month, Tenant shall pay such deficiency to Landlord monthly upon demand. 
Notwithstanding any such subletting for Tenant's account without termination, Landlord may at any 
time thereafter, by written notice to Tenant, elect to terminate this Lease by virtue of a previous Event 
of Default. 

During the continuance of an Event of Default, for so long as Landlord does not 
terminate Tenant's right to possession of the Premises and subject to Paragraph 13, entitled 
Assigrunent and Subletting, and the options granted to Landlord thereunder, Landlord shall not 
unreasonably withhold its consent to an assignment or sublease of Tenant's interest in the Premises or 
in this Lease. 

3. During the continuance of an Event of Default, Landlord may 
enter the Premises without terminating this Lease and remove all Tenant's personal property, 
Alterations and trade fixtures from the Premises and store them at Tenant's risk and expense. If 
Landlord removes such property from the Premises and stores it at Tenant's risk and expense, and if 
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Tenant fails to pay the cost of such removal and storage after written demand therefor and/or to pay 
any rent then due, then after the property has been stored for a period of thirty (30) days or more 
Landlord may sell such property at public or private sale, in the manner and at such times and places 
as Landlord deems commercially reasonable following reasonable notice to Tenant of the time and 
place of such sale. The proceeds of any such sale shall be applied first to the payment of the expenses 
for removal and storage of the property, the preparation for and the conducting of such sale, and for 
attorneys' fees and other legal expenses incurred by Landlord in connection therewith, and the 
balance shall be applied as provided in Paragraph 25.b.2. above. 

Tenant hereby waives all claims for damages that may be caused by Landlord's 
reentering and taking possession of the Premises or removing and storing Tenant's personal property 
pursuant to this Paragraph 25, and Tenant shall indemnify, defend and hold Landlord harmless from 
and against any and all Claims resulting from any such act. No reentry by Landlord shall constitute or 
be construed as a forcible entry by Landlord. 

4. Landlord may require Tenant to remove any Specialty 
Alterations from the Premises if Landlord previously notified Tenant of the requirement to remove 
the same pursuant to Paragraph 9.b. above or, ifTenant_fails to do so within ten (10) Business Days 
after Landlord's request, Landlord may do so at Tenant's expense. 

5. Landlord may cure the Event of Default at Tenant's expense, it 
being understood that such performance shall not waive or cure the subject Event of Default. If 
Landlord pays any sum or incurs any expense in curing the Event of Default, Tenant shall reimburse 
Landlord upon demand for the amount of such payment or expense with interest at the Interest Rate 
from the date the sum is paid or the expense is incurred until Landlord is reimbursed by Tenant. Any 
amount due Landlord under this subsection shall constitute additional rent hereunder. 

6. Notwithstanding any other provision of this Lease to the 
contrary, during the Construction Period, Tenant's liability for Tenant's actions or failures to act 
under this Lease shall be limited to (a) Tenant's Share of 89.95% of Landlord's Project Costs 
(defined below) as of the date of the applicable act or failure to act (the "Occurrence Date") (defined 
below) (exclusive of any Force Majeure Costs (defined below)), minus· (b) the sum of (i) any 
payments previously paid by Tenant to Landlord hereunder which have been future valued at 7.8% to 
the Occurrence Date and (ii) the present value of any future payments made by Tenant to Landlord 
hereunder that Tenant is obligated to make, discounted at 7.8%, but in each case excluding any 
Excluded Payments (defined below). For purposes ofthis Paragraph 25.b.6: 

(w) "Force Majeure Costs" shall mean the sum of (a) all costs 
and expenses incurred by Landlord to restore the Building in connection with a Force Majeure 
Event (defined below) (including (i) all capitalized interest and other collateral costs and 
carrying costs accruing on such cost necessary to repair and restore damage caused by such 
Force Majeure Event following such Force Majeure Event and (ii) all capitalized interest and 
other collateral costs and carrying costs accruing as a result of time delays necessary to repair 
and restore damage caused by such Force Majeure Event following such Force Majeure 
Event) less the amount of all insurance proceeds applied to the restoration of the Building and 
(b) to the extent the Building is not restored following such Force Majeure Event, the 
reduction, if any, in fair market value of the Building as a result of such Force Majeure Event, 
as set forth in an appraisal in form and substance reasonably satisfactory to Landlord 
conducted by an independent appraiser selected by Landlord; provided, however, in no event 
shall the amount determined in the foregoing clause (b) be less than the remaining estimated 
cost to restore the Building to substantially the same condition as immediately prior to the 
Force Majeure Event; and 

(x) "Force Majeure Event" means any event which is beyond 
the direct or indirect control of Tenant, including, but not limited to, civil unrest, hurricanes, 
cyclones, tornadoes, or other acts of God or of public enemies, strikes, lockouts or other labor 
disputes, transportation embargo, act of terrorism, sabotage, war, blockade, rebellion, 
insurrection or riot, epidemic; landslide, lightning, acts of terrorism, sabotage, earthquake, 
flood or other acts of nature, fire or explosion, or failure of any public utility, or any law, 
administrative regulation, order or directive enacted or made by any court or governmental 
authority or by Landlord, Landlord's employees, agents or contractors; and 

(y) "Project Costs" shall mean the sum of (i) the cost to 
Landlord to acquire the Building (excluding any land acquisition costs) plus (ii) the cost 
incurred by Landlord as of the Occurrence Date to improve the Building (including, without 
limitation, costs incurred in the performance of Landlord's Work and the Renovation Project) 
which are properly capitalizable under US GAAP. 
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(z) "Excluded Payments" shall mean payments that are not 
required to be included in the calculation of the Tenant's "maximum guaranty amount" under 
ASC 840-40-55-8, and its related guidance or interpretations. 

By way of example, if, as of the Occurrence Date, (i) Landlord's Project Costs equal 
$100,000,000.00 (assuming $65,000,000.00 as the purchase price for the Building and 
$35,000,000.00 of subsequent costs to improve the Building) and (ii) Tenant's only previous payment 
to Landlord hereunder is the prepayment of Monthly Rent required by Paragraph 5.a above in the 
amount of $203,632.50, (iii) there has been no draw upon the Letter of Credit, and (iv) as there are no 
payments due from Tenant to Landlord hereunder prior to the expiration of the Construction Period, 
Tenant's liability would be limited to: (x) 22.18% of $89,950,000.00 (i.e., 89.95% of Project Costs), 
or approximately $19,951,000.00, less approximately $203,632.50, or approximately $19,747,000.00. 

Notwithstanding the foregoing provisions of this Paragraph 25.b.6, 
the limitation on Tenant's liability described herein shall not apply to any claims brought by SRI Nine 
Market Square LLC relating to (i) fraud, misappropriation of funds, illegal acts or willful misconduct 
on the part of Tenant or (ii) the bankruptcy of Tenant. 

c. Waiver of Redemption. Tenant hereby waives, for itself and all persons 
claiming by and under Tenant, all rights and privileges which it might have under any present or 
future Legal Requirement to redeem the Premises or to continue this Lease after being dispossessed 
or ejected from the Premises. 

26. Damage or Destruction. If all or any part of the Premises or any material 
portion of the balance of the Real Property is damaged by fire or other casualty, Landlord shall, 
within sixty (60) days following the date of the damage, give Tenant written notice of Landlord's 
reasonable estimate of the time required from the date of the damage to repair the damage (the 
"Damage Estimate"). Landlord shall use commercially reasonable efforts to diligently proceed to 
repair the damage and this Lease shall remain in full force and effect if (i) the damage is caused by a 
peril covered by Landlord's insurance (or required under this Lease to be covered by Landlord's 
insurance), the proceeds from such insurance are sufficient (without considering any deductible 
amounts) to repair the damage (an "Insured Casualty"), and the Damage Estimate is two hundred 
seventy (270) days from the date of the casualty or less, or (ii) the damage is caused by a peril not 
covered (and not required to be covered) by Landlord's insurance or the proceeds from Landlord's 
insurance are not sufficient (without considering any deductible amounts) to repair the damage (an 
"Uninsured Casualty"), and the Damage Estimate is one hundred eighty (180) days from the date of 
casualty or less. If the Damage Estimate is more than two hundred seventy (270) days, in the case of 
an Insured Casualty, or more than one hundred eighty (180) days, in the case of an Uninsured 
Casualty, Landlord, at its option exercised by written notice to Tenant within sixty (60) days of the 
date of the damage, shall either (a) diligently proceed to repair the damage, in which event this Lease 
shall continue in full force and effect, or (b) terminate this Lease as of the date specified by Landlord 
in the notice, which date shall be not less than thirty (30) days nor more than sixty (60) days after the 
date such notice is given, and this Lease shall terminate on the date specified in the notice (provided, 
however, that as a condition to Landlord's termination of this Lease, Landlord must concurrently 
terminate the leases of all other tenants of the Building similarly affected by the damage in question 
with whom Landlord has similar termination rights). Notwithstanding the foregoing, Landlord shall 
not be-obligated to repair or replace any of Tenant's movable furniture, equipment, trade fixtures, and 
other personal property, nor any Specialty Alterations or Above Building Standard Alterations 
installed in the Premises by or at the request of Tenant (including those installed by Landlord at 
Tenant's request, whether prior or subsequent to the commencement of the Lease term), and no 
damage to any of the foregoing shall entitle Tenant to any rent abatement, and Tenant shall, at 
Tenant's sole cost and expense, repair and replace such items. All such repair and replacement of 
Specialty Alterations and Above Building Standard Alterations by Tenant shall be performed in 
accordance with Paragraph 9 above regarding Alterations. 

If the damage is to the Premises or if the Building is so damaged that access to or use 
and occupancy of the Premises is materially impaired, the Damage Estimate is more than three 
hundred sixty-five (365) days, and Landlord does not give notice terminating this Lease within the 
sixty (60) day period provided above, then Tenant may give notice to Landlord, within fifteen (15) 
calendar days after the expiration of the aforesaid sixty (60) day period, terminating this Lease as of 
the date specified in Tenant's termination notice, which date shall not be before the date of such 
notice or more than thirty (30) days after the date of Tenant's termination notice. If this Lease was 
not terminated pursuant to the above and Landlord is required by the terms hereof to repair the subject 
damages, then, if Landlord does not complete the repairs by the date that is three hundred sixty-five 
days (365) days following the date of the damage (such period to be extended by any delays caused 
by Tenant or its agents), then Tenant may terminate this Lease by providing Landlord with written 
notice of such termination within thirty (30) days after the end of such 365-day period, but in any 
event, prior to the date the repairs are completed, which written notice shall specify the termination 
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date, which termination date shall not be before the date of such notice nor more than thirty (30) days 
after the date of such notice. 

Notwithstanding anything to the contrary contained in this Paragraph 26, if the initial 
Damage Estimate is more than ninety (90) days, and the date on which Landlord reasonably 
anticipates the repairs of such damage will be completed is during the last twelve (12) months of the 
Lease term, Landlord and Tenant shall each have the option to terminate this Lease by giving written 
notice to the other, in the case of Landlord together with the Damage Estimate, or, in the case of 
Tenant, within thirty (30) days of Tenant's receipt of the Damage Estimate, and this Lease shall 
terminate as of the date specified by the party in its termination notice, which date shall not be before 
the date of such notice or more than thirty (30) days after the date of such notice. Notwithstanding 
the foregoing, if Landlord exercises its right to terminate this Lease pursuant to the provisions of this 
subparagraph and Tenant has an unexpired, unexercised option to renew the term of this Lease, 
Tenant may cause Landlord's termination exercise to be rescinded by exercising such option to renew 
within ten (10) Business Days following delivery of notice of Landlord's exercise of its right to 
terminate this Lease, provided that all other conditions for the effectiveness of the exercise of such 
option to renew are satisfied. 

Notwithstanding anything to the contrary in this Paragraph 26, if damage which 
would otherwise lead to a right to terminate this Lease results from the willful misconduct of 
Landlord or Tenant, the party from whose misconduct such damage results shall have no right to 
terminate this Lease. 

If the frre or other casualty damages the Premises or the common areas of the Real 
Property necessary for Tenant's use and occupancy of the Premises, Tenant ceases to use any portion 
of the Premises as a result of such damage, then during the period the Premises or portion thereof are 
rendered unusable by such damage and repair, Tenant's Monthly Rent and Additional Rent under 
Paragraphs 5 and 7 above shall be proportionately reduced based upon the extent to which the 
damage and repair prevents Tenant from conducting, and Tenant does not conduct, its business at the 
Premises; provided, however, if the damage results from the negligence or willful misconduct of 
Tenant or Tenant's agents, employees, contractors or licensees, then Tenant's Monthly Rent and 
Additional Rent will not abate unless Tenant reimburses Landlord for the deductible required under 
Landlord's property damage/rental loss insurance. Tenant's abatement period provide for herein shall 
continue until Tenant has been given reasonably sufficient time (as reasonably determined by 
Landlord, taking into account customary construction time frames for the construction of tenant 
improvements in space of similar size in comparable buildings in San Francisco) and sufficient access 
to the Premises, to rebuild the portion of the Premises it is required to rebuild, to install its property, 
furniture, fixtures, data and telecommunications cabling and equipment and to move in to the 
Premises over the course of one (1) full weekend (during which weekend Tenant shall be provided 
with the exclusive use (except for de-minimus use by others) of the Building's freight elevator). 

A total destruction of the Building shall automatically terminate this Lease. In no 
event shall Tenant be entitled to any compensation or damages from Landlord for loss of use of the 
whole or any part of the Premises or for any inconvenience occasioned by any such destruction, 
rebuilding or restoration of the Premises, the Building or access thereto, except for the rent abatement 
expressly provided above. Tenant hereby waives California Civil Code Sections 1932(2) and 1933(4), 
providing for termination of hiring upon destruction of the thing hired and Sections 1941 and 1942, 
providing for repairs to and of premises. 

27. Eminent Domain. 

a. If all or any part of the Premises is taken by any public or quasi-public 
authority under the power of eminent domain, or any agreement in lieu thereof (a "taking"), this 
Lease shall terminate as to the portion of the Premises taken effective as of the date of taking. If only 
a portion of the Premises is taken, Landlord or Tenant may terminate this Lease as to the remainder of 
the Premises upon written notice to the other party within ninety (90) days after the taking; provided, 
however, that Tenant's right to terminate this Lease is conditioned upon the remaining portion of the 
Premises being of such size or configuration that such remaining portion of the Premises is unusable 
or uneconomical for Tenant's business. Landlord shall be entitled to all compensation, damages, 
income, rent awards and interest thereon whatsoever which may be paid or made in connection with 
any taking and Tenant shall have no claim against Landlord or any governmental authority for the 
value of any unexpired term of this Lease or of any of the improvements or Alterations in the 
Premises; provided, however, that the foregoing shall not prohibit Tenant from prosecuting a separate 
claim against the taking authority for an amount separately designated for Tenant's relocation 
expenses or the intenuption of or damage to Tenant's business or as compensation for Tenant's 
personal property, trade fixtures, Alterations or other improvements paid for by Tenant so long as any 
award to Tenant will not reduce the award to Landlord. 
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In the event of a partial taking of the Premises which does not result in a termination 
of this Lease, the Monthly Rent and Additional Rent under Paragraphs 5 and 7 hereunder shall be 
equitably reduced. If all or any material part of the Real Property other than the Premises is taken, 
Landlord may terminate this Lease upon written notice to Tenant given within ninety (90) days after 
the date of taking. 

b. Notwithstanding the foregoing, if all or any portion of the Premises is 
taken for a period of time of one (1) year or less ending prior to the end of the term of this Lease, this 
Lease shall remain in full force and effect and Tenant shall continue to pay all rent and to perform all 
of its obligations under this Lease; provided, however, that Tenant shall be entitled to all 
compensation, damages, income, rent awards and interest thereon that is paid or made in connection 
with such temporary taking of the Premises ( or portion thereof), except that any such compensation in 
excess of the rent or other amounts payable to Landlord hereunder shall be promptly paid over to 
Landlord as received. Landlord and Tenant each hereby waive the provisions of California Code of 
Civil Procedure Section 1265.130 and any other applicable existing or future Legal Requirement 
providing for, or allowing either party to petition the courts of the state in which the Real Property is 
located for, a termination of this Lease upon a partial taking of the Premises and/or the Building. 

28. Landlord's Liability; Sale of Building. The term "Landlord," as used in this 
Lease, shall mean only the owner or owners of the Real Property at the time in question. 
Notwithstanding any other provision of this Lease, (i) no personal liability shall at any time be 
asserted or enforceable against any other assets of Landlord or against the constituent shareholders, 
partners, members, or other owners of Landlord, or the directors, officers, employees and agents of 
Landlord or such constituent shareholder, partner, member or other owner, on account of any of 
Landlord's obligations or actions under this Lease and (ii) the liability of Landlord for its obligations 
under this Lease shall be limited solely to an amount equal to the lesser of (x) Landlord's interest in 
the Building and (y) the equity interest Landlord would have in the Building if the Building were 
encumbered by independent secured financing equal to eighty percent (80%) of the value of the 
Building. In addition, in the event of any conveyance of title to the Real Property and the assumption 
by the transferee of the obligations of Landlord hereunder, then the grantor or transferor shall be 
relieved of all liability with respect to Landlord's obligations to be performed under this Lease after 
the date of such conveyance. In no event shall Landlord be deemed to be in default under this Lease 
unless Landlord fails to perform its obligations under this Lease, Tenant delivers to Landlord written 
notice specifying the nature of Landlord's alleged default, and Landlord fails to cure such default 
within thirty (30) days following receipt of such notice ( or, if the default cannot reasonably be cured 
within such period, to commence action within such thirty (30)-day period and proceed diligently 
thereafter to cure such default). Upon any conveyance of title to the Real Property, the grantee or 
transferee shall be deemed to have assumed Landlord's obligations to be performed under this Lease 
from and after the date of such conveyance, subject to the limitations on liability set forth above in 
this Paragraph 28. If Tenant provides Landlord with any security for Tenant's performance of its 
obligations hereunder, Landlord shall transfer such security to the grantee or transferee of Landlord's 
interest in the Real Property, and upon such transfer Landlord shall be released from any further 
responsibility or liability for such security. Notwithstanding any other provision of this Lease, but not 
in limitation of the provisions of Paragraph 14.a. above, Landlord shall not be liable for any 
consequential damages or interruption or loss of business, income or profits, or claims of constructive 
eviction, nor shall Landlord be liable for loss of or damage to artwork, currency, jewelry, bullion, 
unique or valuable documents, securities or other valuables, or for other property not in the nature of 
ordinary fixtures, furnishings and equipment used in general administrative and executive office 
activities and functions (all of the foregoing, collectively, "Special Claims"). Wherever in this Lease 
Tenant (a) releases Landlord from any claim or liability, (b) waives or limits any right of Tenant to 
assert any claim against Landlord or to seek recourse against any property of Landlord or (c) agrees to 
indemnify Landlord against any matters, the relevant release, waiver, limitation or indemnity shall 
run in favor of and apply to Landlord, the constituent shareholders, partners, members, or other 
owners of Landlord, and the directors, officers, employees and agents of Landlord and each such 
constituent shareholder, partner, member or other owner. 

29. Estoppel Certificates. At any time and from time to time, upon not less than 
ten (10) Business Days' prior notice from Landlord, Tenant shall execute and deliver to Landlord a 
statement certifying the commencement date of this Lease, stating that this Lease is unmodified and 
in full force and effect ( or if there have been modifications, that this Lease is in full force and effect 
as modified and the date and nature of each such modification), that Landlord is not in default under 
this Lease ( or, if Landlord is in default, specifying the nature of such default), that Tenant is not in 
default under this Lease (or, if Tenant is in default, specifying the nature of such default), the current 
amounts of and the dates to which the Monthly Rent and Additional Rent has been paid, and setting 
forth such other matters as may be reasonably requested by Landlord. Any such statement may be 
conclusively relied upon by a prospective purchaser of the Real Property or by a lender obtaining a 
lien on the Real Property as security. If Tenant fails to deliver such statement within the time 
required hereunder, and subsequently fails to deliver said statement within five (5) Business Days 

Market Square - Twitter Lease v9 
Das4-20-l l 

45 

-56-



following delivery of a second written request by Landlord, such failure shall be conclusive upon 
Tenant that (i) this Lease is in full force and effect, without modification except as may be 
represented by Landlord, (ii) there are no uncured defaults in Landlord's performance of _its 
obligations hereunder, (iii) not more than one month's installment of Monthly Rent has been paid in 
advance, and (iv) any other statements of fact included by Landlord in such statement are correct. 
Tenant acknowledges and agrees that its failure to execute such certificate may cause Landlord 
serious financial damage by causing the failure of a sale or financing transaction and giving Landlord 
all of its rights and remedies under Paragraph 25 above, including its right to damages caused by the 
loss of such sale or financing. 

At any time from time to time, upon not less than ten (10) Business Days' prior 
notice from Tenant, Landlord shall similarly execute and deliver to Tenant a statement similar to that 
described in the immediately preceding paragraph, which may be relied upon by any entity providing 
financing to Tenant and/or any potential assignee or subtenant of Tenant. 

30. Right of Landlord to Perform. If Tenant fails to make any payment required 
hereunder (other than Monthly Rent and Additional Rent) or fails to perform any other of its 
obligations hereunder, Landlord may, but shall not be obliged to, and without waiving any default of 
Tenant or releasing Tenant from any obligations to Landlord hereunder, make any such payment or 
perform any other such obligation on Tenant's behalf after ten (10) days' prior written notice to 
Tenant that Landlord intends to make payment or perform such obligation (provided that if the failure 
is other than the non-payment of Rent and Tenant commences to cure the failure prior to the 
expiration of such ten (10) day period following delivery of Landlord's notice to Tenant that Landlord 
intends to perform the obligation, and Tenant thereafter diligently continues with such cure to 
completion, Landlord shall not perform such obligation itself, unless Landlord determines that 
Landlord must take immediate action to protect the health or safety of persons or property or the 
rights of other tenants Building under their respective leases). Tenant shall pay to Landlord, within 
ten (10) days of Landlord's written demand therefor, one hundred ten percent (110%) of all sums so 
paid by Landlord and all necessary incidental costs incurred by Landlord in connection with the 
performance by Landlord of an obligation cif Tenant. If such sum is not paid by Tenant within the 
required ten (10) day period, interest shall accrue on such sum at the Interest Rate from the end of 
such ten (10) day period until paid by Tenant. Further, Tenant's failure to make such payment within 
such ten ( 10) day period shall entitle Landlord to the same rights and remedies provided Landlord in 
the event of non-payment ofrent. 

31. Late Charge; Late Payments. Tenant acknowledges that late payment of any 
installment of Monthly Rent or Additional Rent or any other amount required under this Lease will 
cause Landlord to incur costs not contemplated by this Lease and that the exact amount of such costs 
would be extremely difficult and impracticable to fix. Such costs include, without limitation, 
processing and accounting charges, late charges that may be imposed on Landlord by the terms of any 
encumbrance or note secured by the Real Property and the loss of the use of the delinquent funds. 
Therefore, if any installment of Monthly Rent or Additional Rent or any other amount due from 
Tenant is not received when due, Tenant shall pay to Landlord on demand, on account of the 
delinquent payment, an additional sum equal to the greater of (i) five percent (5%) of the overdue 
amount, or (ii) One Hundred Dollars ($100.00), which additional sum represents a fair and reasonable 
estimate of the costs that Landlord will incur by reason of late payment by Tenant; provided, 
however, that Tenant shall be entitled of notice of non-payment and a five (5) day grace period, prior 
to the imposition of such late charge, on the first (1st) occasion in any calendar year in which Tenant 
fails to timely pay any installment of Monthly Rent or Additional Rent hereunder. Acceptance of any 
late charge shall not constitute a waiver of Tenant's default with respect to the overdue amount, nor 
prevent Landlord from exercising its right to collect interest as provided above, rent, or any other 
damages, or from exercising any of the other rights and remedies available to Landlord. 

32. Attorneys' Fees: Waiver of Jury Trial. In the event of any action or 
proceeding between Landlord and Tenant (including an action or proceeding between Landlord and 
the trustee or debtor in possession while Tenant is a debtor in a proceeding under any bankruptcy law) 
to enforce any provision of this Lease, the losing party shall pay to the prevailing party all costs · and 
expenses, including, without limitation, reasonable attorneys' fees and expenses, incurred in such 
action and in any appeal in connection therewith by such prevailing party. The "prevailing party" will 
be determined by the court before whom the action was brought based upon an assessment of which 
party's major arguments or positions taken in the suit or proceeding could fairly be said to have 
prevailed over the other party's major arguments or positions on major disputed issues in the court's 
decision. Notwithstanding the foregoing, however, Landlord shall be deemed the prevailing party in 
any unlawful detainer or other action or proceeding instituted by Landlord based upon any default or 
alleged default of Tenant hereunder if (i) judgment is entered in favor of Landlord, or (ii) prior to trial 
or judgment Tenant pays all or any portion of the rent claimed by Landlord, vacates the Premises, or 
otherwise cures the default claimed by Landlord. 
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If Landlord becomes involved in any litigation or dispute, threatened or actual, by or 
against anyone not a party to this Lease, but arising by reason of or related to any act or omission of 
Tenant or any Tenant Party, Tenant agrees to pay Landlord's reasonable attorneys' fees and other 
costs incurred in connection with the litigation or dispute, regardless of whether a lawsuit is actually 
filed. 

IF ANY ACTION OR PROCEEDING BETWEEN LANDLORD AND TENANT 
TO ENFORCE THE PROVISIONS OF THIS LEASE (INCLUDING AN ACTION OR 
PROCEEDING BETWEEN LANDLORD AND THE TRUSTEE OR DEBTOR IN POSSESSION 
WHILE TENANT IS A DEBTOR IN A PROCEEDING UNDER ANY BANKRUPTCY LAW) 
PROCEEDS TO TRIAL, TO THE FULLEST EXTENT PERMITTED BY LAW, LANDLORD 
AND TENANT HEREBY WAIVE THEIR RESPECTNE RIGHTS TO A JURY IN SUCH TRIAL. 
Landlord and Tenant agree that this paragraph constitutes a written consent to waiver of trial by jury 
within the meaning of California Code of Civil Procedure Section 63l(d)(2), and each party does 
hereby authorize and empower the other party to file this paragraph and/or this Lease, as required, 
with the clerk or judge of any court of competent jurisdiction as a written consent to waiver of jury 
trial. 

33. Waiver. No provisions of this Lease shall be deemed waived by Landlord or 
Tenant unless such waiver is in a writing-signed by the waiving party. The waiver by Landlord or 
Tenant of any breach of any provision of this Lease shall not be deemed a waiver of any subsequent 
breach of the same or any other provision of this Lease. No delay or omission in the exercise of any 
right or remedy of Landlord upon any default by Tenant or of Tenant upon any default by Landlord 
shall impair such right or remedy or be construed as a waiver. Landlord's acceptance of any payments 
of rent due under this Lease shall not be deemed a waiver of any default by Tenant under this Lease 
(including Tenant's recurrent failure to timely pay rent) other than Tenant's nonpayment of the 
accepted sums, and no endorsement or statement on any check or accompanying any check or 
payment shall be deemed an accord and satisfaction. Landlord's consent to or approval of any act by 
Tenant requiring Landlord's consent or approval shall not be deemed to waive or render unnecessary 
Landlord's consent to or approval of any subsequent act by Tenant. 

34. Notices. All notices and demands which may or are required to be given by 
either party to the other hereunder shall be in writing. All notices and demands by Landlord to Tenant 
shall be delivered personally or sent by United States mail, postage prepaid, or by any reputable 
overnight or same-day courier, addressed to Tenant ill prior to the date Tenant occupies the Premises, 
at: 795 Folsom Street, San Francisco, California 94107, Attn: Ed Axelsen, with a copy to 795 
Folsom Street, San Francisco, California 94107, Attention: Legal Department and .(ill following the 
date Tenant occupies the Premises, at the Premises, or to such other place as Tenant may from time to 
time designate by notice to Landlord hereunder; AND both prior to and following the date Tenant 
occupies the Premises, Landlord shall also deliver a copy of any such notice (which notice is a 
courtesy notice and shall not be deemed a "notice" for any purpose of this Lease) to Shartsis Friese 
LLP, One Maritime Plaza, 18th Floor, San Francisco, California 94111, Attention: Jonathan M. 
Kennedy. All notices and demands by Tenant to Landlord shall be sent by United States mail, postage 

. prepaid, or by any reputable overnight or same-day courier, addressed to Landlord in care of 
Shorenstein Properties LLC, 235 Montgomery Street, 16th floor, San Francisco, California 94104, 
Attn: Corporate Secretary, with a copy to the management office of the Building, or to such other 
place as Landlord may from time to time designate by notice to Tenant hereunder. Notices delivered 
personally or sent same-day courier will be effective immediately upon delivery to the addressee at 
the designated address; provided, however, that if such notice is delivered on a weekend, holiday, or 
after 5:00 p.m. on a business day, such notice shall be deemed given on the next-succeeding business 
day; notices sent by overnight courier will be effective one (1) Business Day after acceptance by the 
service for delivery; notices sent by mail will be effective two (2) Business Days after mailing. In the 
event Tenant requests multiple notices hereunder, Tenant will be bound by such notice from the 
earlier of the effective times of the multiple notices. 

35. Intentionally Deleted. 

36. Defined Terms and Marginal Headings. When required by the context of this 
Lease, the singular includes the plural. If more than one person or entity signs this Lease as Tenant, 
the obligations hereunder imposed upon Tenant shall be joint and several, and the act of, written 
notice to or from, refund to, or signature of, any Tenant signatory to this Lease (including, without 
limitation, modifications of this Lease made by fewer than "all such Tenant signatories) shall bind 
every other Tenant signatory as though every other Tenant signatory had so acted, or received or 
given the written nqtice or refund, or signed. The headings and titles to the paragraphs of this Lease 
are for convenience only and are not to be used to interpret or construe this Lease. Wherever the term 
"including" or "includes" is used in this Lease it shall be construed as if followed by the phrase 
"without limitation." Whenever in this Lease a right, option or privilege of Tenant is conditioned 
upon Tenant (or any Affiliate thereof) being in "occupancy" of a specified portion or percentage of 
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the Premises, for such purposes "occupancy" shall mean Tenant's (or such Affiliate's) physical 
occupancy of the space for the conduct of such party's business, and shall not include any space that 
is subject to a sublease or intended to be sublet or that has been vacated by such party ( or never 
physically occupied by such party for the conduct of such party's business), other than a vacation of 
the space as reasonably necessary in connection with the performance of approved Alterations over a 
reasonable period or by reason of a fire or other casualty or a talcing. The language in all parts of this 
Lease shall in all cases be construed as a whole and in accordance with its fair meaning and not 
construed for or against any party simply because one party was the drafter thereof. 

37. Time and Applicable Law. Time is of the essence of this Lease and of each 
and all of its provisions, except as to the conditions relating to the delivery of possession of the 
Premises to Tenant. This Lease shall be governed by and construed in accordance with the laws of the 
State of California, and the venue of any action or proceeding under this Lease shall be the City and 
County of San Francisco, California. 

38. Successors. Subject to the provisions of Paragraphs 13 and 28 above, the 
covenants and conditions hereof shall be binding upon and inure to the benefit of the parties hereto 
and their respective heirs, personal representatives, successors, executors, administrators and assigns. 

39. Entire Agreement; Modifications. This Lease (including any exhibit, rider or 
attachment hereto) constitutes the entire agreement between Landlord and Tenant with respect to 
Tenant's lease of the Premises. No provision of this Lease may be amended or otherwise modified 
except by an agreement in writing signed by the parties hereto. Neither Landlord nor Landlord's 
agents have made any representations or warranties with respect to the Premises, the Building, the 
Real Property or this Lease except as expressly set forth herein, including without limitation any 
representations or warranties as to the suitability or fitness of the Premises for the conduct of Tenant's 
business or for any other purpose, nor has Landlord or its agents agreed to undertake any alterations 
or construct any improvements to the Premises except those, if any, expressly provided in this Lease, 
and no rights, easements or licenses shall be acquired by Tenant by implication or otherwise unless 
expressly set forth herein. Neither this Lease nor any memorandum hereof shall be recorded by 
Tenant. 

40. Light and Air. Tenant agrees that no diminution of light, air or view by any 
structure which may hereafter be erected (whether or not by Landlord) shall entitle Tenant to any 
reduction of rent hereunder, result in_ any liability of Landlord to Tenant, or in any other way affect 
this Lease. 

41. Name of Building. Tenant shall not use the name of the Building for any 
purpose other than as the address of the business conducted by Tenant in the Premises without the 
written consent of Landlord. Landlord reserves the right to change the name of the Building at any 
time in its sole discretion by written notice to Tenant and Landlord shall not be liable to Tenant for 
any loss, cost or expense on account of any such change of name; provided, however, in no event 
shall Landlord name the Building after another tenant of the Building or Project during the Lease 
term, as the same may be extended. 

42. Severability. If any provision of this Lease or the application thereof to any 
person or circumstance shall be invalid or unenforceable to any extent, the remainder of this Lease 
and the application of such provisions to other persons or circumstances shall not be affected thereby 
and shall be enforced to the greatest extent permitted by law. 

43. Authority. If Tenant is a corporation, partnership, trust, association or other 
entity, Tenant hereby covenants and warrants that (a) Tenant is duly incorporated or otherwise 
established or formed and validly existing under the laws of its state of incorporation, establishment 
or formation, (b) Tenant has and is duly qualified to do business in the state in which the Real 
Property is located, (c) Tenant has full corporate, partnership, trust, association or other appropriate 
power and authority to enter into this Lease and to perform all Tenant's obligations hereunder, and (d) 
each person ( and all of the persons if more than one signs) signing this Lease on behalf of Tenant is 
duly and validly authorized to do so. 

44. No Offer. Submission of this instrument for examination and signature by 
Tenant does not constitute an offer to lease or a reservation of or option for lease, and is not effective 
as a lease or otherwise until execution and delivery by both Landlord and Tenant. 

45. Real Estate Brokers. Tenant represents and warrants that it has negotiated 
this Lease directly with the real estate broker(s) identified in Paragraph 2 and has not authorized or 
employed, or acted by implication to authorize or to employ, any other real estate broker or salesman 
to act for Tenant in connection with this Lease. Tenant shall indemnify, defend and hold Landlord 
harmless from and against any and all Claims by any real estate broker or salesman other than the real 
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estate broker(s) identified in Paragraph 2 for a commission, finder's fee or other compensation as a 
result of Tenant's entering into this Lease. Pursuant to a separate written agreement, Landlord shall 
pay the commission due the aforementioned brokers in connection with this Lease and Tenant shall 
have no liability therefor. 

46. Consents and Approvals. Wherever the consent, approval, judgment or 
determination of Landlord is required or permitted under this Lease, Landlord may exercise its sole 
discretion in granting or withholding such consent or approval or in making such judgment or 
determination without reference to any extrinsic standard of reasonableness, unless the provision 
providing for such consent, approval, judgment or determination specifies that Landlord's consent or 
approval is not to be unreasonably withheld, or that the standard for such consent, approval, judgment 
or determination is to be reasonable, or otherwise specifies the standards under which Landlord may 
withhold its consent. Whenever Tenant requests Landlord to take any action or give any consent or 
approval,. Tenant shall reimburse Landlord for all of Landlord's costs incurred in reviewing the 
proposed action or consent (whether or not Landlord consents to any such proposed action), including 
without limitation reasonable attorneys' or consultants' fees and expenses, within ten (10) days after 
Landlord's delivery to Tenant of a statement of such costs. If it is determined that Landlord failed to 
give its consent or approval where it was required to do so under this Lease, Tenant's sole remedy 
will be an order of specific performance or mandatory injunction of the Landlord's agreement to give 
its consent or approval. The review and/or approval by Landlord of any item shall not impose upon 
Landlord any liability for accuracy or sufficiency of any such item or the quality or suitability of such 
item for its intended use. Any such review or approval is for the sole purpose of protecting Landlord's 
interest in the Real Property, and neither Tenant nor any Tenant Party nor any person or entity 
claiming by, through or under Tenant, nor any other third party shall have any rights hereunder by 
virtue of such review and/or approval by Landlord. 

47. Reserved Rights. Landlord retains and shall have the rights set forth below, 
exercisable without notice and without liability to Tenant for damage or injury to property, person or 
business and without effecting an eviction, constructive or actual, or disturbance of Tenant's use or 
possession of the Premises or giving rise to any claim for rent abatement: 

a. To grant to anyone the exclusive right to conduct any business or render 
any service in or to the Building and its tenants, provided that such exclusive right shall not operate to 
require Tenant to use or patronize such business or service or to exclude Tenant from its use of the 
Premises expressly permitted herein. 

b. To reduce, increase, enclose or otherwise change at any time and from 
time to time the size, number, location, lay-out and nature of the Common Areas and facilities and 
other tenancies and premises in the Project and to create additional rentable areas through use or 
enclosure of Common Areas; however, such actions shall not adversely affect Tenant's access to, or 
use or enjoyment of, the Premises for the permitted use or Tenant's access to, or use of, the Parking 
Facilities. 

c. If portions of the Project or property adjacent to the Project (collectively, 
the "Other Improvements") are owned by an entity other than Landlord, Landlord, at its option, in its 
sole and absolute discretion, may enter into an agreement with the owner or owners of any or all of the 
Other Improvements to provide (i) for reciprocal rights of access and/or use of the Project and the 
Other Improvements, (ii) for the common management, operation, maintenance, improvement and/or 
repair of all or any portion of the Project and the Other Improvements, (iii) for the allocation of a 
portion of the Operating Expenses to the Other Improvements and the operating expenses and taxes for 
the Other Improvements to the Project, and (iv) for the use or improvement of the Other Improvements 
and/or the Project in connection with the improvement, construction, and/or excavation of the Other 
Improvements and/or the Project. Nothing contained herein shall be deemed or construed to limit or 
otherwise affect Landlord's right to convey all or any portion of the Projector any other of Landlord's 
rights described in this Lease. 

48. Financial Statements. At any time during the Lease Term (but not unless 
there exists a continuing Event of Default, the Building is the subject of a refinancing or sale, or 
Landlord is evaluating Tenant's financial strength in connection with the determination of whether 
the Letter of Credit will be reduced), within thirty (30) days after Landlord's request and following 
Landlord's execution and delivery of a commercially reasonable non-disclosure agreement, Tenant 
shall furnish to the representatives of Landlord who have· executed said non-disclosure agreement, 
Landlord copies of true and accurate financial statements reflecting Tenant's then current financial 
situation (including without limitation balance sheets, statements of profit and loss, and changes in 
financial condition), Tenant's most recent audited or certified annual financial statements, and 
Tenant's federal income tax returns pertaining to Tenant's business, and in addition shall cause to be 
furnished to Landlord similar financial statements and tax returns for any guarantor(s) of this Lease. 
Tenant agrees to deliver to any lender, prospective lender, purchaser or prospective purchaser 

Market Square - Twitter Lease v9 
Das4-20-11 

49 

-60-



designated by Landlord such financial statements of Tenant as may be reasonably requested by such 
lender or purchaser. Notwithstanding anything to the contrary above, during any period that Tenant is 
a publicly traded entity and Tenant's financial information is available to the public on the internet, (i) 
Tenant shall not be required to provide any financial information under this Paragraph 48 and (ii) the 
non-disclosure provisions above shall be inapplicable, 

49, Deleted, 

50, Nondisclosure of Lease Terms, Tenant agrees that the terms of this Lease are 
confidential and constitute proprietary information of Landlord, and that disclosure of the terms 
hereof could adversely affect the ability of Landlord to negotiate with other tenants, Tenant hereby 
agrees that Tenant and its partners, officers, directors, employees, agents, real estate brokers and sales 
persons and attorneys shall not disclose the terms of this Lease to any other person without 
Landlord's prior written consent, except to any accountants of Tenant in connection with the 
preparation of Tenant's financial ~tatements or tax returns, to an assignee of this Lease or sublessee of 
the Premises, or to an entity or person to whom disclosure is required by applicable law, the 
Securities Exchange Commission or any applicable securities exchange or in connection with any 
action brought to enforce this Lease, 

51 ° Hazardous Substance Disclosure, California law requires landlords to 
disclose to tenants the existence of certain hazardous substances, Accordingly, the existence of 
gasoline and other automotive fluids, maintenance fluids, copying fluids and other office supplies and 
equipment, certain construction and finish materials, tobacco smoke, cosmetics and,other personal 
items, and asbestos-containing materials ("ACM") must be disclosed, Gasoline and other automotive 
fluids are found in the garage area of the Building, Cleaning, lubricating and hydraulic fluids used in 
the operation and maintenance of the Project are found in the utility areas of the Project not generally 
accessible to Project occupants or the public, Many Building occupants use copy machines and 
printers with associated fluids and toners, and pens, markers, inks, and office equipment that may 
contain hazardous substances, Certain adhesives, paints and other construction materials and finishes 
used in portions of the Project may contain hazardous substances, Although smoking is prohibited in 
the public areas of the Project, these areas may, from time to time, be exposed to tobacco smoke, 
Project occupants and other persons entering the Project from time-to-time may use or carry 
prescription and non-prescription drugs, perfumes, cosmetics and other toiletries, and foods and 
beverages, some of which may contain hazardous substances, 

52, _ Signage Rights; Directories, 

a, Prohibitions, Except to the extent expressly provided in this Paragraph 52, 
Tenant shall not (i) place or install (or permit to be placed or installed by any Tenant Party) any signs, 
advertisements, logos, identifying materials, pictures or names of any type on the roof, exterior of the 
Building or in the Common Areas or in any area of the Building, Premises or Project which is visible 
from the exterior of the Building or outside of the Premises or (ii) place or install ( or permit to be 
placed or installed by any Tenant Party) in or about any portion of the Premises any window covering 
(even if behind Building standard window coverings) or any other material visible from outside of the 
Premises or from the exterior of the Building, 

b, Interior Signage and Directories, 

i, Subject to compliance with applicable Legal Requirements, 
the Building signage criteria and Landlord's prior written consent which will not be unreasonably 
withheld, conditioned or delayed, (x) in the case where Tenant occupies an entire floor in the 
Building, Tenant may place in any portion ofsuch floor which is not visible from the exterior of the 
Building such identification signage as Tenant shall desire and (y) in the case where Tenant occupies 
less than an entire floor in the Building, directional signage on the floor and signage at the entrance to 
the Premises shall be in accordance with the Building's signage program with all initial Building­
standard signage to be at Landlord's cost (changes in such signage requested by Tenant will be at 
Tenant's cost), All signage described in this Paragraph 52 shall be treated as Tenant's personal 
property under the provisions of Paragraph 20,a, above with respect to Tenant's obligations at the 
expiration or early termination ofthis Lease, 

iL Tenant shall be entitled to Tenant's proportionate share of 
the tenant directory board or monitor located in the main lobby of the Building, Such signage shall 
initially be provided at Landlord's cost; changes to such signage will be at Tenant's cost) to the extent 
Landlord incurs a cost in making such change, 
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c. Exterior Blade Sign; Twitter Store Front Live Feed. 

i. Exterior Blade Sign. Subject to the approval of the City of 
San Francisco and compliance with any other applicable Legal Requirements, throughout the Lease 
term (as the same may be extended) Tenant may use the blade side on Market Street previously used 
by SF Mart for Tenant's name and logo (the "Blade Sign"). The Blade Sign shall contain only 
Tenant's name and logo, and any and all modifications thereto shall be subject to Landlord's prior 
written approval, which approval shall not be unreasonably withheld, provided the Blade Sign is 
appropriate for comparable buildings in San Francisco with comparable improvements and does not 
conflict with the signage program for the Building, as the same may be modified from time to time. 
During the period that the Blade Sign is installed at the Building, Tenant shall, at Tenant's sole cost, 
maintain the Blade Sign in a good and first class condition appropriate for comparable buildings in 
San Francisco with comparable improvements and in accordance with all applicable Legal 
Requirements; provided, however, at Landlord's election, Landlord may perform any such cleaning, 
maintenance, repair or modification of the Blade Sign or other portions of the Real Property required 
to effect compliance with Legal Requirements, in which event, Tenant shall pay the actual costs of 
such work to Landlord within thirty (30) days after receipt of Landlord's invoice therefor. 

ii. Twitter Store Front Live Feed. Subject to applicable Legal 
Requirements, throughout the Lease Term, Landlord shall make available to Tenant storefront space 
(the "Live Feed Equipment Area") on the first floor of the Building facing Market Street for use by 
Tenant for a Twitter live feed. The size of the Live Feed Equipment Area shall be mutually and 
reasonably agreed upon by the parties, provided that the space shall not consist of more than the 
entire window frontage of one (1) window bay, as well as space behind such window bay to a depth 
of ten feet (10'), unless otherwise expressly agreed in writing by Landlord. Tenant's use of the Live 
Feed Equipment Area shall be limited to the equipment presenting the live feed and the hardware or 
other installations required to house the equipment (collectively the "Live Feed Equipment"). The 
Live Feed Equipment installations shall be uncluttered and visually attractive and appropriate for 
ground level space in a first-class retail/office building, in keeping with the character and standards of 
the Building and in conformity with the standards of practice maintained among similar buildings in 
the vicinity of the Building. Landlord may, from time to time during the Lease term, relocate the 
Live Feed Equipment Area to other Market Street store front space in the Building, provided that (i) 
Landlord may not relocate the Live Feed Equipment more than once in any six (6) month period and 
(ii) the relocation space must have visibility exposure to Market Street that is reasonably comparable 
to the original location. Landlord shall bear all expenses incurred to relocate the Live Feed 
Equipment from the original Live Feed Equipment Area to the relocated Life Feed Equipment Area. 

iii. Removal of Blade Sign and/or Live Feed Equipment. If (i) 
at any time during the Lease term, Tenant is in monetary breach under this Lease and such monetary 
breach is not cured within thirty (30) days following Landlord's written notice to Tenant of such 
monetary breach, or (ii) as of the end of the Fourth Lease Year (as defined in Paragraph 2.c.above) 
the original Tenant named herein (and/or an Affiliate to which the Lease has been assigned or 
portions of the Premises have been sublet under Paragraph 13.h.above) is not in occupancy and 
conducting business in a minimum of 300,000 rentable square feet of space in the Building, then 
Landlord may notify Tenant of Landlord's intent to terminate Tenant's rights to the Blade Sign and/or 
use of the Live Feed Equipment and if Tenant does not cure the monetary breach or the occupancy 
deficiency described above within ten (10) Business Days following such notice, Landlord may 
terminate Tenant's right to the Blade Sign and/or to use the Live Feed Equipment, which termination 
shall be effected by written notice from Landlord to Tenant given at any time prior to the date Tenant 
cures Tenant's monetary breach or leases the required minimum rentable square footage, as 
applicable. If Tenant's right to the Blade Sign and/or to use the Live Feed Equipment Area is 
terminated pursuant to the foregoing, Tenant shall, within fifteen (15) days following such 
termination, remove the Blade Sign and/or Live Feed Equipment (as applicable, based on the 
termination notice) and perform the restoration work in accordance with the immediately following 
grammatical paragraph; provided, however, if Landlord requests that, notwithstanding the fact that 
Tenant's right to the Blade Sign has been terminated by Landlord, the Blade Sign remain in place 
until such time as replacement signage is installed for another tenant, then Tenant shall not remove 
the Blade Sign in accordance with the immediately following grammatical paragraph until requested 
by Landlord. Tenant's subsequent cure of the monetary breach, or subsequent lease of the required 
square footage, shall not reinstate Tenant's right to the Blade Sign if Landlord previously terminated 
Tenant's right pursuant to the foregoing. 

Upon the expiration or earlier termination of this Lease, or if Tenant is required by 
Landlord pursuant to the immediately preceding grammatical paragraph to remove the Blade Sign 
and/or the Live Feed Equipment during the Lease term, or if Legal Requirements no longer permit the 
Blade Sign or Live Feed Equipment for any reason, Tenant shall, at Tenant's sole cost and expense, 
remove the Blade Sign or Live Feed Equipment (as applicable) and repair and restore the affected 
areas of the Building and Real Property to their original condition at the time the Blade Sign or Live 
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Feed Equipment was installed, ordinary wear and tear excepted; provided, however, at Landlord's 
election upon written notice to Tenant, Landlord may perform the foregoing removal and restoration 
work, in which event Tenant shall pay the actual third-party costs of such work (without any mark-up 
or construction management fee) to Landlord within thirty (30) days after receipt of Landlord's 
invoice therefor. 

53. Parking. 

a. Commencing upon the Commencement Date and continuing throughout 
the Lease term, Landlord shall make available for lease to Tenant in the parking facility for the 
Building (the "Parking Facility"), on an unassigned, non-exclusive and unlabelled basis, the greater of 
(i) one hundred (100) parking spaces or (ii) one (1) parking space for each 3,000 rentable square feet of 
space then leased by Tenant hereunder from time to time. For the first twenty-four (24) months of the 
Lease term, Tenant shall not pay any fee for the aforementioned parking spaces. Commencing on the 
expiration of such 24-month period and continuing through the end of the Fifth Lease Year (as defined 
in Paragraph 2.c. above), Tenant shall pay Landlord or the operator of the Parking Facility, as directed 
by Landlord, the sum of One Hundred Ninety-Five Dollars ($195.00) per month for each parking 
space. After the end of Fifth Lease Year and continuing through the end of the Lease term (as the 
same may be extended) Tenant shall pay for the parking spaces at the rate or charge in effect from time 
to time for parking in the Parking Facility. Subject to the foregoing, Tenant acknowledges that the 
monthly and hourly rates or charges in effect may vary from time to time based on, among other 
thirigs, the time of day, type of parking (e.g., valet, self-park, or tandem) and general rate increases. 
The aforementioned parking charges shall be in addition to all taxes, assessments or other impositions 
imposed by any governmental entity in connection with Tenant's use of the parking spaces, which 
taxes shall be paid by Tenant, or ifrequired to be paid by Landlord, shall be reimbursed to Landlord by 
Tenant (in either case as rent) concurrently with the payment of the parking charges described above. 
If the Parking Facility provides space for motorcycle parking, Tenant shall be entitled to lease the 
same, subject to availability and at the parking charge in effect from time to time for motorcycle 
parking in the Parking Facility. 

Notwithstanding anything to the contrary in above, Tenant shall not be required to 
accept all of the parking spaces allocated to Tenant above and shall only pay for those parking spaces 
actually accepted by Tenant. Tenant shall advise Landlord of the number of parking spaces Tenant 
desires from time to time. If Tenant desires to lease a parking space(s) not previously accepted by 
Tenant, Tenant shall advise Landlord thereof in writing and Landlord shall make such parking spaces 
available to Tenant hereunder; provided, however, if Landlord has to terminate another tenant's 
month-to-month parking space to make the requested parking space available to Tenant, Landlord 
shall have a period ofup to thirty-five (35) days to make the subject space available to Tenant. 

b. Tenant shall provide Landlord with advance written notice of the 
names of each individual to whom Tenant from time to time distributes Tenant's parking rights 
hereunder (unless Landlord and Tenant agree to a different system by which Tenant advises Landlord 
of which employees of Tenant are entitled to receive or use parking passes for the Parking Facility), 
and shall cause each such individual to execute the standard waiver form for garage users used in the 
Parking Facilities. If the parking charge for a particular parking space is not paid when due, and such 
failure continues for thirty (30) days after written notice to Tenant of such failure, then in addition to 
any other remedies afforded Landlord under this Lease by reason of nonpayment of rent, Landlord 
may terminate Tenant's rights under this Paragraph 53 as to such parking space. 

c. The parking spaces to be made available to Tenant hereunder may 
contain a reasonable mix of spaces for compact cars. Landlord shall take reasonable actions to ensure 
the availability of the parking spaces leased by Tenant, but Landlord does not guarantee the 
availability of those spaces at all times _against the actions of other tenants of the Project and users of 
the Parking Facilities. Without limiting the foregoing, in no event shall this Lease be void or 
·voidable, nor shall Landlord be liable to Tenant for any loss or damage, nor shall there be any 
abatement of rent hereunder (other than the parking charge paid hereunder for any parking space no 
longer made available), by reason of any reduction in Tenant's parking rights hereunder by reason of 
strikes, lock-outs, labor disputes, shortages of material or labor, fire, flood or other casualty, acts of 
God or any other cause beyond the reasonable control of Landlord. Access to the parking spaces to 
be made available to Tenant shall, at Landlord's option, be by card, pass, bumper sticker, decal or 
other appropriate identification issued by Landlord, and Tenant's right to use the Parking facilities is 
conditioned on Tenant's abiding by and shall otherwise be subject to such reasonable rules and 
regulations as may be promulgated by Landlord or Landlord's designee from time to time for the 
Parking Facilities. Subject to Tenant's rights as set forth in this Paragraph 53, Landlord shall have the 
right to modify, change, add to or delete the design, configuration, layout, size, ingress, egress, areas, 
method of operation, and other characteristics of or relating to the Parking Facilities at any time, 
and/or to provide for nonuse, partial use or restricted use of portions thereof; provided that no such 
modification will diminish the number of spaces available to Tenant. 
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d. The parking rights provided to Tenant pursuant to this Paragraph 53 
are provided to Tenant solely for use by officers, directors, and employees of Tenant, and such rights 
may not otherwise be transferred, assigned, subleased or otherwise alienated by Tenant to any other 
type of transferee without Landlord's prior written approval, which may be withheld in Landlord's 
sole discretion; provided, however, that such rights may be assigned on a pro-rata basis to any 
assignee or subtenant that is leasing or subleasing space as permitted, and in accordance with, 
Paragraph 13 above. 

e. Landlord shall make available for visitors and retail customers of the 
Building not less than one hundred (100) visitor parking spaces in the Parking Facility and Landlord 
may charge a reasonable and customary fee for such visitor parking. 

54. Transportation Management. Tenant shall fully comply with all present or 
future programs intended to manage parking, transportation or traffic in and around the Project, and in 
connection therewith, Tenant shall take responsible action for the transportation planning and 
management of all employees located at the Premises by working directly with Landlord, any 
governmental transportation management organization or any other transportation-related committees 
or entities. 

55. Renovation of the Proiect and Other Improvements. Tenant acknowledges 
that portions of the Building or Project may be under construction following Tenant's occupancy of 
the Premises, and that such construction may result in levels of noise, dust, obstruction of access, etc. 
which are in excess of that present in a fully constructed project. It is agreed and acknowledged that 
no representations respecting the condition of the Premises, the Building or the Project have been 
made by Landlord to Tenant except as specifically set forth in this Lease. Tenant acknowledges and 
agrees that Landlord may alter, remodel, improve and/or renovate (collectively, the "Renovation 
Work") the Building, Premises, and/or the Project, and in connection with any Renovation Work, 
Landlord may, among other things, erect scaffolding or other necessary structures in the Building or 
the Project, restrict access to portions of the Project, including portions of the Common Areas, or 
perform work in the Building and/or the Project. Tenant hereby agrees that such Renovation Work 
and Landlord's actions in connection with such Renovation Work shall in no way constitute a 
constructive eviction of Tenant nor entitle Tenant to any abatement of Rent. Landlord shall have no 
responsibility or liability to Tenant for any injury to or interference with Tenant's business arising 
from any such Renovation Work, and Tenant shall not be entitled to any damages from Landlord for 
temporary loss of use of the Premises, in whole or in part, or for loss of Tenant's personal property or 
improvements, resulting from the Renovation Work or Landlord's actions in connection therewith or 
for any inconvenience occasioned by such Renovation Work or Landlord's actions in connection 
therewith (other than the gross negligence or willful misconduct of Landlord, Landlord's agents, 
employees or contractors). 

Notwithstanding anything to the contrary above, if, as a result of the Renovation 
Work, Tenant is not able to reasonably access the Premises or any material portion thereof, and, as a 
result does not conduct business in such area for a period in excess of one (I) Business Day, then 
Tenant shall be entitled to an abatement of Monthly Rent and Additional Rent for the subject area 
commencing as of the first (1st) day after the expiration of such one (1) Business Day period and 
terminating upon the date Tenant is able to reasonably access the subject area. The aforementioned 
rent abatement applies only if Tenant is unable to physically access the Premises. If Tenant is able to 
physically access the Premises, but there is a Service Interruption (as defined in Paragraph 17.e. 
above) caused by the Renovation Work, then the provisions of Paragraph 17.e. above that are 
applicable to a Service Interruption that is within Landlord's reason able control to correct shall 
apply, but the seven (7) Business Day wait period provided for therein shall be reduced to two (2) 
consecutive Business Days for purposes of this paragraph. Further, the foregoing rent abatement 
shall not apply to any entry or work necessitated due to (i) damage from fire or other casualty which 
shall be governed by Paragraph 26 or (ii) the negligence or willful misconduct of Tenant or its agents, 
employees or contractors. 

56. Quiet Enjoyment. If, and so long as, Tenant pays the rent and keeps, 
observes and performs each and every term, covenant and condition of this Lease on the part or on 
behalf of Tenant to be kept, observed and performed, Tenant shall peaceably and quietly enjoy the 
Premises throughout the term without hindrance by Landlord or any person lawfully claiming through 
or under Landlord, subject to the provisions of this Lease. 

57. No Discrimination. Tenant covenants by and for itself and its successors, 
heirs, personal representatives and assigns and all persons claiming under or through Tenant that there 
shall be no discrimination against or segregation of any person or of a group of persons on account of 
race, color, religion, creed, sex or national origin in the leasing, subleasing, transferring, use, 
occupancy, tenure or enjoyment of the Premises nor shall Tenant or any person claiming under or 
through Tenant establish or permit any such practice or practices of discrimination or segregation 
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with reference to the selection, location, number, use or occupancy of tenants, lessees, sublessees, 
subtenants or assignees of the Premises. 

58. Expansion Options. 

a. Expansion Option; Expansion Option Notice. Subject to the terms ofthis 
Paragraph 58, throughout the First, Second and Third Lease Years (as defined in Paragraph 2.c. above) 
Tenant shall have the option (the "Expansion Option") to lease (i) 50,000 rentable square feet on the 
seventh (7 th

) floor of the Building (provided that Tenant has not already leased the entire seventh (7 th
) 

floor of the Building as of the Commencement Date), (ii) 80,000 rentable square feet of space on the 
sixth (6th

) floor of the Building, and (iii) 80,000 rentable square feet of space on the fifth (5 th
) floor of 

the Building, which expansion space may be leased by Tenant, at Tenant's election, in increments of 
30,000 rentable square feet, 50,000 rentable square feet or 80,000 rentable square feet (each an 
"Expansion Increment"). The Expansion Increments are outlined on attached Exhibit J. Tenant may 
not lease an Expansion Increment on the fifth (5 th

) floor unless Tenant has leased all of the space on the 
sixth (6th

) and seventh (7 th
) floors of the Building and Tenant may not lease an Expansion Increment on. 

the sixth (6 th
) floor unless Tenant has leased all of the space on the seventh (7 th

) floor. If Tenant 
desires to lease an Expansion Increment, Tenant shall notify Landlord thereof in writing ("Expansion 
Option Notice"), which Expansion Option Notice shall specify the particular Expansion Increment 
being leased by Tenant. 

If Tenant delivers an Expansion Option Notice to Landlord for a particular Expansion 
Increment, Landlord shall deliver the subject Expansion Increment to Tenant in the condition required 
below not sooner than two (2) months (unless otherwise agreed by Tenant in writing), and not later 
than three (3) months, following Tenant's delivery of the Expansion Option Notice (the "Expansion 
Increment Delivery Window"). Each Expansion Increment shall be delivered to Tenant with 
Landlord's Work (as defined in Paragraph 4.b. above) completed, but otherwise in its as-is condition 
(although Landlord shall be required to fund the Improvement Allowance for each Expansion 
Increment, as provided for in Paragraph 58.c. below). The term of the Lease for each Expansion 
Increment shall commence upon the delivery of the subject Expansion Increment to Tenant in the 
required condition (the "Expansion Increment Commencement Date"). Notwithstanding the 
foregoing, Landlord shall not be liable to Tenant, nor shall Tenant's lease of the subject Expansion 
Increment be void or voidable, if Landlord is unable to deliver the subject Expansion Increment to 
Tenant within the Expansion Increment Delivery Window due to delays caused by Force Majeure (as 
defined in Paragraph 4.a. above), but Landlord shall use commercially reasonably efforts to deliver 
the Subject Expansion Increment to Tenant as soon as commercially reasonably possible following 
the required delivery date. However, if Landlord does not deliver the applicable Expansion 
Increment to Tenant on or prior to the date that is ninety (90) days after the expiration of the 
applicable Expansion Increment Delivery Window (the "Outside Expansion Increment Date") for 
any reason other than delays caused by Tenant or Force Majeure, then Tenant shall be entitled to a per 
diem credit against Monthly Rent for the applicable Expansion Increment, to be applied following the 
Expansion Increment Rent Commencement Date in an amount equal to the Monthly Rent for the 
Expansion Increment from the Outside Expansion Increment Delivery Date through the date of 
delivery of such Expansion Increment. 

b. Minimum Expansion Requirement. If Tenant has not exercised the 
Expansion Option for (or otherwise expanded the Premises by) a minimum of 50,000 rentable square 
feet of space by the end of the Second Lease Year, the Expansion Option for the space on the fifth (5 th

) 

floor of the Building described in clause (iii) of the first grammatical paragraph of Paragraph 58.a. 
above, shall be reduced to 30,000 rentable square feet of space (which reduced Expansion Increment 
on the fifth (5 th

) floor would be as outlined on attached Exhibit K). Further, if Tenant has not exercised 
the Expansion Option for (or otherwise expanded the Premises by) the aforementioned minimum of 
50,000 rentable square feet of space by the end of the thirtieth (30th) calendar month following the 
Commencement Date, then the Expansion Option shall no longer apply to the fifth (5 th

) floor. If, prior 
to the Commencement Date, Tenant added to the Premises the remainder of the leasable area on the 
seventh (7 th

) floor of the Building, as permitted in Paragraph 2.a. above, Tenant shall be deemed to 
have satisfied the requirements of this Paragraph 58.b. in their entirety. 

c. Improvement Allowance. For each Expansion Increment leased by Tenant 
pursuant to this Paragraph 58, Landlord will provide Tenant with an improvement allowance equal to 
Forty Dollars ($40.00) per rentable square foot of the Expansion Increment (the "Expansion 
Improvement Allowance"). The provisions of Paragraph 4.d.i. through iii. above shall apply to the 
Expansion Improvement Allowance and Landlord's disbursement thereof, except that the Allowance 
Availability period (as defined in paragraph 4.d.i.) as to a particular Expansion Increment shall be the 
twelve (12) month period commencing on the Expansion Increment Commencement Date. 

d. Extension of Lease Term. As provided in Paragraph 58.a. above, the 
Expansion Increment Commencement Date for each Expansion Increment is the date the Expansion 
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Increment is delivered to Tenant with Landlord's Work completed. Effective as of the Expansion 
Increment Commencement Date for each Expansion Increment, the Lease term as to the entire 
Premises then covered by the Lease (including all Expansion Increments previously added to the 
Premises) shall automatically be extended through and including the last day of the sixtieth (60th

) full 
calendar month following the Expansion Increment Rent Commencement Date for such Expansion 
Increment. 

e. Rent. Monthly Rent under Paragraph 2.c. and 5 of the Lease for each 
Expansion Increment leased by Tenant shall commence on the date (the "Expansion Increment Rent 
Commencement Date") that is six (6) months following the Expansion Increment Commencement 
Date for the subject Expansion Increment. For the fust twelve (12) full calendar months following the 
Expansion Increment Rent Commencement Date (which shall additionally include the partial calendar 
month during which the Expansion Increment Rent Commencement Date occurred if the Expansion 
Increment Rent Commencement Date is other than the first day of a calendar month), the Monthly 
Rent for each Expansion Increment shall be at the rental rate set forth below, depending on the 
calendar year in which Expansion Increment Rent Commencement Date occurs. 

Calendar Year in which 
Expansion Increment Rent 
Commencement Date Occurs 

2012 

2013 

2014 

2015 

Annual Rate per 
RSF of Expansion 

Increment 
$31.00 

$32.00 

$34.00 

$34.00 

Starting on the first day of the thirteenth (13 th
) full calendar month following each Expansion 

Increment Rent Commencement Date, and armually thereafter, the Monthly Rent for the subject 
Expansion Increment shall increase to reflect a rate increase One Dollar ($ 1. 00) per rentable square 
foot per armum. 

f. Accelerated Possession for Construction Purposes. Notwithstanding 
anything to the contrary in this Paragraph 58, for cost efficiency in construction, Tenant may exercise 
the Expansion Option for an entire 80,000 rentable square foot Expansion Increment for the purpose of 
constructing improvements in the entire Expansion Increment at one time, but, upon delivery of the 
Expansion Increment with Landlord's Work completed, the Lease term shall only commence on the 
portion of the Expansion Increment in which Tenant will initially conduct business (the "Initially 
Leased Increment"), but in no event may the Initially Leased Increment consist of less than 30,000 
rentable square feet of space. If Tenant's Expansion Option Notice covers an entire 80,000 rentable 
square foot Expansion Increment, the Expansion Option Notice shall specify whether Tenant will be 
initially conducting business in the entire Expansion Increment or only in the Initially Leased 
Increment and, if Tenant will initially conduct business in only the Initially Leased Increment, the size 
of the Initially Leased Increment (not to be less than 30,000 rentable square feet). If this Paragraph 
58.f. applies, then, notwithstanding anything to the contrary in Paragraph 58.e. above, the Expansion 
Increment Rent Commencement Date for Q!!ly the Initially Leased Increment shall be the date six (6) 
months following the date the entire 80,000 rentable square foot Expansion Increment was delivered to 
Tenant with Landlord's Work completed, and the Expansion Increment Rent Commencement Date for 
the remainder of the 80,000 rentable square feet of the Expansion Increment that was not a part of the 
Initially Leased Increment shall be (i) as to the next 25,000 rentable square feet of space (or, if Tenant 
next occupies more than 25,000 rentable square feet of additional space, the amount so occupied), on 
the earlier of the date Tenant commences business in any portion of such space or the date six (6) 
months after the Expansion Increment Rent Commencement Date for the Initially Leased Increment 
and (ii) as to the remainder of the Expansion Increment, on the earlier of the date Tenant commences 
business in any portion of such space or the date twelve (12) months after the Expansion Increment 
Rent Commencement Date for Initially Leased Increment. By way of example, Tenant may elect to 
exercise the Expansion Option with respect to the entire 80,000 rentable square feet on the sixth (6th) 
floor of the Building, and construct improvements therein, but to initially occupy only 30,000 rentable 
square feet of such space. In such event, the Expansion Commencement Date shall occur as of the 
delivery of the Expansion Increment to Tenant with Landlord's Work completed and if such delivery 
occurred on June 1, 2012, the Expansion Increment Rent Commencement Date for such 30,000 
rentable square feet would be December 1, 2012. Thereafter, the Expansion Increment Rent 
Commencement Date with respect to the next 25,000 rentable square feet of such Expansion Increment 
(or, if Tenant next occupies more than 25,000 rentable square feet, the amount so occupied) shall 
commence as of the earlier to of (x) the date Tenant commences business operations in such additional 
portion of the Expansion Increment or (y) June 1, 2013, and with respect to the remainder of the 
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Expansion Increment, the Expansion Increment Rent Commencement Date for such space shall be the 
earlier of the date Tenant commences business operations within such space, or December 1, 2013. 

g. Additional Provisions. If Tenant leases an Expansion Increment pursuant 
to this Paragraph 58, Landlord and Tenant shall promptly enter into an amendment of this Lease 
adding the Expansion Increment to the Premises on the terms set forth in this Paragraph 58. The 
provisions of Paragraph 7 of the Lease shall apply in full to each Expansion Increment, with Tenant's 
Share calculated by dividing the rentable square footage of the Expansion Increment by the rentable 
square footage of the Building. The Base Year for each Expansion Increment shall be the calendar 
year in which the Expansion Increment Commencement Date occurs and the Base Tax Year for each 
Expansion Increment shall be the fiscal tax year during which the Expansion Increment 
Commencement Date occurs. 

Subject to Paragraph 58.b. above, Tenant may only lease the Expansion Increments 
for the original Tenant's initial exclusive use (which shall be for a period of not less than one (1) year 
from the subject Expansion Increment Commencement Date), although, after such initial occupancy 
of the Expansion Increments, Tenant may subsequently sublease any portion of any Expansion 
Increment in accordance with the provisions of Paragraph 13 above · 

Notwithstanding anything to the contrary in this Paragraph 58, if on the date of 
exercise of the Expansion Option as to a particular Expansion Increment or the date immediately 
preceding the Expansion Increment Commencement Date for such Expansion Increment (i) the 
original Tenant named herein (and/or an Affiliate or Affiliates thereof to which this Lease has been 
assigned or portions of the Premises have been sublet in accordance with Paragraph 13.h. above) is 
not in occupancy of at least seventy percent (70%) of the entire Premises then leased hereunder, or 
such parties do not intend to occupy at least seventy percent (70%) of the entire Premises then leased 
hereunder, together with the subject Expansion Increment, or (ii) there exists an uncured Event of 
Default or there is a breach of this Lease by Tenant that subsequently matures into an Event of 
Default due to Tenant's failure to cure the breach within the applicable notice and cure period, then, 
at Landlord's option, Tenant shall have no right to lease the subject Expansion Increment and the 
exercise of the Expansion Option as to that Expansion Increment shall be null and void. 

59. Right ofFirst Offer 

a. Right of First Offer Subject to the provisions of. this Paragraph 59, 
commencing on the first day of the Fourth Lease Year or such sooner date that Tenant has leased all of 
the Expansion Increments, and continuing thereafter throughout the_ Lease term, as the same may be 
extended by the renewal options set forth in Paragraph 60 below (but not during the final nine (9) 
months of the Lease term, as extended, unless Tenant exercises any then-unexpired Renewal Option in 
accordance with terms of the Renewal Option), Tenant shall have a continuing right of first offer to 
lease space located on the two (2) floors immediately below the lowest floor of the Building on which 
Tenant then leases space (each a "ROFO Floor"), if such space is or becomes "available for lease" 
( each a "First Offer Increment"). A First Offer Increment shall not be deemed "available for lease" if 
the tenant under an expiring lease of such space renews or extends its lease, whether pursuant to a 
renewal option or a new arrangement with Landlord. Upon Landlord obtaining knowledge that a First 
Offer Increment is or will be available for lease, Landlord shall send Tenant a written notice (a "First 
Offer Notice") which (i) identifies the First Offer Increment and specifies the rentable square footage 
thereof, (ii) specifies the estimated availability date of the First Offer Increment (the "ROFO Target 
Date") and the length of the term for which .Landlord intends to lease the First Offer Increment, and 
(iii) sets forth Landlord's good faith determination of the Fair Market Rent (as defined in Paragraph 
59.c. below) for the First Offer Increment for the intended lease term and, if fair market terms include a 
tenant improvement allowance or other market concessions, Landlord's good faith determination of the 
amount of such allowance and other market concessions. Notwithstanding the foregoing, Landlord 
shall not send a First Offer Notice to Tenant more than twelve (12) months prior to the estimated 
availability date of a First Offer Increment. 

b. Exercise of Right of First Offer If Tenant receives a First Offer Notice 
for a First Offer Increment and desires to lease the First Offer Increment, Tenant shall, within ten (10) 
Business Days after the delivery of the First Offer Notice to Tenant, notify Landlord thereof in writing 
("Tenant's Exercise Notice"), which Tenant's Exercise Notice shall advise Landlord that Tenant 
either (i) elects to lease the First Offer Increment on the terms set forth in .the First Offer Notice or (ii) 
elects to lease the First Offer Increment, but desires to have the Fair Market Rent, tenant improvement 
allowance and other market concessions determined by appraisal in accordance with the procedures set 
forth in Paragraph 60.c. below. If Tenant's Exercise Notice does not specify whether Tenant has 
selected (i) or (ii) from the immediately preceding sentence, Tenant shall be deemed to have selected 
item (i). If Tenant's Exercise Notice selected item (ii), then the parties shall comply with the· 
procedures of Paragraph 60.c. below to determine the Fair Market Rent, tenant improvement allowance 
and other market concessions (with the fifteen (15) day period referred to in the first sentence of 
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Paragraph 60.c. being the fifteen (15) day period following the date of Tenant's Exercise Notice) and 
the results of the appraisal procedure shall be binding on the parties and Tenant may not revoke its 
exercise of the of the right of first offer for the subject First Offer Increment. Tenant must lease the 
entire First Offer Increment covered by a First Offer Notice and may not lease only a portion thereof 
and Tenant may only lease a First Offer Increment for the length of term specified by Landlord in the 
First Offer Notice. 

If Tenant does not deliver a Tenant's Exercise Notice within the required ten 
(10) Business Day period, then Landlord shall have a period of six (6) months to lease the First Offer 
Increment to a third party on any terms Landlord desires. If Landlord has not leased the First Offer 
Increment to a third party within the aforementioned six (6) month period, then Landlord must again 
comply with the notice provisions set forth above prior to leasing the First Offer Increment to a third 
party. If Tenant does not exercise its right of first offer and Landlord enters i_nto a lease of the First 
Offer Increment.with a third party, Tenant's right of first offer shall again apply to the First Offer 
Increment if such space becomes "available for lease" (as defined above) at a later date during the 
Lease term. 

If, during the period that the right of first offer is in effect, space on a ROFO 
Floor is available for Lease and Tenant has not received a First Offer Notice for such space in the 
prior six (6) months, then Tenant, by written notice to Landlord (a "ROFO Notice Request") may 
require that Landlord deliver a First Offer Notice to Tenant for the First Offer Increment Tenant 
desires to lease. The ROFO Notice Request shall advise Landlord of which First Offer Increment 
Tenant elects to lease; provided, however, that the size of the First Offer Increment selected by 
Tenant shall not be less 30,000 rentable square feet unless the remainder of the vacant space on the 
subject ROFO Floor is less than 30,000 rentable square feet, in which even the First Offer Increment 
shall be all of the vacant space on the subject ROFO Floor. Further, in the event that Tenant desires 
to lease less than all of the available space on the subject ROFO Floor (e.g., more than 30,000 
rentable square feet of space is available on the ROFO Floor, but Tenant does not exercise the right of 
first offer for all of the available space), then the size and configuration of the space to be leased by 
Tenant shall be subject to Landlord's reasonable approval, which approval will not be unreasonably 
withheld but may be denied if the portion of the available space on the ROFO Floor that Tenant does 
not lease cannot (as reasonably determined by Landlord) reasonably be leased to one (1) or more third 
parties (e.g., the remaining space is too small, does not have an adequate number of exterior windows, 
does not have satisfactory elevator exposure or is otherwise oddly configured). If Tenant delivers a 
ROFO Notice Request in compliance with the foregoing, Landlord shall deliver a First Offer Notice 
to Tenant for the subject First Offer Increment and all of the provisions of this Paragraph 59 shall 
apply as if the First Offer Notice was initially given under Paragraph 59.a. above without Landlord 
having received a ROFO Notice Request. 

c. Terms and Conditions. If Tenant timely exercises its right to lease a First 
Offer Increment, Landlord and Tenant shall promptly enter into an amendment of this Lease adding 
such First Offer Increment to the Premises on all the terms and conditions set forth in this Lease as to 
the Premises originally demised hereunder, except that (i) the First Offer Increment shall be delivered 
to Tenant in its then "as-is" condition, subject to Tenant receiving any tenant improvement allowance 
that was included in the First Offer Notice or established by the appraisal procedure provided for in 
Paragraph 59.b. above, (ii) the term of the lease to Tenant of such First Offer Increment shall 
commence upon the date the First Offer Increment is delivered to Tenant, which date shall not be 
sooner than the later of the ROFO Target Date or the date (30) days following Tenant's delivery of 
Tenant's Exercise Notice unless Tenant agrees in writing to such earlier commencement date (the 
"First Offer Increment Commencement Date") and expire on the expiration date provided for in the 
First Offer Notice, (iii) the Monthly Rent payable by Tenant for the First Offer Increment and the 
market concessions (if any) applicable to Tenant's lease of the First Offer Increment shall be the Fair 
Market Rent and market concessions (if any) that were set forth in the First Offer Notice or established 
by appraisal as provided in Paragraph 59.b. above, as applicable, (iv) Tenant's Share shall be 
calculated by dividing the rentable square footage of the First Offer Increment by the rentable square 
footage of the Building, (v) the Base Year for the First Offer Increment shall be the calendar year in 
which the First Offer Increment Commencement Date occurs, and (vi) the Base Tax Year shall be the 
fiscal tax year during which the First Offer Increment is added to the Lease. For purposes of this 
Paragraph 59, "Fair Market Rent" shall have the meaning set forth in Paragraph 60.b. below with 
references therein to the "Premises" being deemed to refer to the First Offer Increment and 
disregarding any provisions which by their nature pertain only to the renewal term. 

In the event of any delay in the delivery of a First Offer Increment to Tenant, 
Tenant's lease of the First Offer Increment shall not be void or voidable, nor shall Landlord be liable 
to Tenant as a result thereof, but Landlord shall use commercially reasonably efforts to deliver the 
First Offer Increment to Tenant as soon as commercially reasonably possible. However, if Landlord 
does not deliver the applicable First Offer Increment to Tenant on or prior to the date that is six (6) 
months after the applicable ROFO Target Date (the "Outside First Offer Increment Delivery 
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Date") for any reason other than delays caused by Tenant or Force Majeure (provided, that for the 
purposes of this Paragraph 59.c., Force Majeure shall not include any holdover of the existing 
occupant(s) of the applicable First Offer Increment), then Tenant shall be entitled to a per diem credit 
against Monthly Rent for the applicable First Offer Increment, to be applied following Tenant's 
occupancy of such fust Offer Increment, in an amount equal to the Monthly Rent for the First Offer 
Increment from the Outside First Offer Increment Delivery Date through the date of delivery of such 
First Offer Increment. In any event, Landlord agrees to use diligent efforts to cause any tenant of the 
First Offer Increment to tiroely vacate such First Offer Increment. Further, if Landlord has not, either 
on or before the Outside First Offer Increment Delivery Date, delivered the First Offer Increment to 
Tenant for any reason other than a delay caused by Tenant, then Tenant may, by written notice to 
Landlord at any time prior to the delivery of the First Offer Increment to Tenant, tenninate Tenant's 
lease of the subject First Offer Increment. 

d. Delay in Determination of Monthly Rent. If the Fair Market Rent and 
other market concessions are not established prior to the First Offer Increment Commencement Date, 
then Tenant shall pay Monthly Rent and Additional Rent at the same rate per rentable square foot that 
Tenant then pays for the initial Premises and, after the Fair Market Rent has been determined, Tenant 
shall pay any deficiency in the amount paid by Tenant during such period, within thirty (30) days 
following the date Tenant receives from Landlord a written invoice for the amount of such deficiency, 
or, if Tenant paid excess rent during such period, Landlord shall credit such excess to the rent next due 
under this Lease. 

e. Liroitation on Tenant's Right of First Offer. Notwithstanding the 
foregoing, if, on the date of exercise of the right of fust offer, or the date immediately preceding the 
First Offer Increment Commencement Date the Lease term for the First Offer Increment is to 
commence (i) the original Tenant named herein (and/or an Affiliate or Affiliates thereof to which this 
Lease has been assigned or portions of the Premises have been sublet in accordance with Paragraph 
13.h. above) is not in occupancy of seventy-five percent (75%) of the entire Premises then leased 
hereunder, or such parties do not intend to occupy at least seventy-five percent (75%) of the entire 
Premises then leased hereunder, together with the entire First Offer Increment, or (ii) there exists an 
uncured Event of Default or there is a breach of this Lease by Tenant that subsequently matures into an 
Event of Default of Tenant due to Tenant's failure to cure the breach within the applicable notice and 
cure period, then, at Landlord's option, Tenant shall have no right to lease the First Offer Increment 
and the exercise of the right of first offer shall be null and void. 

60. Renewal Options. 

a. Options to Renew. Tenant shall have two (2) consecutive options to 
extend the term of the Lease (each, a "Renewal Option") for periods of five (5) years each (each, a 
"Renewal Term"), except that, if Tenant leases more than 405,000 rentable square feet of space as of 
the end of the initial Lease tenn, then Tenant shall instead have only one (1) Renewal Option for a 
Renewal Term of ten (10} years. A Renewal Option must be exercised, if at all, by written notice 
given by Tenant to Landlord not later than twelve (12) months prior to expiration of the then-current 
Lease term. At Landlord's option, Tenant shall have no right to renew the Lease, and Tenant's 
exercise of a renewal potion shall be void, if, as of the date the term of the renewal term is to 
commence, the original Tenant named herein (and/or an Affiliate or Affiliates thereof to which this 
Lease has been assigned or portions of the Premises have been sublet in accordance with Paragraph 
13.h. above) is not in occupancy of at least seventy-five percent (75%) of the Premises. 

At Tenant's option, Tenant may exercise a Renewal Option pursuant to the 
foregoing for less than the entire Premises then covered by the Lease (with the portion of the 
Premises to be covered by the Renewal Option being referred to hereinafter in this Paragraph 60 as 
the "Renewal Premises"), provided that (i) the Renewal Premises must consist of not less than 
135,000 rentable square feet of space and be comprised of space on contiguous floors, (ii) the 
portions of the Premises that are not included in the Renewal Premises must be of a size and 
configuration that are, as reasonably determined by Landlord, leasable to third parties (e.g., the 
remaining space must be of adequate size, have an adequate number of exterior windows, have 
satisfactory elevator exposure and otherwise be reasonably configured) and (iii) Tenant (and/or an 
Affiliate or Affiliates thereof to which this Lease has been assigned or portions of the Premises have 
been sublet in accordance with Paragraph 13.h. above) must occupy and be conducting business in at 
least seventy five percent (75%) of the Renewal Premises. 

Notwithstanding the foregoing, at Landlord's election, a renewal option shall 
be null and void and Tenant shall have no right to renew this Lease if on the date Tenant exercises the 
renewal option or on the date immediately preceding the commencement date of the renewal period 
there exists an uncured Event of Default or a breach of this Lease that subsequently matures into an 
Event of Default due to Tenant's failure to cure the breach within the applicable notice and cure 
period. 
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b. Terms and Conditions. If Tenant exercises a renewal option, then during 
the subject Renewal Term all of the terms and conditions set forth in this Lease as applicable to the 
Premises during the initial Lease term shall apply during the Renewal Term, except that (i) Tenant 
shall have no further right to renew this Lease beyond the second Renewal Term (or, if the Renewal 
Term is for a period often (10) years, beyond the end of such 10-year Renewal Term), (ii) the Monthly 
Rent payable by Tenant for the First Offer Increment shall be the then Fair Market Rent based on the 
terms of this Lease as renewed, with Tenant to receive the then market leasing concessions, (iii) Tenant 
shall take the Premises in their then "as-is" condition, subject to Tenant receiving any tenant 
improvement allowance that is a part of then market concessions, (iv) the Base Year for the Premises 
shall be the calendar year in which the Renewal Term commences, (v) the Base Tax Year for the 
Premises shall be the fiscal tax year in which the Renewal Term commences and (vi) the amount of the 
Letter of Credit to be maintained by Tenant under Paragraph 6 during the renewal term shall be 
established concurrently with the determination of the Fair Market Rent and market leasing 
concessions, taking into account the Security Criteria, as defined in the third grammatical paragraph of 
Paragraph 6 above. Fair Market Rent shall include the periodic rental increases, if any, that would be 
included for space leased for the period of the Renewal Term. For purposes of this Paragraph 60, The 
term "Fair Market Rent" shall mean the rental rate for the relevant space in its "as-is" condition, 
determined by reference to comparable space under primary lease (and not sublease), taking into 
consideration the terms and conditions ofthis Lease, the Base Year and Base Tax Year for escalations, 
the improvement allowance (if any) provided for such space pursuant to the Lease, the quality and 
prestige of the Building and such amenities as existing improvements, view, floor on which the 
Premises are situated and the like, situated in comparable buildings in San Francisco, with comparable 
improvements, in good physical and economic condition, taking into consideration the then-prevailing 
ordinary rental market practices with respect to tenant concessions (if any) (e.g., not offering 
extraordinary rental, promotional deals and other concessions to tenants which deviate from what is the 
then-prevailing ordinary practice in an effort to alleviate cash flow problems, difficulties in meeting 
loan obligations or other financial distress, or in response to a greater than average vacancy rate). The 
intent of the parties is that Tenant will obtain the same rent and other economic benefits that landlords 
would otherwise give in comparable transactions and that Landlord will make and receive the same 
economic payments and concessions that landlords would otherwise make and receive in comparable 
transactions. The Fair Market Rent and the amount of the Letter of Credit shall be mutually agreed 
upon by Landlord and Tenant in writing within the thirty (30) calendar day period commencing six (6) 
months prior to commencement of the subject Renewal Term. If Landlord and Tenant are unable to 
agree upon the Fair Market Rent (and/or the amount of the Letter of Credit for the renewal term) within 
sueh thirty (30)-day period, then the Fair Market Rent (and/or amount of the Letter of Credit) shall be 
established by appraisal in accordance with the procedures set forth in Paragraph 60.c. below. 

c. Appraisal. Within fifteen (15) days after the expiration of the thirty 
(30)-day period for the mutual agreement of Landlord and Tenant as to the Fair Market Rent (and/or 
amount of the Letter of Credit), each party hereto, at its cost, shall engage a real estate broker to act on 
its behalf in determining the Fair Market Rent (and/or amount of the Letter of Credit, as applicable). 
(If an appraisal is being conducted under this Paragraph 60.c. as to the fair market Letter of Credit for a 
Renewal Term, the references hereinafter to "Fair Market Rent" shall also refer to the amount of the 
Letter of Credit.) The brokers each shall have at least ten (10) years' experience with leases in 
comparable buildings in San Francisco, with wmparable improvements, and shall submit to Landlord 
and Tenant in advance for Landlord's and Tenant's reasonable approval the appraisal methods to be 
used. If a party does not appoint a broker within said fifteen (15)-day period but a broker is appointed 
by the other respective party, the single broker appointed shall be the sole broker and shall set the Fair 
Market Rent. If the two brokers are appointed by the parties as stated in this paragraph, such brokers 
shall meet promptly and attempt to set the Fair Market Rent. If such brokers are unable to agree within 
thirty (30) days after appointment of the second broker, the brokers shall elect a third broker meeting 
the qualifications stated in this paragraph within ten (10) days after the last date the two brokers are 
given to set the Fair Market Rent. Each of the parties hereto shall bear one-half (1/2) the cost of 
appointing the third broker and of the third broker's fee. The third broker shall be a person who has 
not previously acted in any capacity for either party. One a party has selected a broker and 
negotiations have commenced between the brokers, such broker may not be replaced with another 
broker. 

The third broker shall conduct his own investigation of the Fair Market Rent, and 
shall be instructed not to advise either party of his determination of the Fair Market Rent except as 
follows: When the third broker has made his determination, he shall so advise Landlord and Tenant 
and shall establish a date, at least -five (5) days after the giving of notice by the third broker to 
Landlord and Tenant, on which he shall disclose his determination of the Fair Market Rent. Such 
meeting shall take place in the third broker's office unless otherwise agreed by the parties. After 
having initialed a paper on which his determination of Fair Market Rent is set forth, the third broker 
shall place his determination of the Fair Market Rent in a sealed envelope. Landlord's broker and 
Tenant's broker shall each set forth their determination of Fair Market Rent on a paper, initial the 
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same and place them in sealed envelopes. Each of the three envelopes shall be marked with the name 
of the party whose determination is inside the envelope. 

In the presence of the third broker, the determination of the Fair Market Rent by 
Landlord's broker and Tenant's broker shall be opened and examined. If the higher of the two 
determinations is 105% or less of the amount set forth in the lower determination, the average of the 
two determinations shall be the Fair Market Rent, the envelope containing the determination of the 
Fair Market Rent by the third broker shall be destroyed and the third broker shall be instructed not to 
disclose his determination. If either party's envelope is blank, or does not set forth a determination of 
Fair Market Rent, the determination of the other party shall prevail and be treated as the Fair Market 
Rent. If the higher of the two determinations is more than 105% of the amount of the lower 
determination, the envelope containing the third broker's determination shall be opened. If the value 
determined by the third broker is within two percent (2%) of the average of the values proposed by 
Landlord's broker and Tenant's broker, the third broker's determination of Fair Market Rent shall be 
the Fair Market Rent. If such is not the case, Fair Market Rent shall be the rent proposed by either 
Landlord's broker or Tenant's broker which is closest to the determination of Fair Market Rent by the 
third broker. 

d. Delay in Determination of Monthly Rent. If the Fair Market Rent is not 
established prior to the commencement of the Renewal Term, then Tenant shall continue to pay as 
Monthly Rent and Additional Rent the sums in effect as of the last day of the prior term of the Lease 
and, as soon as the Fair Market Rent is determined, Tenant shall immediately pay to Landlord any 
deficiency in the amount paid by Tenant during such period, or, if Tenant paid excess Monthly Rent 
during such period, Landlord shall credit such excess payments to the Monthly Rent amounts next due. 

61. Rooftop Communications Equipment License. 

a. Ancillary Sites, Lines and Equipment. Landlord hereby grants to Tenant 
and Tenant hereby accepts from Landlord, a license (the "License") to use the following portions of 
the Building: 

(i) subject to availability, a portion of the roof of the Building to 
be designated by Landlord (the "Telecom Site"), for purposes of the installation, 
operation, maintenance and replacement by Tenant, at Tenant's sole expense, of one (1) 
satellite receiving dish (the "Antenna") not to exceed a size of one ( 1) meter at its largest 
dimension (or, alternatively, two (2) Antennae not to exceed a size of one-half (1/2) 
meter each). 

(ii) on a non exclusive basis, in common with one or more other 
tenants or licensees of the Building and Landlord, (A) certain other portions of the roof of 
the Building for the installation of conduit which will run from the Telecom Site across 
designated pathways on the roof of the Building (as more particularly shown or described 
in the plans to be approved by Landlord pursuant to Section 60.d. below), and (B) certain 
existing cores and sleeves of the Building (as shown on the aforementioned plans), 
running from the roof down through the Building for purposes (and only for the 
purposes) of installing the conduit and cable required to interconnect Tenant's equipment 
on the Telecom Sites with Tenant's equipment in the Premises. 

The above described conduit and cable (collectively the "Lines") and the Antenna, 
and any replacement, alteration, addition or installation thereof approved by Landlord are collectively 
referred to herein as the "Communications Equipment". The areas of the Building through which 
such Lines run and such Communications Equipment is located are sometimes referred to herein as 
the "Ancillary Sites". 

b. Lease Provisions Applicable. The provisions of the other sections of this 
Lease shall apply to the Ancillary Sites and this License, except to the extent inconsistent with the 
provisions of this Paragraph 61. Without limiting Paragraph 14 of the Lease, Tenant expressly agrees 
to indemnify, defend and save harmless Landlord and the other Indeinnitees from and against all 
Claims to the extent arising (or claimed to have arisen) from the installation, use, maintenance or 
operation of the Lines or the Communications Equipment, except to the extent arising from the 
negligence or willful misconduct of Landlord or its agents or their respective employees, agents or 
contractors or arising from the acts of other tenants or licensees. Except to the extent caused by the 
gross negligence of willful misconduct of Landlord or any other Indernnitees, Landlord shall not be 
liable for any loss or damage to the Communications Equipment. In no event shall Landlord be liable 
for consequential damages related to loss or damage to the Communications Equipment. 
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c. Impositions; Charges. 

(i) No monthly license fee shall be due in connection with 
Tenant's license to use the Ancillary Sites under this Paragraph 61. 

(ii) Tenant shall be responsible for and pay within thirty (30) 
days following receipt by Tenant of Landlord's written invoice therefor and reasonable back-up 
documentation, any and all cadditional real and personal property taxes, governmental assessments, 
governmental charges, governmental fees or other governmental impositions levied or assessed on the 
Building, Landlord or Tenant due solely to the Communications Equipment or the construction, 
operation or removal thereof. In addition, if Landlord deems it reasonably necessary to hire outside 
engineers or consultants in connection with the review of plans and specifications for the 
Communications Equipment and/or monitoring the affect of the Communications Equipment on any 
other equipment at the Building or Landlord reasonably incurs any other out-of-pocket costs in 
connection with the License, then Tenant shall reimburse Landlord (within thirty (30) days following 
receipt by Tenant of Landlord's written invoice therefor and supporting back-up documentation) for 
such actual and reasonable costs. 

d. Initial Installation of Communications Equipment; Modifications; 
Replacements. Prior to the initial installation of the Communications Equipment and prior to' any 
subsequent modification or replacement of the Communications Equipment, Tenant shall submit to 
Landlord, for Landlord's reasonable approval, (i) detailed plans showing all Communications 
Equipment, the manner of the installation of the Communications Equipment and the locations of the 
installations and (ii) such evidence as Landlord shall reasonably require evidencing that Tenant has 
obtained all necessary governmental approvals and permits for the installation and modification of the 
Communications Equipment. All work shall be performed in accordance with applicable Legal 
Requirements, Landlord's reasonable construction requirements for the Building and by contractors 
reasonably approved in advance by Landlord. Landlord shall have no responsibility for, and Tenant 
holds Landlord harmless from, any failure of Tenant's Communications Equipment to function 
properly notwithstanding the fact that Landlord may have approved plans and specifications therefor. 
Tenant shall keep the Building free from any liens arising out of any work performed, materials 
furnished or obligations incurred with respect to the Communications Equipment. Unless otherwise 
agreed by Landlord in writing, Tenant shall give Landlord not less than ten (10) days prior written 
notice of the commencement of any work by Tenant under this Paragraph 61.d. 

Tenant shall cause Tenant's personnel or contractor(s) to clearly mark (including any 
color coding required by the Building) each conduit, cable, wire and piece of equipment comprising 
the Lines with the License number assigned by the Building management and the starting point and 
the destination of such conduit, cable or wire ( e.g. "No. 700, Roof to Floor 7"), and shall place such 
identification tags in each closet, if any, that the Lines pass through, on each horizontal run of the 
Lines, and on each item of Communications Equipment that is part of the Lines. 

e. Use; Compliance With Law. Tenant agrees that Tenant shall not sell the 
use of the Lines, or otherwise use the Communications Equipment to provide services to any party 
other than Tenant and its employees and clients in connection with its business, or to transmit to any 
other location other than the Premises. Landlord makes no representation that Tenant's contemplated 
use of the Lines or the Ancillary Sites will comply with applicable Legal Requirements. Tenant, at 
Tenant's sole expense, shall comply with all Legal Requirements regarding the operation and 
maintenance of the Communications Equipment, and shall be solely responsible for obtaining and shall 
obtain and keep in force all permits, licenses and approvals necessary for operation of the 
Communications Equipment. 

f. Interference by Communications Equipment. Tenant shall not use the 
Ancillary Sites or the Communications Equipment so as to interfere in any way with the ability of 
tenants or other occupants of the Building or occupants of other properties to receive or transmit radio, 
television, telephone, computer, data processing, fiber optic, microwave, short wave, long wave or 
other signals of any sort. If the operation of the Communications Equipment interferes with any such 
items, then immediately following written notice from Landlord to Tenant of such interference, Tenant 
shall use reasonable efforts to eliminate such interference. If Tenant is unable to promptly eliminate 
interference that is caused by the Communications Equipment, Tenant shall cease operation of the 
interfering Communications Equipment until the problem is resolved and, if the problem cannot be 
resolved, Tenant shall remove the Communications Equipment and repair any damage to the Building 
caused by the installation and/or removal of the Communications Equipment. Landlord shall 
reasonably cooperate in relocating the Communications Equipment on the Ancillary Sites to a new 
location in or on the Building, if available, where such interference is not likely to be experienced, 
which relocation shall be at Tenant's sole expense. 
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g. Removal of Communications Equipment. The Communications 
Equipment shall be and remain Tenant's property throughout the term of this Lease. Upon the 
expiration or any sooner termination of the License, or if Tenant is required to remove the 
Communications Equipment by any governmental agency having jurisdiction over the 
Communications Equipment, Tenant shall promptly, at its sole expense, remove all of the 
Communications Equipment from the Ancillary Sites and restore any damage caused by the 
installation or removal. 

h. Access to Ancillary Sites. Tenant may access the Ancillary Sites and 
perform construction work therein in accordance with the plans and specifications approved by 
Landlord pursuant to Paragraph 61.d. above. Tenant shall have access to the Ancillary Sites for such 
construction and for normal and emergency repairs, which access shall be in accordance with the 
commercially reasonable rules and procedures of the Building, including, without limitation, those 
relating to roof access (which procedures shall specify the amount of advance notice to Landlord 
required for such access) as in effect from time to time. Landlord may allow access to the Ancillary 
Sites to any persons who show evidence which, in Landlord's reasonable and good faith judgment and 
discretion, appears to constitute authorization by Tenant or by any other tenant granted rights by 
Landlord to install, operate and/or maintain facilities or equipment of any kind in such areas of the 
Building, or by any representative or agent of Landlord for such access. 

i. Maintenance and Repair. Tenant, at Tenant's sole cost and expense, shall 
keep the Communications Equipment in good, safe condition and repair and shall not damage in any 
way the Ancillary Sites. Tenant shall, at Tenant's sole cost and expense, promptly repair any damage 
to the Ancillary Sites caused by Tenant's operations and, prior to commencing such repair work, shall 
obtain Landlord's prior written approval of Tenant's procedures for such repair work. Landlord makes 
no representations respecting the condition of the Ancillary Sites or their suitability for operation of the 
Communications Equipment. Landlord shall use its reasonable and good faith efforts to cause any 
repairs being performed by Landlord or its agents to or about the Ancillary Sites to be performed in 
such manner as shall not require Tenant to remove Tenant's Communications Equipment from the 
Ancillary Sites, but Landlord, on reasonable advance notice to Tenant, may require Tenant to 
temporarily remove Tenant's Communications Equipment from the Ancillary Sites if the same is 
reasonably required in order to allow Landlord to perform the repairs. Such removal and the 
reinstallation of the Communications Equipment shall be at Tenant's sole cost and expense. 

j. Relocation of Ancillary Sites. Upon not less than fifteen (15) days' prior 
written notice to Tenant, Landlord may require Tenant to relocate the Ancillary Sites (or any of them) 
to another location in the risers of the Building which is suitable for Tenant's purposes. All work 
necessary to move the Communications Equipment to the new location shall be performed by Tenant 
at Landlord's expense (or, at Landlord's option, by Landlord at Tenant's expense), including the 
expense of complying with all Legal Requirements regarding the installation of the Communications 
Equipment in the new locations. Tenant acknowledges that during any such relocation the 
Communications Equipment will be unavailable for Tenant's use. Landlord shall cooperate with 
Tenant in minimizing the period of any such unavailability. The provisions of this Paragraph 61.j. are 
inapplicable to a relocation of the Communications Equipment due to maintenance, repair or 
replacements by Landlord in or about the Ancillary Sites, it being agreed that any such relocation is 
governed instead by Section 61.i. above. 

k. Security. Tenant shall obtain insurance coverage to the extent Tenant 
desires protection against loss or damage to the Communications Equipment and Tenant releases 
Landlord and the other Indemnitees from any liability for or in connection with such acts and losses, 
excluding losses resulting from the gross negligence or willful misconduct of Landlord or its 
authorized employees, agents on contractors. Tenant agrees to cooperate in any reasonable safety or 
security program developed by Landlord or required by any Legal Requirement. 

I. Survival. The indemnities granted by Tenant in this Paragraph 60 shall 
survive the expiration or earlier termination of the Lease. 

62. License for Rooftop Generator or HV AC Equipment. 

a. License for Specialty Equipment. If, at any time .during the term of this 
Lease, Tenant desires to install an emergency electricity generator (the "Generator") and/or 
supplemental HV AC equipment (the "HVAC Equipment") on the roof of the Building, to service the 
Premises, then, subject to availability, Landlord hereby grants to Tenant (and Tenant accepts from 
Landlord) on an exclusive basis (but non-exclusive as to Landlord for purposes of operating and 
maintaining the Building) a license to use the space reasonably designated by Landlord on the roof of 
the Building for such purposes, as well as the right to run electrical wires and cables (the "Specialty 
Lines") through shafts and raceways of the Building as reasonably designated by Landlord as 
reasonably needed to connect the subject equipment to the Premises. In no event shall Landlord be 
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required to ,approve for Tenant's use on the roof of the Building niore than two hundred fifty (250) 
square feet of space for the Generator or more than two hundred fifty (250) square feet of space for the 
HV AC Equipment 

The Generator, HV AC Equipment, Specialty Lines, and any replacement, 
alteration, addition or installation thereof approved by Landlord pursuant to this Paragraph 62 are 
collectively referred to herein as the "Specialty Equipment". The areas of the roofof the Building 
and· the other areas of the Building in which any part of the Specialty Equipment is located are 
collectively referred to herein as the "Ancillary Specialty Sites." All of the provisions of Paragraph 
61 above, as they apply to the Communications Equipment, Lines and Ancillary Sites (as those terms 
are defined in Paragraph 61), including, without limitation the provisions of Paragraph 61.d. above 
regarding Landlord's prior written approval of the plans and specifications for any and all 
installations and subsequent.modifications to the Communications Equipment, shall apply in full to 
the installation, operation, repair and removal of the Specialty Equipment and to the use. and 
maintenance of the Ancillary Specialty Sites, except to the extent inconsistent with the express terms 
of this Paragraph 62 or to the extent such terms are by their nature applicable only to 
telecommunications equipment 

If the Ancillary Specialty Sites collectively occupy more than 250 square feet 
of space on the roof of the Building, Tenant shall pay a monthly license fee for such space as 
reasonably determined by Landlord based on market terms, with such fee to be in effect until all of 
the subject Specialty Equipment is removed from the Building and the restoration work required to be 
performed by Tenant completed. The aforementioned license fee shall constitute rent under 
Paragraph 5 above. 

b. Diesel Fuel. Notwithstanding anything to the contrary in Paragraph 8.c. of 
this Lease, if Tenant installs a Generator on the Building roof pursuant to this Paragraph 62, Tenant 
may, following prior written notice to Landlord and compliance by Tenant with any reasonable 
conditions imposed by Landlord, utilize diesel fuel for the operation of the Generator, provided that in 
no event may Tenant store diesel fuel in the Building other than in the storage tank which is a part of 
the Generator and Tenant's use of diesel fuel shall be in accordance with all applicable Legal 
Requirements. Tenant shall promptly provide Landlord with copies of all notices received by it, 
including, without limitation, any notice of violations, notice of responsibility or demand for action 
from any federal, state or local authority or official in connection with the presence of the fuel on the 
Real Property. In the event of any release of the fuel in any portion of the Real Property (or upon 
adjacent lands, if caused by Tenant or Tenant's agents, employees, contractors, licensees or invitees) 
Tenant shall promptly remedy the problem in accordance with all applicable Legal Requirements. 

c. Fueling and Testing of the Generator; Limited Purpose and Use of 
Equipment If Tenant desires to have the Generator fueled, Tenant shall, at Tenant's sole cost, 
arrange for a third party supplier of diesel fuel to supply the fuel by means approved in advance by 
Landlord. Tenant acknowledges and agrees that Landlord has no responsibility for fueling, or making 
arrangements to fuel, the Generator, and, without limiting the foregoing, in the event of an 
interruption in, or failure or inability to provide fuel to the Generator (a "Fuel Interruption") such 
Fuel Interruption shall not impose upon Landlord any liability whatsoever (including, without 
limitation, liability for consequential damages or loss of business by Tenant) and Tenant hereby 
waives all claims against Landlord or the Indernnitees for any loss or damage resulting from any such 
Fuel Interruption; 

Tenant may turn on the Equipment for the purpose of testing the Equipment 
only during non-business hours on non-Business Days of the Building. Further, Tenant shall provide 
Landlord with not less than two (2) Business Days prior notice that testing will occur and shall have 
appropriately trained representatives present for the testing. Tenant shall comply with any and all 
reasonable requirements of Landlord in connection with such testing. 

Tenant agrees that the Equipment may be used only for providing emergency 
electrical power to the Premises during an interruption in the Building's normal source of electrical 
power. Accordingly, except for turning the Equipment on for testing pursuant to the immediately 
preceding grammatical paragraph, the Equipment shall not be turned on unless electricity is not being 
provided to the Premises. 

d. Evacuation. If Landlord closes the Building and calls for its evacuation by 
means of written or oral notice to the Premises (which notice may be personal, telephonic, email, or 
by means of the Building's public address system), or suggests by means of written or oral notice to 
the Premises (which notice may be personal, telephonic, email or by means of the Building's public 
address system) that the Building be evacuated for any reason, including because of an electrical 
failure, and if one or more of Tenant's owners, officers, directors, employees, contractors, agents, 
licensees, invitees or other persons acting on behalf of or at the request, or with permission, of Tenant 
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(collectively, "Tenant's Personnel") remain in or later enter the Building or the Premises during the 
evacuation period, then Tenant hereby waives all Claims against Landlord and the Indemnitees for 
any injury incurred by any of Tenant's Personnel, or injury to property, due in whole or in part to 
Tenant's failure to evacuate all of Tenant's Personnel from the Premises and the Building. Further, 
Tenant will hold the Indemnitees harmless from and defend and indemnify them against any and all 
Claims incurred by them as a direct or indirect result of Tenant's Personnel remaining in the Premises 
or the Building during such evacuation period. 

63. Ninth Floor Outdoor Roof Deck. Throughout any portion of the Lease term 
(including any Renewal Term) that Tenant occupies space on the ninth (9th

) floor of the Building, 
Tenant shall have a license to use the ninth (9th

) floor outdoor roof deck (the "9th Floor Deck"). 
During any period that Tenant leases all of the rentable area on the ninth (9 th

) floor, such license shall 
be exclusive to Tenant (subject to Landlord's right to access for purposes relating to the operation, 
maintenance and repair of the Building) and, during any portion of the Lease term that Tenant leases 
only a portion of the ninth (9th

) floor, such license shall be non-exclusive and shared with other 
tenants of the ninth (9th

) floor. The provisions of Paragraphs 14, 15 and 16 of this Lease shall apply to 
the 9th Floor Deck and the use thereof by Tenant, its employees, contractors, vendors and customers. 

Landlord shall, at Landlord's sole cost, without application of Landlord's Allowance 
or reimbursement by Tenant in any manner, perform any and all work required for access to the 9th 

Floor Deck from the ninth (9th
) floor of the Building and use of the 9th Floor Deck as an outside patio, 

which work shall include, without limitation, all work required to comply with Title 24 access 
requirements and all other applicable Legal Requirements for such use. The 9th Floor Deck shall have 
approximately 6,000 square feet of usable area (subject to reduction to the extent required by code 
due to the square footage requirements for the other areas of the ninth (9th

) floor in connection with 
Landlord's Work and the Tenant Improvements), with the balance of the 9th Floor Deck being 
landscaped or improved area. Tenant may use the 9th Floor Deck for social gatherings for Tenant's 
employees and invited guests (which may include service of food and beverages, including bar-b-que 
equipment), so Jong as such use of the 9th Floor Deck is in compliance with all applicable Legal 
Requirements (including, without limitation, applicable, fire, smoke and exhaust codes and noise 
ordinances) and the number of persons on the 9th Floor Deck shall not, at any one time, exceed the 
load density for typical office uses. Landlord shall, at Landlord's sole cost and without application of 
Landlord's Allowance or reimbursement by Tenant in any manner, construct improvements on the 9th 

Floor Deck (the "Deck Finish Improvements") that create a first class landscaped deck, appropriate 
for an office Building and consisting of plants and ground cover (including eco-friendly varieties), 
rock gardens, borders, pathways, benches and other appropriate first class improvements. The Deck 
Finish Improvements shall be constructed pursuant to plans and specifications (the "Deck Finish 
Plans") to be prepared by Landlord, in consultation with Tenant, and reasonably approved by Tenant. 
Tenant shall respond promptly (but in any event within five (5) Business Days) to inquires by 
Landlord with regard to the design of the Deck Finish Improvements (including plant varieties) so 
that Landlord can complete the Deck Finish Plans in an efficient manner. Within five (5) Business 
Days following receipt of the Deck Finish Plans, Tenant shall either approve the same in writing or 
provide Landlord in writing with Tenant's requested revisions thereon. Landlord shall promptly 
revise the Deck Finish Plans to incorporate Tenant's reasonable revisions as reasonably approved by 
Landlord and deliver the same to Tenant for Tenant's written approval or disapproval, which shall be 
provided to Landlord within three (3) Business Days following Tenant's receipt of the revised Deck 
Finish Plan. If Tenant fails to comply with the time periods above,· or, if Tenant requests more than 
one set of revisions to the Deck Finish Plans ( other than to correct errors on the same), delays in the 
completion of the Deck Finish Improvements resulting there from shall be a Tenant delay for 
purposes of Paragraph 4 and Exhibit D hereto. 

During any period that Tenant has the exclusive use of the 9th Floor Deck, Tenant 
shall, at Tenant's sole cost and expense, maintain the 9th Floor Deck in good condition and repair, 
provide janitorial services thereto and keep the 9th Floor Roof Deck free of dishes, utensils, food and 
debris from Tenant's employees, customers, guests or licensees. Tenant may place on the 9th Floor 
Deck any furniture Tenant desires, provided that such furniture is appropriate for an outdoor deck in a 
building comparable to the Building and Tenant keeps such furnishings in good and safe condition 
and repair. During any period that Tenant does not have the exclusive use of the 9th Floor Deck, the 
9th Floor Deck shall constitute a common area of the Building and Landlord shall be responsible for 
the maintenance and repair thereof and for furniture placed thereon; provided, however, to the extent 
any repairs are required as a result of the negligent or intentional acts or omissions of Tenant or its 
employees, contractors, agents, customers or invitees, the cost of such repairs shall be paid by Tenant 
to Landlord within fifteen (15) days after Landlord's demand therefor; and, provided, further, that 
Tenant shall continue to be responsible for keeping the 9th Floor Roof Deck free of dishes, utensils, 
food and debris from Tenant's employees, customers, guests or licensees. 

Notwithstanding anything to the contrary above, Landlord shall be responsible for 
maintenance and repair of the structural elements of the 9th Floor Deck; provided that if any such 
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structural repairs are required as a result of the negligent or intentional acts or omissions of Tenant or 
its employees, contractors, agents, customers or invitees, the cost of such repairs (including without 
limitation the reasonable cost of services provided by Landlord's employees or independent 
contractors) shall be paid by Tenant to Landlord within fifteen (15) days after Landlord's demand 
therefoL 

Commencing on the Commencement Date, and continuing until such time as Tenant 
no longer has exclusive use of the 9th Floor Deck, Tenant shall pay as monthly rent for the 9th Floor 
Deck (the "Monthly Deck Rent") the following amounts for the respective periods: 

Period 
First Lease Year 
Second Lease Year 
Third Lease Year 
Fourth Lease Year 
Fifth Lease Year 
Sixth Lease Year 

Monthly Deck Rent 
$100,000.00 
$103,000.00 
$106,090.00 
$109,272.70 
$112,550.88 
$115,927.41 

The Monthly Deck Rent shall constitute rent under this Lease and shall be paid in advance, on the 
first day of each calendar month during the Lease term, concurrently with Tenant's payment of 
Monthly Rent under Paragraph 5 above. All of the provisions of Paragraph 5 that are applicable to the 
payment of Monthly Rent shall apply to the Monthly Deck Rent. If and when Tenant's use of the 9th 

Floor Deck becomes non-exclusive (as provided above) the Monthly Deck Rent shall not longer 
apply. 

64. Bicycle Racks. Throughout the Lease term, Tenant's employees may (subject 
to space availability and compliance with the applicable Rules and Regulations pertaining to the bike 
storage space) store their bicycles in the secured bicycle storage space currently located on the ground 
level of the Stevenson Building. Further, throughout the Lease term, Tenant's employees may bring 
bicycles through the service elevator and into the Premises. Tenant shall ensure that the bicycles do 
not damage the walls, carpeting or floors in the Building and shall reimburse Landlord for any 
additional janitorial costs in the elevators or other Common Areas as a result of the bicycles being 
brought into the Premises. 
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THIS LEASE IS EXECUTED by Landlord and Tenant as of the date set forth at the 
top of page I hereof. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By: { - ,I-
Name: __ 7_,_(_·_t:_.c-:._,c_i<_· _1_},_.1 l_r_./_-__ 

Title: ____ ~~-1 _______ _ 
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Tenant: 

TWITTER, INC., a Delaware corporation 

Title ---~l-_<_ .. ~/_
0_-'~ .. /_.., _______ _ 
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Outline of Premises 

[See attached 3 pages] 
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EXHIBIT A 

Outline of Premises 
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EXHIBITB 

RULES AND REGULATIONS 

MARKET SQUARE 

1. No sign, placard, picture, advertisement, name or notice shall be inscribed, 
displayed or printed or affixed on or to any part of the outside or inside of the Building or any part of the 
Premises visible from the exterior of the Premises without the prior written consent of Landlord, which 
consent may be withheld in Landlord's sole discretion. Landlord shall have the right to remove, at 
Tenant's expense and without notice to Tenant, any such sign, placard, picture, advertisement, name or 
notice that has not been approved by Landlord. 

If Landlord notifies Tenant in writing that Landlord objects to any curtains, 
blinds, shades or screens attached to or hung in or used in connection with any window or door of the 
Premises, such use of such curtains, blinds, shades or screens shall be removed immediately by Tenant. 
No awning shall be permitted on any part of the Premises. 

2. If Tenant utilizes an outside drinking water service or any other service provided 
to the Premises by an outside company, the service providers shall comply with Landlord's reasonable 
regulations for deliveries and placement and maintenance of equipment. 

3. The bulletin board or directory of the Building will be provided exclusively for 
the display of the name and location of tenants only and Landlord reserves the right to exclude any other 
names therefrom. 

4. The sidewalks, halls, passages, exits, entrances, elevators and stairways shall not 
be obstructed by any of the Tenant Parties or used by Tenant for any purpose other than for ingress to and 
egress from its Premises. The halls, passages, exits, entrances, elevators, stairways, balconies and roof are 
not for the use of the general public and Landlord shall in all cases retain the right to control and prevent 
access thereto by all persons whose presence in the judgment of Landlord shall be prejudicial to the 
safety, character, reputation and interests of the Building and its tenants. No tenant and no employees or 
invitees of any tenant shall go upon the roof of the Building. 

5. Tenant shall not alter any lock or install any new or additional locks or any bolts 
on any interior or exterior door of the Premises without the prior written consent of Landlord. 

6. The toilet rooms, toilets, urinals, wash bowls and other apparatus shall not be 
used for any purpose other than that for which they were constructed and no foreign substance of any kind 
whatsoever shall be thrown therein and the expense of any breakage, stoppage or damage resulting from 
the violation of this rule shall be borne by the tenant who, or whose employees or invitees, shall have 
caused it. 

7. Tenant shall not overload the floor of the Premises or mark, drive nails, screw or 
drill into the partitions, woodwork or plaster or in any way deface the Premises or any part. thereof; 
provided, however, that Tenant may hang on the walls of the Premises certificates, plaques, artwork, 
white boards and other items typically hung in office premises using nails, hooks or other devices which 
are customarily used in office buildings comparable to the Building and minimize damage to walls. 

8. The moving of large furniture, freight or equipment into or out of the Building 
shall be done at such time and in such manner as Landlord shall designate. Landlord shall have the right 
to reasonably prescribe the weight, size and position of all safes and other heavy equipment brought into 
the Building. Safes or other heavy objects shall, if considered necessary by Landlord, stand on a platform 
of such thickness as is necessary to properly distribute the weight. Landlord will not be responsible for 
loss of or damage to any such safe or property from any cause, and all damage done to the Building by 
moving or maintaining any such safe or other property shall be repaired at the expense of Tenant. The 
elevator designated for freight by Landlord shall be available for use by all tenants in the Building during 
the hours and pursuant to such procedures as Landlord may determine from time to time. The persons 
employed to move Tenant's equipment, material, furniture or other property in or out of the Building 
must be acceptable to Landlord in Landlord's reasonable· discretion. The moving company must be a 
locally recognized professional mover, whose primary business is the performing of relocation services, 
and must be bonded and fully insured. In no event shall Tenant employ any person or company whose 
presence may give rise to a labor or other disturbance in the Project. A certificate or other verification of 
such insurance must be received and approved by Landlord prior to the start of any moving operations. 
Insurance must be sufficient in Landlord's sole opinion, to cover all personal liability, theft or damage to 
the Project, including, but not limited to, floor coverings, doors, walls, elevators, stairs, foliage and 
landscaping. Special care must be taken to prevent damage to foliage and landscaping during adverse 
weather. All moving operations shall be conducted at such times and in such a manner as Landlord shall 
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direct, and all moving shall take place during non-business hours unless Landlord agrees in writing 
otherwise. 

9. Tenant shall not cause any unnecessary labor by reason of Tenant's carelessness 
or indifference in the preservation of good order and cleanliness. 

10. Tenant shall not use, keep or permit to be used or kept any foul or noxious gas or 
substance in the Premises, or permit or suffer the Premises to be occupied or used in a manner reasonably 
offensive or reasonably objectionable to Landlord or other occupants of the Building by reason of noise, 
odors and/or vibrations, or interfere in any way with other tenants or those having business therein, nor, 
except with respect to dogs permitted pursuant to the Lease, shall any animals or birds be brought in or 
kept in or about the Premises or the Building. In no event shall Tenant keep, use, or permit to be used in 
the Premises or the Building any guns, firearm, explosive devices or ammunition. 

11. Except in areas constructed for such purpose in accordance with the provisions of 
the Lease, no cooking shall be done or permitted by Tenant in the Premises, nor shall the Premises be 
used for the storage of merchandise, for washing clothes, for lodging, or for any improper, objectionable 
or immoral purposes. Notwithstanding the foregoing, however, (a) Tenant may maintain and use 
microwave ovens and equipment for brewing coffee, tea, hot chocolate and similar beverages, provided 
that Tenant shall (i) prevent the emission of any food or cooking odor from leaving the Premises, (ii) 
remove all food-related waste from the Premises and the Building, (iii) maintain and use such areas solely 
for Tenant's employees and business invitees, not as public facilities, and (iv) keep the Premises free of 
vermin and other pest infestation and shall exterminate, as needed, in a manner and through contractors 
reasonably approved by Landlord, preventing any emission of odors, due to extermination, from leaving 
the Premises and (b) Tenant may install and use one (1) or more barbeques or grills on the 9th Floor Deck, 
subject to the provisions of Paragraph 63 of the Lease. 

12. Tenant shall not use or keep in the Premises or the Building any kerosene, 
gasoline, or inflammable or combustible fluid or material, or use any method of heating or air 
conditioning other than that supplied by Landlord. 

13. Landlord will direct electricians as to where and how telephone and telegraph 
wires are to be introduced into the Premises and the Building. No material boring or cutting for wires will 
be allowed without the prior consent of Landlord. The location of telephones, call boxes and other office 
equipment affixed to the Premises shall be subject to the prior approval of Landlord. 

14. Upon the expiration or earlier termination of the Lease, Tenant shall deliver to 
Landlord the keys of offices, rooms and toilet rooms which have been furnished by Landlord to Tenant 
and any copies of such keys which Tenant has made. In the event Tenant has lost any keys furnished by 
Landlord, Tenant shall pay Landlord for such keys. 

15. Tenant shall not lay linoleum, tile, carpet or other similar floor covering so that 
the same shall be affixed to the floor of the Premises, except to the extent and in the manner approved in 
advance by Landlord. The expense of repairing any damage resulting from a violation of this rule or 
removal of any floor covering shall be borne by the tenant by whom, or by whose contractors, employees 
or invitees, the damage shall have been caused. 

16. No furniture, packages, supplies, equipment or merchandise will be received in 
the Building or carried up or down in the elevators, except between such hours and in such elevators as 
shall be reasonably designated by Landlord, which elevator usage shall be free during Business Hours, 
but shall be subject to the Building's customary charge for after-hour use. 

17. On Saturdays, Sundays and legal holidays, and on other days between the hours 
of 7:00 P.M. and 8:00 AM., access to the Building, or to the halls, corridors, elevators or stairways in the 
Building, or to the Premises may be refused unless the person seeking access is known to the person or 
employee of the Building in charge and has a pass or is properly identified. Landlord shall in no case be 
liable for damages for any error with regard to the admission to or exclusion from the Building of any 
person. In case of invasion, mob, riot, public excitement, or other commotion, Landlord reserves the right 
to prevent access to the Building during the continuance of the same by closing the doors or otherwise, 
for the safety of the tenants and protection of property in the Building. 

18. Tenant shall be responsible for insuring that the doors of the Premises are closed 
and securely locked before leaving the Building and must observe strict care and caution that all water 
faucets or water apparatus are entirely shut off before Tenant or Tenant's employees leave the Building, 
and that all electricity, gas or air shall likewise be carefully shut off, so as to prevent waste or damage, 
and for any default or carelessness Tenant shall make good all injuries sustained by other tenants or 
occupants of the Building or Landlord. Landlord shall not.be responsible to Tenant for loss of property on 
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the Premises, however occurring, or for any damage to the property of Tenant caused by the employees or 
independent contractors of Landlord or by any other person. 

19. Landlord reserves the right to exclude or expel from the Building any person 
who, in the judgment of Landlord, is intoxicated or under the influence of liquor or drugs, or who shall in 
any manner do any act in violation of any of the rules and regulations of the Building. 

20. The requirements of any tenant will be attended fo only upon application at the 
office of the Building. Employees of Landlord shall not perform any work or do anything outside of their 
regular duties unless under special instructions from Landlord, and no employee will admit any person 
(tenant or otherwise) to any office without specific instructions from Landlord. 

21. No vending machine or machines of any description shall be installed, 
maintained or operated upon the Premises without the prior written consent of Landlord, which will not 
be unreasonably withheld, conditioned or delayed. 

22. Subject to Tenant's right of access to the Premises in accordance with Building 
security procedures, Landlord reserves the right to close and keep locked all entrance and exit doors of the 
Building on Saturdays, Sundays and legal holidays and on other days between the hours of 7:00 P.M. and 
8:00 AM., and during such further hours as Landlord may deem advisable for the adequate protection of 
the Building and the property of its tenants. 
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EXHIBIT C 

Form of Commencement Date Letter 

Twitter, Inc. 

. Re: Lease, dated as of _______ 2011 (the "Lease"), between SRI Nine Market 
Square LLC, a Delaware limited liability company ("Landlord") and Twitter, Inc., a 
Delaware corporation ("Tenant") for premises on the 711\ 8th and 9th floors of the 
building located at 1355 Market Street, California. 

Gentlemen or Ladies: 

Pursuant to Paragraph 3 of your above-referenced Lease, this letter shall confinn the 
following dates: 

L The Commencement Date of the Lease (as defined in Paragraph 2.b. of the 

Lease) is--------~ 

2. The Premises are comprised of [confirm whether remainder of 7th floor was 
added to Lease and, ifso, also confirm new Tenant's Share], and 

3. The Expiration Date of the Lease (as defined in Paragraph 2.b. of the Lease) is 

Please acknowledge Tenant's agreement to the foregoing by executing both duplicate 
originals of this letter and returning one fully executed duplicate original to Landlord at the address on 
this letterhead. If Landlord does not receive a fully executed duplicate original of this letter from Tenant 
evidencing Tenant's agreement to the foregoing (or a written response setting forth Tenant's 
disagreement with the foregoing) within fifteen (15) days of the date of Tenant's receipt of this letter, 
Tenant will be deemed to have consented to the terms set forth herein. 

Very truly yours, 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By ___________ _ 

Its designated signatory 

The undersigned agrees to the dates set forth above: 

TWITTER, INC, a 
Delaware corporation 

By ___________ _ 

Name __________ _ 

Title -----------
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EXHIBITD 

Landlord Pre-Delivery, Overlap & Post-Occupancy Work 

In accmdance with Section 4 of the Lease, Landlord shall provide the following Pre-Delivery, Overlap 
and Post-Occupancy Work. Landlord acknowledges that the completion of Pre-Delivery and Overlap 
work, as contemplated in this Exhibit D, is critical to Tenant's ability to complete the construction of the 
Tenant Improvements and occupy the Premises. 

A The Pre-Delivery Work is the portion of Landlord's Work (as defined in Paragraph 4.b) that must be 
completed in order for Tenant to reasonably commence (and proceed in a reasonable time and cost 
efficient manner to complete) the construction of the Tenant Improvements. The target date for the 
completion of the Pre-Delivery Work is September 1, 2011, as provided in Paragraph 4.a. of the 
Lease. The provisions of Paragraph 4.a. of the Lease govern in the event of Landlord's failure to 
deliver the Premises to Tenant with all of The Pre-Delivery Work completed on or before September 
1, 2011. The Pre-Delivery Work is limited to the following. 

1. Landlord shall complete a comprehensive Building infrastructure and modernization plan for 
Market Square. Landlord shall provide detailed plans and specifications for the Renovation Work, 
when they become available, which date is currently anticipated to be approximately May 15, 
2011. 

2. Landlord shall deliver the Premises and building systems in first class condition and operating 
order, free of defects, known hazardous materials and in compliance with all applicable laws. 

3. Landlord shall perform exterior envelope improvements to the Premises, including roofing and/or 
waterproofing the 9th floor deck area, to ensure a watertight Building. 

4. Landlord shall fully restore to a shell condition the existing structure located on the 9th floor 
approximately between gridlines 5 to 10.5 and P to O on the north side of the building, allowing 
Tenant to reasonably commence (and proceed in a reasonable time and cost efficient manner to 
complete) the construction of the Tenant Improvements. Landlord's shell work will include 
removal of acoustic ceiling tiles, lx nailer boards behind the ceiling tiles, MEP above the ceiling 
joists, flooring and wall furring. The exterior parapet shall be cleaned, painted and restored and 
exterior MEP shall be removed where it is no longer needed for the new base building systems. 
Landlord shall repair and or replace the waterproofing and roofing systems where needed. All 
work in this area shall comply with applicable laws and be completed to a quality and character 
consistent with the rest of the Building. 

5. Unless otherwise directed by Tenant, Landlord shall deliver the Premises fully demolished and in 
broom clean condition, with all Building Systems distributed to and stubbed into the Premises 
and with all pre-existing cabling removed. If Tenant desires that any portion of the existing 
improvements in the Premises not be demolished, Tenant shall deliver to Landlord not later than 
May 15, 2011, a plan (in form reasonably acceptable to Landlord) specifying the improvements 
to remain. Landlord and Tenant recognize that some demo items may be governed by State 
and/or City landmark/historic restrictions and Landlord and Tenant shall reasonably work 
together to accommodate those restrictions if any. 

6. Landlord shall demolish furring and repair major defects in the perimeter concrete walls. Walls, 
ceilings, columns and core areas shall be provided in a "ready for finish" condition. This includes 
removing all abandoned MEP's (i.e., electrical conduits and boxes, radiators and heating 
equipment, etc.), patching where needed the larger pipe penetrations from the floor above and 
providing cover plates for the abandonj-boxes in the ceiling. Notwithstanding the above, Tenant 
recognizes that some surface irregularities will remain that are inherent to the age, character, and 
renovated nature of the building and the original Building materials. The shell condition which 
Landlord will deliver the Premises will be substantially similar to the shell portion of the 8th floor 
on the northwest side of the building. Landlord will remove the ceiling plaster and acoustic tiles 
throughout the premises. 

7. Landlord shall remedy areas of concrete floors with significant unevenness to the extent 
practicable with typical liquid or wet curing leveling products, to facilitate Tenant to install floor 
finishes ( excluding exposed concrete finish) and furniture systems in a reasonable and cost 
effective manner and without significant additional treatment. Notwithstanding the above, 
Tenant recognizes that some surface irregularities will remain that are inherent to the age, 
character, and renovated nature of the building and the original Building materials. The condition 
of the floor will be substantially similar to the shell portion of the 8th floor on the northwest side 
of the building. 
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8. Landlord shall complete common corridor walls, if any, and Tenant's side shall receive Level 3 
sheetrock finish. 

9. Landlord shall provide, in shell condition, the new elevator lobbies in the Premises, and Tenant's 
side shall receive Level 3 sheetrock finish. 

10. Mechanical equipment room partitions, including acoustical rated walls and doors, shall be 
provided and completed by Landlord. The Tenant side shall receive a Level 3 sheetrock finish. 

11. Floors 7 and 8 of the Premises shall be divided approximately into thirds, with an electrical riser 
closet centrally located within each zone. Floor 9 shall have two electrical riser closets aligning 
with those below. 

12. Landlord shall provide three (3) telephone/telecom rooms on floors 7 and 8 of the Premises and 
two (2) telephone/telecom rooms on floor 9 of the Premises. Tenant shall have the right to run 
independent routes conforming to Building Standards for data, telecom and cable from the 
Building's MPOE in the basement through two 4" sleeves at each of the three risers that service 
these telephone/telecom rooms. Tenant shall also have the right, subject to availability and with 
no additional payment to Landlord, to run conduit conforming to Building Standards at its own 
expense from the Premises to the Building's MPOE and telephone/telecom rooms as well as to 
Tenant's Building rooftop installations. All such work by Tenant shall be in accordance with 
Paragraph 61 of the Lease. 

13. Landlord shall provide a fire sprinkler riser with the capacity for Tenant to use for fire sprinkler 
distribution within Tenant space. Landlord provided fue sprinkler riser shall have the sizing and 
capacity for Tenant to distribute a complete fue sprinkler system that is sized adequately to meet 
NFPA 13 standards and City of San Francisco Fire Department regulations for standard office 
usage. 

14. Landlord shall provide fire sprinkler heads downstream of the fue sprinkler riser within Tenant 
space, including loop and temporary distribution typical of a shell floor, ready for expansion and 
adjustment by Tenant 

15. Landlord's Work shall also comply with the following requirements in order to obtain LEED 
credits: 

a. AC units that are CFC (Chlorofluorocarbon) free. 

b. A no smoking policy in place. 

c. Capability to tap outside air per ASHRAE 62.1 minimum requirements. 

d. Composting and recycling provided by building operation and maintenance plan. 

e. Tenant requires a separate electric metering which will be provided with landlord 
equipment. 

f. Core toilets: Water closets LEED compliant: 1.1 gpfand faucets need to flow at 1.8 gpm 

B. The Overlap Work is the portion of Landlord's Work that must be completed in order for Tenant to 
substantially complete (in a reasonable time and cost efficient manner) the construction of the Tenant 
Improvements and obtain legal occupancy of the Premises, for its intended use. Tenant and.Landlord 
agree to cooperate to establish a detailed schedule for this Overlap Work that supports Tenant's 
construction and occupancy milestones. 

Tenant requires occupancy by June 1, 2012. Landlord and Tenant agree to allow 15 calendar days 
for processing ofTCO. The Overlap Work shall be completed no later than May 1, 2012, unless 
otherwise noted below. That date shall be extended on account of delays in completion of the subject 
work caused by Tenant delays or Force Majeure (but there shall be no Tenant delay for purposes of 
this Exhibit D unless Landlord notified Tenant of the act or omission causing the Tenant delay and 
Tenant did not cure the same within five (5) Business Days after receipt of such notice). The Overlap 
work includes, but is not limited to the following: 

1. Landlord shall perform seismic rehabilitation to the Building, meeting, at minimum, a Life 
Safety building performance objective for an earthquake hazard level equivalent to a 475 year 
return period seismic event (BSE-1). The rehabilitation design shall follow the procedure of 
ASCE 41-06 titled "Seismic Rehabilitation of Existing Buildings." The design of the new 
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elements shall follow the design and detailing requirements per the California Building Code 
2007 Edition .. 

2. Common corridors and elevator lobbies of any partial floor(s) shall be constructed in 
accordance with the building standards in terms of design and appearance. 

3. Landlord shall provide a new, fust class quality, direct digitally controlled (DDC) mechanical 
system no later than April 15, 2012. The Building shall be cooled by floor-by-floor, water­
cooled units complete with full airside economizer capability. Conditioned water shall be 
provided by roof mounted cooling towers and pumped to the Premises. Variable speed drives 
shall be provided for all major pieces of equipment for energy efficiency. 

a. The systems shall have sufficient cooling and heating capacity to maintain an average 
inside temperature of 75 FDB at perimeter zones during summer, 72 FDB at interior 
zones during summer and 70 FDB at all zones during winter, based on 0.5% conditions 
ASHRAE standards for minimum/maximum exterior temperature and humidity 

b. Internal heat loads for the general office areas of the Premises shall be calculated based 
on occupancy levels of one person per 150 square feet, lighting loads of 1.2 watts per 
square foot, and miscellaneous power loads of 1. 5 watts per square foot 

c. Internal heat loads for the auditorium area of the Premises shall be calculated based on 
occupancy levels of one person per 15 square feet, lighting loads of 2.0 watts per square 
foot, and miscellaneous power loads of 1.0 watts per square foot 

d. Outdoor air ventilation shall be 0.15 CFM per square foot, per California Title 24 
requirements. 

e. Landlord's HVAC systems shall be designed to a.ccommodate exhaust requirements 
related to general business services and toilet exhaust. 

4. Landlord shall provide auxiliary cooling capacity for auxiliary cooling needs as well as 24/7 
cooling requirements. This auxiliary cooling capacity will be available no later than April 15, 
2012 and have a capacity to supply, on average, 50 tons per floor of condenser water capacity 
for Tenant's auxiliary cooling that will be delivered to a mechanical room at each floor. 

5. Landlord shall provide rectangular main duct runs of sizes and configurations substantially 
conforming to the diagrams attached to this Lease as Exhibit D-1. Landlord shall provide a 
new heating plant consisting of three (3) high efficiency boilers no later than April 15, 2012. 
Hot water shall be avail able to the Premises for Tenant connections to Tenant variable air 
volume reheat boxes. The Building Standard boxes and heating valves shall be DDC 
controlled by an ALC (Automated Logic) or equal system. 

6. Noise produced by Base Building equipment shall not exceed NC-40 at the core and 
mechanical room areas or in areas 10-feet away from the core and mechanical room areas. 
Noise produced by base building equipment in all other areas of the Premises shall not exceed 
NC-35. 

7. Mechanical equipment rooms, including acoustical rated walls and doors, shall be provided 
and completed by Landlord. The interior side shall have acoustical lining. 

8. The incoming electrical service to the Building shall be provided by PG&E from an 
underground radial distribution system at a primary voltage of 12kV, 3-phase, 3 wires. 
Service size is rated at 800 amps at this voltage. 

9. The primary substation shall distribute two, 600 Amp, 12kV, 3-phase, 3 wire circuits, via two 
load interrupter switches, in a loop-primary radial configuration, between four secondary 
substations, located in the basement below the three electrical riser closets, plus one in the 
main electrical room. 

10. Landlord shall distribute electrical service to each floor of the Premises via three 4000 amp 
busway risers, including lighting/power outlet panels, and transformers, metered separately 
from the Building, no later than April 15, 2012, as follows: 

a.277/480 volt panels, for Tenant and base building power distribution, equal to: 

i. 
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ii. 5.5 watts per usable square foot for base building mechanical equipment; 

111. Average of 3.0 watts per usable square foot of additional capacity is available 
on busway riser for Tenant's miscellaneous 24/7 equipment loads or 
concentrated kitchen equipment loads. 

b.120/208 volt panels via transformers, for Tenant power distribution, equal to: 

i. 3.0 watts per usable square foot for Tenant's power outlet devices and 
miscellaneous small equipment loads. 

11. Landlord shall deliver emergency power to operate all essential Building services during an 
interruption of normal utility power service to Building, including elevator service, 
emergency lighting and life safety systems as required by all applicable laws. 

12. The Building shall have a fully operational fire alarm and life safety system installed in core 
areas and containing required points with sufficient capacity to accommodate Tenant 
Improvement needs, no later than April 15, 2012. 

13. Landlord shall provide Building standard restrooms, complete with new fixtures, partitions, 
floor coverings, etc. finished and compliant with ADA and all local codes. 

14. Landlord shall provide domestic tepid and cold water, waste and vent services to the 
Premises, provided in risers located at two sets of restrooms per floor, for Tenant connections 
no later than April 15, 2012. 

15. Landlord shall provide elevator signaling devices, consistent with destination controls, in 
good working order. Elevators shall be of a speed and character reflective of a Class-A 
Building and meet all current ADA requirements. 

I 6. Landlord shall upgrade the four existing historic passenger elevators to include destination 
controls and allow for maximum flexibility and compatibility in the use of the elevators in the 
elevator core. 

17. Landlord shall provide elevator. access to any partial floor(s) via Building common 
corridor(s), connecting the Premises on such partial floor(s) to the existing historic passenger 
elevators, until such time that the six new high speed "destination system" passenger 
elevators, accessible from a new lobby entrance on Market Street, are completed in 
accordance with Paragraph C.2 of.this Exhibit. 

18. Landlord shall replace one of two existing freight elevators with a new automatic service 
elevator that will satisfy the code mandated gurney cab requirements. Capacity for service 
elevator shall be 5,000 lbs (25 person capacity) elevator at 350 feet per minute speed. 

19. Building standard window treatments shall be installed by Landlord. Tenant may alter from 
the Building standard with Landlord's reasonable approval and at Tenant's expense, to the 
extent Tenant's window treatments cost more than the Building standard. 

20. Landlord shall complete the exterior deck on the 9th floor, as required by code for legal · 
ingress and egress from the Premises. Conforming with the Deck Finish Improvements as 
described in paragraph 63 of Lease. 

21. Landlord will not charge Tenant for use of the elevators, loading or utility consumption 
during initial Tenant Improvements, over and above the Construction Management Fee 
provided for in Paragraph 4.d.iii. of the Lease. 

22. Landlord shall complete the installation of the base building security system at elevators, 
stairs, lobbies (except the new lobby on Market Street), and the basement including card key 
access and closed circuit TV (CCTV) system with monitors located at the main security 
station. 
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If Landlord fails to achieve any of the dates above in this Paragraph B and the Substantial 
Completion of the Tenant Improvements is delayed as a result thereof, then the provisions of 
Paragraph 4.h. of the Lease regarding Landlord Delay shall apply thereto and the rent abatements 
and increase in Landlord's Allowance provided for therein (if applicable) shall be Tenant's sole 
remedy for such Landlord Delay. 

C. The Post-Occupancy Work is the portion of Landlord's Work that may be completed after the 
completion of Tenant Improvements and during Tenant's initial occupancy of the Premises, provided 
that the Post-Occupancy Work shall not unreasonably disturb Tenant's intended use of the Premises. 
Landlord acknowledges that although the Post-Occupancy Work is not required for Tenant's legal 
occupancy of the Premises, it is essential for Tenant to utilize the Premises to the fullest extent as is 
intended by this Lease. As such, Landlord shall use commercially reasonable and diligent efforts to 
deliver the Post-Occupancy Work in a timely manner and by August 1, 2012, subject to extension for 
Force Majeure or Tenant delays. Completion dates shall be extended on account of delays in 
completion of the subject work caused by Tenant delays (but there shall be no Tenant delay for 
purposes of this Exhibit D unless Landlord notified Tenant of the act or omission causing the Tenant 
delay and Tenant did not cure the same within five (5) Business Days after receipt of such 
notice).Tenant and Landlord agree to cooperate to establish a detailed schedule for the Post­
Occupancy Work. The Post-Occupancy Work includes, but is not limited to, the following: 

1. In the event that any further hazardous materials (including asbestos containing materials and 
lead containing paint) are discovered in the Premises at any time after delivery, Landlord 
shall abate such materials in accordance with applicable laws. 

2. Landlord shall provide six new high speed "destination system" passenger elevators 
accessible from a new lobby entrance on Market Street. The new elevators shall be 18 person 
capacity elevators at 500 feet per minute speed, serving floors 1 to 11, by KONE or equal 
energy efficient machines. 

3. Landlord shall fully complete the construction of the new Lobby and entrance on Market 
Street including the card access system and closed circuit TV (CCTV) system. 

4. Landlord shall fully complete all hardscape and landscape improvements to the existing alley 
between 1355 Market and 875 Stevenson buildings. 

5. Landlord shall complete all other Renovation Project work as defined in this Lease. 

6. Landlord shall complete the renovation of the historical lobby of the building. 
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EXHIBITE 

Form of Letter of Credit 

SRI Nine Market Square LLC 
c/o Shorenstein Properties LLC 
235 Montgomery Street, 16th floor 
San Francisco, CA 94104 
Attn: Corporate Secretary 

IRREVOCABLE STANDBY LETTER OF C_REDIT NO. ___ _ 

We hereby establish our Irrevocable Letter of Credit in your favor available by your drafts drawn on 
[NAME OF BANK], at sight, for any sum or sums not exceeding _________ Dollars 
($ ____ ~, for account of _______ at [TENANT'S ADDRESS]. Draft(s) must be 
accompanied by supporting documents as described below: 

A written statement to [INSERT NAME OF BANK] stating that "The principal amount [or the 
portion requested] of this Letter of Credit is due and payable to Beneficiary in accordance with 
the provisions of that certain Office Lease dated as of _____ , 2011, originally entered 
into between SRI Nine Market Square, LLC, and ______ _ 

The written statement shall be accompanied by this Letter of Credit for surrender; provided, however, that 
if less than the balance of the Letter of Credit is drawn, this Letter of Credit need not be surrendered and 
shall continue in full force and effect with respect to the unused balance of this Letter of Credit unless and 
until we issue to you a replacement Letter of Credit for such unused balance, the terms of which 
replacement Letter of Credit shall be identical to those set forth in this Letter of Credit. We are not 
required to inquire as to the accuracy of the matters recited in the written statement or as to the authority 
of the person signing the written statement and may take the act of signing as conclusive evidence of such 
accuracy and his or her authority to do so. The obligation of [BANK] under this Letter of Credit is the 
individual obligation of (BANK], and is in no way contingent upon reimbursement with respect thereto. 

Each draft must bear upon its face the clause "Drawn under Letter of Credit No. -----~ dated 
----~ of [BANK]." 

This Letter of Credit shall be automatically extended for an additional period of one year from the present 
or each future expiration date unless we have notified you in writing delivered via U.S. registered or 
certified mail, return receipt requested, to your address stated above, or to such other address as you shall 
have furnished to us for such purpose, not less than sixty (60) days before such expiration date, that we 
elect not to renew this Letter of Credit. Upon your receipt of such notification, you may draw your sight 
draft on us prior to the then applicable expiration date for the unused balance of the Letter of Credit, 
which shall be accompanied by your signed written statement that you received notification of our 
election not to extend. 

Except so far as otherwise expressly stated herein, this Letter of Credit is subject to the "Uniform 
Customs and Practices for Documentary Credits (2006 Revision), International Chamber of Commerce -
Publication No. 600." If this Letter of Credit expires during an interruption of business as described in 
Article 36 of Publication 600, we hereby specifically agree to effect payment if this Letter of Credit is 
drawn against within 30 days after the resumption of business. 

We hereby agree with you that drafts drawn under and in compliance with the terms of this Letter of 
Credit will be duly honored if presented to the above-mentioned drawee at our offices at [ADDRESS] on 
or before ____ PM [TIME ZONE] Time on [INITIAL EXPIRATION DATE], or such later 
expiration date to which this Letter of Credit is extended pursuant to the terms hereof. 

If at any time Beneficiary or its authorized transferee is not in possession of the original of this letter of 
credit (together with all amendments, if any) because such original has been delivered to us as required 
hereunder for a draw thereon or transfer thereof, our obligations as set forth in this letter of credit shall 
continue in full force and effect as if Beneficiary or such authorized transferee still held such original, and 
any previous delivery to us, without return by us, of such ·original shall be deemed to have satisfied any 
requirement that such original be delivered to us for a subsequent draw hereunder or transfer hereof. 

This Letter of Credit may be, without charge and without recourse, assigned to, and shall inure to the 
benefit of, any successor in interest to [LANDLORD], under the Office Lease. Transfer charges, if any, 
are for the account of the applicant. 

Sincerely, [BANK] 
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EXHIBIT G 

Dog Rules 

The ability to bring a dog to the Premises is a privilege. A dog owner is required to respect the needs and 
rights of the Landlord and the other employees, visitors and tenants of the Building when bringing a dog 
to the office. The following rules apply to bringing a dog onto the Project: 

I. An employee working in the Premises may bring a dog to the Premises, subject to the 
rules herein. The dog must be under control of its owner or on a leash when at the Project 
and when in the Premises. Dogs may not be kept in the Common Areas at any time. 

2. Dogs must stay with their owners or a designated watcher. 

3. Dogs brought into the Building must be clean. Dogs with fleas or ticks may not be 
brought into the Building. 

4. Owners are responsible for having their dog completely up to date on all immunizations, 
including, without limitation, rabies and distemper. If requested by Building 
management, the owner must show reasonable evidence of such immunization to 
Building management. 

5. Owners must find suitable spots outside of the Project for relieving their dog during 
walks. Dogs may not relieve themselves at the Project. In the event a dog accidentally 
relieves itself at the Project, the owner is responsible for clean-up of solid waste and 
disposing of the same in sealed plastic bags in trash receptacles outside of the Building. 
If a dog has repeated accidents, the dog will not be allowed inside the Building until the 
owner can prove to Building management that the dog has been through some kind of 
training program or the issue is otherwise resolved. 

6. Aggressive behavior, loud or repetitive barking or other disruptive behavior or persistent 
odor is not permitted. 

7. If any employee has a problem with the dog, he/she should discuss it directly with the 
dog's owner. A dog owner must remove the dog from the Building if the presence of the 
dog is harmful to another occupant of the Premises or Building due to allergies. 

8. A tenant's right to have dogs in the Premises may be revoked by Landlord in the event of 
repeated violations of these rules. 

9. If a dog is brought into the Building by an employee, agent or guest of Tenant ( or by any 
guest of any such party) and the dog bites, scratches or otherwise attacks or is aggressive 
towards any person at the Building, any Claim (as defined in Paragraph 14.b. of the 
Lease) arising therefrom shall be covered by Paragraph 14.b. of the Lease. 
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EXHIBITH 

AFFILIATE WAIVER INDEMNITY AND ACKNOWLEDGMENT 

SRI Nine Market Square LLC, a Delaware limited liability company ("Landlord"), as 
landlord, and Twitter, Inc., a Delaware corporation ("Tenant"), as tenant, are parties to that certain lease, 
dated as of _____ ~-' 20_, pursuant to which Tenant leases from Landlord certain premises on 
the seventh (7 th

), eighth (8th
) and ninth (9 th

) floors (with expansion and first offer rights on additional 
floors) of the building located at 1355 Market Street, San Francisco, California (the "Building"). The 
aforementioned lease, as such may be amended from time to time, is referred to hereinafter as the 
"Master Lease" and the premises from time to time demised under the Master Lease are referred to 
hereinafter as the "Premises." Tenant and-------~ a ______ ~ an Affiliate of 
Tenant (as defined in Paragraph 13.h. of the Master Lease) (hereinafter "Affiliate"), have entered into a 
written sublease (the "Sublease") pursuant to which Affiliate is subleasing from Tenant the portion of the 
Premises outlined on Exhibit A hereto (the "Sublease Premises"). As a condition of Landlord's 
agreement under Paragraph 13.h. of the Master Lease to perrnitTenant to sublease the Sublease Premises 
to Affiliate, Tenant agreed to require Affiliate and Tenant to execute and deliver to Landlord a copy of 
this Affiliate Sharing Waiver, Indemnity and Acknowledgment ("Acknowledgement"). Accordingly, in 
consideration of Landlord's consent to Affiliate's sublease of the Sublease Premises, Affiliate, Tenant and 
Landlord hereby agrees as follows: 

1. Occupancy of the Sublease Premises by Affiliate is in all respects subject to the 
Master Lease, and Landlord hereby informs Tenant and Affiliate that Landlord requires strict compliance 
by Tenant and Affiliate with all terms and conditions of the Master Lease. Neither the Sublease nor this 
Acknowledgement shall release or discharge Tenant from any obligations or liability under the Master 
Lease. The breach or violation of any provision of the Master Lease by Affiliate shall constitute a default 
by Tenant in fulfilling such provision and any such breach by Affiliate shall entitle Landlord to all the 
rights and remedies provided in the Master Lease in the event of such a breach, and any other available 
remedy, against Affiliate and Tenant. Landlord's consent to the Affiliate's occupancy within the Building 
is limited to Affiliate's occupancy of the Sublease Premises (as expressly defined in the Sublease) and 
does not apply to any other space within the Premises. 

2. This Acknowledgement shall not be construed as approval or consent to any 
provision(s) of the Sublease which may conflict with or be interpreted to restrict Landlord's rights or 
Tenant's obligations under the Master Lease, or to expand upon Tenant's rights or Landlord's obligations 
under the Master Lease, and Landlord shall not be bound or estopped in any way by the provisions of the 
Sublease. This Acknowledgement shall not create in Affiliate, as a third party beneficiary or otherwise, 
any rights except as specifically set forth herein. All communications with Landlord will be recognized 
by Landlord only if made by Tenant, not by Affiliate. 

3. Upon the expiration or earlier termination of the term of the Master Lease, or upon the 
surrender of the Master Lease by Tenant to Landlord, the Sublease shall terminate as of the effective date 
("Termination Date") of such expiration, termination, or surrender, and Affiliate shall vacate the Sublease 
Premises on or before the Termination Date. Notwithstanding anything to the contrary contained in the 
Sublease, neither Landlord nor Tenant shall have any liability to Affiliate (and the Sublease shall 
terminate as of the Termination Date as provided herein) in the event Tenant elects to terminate the 
Master Lease, whether pursuant to a termination right expressly granted to Tenant in the Master Lease or 
pursuant to an agreement between Landlord and Tenant entered into after the date of the Sublease. In no 
event shall the foregoing be construed to grant to Tenant any right to terminate the Master Lease. 

4. In consideration of Landlord's agreement in the Master Lease to permit Tenant and 
Affiliate to enter into the Sublease, Affiliate agrees, for the benefit of Landlord and the other lndemnitees 
(as defined in Paragraph 14.b. of the Master Lease), to be bound by all of the indemnity, release and 
waiver obligations of Tenant under the Lease with respect to the Affiliate's activities on or about the 
Sublease Premises and tlie Real Property and Affiliate shall be bound by the same as if each such 
indemnity, release and waiver provisions in the Lease were expressly set forth in this Acknowledgement 
with references in each such provision to "Tenant" being deemed to refer to "Affiliate." Without limiting 
the foregoing, in the event of a Claim covered by the foregoing indemnity, upon notice from Landlord, 
Affiliate covenants to resist and defend the Claim at Affiliate's sole expense using counsel reasonably 
satisfactory to Landlord pursuant to Paragraph 14.b. of the Lease. The provisions of this Paragraph shall 
survive the termination of the Master Lease and/or the Sublease with respect to any injury, illness, death 
or damage occurring prior to such termination. Affiliate shall carry, and cause the lndemnitees 
designated by Landlord to be named as additional insureds on, the policy of commercial general liability 
insurance required by Paragraph 15 of the Master Lease, and shall provide Landlord with such policy or a 
certificate thereof upon commencement of the term of the Sublease and shall provide Landlord with a 
renewal policy or certificate at least thirty (30) days prior to the expiration dates of expiring policies. 
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5. No provisions of this Acknowledgment shall be deemed waived by Landlord unless such 
waiver is in a writing signed by Landlord. In the event of any action or proceeding by Landlord to 
enforce any provision ofthis Acknowledgment, the losing party shall pay to the prevailing party all costs 
and expenses, including, without limitation, reasonable attorneys' fees and expenses, incurred in such 
action and in any appeal in connection therewith by such prevailing party. This Acknowledgment may 
not be modified or amended except by a writing signed by Landlord, Tenant and Affiliate. 

6. On or before the execution and delivery of this Acknowledgement to Landlord, Tenant 
shall deliver to Landlord the Processing Costs provided for under Paragraph 13.b. of the Lease, which 
Processing Costs total ____________ Dollars ($ _____ ~ 

Dated: ________ , 20_ 
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Affiliate: 

----------~a 

By: _________ _ 

Name: _________ _ 

Title: _________ _ 

Tenant: 

TWITTER INC., a Delaware corporation 

By ____________ _ 

Name ------------
Title ------------

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By ___________ _ 

Name __________ _ 

Title ------------
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EXHIBIT I 

SPACE SHARING WAIVER, INDEMNITY AND ACKNOWLEDGMENT 

SRI Nine Market Square LLC, a Delaware limited liability company ("Landlord"), as 
landlord, and Twitter, Inc., a Delaware corporation ("Tenant"), as tenant, are parties to that certain lease, 
dated as of ___ -. ___ , 20__, pursuant to which Tenant leases from Landlord premises on the 
seventh (7 th

), eighth (8th
) and ninth (9th

) floors (with expansion and first offer rights on additional floors) 
of the building located at 1355 Market Street, San Francisco, California (the "Building"). The 
aforementioned lease, as such may be amended from time to time, is referred to hereinafter as the 
"Master Lease" and the premises fr.om time to time demised under the Master Lease are referred to 
hereinafter as the "Premises." Tenant and ------~ a ______ (hereinafter 
"Occupant"), have entered into a written agreement (the "Space Sharing Agreement") which permits 
Occupant to occupy and conduct business in the portion of the Premises outlined on Exhibit A hereto (the 
"Subject Premises"). As a condition of Landlord's agreement under Paragraph 13.i. of the Master Lease 
to permit Tenant to grant Occupant the right to occupy and use the Subject Premises, Tenant agreed to 
require Occupant and Tenant to execute and deliver to Landlord a copy of this Space Sharing Waiver, 
Indemnity and Acknowledgment ("Acknowledgement"). Accordingly, in consideration of Landlord's 
consent to Occupant's occupancy of the Subject Premises, Occupant, Tenant and Landlord hereby agrees 
as follows: 

1. Occupancy of the Subject Premises by Occupant is in all respects subject to the 
Master Lease, and Landlord hereby informs Tenant and Occupant that Landlord requires strict 
compliance by Tenant and Occupant with all terms and conditions of the Master Lease. Neither the Space 
Sharing Agreement nor this Acknowledgement shall release or discharge Tenant from any obligations or 
liability under the Master Lease. The breach or violation of any provision of the Master Lease by 
Occupant shall constitute a default by Tenant in fulfilling such provision and any such breach by 
Occupant shall entitle Landlord to all the rights and remedies provided in the Master Lease in the event of 
such a breach, and any other available remedy, against Occupant and Tenant. Landlord's consent to the 
Occupant's occupancy within the Building is limited to Occupant's occupancy of the Subject Premises (as 
expressly defined in the Space Sharing Agreement) and does not apply to any other space within the 
Premises. 

2. This Acknowledgement shall not be construed as approval or consent to any 
provision(s) of the Space Sharing Agreement which may conflict with or be interpreted to restrict 
Landlord's rights or Tenant's obligations under the Master Lease, or to expand upon Tenant's rights or 
Landlord's obligations under the Master Lease, and Landlord shall not be bound or estopped in any way 
by the provisions of the Space Sharing Agreement. This Acknowledgement shall not create in Occupant, 
as a third party beneficiary or otherwise, any rights except as specifically set forth herein. All 
communications with Landlord will be recognized by Landlord only if made by Tenant, not by Occupant. 

3. Upon the expiration or earlier termination of the term of the Master Lease, or upon the 
surrender of the Master Lease by Tenant to Landlord, the Space Sharing Agreement shall terminate as of 
the effective date ("Termination Date") of such expiration, termination, or surrender, and Occupant shall 
vacate the Subject Premises on or before the Termination Date. Notwithstanding anything to the contrary 
contained in the Space Sharing Agreement, neither Landlord nor Tenant shall have any liability to 
Occupant (and the Space Sharing Agreement shall terminate as of the Termination Date as provided 
herein) in the event Tenant elects to terminate the Master Lease, whether pursuant to a termination right 
expressly granted to Tenant in the Master Lease or pursuant to an agreement between Landlord and 
Tenant entered into after the date of the Space Sharing Agreement. In no event shall the foregoing be 
construed to grant to Tenant any right to terminate the Master Lease. 

4. In consideration of Landlord's agreement in the Master Lease to permit Tenant and 
Occupant to enter into the Space Sharing Agreement, Occupant agrees, for the benefit of Landlord and the 
other Indemnitees (as defined in Paragraph 14.b. of the Master Lease), to be bound by all of the 
indemnity, release and waiver obligations of Tenant under the Lease with respect to the Occupant's 
activities on or about the Subject Premises and the Real Property and Occupant shall be bound by the 
same as if each such indemnity, release and waiver provisions in the Lease were expressly set forth in this 
Acknowledgement with references in each such provision to "Tenant" being deemed to refer to 
"Occupant." Without limiting the foregoing, in the event of a Claim covered by the foregoing indemnity, 
upon notice from Landlord, Occupant covenants to resist and defend the Claim at Occupant's sole 
expense using counsel reasonably satisfactory to Landlord pursuant to Paragraph 14.b. of the Lease. The 
provisions of this Paragraph shall survive the termination of the Master Lease and/or the Space Sharing 
Arrangement with respect to any injury, illness, death or damage occurring prior to such termination. 
Occupant shall carry, and cause the Indemnitees designated by Landlord to be named as additional 
insureds on, the policy of commercial general liability insurance required by Paragraph 15 of the Master 
Lease, and shall provide Landlord with such policy or a certificate thereof upon commencement of the 
term of the Space Sharing Agreement and shall provide Landlord with a renewal policy or certificate at 
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least thirty (30) days prior to the expiration dates of expiring policies; provided, however, that such 
insurance requirement shall be inapplicable to any particular Occupant that occupies, in total, less than 
five thousand (5,000) rentable square feet of space in the Premises. 

5. No provisions of this Acknowledgment shall be deemed waived by Landlord unless such 
waiver is in a writing signed by Landlord. In the event of any action or proceeding by Landlord to 
enforce any provision of this Acknowledgment, the losing party shall pay to the prevailing party all costs 
and expenses, including, without limitation, reasonable attorneys' fees and expenses, incurred in such 
action and in any appeal in connection therewith by such prevailing party. This Acknowledgment may 
not be modified or amended except by a writing signed by Landlord, Tenant and Occupant. 

6. On or before the execution and delivery of this Acknowledgement to Landlord, Tenant 
shall deliver to Landlord the Five Hundred Fifty Dollars ($500.00) processing fee due Landlord pursuant 
to Paragraph 13.i. of the Lease. 

Dated: ________ ., 20_ 
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Occupant: 

__________ _,a 

By: _________ _ 

Name: ----------
Title: ------~----

Tenant: 

TWITTER INC., a Delaware corporation 

By: _________ _ 

Name: _________ _ 

Title: _________ _ 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By: _________ _ 

Name: _________ _ 

Title: ~---------
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EXHIBIT J 

Outline of Expansion Increments 

[See attached 3 pages] 
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EXHIBIT K 

Outline of Reduced Expansion Increment on Fifth Floor 

[See attached page] 
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FIRST AMENDMENT TO LEASE 
(Confirming rentable square footage of Premises) 

THIS FIRST AMENDMENT TO LEASE ("Amendment") is executed as of the 16th day 
of May, 2011, between SRI NINE MARKET SQUARE LLC, a Delaware limited liability company 
("Landlord") and TWITTER, INC., a Delaware corporation ("Tenant"). 

RECITALS 

A. Landlord and Tenant are parties to that certain lease, dated as of April 20, 2011 (the "Lease") 
pursuant to which Tenant is leasing from Landlord certain premises (the "Premises") in the building 
located at 1355 Market Street, San Francisco, California (the "Building"). The Premises, as defined in 
Paragraph 2.a. of the Lease, consist of26,748 rentable square feet on the 7th floor of the Building, 78,792 
rentable square feet on the 8th floor of the Building and 57,366 rentable square feet on the 9th floor of the 
Building, for a total of 162,906 rentable square feet. Pursuant to Paragraph 2.a. of the Lease, Tenant has 
the right to add to the Premises the remainder of the rentable square footage of the 7th floor of the 
Building by providing Landlord with written notice thereof prior to the Commencement Date. 
Capitalized terms not otherwise defined herein shall have the meaning given them in the Lease. 

B. In accordance with Paragraph 2.a. of the Lease, Tenant has notified Landlord in writing that 
Tenant desires to add to the Premises the remainder of the rentable square footage on the 7th floor of the 
Building. Accordingly, Landlord and Tenant presently desire to amend the Lease to reflect the addition 
of such rentable square footage on the 7th floor of the Building to the Premises, as more fully provided 
below. 

NOW, THEREFORE, in consideration of the foregoing, the parties hereto agree as follows: 

1. Modifications to Lease. Effective as of the date hereof, the Lease is modified as follows: 

a. Certain Basic Lease Terms. The first grammatical paragraph of Paragraph 2.a. of the 
Lease is deleted and the following language substituted therefor: 

"a. Floor(s) on which the Premises are located: 7t\ 8th and 9th floors. The 
Premises are designated as Suites 700, 800 and 900. Landlord and Tenant 
agree that for the purpose of this Lease, the Premises are deemed to contain 
214,950 rentable square feet of space, of which 78,792 rentable square feet is 
located on the 7th floor, 78,792 rentable square feet is located on the 8th floor 
and 57,366 rentable square feet is located on the 9th floor." 

b. Monthly Rent. The rent schedule presently set forth in Paragraph 2.c. of the Lease is 
deleted and the following rent schedule (which is based on 214,950 rsf) is substituted therefor: 

Annual Rent 
Applicable Period 
First Lease Year 
Second Lease Year 
Third Lease Year 
Fourth Lease Year 
Fifth Lease Year 
Sixth Lease Year 

Monthly Rent 
0 

$268,687.50 
$479,159.38 
$640,371.88 
$653,806.25 
$689,631.25 

perRSF 
0 

$15.00 
$26.75 
$35.75 
$36.50 
$38.50 

As required by the final sentence of Paragraph 5.a. of the Lease, concurrently with the execution 
of the Lease by Landlord and Tenant, Tenant deposited with Landlord the sum of Two Hundred Three 
Thousand Six Hundred Thirty Two and 50/100 Dollars ($203,632.50) as advance payment of the Monthly 
Rent payable for the first full calendar month of the Lease term after Tenant's obligation to pay Monthly 
Rent commences. Concurrently with the execution of this Amendment, Tenant shall pay to Landlord the 
additional sum of Sixty Five Thousand Fifty Five Dollars ($65,055.00) in order to cause Tenant's 
advance payment of Monthly Rent to total Two Hundred Sixty Eight Thousand Six Hundred Eighty 
Seven and 50/100 Dollars ($268,687.50). 

c. Security. The amount of the Letter of Credit provided for in Paragraphs 2.d. and 6 of 
the Lease is revised to be Four Million Two Hundred Ninety Nine Thousand Dollars ($4,299,000.00), 
which is Twenty Dollars ($20.00) per rentable square foot based on 214,950 rentable square feet. Within 
thirty (30) days following the date hereof, Tenant shall cause the issuing bank to issue an amendment to 
the Letter of Credit presently held by Landlord under Paragraphs 2.d and 6 of the Lease which increases 
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the face amount of the Letter of Credit to Four Million Two Hundred Ninety Nine Thousand Dollars 
($4,299,000.00). 

d. Tenant's Share. Tenant's Share provided for in Paragraph 2.e. of the Lease is 
increased to 29.27%, which percentage is calculated by dividing the 214,950 rentable square feet of the 
Premises by the 734,467 rentable square feet of the Building. 

e. Landlord's Allowance. In Paragraph 4.e. i. of the Lease, (i) Landlord's Allowance is 
increased to Eight Million Five Hundred Ninety Eight Thousand Dollars ($8,598,000.00)(which is $40.00 
per rsf based on 214,950 rsf) and (ii) the portion of Landlord's Allowance that may be applied to 
reasonable space planning, architectural and engineering costs for the design of the Tenant Improvements 
is increased to Two Million One Hundred Forty Nine Thousand Five Hundred Dollars 
($2,149,500.00)(which is $10.00 per rsfbased on 214,950 rsf). 

f. Construction Management Fee. The Construction Management Fee set forth in 
Paragraph 4.e.iii. of the Lease is increased to One Hundred Seven Thousand Four Hundred Seventy Five 
Dollars ($107,475.00)(which is $.50 per rsfbased 214,950 rsf). 

g. Expansion Option. The 7th floor is deleted from the Expansion Options provided for 
in Paragraph 58 of the Lease. Further, the requirements of Paragraph 58.b. of the Lease are satisfied in 
their entirety so that Paragraph 58.b. of the Lease is ofno force of effect. 

2. Brokers. Landlord and Tenant each represents and warrants that it has negotiated this 
Amendment directly with Shorenstein Management, Inc., and Jones Lang LaSalle ("Brokers"), and such 
party has not authorized or employed, or acted by implication to authorize or to employ, any other real 
estate broker or salesman to act for it in connection with this Amendment. Each party shall indemnify, 
defend and hold the other party harmless from and against any and all claims by any real estate broker 
other than Brokers for a commission, finder's fee or other compensation as a result of any inaccuracy in 
the indemnifying party's foregoing representation and warranty. Pursuant to separate agreement(s), 
Landlord shall pay the Brokers any commissions, fees or other compensation to which they are entitled in 
connection with this Amendment. 

3. Authority. If Tenant is a corporation, partnership, trust, association or other entity, 
Tenant hereby covenants and warrants that (a) Tenant is duly incorporated or otherwise established or 
formed and validly existing under the laws of its state of incorporation, establishment or formation, 
(b) Tenant has and is duly qualified to do business in the state in California, (c) Tenant has full corporate, 
partnership, trust, association or other appropriate power and authority to enter into this Amendment and 
to perform all Tenant's obligations under the Lease, as amended by this Amendment, and (d) each person 
(and all of the persons if more than one signs) signing this Amendment on behalf of Tenant is duly and 
validly authorized to do so. 

4. No Offer. Submission of this instrument for examination and signature by Tenant does 
not constitute an offer to lease or to amend the Lease, or a reservation of or option for lease or to amend 
the Lease, and this instrument is not effective as a lease amendment or otherwise until executed and 
delivered by both Landlord and Tenant. 

5. Lease in Full Force and Effect. Except as provided above, the Lease is unmodified 
hereby and remains in full force and effect. 

IN WITNESS WHEREOF, the parties have executed this document as of the date and 
year first above written. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Delaw limited liability company 

Name:_--4!Pi~~awltHHw.-.. rl. GBr-a~ff;--; -
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Tenant: 

TWITTER, INC., a Delaware corporation 

By: __ ~--~~~-+T-&L~·-­
Name: __ __._/ti--"--'--'1~~ __,_\½?--""'-'vv=---fj"l--\,,-'--'--"'-0 ..... ""'--"-"-'--~ _ 

Title: ______ C-____c_f'_o ____ _ 
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CALIFORNIA ALL-PURPOSE ACKNOWLEDGMENT CIVIL CODE§ 1189 

&~cl~~}· . ·~ 
Countyof ::::X--v'"'\ F1~~S'-° Notzv-1 
On ~cl,,;-\ I \ before me, 1' __,,__b I ; '°-

oate of the Offi~er 

personally appeared I t'A."' ~ 
Name(s) of ~ 

Place Notary Seal Above 

who proved to me on the basis of satisfactory 
evidence to be the person~ whose name(.s1 is/ai:e 
subscribed to the within instrument and acknowledged 
to me that he/she/U=iey executed the same in 
his/1:i.ecttheiF authorized capacity~), and that by 
his/~r signature'5') on the instrument the 
person(0, or the entity upon behalf of which the 
person(¢ acted, executed the instrument. 

I certify under PENAL TY OF PERJURY under the 
laws of the State of California that the foregoing 
paragraph is true and correct. 

WITNESS my hand and official seal. 

Signature: -~"'4-_..,.,_~...L.:3=:,,,__--""-"':..;__--+--.3\.---

0PTIONAL ------t--------=~-
Though the information below is not required by law, it may prove valuabl to persons relying on the document 

and could prevent fraudulent removal and reattachment of this t rm to another document. 

Description of Attached Document 
Title or Type of Document: ----~~~~~ __ A_._f'-"~_QA.._c_~_f\.-....~~"-'"'~-+ __ --b ___ ~ __ c-_-t-(~--

Document Date: ____ 5~--+-\-"°~--+--'--+---------- Number of Pages: e:1 +.,;:_de__ 
Signer(s) Other Than Named Above: 6Q... \ 
Capacity(ies) Claimed by Signer(s) , 

s· er's Name: A\ ~ 'K.o ;:o~ 1 

orporate Officer - Title(s): CFo 
ndividual RIGHT THUMBPRINT 

OF SIGNER 
□ Partner - D Limited □ General Top of thumb here 

D Attorney in Fact 

□ Trustee 

□ Guardian or Conservator 

□ Other: _______ _ 

Signer Is Representing: ___ _ 

N ;,.._ ,_ IY\.,vlcd ,°SDA o,[ <. u._c_ 

Signer's Name: ____________ _ 

□ Corporate Officer - Title(s): _______ _ 

□ Individual RIGHT THUMBPRINT 
OF SIGNER 

D Partner - D Limited D General Top of thumb here 

□ Attorney in Fact 

□ Trustee 

□ Guardian or Conservator 

□ Other: ________ _ 

Signer Is Representing: ___ _ 

© 2010 National Notary Association• NationalNolary.org • 1-800-US NOTARY (1-800-876-6827) Item #5907 
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SECOND AMENDMENT TO LEASE 
(Adding Additional Landlord Work and amending lease) 

THIS SECOND AMENDMENT TO LEASE ("Amendment") is executed as of the 
30th day of September, 2011, between SRI NINE MARKET SQUARE LLC, a Delaware limited liability 
company ("Landlord") and TWITTER, INC., a Delaware corporation ("Tenant"). 

RECITALS 

A. Landlord and Tenant are parties to that certain lease, dated as of April 20, 2011, as amended 
by a First Amendment to Lease (the "First Amendment"), dated as of May 17, 2011 (the aforementioned 
lease, as amended, being referred to herein as the "Lease") pursuant to which Tenant is leasing from 
Landlord certain premises (the "Premises") in the building located at 1355 Market Street, San Francisco, 
California (the "Building"). The Premises are comprised of a total of 214,950 rentable square feet of 
space, of which 78,792 rentable square feet is located on the 7th floor, 78,792 rentable square feet is 
located on the 8th floor and 57,366 rentable square feet is located on the 9th floor. Capitalized terms not 
otherwise defined herein shall have the meaning given them in the Lease. 

B. Pursuant to Paragraph 4 and Exhibit D to the Lease, Landlord is performing Landlord's 
Work, which Landlord's Work includes the Pre-Delivery Work, Overlap Work and Post-Occupancy 
Work, as those terms are defined in Exhibit D to the Lease. Pursuant to Paragraphs 4.c. and 4.d. of the 
Lease, Tenant is constructing Tenant Improvements in the Premises. Pursuant to Paragraph 4.e. of the 
Lease, Landlord is providing to Tenant, for application to the cost of the construction of the Tenant 
Improvements, a Landlord's Allowance not to exceed Eight Million Five Hundred Ninety Eight 
Thousand Dollars ($8,598,000.00). The parties desire to ame11d the construction provisions of the Lease 
to (i) change the manner in which disbursements are made from Landlord's Allowance for application to 
the cost of the construction of the Tenant Improvements and (ii) establish a procedure pursuant to which 
Tenant may request that Landlord perform certain additional Landlord Work in the Premises and, if 
Landlord agrees to perform such work, that the cost of such additional work (as more specifically 
provided below) be deducted from Landlord's Allowance, except to the extent otherwise expressly 
provided below or as may otherwise be expressly agreed in writing by Landlord and Tenant. 

C. Pursuant to Paragraph 63 of the Lease, Tenant has a license to use the 9th Floor Deck (as 
defined in Paragraph 63 of the Lease). The parties have discovered that the Monthly Deck Rent amounts 
set forth in Paragraph 63 of the Lease are incorrect in that the amounts set forth are actually the annual 
rent amounts rather than monthly rent amounts. 

D. Landlord and Tenant presently desire to amend the Lease to (i) modify the manner in which 
disbursements are made from Landlord's Allowance for application to the cost of the construction of the 
Tenant Improvements, (ii) provide the procedure for Landlord to perform the additional Landlord work 
referenced in Recital B above, (iii) confirm Tenant's agreement to a revised lay-out for the restrooms on 
the seventh (ih) and eighth (8th) floors of the Building, (iv) correctly state the Monthly Deck Rent in 
Paragraph 63 of the Lease and (v) correct two additional errors in the Lease, all as more fully provided 
below. 

NOW, THEREFORE, in consideration of the foregoing, the parties hereto agree as follows: 

I. Disbursement of Landlord's Allowance. Effective as of the date hereof, Paragraph 4.e.ii. of 
the Lease (entitled "Disbursement of Landlord's Allowance") is deleted in its entirety and the following 
provisions substituted therefor: 

"ii. Disbursement of Landlord's Allowance. Landlord shall disburse Landlord's 
Allowance directly to Tenant following the Substantial Completion of the Tenant Improvements 
in their entirety and the completion of all "punch-list" items (as those terms are defined in 
Paragraph 4.c. of the Lease), which disbursement shall be made by Landlord to Tenant in one (1) 
lump sum within thirty (30) days after Landlord's receipt of (A) invoices of Tenant's Contractor 
to be furnished to Landlord by Tenant covering all work actually performed and construction and 
materials in place (as may be applicable) describing in reasonable detail such work, construction 
and/or materials, (B) a certificate from Tenant's Architect certifying that the Tenant 
Improvements have been Substantially Completed and all punch-list work performed in 
accordance with the Construction Drawings, and (C) unconditional lien waivers executed by 
Tenant's Contractor and the persons and entities that performed work or supplied materials (all 
such waivers to be in the forms prescribed by the applicable provisions of the California Civil 
Code). Notwithstanding the foregoing, if Landlord determines that any portion or portions of the 
requested disbursement amount should not be disbursed because all of the above-referenced 
requirements for disbursement ( or any other disbursement requirements expressly provided for in 
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Paragraph 4.e.i. above) have not been met with regard to such portions, then Landlord shall 
disburse the portions of the requested disbursement for which all of the requirements have been 
met and notify Tenant in writing of the additional requirements that need to be met in order for 
the remainder of the requested disbursement to be disbursed. Upon Tenant's satisfaction of such 
remaining requirements, Landlord shall disburse the subject withheld amounts. 

If Landlord does not make the disbursement for a portion or portions of the 
requested disbursement (as provided in the penultimate sentence of the immediately preceding 
grammatical paragraph) and Tenant determines that Tenant has complied with all of the applicable 
requirements for the withheld portion or portions of the disbursement to be disbursed, then Tenant 
may send Landlord a written notice stating why Tenant has determined that the disbursement was 
required (the "Disbursement Failure Notice") and, if the parties are unable, within thirty (30) days 
following Landlord's receipt of the Disbursement Failure Notice, to resolve the disagreement with 
regard to the subject withheld portion of the requested disbursement, then either party may submit 
the issue to the dispute resolution procedure provided for in Paragraph 4.n. below and the results 
of such procedure shall be binding. If it is mutually agreed by Landlord and Tenant in writing ( or 
confirmed in writing through the dispute resolution procedure in Paragraph 4.n. below) that Tenant 
has met all of the requirements for the disbursement of the withheld portion of Landlord's 
Allowance that is the subject of the dispute and Landlord does not, within thirty (30) days 
following such written agreement or confirmation, disburse the subject amount to Tenant, then 
Tenant may deduct the subject amount (together with interest at the Interest Rate) from Tenant's 
rental payments next due until such sums have been fully offset. 

Tenant shall pay for all costs of the construction of the Tenant Improvements in 
excess of Landlord's Allowance." 

2. Additional Landlord Work. 

a. Description of Additional Landlord Work. In addition to Landlord's Work 
presently required to be performed by Landlord pursuant to Paragraph 4 and Exhibit D to the Lease, 
Tenant may from time to time request, by written notice to Landlord, that Landlord perform additional 
work in the Premises (the "Additional Landlord Work"), subject to the provisions of this Amendment. 
The parties acknowledge that, prior to the date hereof, Tenant requested that the following work be 
included as Additional Landlord Work (subject to Tenant's acceptance of such work, at Tenant's option, 
pursuant to the procedures set forth in Paragraph 2.d. below): 

1. Design, furnish and install the glass on line 15 of the 9th floor of the 
Building (including any structural modifications to the Building required 
due to the installation of such glass) and modify the size of the existing 
mechanical room on the 9th floor deck and convert the use of such room to a 
storage room, in a manner generally consistent with the plan attached hereto 
as Exhibit B-1. 

ii. Design, furnish and install two (2) sets of restrooms and one (1) powder 
room on the 9th floor of the Building in a manner generally consistent with 
the plan attached hereto as Exhibit B-2, using Building standard fixtures and 
finishes. 

iii. Design, furnish and install shower rooms on the 8th floor of the Building in a 
manner generally consistent with the plan attached hereto as Exhibit B-3 
and using fixtures and finishes that are compatible with Building standards. 

1v. Purchase and install the air handler unit (including any additions or 
modifications to the existing Building structure required in connection with 
such installation) for the dining portion of the cafeteria in a manner 
generally consistent with the sketch and specifications attached hereto as 
Exhibit B-4. 

v. Design, furnish and install one (1) turnstile system (with multiple gates) at 
one side of the new 9th Street lobby in a manner generally consistent with 
the sketch and specifications attached hereto as Exhibit B-5. 

The individual items of the Additional Landlord Work specified in items i. through v. above (which items 
are sometimes referred to as the "Initially Contemplated Increments"), as well as any other individual 
items of Additional Landlord Work covered by this Amendment, are sometimes referred to as 
"increments" of the Additional Landlord Work. From time to time, Tenant may request that additional 
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increments (other than the Initially Contemplated Increments) become a part of the Additional Landlord 
Work, but particular increments (including the Initially Contemplated Increments) shall become a part of 
the Additional Landlord Work only if the increments are actually added to the Additional Landlord Work 
in accordance with the procedures set forth in Paragraph 2.d. below. Notwithstanding anything to the 
contrary herein (including, without limitation, Paragraph 2.d. below) if Tenant requests that increments 
other than the Initially Contemplated Increments be considered for inclusion in the Additional Landlord 
Work, Landlord shall have no obligation to consider the inclusion of those particular increments into the 
Additional Landlord Work. If additional plans and specifications are required for Landlord to perform a 
particular increment of the Additional Landlord Work, Landlord shall prepare such plans and 
specifications for the subject increment and submit them to Tenant for Tenant's written approval, which 
approval shall not be unreasonably withheld, conditioned or delayed; provided that Tenant may 
disapprove of such additional plans and specifications for the Initially Contemplated Increments only if 
they are inconsistent with the general concept specified above for the subject increment, it being agreed 
that Landlord is responsible for the specific details and specifications for the Initially Contemplated 
Increments, provided that they are within the general concept set forth in items i. through v. above and 
shown on the subject exhibits. Tenant shall provide Landlord with any information reasonably requested 
by Landlord in order to allow Landlord to timely and efficiently prepare any such plans and 
specifications. The parties acknowledge that the Additional Landlord Work does not constitute a part of 
Landlord's Work under Paragraph 4 or Exhibit D to the Lease and is governed solely by this Amendment. 
Notwithstanding the foregoing or any other provision of this Amendment, the provisions of Paragraph 
25.b.6. of the Lease shall apply in full to this Amendment. 

b. Performance of Additional Landlord Work. The construction (and design, when 
applicable) of the Additional Landlord Work shall be performed by RMW Architects, acting as designer, 
and BNBuilders, Inc., acting as general contractor, or by any other architects or contractors selected by 
Landlord for such work. All work of design and construction of the Additional Landlord Work shall be 
performed in a good and workmanlike manner and in accordance with all applicable laws. The schedule 
for the performance of the Additional Landlord Work shall be at Landlord's good faith discretion, with 
Landlord integrating the performance of the particular increments of the Additional Landlord Work into 
the performance of the Overlap Work in the manner Landlord deems most efficient, provided that (i) 
Landlord shall use good faith efforts to coordinate the timing of the performance of each increment of the 
Additional Landlord Work with Tenant in order to minimize the disruption, if any, to Tenant's 
Construction Schedule (as defined in Paragraph 4.d.vi. of the Lease) and (ii) the estimated schedule for 
the performance of each increment shall be as set forth on the Estimated Increment Schedule (as defined 
in Paragraph 2.d. below). Landlord shall use good faith efforts to complete each increment of the 
Additional Landlord Work within the applicable Estimated Increment Schedule and shall keep Tenant 
apprised of the progress being made on each increment of the Additional Landlord Work. Further, 
Landlord shall use good faith efforts to (x) advise Tenant of any delays in the performance of the Overlap 
Work that are anticipated by Landlord to occur as a result of any particular increment of the Additional 
Landlord Work and (y) specify the nature and estimated duration of the delay in question and the effect 
on the critical path of the construction schedule for the Overlap Work. Notwithstanding the foregoing 
and anything to the contrary in Paragraph 4.b. of the Lease, if the substantial completion of the Overlap 
Work is delayed beyond May 1, 2012, as a result of (A) Tenant's request that Landlord consider 
performing any increment of Additional Landlord Work (except that, if Tenant instructed Landlord in 
writing not to delay any then current Landlord Work while the parties consider the proposed new 
increment (including, without limitation, any of the Initially Contemplated Increments) and prior to the 
date an Increment Addition Form (as defined in Paragraph 2.d. below) is executed by Landlord and 
Tenant for such new increment, then this clause (A) shall be inapplicable as to such increment) or (B) 
Tenant's request (through the execution and mutual delivery by Landlord and Tenant of an Increment 
Addition Form) that Landlord perform, and/or Landlord's performance of, any increment of the 
Additional Landlord Work (other than as a result of Landlord's bad faith or willful misconduct), such 
delay shall constitute a Tenant Caused Overlap Work Delay for purposes of the first grammatical 
paragraph of Paragraph 4.b. of the Lease and the requirement of written notice from Landlord to Tenant 
specifying the act or omission by Tenant giving rise to the Tenant Caused Overlap Work Delay shall be 
inapplicable. Further, except in the event of Landlord's bad faith or willful misconduct, in no event shall 
any delays in the commencement or substantial completion of any portion of the Tenant Improvements 
resulting from (AA) Tenant's request that Landlord consider performing any increment of Additional 
Landlord Work (except that, if Tenant instructed Landlord in writing not to delay any then current 
Landlord Work while the parties consider the proposed new increment (including, without limitation, any 
of the Initially Contemplated Increments) and prior to the date an Increment Addition Form is executed 
by Landlord and Tenant for such new increment, then this clause (AA) shall be inapplicable as to such 
increment), or (BB) Tenant's request (through the execution and mutual delivery by Landlord and Tenant 
of an Increment Addition Form) that Landlord perform, and/or Landlord's performance of, any increment 
of the Additional Landlord Work, constitute a Landlord Delay under Paragraph 4.h. of the Lease for any 
purpose, it being agreed that Landlord is considering and, if applicable, performing, the Additional 
Landlord Work as an accommodation to Tenant and shall not (except in the event of Landlord's bad faith 
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or willful misconduct) be penalized for any delays in the commencement or completion of the Tenant 
Improvements resulting from Landlord's consideration (subject to the express limitation in (AA) above) 
or performance of the Additional Landlord Work. 

If, as provided in clauses (A) and (AA) in the immediately preceding subparagraph, 
Tenant instructs Landlord not to delay the then current Landlord Work while the parties consider a 
proposed new increment of Additional Landlord Work, Tenant acknowledges that Landlord's continued 
performance of the then current Landlord Work without consideration of the proposed new increment 
might, if the proposed increment is ultimately added to the Additional Landlord Work (in accordance with 
the procedures in Paragraph 2.d. below), result in portions of the Landlord Work that were completed 
having to be removed in order to accommodate the performance of the new increment of Additional 
Landlord Work and, in such event, Tenant will be responsible for any and all costs associated therewith 
and/or any construction delays caused thereby, such cost to be included in the Final Total Cost (defined in 
Paragraph 2.d.iv. below) of all Additional Landlord Work. 

Notwithstanding anything to the contrary herein, the provisions of Paragraph 4.n. of the 
Lease ( entitled "Resolution of Construction Related Disputes") shall apply in full to the performance of 
the Additional Landlord Work, including, without limitation, as to whether Landlord has engaged in bad 
faith or willful misconduct with regard to Landlord's performance under this Amendment, including, 
without limitation, the performance of the Additional Landlord Work. 

c. Construction Management Fee. As compensation to Landlord for construction 
management, inspection and administration with regard to the Additional Landlord Work, Landlord shall 
receive a fee (the "Construction Management Fee") equal to four percent (4%) of the cost of construction 
of the Additional Landlord Work (which, in addition to hard construction costs, shall include 
architectural, engineering and permit fees). 

d. Addition of Increments to Additional Landlord Work. 

i. Contractor Fixed Price; Estimated Total Cost Estimated Increment 
Schedule. If Tenant requests in writing that a particular increment be considered for inclusion in the 
Additional Landlord Work, and Landlord, in its sole discretion, agrees to consider such inclusion in the 
Additional Landlord Work (although Landlord has already agreed to process Tenant's request with regard 
to the Initially Contemplated Increments, as provided in Paragraph 2.a. above), Landlord shall use good 
faith efforts to promptly obtain from Landlord's general contractor a commercially reasonable fixed price 
for the particular increment (the "Contractor Fixed Price"), which Contractor Fixed Price is anticipated to 
be implemented in the form of a change order to Landlord's original construction contract with 
Landlord's general contractor for Landlord's Work. Tenant shall provide Landlord with any and all 
information regarding the requested increment of Additional Landlord Work reasonably required by 
Landlord to solicit the Contractor Fixed Price. The parties acknowledge that Landlord will likely incur 
Design Costs (as defined below) and permit costs in order to obtain the Contractor Fixed Price and that 
Landlord is already in the process of obtaining a Contractor Fixed Price for the Initially Contemplated 
Increments. Landlord shall endeavor to deliver the Contractor Fixed Price to Tenant within a reasonable 
time following the date Landlord received from Tenant Tenant's written request to consider the subject 
increment and all information required for Landlord to obtain the Contractor Fixed Price for that 
increment. Concurrently with the delivery of the Contractor Fixed Price to Tenant, Landlord shall deliver 
to Tenant Landlord's reasonable estimate of (i) the design costs (which design costs shall include, without 
limitation, the cost of preparing plans and specifications and construction documents and the cost of 
compiling any other data or information required to obtain building permits or other governmentally 
required approvals for the performance of the increment, including approvals from the Historical 
Preservation Commission (such design costs being referred to collectively as "Design Costs")), (ii) permit 
fees, (iii) the Construction Management Fee and (iv) any other costs that Landlord reasonably estimates 
will be incurred by Landlord in the performance of the subject increment of the Additional Landlord 
Work, including, supporting documentation, if applicable. (The Contractor Fixed Price for a particular 
increment, together with the other costs referenced in the immediately preceding sentence as to such 
increment, are referred to collectively hereinafter as the "Estimated Total Cost" for such increment). 
Tenant acknowledges that each increment of Additional Landlord Work will be performed using the 
subcontractors in the major sub-trades that are being used by the general contractor for the Landlord's 
Work. The Additional Landlord Work performed by the designer, general contractor and subcontractors 
shall be on the same terms and conditions (including hourly rate, mark-up and fees) that are charged by 
the designer, general contractor and subcontractors for the Landlord's Work. If the subcontractors 
already retained for Landlord's Work do not agree to the aforementioned pricing restrictions or, as 
determined by Landlord in good faith, are unable to reasonably perform the subject work for any other 
reason, then Landlord shall cause the general contractor to obtain a bid or bids from another qualified (as 
determined by Landlord and general contractor in good faith) subcontractor or subcontractors for the 
subject work. Concurrently with Landlord's delivery to Tenant of the Estimated Total Cost for the 
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subject increment, Landlord shall deliver to Tenant an estimated construction schedule for the subject 
increment (the "Estimated Increment Schedule"), which Estimated Increment Schedule shall include (x) 
the estimated number of days the work will take to complete after an Increment Addition Form (as 
defined below) is duly executed and delivered by Landlord and Tenant and Landlord has obtained the 
required governmental permits and approvals for the work, (y) the estimated length of time required to 
obtain the aforementioned permits and approvals and (z) based on the foregoing, the estimated 
commencement and completion dates for the subject increment and the nature and length of any delays to 
the Overlap Work and/or Post-occupancy Work estimated by Landlord to result from the performance of 
the subject increment of the Additional Landlord Work. 

Tenant shall have a period of ten (10) calendar days from receipt from Landlord of the 
Estimated Total Cost and the Estimated Increment Schedule for a particular increment to approve or 
reject in writing such Estimated Total Cost and Estimated Increment Schedule. If Tenant does not deliver 
either an approval or rejection notice to Landlord within the aforementioned ten (10) calendar day period, 
then Tenant shall be deemed to have rejected both the Estimated Total Cost and the Estimated Increment 
Schedule for that increment and the subject increment of Additional Landlord Work shall not be added to 
the Additional Landlord Work and, if Tenant desires that such work be performed, Tenant shall be 
responsible for performing the same as a part of the Tenant Improvements and Tenant may apply 
Landlord's Allowance to the cost of such work in accordance with the provisions of Paragraph 4.e. of the 
Lease ( as modified by Paragraph 1 above). If Tenant delivers to Landlord, within the aforementioned ten 
(10) calendar day period, a written objection as to the Estimated Total Cost and/or the Estimated 
Increment Schedule, such written objection shall specify in reasonable detail the nature of the disapproval 
so as to allow Landlord, Landlord's architect and general contractor (as applicable) to attempt to address 
the element that is the basis of such disapproval. Tenant shall make a Tenant representative available to 
confer with Landlord regarding Tenant's disapproval and the possible measures which may be taken in 
order to obtain Tenant's approval. Thereafter, as appropriate, Landlord shall modify the plans and 
specifications for the applicable increment (provided that any modifications to the plans and 
specifications shall be subject to Landlord's written approval, which approval shall not be unreasonably 
withheld or delayed if the work is in accordance with current Building standards and finishes, as 
reasonably determined by Landlord; provided, further, that revisions to the plans and specifications for 
the Initially Contemplated Increments are subject to the limitations set forth in Paragraph 2.a. above 
regarding Tenant's input on the plans and specifications for such work), update the Estimated Increment 
Schedule and, if the plans and specifications were modified, seek another Contractor Fixed Price for the 
work and present to Tenant, as applicable, a new Estimated Total Cost for the increment (including the 
new Contractor Fixed Price) and a revised Estimated Increment Schedule. Tenant shall have five (5) 
business days to accept or reject the new Estimated Total Cost and revised Estimated Increment Schedule 
(as applicable) and, if Tenant delivers a written notice to Landlord within the required five (5) business 
day period rejecting such revisions ( or fails to deliver a written notice to Tenant within such period either 
accepting or rejecting such revisions), then the subject increment of Additional Landlord Work shall not 
be added to the Additional Landlord Work and, if Tenant desires that such work be performed, Tenant 
shall be responsible for performing the same as a part of the Tenant Improvements and Tenant may apply 
Landlord's Allowance to the cost of such work in accordance with the provisions of Paragraph 4.e. of the 
Lease. 

ii. Increment Addition Form. If Tenant accepts the Estimated Fixed Cost (initial or 
revised), and also accepts the Estimated Increment Schedule (initial or revised), for a particular increment 
of Additional Landlord Work, then Landlord and Tenant shall jointly complete and execute an Increment 
Addition Form in the form of attached Exhibit A (or in such modified form as Landlord and Tenant may 
mutually agree) for such increment. Notwithstanding anything to the contrary herein, no increment will 
be deemed a part of the Additional Landlord Work hereunder unless and until an Increment Addition 
Form is executed and delivered by both Landlord and Tenant for such increment and, if an Increment 
Addition Form is not executed and delivered by both Landlord and Tenant for a particular increment, for 
any reason, Tenant, if Tenant desires that such work be performed, shall be responsible for performing the 
subject work as a part of the Tenant Improvements and Tenant may apply Landlord's Allowance to the 
cost of such work in accordance with the provisions of Paragraph 4.e. of the Lease. 

iii. Estimates. Tenant acknowledges that the dates in the Estimated Increment Schedule 
and Landlord's explanation of anticipated delays (if any) in the performance of the Overlap Work and/or 
Post-Occupancy Work (as referenced in Paragraph 2.d.i. above) are Landlord's good faith estimates only 
and are prepared by Landlord based on information then known to Landlord and that such dates and 
explanation of anticipated delays (if any) in the performance of the Overlap Work and/or Post-Occupancy 
Work are not binding on Landlord. Similarly, the Estimated Total Cost (as defined in Paragraph 2.d.i. 
above) is Landlord's good faith estimated only (except for the Contractor Fixed Price, which is a fixed 
price and not an estimate) and shall not affect Tenant's obligation for the Final Total Cost (as defined in 
Paragraph 2.d.iv. below) even if such Final Total Cost differs from the Estimated Total Cost that was set 
forth on the Increment Addition form or that was subsequently presented to Tenant in writing. However, 
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without limitation of the foregoing, Landlord will use good faith efforts to cause Landlord's contractor to 
meet the parameters of both the Estimated Increment Schedule and the Estimated Total Cost. If at any 
time Landlord becomes aware of a delay in the performance of a particular increment such that the 
Estimated Increment Schedule previously approved by Tenant for such increment is likely not to be met, 
and/or becomes aware of a change in Design Costs, permits fees or any other construction cost for a 
particular increment which will cause the total cost for such increment to exceed the Estimated Total Cost 
that was previously approved by Tenant for that increment, Landlord will, as soon as reasonably possible 
after Landlord becomes aware of the subject delay or additional cost, notify Tenant thereof, specifying in 
such notice the nature of the delay or cost increase, as applicable. 

iv. Final Total Cost Deducted from Landlord's Allowance. The (A) Contractor Fixed 
Price that was included in the Estimated Total Cost approved by Tenant pursuant to Paragraph 2.d.i. 
above, plus (B) the actual (i) Design Costs, (ii) permit fees, (iii) Construction Management Fee and (iv) 
any other costs that Landlord reasonably incurred in the performance of the subject increment of the 
Additional Landlord Work, constitute the "Final Total Cost" for such increment of the Additional 
Landlord Work (inclusive of any increased costs described in the second (2nd

) grammatical paragraph of 
Paragraph 2.b. above, as well as any reimbursement obligation of Tenant pursuant to Paragraph 2.d.v. 
below). Upon completion of the subject increment of the Additional Landlord Work, Landlord shall 
notify Tenant in writing of the Final Total Cost for that increment and the Final Total Cost shall be 
deducted from Landlord's Allowance, provided that (x) if the proposed increment set forth in item ii. of 
Paragraph 2.a. above is added to the Additional Landlord Work in accordance with the terms hereof, there 
shall only be deducted from Landlord's Allowance the portion of the cost that is attributable to increasing 
the size of the restrooms beyond the size originally intended for the restrooms (which originally intended 
size is identified on attached Exhibit B-2) and (y) if the proposed increment set forth in item iv. of 
Paragraph 2.a. above is added to the Additional Landlord Work in accordance with the terms hereof, 
Landlord shall pay Sixty Thousand Dollars ($60,000.00) toward the cost of that increment of the 
Additional Landlord Work and only the portion of the cost that exceeds such Sixty Thousand Dollars 
($60,000.00) shall be deducted from Landlord's Allowance. The parties acknowledge that the entire cost 
of the powder room referenced in item ii. of Paragraph 2.a. above shall be deducted from Landlord's 
Allowance. Notwithstanding anything to the contrary in this Amendment, in no event shall Landlord 
perform any increment of Additional Landlord Work that would cause the Final Total Cost of all 
Additional Landlord Work to exceed Landlord's Allowance (which is $8,598,000.00). Further, 
notwithstanding anything to the contrary in Paragraph 4.e.ii. of the Lease (as amended by this 
Amendment) no portion of Landlord's Allowance shall be disbursed for application to the cost of the 
construction of the Tenant Improvements until the Final Total Cost for all of the Additional Landlord 
Work has been deducted from Landlord's Allowance in accordance with this Paragraph 2.d.iv. 

v. Reimbursement of Design Costs for Increments Not Added to Additional 
Landlord Work. If Tenant requested that Landlord consider performing a particular increment of 
Additional Landlord Work, but, in accordance with the procedures above, such increment is not 
ultimately added to the Additional Landlord Work (other than because of Landlord's bad faith or willful 
misconduct), then, notwithstanding the fact that Landlord will not perform the subject increment of work, 
Tenant shall be responsible for the Design Costs and costs of obtaining permits that were reasonably 
incurred by Landlord in connection with the proposed increment prior to the date that it was determined 
that the increment would not be included in the Additional Landlord Work (the "Reimbursable Costs"). 
The Reimbursable Costs shall be paid by Tenant to Landlord by deducting an amount equal to the 
Reimbursable Costs from Landlord's Allowance and will be deemed a part of the Final Total Cost of all 
Additional Landlord Work. Landlord shall notify Tenant in writing of the amount of such deduction from 
Landlord's Allowance on account of the Reimbursable Costs and shall deliver to Tenant any and all such 
plans that were prepared by Landlord for proposed increments that were not ultimately added to the 
Additional Landlord Work to be performed by Landlord. 

3. Confirmation of Enlargement of 7th and 8th Floor Restrooms. Notwithstanding anything to 
the contrary in Paragraph 4 or Exhibit D to the Lease, Tenant hereby consents to the restrooms on the ?1h 
and 8th floors of the Building having the lay-out set forth on Exhibit C attached hereto. Notwithstanding 
anything to the contrary in Paragraph 4 or Exhibit D to the Lease, Landlord shall be responsible for all 
costs associated with the increase in the size of the aforementioned restrooms beyond the size originally 
intended for the restrooms (which originally intended size is identified on attached Exhibit C). 
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4. Modification of Monthly Deck Rent. Effective as of the date hereof, in Paragraph 63 of the 
Lease, the table setting forth the Monthly Deck Rent is deleted and the following table substituted 
therefor: 

Period 
First Lease Year 
Second Lease Year 
Third Lease Year 
Fourth Lease Year 
Fifth Lease Year 
Sixth Lease Year 

Monthly Deck Rent 
$8,333.33 
$8,583.33 
$8,840.83 
$9,106.06 
$9,379.24 
$9,660.62 

4. Additional Corrections to Lease. Effective as of the date hereof, the following two 
corrections are made to the Lease: (i) In the fourth sentence of Paragraph 7 .c. of the Lease, the reference 
to "Paragraph 4.c." is replaced with a reference to "Paragraph 7.c." and (ii) in Paragraph 61.a.(ii) of the 
Lease, the reference to "Section 60.d." is replaced with a reference to "Paragraph 61.d." 

5. Authority. If Tenant is a corporation, partnership, trust, association or other entity, 
Tenant hereby covenants and warrants that (a) Tenant is duly incorporated or otherwise established or 
formed and validly existing under the laws of its state of incorporation, establishment or formation, 
(b) Tenant has and is duly qualified to do business in the state in California, (c) Tenant has full corporate, 
partnership, trust, association or other appropriate power and authority to enter into the Lease and this 
Amendment and to perform all Tenant's obligations under the Lease, as amended by this Amendment, 
and (d) each person (and all of the persons if more than one signs) that signs this Amendment on behalf of 
Tenant was and is duly and validly authorized to do so. 

6. No Offer. Submission of this instrument for examination and signature by Tenant does 
not constitute an offer to lease or to amend the Lease, or a reservation of or option for lease or to amend 
the Lease, and this instrument is not effective as a lease amendment or otherwise until executed and 
delivered by both Landlord and Tenant. 

7. Lease in Full Force and Effect. Except as provided above, the Lease is unmodified 
hereby and remains in full force and effect. 

8. Counterparts. This Amendment may be signed in counterparts which, taken together, 
shall constitute one agreement. 

9. Exhibits. Exhibits B-1 through B-5 and Exhibit C attached to this Amendment are 
reduced from their original size and the parties should refer to the original sized exhibits for greater detail. 
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IN WITNESS WHEREOF, the parties have executed this document as of the date and 
year first above written. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By: fr 
Name: ( it 1, /4, • -1.i ,rt./,_. .. 

Title: _____ v_/" ____ _ 

EXHIBITS 
Exhibit A - Increment Addition Form 
Exhibit B-1 - Glass on line 15 of 9th floor 
Exhibit B-2 - Restrooms and powder room on 9th floor 
Exhibit B-3 - Shower rooms on 8th floor 
Exhibit B-4 - Air handler unit 
Exhibit B-5 -Turnstile at 9th floor street lobby 
Exhibit C - Layout of 7th and 8th floor restrooms 
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EXHIBIT A 

Increment Addition Form 

INCREMENT ADDITION NO: Date: ---------- ---------

This document constitutes an "Increment Addition Form" under Paragraph l .d. of the Second 
Amendment to Lease, dated as of September 30, 2011 (the "Second Amendment"), executed by SRI 
Nine Market Square LLC, a Delaware limited liability company ("Landlord") and Twitter, Inc., a 
Delaware corporation ("Tenant"), in connection with Tenant's lease of premises located at 1355 Market 
Street, San Francisco, CA. 

1. The following increment is hereby added to the Additional Landlord Work: 

[insert written description or attach relevant documentation identifying increment] 

2. The Estimated Total Cost for the increment(s) described above is as follows: 

[insert written description or attach relevant documentation specifying Estimated 
Total Cost] 

3. The Estimated Increment Schedule for the additional increments(s) described above is/are as 
follows: 

[insert schedule or attach relevant documentation setting forth schedule] 

Capitalized terms not otherwise defined herein shall have the meanings ascribed to them in the Second 
Amendment. Execution of this Additional Increment Form by Landlord and Tenant constitutes a binding 
agreement by Landlord and Tenant in accordance with the Second Amendment. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By: __________ _ 

Name: -----------

Title: ------------
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Tenant: 

TWITTER, INC., a Delaware corporation 

By: ___________ _ 

Name: --------------

Title: --------------
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EXHIBIT B-3 

Shower rooms on 8" floor 

(see attached page) 
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Air handler unit 

(see attached page) 
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!Updated 9-27-11 

Model: 

Peak CFM: 

Sensible Cooling: 

Condenser Water: 

Location: 

!EXHIBIT B-4 

McQuay SWP 033HS 

10,000 

270 MBH 

95 gpm at EWT of 80F and LWT of 95F. 

room. 

11';;,drro;r.: 
UillY 

ij 

MARKET STREET 
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EXHIBIT B-5 

Turnstile at 9" floor street lobby 

(see attached page) 
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Turnstile at 9th floor street lobby 
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Layout of 7" and 8" floor restrooms 

(see attached 2 pages) 
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THIRD AMENDMENT TO LEASE 
(Adding Additional Premises) 

THIS THIRD AMENDMENT TO LEASE ("Third Amendment") is executed as of the 
1st day of June, 2012 (the "Third Amendment Effective Date"), between SRI NINE MARKET 
SQUARE LLC, a Delaware limited liability company ("Landlord") and TWITTER, INC., a Delaware 
corporation ("Tenant"). 

RECITALS 

A Landlord and Tenant are parties to that certain office lease, dated as of April 20, 2011, 
pursuant to which Tenant leases from Landlord certain premises in the building located at 1355 Market 
Street, San Francisco, California (the "Building"). The aforementioned lease was subsequently amended 
by (i) a First Amendment to Lease, dated as of May 16, 2011 (the "First Amendment"), pursuant to 
which the premises covered by the lease were modified to consist of all of the rentable area on the 7th

, 8th 

and 9th floors of the Building (the "Original Premises"), and (ii) a Second Amendment to Lease, dated as 
of September 30, 2011 (the "Second Amendment"), pursuant to which, among other things, Landlord 
agreed to perform certain additional Landlord's Work and the provisions of the Lease regarding the 
manner of disbursement of Landlord's Allowance were modified. The aforementioned lease, as amended 
by the aforementioned amendments, is referred to hereinafter as the "Lease." The Original Premises are 
comprised of a total of 214,950 rentable square feet of space, of which 78,792 rentable square feet is 
located on the 7th floor of the Building, 78,792 rentable square feet is located on the 8th floor of the 
Building and 57,366 rentable square feet is located on the 9th floor of the Building. Capitalized terms not 
otherwise defined herein shall have the meaning given them in the Lease. 

B. Landlord and Tenant presently desire to amend the Lease to add to the Original Premises 
covered by the Lease all of the rentable area of the I 0th and 11 th floors of the Building, on the terms and 
conditions set forth below. 

NOW, THEREFORE, in consideration of the foregoing, the parties hereto agree as follows: 

I. Lease of Additional Premises: Term. The premises located on the 10th floor of the Building and 
outlined on attached Exhibit A-1 (the "10th Floor Premises") and the premises located on the 11 th floor of 
the Building and outlined on attached Exhibit A-2 (the "11th Floor Premises") are referred to collectively 
herein as the "Additional Premises." (The 10th Floor Premises and the !I th Floor Premises are 
sometimes referred to individually herein as an "Additional Premises Floor.") Landlord and Tenant 
agree that, for all purposes of the Lease, the 10th Floor Premises shall be deemed to consist of 44,954 
rentable square feet of space and the 11 th Floor Premises shall be deemed to consist of 40,305 rentable 
square feet of space, so that the Additional Premises consist of a total of 85,259 rentable square feet of 
space. Landlord confirms and agrees that the Additional Premises have been measured in accordance with 
the BOMA Standard (as defined in Paragraph 2.a. of the Lease). The aforementioned rentable square 
footage of the Additional Premises shall not be re-measured during the initial Lease term, or during any 
renewal term, as to the Additional Premises. However, if the BOMA Standard is revised prior to the date 
Tenant exercises a Renewal Option under Paragraph 8 below, then the Additional Premises may be re­
measured at the commencement of the subject Renewal Term (as defined in Paragraph 8 below) in 
accordance with the revised BOMA Standard. 

As used herein, the "11th Floor Commencement Date" is the date the 11 th Floor 
Premises are delivered by Landlord to Tenant in Delivery Condition (as defined in Paragraph 2.a. below), 
but not earlier than October 1, 2012, and the "10th Floor Commencement Date" is the date the 10th Floor 
Premises are delivered by Landlord to Tenant in Delivery Condition (as defined in Paragraph 2.a. below), 
but not earlier than November I, 2012. The date on which both the 11 th Floor Commencement Date and 
the I 0th Floor Commencement Date have occurred is sometimes referred to hereinafter the "Final 
Additional Premises Commencement Date." Effective as of 11 th Floor Commencement Date, as to the 
11th Floor Premises, and the 10th Floor Commencement Date, as to the 10th Floor Premises, the 11 th Floor 
Premises and the 10th Floor Premises shall be added to the premises demised under the Lease. The term 
of the Lease as to both the 11 th Floor Premises and the I 0th Floor Premises shall continue through and 
including the date (the "Additional Premises Expiration Date") that is the later of (i) the date that is 
ninety-six (96) full calendar months following the Rent Commencement Date (as defined in Paragraph 3 
below) or (ii) the date that is twenty-four (24) full calendar months following the expiration of the initial 
Lease term for the Original Premises, as such initial Lease term is extended from time to time pursuant to 
Paragraph 58.d. of the Lease." 

Upon either party's request after the date by which such dates are able to be confirmed, 
Landlord and Tenant shall execute a letter in substantially the form of Exhibit B attached hereto 
confirming (i) the 11 th Floor Commencement Date, (ii) the I 0th Floor Commencement Date, (iii) the Rent 
Commencement Date and (iv) the Additional Premises Expiration Date. 

1355 Market/Twitter 3rd Am v6 
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Upon the Final Additional Premises Commencement Date, the Premises covered by the 
Lease will consist of all of the rentable area of the 7th

, 8th
, 9th

, 10th and 11 th floors of the Building and the 
Premises will consist of a total of approximately 300,209 rentable square feet of space. (As provided in 
Paragraph 8 below, the 6th Floor Expansion Increment will be included in the Premises covered by the 
Lease at such time as the 6th Floor Expansion Increment is added to the Lease in accordance with such 
Paragraph 8.) 

2. Delivery of Additional Premises; Landlord's Work; Tenant Improvements· Landlord's 
Allowance· Early Access. 

a. Delivery of Additional Premises. Landlord shall deliver the 11 th Floor Premises 
and the 10th Floor Premises to Tenant with Landlord's Work (as defined on attached Exhibit C) 
completed, but otherwise in their as-is condition ("Delivery Condition"). The delivery of a particular 
Additional Premises Floor to Tenant in Delivery Condition is referred to hereinafter as "Delivery" as to 
that floor. (For avoidance of doubt, the completion of any Additional Landlord Work being performed by 
Landlord on an Additional Premises Floor pursuant to attached Exhibit E is not required for Delivery of 
the Additional Premises Floor to have occurred.) The parties presently estimate that Landlord will deliver 
the !I th Floor Premises to Tenant in Delivery Condition on or about November I, 2012 (the "11th Floor 
Target Delivery Date"), and that Landlord will deliver the 10th Floor Premises to Tenant in Delivery 
Condition on or about December I, 2012 (the "10th Floor Target Delivery Date")(the 11 th Floor Target 
Delivery Date and the 10th Floor Target Delivery Date are sometimes referred to individually as a 
"Target Delivery Date"). In the event of any delay in Delivery of an Additional Premises Floor resulting 
from Force Majeure (as defined below), Landlord shall promptly deliver notice to Tenant specifying the 
nature of the delay in question, and a good faith estimate of the anticipated length of the delay resulting 
therefrom (provided that Landlord will not be liable for any inaccuracy in the estimated delay contained 
in any such notice) and will thereafter promptly update Tenant in writing if and to the extent that 
Landlord's good faith determination of the anticipated length of such Force Majeure delay changes in any 
material way. 

If (x) Landlord does not achieve Delivery as to a particular Additional Premises Floor on 
or before the date one (I) month following the Target Delivery Date applicable to such Additional 
Premises Floor (such date being referred to as the "Outside Delivery Date for Additional Premises 
Rent Abatement" for such Additional Premises Floor, as such date may have been extended pursuant to 
the extension provisions in the penultimate grammatical paragraph of this Paragraph 2.a.) and (y) the 
Tenant Improvements (as defined in Paragraph 2.c. below) on the applicable Additional Premises Floor 
are not Substantially Completed (as defined in Paragraph 2.c. below) on or before the date ("Tenant's 
Target Completion Date") that is the later of (i) May I, 2013, or (ii) the scheduled completion date for 
the subject Additional Premises Floor in the Construction Schedule (as defined in Paragraph 2.d.vi. 
below), due to Landlord's failure to achieve Delivery of the subject Additional Premises Floor on or 
before the Outside Delivery Date for Additional Premises Rent Abatement for such Additional Premises 
Floor, then, for each day after the applicable Tenant's Target Completion Date that the subject Tenant 
Improvements are not Substantially Completed due to the fact that Delivery did not occur on or before the 
subject Outside Delivery Date for Rent Abatement (as the same may have been extended pursuant to the 
extension provisions below), Tenant shall receive one day of abatement of Monthly Rent for that 
Additional Premises Floor, which abatement shall commence on the Rent Commencement Date (as 
defined in Paragraph 3 below). 

Notwithstanding the above, the aforementioned rent abatement is conditioned upon the 
Tenant Improvements for the subject Additional Premises Floor consisting of improvements that could 
reasonably have been completed, using diligent and commercially reasonable efforts (but, as described 
below, not work on an overtime or "after-hours" basis) within a four (4) month construction period if 
Tenant's Contractor used good faith and commercially reasonable and diligent efforts to Substantially 
Complete the Tenant Improvements on the Additional Premises Floor within such period. Further, if the 
Tenant Improvements for an Additional Premises Floor are not Substantially Completed on or before 
Tenant's Target Completion Date due in part to delays caused by (i) Tenant not having commenced the 
Tenant Improvements promptly following Delivery, (ii) changes made to Tenant's plans after 
commencement of construction which delay the construction process originally provided for in the 
Construction Schedule, (iii) the inclusion in the Tenant Improvements of "long lead" materials (such as 
fabrics, paneling, carpeting or other items that are not readily available within industry standard lead 
times (e.g., custom made items that require time to procure beyond that customarily required for standard 
items, or items that are currently out of stock and will require extra time to back order) and for which 
suitable substitutes exist) and/or (iv) any other delays caused by Tenant, Tenant's Contractor, 
subcontractors, vendors, architects, consultants or other agents in commencing or completing the Tenant 
Improvements (each a "Tenant Caused Substantial Completion Delay"), then the rental abatement 
shall not apply to the extent the delay in Substantial Completion of the subject Tenant Improvements 
beyond Tenant's Target Completion Date for such Tenant Improvements was caused by such Tenant 
Caused Substantial Completion Delay. For purposes of clause (iv) in the immediately preceding 
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sentence, so long as Tenant's Contractor meets or exceeds the milestone dates described in the 
Construction Schedule (as defined in Paragraph 2.d.vi. below), no delay in the completion of the Tenant 
Improvements on the part of Tenant's Contractor shall be deemed to have occurred. Tenant shall not be 
required to use overtime labor in order to Substantially Complete the Tenant Improvements by Tenant's 
Target Completion Date if the failure to Substantially Complete the Tenant Improvements by such date 
will result from Landlord's failure to achieve Delivery by the Outside Delivery Date for Additional 
Premises Rent Abatement, as opposed to resulting from a Tenant Caused Substantial Completion 
Delay(s). However, if Landlord is responsible for the delay in accordance with the foregoing provisions, 
and if Landlord agrees (at Landlord's sole option) to pay the increase in Tenant's construction costs that 
will result from use of overtime labor so that Tenant is able to Substantially Complete the Tenant 
Improvements on the subject Additional Premises Floor on or before Tenant's Target Completion Date, 
then Tenant shall, ifreasonably feasible, employ overtime labor, provided that Landlord makes the funds 
for the increased construction costs (which will include, without limitation, the "overtime" portion of 
wages to laborers, as well as other costs (if any) necessarily and reasonably incurred as a result of the 
modification of the Construction Schedule, such as increased costs to expedite material deliveries, etc.) 
available for timely disbursement (in accordance with an industry-standard payment cycle) during the 
course of construction. Upon the request of Landlord or Landlord's Contractor from time to time during 
Tenant's construction of the Tenant Improvements, Tenant shall advise Landlord of Tenant's progress in 
Substantially Completing the Tenant Improvements and whether overtime labor would be required in 
order for Tenant to Substantially Complete the Tenant Improvements on or before Tenant's Target 
Completion Date, so that Landlord can determine whether Landlord elects to pay for the overtime costs in 
order to enable Tenant to Substantially Complete the Tenant Improvements on or before Tenant's Target 
Completion Date. 

In addition to the foregoing, if Landlord fails to achieve Delivery of any Additional 
Premises Floor on or before the date (the "Outside Delivery Date for Termination") that is three (3) 
months following the Target Delivery Date for the subject Additional Premises Floor (which Target 
Delivery Date is set forth in the second sentence of the first grammatical paragraph of this Paragraph 
2.a.), then Tenant may notify Landlord in writing within ten (10) Business Days following the Outside 
Delivery Date for Termination (but in any event prior to Delivery) that Tenant elects to terminate 
Tenant's lease of the subject Additional Premises Floor and, if Delivery of the subject Additional 
Premises Floor does not occur within thirty (30) days following Landlord's receipt of such termination 
notice, then Tenant's lease of the subject Additional Premises Floor shall terminate. However, if Delivery 
of the applicable Additional Premises Floor occurs prior to the end of such 30-day period, then Tenant's 
lease of the Additional Premises Floor shall continue in effect. If Tenant is entitled to terminate Tenant's 
lease of an Additional Premises Floor pursuant to the foregoing, but does not exercise such termination 
right, Tenant shall still be entitled to the rent abatement as to that Additional Premises Floor pursuant to 
the provisions above. In the event Tenant's lease of a particular Additional Premises Floor is terminated 
pursuant to this grammatical paragraph, then the Letter of Credit (which was increased pursuant to 
Paragraph 5 below to a total of $6,004,180.00) shall be reduced by an amount equal to Eight Hundred 
Fifty Two Thousand Five Hundred Ninety Dollars ($852,590.00) on account of the deletion of that 
Additional Premises Floor from the Lease. For avoidance of doubt, if both Additional Premises Floors 
are deleted from the Lease pursuant to this grammatical paragraph, the Letter of Credit would be reduced 
by a total of One Million Seven Hundred Five Thousand One Hundred Eighty Dollars ($1,705,180.00) so 
that the amount of the Letter of Credit would be Four Million Two Hundred Ninety Nine Thousand 
Dollars ($4,299,000.00). 

The Outside Delivery Date for Additional Premises Rent Abatement and the Outside 
Delivery Date for Termination, as to each Additional Premises Floor, will be extended by the length of 
any delays in Delivery that result from strikes, lockout, labor disputes, shortages of material or labor, fire 
or other casualty, acts of God or any other cause beyond the commercially reasonable control of Landlord 
("Force Majeure") and/or delays resulting from the act or failure to act of Tenant or Tenant's Contractor 
(a "Tenant Delay of Landlord's Work"); provided, however, that (x) extension of the Outside Delivery 
Date for Termination on account of Force Majeure shall not exceed a total of ninety (90) days and (y) 
delays incurred by Landlord in obtaining permits required for Landlord's Work shall not constitute Force 
Majeure delays. As provided in attached Exhibit E, delays in Delivery of an Additional Premises Floor 
caused by Tenant's request for, or the performance of, Additional Landlord Work constitute Tenant 
Delays of Landlord's Work. Notwithstanding the foregoing, in the event any act or omission of Tenant, 
in Landlord's reasonable determination, constitutes a Tenant Delay of Landlord's Work, Landlord will, 
promptly after determining that the act or omission will create a Tenant Delay of Landlord's Work, 
deliver notice to Tenant specifying the action or omission in question, and if Tenant cures such action or 
omission within five (5) Business Days following receipt of such notice, no Tenant Delay of Landlord's 
Work shall be deemed to have occurred. Notwithstanding the foregoing, if Tenant fails to deliver to 
Landlord, on or before July I, 2012 (as required by Paragraph 2 of attached Exhibit C) a conceptual plan 
designating which improvements on an Additional Premises Floor shall not be demolished by Landlord, 
Tenant shall be deemed to have waived its right to deliver such notice as to that Additional Premises 
Floor and Landlord shall continue with the demolition of all of the then existing improvements on the 
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subject Additional Premises Floor in accordance with Paragraph 2 of Exhibit C and no Tenant Delay of 
Landlord's Work shall result therefrom. Notwithstanding anything to the contrary above, Landlord will 
use reasonable efforts, without additional cost to Landlord unless Tenant agrees in writing to reimburse 
Landlord for such costs, to mitigate the effects of any Tenant Delay of Landlord's Work. If and to the 
extent the Landlord reasonably incurs a net increased cost (taking into account any cost saving Tenant 
might have facilitated by its actions) in the performance of Landlord's Work as a direct result of any 
Tenant Delay of Landlord's Work (as reasonably evidenced by Landlord, with supporting 
documentation), Tenant will be responsible for such reasonable increased costs and Landlord's 
Allowance (as defined in Paragraph 2e. below) will be decreased by the amount of such reasonable 
increased cost and, if the net increased cost of Landlord's Work exceeds Landlord's Allowance, then 
Tenant shall pay to Landlord a penalty equal to such excess, which penalty shall be paid not later than ten 
(IO) Business Days following the later of(i) the Rent Commencement Date (or, if the Lease is terminated 
prior to the Rent Commencement Date due to an Event of Default, the date of Lease termination) and (ii) 
the date Landlord delivers a written invoice to Tenant for such excess with supporting invoices 
evidencing such excess cost. 

The rent abatement and termination rights provided for above in this Paragraph 2.a. shall 
be Tenant's sole remedy in the event of Landlord's failure to achieve Delivery of any Additional Premises 
Floor by the by the required dates. 

b. Landlord's Work. Landlord shall, at Landlord's sole cost and expense (without 
application of Landlord's Allowance) perform Landlord's Work. The general contractor performing 
Landlord's Work is referred to hereinafter as "Landlord's Contractor." Landlord's Work shall also 
include all work required to cause the Base Building (as defined in Paragraph 4.b. of the Lease) 
components of the Additional Premises (prior to the construction of the Tenant Improvements) to comply, 
as of Delivery, with Title 24, ADA and any other applicable Legal Requirements regarding access. 
Except for Landlord's Work, Landlord shall not be required to perform any work in the Additional 
Premises to prepare them for Tenant's occupancy and Tenant shall accept the Additional Premises in their 
as-is condition. If, subsequent to the Third Amendment Effective Date, Tenant desires to have Landlord 
perform additional work associated with the Tenant Improvements being constructed by Tenant's 
Contractor pursuant to Paragraph 4.c. below, then Tenant shall advise Landlord thereof and the provisions 
of attached Exhibit E shall apply with regard to such requested additional work. As used in this Third 
Amendment, the term "Additional Landlord Work" shall have the meaning set forth in Paragraph a. of 
attached Exhibit E. 

c. Tenant Improvements. Promptly following Delivery of each Additional Premises 
Floor, Tenant shall commence construction of the improvements Tenant desires to make therein prior to 
Tenant's initial occupancy of the Additional Premises Floor (the "Tenant Improvements"). For 
avoidance of doubt, (i) the Tenant Improvements shall consist of interior improvements necessary to 
facilitate the use by Tenant of the Additional Premises for the use(s) permitted hereunder, and shall not 
include the installation of Building Systems (as defined in Paragraph 4.b. of the Lease) or the 
modification of same; and (ii) Tenant is not acting as the agent of Landlord in its construction efforts and 
not performing any work of improvements within the Additional Premises on behalf of Landlord. If, as 
of the Delivery of an Additional Premises Floor, all of the Additional Landlord Work on that Additional 
Premises Floor (if any) has not been completed, then, during the period commencing on the Delivery of 
such Additional Premises Floor and continuing through the date immediately preceding the date that all of 
the Additional Landlord Work on that Additional Premises Floor is completed, (i) no rent shall be due or 
accrue under the Lease (as amended by this Third Amendment) for the Additional Premises, (ii) the 
Indemnitees covered by Tenant's indemnity obligations under Paragraph 14.b. of the Lease shall, as to the 
Additional Premises, be limited to SRI Nine Market Square LLC, and (iii) Tenant's liability under the 
Lease (as amended by this Third Amendment) for acts or failures to act, to the extent applicable to the 
Additional Premises, will be limited as described in Paragraph 25.b.6. of the Lease (with the term 
"Construction Period" meaning the period commencing on the Third Amendment Effective Date and 
ending on the date all of the Landlord's Work and Additional Landlord Work is completed), provided, 
that for the purposes of application to the Additional Premises only, (x) the term 'Tenant's Share" as used 
in Paragraph 25.b.6 of the Lease shall mean 11.61% and (y) the rate included in clauses (b)(i) and (b)(ii) 
of the introductory paragraph of Paragraph 25.b.6 shall remain 7.8%. Accordingly, the example 
contained in the penultimate grammatical paragraph of Paragraph 25.b.6 would be restated, solely with 
respect to the Additional Premises, as follows: 

"By way of example, if, as of the Occurrence Date, (i) Landlord's Project costs equal 
$100,000,000.00 (assuming $65,000,000.00 as the purchase price for the Building, and 
$35,000,000.00 of subsequent costs to improve the Building) and (ii) Tenant has not 
previously paid to Landlord any Monthly Rent with respect to the Additional Premises, 
and (iii) there has been no draw upon the Letter of Credit, and (iv) as there are no 
payments due from Tenant to Landlord under the Lease (as amended by this Third 
Amendment) with respect to the Additional Premises prior to the date upon which 

1355 Market/Twitter 3rd Am v6 
DasS-30-12 

4 

-135-



Landlord completes Landlord's Work in the Additional Premises, Tenant's liability with 
respect to the Additional Premises would be limited to (x) 11.61% of $89,950,000.00 
(i.e.,89.95% of Project Costs) or approximately $10,443,195.00." 

For avoidance of doubt, the foregoing limitation on Tenant's liability with respect to the 
Additional Premises will not be deemed to alter or diminish the limitation on the liability of Tenant with 
respect to the Original Premises during the Construction Period ( as defined in the Lease) as described in 
Paragraph 25.b.6 of the Lease. 

Except as otherwise expressly provided in this Paragraph 2 or Paragraph 9 of the Lease, all 
of the provisions of Paragraph 9 of the Lease (entitled "Alterations and Restoration") shall apply to the 
construction of the Tenant Improvements. Notwithstanding anything to the contrary herein, the 
Alteration Operations Fee provided for in Paragraph 9.a. of the Lease shall be inapplicable to the 
construction of the Tenant Improvements and the Construction Management Fee provided for in 
Paragraph 2.e.iii. below shall instead apply. The general contractor selected by Tenant for the 
construction of the initial Tenant Improvements ("Tenant's Contractor") shall be subject to Landlord's 
prior written approval, which shall not be unreasonably withheld, conditioned or delayed. Landlord 
hereby approves NOVO Construction as Tenant's Contractor, if Tenant elects to select NOVO 
Construction as Tenant's Contractor. 

Subject to Landlord's reasonable approval of the plans and specifications for the Tenant 
Improvements in accordance with the provisions of Paragraph 9.a. of the Lease and Paragraphs 2.d.i. and 
ii. below (and provided that the work complies with all applicable Legal Requirements) the Tenant 
Improvements may, at Tenant's option, include, without limitation, the following work (which work shall 
constitute Specialty Alterations for purposes of Paragraph 9.b. and 20.a. of the Lease): 

i. the construction of an internal stairway between the 9th floor of the Premises and 
the 10 th Floor Premises and/or between the 10th Floor Premises and the 11 th Floor 
Premises (although, in any event, Tenant shall retain the right to utilize the 
designated fire stairs for travel between such floors, subject to Legal 
Requirements and reasonable Building rules)(provided that, if such stairway(s) are 
to be constructed, such work will constitute an Initially Contemplated Increment 
under attached Exhibit E); and 

ii. a full service kitchen and cafeteria in the 10th Floor Premises, which may include 
connecting equipment to existing mechanical, electrical, plumbing and fire 
suppression systems, modifying the Base Building and the installation of 
equipment and pertinent infrastructure required for a functioning kitchen, 
including but not limited to food service equipment, exhaust systems, waste 
systems (including grease interceptors), food storage units, and similar 
installations; provided that the installation of any equipment on the roof of the 
Building shall be subject to availability of space (as reasonably determined by 
Landlord) and subject to the same conditions and restrictions as set forth in 
Paragraph 62 of the Lease regarding Specialty Equipment and Ancillary Specialty 
Sites ( as those terms are defined in such Paragraph 62) located on the roof of the 
Building. To the extent Tenant has determined and advised Landlord that any of 
the work under this item ii. constitutes work that is not a "normal tenant 
improvement" for purposes of Accounting Standards Codification 840-40, such 
work will be an Initially Contemplated Increment under attached Exhibit E) 

In no event shall Tenant or Tenant's Contractor be given access to the Additional 
Premises until Tenant has delivered to Landlord the insurance certificates required by Landlord in 
connection with the construction of the Tenant Improvements. 

The Tenant Improvements shall be deemed "Substantially Completed" by Tenant's 
Contractor when they have been completed in accordance with the final plans (as reasonably approved by 
Landlord and Tenant), subject only to correction or completion of "punch list" items, which items shall 
be limited to minor items of incomplete or defective work or materials or mechanical maladjustments that 
are of such a nature that the lack of completion does not materially interfere with or impair Tenant's use 
of the Additional Premises for Tenant's business and the subsequent performance of the completion of the 
work will not materially interfere with or impair the use of the Additional Premises for Tenant's business. 

d. Construction Plans: Tenant's Construction Schedule. 

i. Selection of Architect: Construction Drawings. Tenant shall select an 
architect, subject to Landlord's prior written approval, which shall not be unreasonably withheld, 
conditioned or delayed, to prepare the Space Plan and Working Drawings (as those terms are defined 
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below) ("Tenant's Architect"). Landlord hereby approves Interior Architects to act as Tenant's Architect 
if Tenant elects Interior Architects to be Tenant's Architect. The Space Plan and Working Drawings shall 
be subject to Landlord's prior written approval in accordance with Paragraph 9.a. of the Lease and the 
timelines described in this Paragraph 2.d. 

ii. Space Plan. Tenant shall initially supply Landlord with four (4) copies 
of its proposed space plan for the Additional Premises (the "Space Plan"). The Space Plan shall include 
a layout and designation of all offices, rooms and other partitioning, their intended use, and any major 
equipment to be contained therein. Landlord shall advise Tenant within five (5) Business Days after 
Landlord's receipt of the Space Plan if the same is unsatisfactory or incomplete in any respect (Landlord's 
approval not to be unreasonably withheld or conditioned). If Tenant is so advised, Tenant shall cause the 
Space Plan to be revised by Tenant's Architect to correct any deficiencies or other matters Landlord may 
reasonably require and re-submit the proposed Space Plan to Landlord. Landlord will approve or 
disapprove of the revised Space Plan in writing within two (2) Business Days after receipt thereof. This 
process will continue until the Space Plan is fully approved in writing by Landlord. To the extent 
Landlord is able to identify Specialty Alterations during Landlord's review of the Space Plan, then 
concurrently, with Landlord's review and approval of the Space Plan, Landlord shall notify Tenant in 
writing of whether any of the Tenant Improvements described therein (other than any internal stairway 
described in Paragraph 2.c. above, which is hereby expressly deemed a Specialty Alteration without 
express designation by Landlord) are deemed Specialty Alterations and, if so, whether Tenant is required 
to remove the subject Specialty Alterations in accordance with Paragraphs 9.b. and 20.a. of the Lease at 
the expiration or earlier termination of the Lease. Notwithstanding anything to the contrary above, if, 
when reviewing revised Space Plans, Landlord requires material revisions to design items that Landlord 
previously approved (and the material revisions to previously approved items are not triggered by the 
other revisions being made to the Space Plan), then the additional time (if any) required for Tenant's 
Architect to revise the Space Plan to address those additional deficiencies shall constitute a Landlord 
Delay for purposes of Paragraph 2.f. below. 

iii. Working Drawings. After the Space Plan has been approved in writing 
by Landlord, Tenant shall cause Tenant's Architect to compile a fully coordinated set of architectural, 
structural, mechanical, electrical and plumbing working drawings and specifications in a form which is 
complete to allow subcontractors to bid on the work and to obtain all applicable permits (collectively, the 
"Working Drawings") and submit the same to Landlord for Landlord's approval (Landlord's approval 
not to be unreasonably withheld or conditioned). Tenant shall supply Landlord with four (4) copies of the 
Working Drawings. Landlord shall advise Tenant in writing within seven (7) Business Days after 
Landlord's receipt of the draft Working Drawings if the same are unsatisfactory or incomplete in any 
respect. If Tenant is so advised, Tenant shall cause Tenant's Architect to revise the Working Drawings to 
correct any deficiencies or other matters Landlord may reasonably require and re-submit the same to 
Landlord. Landlord will approve or disapprove the revised Working Drawings in writing within seven (7) 
Business Days following receipt thereof (provided that, if the modifications to the Working Drawings are 
of a nature that the revisions can be reviewed in a shorter period, Landlord shall use reasonable efforts to 
provide its approval or disapproval within such shorter period and within five (5) Business Days if 
reasonably possible). This process will continue until the Working Drawings are fully approved by 
Landlord. If Landlord determines that any work shown on the Working Drawings constitutes a Specialty 
Alteration, and Landlord did not advise Tenant of such fact at the time of Landlord's approval of the 
Space Plan, then concurrently with Landlord's review and approval of the Working Drawings, Landlord 
shall notify Tenant in writing that the subject work is a Specialty Alteration and whether Tenant is 
required to remove the subject Specialty Alteration in accordance with Paragraphs 9.b. and 20.a. of the 
Lease at the expiration or earlier termination of the Lease. Notwithstanding anything to the contrary 
above, if, when reviewing revised Working Drawings, Landlord requires material revisions to items that 
Landlord previously approved (and the material revisions to previously approved items are not triggered 
by the other revisions being made to the Working Drawings), then the additional time (if any) required for 
Tenant's Architect to revise the subject Working Drawings to address those additional deficiencies shall 
constitute a Landlord Delay for purposes of Paragraph 2.f. below. The final Working Drawings, as 
approved in writing by Landlord and Tenant, are referred to hereinafter as the "Construction Drawings." 
Tenant shall also submit the Working Drawings in the form of an AutoCad compatible drawing file. 

Notwithstanding anything to the contrary in Paragraph 2.d.ii. above or this 
Paragraph 2.d.iii., Tenant may, at Tenant's option, "fast track" construction of the Tenant Improvements 
by submitting the Space Plan and/or the Working Drawings in multiple packages so that Landlord is able 
to review the subject plans for the portions of the Tenant Improvements for which the plans are complete 
(which may be on a floor-by-floor basis). The time periods set forth above for Landlord's written 
approval or disapproval of the Span Plan and the Working Drawings shall separately apply as to each 
package of plans that is separately submitted by Tenant to Landlord. Following Tenant's receipt of 
Landlord's initial comments on any submitted Working Drawings, but prior to Landlord's final approval 
of the Working Drawings for the complete Tenant Improvements, Tenant may, at Tenant's option, 
proceed with construction in accordance with Landlord's initial comments on the submitted Working 
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Drawings, at Tenant's sole risk, provided that Tenant has obtained all required governmental permits for 
such work and the work is in compliance with all applicable Legal Requirements. Tenant acknowledges 
that any improvements made by Tenant prior to Landlord's final written approval of the Construction 
Drawings, as provided above, and which do not comply with such Construction Drawings, shall be 
removed or corrected (as applicable) by Tenant at Tenant's cost, although Landlord's Allowance may be 
applied to such costs. 

iv. Permits. Promptly following Landlord's approval of the Construction 
Drawings, Tenant will submit the same to the applicable governmental authorities for permit; provided, 
however, as provided in Paragraph 2.d.iii. above, Tenant may, at Tenant's option, apply for permits prior 
to Landlord's final approval of the Construction Drawings. Landlord will reasonably cooperate with 
Tenant in any such submission, with any and all costs reasonably incurred by Landlord in connection 
therewith being reasonably funded from Landlord's Allowance. 

v. Change Orders. If, after approval of the Construction Documents, Tenant 
desires to submit a change order to Landlord, Tenant will deliver notice of such proposed change order 
(as well as the applicable plan revisions) to Landlord together with a description of any change in the 
Construction Schedule resulting therefrom. Landlord will approve or disapprove the proposed change 
order in writing (Landlord's approval no to be unreasonably withheld or conditioned) within five (5) 
Business Days following delivery of the same to Landlord. 

vi. Tenant's Construction Schedule. Promptly following Landlord's and 
Tenant's written approval of the Construction Drawings, Tenant's selection of Tenant's Contractor and 
the receipt of all bids from subcontractors, Tenant will prepare a construction schedule outlining the 
major milestones of planned progress of construction of the Tenant Improvements (the "Construction 
Schedule") and deliver a copy of the Construction Schedule to Landlord. 

vii. Construction of Tenant Improvements Concurrently with the 
Performance of Additional Landlord Work. Following Delivery of each Additional Premises Floor, if 
Landlord is performing any Additional Landlord Work pursuant to the provisions of attached Exhibit E, 
Landlord and Tenant shall both have access to the Additional Premises for the purposes of Tenant's 
construction of the Tenant Improvements and Landlord's performance of the Additional Landlord Work, 
in substantially the same manner that Landlord and Tenant each concurrently performed construction in 
the Original Premises during the Overlap Period as described in the Lease. 

e. Landlord's Allowance. 

i. Landlord's Allowance. Notwithstanding anything to the contrary in 
Paragraph 9 of the Lease, as an inducement to Tenant to enter into this Third Amendment, Landlord shall 
contribute toward the cost of the design, construction and installation of the Tenant Improvements for the 
Additional Premises (including, without limitation, Tenant's Contractor's fee and the Construction 
Management Fee provided for in Paragraph 2.e.iii. below) an amount not to exceed Four Million Four 
Hundred Seventy Six Thousand Ninety Seven and 50/100 Dollars ($4,476,097.50) (which is Fifty Two 
and 50/100 Dollars ($52.50) per rentable square foot of the Additional Premises)(the "Landlord's 
Allowance"); provided, however that not more than Eight Hundred Fifty Two Thousand Five hundred 
Ninety Dollars ($852,590.00)(which is Ten Dollars ($10.00) per rentable square foot of the Additional 
Premises) of Landlord's Allowance may be applied to Tenant's reasonable space planning, architectural 
and engineering costs for the design of the Tenant Improvements. No portion of the Landlord's 
Allowance may be applied to the cost of equipment, trade fixtures, moving expenses, furniture, cabling, 
signage or free rent. Further, Tenant may only apply Landlord's Allowance to portions of the Additional 
Premises which are then the subject of a sublease, or are intended to be sublet, if the Tenant 
Improvements in such space are consistent with the general design and finish of the Tenant Improvements 
in the remainder of the Premises. Further, Tenant shall not be entitled to receive (and Landlord shall have 
no obligation to disburse) all or any portion of the Landlord's Allowance if Tenant is in default under the 
Lease (as amended hereby) at the time Tenant requests such disbursement; provided, however, that if 
Landlord did not make a disbursement because Tenant was then in default under the Lease (as amended 
hereby), Landlord shall make the disbursement at such time as the default is cured, provided that all other 
conditions for the disbursement hereunder have been met. Notwithstanding anything to the contrary in 
this Paragraph 2.e.i., Landlord's Allowance shall be available for disbursement pursuant to the terms 
hereof only for the period (the "Allowance Availability Period") commencing on the Third Amendment 
Effective Date and ending on the date that is fifteen (15) months following the Final Additional Premises 
Commencement Date. Accordingly, if any portion of the Landlord's Allowance has not been utilized 
(and Tenant has not submitted to Landlord invoices evidencing such costs) prior to the last day of the 
Allowance Availability Period, such unused portion shall be forfeited by Tenant. Notwithstanding the 
foregoing, (a) the Allowance Availability Period shall be extended for any period that construction of the 
Tenant Improvements is delayed due to Force Majeure and (b) if and to the extent that the Substantial 
Completion of any portion of the Tenant Improvements is delayed due to a Landlord Delay (as defined in 
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Paragraph 2.f. below) for more than thirty (30) days beyond the scheduled completion date that would 
have occurred without the Landlord Delay (as reasonably evidenced by Tenant with supporting 
documentation) then the Allowance Availability Period for the pro-rata portion of Landlord's Allowance 
that applies to the portion of the Additional Premises for which the Landlord Delay applies will be 
extended one day for each day beyond such thirty (30) day period that Substantial Completion did not 
occur because of the Landlord Delay. 

Tenant acknowledges that Landlord's Allowance is to be applied to Tenant 
Improvements generally covering the entire Additional Premises outlined in Exhibit A-1 and A-2. If 
Tenant elects to leave any substantial portion of the Additional Premises unimproved, then the Landlord's 
Allowance shall be adjusted on a pro-rata per rentable square foot basis to reflect the number of square 
feet actually being improved; provided that if Tenant, prior to the expiration of the Allowance 
Availability Period, subsequently elects to improve any such unimproved space, Landlord's Allowance 
will be re-adjusted to reflect and include the rentable area of the space so improved, but the Allowance 
Availability Period shall not be extended. 

ii. Disbursement of Landlord's Allowance. Landlord shall disburse 
Landlord's Allowance directly to Tenant following the Substantial Completion of the Tenant 
Improvements in their entirety for all of the Additional Premises and the completion of all "punch-list" 
items (as those terms are defined in Paragraph 2.c. above), which disbursement shall be made by 
Landlord to Tenant in one (1) lump sum within thirty (30) days after Landlord's receipt of (A) invoices of 
Tenant's Contractor to be furnished to Landlord by Tenant covering all work actually performed and 
construction and materials in place (as may be applicable) describing in reasonable detail such work, 
construction and/or materials, (B) a certificate from Tenant's Architect certifying that the Tenant 
Improvements have been Substantially Completed and all punch-list work performed in accordance with 
the Construction Drawings, and (C) unconditional lien waivers executed by Tenant's Contractor and the 
persons and entities that performed work or supplied materials (all such waivers to be in the forms 
prescribed by the applicable provisions of the California Civil Code). Notwithstanding the foregoing, if 
Landlord determines that any portion or portions of the requested disbursement amount should not be 
disbursed because all of the above-referenced requirements for disbursement (or any other disbursement 
requirements expressly provided for in Paragraph 2.e.i. above) have not been met with regard to such 
portions, then Landlord shall disburse the portions of the requested disbursement for which all of the 
requirements have been met and notify Tenant in writing of the additional requirements that need to be 
met in order for the remainder of the requested disbursement to be disbursed. Upon Tenant's satisfaction 
of such remaining requirements, Landlord shall disburse the subject withheld amounts. 

If Landlord does not make the disbursement for a portion or portions of the 
requested disbursement (as provided in the penultimate sentence of the immediately preceding 
grammatical paragraph) and Tenant determines that Tenant has complied with all of the applicable 
requirements for the withheld portion or portions of the disbursement to be disbursed, then Tenant may 
send Landlord a written notice stating why Tenant has determined that the disbursement was required (the 
"Disbursement Failure Notice") and, if the parties are unable, within thirty (30) days following 
Landlord's receipt of the Disbursement Failure Notice, to resolve the disagreement with regard to the 
subject withheld portion of the requested disbursement, then either party may submit the issue to the 
dispute resolution procedure provided for in Paragraph 2.j. below and the results of such procedure shall 
be binding. If it is mutually agreed by Landlord and Tenant in writing (or confirmed in writing through 
the dispute resolution procedure in Paragraph 2.j. below) that Tenant has met all of the requirements for 
the disbursement of the withheld portion of Landlord's Allowance that is the subject of the dispute and 
Landlord does not, within thirty (30) days following such written agreement or confirmation, disburse the 
subject amount to Tenant, then Tenant may deduct the subject amount (together with interest at the 
Interest Rate) from Tenant's rental payments next due until such sums have been fully offset. 

Tenant shall pay for all costs of the construction of the Tenant Improvements in 
excess of Landlord's Allowance and shall submit to Landlord unconditional lien waivers with regard to 
such excess costs executed by Tenant's Contractor and the persons and entities that performed the subject 
work or supplied materials. 

111. Construction Management Fee. Landlord shall receive a construction 
management fee (the "Construction Management Fee") equal to Fifty Cents ($.50) per rentable square 
foot of the Additional Premises (which totals Forty Two Thousand Six Hundred Twenty Nine and 50/100 
Dollars ($42,629.50)) as compensation to Landlord for Landlord's internal review of Tenant's plans, 
general oversight of the construction, access, elevator usage during normal Business hours, and electricity 
consumed during construction. Landlord's aforementioned review of Tenant's plans and oversight of 
construction shall be solely for the benefit of Landlord and in no event shall approval of the plans by 
Landlord be deemed to constitute a representation by Landlord that the work called for in the plans 
complies with applicable codes and other Legal Requirements or release Tenant from Tenant's obligation 
to supply plans which conform to applicable codes and other Legal Requirements and in no event shall 
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Landlord's aforementioned oversight of construction release Tenant from its obligation to retain such 
project management or other services as shall be necessary to ensure that the Tenant Improvements are 
performed properly and in accordance with the requirements of this Third Amendment. The Construction 
Management Fee shall be paid from Landlord's Allowance. 

f. Landlord Delay. Landlord's (a) failure to comply with any time requirements 
expressly set forth in Paragraph 2.d. above with respect to Landlord's obligation to provide notice of 
approval or disapproval of the Space Plan, Working Drawings or Change Orders, or (b) Landlord's 
umeasonable interference with the completion of Tenant Improvements, including any failure or refusal 
of Landlord or Landlord's agents or contractors to permit Tenant, its agents or contractors, access to and 
use of the Building or any Building facilities or services (including hoists, elevators, and loading docks) 
which access or use is reasonably required for the orderly and continuous performance of the work 
necessary to complete Tenant Improvements, are referred to collectively herein as "Landlord Delay" 
(provided that no Landlord Delay as described in clause (b) above will be deemed to have occurred unless 
and until Tenant has notified Landlord of the event which Tenant claims constitutes a Landlord Delay and 
Landlord has failed to cure such event within five (5) Business Days thereafter). Tenant will use 
commercially reasonable efforts to mitigate its damages and/or construction delays in the event of an 
alleged Landlord Delay. 

Notwithstanding anything to the contrary in this Paragraph 2, if and to the extent Tenant 
reasonably incurs a net increased cost (taking into account any cost saving Landlord might have 
facilitated by its actions, including any Landlord Delay) of design or construction of the Tenant 
Improvements as a direct result of any Landlord Delay (as reasonably evidenced by Tenant, with 
supporting documentation), Landlord will be responsible for such reasonable increased costs and 
Landlord's Allowance will be increased by the amount of such reasonable increased cost. Further, when 
determining whether a particular Landlord Delay delayed Substantial Completion of the Tenant 
Improvements, the subject Landlord Delay shall be offset by any action or response by Landlord that 
achieved a reduction in Tenant's construction schedule ( each day saved in Tenant's construction schedule 
being a "Schedule Saving Day") and any aggregate Landlord Delay as described in this Paragraph 2.f. 
shall first be offset against, and reduced on a day-for-day basis by, the aggregate number of Schedule 
Saving Days. In the event of a disagreement between Landlord and Tenant as to whether a Landlord 
Delay has occurred and/or as to the application of this grammatical paragraph, either party may submit 
the issue to the dispute resolution procedure set forth in Paragraph 2.j. below. 

This Paragraph 2.f. is inapplicable to delays in Delivery, whether caused by Landlord, 
Landlord's Contractor or otherwise (such delays being expressly covered by Paragraph 2.a. above) and 
this Paragraph 2.f. only applies to delays in the commencement or Substantial Completion of the Tenant 
Improvements following Delivery. 

g. Representatives. 

(i) Tenant's Representative. Tenant has designated Ed Axelsen and Norm 
Doerges as its sole representatives with respect to the design and completion of the Tenant Improvements, 
who, until further written notice to Landlord, shall have full authority and responsibility to act on behalf 
of the Tenant for purposes ofthis Paragraph 2. 

(ii) Landlord's Representative. Landlord has designated Todd Sklar and 
Paul Grafft as its sole agents with respect to Landlord's Work (and, if applicable, the Additional Landlord 
Work) and Perry Brandt and Paul Grafft as its sole representatives with respect to the design and 
completion of the Tenant Improvements, who, until further written notice to Tenant, shall each, 
individually, have full authority and responsibility to act on behalf of the Landlord for purposes of this 
Paragraph 2 as to the respective work. 

h. No Miscellaneous Charges. Neither Tenant nor the Contractor (or any 
subcontractor) shall be charged for parking (to the extent parking is available) or for the use of electricity 
(provided that the electricity usage is limited to typical construction use), water, HY AC, security 
elevators, and/or hoists _during the construction of the Tenant Improvements or during Tenant's move-in 
to the Additional Premises. 

i. Presence of Hazardous Materials. If, at any point during the Lease term after 
Delivery of an Additional Premises Floor (including, without limitation, during construction of the Tenant 
Improvements therein), the subject Additional Premises Floor is determined to have contained Hazardous 
Materials in violation of applicable Legal Requirements as of the date of Delivery of such Additional 
Premises Floor, Landlord, at Landlord's sole cost and expense, shall remove, encapsulate, contain, or 
otherwise dispose of such Hazardous Materials in accordance with applicable Legal Requirements. Any 
delay incurred by Tenant in the design or construction of the Tenant Improvements because of the 
presence of such Hazardous Materials (and/or Landlord's subsequent removal, encapsulation, 
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containment of the same pursuant to the foregoing) shall constitute a Landlord Delay for purposes of 
Paragraph 2.f. above. 

j. Resolution of Construction Related Disputes. In the event of a disagreement 
between Landlord and Tenant regarding the date of Delivery, Delivery Condition, the Presumptive 
Commencement Date (as defined in Paragraph 3 below), the date of Substantial Completion of the Tenant 
Improvements, or the occurrence of an instance of Force Majeure, Landlord Delay, Tenant Delay of 
Landlord's Work, Rent Delay for Completion of Additional Landlord Work (as defined in Paragraph 3 
below), Tenant Caused Substantial Completion Delay, or any other issues regarding the commencement, 
completion or delays in the performance of Landlord's Work or the Tenant Improvements or regarding 
rent abatements or cost reimbursements due in connection Landlord's Work or the construction of the 
Tenant Improvements, then if such disagreement is not resolved within thirty (30) days, either party may 
require that such disagreement be submitted by the parties to a dispute resolution procedure mutually and 
reasonably agreed to by the parties, which may be JAMS or another reputable dispute resolution group or 
may be a mutually agreed upon expert acting independently, provided that any expert retained in 
connection with the resolution of a dispute regarding completion of Landlord's Work shall be an 
independent general contractor with not less than fifteen (15) years' experience in construction projects 
such as the construction of Landlord's Work and any expert retained in connection with the Substantial 
Completion of the Tenant Improvements, shall be an independent architect with not less than fifteen (15) 
years' experience as an architect for projects such as, or similar to, the Tenant Improvements. The parties 
shall agree upon the dispute resolution procedure and expert(s) within thirty (30) days following the date 
that the parties have agreed to resolve such disagreement pursuant to this Paragraph 2.j. The decision 
reached through the dispute resolution procedure shall be binding on the parties. Each party shall bear 
one-half ( 1/2) of the cost of the dispute resolution procedure. 

k. Staging Area. During the period (the "Staging Area Term") commencing on the 
Third Amendment Effective Date and continuing through and including the date thirty (30) days after the 
Rent Commencement Date (as defined in Paragraph 3 below), Tenant shall have the right to use up to 
10,000 rentable square feet of space on the sixth (6 th

) floor of the Building ("Staging Area") for the 
purposes of storing and staging its furniture and equipment only. With respect to the Staging Area, 
Tenant shall be responsible for providing all insurance and for providing any necessary fencing or other 
protective facilities for the Staging Area, subject to Landlord's reasonable approval of the same. No 
utilities or services shall be provided to the Staging Area. Tenant shall be responsible for installing, at 
Tenant's sole cost (although Landlord's Allowance may be applied to such costs) any lighting or other 
improvements required for Tenant's occupancy of the Staging Area during the Staging Area Term, 
including, without limitation, any life safety alarms or other installations required by applicable Legal 
Requirements. Tenant shall be obligated to remove all of the stored materials, its fencing and other 
improvements and facilities (and restore the affected areas of the Building to their condition prior to 
delivery of the Staging Area to Tenant) within ten (I 0) Business Days after the end of the Staging Area 
Term. Further, if, prior to the end of the Staging Area Term, Tenant exercises its option to lease the 6th 

Floor Expansion Increment (as defined in Paragraph 7 below), then, not later than ten (10) Business Days 
following Landlord's written notice to Tenant that Tenant must vacate the Staging Area in order for 
Landlord to commence construction on the 6th Floor Expansion Increment, Tenant shall vacate the 
Staging Area in the manner provided above. 

Except to the extent inconsistent with this Paragraph 2.k., all of the provisions of this 
Lease shall apply to Tenant's use of the Staging Area, including, without limitation, Paragraph 14 and 15 
of the Lease, provided that (i) no rent shall accrue with respect to Staging Area during the Staging Area 
Term, (ii) provided that Tenant is utilizing the Staging Area solely for the purposes contemplated by this 
Paragraph 2.k., Tenant will not be deemed to be in occupancy of, or constructing Tenant Improvements 
within, any portion of the 6th Floor Expansion Increment for the purposes of Paragraph 7 below during 
any portion of the Staging Area Term, (iii) Tenant will not be required to insure any property located on 
the 6th floor of the Building during the Staging Area Term other than Tenant's property which is stored in 
the Staging Area, (iv) the provisions of Paragraph 25.6.b of the Lease, as modified pursuant to the 
provisions of Paragraph 7 below for the purposes of application to the 6th Floor Expansion Increment, 
will apply to Tenant's liability with respect to the Staging Area during the Staging Area Term and (v) the 
Indemnitees covered by Tenant's obligations under Paragraph 14.b. of the Lease shall be limited to SRI 
Nine Market Square LLC with respect to the Staging Area during the Staging Area Term. 

3. Monthly Rent for Additional Premises. During the initial Lease term for the Additional 
Premises, Tenant shall pay Monthly Rent under Paragraph 5.a. of the Lease for the Additional Premises in 
the following amounts for the respective periods set forth below: 
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Annual Rate 
A1;mlicable Period Monthly Rent per RSF 
First Rent Year $326,826.17 $46.00 
Second Rent Year $336,630.95 $47.38 
Third Rent Year $346,729.88 $48.80 
Fourth Rent Year $357,131.78 $50.27 
Fifth Rent Year $367,845.73 $51.77 
Sixth Rent Year $378,881.10 $53.33 
Seventh Rent Year $390,247.53 $54.93 
Eighth Rent Year $401,954.96 $56.57*** 

The "First Rent Year" is the period commencing on the Rent Commencement Date (as defined 
below) and ending on the last day of the twelfth (12 th

) full calendar month thereafter. Each period of 
twelve (12) full calendar months thereafter constitutes a "Rent Year." The "Rent Commencement 
Date" is the date nine (9) months following the Final Additional Premises Commencement Date (as 
defined in Paragraph 1 above). ***If, pursuant to the second grammatical paragraph of Paragraph 1 
above, the Additional Premises Expiration Date (as defined in such paragraph) is extended to be the date 
that is twenty-four (24) full calendar months following the expiration of the initial Lease term for the 
Original Premises, as such initial Lease term is extended from time to time pursuant to Paragraph 58.d. of 
the Lease, then commencing on the date immediately following the last day of the Eighth Rent Year, and 
on each successive anniversary of such date until the Additional Premises Expiration Date (as extended in 
accordance with the foregoing), Monthly Rent for the Additional Premises shall increase by three percent 
(3%) over the Monthly Rent in effect during the immediately prior year. 

If, due to any Tenant Delay of Landlord's Work (as defined in the fifth grammatical 
paragraph of Paragraph 2.a. above, and including any Tenant Delay of Landlord's Work which occurs 
under attached Exhibit E) the Final Additional Premises Commencement Date is delayed beyond the 
Final Additional Premises Commencement Date that would have occurred if not for such Tenant Delay of 
Landlord's Work (such date that the Final Additional Premises Commencement Date would have 
occurred if not for the Tenant Delay of Landlord's Work being referred to hereinafter and the 
"Presumptive Commencement Date"), (i) the Rent Commencement Date will continue to be established 
as provided above (i.e., the Rent Commencement Date will be the date nine (9) months following the 
actual Final Additional Premises Commencement Date without regard to the fact that a Tenant Delay of 
Landlord's Work delayed such date), and (ii) for each day between (x) the Rent Commencement Date that 
would have occurred based on the Presumptive Commencement Date and (y) the Rent Commencement 
Date established under clause (i) above, Tenant will be obligated to pay Landlord a per diem penalty 
equal to the per diem Monthly Rent for the Additional Premises during the First Rent Year (the "Per 
Diem Penalty Rate") (by way of example, if the Rent Commencement Date under clause (i) is twenty 
(20) days later than the Rent Commencement Date that would have occurred if the actual Final Additional 
Premises Commencement Date was the Presumptive Commencement Date, Tenant will pay a penalty of 
$214,899.40 (20 x $10,744.97)) (the "Per Diem Penalty"). Any such Per Diem Penalty owed to 
Landlord shall be paid by Tenant within ten (10) Business Days after the later to occur of (A) the Rent 
Commencement Date (or, if the Lease is terminated prior to the Rent Commencement Date due to an 
Event of Default, the date of Lease termination) and (B) the date of Landlord's delivery to Tenant of the 
calculation of the penalty in question. In addition to the foregoing, if pursuant to attached Exhibit E, 
Landlord is performing Additional Landlord Work in the Additional Premises, and the Additional 
Landlord Work is not completed by the Rent Commencement Date (as the same may have been adjusted 
by application of the provisions above in this grammatical paragraph) then the Rent Commencement Date 
shall be delayed until all of the Additional Landlord Work is completed (with the length of such delay in 
the Rent Commencement Date being referred to hereinafter as a "Rent Delay for Completion of 
Additional Landlord Work"), and Tenant shall pay an additional Per Diem Penalty (calculated as 
provided above) for each day between (x) the Rent Commencement Date that would have occurred if not 
for the Rent Delay for Completion of Additional Landlord Work and (y) the Rent Commencement Date 
established under clause (x) above. If the Rent Commencement Date is delayed by application of any of 
the provisions of this grammatical paragraph, then then the First Rent Year (as defined above) shall be 
shortened by the number of days for which a Per Diem Penalty was assessed, with the following Rent 
Years to be unchanged, except that the Eighth Rent Year shall end on the Expiration Date. 

Further, notwithstanding the foregoing, if, after the Delivery of an Additional Premises 
Floor, a Landlord Delay (as defined in Paragraph 2.f above) delays Substantial Completion of the Tenant 
Improvements on that Additional Premises Floor for more than thirty (30) days beyond the scheduled 
completion date that would have occurred for that Additional Premises Floor without the Landlord Delay 
(as reasonably evidenced by Tenant with supporting documentation) then, commencing on the Rent 
Commencement Date, the Monthly Rent for the subject Additional Premises Floor shall be abated one (1) 
day for each day beyond such thirty (30) day period that the Tenant Improvements were not Substantially 
Completed due to the Landlord Delay. (As provided in Paragraph 2.j. below, any disagreement regarding 
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whether a Tenant Delay of Landlord's Work has delayed the Final Additional Premises Commencement 
Date, or regarding whether a Landlord Delay has delayed Substantial Completion of the Tenant 
Improvements by more than thirty (30) days, may be submitted by either party to the dispute resolution 
procedures in such Paragraph 2.j.) 

4. Additional Rent for Additional Premises. Effective as of the Rent Commencement Date, 
Paragraph 7 of the Lease shall apply in full to the Additional Premises, provided, however, that, as to the 
Additional Premises only, (a) Tenant's Share (as defined in Paragraph 2.e. of the Lease) shall be 11.61% 
(which is 85,2591734,467), (b) the Base Year (as defined in Paragraph 2.e. of the Lease) shall be the 2013 
calendar year, and (c) the Base Tax Year (as defined in Paragraph 2.e. of the Lease) shall be the fiscal tax 
year ending June 30, 2013. Notwithstanding the foregoing, if, due to Tenant Delay(s) of Landlord's 
Work, the Rent Commencement Date does not occur by the end of the Base Year or the Base Tax Year, 
then, within ten (10) Business Days following the Rent Commencement Date (or, if the Lease is 
terminated prior to the Rent Commencement Date due to an Event of Default, the date of the Lease 
termination), Tenant shall pay to Landlord, as a penalty, the additional amounts (if any) that Tenant 
would have paid under Paragraph 7 of the Lease on account of the Additional Premises if the Rent 
Commencement Date had occurred on the date it would have occurred if not for the Tenant Delay(s) of 
Landlord's Work. 

Notwithstanding anything to the contrary above, the provisions of Paragraph 7.b.ii. of the Lease 
(regarding a reassessment of the Real Property caused by a sale, refinancing or other transfer of the Real 
Property or any interest therein) shall apply to the Additional Premises, except that the table therein is, for 
purposes of the Additional Premises only, replaced with the following table: 

"Applicable Period of Term 
Rent Commencement Date through 
date 3 years following Presumptive 
Delivery Date ("Protection End Date") 

Date following Protection End Date 
through Expiration Date 

Percentage 

0 

100%" 

5. Letter of Credit. As a result of the addition of the Additional Premises to the Lease, the Four 
Million Two Hundred Ninety Nine Thousand Dollars ($4,299,000.00) Letter of Credit required under 
Paragraphs 2.d. and 6 of the Lease (as amended by the First Amendment) is hereby increased by One 
Million Seven Hundred Five Thousand One Hundred Eighty Dollars ($1,705,180.00) to the total sum of 
Six Million Four Thousand One Hundred Eighty Dollars ($6,004,180.00). Not later than thirty (30) days 
following the Third Amendment Effective Date, Tenant shall deliver to Landlord an amendment to the 
existing Letter of Credit held by Landlord that increases the amount of the Letter of Credit to the new 
increased amount, or, at Tenant's option, Tenant may deliver an additional Letter of Credit to Landlord in 
the required additional amount, which additional Letter of Credit shall be in compliance in all respects 
with the requirements of Paragraph 6 of the Lease. Tenant's failure to deliver the amendment to the 
Letter of Credit (or additional Letter of Credit) to Landlord on or before the date thirty (30) days after the 
Third Amendment Effective Date shall constitute an Event of Default under Paragraph 25.a. of the Lease 
and, in addition to the remedies afforded to Landlord under Paragraph 25.b. of the Lease, Landlord may, 
at Landlord's option, terminate this Third Amendment by written notice to Tenant given at any time prior 
to receipt of the amended or additional Letter of Credit. Further, notwithstanding anything to the contrary 
in Paragraphs 2.b. or 2.e. above, Landlord shall not be required to commence Landlord's Work or 
disburse any portion of Landlord's Allowance until the amendment to the Letter of Credit or additional 
Letter of Credit is received in the required form and amount, and (i) any delays in Delivery caused by 
Tenant's failure to timely deliver the same shall constitute a Tenant Caused Delivery Delay and (ii) any 
delays in Substantial Completion of the Tenant Improvements resulting from such failure shall constitute 
a Tenant Caused Substantial Completion Delay. 

6. Parking. Commencing on the Third Amendment Effective Date and continuing throughout 
the term of the Lease as to the Additional Premises ( as the same may be extended pursuant to Paragraph 8 
below), Tenant shall be entitled to lease, on an unassigned, non-exclusive and unlabeled basis, up to 
nineteen (19) parking spaces (the "Additional Premises Parking Spaces") in the Parking Facility (as 
defined in Paragraph 53 of the Lease). The Additional Premises Parking Spaces are separate from the 
parking spaces allocated to Tenant under the first sentence of Paragraph 53.a. of the Lease and the 
rentable square footage of the Additional Premises shall not be taken into account when determining the 
number of parking spaces available to Tenant under the first sentence of Paragraph 53.a. of the Lease. 
Commencing on the Third Amendment Effective Date, Tenant shall pay to Landlord or the operator of 
the Parking Facility, as directed by Landlord, for each of the Additional Premises Parking Spaces the rate 
or charge in effect from time to time for parking in the Parking Facility. If, at any time, Tenant releases to 
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Landlord any of the Additional Premises Parking Spaces, then Tenant's right under this Paragraph 6 to 
use such released Additional Premises Parking Space shall automatically forever terminate. 

Except to the extent otherwise expressly provided above in this Paragraph 6 (or in the 
immediately following sentence) all of the terms and conditions set forth in Paragraph 53 of the Lease as 
to the lease of parking spaces in the Parking Facility shall apply to Tenant's lease of the Additional 
Premises Parking Spaces. The second grammatical paragraph of Paragraph 53.a. of the Lease is expressly 
inapplicable to the Additional Premises Parking Spaces. 

Tenant has advised Landlord that Tenant desires to implement a procedure pursuant to which 
individual employees of Tenant, on a first come first served basis, may utilize and pay for, on a daily 
basis, the parking spaces allocated to Tenant under Paragraph 53 of the Lease and the Additional 
Premises Parking Spaces, with the payments made by such employees to the operator of the Parking 
Facility for such daily parking to be applied to Tenant's parking charges under the Lease. Landlord 
agrees that Tenant may, at Tenant's option, establish such a procedure with the operator of the Parking 
Facility, provided that Landlord shall have no responsibility for the implementation or administration of 
such procedure by the operator of the Parking Facility and Tenant shall deal directly and solely with the 
operator of the Parking Facility in connection with such procedure. Any fees assessed by the operator of 
the Parking Facility for the administration of such procedure shall be the responsibility of Tenant. 
Landlord makes no representation to Tenant as to whether the operator of the Parking Facility will agree 
to such a procedure and Tenant's obligations under the Lease shall not be modified or amended in any 
manner if the operator of the Parking Facility does not agreed to such procedure. 

7. 6th Floor Expansion Option-Must Take: Term Extension for Floors 7, 8 and 9. 

a. 6th Floor Expansion Option - Must Take. Notwithstanding anything to the contrary in 
Paragraph 58 of the Lease, Tenant shall be obligated to lease the Expansion Increment comprised of the 
entire rentable area of the sixth (6th

) floor of the Building, which the parties deem, for all purposes of the 
Lease, to consist of 78,792 rentable s',\,uare feet of space (the "6th Floor Expansion Increment"). 
Landlord confirms and agrees that the 6 Floor Expansion Increment has been measured in accordance 
with the BOMA Standard (as defined in Paragraph 2.a. of the Lease.) If Tenant has not delivered to 
Landlord an Expansion Option Notice (as defined in Paragraph 58.a. of the Lease) for the 6th Floor 
Expansion Increment on or before November I, 2014, then the Expansion Increment Commencement 
Date (as defined in Paragraph 58.a. of the Lease) for the 6th Floor Expansion Increment shall be 
November I, 2014, and Landlord shall deliver the 6th Floor Expansion Increment to Tenant in Delivery 
Condition (as defined in Paragraph 2.a. above) on or before such date. Notwithstanding the foregoing, if 
Landlord fails to deliver the 6th Floor Expansion Increment to Tenant in Delivery Condition on or before 
November I, 2014, then the Expansion Increment Commencement Date for the 6th Floor Expansion 
Increment shall be the actual date Landlord delivers the 6th Floor Expansion Increment to Tenant in 
Delivery Condition. Except as provided above, all of the existing terms and conditions of Paragraph 58 
of the Lease shall apply to Tenant's lease of the 6th Floor Expansion Increment, except that the Expansion 
Increment Rent Commencement Date (as defined in Paragraph 58.e. of the Lease) shall, for the 6th Floor 
Expansion Increment, be the earlier of (i) the date six (6) months following the Expansion Increment 
Commencement Date for the 6th Floor Expansion Increment (as set forth above) and (ii) the date Tenant 
commences business in any portion of the 6th Floor Expansion Increment; provided, however, that in no 
event will Tenant be entitled to commence business within any portion of the 6th Floor Expansion 
Increment until Landlord has delivered the 6th Floor Expansion Increment to Tenant in Delivery 
Condition. For avoidance of doubt, notwithstanding that Tenant is, pursuant to the provisions of this 
Paragraph 7, obligated to lease the 6th Floor Expansion Increment from Landlord, Tenant will have no 
financial obligation under the Lease, as amended by this Third Amendment, with respect to the 6th Floor 
Expansion Increment nor will the terms of the Lease, as amended by this Third Amendment, apply to the 
6th Floor Expansion Increment, unless and until Landlord has delivered the 6th Floor Expansion 
Increment to Tenant in Delivery Condition (i.e., with all Landlord's Work therein substantially 
completed). Notwithstanding anything to the contrary above, if, due to any Tenant Delay of Landlord's 
Work (as defined in the fifth grammatical paragraph of Paragraph 2.a. above) the Expansion Increment 
Rent Commencement Date is delayed beyond the Expansion Increment Rent Commencement Date that 
would have occurred if not for such Tenant Delay of Landlord's Work, then (i) the Expansion Increment 
Rent Commencement Date will continue to be established in the manner provided above (i.e. shall be 
based on the date of the actual delivery of the 6th Floor Expansion Increment to Tenant in Delivery 
Condition), and (ii) for each day between (x) the Expansion Increment Rent Commencement Date that 
would have occurred if not for the Tenant Delay of Landlord's Work and (y) the Rent Commencement 
Date established under clause (i) above, Tenant will be obligated to pay Landlord a per diem penalty 
equal to the per diem Monthly Rent for the 6th Floor Expansion Increment at the rental rate in effect 
during the first full twelve (12) calendar months of the Lease term as to the 6th Floor Expansion 
Increment. Any such per diem penalty owed to Landlord shall be paid by Tenant within ten (10) Business 
Days after the later to occur of (A) the Expansion Increment Rent Commencement Date ( or, if the Lease 
is terminated prior to the Expansion Increment Rent Commencement Date due to an Event of Default, the 
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date of Lease termination) and (B) the date of Landlord's delivery to Tenant of the calculation of the 
penalty in question. If the immediately preceding sentence applies, then the initial twelve (12) full 
calendar month rent period for the 6th Floor Expansion Increment (which period commences on the 
Expansion Increment Rent Commencement Date) shall be shortened by the number of days for which the 
per diem penalty was assessed, with the annual $1. 00 per rentable square foot increases to occur thereafter 
as required by Paragraph 58.e. 

In addition to the foregoing, during the period prior to the completion of Tenant's 
construction of Tenant Improvements within the 6th Floor Expansion Increment, (i) the Indemnitees 
covered by Tenant's obligations under Paragraph 14.b. of the Lease shall, as to the 6th Floor Expansion 
Increment, be limited to SRI Nine Market Square LLC, and (ii) Tenant's liability under the Lease for acts 
or failures to act to the extent applicable to the 6th Floor Expansion Increment only will be limited as 
described in Paragraph 25.b.6 of the Lease, provided, that for the purposes of application to the 6th Floor 
Expansion Increment only, (a) the term 'Tenant's Share" as used in Paragraph 25.b.6 of the Lease shall 
be 10.73% and (b) the discount rate used in determining the remedy shall be at least the Tenant's 
Incremental Borrowing Rate for the 6th Floor Expansion Increment (which rate is 7.8% in 
Paragraph 25.b.6 the Lease and is 7.8% pursuant to Paragraph 4.c of this Third Amendment). For 
avoidance of doubt, the foregoing limitation on Tenant's liability with respect to the 6th Floor Expansion 
Increment will not be deemed to alter or diminish (x) the limitation on the liability of Tenant with respect 
to the Original Premises during the Construction Period as described in Paragraph 25.b.6 of the Lease or 
(y) the limitation on the liability of Tenant with respect to the Additional Premises described in 
Paragraph 4.c above. 

Prior to the Expansion Increment Commencement Date, Landlord and Tenant shall 
execute the amendment to the Lease required by Paragraph 58.g. of the Lease in order to add the 6th Floor 
Expansion Increment to the Lease. Such amendment shall include the concepts of Exhibit E attached 
hereto (regarding Additional Landlord Work), with appropriate modifications to the language of Exhibit E 
to reflect that such concepts are being applied to the 6th Floor Expansion Increment rather than the 
Additional Premises. 

b. Term Extension for Floors 7, 8 and 9. Paragraph 58.d. of the Lease presently 
provides that, at such time as Tenant leases an Expansion Increment under Paragraph 58 of the Lease, the 
Lease term as to the then Premises covered by the Lease will automatically be extended through the date 
that is the last day of the sixtieth (60th

) full calendar month following the Expansion Increment Rent 
Commencement Date for the Expansion Increment being added to the Lease at such time. 
Notwithstanding the foregoing, as provided in Paragraph I of this Third Amendment, the Additional 
Premises (i.e., the 10th Floor Premises and the 11th Floor Premises) have a separate expiration date from 
the Original Premises and, in the event of an extension of the Lease term for the Original Premises 
pursuant to Paragraph 58.d. of the Lease, the Lease term for the Additional Premises will be extended as 
provided for in Paragraph 1 of this Third Amendment. 

Notwithstanding anything to the contrary in Paragraph 58.d. of the Lease or above, 
Tenant may, at Tenant's option, elect not to have the Lease term as to the then Premises under the Lease 
automatically extended pursuant to Paragraph 58.d. of the Lease as a result of Tenant's lease of the 6th 

Floor Expansion Increment. Tenant shall make such election, if at all, by providing written notice thereof 
to Landlord concurrently with Tenant's delivery of the Expansion Option Notice for the 6"' Floor 
Expansion Increment. If Tenant does not deliver an Expansion Option Notice for the 6th Floor Expansion 
Increment on or before November I, 2014, then Tenant shall be deemed to have waived Tenant's right to 
prevent the automatic extension of the Lease term under Paragraph 58.d. of the Lease and the automatic 
extension shall occur. Further, if Tenant timely elected to prevent the automatic extension of the Lease 
term under Paragraph 58.d. upon Tenant's lease of the 6"' Floor Expansion Increment, and Tenant 
subsequently leases the Expansion Increment located on the fifth (5th

) floor of the Building, then, 
effective as of the Expansion Increment Commencement Date for the fifth (5 th

) Floor Expansion 
Increment, the provisions of Paragraph 58.d. shall apply to all of the then Premises under the Lease 
(including the 6th Floor Expansion Increment) and shall extend the Lease term for all of such Premises 
(provided that the Lease term for the Additional Premises shall continue to be governed by Paragraph 1 of 
this Third Amendment). 

8. Renewal Options for Additional Premises. 

a. Tenant shall have two (2) consecutive options to extend the term of the Lease for 
the entire Additional Premises (but not a portion thereof) ( each, a "Renewal Option") for periods of five 
(5) years each (each, a "Renewal Term"). A Renewal Option must be exercised, if at all, by written 
notice given by Tenant to Landlord not later than twelve (12) months prior to expiration of the then­
current Lease term for the Additional Premises. At Landlord's option, Tenant shall have no right to 
renew the Lease for the Additional Premises, and Tenant's exercise of a renewal option shall be void, if, 
as of the date the term of the renewal term is to commence, the original Tenant named herein (and/or an 
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Affiliate or Affiliates thereof to which this Lease has been assigned or portions of the Additional Premises 
have been sublet in accordance with Paragraph 13.h. of the Lease) is not in occupancy of at least eighty­
five percent (85%) of the Additional Premises. Further, at Landlord's election, a Renewal Option shall be 
null and void and Tenant shall have no right to renew the Lease for the Additional Premises, if on the date 
Tenant exercises the Renewal Option or on the date immediately preceding the commencement date of 
the renewal period, there exists an uncured Event of Default or a breach of the Lease that subsequently 
matures into an Event of Default due to Tenant's failure to cure the breach within the applicable notice 
and cure period. If Landlord is entitled to void Tenant's exercise of a Renewal Option pursuant to either 
of the two (2) immediately preceding sentences, then Landlord must exercise its right to void the Renewal 
Option, if at all, by providing Tenant with written notice thereof not later than thirty (30) days after the 
date Landlord's right to void the exercise of the Renewal Option was triggered and, if Landlord does not 
timely deliver such written notice to Tenant voiding the exercise of the Renewal Option, then Tenant's 
exercise of the Renewal Option shall remain in effect. 

b. Terms and Conditions. If Tenant exercises a Renewal Option, then during the subject 
Renewal Term all of the terms and conditions set forth in the Lease (as amended by this Third 
Amendment) as applicable to the Additional Premises during the prior term shall apply during the 
Renewal Term, except that (i) Tenant shall have no further right to renew the Lease for the Additional 
Premises beyond the end of the second Renewal Term, (ii) the Monthly Rent payable by Tenant for the 
Additional Premises shall be the then Fair Market Rent (as defined below) based on the terms of the 
Lease for the Additional Premises as renewed, with Tenant to receive the then market leasing 
concessions, (iii) Tenant shall take the Additional Premises in their then "as-is" condition, subject to 
Tenant receiving any tenant improvement allowance that is a part of then-market concessions, (iv) the 
Base Year for the Additional Premises shall be the calendar year in which the Renewal Term commences, 
(v) the Base Tax Year for the Additional Premises shall be the fiscal tax year in which the Renewal Term 
commences and (vi) the amount of the Letter of Credit or Security Deposit to be maintained by Tenant 
during the Renewal Term on account of the Additional Premises pursuant to Paragraph 5 of this Third 
Amendment and under Paragraph 6 of the Lease shall be established concurrently with the determination 
of the Fair Market Rent and market leasing concessions, taking into account the Security Criteria, as 
defined in the third grammatical paragraph of Paragraph 6 of the Lease. Fair Market Rent shall include 
the periodic rental increases, if any, that would be included for space leased for the period of the Renewal 
Term. For purposes of this Paragraph 8.b., the term "Fair Market Rent" shall have the meaning set forth 
in Paragraph 60.b. of the Lease. The Fair Market Rent and the amount of the Letter of Credit shall be 
mutually agreed upon by Landlord and Tenant in writing within the thirty (30) calendar day period 
commencing six (6) months prior to commencement of the subject Renewal Term. If Landlord and 
Tenant are unable to agree upon the Fair Market Rent (and/or the amount of the Letter of Credit for the 
renewal term) within such thirty (30)-day period, then the Fair Market Rent (and/or amount of the Letter 
of Credit) shall be established by appraisal in accordance with the procedures set forth in Paragraph 60.c. 
of the Lease. 

c. Delay in Determination of Monthly Rent. If the Fair Market Rent is not established 
prior to the commencement of a Renewal Term, then Tenant shall continue to pay as Monthly Rent and 
Additional Rent for the Additional Premises the sums in effect as of the last day of the prior term of the 
Lease for the Additional Premises and, as soon as the Fair Market Rent is determined, Tenant shall 
immediately pay to Landlord any deficiency in the amount paid by Tenant during such period, or, if 
Tenant paid excess Monthly Rent during such period, Landlord shall credit such excess payments to the 
Monthly Rent amounts next due. 

9. 10th Floor Deck. Subject to applicable Legal Requirements and the terms of this 
Paragraph 9, throughout the term of Tenant's lease of the Additional Premises (as the same may be 
extended from time to time), Tenant may, but shall not be obligated to, utilize the deck located outside the 
1 O"' Floor Premises and outlined on attached Exhibit D (the "lOlh Floor Deck") as an outside deck, which 
use shall be exclusive, subject to Landlord's entry rights under Paragraph 23 of the Lease. If Tenant 
elects not to use the 10th Floor Deck, Tenant will have no obligation to improve or repair the 10th Floor 
Deck. Landlord shall deliver the 10th Floor Deck to Tenant in good structural condition adequate for an 
occupancy live load of fifty (50) pounds per square foot (this assumes that a paver system with a 
maximum weight of twenty-five (25) pounds per square foot is installed, so that total load on the 10th 

Floor Deck does not exceed seventy-five (75) pounds per square foot), but otherwise in its as-is condition. 
Tenant may, at Tenant's option, perform alterations to the 10th Floor Deck, which alterations shall 
constitute Alterations under Paragraph 9 of the Lease and Tenant shall comply with all of the 
requirements of Paragraph 9 with regard to such Alterations. If Tenant desires that Alterations be 
performed on the IO"' Floor Deck, the work shall constitute an Initially Contemplated Increment under 
attached Exhibit E. Notwithstanding anything to the contrary in Paragraph 9 of the Lease, Tenant shall 
only be required to remove from the 10th Floor Deck, upon the expiration or earlier termination of the 
Lease as to the Additional Premises, those Alterations to the I 0th Floor Deck that are not customary for an 
outside deck in an office building comparable to the Building in the San Francisco Financial District. 
Tenant may place on the 10th Floor Deck any furniture Tenant desires, provided that such furniture is 
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appropriate for an outdoor deck in a building in the San Francisco Financial District comparable to the 
Building and Tenant, at Tenant's sole cost and expense, keeps such furnishings in good and safe 
condition and repair and in an aesthetically acceptable manner and in compliance with all applicable 
Legal Requirements. During any period that Tenant utilizes the 10th Floor Deck, Tenant shall maintain 
the same in good condition and repair, at Tenant's sole cost and expense and in accordance with all Legal 
Requirements; provided, however, that Landlord shall be responsible for any and all structural repairs 
required to the 10th Floor Deck, except that, if the structural repairs are required due to Tenant's 
overloading the 10th Floor Deck beyond the occupancy live load referenced above or due to any other 
structural damage caused by the negligence or willful misconduct of Tenant or any other Tenant Party 
then, subject to Paragraph 16 of the Lease, Tenant shall reimburse Landlord for the cost of such repairs 
within ten (10) Business Days following written demand with supporting documentation of such costs. 
No Monthly Rent or Additional Rent shall accrue or be payable for the I 0th Floor Deck. All of the 
provisions of this Lease that apply to the Premises shall apply to Tenant's use of the 10th Floor Deck, 
except to the extent inconsistent with the terms of this Paragraph 9. 

10. Rooftop Building Mechanical Equipment. Landlord shall, at Landlord's sole cost and 
expense (subject to the immediately following sentence), perform the work required to ensure that the 
noise created by the operation of the Base Building mechanical equipment located on the roof of the 
Building is within commercially reasonable levels so as not to not unreasonably disturb Tenant's 
reasonable business operations in the Additional Premises. Notwithstanding the foregoing, the parties 
acknowledge that, in order to achieve the commercially reasonable noise levels required by the 
immediately preceding sentence, a suspended acoustical ceiling may need to be installed in the portion of 
the ceiling of the 11 th Floor Additional Premises that is located immediately under and around the 
equipment pad on which the rooftop Base Building mechanical equipment is located, which suspended 
acoustical ceiling shall be installed by Tenant as a part of the Tenant Improvements, at Tenant's cost 
(although (x) Landlord's Allowance provided for in Paragraph 2.e.i. above may be applied to such costs 
and (y) if such work is determined to be necessary, the work will constitute an Initially Contemplated 
Increment under attached Exhibit E). 

11. Monthly Rent for Original Premises if Lease Term Extended Due to Expansion. Pursuant to 
Paragraph 58.d of the Lease, the Lease term for the Original Premises, together with all Expansion 
Increments then leased by Tenant, shall, upon Tenant's leasing of an Expansion Increment, automatically 
be extended through and including the last day of the sixtieth (60th) full calendar month following the 
Expansion Increment Rent Commencement Date for the most recently added Expansion Increment (the 
period of each such extension of the Lease term being referred to herein as an "Expansion Increment 
Extended Term"). However, neither Paragraph 58.d. of the Lease nor Paragraph 58.e. of the Lease 
(which sets forth the Monthly Rent for each Expansion Increment) sets forth the Monthly Rent applicable 
to the Original Premises during the Expansion Increment Extended Term. Accordingly, Landlord and 
Tenant hereby agree that, if the Lease term is extended for the Original Premises and any previously 
leased Expansion Increment to include an Expansion Increment Extended Term, then the Monthly Rent 
rate applicable to the Original Premises during the initial year of the frrst Expansion Increment Extended 
Term will be Thirty Eight and 50/100 Dollars ($38.50) per rentable square foot of the Original Premises 
per annum, which Monthly Rent rate will be subject to an increase of $1.00 per rentable square foot per 
annum on each anniversary of the first day of the first Expansion Increment Extended Term. For 
avoidance of doubt, the terms and conditions set forth in this Paragraph 11 do not apply to the Additional 
Premises. 

12. Renewal Options. The rentable area of the Additional Premises will not be included in any 
calculation of the rentable square footage leased by Tenant for the purposes of the fust sentence of 
Paragraph 60.a of the Lease. Further, the rentable area of the Additional Premises will not be included in 
the calculation of the rentable square footage occupied by Tenant for the purposes of Paragraph 58.g., 
59.e., or 60.a. of the Lease. 

13. Dog Policy. Notwithstanding anything to the contrary in Paragraph 8.a. of the Lease, the 
provisions of Paragraph 8.a. of the Lease permitting pet dogs in the Premises shall be inapplicable to the 
original Tenant hereunder (and any Affiliate of Tenant to which this Lease is assigned or to which 
portions of the Premises are sublet) and dogs (other than aid dogs) shall not be permitted in the Premises 
during such tenancy. Notwithstanding the foregoing, if this Lease is assigned, or portions of the Premises 
are sublet, to a party other than an Affiliate of Tenant, then the provisions of Paragraph 8.a of the Lease 
permitting pet dogs in the Premises shall apply in full to the assignee of the Lease, or to the portions of 
the Premises covered by the sublease, as applicable. 

14. Brokers. Tenant represents and warrants that it has negotiated this Third Amendment 
directly with Shorenstein Management, Inc., and Jones Lang LaSalle and has not authorized or employed, 
or acted by implication to authorize or to employ, any other real estate broker or salesmen to act for 
Tenant in connection with this Third Amendment. Tenant shall indemnify, defend and hold Landlord 
harmless from and against any and all Claims by any real estate broker or salesmen other than the real 
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estate brokers identified above in this Paragraph 14 for a commission, finder's fee or other compensation 
as a result of Tenant's entry into this Third Amendment. Pursuant to a separate written agreement, 
Landlord shall pay the commission due the aforementioned brokers in connection with this Third 
Amendment and Tenant shall have no liability therefor 

15. Authority. If Tenant is a corporation, partnership, trust, association or other entity, 
Tenant hereby covenants and warrants that (a) Tenant is duly incorporated or otherwise established or 
formed and validly existing under the laws of its state of incorporation, establishment or formation, 
(b) Tenant has and is duly qualified to do business in the state in California, (c) Tenant has full corporate, 
partnership, trust, association or other appropriate power and authority to enter into the Lease and this 
Third Amendment and to perform all Tenant's obligations under the Lease, as amended by this Third 
Amendment, and ( d) each person (and all of the persons if more than one signs) that signs this Third 
Amendment on behalfofTenant was and is duly and validly authorized to do so. 

16. No Offer. Submission of this instrument for examination and signature by Tenant does 
not constitute an offer to lease or to amend the Lease, or a reservation of or option for lease or to amend 
the Lease, and this instrument is not effective as a lease amendment or otherwise until executed and 
delivered by both Landlord and Tenant. 

17. Lease in Full Force and Effect. Except as provided above, the Lease is unmodified 
hereby and remains in full force and effect. 

18. Countemarts. This Third Amendment may be signed in counterparts which, taken 
together, shall constitute one agreement. 
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IN WITNESS WHEREOF, the parties have executed this document as of the date and year first 
above written. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited I" ility company 

EXHIBITS 
Exhibit A I - Outline of I 0th Floor Premises 
Exhibit A-2 - Outline of 11th Floor Premises 
Exhibit B - Form ofletter confirming relevant dates 
Exhibit C -Landlord's Work 
Exhibit D- Outline of 10th Floor Deck 
Exhibit E - Procedure for Additional Landlord Work 
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EXHIBIT A-1 

Outline of 10" Floor Premises 
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EXHIBITB 

Form ofletter confirming relevant dates 

___ ,201 

Twitter, Inc. 

Re: Lease, dated as of April 20, 2011, as amended (the "Lease"), between SRI Nine 
Market Square LLC, a Delaware limited liability company ("Landlord") and 
Twitter, Inc., a Delaware corporation ("Tenant") for premises in the building located 
at 1355 Market Street, California. 

Gentlemen or Ladies: 

Reference is hereby made to the Third Amendment to Lease, dated as of_, 2012 
(the "Third Amendment"), pursuant to which all of the rentable area on the 10th and 11 th floors of the 
Building is being added to your above-referenced Lease. All capitalized terms not otherwise defined 
herein shall have the meaning given them in the Third Amendment. 

Pursuant to the penultimate sentence of Paragraph 1 of the Third Amendment, this letter 
shall confirm the following: 

1. The 11 th Floor Commencement Date (as defined in Paragraph 1 of the Third 
Amendment) is--------~ 

2. The 10th Floor Commencement Date (as defined in Paragraph 1 of the Third 
Amendment) is _______ _ 

3. The Rent Commencement Date (as defined in Paragraph 3 of the Third 
amendment) is ______ , and 

4. The Additional Premises Expiration Date (as defined for in Paragraph 1 of the 
Third Amendment) is----~ which is the last day of the ninety-sixth (96th

) full calendar month 
following the Rent Commencement Date. (Paragraph 1 of the Third Amendment contains provisions 
regarding the extension of the Additional Premises Expiration Date upon the extension of the Lease term 
for the Original Premises pursuant to Paragraph 58.d. of the Lease.) 

Please acknowledge Tenant's agreement to the foregoing by executing both duplicate 
originals of this letter and returning one fully executed duplicate original to Landlord at the address on 
this letterhead. If Landlord does not receive a fully executed duplicate original of this letter from Tenant 
evidencing Tenant's agreement to the foregoing (or a written response setting forth Tenant's 
disagreement with the foregoing) within fifteen (15) days of the date of Tenant's receipt ofthis letter, 
Tenant will be deemed to have consented to the terms set forth herein. 

Very truly yours, 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By __________ _ 
Its designated signatory 

The undersigned agrees to the dates set forth above: 

TWITTER, INC., a 
Delaware corporation 

By __________ _ 
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Title   
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EXHIBITC 

Landlord's Work 

Landlord shall deliver the Additional Premises and Building Systems in first class condition and 
operating order, free of defects, known hazardous materials and in compliance with all applicable laws, 
similar to the delivery condition of floors 7, 8 and 9, subject to the following specific items of work 

I. Landlord shall perform exterior envelope improvements to the Additional Premises, 
including roofing, to ensure a watertight Building. 

2. Landlord shall deliver the Additional Premises in broom clean condition, with all Building 
Systems distributed to and stubbed into the Additional Premises and with all pre-existing cabling removed. 
If Tenant desires that any portion of the existing improvements on an Additional Premises Floor not be 
demolished, Tenant shall, on or before July I, 2012, deliver to Landlord a plan (in a form reasonably 
acceptable to Landlord) specifying the improvements on the Additional Premises Floor to remain. If 
Tenant does not deliver such plan to Landlord on or before July I, 2012, Landlord shall demolish all of the 
then existing improvements on the subject Additional Premises Floor. Landlord and Tenant recognize that 
some demolition items may be governed by State and/or City landmark/historic restrictions and Landlord 
and Tenant shall reasonably work together to accommodate any such applicable restrictions. 

3. Landlord shall repair major defects to the interior surface of exterior walls of the 
Additional Premises. Walls, ceilings, columns and core areas shall be provided in a "ready for finish" 
condition. This includes drywall at the inside face of the perimeter walls, and drywall at the interior 
columns, removing all abandoned MEP's (i.e., electrical conduits and boxes, radiators and heating 
equipment, etc.), patching where needed the larger pipe penetrations from the floor above and providing 
cover plates for the abandoned j-boxes in the ceiling and repairing or replacing missing or damaged base at 
the perimeter walls. Landlord shall remove existing plaster at the ceiling of floor 10. Notwithstanding the 
above, Tenant recognizes that some surface irregularities will remain that are inherent to the age, character, 
and renovated nature of the building and the original Building materials and that the surfaces of the 
Additional Premises will be delivered in a condition substantially similar to the previously accepted delivery 
condition of floors 7, 8 and 9. 

4. Landlord shall remedy areas of concrete floors with significant unevenness to the same 
5/8" per bay and major divot standard as the previously accepted delivery condition of floors 7, 8 and 9. 

5. Landlord shall provide, in shell condition, including firedoors, the new elevator lobbies in 
the Additional Premises, and sheetrock shall be fire-taped. Tenant shall complete finishes as part of the 
Tenant Improvements. 

6. Mechanical equipment room partitions, including acoustical rated walls and doors, shall be 
provided and completed by Landlord. The Tenant side shall receive a Level 3 sheetrock finish, and the 
interior shall have acoustic lining. 

7. Tenant accepts the current number, size and location of new electrical rooms and risers on 
floors 10 and 11. 

8. Tenant accepts the current number, size and location of new telephone/telecom rooms and 
risers on floors IO and 11. 

9. Landlord shall provide a fire sprinkler riser with the capacity for Tenant to use for fire 
sprinkler distribution within the Additional Premises. Landlord provided fire sprinkler riser shall have the 
sizing and capacity for Tenant to distribute a complete fire sprinkler system that is sized adequately to meet 
NFPA 13 standards and City of San Francisco Fire Department regulations for standard office usage. 

10. Landlord shall provide fire sprinkler heads downstream of the fire sprinkler riser within 
the Additional Premises, including loop and temporary distribution typical of a shell floor, ready for expansion 
and adjustment by Tenant. 

11. The escalator between floors IO and 11 will be delivered in good operating condition and 
in compliance with the requirements of the State Elevator Inspector & City of San Francisco for operation 
of the escalator as of Delivery of the Additional Premises (with maintenance during the Lease term to be at 
Tenant's sole expense). 

12. Landlord's Work in the Additional Premises shall also comply with the following 
requirements in order to obtain LEED credits: 
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a. AC units that are CFC (Chlorofluorocarbon) free. 
b. A no smoking policy in place. 
c. Capability to tap outside air per ASHRAE 62.1 minimum requirements. 
d. Composting and recycling provided by building operation and maintenance plan. 
e. Tenant requires a separate electric metering which will be provided with landlord 

equipment. 
f. Core toilets: Water closets LEED compliant: 1.1 gpf and faucets need to flow at 

1.8 gpm 

13. Landlord shall replace the exterior windows and louvers within the Additional Premises, 
including the lowering of the sills on the 10th Floor Premises to approximately 36" above floor slab, and 
shall patch or repair the exterior surfaces of these walls as required to coordinate with the demolition and 
best practices installation sequence for the new windows and louvers. Notwithstanding the foregoing, this 
work (lowering of the sill height on the I 0th Floor Premises) is subject to review and approval by the 
Historic Preservation Commission ("HPC"). Landlord shall use commercially reasonable efforts to obtain 
such approvals in time to permit completion of this item; however, if, notwithstanding Landlord's good 
faith efforts, Landlord determines that it will not receive approval from HPC and required permits by June 
I, 2012, Landlord will promptly notify Tenant, setting forth in such notice the potential impacts on the 
overall schedule of the performance of Landlord's Work which might result from a delay of the 
performance of the sill-lowering on 10th Floor Premises as described above. Upon receipt of such notice, 
Tenant, at Tenant's sole option, may, by written notice to Landlord delivered on or before the date that is 
five (5) Business Days after delivery of Landlord's notice, request that Landlord delay performance of the 
10th Floor Premises exterior window replacement until HPC approval (and required permits) allowing the 
lowering of the sills as described above are received, in which event any delay in Delivery of the 10 th Floor 
Premises which actually results from the delay in Landlord's performance of the exterior window 
replacement shall constitute a Tenant Delay of Landlord's Work (as defined in the fifth grammatical 
paragraph of Paragraph 2.a. of the Third Amendment) and the notice and cure period provided for in the 
second sentence of such grammatical paragraph shall be inapplicable. If Tenant fails to timely elect to 
have Landlord delay such work (or, if Tenant previously elected in writing to delay such work, but 
subsequently notifies Landlord in writing to cease such delay), Landlord shall proceed in replacing 
windows in the currently existing window openings. 

14. Land.lord shall provide auxiliary cooling capacity for auxiliary cooling needs for the 
Additional Premises as well as 24/7 cooling requirements. There shall be available to Tenant auxiliary 
cooling capacity for the Additional Premises of not less than 25 tons per Additional Premises Floor. 

15. Landlord's responsibility for the HVAC ducting shall end at the interior wall of the 
mechanical rooms on floors 10 and 11, respectively, and the installation of the ducting for the distribution 
of HV AC within the Additional Premises shall be an Initially Contemplated Increment of Additional 
Landlord Work under Exhibit E to the Third Amendment. Landlord shall provide Tenant with a credit in 
the amount of Two Hundred Fifty Thousand Dollars ($250,000.00) to be applied toward the cost of that 
work and such credited amount shall be added to Landlord's Allowance. Hot water shall be available to the 
Additional Premises for Tenant connections to Tenant variable air volume reheat boxes. Landlord shall 
require reheat boxes within the Additional Premises only at the perimeter zones within the Additional 
Premises. The Building Standard boxes and heating valves shall be DOC controlled by an ALC 
(Automated Logic) or equal system. 

16. Landlord shall provide Building standard restrooms in the Additional Premises, complete 
with new fixtures, partitions, floor coverings, etc. finished and compliant with ADA and all local codes 
with finishes similar in quality, fit and finish as the restrooms located on the ninth (9th) floor. 

17. Landlord shall provide domestic water, waste and vent services to the Additional 
Premises, provided in risers located at the restrooms and at the mechanical rooms on the floor. 

18. Landlord shall provide elevator signaling devices in the Additional Premises, consistent 
with destination controls, in good working order. Elevators shall be of a speed and character reflective of a 
Class-A Building and meet all current ADA requirements. 

19. Notwithstanding anything to the contrary in Paragraph 17.c. of the Lease, Tenant may, 
consistent with the requirements and procedures of the Building Standards, make no more than one (I) 
core drill hole per every one thousand (1,000) rentable square feet of space on each of the 10 th Floor 
Premises and the 11 th Floor Premises. Upon the expiration or earlier termination of this Lease, Tenant 
shall, at Land.lord's request, fill-in the core drill holes and remove all related conduit and cabling in the 
same manner as Tenant is required to remove and restore Specialty Alterations pursuant to Paragraph 20.a. 
of the Lease. 
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20. Building standard window treatments shall be installed by Landlord. Tenant may alter 
from the Building standard with Landlord's reasonable approval and at Tenant's expense, to the extent 
Tenant's window treatments cost more than the Building standard, provided Tenant notifies Landlord of 
such intent prior to July I, 2012. 

21. Landlord shall deliver the 11 th Floor Premises in compliance with the insulation 
requirements of Title 24. 

22. Noise produced by mechanical equipment located in the mechanical rooms on the 10th and 
11 th floors shall not exceed NC40 in the Additional Premises within ten (10) feet of the mechanical rooms. 
(This Paragraph 22 is inapplicable to equipment on the roof of the Building, which is governed by 
Paragraph 10 of the Third Amendment.) 

23. Landlord shall replace one of two existing freight elevators with a new automatic service 
elevator that will satisfy the code mandated gurney cab requirements. Capacity for such service elevator 
shall be 5,000 lbs (25 person capacity) at 350 feet per minute speed. 
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EXHIBIT D 

Outline of 10" Floor Deck 
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EXHIBIT E 

Procedure for Additional Landlord Work 

a. Description of Additional Landlord Work. In addition to Landlord's Work 
presently required to be performed by Landlord pursuant to Paragraph 2.b. and Exhibit C of the Third 
Amendment, Tenant may from time to time request, by written notice to Landlord, that Landlord perform 
additional work in the Additional Premises (the "Additional Landlord Work"), subject to the provisions 
of this Exhibit E. (For avoidance of doubt, the parties confirm that any work that is performed in the 6th 

Floor Expansion Increment is unrelated to Tenant's lease of the Additional Premises and that this Exhibit 
_g applies only to the Additional Premises.) The parties acknowledge that, prior to the date hereof, Tenant 
requested that the following work be included as Additional Landlord Work (subject to Tenant's 
acceptance of such work, at Tenant's option, pursuant to the procedures set forth in Paragraph d. below): 

i. Install mechanical duct loop for distribution of HV AC, as described in 
item 15 of Exhibit C (see Paragraph d.vii. below regarding monetary 
credit), 

ii. Install opening in concrete wall between 9th floor cafe and 10th floor, 

m. Install rooftop equipment as necessary to support ventilation 
requirements for potential kitchen, and 

iv. Install improvements on 10th Floor Deck 

The individual items of the Additional Landlord Work specified in items i. through iv. above (which 
items are sometimes referred to as the "Initially Contemplated Increments"), as well as any other 
individual items of Additional Landlord Work covered by this Exhibit E, are sometimes referred to as 
"increments" of the Additional Landlord Work. From time to time, Tenant may request that additional 
increments (other than the Initially Contemplated Increments) become a part of the Additional Landlord 
Work, but particular increments (including the Initially Contemplated Increments) shall become a part of 
the Additional Landlord Work only if the increments are actually added to the Additional Landlord Work 
in accordance with the procedures set forth in Paragraph d. below. Notwithstanding anything to the 
contrary herein (including, without limitation, Paragraph d. below) if Tenant requests that increments 
other than the Initially Contemplated Increments be considered for inclusion in the Additional Landlord 
Work, Landlord shall have no obligation to consider the inclusion of those particular increments into the 
Additional Landlord Work. Landlord shall prepare plans and specifications for the subject increment and 
submit them to Tenant for Tenant's written approval, which approval shall not be unreasonably withheld, 
conditioned or delayed. Tenant shall provide Landlord with any information reasonably requested by 
Landlord in order to allow Landlord to timely and efficiently prepare any such plans and specifications. 
The parties acknowledge that the Additional Landlord Work does not constitute a part of Landlord's 
Work under Paragraph 2.b. or Exhibit C to the Third Amendment and is governed solely by this Exhibit 
_g. Notwithstanding the foregoing or any other provision of this Exhibit E, the provisions of Paragraph 
25.b.6. of the Lease (as modified by Paragraph 2.c. of the Third Amendment) shall apply in full to this 
ExhibitE. 

b. Performance of Additional Landlord Work. The construction (and design, when 
applicable) of the Additional Landlord Work shall be performed by RMW Architects ("RMW"), acting 
as designer, and BNBuilders, Inc. ("BNB"), acting as general contractor, or by any other architects or 
contractors selected by Landlord for such work. All work of design and construction of the Additional 
Landlord Work shall be performed in a good and workmanlike manner and in accordance with all 
applicable laws. The schedule for the performance of the Additional Landlord Work shall be at 
Landlord's good faith discretion, with Landlord integrating the performance of the particular increments 
of the Additional Landlord Work into the performance of the Landlord's Work or performing particular 
increments of Additional Landlord Work after Delivery of the subject Additional Premises Floor, as 
Landlord deems most efficient, provided that (i) Landlord shall use good faith efforts to coordinate the 
timing of the performance of each increment of the Additional Landlord Work with Tenant in order to 
minimize the disruption, if any, to Tenant's Construction Schedule (as defined in Paragraph 2.d.vi. of the 
Third Amendment) and (ii) the estimated schedule for the performance of each increment shall be as set 
forth on the Estimated Increment Schedule (as defined in Paragraph d. below). Landlord shall use good 
faith efforts to complete each increment of the Additional Landlord Work within the applicable Estimated 
Increment Schedule and shall keep Tenant apprised of the progress being made on each increment of the 
Additional Landlord Work. Further, Landlord shall use good faith efforts to (x) advise Tenant of any 
delays in the performance of the Landlord's Work that are anticipated by Landlord to occur as a result of 
any particular increment of the Additional Landlord Work and (y) specify the nature and estimated 
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duration of the delay in question and the effect on the critical path of the construction schedule for the 
Landlord's Work. Notwithstanding the foregoing and anything to the contrary in Paragraph 2.a. of the 
Third Amendment, if the Delivery of an Additional Premises Floor is delayed beyond the applicable 
Target Delivery Date as a result of (A) Tenant's request that Landlord consider performing any increment 
of Additional Landlord Work (except that, if Tenant instructed Landlord in writing not to delay any then 
current Landlord Work while the parties consider the proposed new increment (including, without 
limitation, any of the Initially Contemplated Increments) and prior to the date an Increment Addition 
Form (as defined in Paragraph d. below) is executed by Landlord and Tenant for such new increment, 
then this clause (A) shall be inapplicable as to such increment) or (B) Tenant's request (through the 
execution and mutual delivery by Landlord and Tenant of an Increment Addition Form) that Landlord 
perform, and/or Landlord's performance of, any increment of the Additional Landlord Work (other than 
as a result of Landlord's bad faith or willful misconduct), such delay shall constitute a Tenant Delay of 
Landlord's Work for purposes of the fifth grammatical paragraph of Paragraph 2.a. of the Third 
Amendment and the requirement of written notice from Landlord to Tenant specifying the act or omission 
by Tenant giving rise to the Tenant Delay of Landlord's Work, and the related cure period, shall be 
inapplicable. Further, except in the event of Landlord's bad faith or willful misconduct, in no event shall 
any delays in the commencement or substantial completion of any portion of the Tenant Improvements 
resulting from (AA) Tenant's request that Landlord consider performing any increment of Additional 
Landlord Work (except that, if Tenant instructed Landlord in writing not to delay any then current 
Landlord Work while the parties consider the proposed new increment (including, without limitation, any 
of the Initially Contemplated Increments) and prior to the date an Increment Addition Form is executed 
by Landlord and Tenant for such new increment, then this clause (AA) shall be inapplicable as to such 
increment), or (BB) Tenant's request (through the execution and mutual delivery by Landlord and Tenant 
of an Increment Addition Form) that Landlord perform, and/or Landlord's performance of, any increment 
of the Additional Landlord Work, constitute a Landlord Delay under Paragraph 2.f. of the Third 
Amendment for any purpose, it being agreed that Landlord is considering and, if applicable, performing, 
the Additional Landlord Work as an accommodation to Tenant and shall not (except in the event of 

. Landlord's bad faith or willful misconduct) be penalized for any delays in the commencement or 
completion of the Tenant Improvements resulting from Landlord's consideration (subject to the express 
limitation in (AA) above) or performance of the Additional Landlord Work. 

If, as provided in clauses (A) and (AA) in the immediately preceding subparagraph, 
Tenant instructs Landlord not to delay the then current Landlord Work while the parties consider a 
proposed new increment of Additional Landlord Work, Tenant acknowledges that Landlord's continued 
performance of the then current Landlord Work without consideration of the proposed new increment 
might, if the proposed increment is ultimately added to the Additional Landlord Work (in accordance with 
the procedures in Paragraph d. below), result in portions of the Landlord Work that were completed 
having to be removed in order to accommodate the performance of the new increment of Additional 
Landlord Work and, in such event, Tenant will be responsible for any and all costs associated therewith 
and/or any construction delays caused thereby, such cost to be included in the Final Total Cost (defined in 
Paragraph d.iv. below) of all Additional Landlord Work. 

Notwithstanding anything to the contrary herein, the provisions of Paragraph 2.j. of the 
Third Amendment (entitled "Resolution of Construction Related Disputes") shall apply in full to the 
performance of the Additional Landlord Work, including, without limitation, as to whether Landlord has 
engaged in bad faith or willful misconduct with regard to Landlord's performance under this Exhibit E. 

c. Construction Management Fee. As compensation to Landlord for construction 
management, inspection and administration with regard to the Additional Landlord Work, Landlord shall 
receive a fee (the "Construction Management Fee") equal to four percent (4%) of the cost of 
construction of the Additional Landlord Work (which, in addition to hard construction costs, shall include 
architectural, engineering and permit fees). 

d. Addition of Increments to Additional Landlord Work. 

i. Contractor Fixed Price; Estimated Total Cost; Estimated Increment 
Schedule. If Tenant requests in writing that a particular increment be considered for inclusion in the 
Additional Landlord Work, and Landlord, in its sole discretion, agrees to consider such inclusion in the 
Additional Landlord Work (although Landlord has already agreed to process Tenant's request with regard 
to the Initially Contemplated Increments, as provided in Paragraph a. above), Landlord shall use good 
faith efforts to promptly obtain from Landlord's general contractor a commercially reasonable fixed price 
for the particular increment (the "Contractor Fixed Price"), which Contractor Fixed Price may be 
implemented in the form of a change order to Landlord's original construction contract with Landlord's 
general contractor for Landlord's Work. Tenant shall provide Landlord with any and all information 
regarding the requested increment of Additional Landlord Work reasonably required by Landlord to 
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solicit the Contractor Fixed Price. The parties acknowledge that Landlord will likely incur Design Costs 
(as defined below) and permit costs in order to obtain the Contractor Fixed Price. Landlord shall 
endeavor to deliver the Contractor Fixed Price to Tenant within a reasonable time following the date 
Landlord received from Tenant Tenant's written request to consider the subject increment and all 
information required for Landlord to obtain the Contractor Fixed Price for that increment. Concurrently 
with the delivery of the Contractor Fixed Price to Tenant, Landlord shall deliver to Tenant Landlord's 
reasonable estimate of (i) the design costs (which design costs shall include, without limitation, the cost 
of preparing plans and specifications and construction documents and the cost of compiling any other data 
or information required to obtain building permits or other governmentally required approvals for the 
performance of the increment, including approvals from the Historical Preservation Commission (such 
design costs being referred to collectively as "Design Costs")), (ii) permit fees, (iii) the Construction 
Management Fee, (iv) a "contingency" component and (v) any other costs that Landlord reasonably 
estimates will be incurred by Landlord in the performance of the subject increment of the Additional 
Landlord Work, including, supporting documentation, if applicable. (The Contractor Fixed Price for a 
particular increment, together with the other costs referenced in the immediately preceding sentence as to 
such increment, are referred to collectively hereinafter as the "Estimated Total Cost" for such 
increment). Tenant acknowledges that each increment of Additional Landlord Work will be performed 
using the subcontractors in the major sub-trades that are being used by the general contractor for the 
Landlord's Work. The Additional Landlord Work performed by the designer, general contractor and 
subcontractors shall be on the same terms and conditions (including hourly rate, mark-up and fees) that 
are charged by the designer, general contractor and subcontractors for the Landlord's Work. If the 
subcontractors already retained for Landlord's Work do not agree to the aforementioned pricing 
restrictions or, as determined by Landlord in good faith, are unable to reasonably perform the subject 
work for any other reason, then Landlord shall cause the general contractor to obtain a bid or bids from 
another qualified ( as determined by Landlord and general contractor in good faith) subcontractor or 
subcontractors for the subject work. Concurrently with Landlord's delivery to Tenant of the Estimated 
Total Cost for the subject increment, Landlord shall deliver to Tenant an estimated construction schedule 
for the subject increment (the "Estimated Increment Schedule"), which Estimated Increment Schedule 
shall include (x) the estimated number of days the work will take to complete after an Increment Addition 
Form (as defined below) is duly executed and delivered by Landlord and Tenant and Landlord has 
obtained the required governmental permits and approvals for the work, (y) the estimated length of time 
required to obtain the aforementioned permits and approvals and (z) based on the foregoing, the estimated 
commencement and completion dates for the subject increment and the nature and length of any delays to 
the Landlord's Work estimated by Landlord to result from the performance of the subject increment of the 
Additional Landlord Work. 

Tenant shall have a period of ten (10) Business Days from receipt from Landlord of the 
Estimated Total Cost and the Estimated Increment Schedule for a particular increment to approve or 
reject in writing such Estimated Total Cost and Estimated Increment Schedule. If Tenant does not deliver 
either an approval or rejection notice to Landlord within the aforementioned ten (10) Business Day 
period, then Tenant shall be deemed to have rejected both the Estimated Total Cost and the Estimated 
Increment Schedule for that increment and the subject increment of Additional Landlord Work shall not 
be added to the Additional Landlord Work and, if Tenant desires that such work be performed, Tenant 
shall be responsible for performing the same as a part of the Tenant Improvements and Tenant may apply 
Landlord's Allowance to the cost of such work in accordance with the provisions of Paragraph 2.e. of the 
Third Amendment. If Tenant delivers to Landlord, within the aforementioned ten (10) Business Day 
period, a written objection as to the Estimated Total Cost and/or the Estimated Increment Schedule, such 
written objection shall specify in reasonable detail the nature of the disapproval so as to allow Landlord, 
Landlord's architect and general contractor ( as applicable) to attempt to address the element that is the 
basis of such disapproval. Tenant shall make a Tenant representative available to confer with Landlord 
regarding Tenant's disapproval and the possible measures which may be taken in order to obtain Tenant's 
approval. Thereafter, as appropriate, Landlord shall modify the plans and specifications for the applicable 
increment (provided that any modifications to the plans and specifications shall be subject to Landlord's 
written approval, which approval shall not be unreasonably withheld or delayed if the work is in 
accordance with current Building standards and finishes, as reasonably determined by Landlord, update 
the Estimated Increment Schedule and, if the plans and specifications were modified, seek another 
Contractor Fixed Price for the work and present to Tenant, as applicable, a new Estimated Total Cost for 
the increment (including the new Contractor Fixed Price) and a revised Estimated Increment Schedule. 
Tenant shall have five (5) Business Days to accept or reject the new Estimated Total Cost and revised 
Estimated Increment Schedule (as applicable) and, if Tenant delivers a written notice to Landlord within 
the required five (5) Business Day period rejecting such revisions (or fails to deliver a written notice to 
Tenant within such period either accepting or rejecting such revisions), then the subject increment of 
Additional Landlord Work shall not be added to the Additional Landlord Work and, if Tenant desires that 
such work be performed, Tenant shall be responsible for performing the same as a part of the Tenant 
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Improvements and Tenant may apply Landlord's Allowance to the cost of such work in accordance with 
the provisions of Paragraph 2.e. of the Third Amendment. 

ii. Increment Addition Form. If Tenant accepts the Estimated Fixed Cost (initial or 
revised), and also accepts the Estimated Increment Schedule (initial or revised), for a particular increment 
of Additional Landlord Work, then Landlord and Tenant shall jointly complete and execute an Increment 
Addition Form in the form of attached Schedule 1 (or in such modified form as Landlord and Tenant may 
mutually agree) for such increment. Notwithstanding anything to the contrary herein. no increment will 
be deemed a part of the Additional Landlord Work hereunder unless and until an Increment Addition 
Form is executed and delivered by both Landlord and Tenant for such increment and, if an Increment 
Addition Form is not executed and delivered by both Landlord and Tenant for a particular increment, for 
any reason, Tenant, if Tenant desires that such work be performed, shall be responsible for performing the 
subject work as a part of the Tenant Improvements and Tenant may apply Landlord's Allowance to the 
cost of such work in accordance with the provisions of Paragraph 2.e. of the Third Amendment. 

iii. Estimates. Tenant acknowledges that the dates in the Estimated Increment Schedule 
and Landlord's explanation of anticipated delays (if any) in the performance of the Landlord's Work (as 
referenced in Paragraph d.i. above) are Landlord's good faith estimates only and are prepared by 
Landlord based on information then known to Landlord and that such dates and explanation of anticipated 
delays (if any) in the performance of Landlord's Work are not binding on Landlord. Similarly, the 
Estimated Total Cost ( as defined in Paragraph d.i. above) is Landlord's good faith estimated on! y ( except 
for the Contractor Fixed Price, which is a fixed price and not an estimate) and shall not affect Tenant's 
obligation for the Final Total Cost (as defined in Paragraph d.iv. below) even if such Final Total Cost 
differs from the Estimated Total Cost that was set forth on the Increment Addition form or that was 
subsequently presented to Tenant in writing (subject to the limitations set forth in Paragraph d.iv. below). 
However, without limitation of the foregoing, Landlord will use good faith efforts to cause Landlord's 
contractor to meet the parameters of both the Estimated Increment Schedule and the Estimated Total Cost. 
If at any time Landlord becomes aware of a delay in the performance of a particular increment such that 
the Estimated Increment Schedule previously approved by Tenant for such increment is likely not to be 
met, and/or becomes aware of a change in Design Costs, permits fees or any other construction cost for a 
particular increment which will cause the total cost for such increment to exceed the Estimated Total Cost 
that was previously approved by Tenant for that increment, Landlord will, as soon as reasonably possible 
after Landlord becomes aware of the subject delay or additional cost, notify Tenant thereof, specifying in 
such notice the nature of the delay or cost increase, as applicable. 

iv. Final Total Cost Deducted from Landlord's Allowance. The (A) Contractor Fixed 
Price that was included in the Estimated Total Cost approved by Tenant pursuant to Paragraph 2.d.i. 
above, plus (B) the actual (i) Design Costs, (ii) permit fees, (iii) Construction Management Fee, (iv) 
contingency component of the Estimated Total Cost previously approved by Tenant under Paragraph d.i. 
above, and (v) any other costs that Landlord reasonably incurred in the performance of the subject 
increment of the Additional Landlord Work (other than Force Majeure Costs, as defined in Paragraph 
25.b.6. of the Lease), constitute the "Final Total Cost" for such increment of the Additional Landlord 
Work (inclusive of any increased costs described in the second (2nd

) grammatical paragraph of Paragraph 
b. above). Upon completion of the subject increment of the Additional Landlord Work, Landlord shall 
notify Tenant in writing of the Final Total Cost for that increment and the Final Total Cost shall be 
deducted from Landlord's Allowance. Notwithstanding anything to the contrary in this Exhibit E, in no 
event shall Landlord perform any increment of Additional Landlord Work that would cause the Final 
Total Cost of all Additional Landlord Work (plus the Reimbursable Costs under Paragraph v. below) to 
exceed Landlord's Allowance (which is $4,476,097.50). Further, notwithstanding anything to the contrary 
in Paragraph 2.e.ii. of the Third Amendment, no portion of Landlord's Allowance shall be disbursed for 
application to the cost of the construction of the Tenant Improvements until the Final Total Cost for all of 
the Additional Landlord Work has been deducted from Landlord's Allowance in accordance with this 
Paragraph d.iv. Without limitation of any other provisions herein, if, for any reason (other than a Force 
Majeure Event, as defined in Paragraph 25.b.6. of the Lease) the Final Total Cost exceeds the available 
Landlord's Allowance, then Tenant shall pay to Landlord a penalty equal to such excess, which penalty 
shall be paid not later than ten (10) Business Days following the later of (i) the Rent Commencement Date 
(or, if the Lease is terminated prior to the Rent Commencement Date due to an Event of Default, the date 
of the Lease termination) and (ii) the date Landlord delivers a written invoice to Tenant for such excess 
with supporting invoices evidencing such excess cost. 

v. Reimbursement of Design Costs for Increments Not Added to Additional 
Landlord Work. If Tenant requested that Landlord consider performing a particular increment of 
Additional Landlord Work, but, in accordance with the procedures above, such increment is not 
ultimately added to the Additional Landlord Work (other than because of Landlord's bad faith or willful 
misconduct), then, notwithstanding the fact that Landlord will not perform the subject increment of work, 
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Tenant shall be responsible for the Design Costs and costs of obtaining permits that were reasonably 
incurred by Landlord in connection with the proposed increment prior to the date that it was determined 
that the increment would not be included in the Additional Landlord Work (the "Reimbursable Costs"). 
The Reimbursable Costs shall be paid by Tenant to Landlord by deducting an amount equal to the 
Reimbursable Costs from Landlord's Allowance and will be deemed a part of the Final Total Cost of all 
Additional Landlord Work. Landlord shall notify Tenant in writing of the amount of such deduction from 
Landlord's Allowance on account of the Reimbursable Costs and shall deliver to Tenant any and all such 
plans that were prepared by Landlord for proposed increments that were not ultimately added to the 
Additional Landlord Work to be performed by Landlord. 

vi. Alternate "Fast Track" Process. Notwithstanding the provisions of Paragraph d.i 
above, in lieu of waiting for an Estimated Total Cost and Estimated Increment Schedule and executing an 
Increment Addition Form, Tenant may elect to "fast track" the commencement of an increment of 
Additional Landlord Work by requesting that Landlord provide Tenant with a "Rough Order of 
Magnitude" price ("ROM Price") on any proposed increment of Additional Landlord Work, and, upon 
receipt of the ROM Price, Tenant may direct Landlord to commence the applicable increment of 
Additional Landlord Work (i.e., commence performance of such work on a so-called "price and proceed" 
basis), in which event Landlord shall proceed with the increment of Additional Landlord Work 
immediately and concurrently with Landlord's solicitation of Estimated Total Cost and Estimated 
Increment Schedule for such increment. Tenant expressly acknowledges that if, following Landlord's 
delivery of the Estimated Total Cost and Estimated Increment Schedule for the increment in question, 
Tenant rejects such Estimated Total Cost and/or Estimated Increment Schedule, Landlord shall continue 
to attempt to produce a new Estimated Total Cost and Estimated Increment Schedule as described in the 
second grammatical paragraph of Paragraph d.i above, however if Tenant ultimately disapproves such 
revised Estimated Increment Schedule and Estimated Total Cost, Landlord shall have no obligation to 
continue work on the subject increment, and Tenant shall be responsible for the cost incurred by Landlord 
with respect to the design and construction of such increment incurred to date, which will nonetheless be 
Reimbursable Costs and part of the Final Total Cost to be deducted from Landlord's Allowance. 

vii. Duct Loop Credit. Construction of the duct loop for distribution of HV AC on 
each Additional Premises Floor shall constitute an Initially Contemplated Increment. Landlord shall 
provide Tenant with the credit in the amount of Two Hundred Fifty Thousand Dollars ($250,000.00) 
described in item 15 of Exhibit C attached to the Third Amendment, to be applied towards Landlord's 
cost of design and installation of such duct loop (and such credited amount shall be added to Landlord's 
Allowance for such purpose); if and to the extent the design and installation of such duct loop exceeds 
Two Hundred Fifty Thousand Dollars ($250,000.00), then any such excess shall be included in the Final 
Total Cost. 

Schedules 
Schedule I - Increment Addition Form 
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SCHEDULE 1 

Increment Addition Form 

INCREMENT ADDITION NO: _______ _ Date: ________ _ 

This document constitutes an "Increment Addition Form" under Paragraph d. of Exhibit E attached to the 
Third Amendment to Lease, dated as of June_, 2012 (the "Third Amendment"), executed by SRI Nine 
Market Square LLC, a Delaware limited liability company ("Landlord") and Twitter, Inc., a Delaware 
corporation ("Tenant"), in connection with Tenant's lease of the 10th and 11 th floors of the building 
located at 1355 Market Street, San Francisco, CA. 

I. The following increment is hereby added to the Additional Landlord Work: 

[insert written description or attach relevant documentation identifying increment] 

2. The Estimated Total Cost for the increment(s) described above is as follows: 

[insert written description or attach relevant documentation specifying Estimated 
Total Cost] 

3. The Estimated Increment Schedule for the additional increments(s) described above is/are as 
follows: 

[insert schedule or attach relevant documentation setting forth schedule] 

Capitalized terms not otherwise defined herein shall have the meanings ascribed to them in the Third 
Amendment. Execution of this Additional Increment Form by Landlord and Tenant constitutes a binding 
agreement by Landlord and Tenant in accordance with the Third Amendment. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By: __________ _ 

Name: __________ _ 

Title: ------------
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TWITTER, INC., a Delaware corporation 

By: ____________ _ 

Name: _____________ _ 

Title: ______________ _ 

32 

-163-



FOURTH AMENDMENT TO LEASE 
(Adding 6th Floor Expansion Increment) 

THIS FOURTH AMENDMENT TO LEASE ("Fourth Amendment") is executed as of 
the 24th day of September, 2013 (the "Fourth Amendment Effective Date"), between SRI NINE 
MARKET SQUARE LLC, a Delaware limited liability company ("Landlord") and TWITTER, INC., a 
Delaware corporation ("Tenant"). 

RECITALS 

A. Landlord and Tenant are parties to that certain office lease, dated as of April 20, 2011, 
pursuant to which Tenant leases from Landlord certain premises in the building located at 1355 Market 
Street, San Francisco, California (the "Building"). The aforementioned lease was subsequently amended 
by (i) a First Amendment to Lease, dated as of May 16, 2011 (the "First Amendment"), pursuant to 
which the premises covered by the lease were modified to consist of all of the rentable area on the 7t\ 8th 

and 9th floors of the Building, (ii) a Second Amendment to Lease, dated as of September 30, 2011 (the 
"Second Amendment"), pursuant to which, among other things, Landlord agreed to perform certain 
additional Landlord's Work and the provisions of the Lease regarding the manner of disbursement of 
Landlord's Allowance were modified and (iii) a Third Amendment to Lease, dated as of June 1, 2012 (the 
"Third Amendment"), pursuant to which, among other things, all of the rentable area of the 10th and 
11 th floor of the Building were added to the premises covered by the lease. The aforementioned lease, as 
amended by the aforementioned amendments, is referred to hereinafter as the "Lease." Capitalized terms 
not otherwise defined herein shall have the meaning given them in the Lease. 

B. The premises presently covered by the Lease (the "Premises") consist of the following: 

Floor RSF 
7 78,792 
8 78,792 
9 57,366 
10 44,954 
11 40,305 

300,209 

The portions of the Premises located on the ih through 9th floors of the Building are sometimes 
referred to herein as the "Original Premises" and the portions of the Premises located on the 10th and 11 th 

floors of the Building are sometimes referred to as the "10 and 11 th Floor Premises." Tenant also leases 
from Landlord, pursuant to Paragraph 63 of the Lease (as amended), the 9th Floor Deck and, pursuant to 
Paragraph 9 of the Third Amendment, the 10 th Floor Deck. The initial term of the Lease as to the Original 
Premises is presently scheduled to expire on April 30, 2018 (subject to Tenant's renewal options under 
Paragraph 60 of the Lease). The expiration date of the Lease as to the 10th and 11 th Floor Premises has 
not yet been confirmed in writing by the parties. 

C. Pursuant to Tenant's written notice to Landlord, dated August 2, 2013, Tenant exercised 
Tenant's Expansion Option under Paragraph 58 of the Lease to lease all of the rentable area of the sixth 
(6th) floor of the Building (the "6th Floor Premises"), which 6th Floor Premises are outlined on attached 
Exhibit A. 

D. Although Tenant has commenced occupancy of the 10th and 11 th Floor Premises pursuant 
to the Third Amendment, Landlord and Tenant have not yet documented the Final Additional Premises 
Commencement Date, Rent Commencement Date and Additional Premises Expiration Date, as those 
terms are defined in the Third Amendment. 

E. Landlord and Tenant presently desire to amend the Lease to (i) add the 6th Floor Premises 
to the Premises covered by the Lease in accordance with the provisions of Paragraph 58 of the Lease, (ii) 
extend the term of the Lease (as to all of the Premises, but excluding the 10th and 1 J1h Floor Premises) 
through and including the date sixty (60) full calendar months following the date rent commences on the 
6th Floor Premises, and (iii) as to the 10th and 11 th Floor Premises, confirm the Final Additional Premises 
Commencement Date, Rent Commencement Date and Additional Premises Expiration Date (as those 
terms are defined in the Third Amendment) and document the settlement between the parties of sums 
relating to the construction on the 10th and 11 th Floor Premises, all on the terms and conditions set forth 
below. 
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NOW, THEREFORE, in consideration of the foregoing, the parties hereto agree as follows: 

1. Lease of 6th Floor Premises. In accordance with Paragraph 58 of the Lease, the 6th Floor 
Premises shall be added to the Premises effective as of the date (the "6th Floor Commencement Date") 
Landlord delivers the 6th Floor Premises to Tenant in Delivery Condition (as defined in Paragraph 2 
below). The term of the Lease of the 6th Floor Premises shall continue through and including the date (the 
"Expiration Date") that is the last day of the sixtieth (60th

) full calendar month following the 6th Floor 
Rent Commencement Date (as defined in Paragraph 4 below). Upon either party's request after the date 
by which such dates are able to be confirmed, Landlord and Tenant shall execute a letter in substantially 
the form of Exhibit B attached hereto confirming (i) the 6th Floor Commencement Date, (ii) the 6th Floor 
Rent Commencement Date and (iii) the Expiration Date. 

Landlord and Tenant agree that, for all purposes of the Lease, the 6th Floor Premises shall 
be deemed to consist of 78,792 rentable square feet of space. Upon the 6th Floor Commencement Date, 
the Premises covered by the Lease will consist of all of the rentable area of the 61

", ?1", 8th
, 9th

, 10th and 
11 th floors of the Building and the Premises will consist of a total of approximately 379,001 rentable 
square feet of space. 

2. Landlord's Work; Delivery; 6th Floor Delivery Window. Prior to the date hereof, Landlord 
and Tenant jointly toured the 6th Floor Premises to determine the condition thereof. The parties 
acknowledge that the Landlord's Work (as defined in Paragraph 4.b. of the Lease) was previously 
completed by Landlord in the 6th Floor Premises (subject to punch list items agreed to by Landlord and 
Tenant and final testing of Building Systems, which punch list items and final testing shall be performed 
pursuant to the schedule mutually and reasonably agreed upon by Landlord and Tenant), except for the 
duct work and the installation of sound traps, as described on attached Exhibit C (the "Overlap Work") 
which, by mutual agreement of Landlord and Tenant, has not yet been completed by Landlord. Landlord 
and Tenant agree that, notwithstanding the provisions in Paragraph 58.a. of the Lease regarding the 
delivery of each Expansion Increment with Landlord's Work (as defined in Paragraph 4.b. of the Lease) 
completed, Landlord shall deliver the 6th Floor Premises to Tenant in its "as-is" condition as of the date 
hereof ("Delivery Condition") and that Landlord shall substantially complete the Overlap Work on or 
before a date (the "Target Overlap Work Completion Date") to be reasonably and mutually agreed 
upon by Landlord and Tenant based on the availability of HV AC components required for the completion 
of the duct work portion of the Overlap Work (which date shall be extended for any delays in substantial 
completion resulting from Tenant Delay and/or Force Majeure). (For avoidance of doubt, the completion 
of the Overlap Work and the completion of any Additional Landlord Work being performed by Landlord 
in the 6th Floor Premises pursuant to attached Exhibit D is not required for Delivery of the 6th Floor 
Premises to have occurred.) In addition, Landlord shall be required to (i) fund the Improvement 
Allowance for 6th Floor Premises, as provided for in Paragraph 3.c. below and (ii) both (A) the Base 
Building (as defined in the Lease) components of the 6th Floor Premises (prior to the construction of the 
Tenant Improvements) and (B) the Base Building components, and all Common Areas (inclusive of 
restrooms), in the other areas of the Building that are anticipated to be in Tenant's path of travel for the 6th 

Floor Premises during the Lease term, shall comply with Title 24 access requirements as of the date 
Landlord delivers the 6th Floor Premises to Tenant in Delivery Condition. 

Landlord shall, in accordance with Paragraph 58.a. of the Lease, deliver the 6th Premises 
to Tenant in Delivery Condition (as defined above) no sooner than October 2, 2013, not later than 
November 2, 2013 (the "6th Floor Delivery Window"). Notwithstanding the foregoing, Landlord shall 
not be liable to Tenant, nor shall Tenant's lease of the 6th Floor Premises be void or voidable, if Landlord 
is unable to deliver the 6th Floor Premises to Tenant within the 6th Floor Delivery Window due to delays 
caused by Force Majeure (as defined in Paragraph 4.a. of the Lease), but Landlord shall use commercially 
reasonably efforts to deliver the 6th Floor Premises to Tenant as soon as commercially reasonably possible 
following the last day of the 6th Floor Delivery Window. However, if Landlord does not deliver the 6th 

Floor Premises to Tenant on or prior to January 3 1, 2014 (which is the date that ninety (90) days after the 
expiration of the 6th Floor Delivery Window) (the "Outside 6th Floor Delivery Date") for any reason 
other than delays caused by Tenant (a "Tenant Delivery Delay") or Force Majeure, then Tenant shall, 
commencing on the Rent Commencement Date for the 6th Floor Premises, be entitled to an abatement of 
Monthly Rent equal to the number of days beyond the Outside 6th Floor Delivery Date that the 6th Floor 
Premises were not delivered to Tenant for reasons other than Force Majeure or a Tenant Delivery Delay. 

The parties acknowledge that, notwithstanding the provisions of Paragraph 58.a. of the 
Lease regarding the delivery window for the 6th Floor Premises, Tenant has requested that Landlord 
deliver the 6th Floor Premises to Tenant in Delivery Condition on or before October 2, 2013. 
Notwithstanding anything to the contrary in Paragraph 58 if the Lease or in the immediately preceding 
grammatical paragraph, Landlord agrees to use reasonable and good faith efforts to deliver the 6th Floor 
Premises to Tenant in Delivery Condition on or before October 2, 2013, and, if such early Delivery 
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occurs, Tenant agrees that the 6th Floor Commencement Date shall, for all purposes of this Fourth 
Amendment, be the date of such early Delivery, provided, however, that Landlord's failure to deliver the 
6th Floor Premises to Tenant in Delivery Condition on or before October 2, 2013, shall not constitute a 
breach by Landlord of this Fourth Amendment or entitle Tenant to any remedies or rent abatement, it 
being agreed that Landlord shall remain obligated to deliver the 6th Floor Premises to Tenant in Delivery 
Condition not later than the last day of the 6th Floor Delivery Window, as defined in the immediately 
preceding grammatical paragraph. 

If, subsequent to the Fourth Amendment Effective Date, Tenant desires to have Landlord 
perform additional work associated with the Tenant Improvements being constructed by Tenant's 
Contractor pursuant to Paragraph 3 .a. below, then Tenant shal I advise Landlord thereof and the provisions 
of attached Exhibit D shall apply with regard to such requested additional work. As used in this Fourth 
Amendment, the term "Additional Landlord Work" shall have the meaning set forth in Paragraph a. of 
attached Exhibit D. 

3. Tenant Improvements; Landlord's Allowance; Early Access. 

a. Tenant Improvements. Promptly following the 6th Floor Commencement Date, 
Tenant shall commence construction of the improvements Tenant desires to make therein prior to 
Tenant's initial occupancy of the 6th Floor Premises (the "Tenant Improvements"). For avoidance of 
doubt, (x) the Tenant Improvements shall consist of interior improvements necessary to facilitate the use 
by Tenant of the 6th Floor Premises for the use(s) permitted under the Lease, and shall not include the 
installation of Building Systems ( as defined in Paragraph 4. b of the Lease) or the modification of same; 
and (y) Tenant is not acting as the agent of Landlord in its construction efforts and not performing any 
work of improvement within the 6th Floor Premises on behalf of Landlord. During the period prior to the 
completion of the Additional Landlord Work (if any) and prior to the completion of Tenant's construction 
of Tenant Improvements within the 6th Floor Premises, (i) no rent shall be due or accrue under the Lease 
(as amended by this Fourth Amendment) for the 6th Floor Premises, (ii) the lndemnitees covered by 
Tenant's obligations under Paragraph 14.b. of the Lease shall, as to the 6th Floor Premises, be limited to 
SRI Nine Market Square LLC, and (iii) Tenant's liability under the Lease for acts or failures to act to the 
extent applicable to the 6th Floor Premises only will be limited as described in Paragraph 25.b.6 of the 
Lease, provided, that for the purposes of application to the 6th Floor Premises only, (a) the term "Tenant's 
Share" as used in Paragraph 25.b.6 of the Lease shall be 10.73% and (b) the discount rate used in 
determining the remedy in clauses (b )(i) and (b )(ii) of the introductory paragraph of Paragraph 25.b.6 of 
the Lease shall be at least the Tenant's Incremental Borrowing Rate for the 6th Floor Premises (which 
rate is 7.8% in Paragraph 25.b.6 the Lease and is 7.8% for purposes of this paragraph). For avoidance of 
doubt, the foregoing limitation on Tenant's liability with respect to the 6th Floor Premises will not be 
deemed to alter or diminish the limitation on the liability of Tenant with respect to any other portion of 
the Premises. 

Except as otherwise expressly provided in this Paragraph 3 or Paragraph 9 of the Lease, all 
of the provisions of Paragraph 9 of the Lease ( entitled "Alterations and Restoration") shall apply to the 
construction of the Tenant Improvements. Notwithstanding anything to the contrary herein, the 
Alteration Operations Fee provided for in Paragraph 9.a. of the Lease shall be inapplicable to the 
construction of the Tenant Improvements and the Construction Management Fee provided for in 
Paragraph 3.c.iii. below shall instead apply. The general contractor selected by Tenant for the 
construction of the initial Tenant Improvements ("Tenant's Contractor") shall be subject to Landlord's 
prior written approval, which shall not be unreasonably withheld, conditioned or delayed. Landlord 
hereby approves NOVO Construction as Tenant's Contractor, if Tenant elects to select NOVO 
Construction as Tenant's Contractor. 

In no event shall Tenant or Tenant's Contractor be given access to the 6th Floor Premises 
until Tenant has delivered to Landlord the insurance certificates required by Landlord in connection with 
the construction of the Tenant Improvements. 

The Tenant Improvements shall be deemed "Substantially Completed" by Tenant's 
Contractor when they have been completed in accordance with the final plans (as reasonably approved by 
Landlord and Tenant), subject only to correction or completion of "punch list" items, which items shall 
be limited to minor items of incomplete or defective work or materials or mechanical maladjustments that 
are of such a nature that the lack of completion does not materially interfere with or impair Tenant's use 
of the 6th Floor Premises for Tenant's business and the subsequent performance of the completion of the 
work will not materially interfere with or impair the use of the 6th Floor Premises for Tenant's business. 
Any delays caused by Tenant or Tenant's Contractor in commencing or completing the Tenant 
Improvements are sometimes referred to below as a "Tenant Caused Substantial Completion Delay." 
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b. Construction Plans; Tenant's Construction Schedule. 

i. Selection of Architect; Construction Drawings. Tenant shall select an 
architect, subject to Landlord's prior written approval, which shall not be umeasonably withheld, 
conditioned or delayed, to prepare the Space Plan and Working Drawings (as those terms are defined 
below) ("Tenant's Architect"). Landlord hereby approves Interior Architects to act as Tenant's Architect 
if Tenant elects Interior Architects to be Tenant's Architect. The Space Plan and Working Drawings shall 
be subject to Landlord's prior written approval in accordance with Paragraph 9.a. of the Lease and the 
timelines described in this Paragraph 3.b. 

ii. Space Plan. Tenant shall initially supply Landlord with four (4) copies 
of its proposed space plan for the 6th Floor Premises (the "Space Plan"). The Space Plan shall include a 
layout and designation of all offices, rooms and other partitioning, their intended use, and any major 
equipment to be contained therein. Landlord shall advise Tenant within five (5) Business Days after 
Landlord's receipt of the Space Plan if the same is unsatisfactory or incomplete in any respect (Landlord's 
approval not to be umeasonably withheld or conditioned). If Tenant is so advised, Tenant shall cause the 
Space Plan to be revised by Tenant's Architect to correct any deficiencies or other matters Landlord may 
reasonably require and re-submit the proposed Space Plan to Landlord. Landlord will approve or 
disapprove of the revised Space Plan in writing within two (2) Business Days after receipt thereof. This 
process will continue until the Space Plan is fully approved in writing by Landlord. To the extent 
Landlord is able to identify Specialty Alterations during Landlord's review of the Space Plan, then 
concurrently, with Landlord's review and approval of the Space Plan, Landlord shall notify Tenant in 
writing of whether any of the Tenant Improvements described therein are deemed Specialty Alterations 
and, if so, whether Tenant is required to remove the subject Specialty Alterations in accordance with 
Paragraphs 9.b. and 20.a. of the Lease at the expiration or earlier termination of the Lease. 
Notwithstanding anything to the contrary above, if, when reviewing revised Space Plans, Landlord 
requires material revisions to design items that Landlord previously approved (and the material revisions 
to previously approved items are not triggered by the other revisions being made to the Space Plan), then 
the additional time (if any) required for Tenant's Architect to revise the Space Plan to address those 
additional deficiencies shall constitute a Landlord Delay for purposes of Paragraph 3.d. below. 

iii. Working Drawings. After the Space Plan has been approved in 
writing by Landlord, Tenant shall cause Tenant's Architect to compile a fully coordinated set of 
architectural, structural, mechanical, electrical and plumbing working drawings and specifications in a 
form which is complete enough to allow subcontractors to bid on the work and to obtain all applicable 
permits (collectively, the "Working Drawings") and submit the same to Landlord for Landlord's 
approval (Landlord's approval not to be umeasonably withheld or conditioned). Tenant shall supply 
Landlord with four (4) copies of the Working Drawings. Landlord shall advise Tenant in writing within 
ten (10) Business Days (although Landlord shall use reasonable efforts to respond within a shorter period 
to the extent reasonably possible) after Landlord's receipt of the draft Working Drawings if the same are 
unsatisfactory or incomplete in any respect. If Tenant is so advised, Tenant shall cause Tenant's 
Architect to revise the Working Drawings to correct any deficiencies or other matters Landlord may 
reasonably require and re-submit the same to Landlord. Landlord will approve or disapprove the revised 
Working Drawings in writing within ten (10) Business Days (although Landlord shall use reasonable 
efforts to respond within a shorter period to the extent reasonably possible) following receipt thereof 
(provided that, if the modifications to the Working Drawings are of a nature that the revisions can be 
reviewed in a shorter period, Landlord shall use reasonable efforts to provide its approval or disapproval 
within such shorter period and within five (5) Business Days if reasonably possible). This process will 
continue until the Working Drawings are fully approved by Landlord. If Landlord determines that any 
work shown on the Working Drawings constitutes a Specialty Alteration, and Landlord did not advise 
Tenant of such fact at the time of Landlord's approval of the Space Plan, then concurrently with 
Landlord's review and approval of the Working Drawings, Landlord shall notify Tenant in writing that 
the subject work is a Specialty Alteration and whether Tenant is required to remove the subject Specialty 
Alteration in accordance with Paragraphs 9.b. and 20.a. of the Lease at the expiration or earlier 
termination of the Lease. Notwithstanding anything to the contrary above, if, when reviewing revised 
Working Drawings, Landlord requires material revisions to items that Landlord previously approved (and 
the material revisions to previously approved items are not triggered by the other revisions being made to 
the Working Drawings), then the additional time (if any) required for Tenant's Architect to revise the 
subject Working Drawings to address those additional deficiencies shall constitute a Landlord Delay for 
purposes of Paragraph 3.d. below. The final Working Drawings, as approved in writing by Landlord and 
Tenant, are referred to hereinafter as the "Construction Drawings." Tenant shall also submit the 
Working Drawings in the form ofan AutoCad compatible drawing file. 
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Notwithstanding anything to the contrary in Paragraph 3.b.ii. above or this Paragraph 
3.b.iii., Tenant may, at Tenant's option, "fast track" construction of the Tenant Improvements by 
submitting the Space Plan and/or the Working Drawings in multiple packages so that Landlord is able to 
review the subject plans for the portions of the Tenant Improvements for which the plans are complete 
(which may be on a per floor basis). The time periods set forth above for Landlord's written approval or 
disapproval of the Span Plan and the Working Drawings shall separately apply as to each package of 
plans that is separately submitted by Tenant to Landlord. Following Tenant's receipt of Landlord's initial 
comments on any submitted Working Drawings, but prior to Landlord's final approval of the Working 
Drawings for the complete Tenant Improvements, Tenant may, at Tenant's option, proceed with 
construction in accordance with Landlord's initial comments on the submitted Working Drawings, at 
Tenant's sole risk, provided that Tenant has obtained all required governmental permits for such work and 
the work is in compliance with all applicable Legal Requirements. Tenant acknowledges that any 
improvements made by Tenant prior to Landlord's final written approval of the Construction Drawings, 
as provided above, and which do not comply with such Construction Drawings, shall be removed or 
corrected (as applicable) by Tenant at Tenant's cost, although Landlord's Allowance may be applied to 
such costs. 

iv. Permits. Promptly following Landlord's approval of the Construction 
Drawings, Tenant will submit the same to the applicable governmental authorities for permit. Landlord 
will reasonably cooperate with Tenant in any such submission, with any and all costs reasonably incurred 
by Landlord in connection therewith being reasonably funded from Landlord's Allowance. 

v. Change Orders. If, after approval of the Construction Documents, Tenant 
desires to submit a change order to Landlord, Tenant will deliver notice of such proposed change order 
(as well as the applicable plan revisions) to Landlord together with a description of any change in the 
Construction Schedule resulting therefrom. Landlord will approve or disapprove the proposed change 
order in writing (Landlord's approval not to be unreasonably withheld or conditioned) within five (5) 
Business Days following delivery of the same to Landlord. 

vi. Tenant's Construction Schedule. Promptly following Landlord's and 
Tenant's written approval of the Construction Drawings, Tenant's selection of Tenant's Contractor and 
the receipt of all bids from subcontractors, Tenant will prepare a construction schedule outlining the 
major milestones of planned progress of construction of the Tenant Improvements (the "Construction 
Schedule") and deliver a copy of the Construction Schedule to Landlord. 

vii. Construction of Tenant Improvements Concurrently with Overlap Work 
and the Performance of Additional Landlord Work. Following Delivery of the 6th Floor Premises, and 
during the performance of the Overlap Work, and during any period that Landlord is performing any 
Additional Landlord Work pursuant to the provisions of attached Exhibit D, Landlord and Tenant shall 
both have access to the 6th Floor Premises for the purposes of Tenant's construction of the Tenant 
Improvements and Landlord's performance of the Overlap Work, and, if applicable, the Additional 
Landlord Work, in substantially the same manner that Landlord and Tenant each concurrently performed 
construction in the Original Premises during the Overlap Period as described in the Lease. 

c. Landlord's Allowance. 

i. Landlord's Allowance. Landlord shall contribute toward the cost of the 
design, construction and installation of the Tenant Improvements (including, without limitation, Tenant's 
Contractor's fee and the Construction Management Fee provided for in Paragraph 3.c.iii. below) an 
amount not to exceed Forty Dollars ($40.00) per rentable square foot of the 6th Floor Premises (which 
totals Three Million One Hundred Fifty One Thousand Six Hundred Eighty Dollars ($3,151,680.00) 
based on 78,792 rentable square foot for the 6th Floor Premises)(the "Landlord's Allowance"); provided, 
however that not more than Ten Dollars ($10.00) per rentable square foot of the 6th Floor Premises 
(which totals Seven Hundred Eighty Seven Thousand Nine Hundred Twenty Dollars ($787,920.00) based 
on 78,792 rsf for the 6th Floor Premises) of the Landlord's Allowance may be applied to Tenant's 
reasonable space planning, architectural and engineering costs for the design of the Tenant [mprovements. 
No portion of the Landlord's Allowance may be applied to the cost of equipment, trade fixtures, moving 
expenses, furniture, cabling, signage or free rent. Further, Tenant may only apply Landlord's Allowance 
to portions of the 6th Floor Premises which are then the subject of a sublease, or are intended to be sublet, 
if the Tenant Improvements in such space are consistent with the general design and finish of the Tenant 
Improvements in the remainder of the 6th Floor Premises. Further, Tenant shall not be entitled to receive 
(and Landlord shall have no obligation to disburse) all or any portion of the Landlord's Allowance if 
Tenant is in default under the Lease at the time Tenant requests such disbursement; provided, however, 
that if Landlord did not make a disbursement because Tenant was then in default under this Lease, 
Landlord shall make the disbursement at such time as the default is cured, provided that all other 
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conditions for the disbursement hereunder have been met. Notwithstanding anything to the contrary in 
this Paragraph 4.c.i., Landlord's Allowance shall be available for disbursement pursuant to the terms 
hereof only for the twelve (12) month period commencing on the 6th Floor Commencement Date (the 
"Allowance Availability Period"). Accordingly, if any portion of the Landlord's Allowance has not been 
utilized (and Tenant has not submitted to Landlord invoices evidencing such costs) prior to the last day of 
the Allowance Availability Period, such unused portion shall be forfeited by Tenant. The Allowance 
Availability Period shall be extended for any period that Tenant's construction of the Tenant 
Improvements is delayed due to Force Majeure or, as provided in Paragraph 4.d. below, Landlord Delay. 
(Paragraph 1 0.c. below provides for a Seventy Seven Thousand Four Hundred Sixteen Dollars 
($77,416.00) deduction from Landlord's Allowance.) 

Tenant acknowledges that Landlord's Allowance is to be applied to Tenant 
Improvements generally covering the entire 6th Floor Premises outlined in Exhibit A. If Tenant elects to 
leave any substantial portion of the 6th Floor Premises unimproved, then the Landlord's Allowance shall 
be adjusted on a pro-rata per rentable square foot basis to reflect the number of square feet actually being 
improved; provided that if Tenant, prior to the expiration of the Allowance Availability Period, 
subsequently elects to improve any such unimproved space, Landlord's Allowance will be re-adjusted to 
reflect and include the rentable area of the space so improved, but the Allowance Availability Period shall 
not be extended. 

ii. Disbursement of Landlord's Allowance. Landlord shall 
disburse Landlord's Allowance directly to Tenant following the Substantial Completion of the Tenant 
Improvements in their entirety and the completion of all "punch-list" items (as those terms are defined in 
the fourth grammatical paragraph of Paragraph 3.a. above), which disbursement shall be made by 
Landlord to Tenant in one (I) lump sum within thirty (30) days after Landlord's receipt of (A) invoices of 
Tenant's Contractor to be furnished to Landlord by Tenant covering all work actually performed and 
construction and materials in place (as may be applicable) describing in reasonable detail such work, 
construction and/or materials, (B) a certificate from Tenant's Architect certifying that the Tenant 
Improvements have been Substantially Completed and all punch-list work performed in accordance with 
the Construction Drawings, and (C) unconditional lien waivers executed by Tenant's Contractor and the 
persons and entities that performed work or supplied materials (all such waivers to be in the forms 
prescribed by the applicable provisions of the California Civil Code). Notwithstanding the foregoing, if 
Landlord determines that any portion or portions of the requested disbursement amount should not be 
disbursed because all of the above-referenced requirements for disbursement ( or any other disbursement 
requirements expressly provided for in Paragraph 3.c.i. above) have not been met with regard to such 
portions, then Landlord shall disburse the portions of the requested disbursement for which all of the 
requirements have been met and notify Tenant in writing of the additional requirements that need to be 
met in order for the remainder of the requested disbursement to be disbursed. Upon Tenant's satisfaction 
of such remaining requirements, Landlord shall disburse the subject withheld amounts. 

The penultimate grammatical paragraph of Paragraph 4.e.ii. of the Lease (as 
amended by Paragraph 1 of the Second Amendment), which pertains to disbursement failures, shall apply 
in full with regard to Landlord's Allowance as if fully set forth herein. 

Tenant shall pay for all costs of the construction of the Tenant Improvements in 
excess of Landlord's Allowance. 

111. Construction Management Fee. Landlord shall receive a 
construction management fee (the "Construction Management Fee") equal to Fifty Cents ($.50) per 
rentable square foot of the 6th Floor Premises (which totals Thirty Nine Thousand Three Hundred Ninety 
Six Dollars ($39,396.00) based on 78,792 rsf for the Premises) as compensation to Landlord for 
Landlord's internal review of Tenant's plans, general oversight of the construction, access, elevator usage 
during normal Business Hours, and electricity consumed during construction. Landlord's aforementioned 
review of Tenant's plans and oversight of construction shall be solely for the benefit of Landlord and in 
no event shall approval of the plans by Landlord be deemed to constitute a representation by Landlord 
that the work called for in the plans complies with applicable codes and other Legal Requirements or 
release Tenant from Tenant's obligation to supply plans which conform to applicable codes and other 
Legal Requirements and in no event shall Landlord's aforementioned oversight of construction release 
Tenant from its obligation to retain such project management or other services as shall be necessary to 
ensure that the Tenant Improvements are performed properly and in accordance with the requirements of 
this Lease. The Construction Management Fee shall be paid from Landlord's Allowance. 

d. Landlord Delay. Landlord's (a) failure to comply with any time requirements 
expressly set forth in Paragraph 3.b. above with respect to Landlord's obligation to provide notice of 
approval or disapproval of the Space Plan, Working Drawings or Change Orders, (b) failure to 
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substantially complete the Overlap Work by the Target Overlap Work Completion Date (as the same may 
be extended for Force Majeure or Tenant Delay, as provided above); or (c) Landlord's unreasonable 
interference with the completion of Tenant Improvements, including any failure or refusal of Landlord or 
Landlord's agents or contractors to permit Tenant, its agents or contractors, access to and use of the 
Building or any Building facilities or services (including hoists, elevators, and loading docks) which 
access or use is reasonably required for the orderly and continuous performance of the work necessary to 
complete Tenant Improvements, are referred to collectively herein as "Landlord Delay" (provided that 
no Landlord Delay as described in clauses (b) or ( c) above will be deemed to have occurred unless and 
until Tenant has notified Landlord of the event which Tenant claims constitutes a Landlord Delay and 
Landlord has failed to cure such event within five (5) Business Days thereafter). Tenant will use 
commercially reasonable efforts to mitigate its damages and/or construction delays in the event of an 
alleged Landlord Delay. 

Notwithstanding anything to the contrary in this Paragraph 3.d., if and to the extent 
Tenant reasonably incurs a net increased cost (taking into account any cost saving Landlord might have 
facilitated by its actions, including any Landlord Delay) of design or construction of the Tenant 
Improvements as a direct result of any Landlord Delay (as reasonably evidenced by Tenant, with 
supporting documentation), Landlord will be responsible for such reasonable increased costs and 
Landlord's Allowance will be increased by the amount of such reasonable increased cost. Further, when 
determining whether a particular Landlord Delay delayed Substantial Completion of the Tenant 
Improvements, the subject Landlord Delay shall be offset by any action or response by Landlord that 
achieved a reduction in Tenant's construction schedule (each day saved in Tenant's construction schedule 
being a "Schedule Saving Day") and any aggregate Landlord Delay as described in this Paragraph 3.d. 
shall first be offset against, and reduced on a day-for-day basis by, the aggregate number of Schedule 
Saving Days. In the event of a disagreement between Landlord and Tenant as to whether a Landlord 
Delay has occurred and/or as to the application of this grammatical paragraph, either party may submit 
the issue to the dispute resolution procedure set forth in Paragraph 3.h. below. 

This Paragraph 3.d. is inapplicable to delays in Delivery, whether caused by Landlord, 
Landlord's Contractor or otherwise (such delays being expressly covered by Paragraph 2 above) and this 
Paragraph 3.d. only applies to delays in the commencement or Substantial Completion of the Tenant 
Improvements following Delivery. 

e. Representatives. 

(i) Tenant's Representative. Tenant has designated Ed Axelsen, Norm 
Doerges and Amirali Shakoorian as its sole representatives with respect to the design and completion of 
the Tenant Improvements, who, until further written notice to Landlord, shall have full authority and 
responsibility to act on behalf of the Tenant for purposes of this Paragraph 3. 

(ii) Landlord's Representative. Landlord has designated Todd Sklar and 
Paul Graf-ft as its sole agents with respect to the Overlap Work (and, if applicable, the Additional 
Landlord Work), and Perry Brandt and Paul Grafft as its sole representatives with respect to the design 
and completion of the Tenant Improvements, who, until further written notice to Tenant, shall each, 
individually, have full authority and responsibility to act on behalf of the Landlord for purposes of this 
Paragraph 2 as to the respective work. 

f. No Miscellaneous Charges. Neither Tenant nor Tenant's Contractor (or any 
subcontractor) shall be charged for parking (to the extent parking is available) or for the use of electricity 
(provided that the electricity usage is limited to typical construction use), water, HV AC, security 
elevators, and/or hoists during the construction of the Tenant Improvements or during Tenant's move-in 
to the 6th Floor Premises. 

g. Presence of Hazardous Materials. If, at any point during the Lease term after 
Delivery of the 6th Floor Premises (including, without limitation, during construction of the Tenant 
Improvements therein), the 6th Floor Premises is determined to have contained Hazardous Materials in 
violation of applicable Legal Requirements as of the date of Delivery of the 6th Floor Premises to Tenant, 
Landlord, at Landlord's sole cost and expense, shall remove, encapsulate, contain, or otherwise dispose of 
such Hazardous Materials in accordance with applicable Legal Requirements. Any delay incurred by 
Tenant in the design or construction of the Tenant Improvements because of the presence of such 
Hazardous Materials in violation of Legal Requirements (and/or Landlord's subsequent removal, 
encapsulation, containment of the same pursuant to the foregoing) shall constitute a Landlord Delay for 
purposes of Paragraph 3 .d. above. 
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h. Resolution of Construction Related Disputes. In the event of a disagreement 
between Landlord and Tenant regarding the date of Delivery, Delivery Condition, Tenant Delivery Delay, 
substantial completion of Overlap Work, the date of Substantial Completion of the Tenant Improvements, 
or the occurrence of an instance of Force Majeure, Landlord Delay, Rent Delay for Completion of 
Additional Landlord Work (as defined in Paragraph 4 below); Tenant Caused Substantial Completion 
Delay, or any other issues regarding the commencement, completion or delays in Delivery or in the 
performance of Landlord's Work or the Tenant Improvements or regarding rent abatements or cost 
reimbursements due in connection Landlord's Work or the construction of the Tenant Improvements, then 
if such disagreement is not resolved within thirty (30) days, either party may require that such 
disagreement be submitted by the parties to a dispute resolution procedure mutually and reasonably 
agreed to by the parties, which may be JAMS or another reputable dispute resolution group or may be a 
mutually agreed upon expert acting independently, provided that any expert retained in connection with 
the resolution of a dispute regarding completion of Landlord's Work shall be an independent general 
contractor with not less than fifteen (15) years' experience in construction projects such as the 
construction of Landlord's Work and any expert retained in connection with the Substantial Completion 
of the Tenant Improvements, shall be an independent architect with not less than fifteen (15) years' 
experience as an architect for projects such as, or similar to, the Tenant Improvements. The parties shall 
agree upon the dispute resolution procedure and expert(s) within thirty (30) days following the date that 
the parties have agreed to resolve such disagreement pursuant to this Paragraph 3.h. The decision reached 
through the dispute resolution procedure shall be binding on the parties. Each party shall bear one-half 
(1/2) of the cost of the dispute resolution procedure. 

4. Monthly Rent for 6th Floor Premises. During the initial Lease term for the 6th Floor 
Premises, Tenant shall pay Monthly Rent under Paragraph 5.a. of the Lease for the 6th Floor Premises in 
the following amounts for the respective periods set forth below: 

Applicable Period 
First Rent Year 
Second Rent Year 
Third Rent Year 
Fourth Rent Year 
Fifth Rent Year 

Monthly Rent 
$223,244.00 
$229,810.00 
$236,376.00 
$242,942.00 
$249,508.00 

Annual Rate 
per RSF 
$34.00 
$35.00 
$36.00 
$37.00 
$38.00 

The "First Rent Year" is the period commencing on the 6th Floor Rent Commencement 
Date (as defined below) and ending on the last day of the twelfth (lih) full calendar month thereafter. 
Each period of twelve (12) full calendar months thereafter constitutes a "Rent Year." The "6th Floor 
Rent Commencement Date" is the earlier of (i) the date six (6) months following the 6th Floor 
Commencement Date and (ii) date Tenant commences business in any portion of the 6th Floor Premises. 

Notwithstanding the above, if pursuant to attached Exhibit D, Landlord is performing 
Additional Landlord Work in the 6th Floor Premises, and the Additional Landlord Work is not completed 
by the 6th Floor Rent Commencement Date (as defined above) then the 6th Floor Rent Commencement 
Date shall be delayed until all of the Additional Landlord Work is completed (with the length of such 
delay in the 6th Floor Rent Commencement Date being referred to hereinafter as a "Rent Delay for 
Completion of Additional Landlord Work" and the delayed 6th Floor Rent Commencement Date being 
referred to herein as the "Delayed 6th Floor Rent Commencement Date"), and for each day between (x) 
the 6th Floor Rent Commencement Date that would have occurred if not for the Rent Delay for 
Completion of Additional Landlord Work and (y) the Delayed 6th Floor Rent Commencement Date, 
Tenant shall pay a per diem penalty equal to the per diem Monthly Rent for the 6th Floor Premises during 
the First Rent Year. (By way of example, if the Delayed 6th Floor Rent Commencement Date is twenty 
(20) days later than the 6th Floor Rent Commencement Date that would have occurred if not for the Rent 
Delay for Completion of Additional Landlord Work, Tenant will pay a penalty of One Hundred Forty Six 
Thousand Seven Hundred Ninety and 60/100 Dollars (20 x $7,339.53)) (the "Per Diem Penalty"). 
Notwithstanding anything to the contrary above, in no event shall the Per Diem Penalty apply with regard 
to construction delays that resulted from Landlord's bad faith or willful misconduct. Any such Per Diem 
Penalty owed to Landlord shall be paid by Tenant within ten (10) Business Days after the later to occur of 
(A) the Delayed 6th Floor Rent Commencement Date (or, if the Lease is terminated prior to the Delayed 
6th Floor Rent Commencement Date due to an Event of Default, the date of Lease termination) and (B) 
the date of Landlord's delivery to Tenant of the calculation of the penalty in question. Further, if the 
above provisions regarding the Per Diem Penalty apply, Tenant shall also pay to Landlord interest at the 
Interest Rate on the Per Diem Penalty payment, which interest shall accrue for the period commencing on 
the 6th Floor Rent Commencement Date that would have occurred if not for the Rent Delay for 
Completion of Additional Landlord Work and ending on the date the Per Diem Penalty is paid in full. 
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Further, ifa Per Diem Penalty is due as a result of the Delayed 6th Floor Rent Commencement Date being 
applicable pursuant to the provisions of this grammatical paragraph, then the First Rent Year ( as defined 
above) shall be shortened by the number of days for which the Per Diem Penalty was assessed, with the 
following Rent Years to be unchanged, except that the Fifth Rent Year shall end on the Expiration Date. 

Notwithstanding the foregoing, if, after the Delivery of the 6th Floor Premises, a 
Landlord Delay (as defined in Paragraph 3.d. above) delays Substantial Completion of the Tenant 
Improvements for more than thirty (30) days beyond the scheduled completion date that would have 
occurred without the Landlord Delay (as reasonably evidenced by Tenant with supporting documentation) 
then, commencing on the 6th Floor Rent Commencement Date, the Monthly Rent for the 6th Floor 
Premises shall be abated one (1) day for each day beyond such thirty (30) day period that the Tenant 
Improvements were not Substantially Completed due to the Landlord Delay. (As provided in Paragraph 
3.h. above, any disagreement regarding whether a Landlord Delay has delayed Substantial Completion of 
the Tenant Improvements by more than thirty (30) days may be submitted by either party to the dispute 
resolution procedures in such Paragraph 3.h.) 

5. Additional Rent for 6th Floor Premises. Effective as of the 6th Floor Rent Commencement 
Date, Paragraph 7 of the Lease shall apply in full to the 6th Floor Premises, provided, however, that, as to 
the 6th Floor Premises only, (a) Tenant's Share (as defined in Paragraph 2.e. of the Lease) shall be 
10.73% (which is 78,792 divided by the 734,467 rentable square feet of the Building), (b) the Base Year 
(as defined in Paragraph 2.e. of the Lease) shall be the 2013 calendar year, and (c) the Base Tax Year (as 
defined in Paragraph 2.e. of the Lease) shall be the fiscal tax year ending June 30, 2014. 

The provisions of Paragraph 7.b.ii. of the Lease (regarding a reassessment of the Real Property 
caused by a sale, refinancing or other transfer of the Real Property or any interest therein) shall continue 
to apply to all of the Premises, including the 6th Floor Premises (but excluding the I 0th and 11 th Floor 
Premises, which is governed instead by Paragraph 4 of the Third Amendment) with the "First through 
Fourth Lease Years" (as defined in Paragraph 7.b.ii. of the Lease) retaining their original definition in the 
Lease for all purposes. 

6. Letter of Credit. In accordance with the second grammatical paragraph of Paragraph 6 of the 
Lease, as a result of the addition of the 6th Floor Premises to the Lease, the Six Million Four Thousand 
One Hundred Eighty Dollars ($6,004,180.00) Letter of Credit required under Paragraphs 2.d. and 6 of the 
Lease (as amended by the First Amendment and Third Amendment) is hereby increased by One Million 
Five Hundred Seventy Five Thousand Eight Hundred Forty Dollars ($1,575,840.00) to the total sum of 
Seven Million Five Hundred Eighty Thousand Twenty Dollars ($7,580,020.00). Not later than thirty (30) 
days following the Fourth Amendment Effective Date, Tenant shall deliver to Landlord an amendment to 
the existing Letter of Credit held by Landlord that increases the amount of the Letter of Credit to the new 
increased amount, or, at Tenant's option, Tenant may deliver an additional Letter of Credit to Landlord in 
the required additional amount, which additional Letter of Credit shall be in compliance in all respects 
with the requirements of Paragraph 6 of the Lease. Tenant's failure to deliver the amendment to the 
Letter of Credit ( or additional Letter of Credit) to Landlord on or before the date thirty (30) days after the 
Fourth Amendment Effective Date shall constitute an Event of Default under Paragraph 25.a. of the Lease 
and, in addition to the remedies afforded to Landlord under Paragraph 25.b. of the Lease, Landlord may, 
at Landlord's option, terminate this Fourth Amendment by written notice to Tenant given at any time 
prior to receipt of the amended or additional Letter of Credit. Further, notwithstanding anything to the 
contrary in Paragraphs 2 or 3.c. above, Landlord shall not be required to deliver the 6th Floor Premises to 
Tenant or disburse any portion of Landlord's Allowance until the amendment to the Letter of Credit or 
additional Letter of Credit is received in the required form and amount, and (i) any delays in Delivery 
caused by Tenant's failure to timely deliver the same shall constitute a Tenant Delivery Delay and (ii) any 
delays in Substantial Completion of the Tenant Improvements resulting from such failure shall constitute 
a Tenant Caused Substantial Completion Delay. 

7. Parking. The provisions of Paragraph 53 of the Lease ( entitled "Parking") shall continue to 
apply in full without modification, with the 6th Floor Premises being included in the space leased by 
Tenant under the Lease for purposes of calculating the number of parking spaces allocated to Tenant 
under Paragraph 53.a. of the Lease. 

8. Original Premises (Floors 7, 8 and 9): Extension of Term; Monthly Rent; Additional Rent. 

a. Extension of Term for Original Premises. Tenant did not exercise Tenant's right under 
Paragraph 7.b. of the Third Amendment to prevent the automatic extension of the Lease term for the 
Original Premises (pursuant to Paragraph 58.d. of the Lease, as amended by Paragraph 11 of the Third 
Amendment) through and including the expiration date of the Lease term for the 6th Floor Premises. 
Accordingly, the term of the Lease as to the Original Premises is hereby extended through and including 
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the Expiration Date (as defined in Paragraph 1 above). As provided in Paragraph 1 above, the Expiration 
Date is to be confirmed by the parties in writing by execution of a letter in the form of attached Exhibit B. 
The period commencing on May 1, 2018, and continuing through and including the Expiration Date is 
referred to below as the "Original Premises Extended Term." 

b. Monthly Rent. During the Original Premises Extended Term, the Monthly Rent for the 
Original Premises under Paragraphs 2.c. and 5 of the Lease shall be Six Hundred Eighty Nine Thousand 
Six Hundred Thirty One and 25/100 Dollars ($689,631.25) per month. 

c. Additional Rent. During the Original Premises Extended Term, the provisions of 
Paragraph 7 of the Lease shall continue to apply in full to the Original Premises, provided that (i) the Base 
Year for the Original Premises shall be the 2013 calendar year, and (ii) the Base Tax Year for the Original 
Premises shall be the Fiscal Tax Year ending June 30, 2014. Tenant's Share as to the Original Premises 
shall remain 29.27%. 

9. Renewal Options. The provisions of Paragraph 60 of the Lease (entitled "Renewal Options") 
remain in full force and effect and the 6th Floor Premises shall be included in the calculation of the 
rentable square footage leased by Tenant at the end of the initial Lease term for purposes of the first 
sentence of Paragraph 60.a. of the Lease. Further, for purposes of Paragraph 60 of the Lease, the "initial" 
Lease term shall be deemed to expire on the last day of the Original Premises Extended Term (rather than 
on April 30, 2018). 

10. Confirmation of Dates for 10th and I I th Floor Premises; Settlement of Sums .. 

a. Final Additional Premises Commencement Date; Rent Commencement Date. 
Notwithstanding anything to the contrary in the Third Amendment (including, without limitation, Exhibit 
~ to the Third Amendment), the parties hereby agree that (i) the 11 th Floor Premises are deemed to have 
been delivered to Tenant in Delivery Condition on January 1, 2013, and (ii) the 10th Floor Premises are 
deemed to have been delivered to Tenant in Delivery Condition on February I, 2013. Accordingly, the 
parties hereby agree that the Final Additional Premises Commencement Date (as defined in Paragraph I 
of the Third Amendment) is February 1, 2013, for all purposes of the Third Amendment. 

Further, notwithstanding anything to the contrary in the Third Amendment, or in that 
certain letter agreement dated June 13, 2012, between Landlord and Tenant regarding construction delays 
relating to the replacement windows for the I 0th Floor Premises (the "June 13th Letter"), Landlord and 
Tenant hereby agree as follows: 

1. The Rent Commencement Date ( determined in accordance with Paragraph 3 of the 
Third Amendment) is November 1, 2013 (which is the date nine (9) months 
following the Final Additional Premises Commencement Date, as defined above), 
and 

ii. Tenant shall pay to Landlord a Per Diem Penalty (as defined in Paragraph 3 of the 
Third Amendment) equal to (x) Three Hundred Forty Five Thousand Five 
Hundred Ninety One and 23/100 Dollars ($345,591.23)(which sum is comprised 
of sixty-one (61) days of Monthly Rent for the tenth (10th

) floor) plus (y) One 
Hundred Fifty Seven Thousand Four Hundred Sixty Five and 43/100 Dollars 
($157,465.43)(which sum is comprised of thirty-one (31) days of Monthly Rent 
for the eleventh (11th) floor), for a total Per Diem Penalty payment of Five 
Hundred Three Thousand Fifty Six and 66/100 Dollars ($503,056.66). The 
aforementioned $503,056.66 payment shall be paid by Tenant to Landlord 
concurrently with the execution of this Fourth Amendment by Tenant. 

b. 10th and 11 th Floor Expiration Date. Pursuant to Paragraph 1 of the Third 
Amendment, the term of the Lease as to 10th and 11 th Floor Premises shall continue through and including 
the date (the "10th and 11 th Floor Expiration Date") that is the later of (i) the date that is ninety-six (96) 
full calendar months following the Rent Commencement Date (as defined in Paragraph 3 of the Third 
Amendment) which is October 31, 2021, or (ii) the date that is twenty-four (24) full calendar months 
following the expiration of the initial Lease term for the Original Premises, as such initial Lease term is 
extended from time to time pursuant to Paragraph 58.d. of the Lease. As provided in Paragraph 8 above 
in this Fourth Amendment, the initial Lease term for the Original Premises is extended through the 
Expiration Date (as defined in Paragraph I above). Landlord and Tenant shall confirm the 10th and 11 th 

Floor Expiration Date (based on the formula in the first sentence of this grammatical paragraph) in the 
letter attached as Exhibit B to this Fourth Amendment. 
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Pursuant to Paragraph 3 of the Third Amendment, if the I 0th and 1 I th Floor Expiration Date is 
extended pursuant to Paragraph 58.d. of the Lease so that the 10th and I Ith Floor Expiration Date is later 
than October 31, 2021 (which is the original 10th and 11 th Floor Expiration Date), then immediately 
following the last day of the Eighth Rent Year (as defined in Paragraph 3 of the Third Amendment), and 
on each successive anniversary of such date until the 10th and I 1th Floor Expiration Date ( as extended in 
accordance with the foregoing), Monthly Rent for the 10th and 1 1th Floor Premises shall increase by three 
percent (3%) over the Monthly Rent in effect for the 10th and 11 th Floor Premises during the immediately 
prior year. If the 10th and 11 th Floor Expiration Date is later than October 31, 2021, then the letter to be 
executed by Landlord and Tenant in the form of attached Exhibit B shall also confirm the Monthly Rent 
for the 10th and 11 th Floors Premises for the period commencing on the date immediately following the 
end of the Eighth Rent Year (as defined in Paragraph 3 of the Third amendment) and continuing through 
the 10th and 11 th Floor Expiration Date, as so extended. 

c. Settlement of Sums. Paragraph 2.e.i. of the Third Amendment requires Landlord to 
contribute Four Million Four Hundred Seventy Six Thousand Ninety Seven and 50/100 Dollars 
$4,476,097.50) ("Landlord's Third Amendment Allowance") to the cost of the design, construction 
and installation by Tenant of the Tenant Improvements on the 10th and 1 1th Floor Premises. Exhibit C 
attached to this Fourth Amendment sets forth the final adjustments to the aforementioned Landlord's 
Third Amendment Allowance, which adjustments include, without limitation, deductions from the 
Landlord's Third Amendment Allowance on account of Additional Landlord Work performed by 
Landlord at Tenant's request pursuant to Exhibit E to the Third Amendment, and additions to the 
Landlord's Third Amendment Allowance on account of certain Landlord's Work that was performed by 
Tenant, rather than Landlord, as agreed by Landlord and Tenant. As a result of the adjustments reflected · 
on attached Exhibit C, the Landlord's Third Amendment Allowance under Paragraph 2.e.i. of the Third 
Amendment is reduced to Three Million Four Hundred Forty Nine Thousand One Hundred Thirteen and 
84/100 Dollars ($3,449,113.84). 

In addition to the adjustments to Landlord's Third Amendment Allowance referenced in the 
immediately preceding grammatical paragraph (and notwithstanding anything to the contrary in 
Paragraph 2 of the Third Amendment or Exhibit E to the Third Amendment), Landlord and Tenant hereby 
agree that (i) Landlord shall pay to Tenant the sum of Forty-Five Thousand Two Hundred Fifty Dollars 
($45,250.00) as reimbursement to Tenant for one-half the cost of the hot water loop installed by Tenant 
on the 10th andl Ith Floor Premises (and the parties hereby confirm that that any further hot water loops or 
extensions to be installed by Tenant on any floor of the Building (including the 5th and 6th floors) will be 
at the sole cost of the Tenant, although any improvement allowance provided by Landlord may be applied 
to such Tenant costs) and (ii) Tenant shall pay to Landlord the sum of One Hundred Twenty Two 
Thousand Six Hundred Sixty Six Dollars ($122,666.00) as reimbursement to Landlord ofa portion of the 
additional weatherproofing costs incurred by Landlord due to delays in the completion Landlord's Work 
on the 10th and 11th Floor Premises related to the governmental approvals for the lowering of the sill 
height on the 10th Floor Premises, which payments under clauses (i) and (ii) above shall be administered 
as follows. The amount due from Landlord to Tenant under clause (i) shall be deducted from the amount 
due from Tenant to Landlord under clause (ii). The resulting amount due from Tenant to Landlord equals 
Seventy Seven Thousand Four Hundred Sixteen Dollars ($77,416.00), which amount shall be deducted 
from the Landlord's Third Amendment Allowance (as adjusted under the immediately preceding 
grammatical paragraph), so that Landlord's Third Amendment Allowance for the Tenant Improvements 
on the 10th and 1 I th Floor Premises is reduced to a final amount of Three Million Three Hundred Seventy 
One Thousand Six Hundred Ninety Seven and 84/100 Dollars ($3,371,697.84), which sum shall be 
disbursed by Landlord to Tenant upon Tenant's satisfaction of the disbursement requirements set forth in 
Paragraph 2.e.ii. of the Third Amendment. 

The parities agree that the accounting set forth on Exhibit E attached to this Fourth 
Amendment and the payments under the immediately preceding grammatical paragraph fully settle 
between Landlord and Tenant any and all issues and amounts relating to (i) the performance and 
completion of Landlord's Work (including any and all Additional Landlord Work) on the 10th and 11th 
Floor Premises, (ii) the obligations of either party relating to the cost of Landlord's Work and any 
Additional Landlord Work with respect to the 10th and 11th Floor Premises, (iii) any delays caused by 
Tenant or Landlord in the completion of Landlord's Work or any Additional Landlord Work with respect 
to the 10th and 11th Floor Premises, (iv) any delays relating to the Substantial Completion of the Tenant 
Improvements with respect to the 10th and 11th Floor Premises and (v) the adjustments to, and final 
amount of, Landlord's Third Amendment Allowance for the Tenant Improvements for the 10th and 11 th 

Floor Premises. With regard to the immediately preceding sentence, each party expressly waives all 
rights under Section 1542 of the California Civil Code or any other comparable statue which may be 
applicable. Section 1542 reads as follows: 
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"A general release does not extend to claims which the creditor does not know or suspect 
to exist in his or her favor at the time of executing the release, which if known by him or her must have 
materially affected his or her settlement with the debtor." 

11. Brokers. Tenant represents and warrants that it has negotiated this Fourth Amendment 
directly with Shorenstein Management, Inc., and Jones Lang LaSalle and has not authorized or employed, 
or acted by implication to authorize or to employ, any other real estate broker or salesmen to act for 
Tenant in connection with this Fourth Amendment. Tenant shall indemnify, defend and hold Landlord 
harmless from and against any and all Claims by any real estate broker or salesmen other than the real 
estate brokers identified above in this Paragraph 14 for a commission, finder's fee or other compensation 
as a result of Tenant's entry into this Fourth Amendment. Pursuant to a separate written agreement, 
Landlord shall pay the commission due the aforementioned brokers in connection with this Fourth 
Amendment and Tenant shall have no liability therefor. 

12. Authority. If Tenant is a corporation, partnership, trust, association or other entity, 
Tenant hereby covenants and warrants that (a) Tenant is duly incorporated or otherwise established or 
formed and validly existing under the laws of its state of incorporation, establishment or formation, 
(b) Tenant has and is duly qualified to do business in the state in California, ( c) Tenant has full corporate, 
partnership, trust, association or other appropriate power and authority to enter into the Lease and this 
Fourth Amendment and to perform all Tenant's obligations under the Lease, as amended by this Fourth 
Amendment, and (d) each person (and all of the persons if more than one signs) that signs this Fourth 
Amendment on behalf of Tenant was and is duly and validly authorized to do so. 

13. No Offer. Submission of this instrument for examination and signature by Tenant does 
not constitute an offer to lease or to amend the Lease, or a reservation of or option for lease or to amend 
the Lease, and this instrument is not effective as a lease amendment or otherwise until executed and 
delivered by both Landlord and Tenant. 

14. Lease in Full Force and Effect. Except as provided above, the Lease is unmodified 
hereby and remains in full force and effect. 

15. Counterparts. This Fourth Amendment may be signed in counterparts which, taken 
together, shall constitute one agreement. 

IN WITNESS WHEREOF, the parties have executed this document as of the date and year first 
above written. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Dela ompany 

Name: __ -11=Pcw•111J1.._w __ ~Gfall----,..__ __ 

Title: 
Va Pr11ident 

------------

EXHIBITS 
Exhibit A- Outline of 6th Floor Premises 
Exhibit B - Form ofletter confirming relevant dates 
Exhibit C - Overlap Work 
Exhibit D - Additional Landlord Work 

Tenant: 

TWITTER, INC., a Delaware corporation 

By:----'~~---=-----.,;;:::::,:;::;;...~~·~===--------­
Mike Gupta 

Chief Financial Officer 

Exhibit E - Accounting of Landlord's Allowance (10 th and] Ith Floor Premises) 
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EXHIBIT A 

Outline of 6th Floor Premises 

See attached page 
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Twitter, Inc. 

EXHIBIT B 

Form ofletter confirming relevant dates 

___ ,201 

Re: Lease, dated as of April 20, 2011, as amended (the "Lease"), between SRI Nine 
Market Square LLC, a Delaware limited liability company ("Landlord") and 
Twitter, Inc., a Delaware corporation ("Tenant") for premises in the building located 
at 1355 Market Street, California. 

Gentlemen or Ladies: 

Reference is hereby made to the Fourth Amendment to Lease, dated as of __ , 2013 
(the "Fourth Amendment"), pursuant to which, among other things, all of the rentable area on the 6th 
Floor of the Building is being added to your above-referenced Lease. All capitalized terms not otherwise 
defined herein shall have the meaning given them in the Fourth Amendment. 

Pursuant to the penultimate sentence of Paragraph I of the Fourth Amendment, this letter 
shall confirm the following: 

1. The 6th Floor Commencement Date (as defined in Paragraph I of the Fourth 
Amendment) is ________ _ 

2. The 6th Floor Rent Commencement Date (as defined in Paragraph 3 of the Third 
amendment) is _____ _ 

------

3. The Expiration Date (as defined for in Paragraph I of the Fourth Amendment) is 
, which is the last day of the sixtieth (60th

) full calendar month following the 6th Floor Rent 
Commencement Date, and 

4. The 10th and 1 l th Floor Expiration Date (as defined in Paragraph 1 0.b. of the 
Fourth Amendment) is ___________ _ 

[5. If applicable, state Monthly Rent for 10th and 11 th Floor Premises for 
extended term per Paragraph 10.b. of Fourth Amendment! 

Please acknowledge Tenant's agreement to the foregoing by executing both duplicate 
originals of this letter and returning one fully executed duplicate original to Landlord at the address on 
this letterhead. If Landlord does not receive a fully executed duplicate original of this letter from Tenant 
evidencing Tenant's agreement to the foregoing (or a written response setting forth Tenant's 
disagreement with the foregoing) within fifteen (15) days of the date of Tenant's receipt of this letter, 
Tenant will be deemed to have consented to the terms set forth herein. 

Very truly yours, 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By ________ ~ 
Its designated signatory 

The undersigned agrees to the dates set forth above: 

TWITTER, INC., a 
Delaware corporation 
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By   

Name   

Title   
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By   

Name   

Title   
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Name __________ _ 
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EXHIBIT C 

Overlap Work 

1. Landlord shall install the primary duct loop for the 6th Floor Premises based on Tenant's 
design and Landlord shall bear the cost thereof up to the sum of Two Hundred Fifty Two Thousand Nine 
Hundred Eighteen and 33/100 Dollars (252,918.33) (which sum includes the general contractor's mark-up 
and Landlord's Construction Management Fee). If the cost of such installation exceeds such amount, the 
excess amount shall be deducted from Landlord's Allowance. 

2. . Noise produced by mechanical equipment located in the mechanical room on the 6th Floor 
Premises shall not exceed NC40 in the 6th Floor Premises within ten (10) feet of the mechanical room. 
Accordingly, Landlord shall, at Landlord's sole cost, install sound traps for the 6th Floor Premises 
consistent with the installation of the sound traps on the 7th through 9th floors of the Building. 

If, at Tenant's request, Landlord retains a particular general contractor to perform any portion of 
the above Overlap Work, then, notwithstanding anything to the contrary in the Fourth Amendment, 
Landlord shall not be responsible or liable in any manner for the quality of such general contractor's 
work, or (except in the event of Landlord's bad faith or willful misconduct) their failure to complete the 
Overlap Work by the Overlap Work Completion Date (as defined in Paragraph 2.a. of the Fourth 
Amendment), but Landlord shall (i) diligently seek to cause such architect or general contractor to 
perform their respective work on a timely basis and in accordance with the approved Construction 
Drawings in the same manner that Landlord would supervise an architect or general contractor selected 
by Landlord and (ii) at no cost to Landlord, enforce (or assign to Tenant and allow Tenant to enforce) 
any warranties available on account of the subject work. For avoidance of doubt, item (b) in Paragraph 
3 .d. of the Fourth Amendment (regarding Landlord Delay relating to the failure to substantially complete 
the Overlap Work by the Target Overlap Work Completion Date) shall be inapplicable to Overlap Work 
for which Landlord, at Tenant's request, has retained a particular general contractor to perform the subject 
Overlap Work. 

3. Landlord shall, at Landlord's sole cost, install Building standard window treatments on 
all of the windows of the 6th Floor Premises; provided that Tenant may alter from the Building standard 
with Landlord's reasonable approval and at Tenant's expense, to the extent Tenant's window treatments 
cost more than the Building standard. At Tenant's option, Tenant may install the window treatments 
itself, with Tenant to receive a credit for the cost thereof in an amount to be agreed upon by Landlord and 
Tenant prior to Tenant's election to install the window treatments itself. 
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EXHIBIT D 

Procedure for Additional Landlord Work 

a. Description of Additional Landlord Work. Tenant may from time to time 
request, by written notice to Landlord, that Landlord perform certain work in the 6th Floor Premises (the 
"Additional Landlord Work"), subject to the provisions of this Exhibit D. (This Exhibit D applies only 
to the 6th Floor Premises.) The parties acknowledge that, prior to the date hereof, Tenant requested that 
the following work be included as Additional Landlord Work for the 6th Floor Premises (subject to 
Tenant's acceptance of such work, at Tenant's option, pursuant to the procedures set forth in Paragraph 
d. below): 

(i) construction of interconnecting stairway between floors 5 and 6, including slab opening and 
any structural improvements (the parties acknowledge that Tenant has timely exercised its 
option to lease the 5th floor pursuant to Paragraph 58 of the Lease and that Landlord and 
Tenant will execute a Fifth Amendment to Lease confirming the addition of the 5th floor to 
the leased premises promptly following the execution and delivery of this Fourth 
Amendment); 

(ii) vertical grease, make-up air, and dishwasher exhaust ducts and appurtenances, either entirely 
within the Premises (and specifically excluding Landlords shaft space in the vicinity of 
column K/5) or at a mutually agreed location on the exterior wall of Market Square 
Commons, including any associated structural openings , enclosures or attachments; 

(iii) rooftop equipment and associated power; 

(iv) hot water piping loops; 

(v) gas line upgrades for kitchen; 

(vi) elevator/stair door removal and relocation; and 

(vii) electrical panels in Base Building electrical room. 

The items of the Additional Landlord Work specified in item (i)through (vii) above 
(which items are sometimes referred to as the "Initially Contemplated Increments"), as well as any 
other individual items of Additional Landlord Work covered by this Exhibit D, are sometimes referred to 
as "increments" of the Additional Landlord Work. From time to time, Tenant may request that 
additional increments (other than the Initially Contemplated Increments) become a part of the Additional 
Landlord Work, but particular increments (including the Initially Contemplated Increments) shall become 
a part of the Additional Landlord Work only if the increments are actually added to the Additional 
Landlord Work in accordance with the procedures set forth in Paragraph d. below. Notwithstanding 
anything to the contrary herein (including, without limitation, Paragraph d. below) if Tenant requests that 
increments other than the Initially Contemplated Increments be considered for inclusion in the Additional 
Landlord Work, Landlord shall have no obligation to consider the inclusion of those particular 
increments into the Additional Landlord Work. Landlord shall prepare plans and specifications for the 
subject increment and submit them to Tenant for Tenant's written approval, which approval shall not be 
unreasonably withheld, conditioned or delayed. Tenant shall provide Landlord with any information 
reasonably requested by Landlord in order to allow Landlord to timely and efficiently prepare any such 
plans and specifications. Notwithstanding the foregoing or any other provision of this Exhibit D, the 
provisions of Paragraph 25.b.6. of the Lease (as modified by Paragraph 3.a. of the Fourth Amendment) 
shall apply in full to this Exhibit D. 

b. Performance of Additional Landlord Work. The construction (and design, when 
applicable) of the Additional Landlord Work shall be performed by qualified architects or contractors 
selected by Landlord for such work and the plans and specifications for the Additional Landlord Work 
(including, without limitation, the Initially Contemplated Increments) shall be subject to Landlord's 
reasonable written approval in all respects. All work of design and construction of the Additional 
Landlord Work shall be performed in a good and workmanlike manner and in accordance with all 
applicable laws. The schedule for the performance of the Additional Landlord Work shall be coordinated 
with Tenant's Construction Schedule (as defined in Paragraph 3.b.vi. of the Fourth Amendment) and the 
estimated schedule for the performance of each increment shall be as set forth on the Estimated Increment 
Schedule (as defined in Paragraph d. below). Landlord shall use good faith efforts to complete each 
increment of the Additional Landlord Work within the applicable Estimated Increment Schedule and shall 
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keep Tenant apprised of the progress being made on each increment of the Additional Landlord Work. 
Any delay in the completion of the Overlap Work (as defined in Exhibit C to the Fourth Amendment) 
resulting from such work being an Increment of Additional Landlord Work shall be attributed to Tenant, 
it being agreed that Landlord is performing Additional Landlord Work as an accommodation to Tenant. 
Landlord shall not (except in the event of Landlord's bad faith or willful misconduct) be penalized for any 
delays in the commencement or completion of the Tenant Improvements resulting from Landlord's 
consideration or performance of the Additional Landlord Work. If, at Tenant's request, Landlord retains 
a particular architect or general contractor to perform the Additional Landlord Work, notwithstanding 
anything to the contrary in this Exhibit D, Landlord shall not be responsible or liable in any manner for 
the quality of such architect's or general contractor's work, or (except in the event of Landlord's bad faith 
or willful misconduct) their failures to comply with the Estimated Increment Schedule, but Landlord 
shall (i) diligently seek to cause such architect or general contractor to perform their respective work on a 
timely basis and in accordance with the approved Construction Drawings in the same manner that 
Landlord would supervise an architect or general contractor selected by Landlord and (ii) at no cost to 
Landlord, enforce ( or assign to Tenant and allow Tenant to enforce) any warranties available on account 
of the subject work. 

Notwithstanding anything to the contrary herein, the provisions of Paragraph 3.h. of the 
Fourth Amendment (entitled "Resolution of Construction Related Disputes") shall apply in full to the 
performance of the Additional Landlord Work, including, without limitation, as to whether Landlord has 
engaged in bad faith or willful misconduct with regard to Landlord's performance under this Exhibit D. 

c. Construction Management Fee. As compensation to Landlord for construction 
management, inspection and administration with regard to the Additional Landlord Work, Landlord shall 
receive a fee (the "Construction Management Fee") equal to four percent (4%) of the cost of 
construction of the Additional Landlord Work (which, in addition to hard construction costs, shall include 
architectural, engineering and permit fees). 

d. Addition oflncrements to Additional Landlord Work. 

i. Contractor Fixed Price; Estimated Total Cost; Estimated Increment 
Schedule. If Tenant requests in writing that a particular increment be considered for inclusion in the 
Additional Landlord Work, and Landlord, in its sole discretion, agrees to consider such inclusion in the 
Additional Landlord Work (although Landlord has already agreed to process Tenant's request with regard 
to the Initially Contemplated Increments, as provided in Paragraph a. above), Landlord shall use good 
faith efforts to promptly obtain from Landlord's general contractor a commercially reasonable fixed price 
for the particular increment (the "Contractor Fixed Price"), which Contractor Fixed Price may be 
implemented in the form of a change order to Landlord's original construction contract with Landlord's 
general contractor for Landlord's Work. Tenant shall provide Landlord with any and all information 
regarding the requested increment of Additional Landlord Work reasonably required by Landlord to 
solicit the Contractor Fixed Price. The parties acknowledge that Landlord will likely incur Design Costs 
(as defined below) and permit costs in order to obtain the Contractor Fixed Price. Landlord shall 
endeavor to deliver the Contractor Fixed Price to Tenant within a reasonable time following the date 
Landlord received from Tenant Tenant's written request to consider the subject increment and all 
information required for Landlord to obtain the Contractor Fixed Price for that increment. Concurrently 
with the delivery of the Contractor Fixed Price to Tenant, Landlord shall deliver to Tenant Landlord's 
reasonable estimate of (i) the design costs (which design costs shall include, without limitation, the cost 
of preparing plans and specifications and construction documents and the cost of compiling any other data 
or information required to obtain building permits or other governmentally required approvals for the 
performance of the increment, including approvals from the Historical Preservation Commission (such 
design costs being referred to collectively as "Design Costs")), (ii) permit fees, (iii) the Construction 
Management Fee, (iv) a "contingency" component and (v) any other costs that Landlord reasonably 
estimates will be incurred by Landlord in the performance of the subject increment of the Additional 
Landlord Work, including, supporting documentation, if applicable. (The Contractor Fixed Price for a 
particular increment, together with the other costs referenced in the immediately preceding sentence as to 
such increment, are referred to collectively hereinafter as the "Estimated Total Cost" for such 
increment). Concurrently with Landlord's delivery to Tenant of the Estimated Total Cost for the subject 
increment, Landlord shall deliver to Tenant an estimated construction schedule for the subject increment 
(the "Estimated Increment Schedule"), which Estimated Increment Schedule shall include (x) the 
estimated number of days the work will take to complete after an Increment Addition Form (as defined 
below) is duly executed and delivered by Landlord and Tenant and Landlord has obtained the required 
governmental permits and approvals for the work, (y) the estimated length of time required to obtain the 
aforementioned permits and approvals and (z) based on the foregoing, the estimated commencement and 
completion dates for the subject increment. 
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Tenant shall have a period of ten ( 10) Business Days from receipt from Landlord of the 
Estimated Total Cost and the Estimated Increment Schedule for a particular increment to approve or 
reject in writing such Estimated Total Cost and Estimated Increment Schedule. If Tenant does not deliver 
either an approval or rejection notice to Landlord within the aforementioned ten (10) Business Day 
period, then Tenant shall be deemed to have rejected both the Estimated Total Cost and the Estimated 
Increment Schedule for that increment and the subject increment of Additional Landlord Work shall not 
be added to the Additional Landlord Work and, if Tenant desires that such work be performed, Tenant 
shall be responsible for performing the same as a part of the Tenant Improvements and Tenant may apply 
Landlord's Allowance to the cost of such work in accordance with the provisions of Paragraph 3.c. of the 
Fourth Amendment. If Tenant delivers to Landlord, within the aforementioned ten ( 10) Business Day 
period, a written objection as to the Estimated Total Cost and/or the Estimated Increment Schedule, such 
written objection shall specify in reasonable detail the nature of the disapproval so as to allow Landlord, 
Landlord's architect and general contractor (as applicable) to attempt to address the element that is the 
basis of such disapproval. Tenant shall make a Tenant representative available to confer with Landlord 
regarding Tenant's disapproval and the possible measures which may be taken in order to obtain Tenant's 
approval. Thereafter, as appropriate, Landlord shall modify the plans and specifications for the applicable 
increment (provided that any modifications to the plans and specifications shall be subject to Landlord's 
written approval, which approval shall not be unreasonably withheld or delayed if the work is in 
accordance with current Building standards and finishes, as reasonably determined by Landlord), update 
the Estimated Increment Schedule and, if the plans and specifications were modified, seek another 
Contractor Fixed Price for the work and present to Tenant, as applicable, a new Estimated Total Cost for 
the increment (including the new Contractor Fixed Price) and a revised Estimated Increment Schedule. 
Tenant shall have five (5) Business Days to accept or reject the new Estimated Total Cost and revised 
Estimated Increment Schedule (as applicable) and, if Tenant delivers a written notice to Landlord within 
the required five (5) Business Day period rejecting such revisions (or fails to deliver a written notice to 
Tenant within such period either accepting or rejecting such revisions), then the subject increment of 
Additional Landlord Work shall not be added to the Additional Landlord Work and, if Tenant desires that 
such work be performed, Tenant shall be responsible for performing the same as a part of the Tenant 
Improvements and Tenant may apply Landlord's Allowance to the cost of such work in accordance with 
the provisions of Paragraph 3.c. of the Fourth Amendment. 

ii. Increment Addition Form. If Tenant accepts the Estimated Fixed Cost (initial or 
revised), and also accepts the Estimated Increment Schedule (initial or revised), for a particular increment 
of Additional Landlord Work, then Landlord and Tenant shall jointly complete and execute an Increment 
Addition Form in the form of attached Schedule 1 ( or in such modified form as Landlord and Tenant may 
mutually agree) for such increment. Notwithstanding anything to the contrary herein, no increment will 
be deemed a part of the Additional Landlord Work hereunder unless and until an Increment Addition 
Form is executed and delivered by both Landlord and Tenant for such increment and, if an Increment 
Addition Form is not executed and delivered by both Landlord and Tenant for a particular increment, for 
any reason, Tenant, if Tenant desires that such work be performed, shall be responsible for performing the 
subject work as a part of the Tenant Improvements and Tenant may apply Landlord's Allowance to the 
cost of such work in accordance with the provisions of Paragraph 3.c. of the Third Amendment. 

iii. Estimates. Tenant acknowledges that the dates in the Estimated Increment Schedule 
(as referenced in Paragraph d.i. above) are Landlord's good faith estimates only and are prepared by 
Landlord based on information then known to Landlord and that such dates are not binding on Landlord. 
Similarly, the Estimated Total Cost (as defined in Paragraph d.i. above) is Landlord's good faith 
estimated only (except for the Contractor Fixed Price, which is a fixed price and not an estimate) and 
shall not affect Tenant's obligation for the Final Total Cost (as defined in Paragraph d.iv. below) even if 
such Final Total Cost differs from the Estimated Total Cost that was set forth on the Increment Addition 
form or that was subsequently presented to Tenant in writing (subject to the limitations set forth in 
Paragraph d.iv. below). However, without limitation of the foregoing, Landlord will use good faith 
efforts to cause Landlord's contractor to meet the parameters of both the Estimated Increment Schedule 
and the Estimated Total Cost. If at any time Landlord becomes aware of a delay in the performance of a 
particular increment such that the Estimated Increment Schedule previously approved by Tenant for such 
increment is likely not to be met, and/or becomes aware of a change in Design Costs, permits fees or any 
other construction cost for a particular increment which will cause the total cost for such increment to 
exceed the Estimated Total Cost that was previously approved by Tenant for that increment, Landlord 
will, as soon as reasonably possible after Landlord becomes aware of the subject delay or additional cost, 
notify Tenant thereof, specifying in such notice the nature of the delay or cost increase, as applicable. 

iv. Final Total Cost Deducted from Landlord's Allowance. The (A) Contractor Fixed 
Price that was included in the Estimated Total Cost approved by Tenant pursuant to Paragraph 2.d.i. 
above, plus (8) the actual (i) Design Costs, (ii) permit fees, (iii) Construction Management Fee, (iv) 
contingency component of the Estimated Total Cost previously approved by Tenant under Paragraph d.i. 
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above, and (v) any other costs that Landlord reasonably incurred in the performance of the subject 
increment of the Additional Landlord Work (other than Force Majeure Costs, as defined in Paragraph 
25.b.6. of the Lease), constitute the "Final Total Cost" for such increment of the Additional Landlord 
Work. Upon completion of the subject increment of the Additional Landlord Work, Landlord shall notify 
Tenant in writing of the Final Total Cost for that increment and the Final Total Cost shall be deducted 
from Landlord's Allowance. Notwithstanding anything to the contrary in this Exhibit D, in no event shall 
Landlord perform any increment of Additional Landlord Work that would cause the Final Total Cost of 
all Additional Landlord Work (plus the Reimbursable Costs under Paragraph v. below) to exceed 
Landlord's Allowance (which is $3,151,680.00). Further, notwithstanding anything to the contrary in 
Paragraph 3.c.ii. of the Fourth Amendment, no portion of Landlord's Allowance shall be disbursed for 
application to the cost of the construction of the Tenant Improvements until the Final Total Cost for all of 
the Additional Landlord Work has been deducted from Landlord's Allowance in accordance with this 
Paragraph d.iv. Without limitation of any other provisions herein, if, for any reason (other than a Force 
Majeure Event, as defined in Paragraph 25.b.6. of the Lease) the Final Total Cost exceeds the available 
Landlord's Allowance, then Tenant shall pay to Landlord a penalty equal to such excess, which penalty 
shall be paid not later than ten (10) Business Days following the later of (i) the Rent Commencement Date 
( or, if the Lease is terminated prior to the Rent Commencement Date due to an Event of Default, the date 
of the Lease termination) and (ii) the date Landlord delivers a written invoice to Tenant for such excess 
with supporting invoices evidencing such excess cost. 

v. Reimbursement of Design Costs for Increments Not Added to Additional 
Landlord Work. If Tenant requested that Landlord consider performing a particular increment of 
Additional Landlord Work, but, in accordance with the procedures above, such increment is not 
ultimately added to the Additional Landlord Work (other than because of Landlord's bad faith or willful 
misconduct), then, notwithstanding the fact that Landlord will not perform the subject increment of work, 
Tenant shall be responsible for the Design Costs and costs of obtaining permits that were reasonably 
incurred by Landlord in connection with the proposed increment prior to the date that it was determined 
that the increment would not be included in the Additional Landlord Work (the "Reimbursable Costs"). 
The Reimbursable Costs shall be paid by Tenant to Landlord by deducting an amount equal to the 
Reimbursable Costs from Landlord's Allowance and will be deemed a part of the Final Total Cost of all 
Additional Landlord Work. Landlord shall notify Tenant in writing of the amount of such deduction from 
Landlord's Allowance on account of the Reimbursable Costs and shall deliver to Tenant any and all such 
plans that were prepared by Landlord for proposed increments that were not ultimately added to the 
Additional Landlord Work to be performed by Landlord. 

vi. Alternate "Fast Track" Process. Notwithstanding the provisions of Paragraph d.i 
above, in lieu of waiting for an Estimated Total Cost and Estimated Increment Schedule and executing an 
Increment Addition Form, Tenant may elect to "fast track" the commencement of an increment of 
Additional Landlord Work by requesting that Landlord provide Tenant with a "Rough Order of 
Magnitude" price ("ROM Price") on any proposed increment of Additional Landlord Work, and, upon 
receipt of the ROM Price, Tenant may direct Landlord to commence the applicable increment of 
Additional Landlord Work (i.e., commence performance of such work on a so-called "price and proceed" 
basis), in which event Landlord shall proceed with the increment of Additional Landlord Work 
immediately and concurrently with Landlord's solicitation of Estimated Total Cost and Estimated 
Increment Schedule for such increment. Tenant expressly acknowledges that if, following Landlord's 
delivery of the Estimated Total Cost and Estimated Increment Schedule for the increment in question, 
Tenant rejects such Estimated Total Cost and/or Estimated Increment Schedule, Landlord shall continue 
to attempt to produce a new Estimated Total Cost and Estimated Increment Schedule as described in the 
second grammatical paragraph of Paragraph d.i above, however if Tenant ultimately disapproves such 
revised Estimated Increment Schedule and Estimated Total Cost, Landlord shall have no obligation to 
continue work on the subject increment, and Tenant shall be responsible for the cost incurred by Landlord 
with respect to the design and construction of such increment incurred to date, which will nonetheless be 
Reimbursable Costs and part of the Final Total Cost to be deducted from Landlord's Allowance. 

Schedules 
Schedule 1 - Increment Addition Form 
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SCHEDULEl 

Increment Addition Form 

INCREMENT ADDITJON NO: Date: 
---------- ----------

This document constitutes an "Increment Addition Form" under Paragraph d. of Exhibit D attached to 
the Fourth Amendment to Lease, dated as of September_, 2013 (the "Fourth Amendment"), executed 
by SRI Nine Market Square LLC, a Delaware limited liability company ("Landlord") and Twitter, Inc., a 
Delaware corporation ("Tenant"), in connection with Tenant's lease of the 6th floors of the building 
located at 1355 Market Street, San Francisco, CA. 

1. The following increment is hereby added to the Additional Landlord Work: 

rinsert written description or attach relevant documentation identifying increment) 

2. The Estimated Total Cost for the increment(s) described above is as follows: 

[insert written description or attach relevant documentation specifying Estimated 
Total Cost] 

3. The Estimated Increment Schedule for the additional increments(s) described above is/are as 
follows: 

[insert schedule or attach relevant documentation setting forth schedule I 

Capitalized terms not otherwise defined herein shall have the meanings ascribed to them in the Fourth 
Amendment. Execution of this Additional Increment Form by Landlord and Tenant constitutes a binding 
agreement by Landlord and Tenant in accordance with the Fourth Amendment. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By: _________ _ 

Name: 
------------

Title: 
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Tenant: 

TWITTER, INC., a Delaware corporation 

By: ____________ _ 

Name: --------------

Title: 
---------------
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EXHIBIT E 

Accounting of Landlord's Allowance (10th andl Ith Floor Premises) 

TI ALLOWANCE 

TI Allowance, 3rd Amendment 

Construction Mgmt Fee, 3rd Amendment 

HV AC Distribution-Allowance, 3rd Amendment 

DELETED 

INCREMENT #01- 10th Floor Deck Door 

INCREMENT #02-Additional Landlord Work 

INCREMENT #OS-Additional Landlord Work CO #01 

Revised TI Allowance 

DEVELOPMENT, LANDLORD TRANSFER WORK 

INCREMENT #03- Sound Attenuator Design Costs 

INCREMENT #04- Delete Commons Mecho Shades 

TOTAL 
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$ 

$ 4,476,097.50 

$ (42,629.50) 

$ 250,000.00 

$ 0 

$ (8,772.40) 

$ (1,067,112.80) 

$ (179,390.64) 

3,428, 192.16 

$ 6,685.12 

$ 14,236.56 

$ 20,921.68 

$ 3,449,113.84 
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FIFTH AMENDMENT TO LEASE 
(Adding 5th Floor Expansion Increment) 

ft' THIS FIFTH AMENDMENT TO LEASE ("Fifth Amendment") is executed as of the 
~ day of October, 2013 (the "Fifth Amendment Effective Date"), b~tween SRI NINE MARKET 
SQUARE LLC, a Delaware limited liability company ("Landlord") and TWITTER, INC., a Delaware 
corporation ("Tenant"). 

RECITALS 

A. Landlord and Tenant are parties to that certain office lease, dated as of April 20, 2011, 
pursuant to which Tenant leases from Landlord certain premises in the building located at 1355 Market 
Street, San Francisco, California (the "Building"). The aforementioned lease was subsequently amended 
by (i) a First Amendment to Lease, dated as of May 16, 2011 (the "First Amendment"), pursuant to 
which the premises covered by the lease were modified to consist of all of the rentable area on the 7t\ 8th 

and 9th floors of the Building, (ii) a Second Amendment to Lease, dated as of September 30, 2011 (the 
"Second Amendment"), pursuant to which, among other things, Landlord agreed to perform certain 
additional Landlord's Work and the provisions of the Lease regarding the manner of disbursement of 
Landlord's Allowance were modified, (iii) a Third Amendment to Lease, dated as of June I, 2012 (the 
"Third Amendment"), pursuant to which, among other things, all of the rentable area of the I 0th and 
11 th floor of the Building were added to the premises covered by the lease and (iv) a Fourth Amendment 
to Lease, dated as of September 24, 2013 (the "Fourth Amendment"), pursuant to which, among other 
things, all of the rentable area of the 6th floor of the Building is being added to the Lease and certain 
matters agreed upon by Landlord and Tenant with regard to the 10th and I Ith floors were documented. 
The aforementioned lease, as amended by the aforementioned amendments, is referred to hereinafter as 
the "Lease." Capitalized terms not otherwise defined herein shall have the meaning given them in the 
Lease. 

B. The premises presently covered by the Lease (the "Premises") consist of the following: 

Floor RSF 
6 78,792 
7 78,792 
8 78,792 
9 57,366 
10 44,954 
I I 40,305 

379,001 

The portions of the Premises located on the 7th through 9th floors of the Building are sometimes 
referred to herein as the "Original Premises," the portion of the Premises located on the 6th floor of the 
Building is sometimes referred to herein individually as the "6th Floor Premises" and the portions of the 
Premises located on the 10th and 11 th floors of the Building are sometimes referred to as the "10 and 11 th 

Floor Premises." Tenant also leases from Landlord, pursuant to Paragraph 63 of the Lease (as amended), 
the 9th Floor Deck and, pursuant to Paragraph 9 of the Third Amendment, the 10th Floor Deck. In 
accordance with Paragraphs 1 and 8.a. of the Fourth Amendment, the initial term of the Lease as to the 
Original Premises and the 6th Floor Premises will expire concurrently on the last day of the sixtieth (60th) 
full calendar month following the 6th Floor Rent Commencement Date (as defined in Paragraph 4 of the 
Fourth Amendment)(subject to Tenant's renewal options under Paragraph 60 of the Lease). The 
expiration date of the Lease as to the 10th and 11 th Floor Premises is as provided in Paragraph 10.b. of the 
Fourth Amendment. 

C. Pursuant to Tenant's written notice to Landlord, dated September 4, 2013, Tenant exercised 
Tenant's Expansion Option under Paragraph 58 of the Lease to lease all of the rentable area of the fifth 
(5 th) floor of the Building (the "5th Floor Premises"), which 5th Floor Premises are outlined on attached 
Exhibit A. 

D. Landlord and Tenant presently desire to amend the Lease to (i) add the 5th Floor Premises to 
the Premises covered by the Lease in accordance with the provisions of Paragraph 58 of the Lease, and 
(ii) extend the term of the Lease ( as to all of the Premises, but excluding the 10th and 1 1th Floor Premises) 
through and including the date sixty (60) full calendar months following the date rent commences on the 
5th Floor Premises, all on the terms and conditions set forth below. 
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NOW, THEREFORE, in consideration of the foregoing, the parties hereto agree as follows: 

1. Lease of 5th Floor Premises. In accordance with Paragraph 58 of the Lease, the 5th Floor 
Premises shall be added to the Premises effective as of the date (the "5th Floor Commencement Date") 
Landlord delivers the 5th Floor Premises to Tenant in Delivery Condition (as defined in Paragraph 2 
below). The term of the Lease of the 5th Floor Premises shall continue through and including the date 
(the "Expiration Date") that is the last day of the sixtieth (60th) full calendar month following the 5th 
Floor Rent Commencement Date (as defined in Paragraph 4 below). Upon either party's request after the 
date by which such dates are able to be confirmed, Landlord and Tenant shall execute a letter in 
substantially the form of Exhibit B attached hereto confirming (i) the 5th Floor Commencement Date, (ii) 
the 5th Floor Rent Commencement Date and (iii) the Expiration Date. In the event that the 6th Floor 
Commencement Date and 6th Floor Rent Commencement Date (as those terms are defined in the Fourth 
Amendment) are the same as the 5th Floor Commencement Date and the 5th Floor Rent Commencement 
Date, then, notwithstanding anything to the contrary above or in the Fourth Amendment, the letter 
attached hereto as Exhibit B shall be modified to cover both the 6th Floor Premises and the 5th Floor 
Premises. 

Landlord and Tenant agree that, for all purposes of the Lease, the 5th Floor Premises 
shall be deemed to consist of 78,792 rentable square feet of space. Upon the 5th Floor Commencement 
Date, the Premises covered by the Lease will consist of all of the rentable area of the 51

\ 6t\ 7t\ gt\ 9t\ 
10th and 11 th floors of the Building and the Premises will consist of a total of approximately 457,793 
rentable square feet of space. 

2. Landlord's Work; Delivery; 5th Floor Delivery Window. Prior to the date hereof, Landlord 
and Tenant jointly toured the 5th Floor Premises to determine the condition thereof. The parties 
acknowledge that the Landlord's Work (as defined in Paragraph 4.b. of the Lease) was previously 
completed by Landlord in the 5th Floor Premises (subject to punch list items agreed to by Landlord and 
Tenant and final testing of Building Systems, which punch list items and final testing shall be performed 
pursuant to the schedule mutually and reasonably agreed upon by Landlord and Tenant), except for the 
duct work, installation of sound traps and window treatments, as described on attached Exhibit C (the 
"Overlap Work") which, by mutual agreement of Landlord and Tenant, has not yet been completed by 
Landlord. Landlord and Tenant agree that, notwithstanding the provisions in Paragraph 58.a. of the Lease 
regarding the delivery of each Expansion Increment with Landlord's Work (as defined in Paragraph 4.b. 
of the Lease) completed, Landlord shall deliver the 5th Floor Premises to Tenant in its "as-is" condition 
as of the date hereof ("Delivery Condition") and that Landlord shall substantially complete the Overlap 
Work on or before a date (the "Target Overlap Work Completion Date") to be reasonably and mutually 
agreed upon by Landlord and Tenant based on the availability of HV AC components required for the 
completion of the duct work and sound trap portions of the Overlap Work (which date shall be extended 
for any delays in substantial completion resulting from Tenant Delay and/or Force Majeure). (For 
avoidance of doubt, the completion of the Overlap Work and the completion of any Additional Landlord 
Work being performed by Landlord in the 5th Floor Premises pursuant to attached Exhibit D is not 
required for Delivery of the 5th Floor Premises to have occurred.) In addition, Landlord shall be required 
to (i) fund the Improvement Allowance for 5th Floor Premises, as provided for in Paragraph 3.c. below 
and (ii) perform such work as may be necessary to ensure that both (A) the Base Building (as defined in 
the Lease) components of the 5th Floor Premises (prior to the construction of the Tenant Improvements) 
and (B) the Base Building components, and all Common Areas (inclusive ofrestrooms), in the other areas 
of the Building that are anticipated to be in Tenant's path of travel for the 5th Floor Premises during the 
Lease term, shall comply with Title 24 access requirements as of the date Landlord delivers the 5th Floor 
Premises to Tenant in Delivery Condition. 

Landlord shall, in accordance with Paragraph 58.a. of the Lease, deliver the 5th Floor 
Premises to Tenant in Delivery Condition (as defined above) no sooner than November 4, 2013, not later 
than December 2, 2013 (the "5th Floor Delivery Window"). Notwithstanding the foregoing, Landlord 
shall not be liable to Tenant, nor shall Tenant's lease of the 5th Floor Premises be void or voidable, if 
Landlord is unable to deliver the 5th Floor Premises to Tenant within the 5th Floor Delivery Window due 
to delays caused by Force Majeure (as defined in Paragraph 4.a. of the Lease), but Landlord shall use 
commercially reasonably efforts to deliver the 5th Floor Premises to Tenant as soon as commercially 
reasonably possible following the last day of the 5th Floor Delivery Window. However, if Landlord does 
not deliver the 5th Floor Premises to Tenant on or prior to February 28, 2014 (which is the date that 
ninety (90) days after the expiration of the 5th Floor Delivery Window) (the "Outside 5th Floor Delivery 
Date") for any reason other than delays caused by Tenant (a "Tenant Delivery Delay") or Force 
Majeure, then Tenant shall, commencing on the Rent Commencement Date for the 5th Floor Premises, be 
entitled to an abatement of Monthly Rent equal to the number of days beyond the Outside 5th Floor 
Delivery Date. that the 5th Floor Premises were not delivered to Tenant for reasons other than Force 
Majeure or a Tenant Delivery Delay. 
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The parties acknowledge that, notwithstanding the provisions of Paragraph 58.a. of the 
Lease regarding the delivery window for the 5th Floor Premises, Tenant has requested that Landlord 
deliver the 5th Floor Premises to Tenant in Delivery Condition concurrently with Landlord's delivery of 
the 6th Floor Premises to Tenant in Delivery Condition pursuant to the Fourth Amendment or, if not 
concurrently, then as soon as reasonably possible after the date of this Fifth Amendment. 
Notwithstanding anything to the contrary in Paragraph 58 of the Lease or in the immediately preceding 
grammatical paragraph, Landlord agrees to use reasonable and good faith efforts to deliver the 5th Floor 
Premises to Tenant in Delivery Condition concurrently with Landlord's delivery of the 6th Floor Premises 
to Tenant in Delivery Condition pursuant to the Fourth Amendment or as soon as reasonably possible 
after the date of this Fifth Amendment, and, if such concurrent delivery ( or delivery that is not concurrent 
but is prior to the 5th Floor Delivery Window) occurs, Tenant agrees that the 5th Floor Commencement 
Date shall, for all purposes of this Fifth Amendment, be the date of such delivery, provided, however, that 
Landlord's failure to deliver the 5th Floor Premises to Tenant in Delivery Condition concurrently with the 
delivery of 6th Floor Premises in Delivery Condition pursuant to the Fourth Amendment (or on a date 
prior to the 5th Floor Delivery Window), shall not constitute a breach by Landlord of this Fifth 
Amendment or entitle Tenant to any remedies or rent abatement, it being agreed that Landlord shall 
remain obligated to deliver the 5th Floor Premises to Tenant in Delivery Condition not later than the last 
day of the 5th Floor Delivery Window, as defined in the immediately preceding grammatical paragraph. 

If, subsequent to the Fifth Amendment Effective Date, Tenant desires to have Landlord 
perform additional work associated with the Tenant Improvements being constructed by Tenant's 
Contractor pursuant to Paragraph 3 .a. below, then Tenant shall advise Landlord thereof and the provisions 
of attached Exhibit D shall apply with regard to such requested additional work. As used in this Fifth 
Amendment, the term "Additional Landlord Work" shall have the meaning set forth in Paragraph a. of 
attached Exhibit D. 

3. Tenant Improvements; Landlord's Allowance; Early Access. 

a. Tenant Improvements. Promptly following the 5th Floor Commencement Date, 
Tenant shall commence construction of the improvements Tenant desires to make therein prior to 
Tenant's initial occupancy of the 5th Floor Premises (the "Tenant Improvements"). For avoidance of 
doubt, (x) the Tenant Improvements shall consist of interior improvements necessary to facilitate the use 
by Tenant of the 5th Floor Premises for the use(s) permitted under the Lease, and shall not include the 
installation of Building Systems (as defined in Paragraph 4.b of the Lease) or the modification of same; 
and (y) Tenant is not acting as the agent of Landlord in its construction efforts and not performing any 
work of improvement within the 5th Floor Premises on behalf of Landlord. During the period prior to the 
completion of the Additional Landlord Work (if any) and prior to the completion of Tenant's construction 
of Tenant Improvements within the 5th Floor Premises, (i) no rent shall be due or accrue under the Lease 
(as amended by this Fifth Amendment) for the 5th Floor Premises, (ii) the Indemnitees covered by 
Tenant's obligations under Paragraph 14.b. of the Lease shall, as to the 5th Floor Premises, be limited to 
SRI Nine Market Square LLC, and (iii) Tenant's liability under the Lease for acts or failures to act to the 
extent applicable to the 5th Floor Premises only will be limited as described in Paragraph 25.b.6 of the 
Lease, provided, that for the purposes of application to the 5th Floor Premises only, (a) the term "Tenant's 
Share" as used in Paragraph 25.b.6 of the Lease shall be 10.73% and (b) the discount rate used in 
determining the remedy in clauses (b )(i) and (b )(ii) of the introductory paragraph of Paragraph 25.b.6 of 
the Lease shall be at least the Tenant's Incremental Borrowing Rate for the 5th Floor Premises (which 
rate is 7.8% in Paragraph 25.b.6 the Lease and is 7.8% for purposes of this paragraph). For avoidance of 
doubt, the foregoing limitation on Tenant's liability with respect to the 5th Floor Premises will not be 
deemed to alter or diminish the limitation on the liability of Tenant with respect to any other portion of 
the Premises. 

Except as otherwise expressly provided in this Paragraph 3 or Paragraph 9 of the Lease, all 
of the provisions of Paragraph 9 of the Lease ( entitled "Alterations and Restoration") shall apply to the 
construction of the Tenant Improvements. Notwithstanding anything to the contrary herein, the 
Alteration Operations Fee provided for in Paragraph 9.a. of the Lease shall be inapplicable to the 
construction of the Tenant Improvements and the Construction Management Fee provided for in 
Paragraph 3.c.iii. below shall instead apply. The general contractor selected by Tenant for the 
construction of the initial Tenant Improvements ("Tenant's Contractor") shall be subject to Landlord's 
prior written approval, which shall not be unreasonably withheld, conditioned or delayed. Landlord 
hereby approves NOVO Construction as Tenant's Contractor, if Tenant elects to select NOVO 
Construction as Tenant's Contractor. 

In no event shall Tenant or Tenant's Contractor be given access to the 5th Floor Premises 
until Tenant has delivered to Landlord the insurance certificates required by Landlord in connection with 
the construction of the Tenant Improvements. 
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The Tenant Improvements shall be deemed "Substantially Completed" by Tenant's 
Contractor when they have been completed in accordance with the final plans (as reasonably approved by 
Landlord and Tenant), subject only to correction or completion of "punch list" items, which items shall 
be limited to minor items of incomplete or defective work or materials or mechanical maladjustments that 
are of such a nature that the lack of completion does not materially interfere with or impair Tenant's use 
of the 5th Floor Premises for Tenant's business and the subsequent performance of the completion of the 
work will not materially interfere with or impair the use of the 5th Floor Premises for Tenant's business. 
Any delays caused by Tenant or Tenant's Contractor in commencing or completing the Tenant 
Improvements are sometimes referred to below as a "Tenant Caused Substantial Completion Delay." 

b. Construction Plans; Tenant's Construction Schedule. 

i. Selection of Architect; Construction Drawings. Tenant shall select an 
architect, subject to Landlord's prior written approval, which shall not be unreasonably withheld, 
conditioned or delayed, to prepare the Space Plan and Working Drawings (as those terms are defined 
below) ("Tenant's Architect"). Landlord hereby approves Interior Architects to act as Tenant's Architect 
if Tenant elects Interior Architects to be Tenant's Architect. The Space Plan and Working Drawings shall 
be subject to Landlord's prior written approval in accordance with Paragraph 9.a. of the Lease and the 
timelines described in this Paragraph 3.b. 

ii. Space Plan. Tenant shall initially supply Landlord with four ( 4) copies 
of its proposed space plan for the 5th Floor Premises (the "Space Plan"). The Space Plan shall include a 
layout and designation of all offices, rooms and other partitioning, their intended use, and any major 
equipment to be contained therein. Landlord shall advise Tenant within five (5) Business Days after 
Landlord's receipt of the Space Plan if the same is unsatisfactory or incomplete in any respect (Landlord's 
approval not to be unreasonably withheld or conditioned). If Tenant is so advised, Tenant shall cause the 
Space Plan to be revised by Tenant's Architect to correct any deficiencies or other matters Landlord may 
reasonably require and re-submit the proposed Space Plan to Landlord. Landlord will approve or 
disapprove of the revised Space Plan in writing within two (2) Business Days after receipt thereof. This 
process will continue until the Space Plan is fully approved in writing by Landlord. To the extent 
Landlord is able to identify Specialty Alterations during Landlord's review of the Space Plan, then 
concurrently, with Landlord's review and approval of the Space Plan, Landlord shall notify Tenant in 
writing of whether any of the Tenant Improvements described therein are deemed Specialty Alterations 
and, if so, whether Tenant is required to remove the subject Specialty Alterations in accordance with 
Paragraphs 9.b. and 20.a. of the Lease at the expiration or earlier termination of the Lease. 
Notwithstanding anything to the contrary above, if, when reviewing revised Space Plans, Landlord 
requires material revisions to design items that Landlord previously approved (and the material revisions 
to previously approved items are not triggered by the other revisions being made to the Space Plan), then 
the additional time (if any) required for Tenant's Architect to revise the Space Plan to address those 
additional deficiencies shall constitute a Landlord Delay for purposes of Paragraph 3.d. below. 

111. Working Drawings. After the Space Plan has been approved in writing by 
Landlord, Tenant shall cause Tenant's Architect to compile a fully coordinated set of architectural, 
structural, mechanical, electrical and plumbing working drawings and specifications in a form which is 
complete enough to allow subcontractors to bid on the work and to obtain all applicable permits 
(collectively, the "Working Drawings") and submit the same to Landlord for Landlord's approval 
(Landlord's approval not to be unreasonably withheld or conditioned). Tenant shall supply Landlord with 
four (4) copies of the Working Drawings. Landlord shall advise Tenant in writing within ten (10) 
Business Days (although Landlord shall use reasonable efforts to respond within a shorter period to the 
extent reasonably possible) after Landlord's receipt of the draft Working Drawings if the same are 
unsatisfactory or incomplete in any respect. If Tenant is so advised, Tenant shall cause Tenant's 
Architect to revise the Working Drawings to correct any deficiencies or other matters Landlord may 
reasonably require and re-submit the same to Landlord. Landlord will approve or disapprove the revised 
Working Drawings in writing within ten (10) Business Days (although Landlord shall use reasonable 
efforts to respond within a shorter period to the extent reasonably possible) following receipt thereof 
(provided that, if the modifications to the Working Drawings are of a nature that the revisions can be 
reviewed in a shorter period, Landlord shall use reasonable efforts to provide its approval or disapproval 
within such shorter period and within five (5) Business Days if reasonably possible). This process will 
continue until the Working Drawings are fully approved by Landlord. If Landlord determines that any 
work shown on the Working Drawings constitutes a Specialty Alteration, and Landlord did not advise 
Tenant of such fact at the time of Landlord's approval of the Space Plan, then concurrently with 
Landlord's review and approval of the Working Drawings, Landlord shall notify Tenant in writing that 
the subject work is a Specialty Alteration and whether Tenant is required to remove the subject Specialty 
Alteration in accordance with Paragraphs 9.b. and 20.a. of the Lease at the expiration or earlier 
termination of the Lease. Notwithstanding anything to the contrary above, if, when reviewing revised 
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Working Drawings, Landlord requires material revisions to items that Landlord previously approved (and 
the material revisions to previously approved items are not triggered by the other revisions being made to 
the Working Drawings), then the additional time (if any) required for Tenant's Architect to revise the 
subject Working Drawings to address those additional deficiencies shall constitute a Landlord Delay for 
purposes of Paragraph 3.d. below. The final Working Drawings, as approved in writing by Landlord and 
Tenant, are referred to hereinafter as the "Construction Drawings." Tenant shall also submit the 
Working Drawings in the form ofan AutoCad compatible drawing file. 

Notwithstanding anything to the contrary in Paragraph 3.b.ii. above or this Paragraph 
3.b.iii., Tenant may, at Tenant's option, "fast track" construction of the Tenant Improvements by 
submitting the Space Plan and/or the Working Drawings in multiple packages so that Landlord is able to 
review the subject plans for the portions of the Tenant Improvements for which the plans are complete 
(which may be on a per floor basis). The time periods set forth above for Landlord's written approval or 
disapproval of the Span Plan and the Working Drawings shall separately apply as to each package of 
plans that is separately submitted by Tenant to Landlord. Following Tenant's receipt of Landlord's initial 
comments on any submitted Working Drawings, but prior to Landlord's final approval of the Working 
Drawings for the complete Tenant Improvements, Tenant may, at Tenant's option, proceed with 
construction in accordance with Landlord's initial comments on the submitted Working Drawings, at 
Tenant's sole risk, provided that Tenant has obtained all required governmental permits for such work and 
the work is in compliance with all applicable Legal Requirements. Tenant acknowledges that any 
improvements made by Tenant prior to Landlord's final written approval of the Construction Drawings, 
as provided above, and which do not comply with such Construction Drawings, shall be removed or 
corrected (as applicable) by Tenant at Tenant's cost, although Landlord's Allowance may be applied to 
such costs. 

iv. Permits. Promptly following Landlord's approval of the Construction 
Drawings, Tenant will submit the same to the applicable governmental authorities for permit. Landlord 
will reasonably cooperate with Tenant in any such submission, with any and all costs reasonably incurred 
by Landlord in connection therewith being reasonably funded from Landlord's Allowance. 

v. Change Orders. If, after approval of the Construction Documents, Tenant 
desires to submit a change order to Landlord, Tenant will deliver notice of such proposed change order 
(as well as the applicable plan revisions) to Landlord together with a description of any change in the 
Construction Schedule resulting therefrom. Landlord will approve or disapprove the proposed change 
order in writing (Landlord's approval not to be unreasonably withheld or conditioned) within five (5) 
Business Days following delivery of the same to Landlord. 

vi. Tenant's Construction Schedule. Promptly following Landlord's and 
Tenant's written approval of the Construction Drawings, Tenant's selection of Tenant's Contractor and 
the receipt of all bids from subcontractors, Tenant will prepare a construction schedule outlining the 
major milestones of planned progress of construction of the Tenant Improvements (the "Construction 
Schedule") and deliver a copy of the Construction Schedule to Landlord. 

vii. Construction of Tenant Improvements Concurrently with Overlap Work 
and the Performance of Additional Landlord Work. Following Delivery of the 5th Floor Premises, and 
during the performance of the Overlap Work, and during any period that Landlord is performing any 
Additional Landlord Work pursuant to the provisions of attached Exhibit D, Landlord and Tenant shall 
both have access to the 5th Floor Premises for the purposes of Tenant's construction of the Tenant 
Improvements and Landlord's performance of the Overlap Work, and, if applicable, the Additional 
Landlord Work, in substantially the same manner that Landlord and Tenant each concurrently performed 
construction in the Original Premises during the Overlap Period as described in the Lease. 

c. Landlord's Allowance. 

i. Landlord's Allowance. Landlord shall contribute toward the cost of the 
design, construction and installation of the Tenant Improvements (including, without limitation, Tenant's 
Contractor's fee and the Construction Management Fee provided for in Paragraph 3.c.iii. below) an 
amount not to exceed Forty Dollars ($40.00) per rentable square foot of the 5th Floor Premises (which 
totals Three Million One Hundred Fifty One Thousand Six Hundred Eighty Dollars ($3,151,680.00) 
based on 78,792 rentable square foot for the 5th Floor Premises)(the "Landlord's Allowance"); 
provided, however that not more than Ten Dollars ($ 10.00) per rentable square foot of the 5th Floor 
Premises (which totals Seven Hundred Eighty Seven Thousand Nine Hundred Twenty Dollars 
($787,920.00) based on 78,792 rsf for the 5th Floor Premises) of the Landlord's Allowance may be 
applied to Tenant's reasonable space planning, architectural and engineering costs for the design of the 
Tenant Improvements. No portion of the Landlord's Allowance may be applied to the cost of equipment, 
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trade fixtures, moving expenses, furniture, cabling, signage or free rent. Further, Tenant may only apply 
Landlord's Allowance to portions of the 5th Floor Premises which are then the subject of a sublease, or 
are intended to be sublet, if the Tenant Improvements in such space are consistent with the general design 
and finish of the Tenant Improvements in the remainder of the 5th Floor Premises. Further, Tenant shall 
not be entitled to receive (and Landlord shall have no obligation to disburse) all or any portion of the 
Landlord's Allowance if Tenant is in default under the Lease at the time Tenant requests such 
disbursement; provided, however, that if Landlord did not make a disbursement because Tenant was then 
in default under this Lease, Landlord shall make the disbursement at such time as the default is cured, 
provided that all other conditions for the disbursement hereunder have been met. Notwithstanding 
anything to the contrary in this Paragraph 4.c.i., Landlord's Allowance shall be available for disbursement 
pursuant to the terms hereof only for the twelve (I 2) month period commencing on the 5th Floor 
Commencement Date (the "Allowance Availability Period"). Accordingly, if any portion of the 
Landlord's Allowance has not been utilized (and Tenant has not submitted to Landlord invoices 
evidencing such costs) prior to the last day of the Allowance Availability Period, such unused portion 
shall be forfeited by Tenant. The Allowance Availability Period shall be extended for any period that 
Tenant's construction of the Tenant Improvements is delayed due to Force Majeure or, as provided in 
Paragraph 4.d. below, Landlord Delay. 

Tenant acknowledges that Landlord's Allowance is to be applied to Tenant 
Improvements generally covering the entire 5th Floor Premises outlined in Exhibit A. If Tenant elects to 
leave any substantial portion of the 5th Floor Premises unimproved, then the Landlord's Allowance shall 
be adjusted on a pro-rata per rentable square foot basis to reflect the number of square feet actually being 
improved; provided that if Tenant, prior to the expiration of the Allowance Availability Period, 
subsequently elects to improve any such unimproved space, Landlord's Allowance will be re-adjusted to 
reflect and include the rentable area of the space so improved, but the Allowance Availability Period shall 
not be extended. 

11. Disbursement of Landlord's Allowance. Landlord shall 
disburse Landlord's Allowance directly to Tenant following the Substantial Completion of the Tenant 
Improvements in their entirety and the completion of all "punch-list" items (as those terms are defined in 
the fourth grammatical paragraph of Paragraph 3.a. above), which disbursement shall be made by 
Landlord to Tenant in one (1) lump sum within thirty (30) days after Landlord's receipt of(A) invoices of 
Tenant's Contractor to be furnished to Landlord by Tenant covering all work actually performed and 
construction and materials in place (as may be applicable) describing in reasonable detail such work, 
construction and/or materials, (B) a certificate from Tenant's Architect certifying that the Tenant 
Improvements have been Substantially Completed and all punch-list work performed in accordance with 
the Construction Drawings, and (C) unconditional lien waivers executed by Tenant's Contractor and the 
persons and entities that performed work or supplied materials (all such waivers to be in the forms 
prescribed by the applicable provisions of the California Civil Code). Notwithstanding the foregoing, if 
Landlord determines that any portion or portions of the requested disbursement amount should not be 
disbursed because all of the above-referenced requirements for disbursement ( or any other disbursement 
requirements expressly provided for in Paragraph 3.c.i. above) have not been met with regard to such 
portions, then Landlord shall disburse the portions of the requested disbursement for which all of the 
requirements have been met and notify Tenant in writing of the additional requirements that need to be 
met in order for the remainder of the requested disbursement to be disbursed. Upon Tenant's satisfaction 
of such remaining requirements, Landlord shall disburse the subject withheld amounts. 

The penultimate grammatical paragraph of Paragraph 4.e.ii. of the Lease (as 
amended by Paragraph 1 of the Second Amendment), which pertains to disbursement failures, shall apply 
in full with regard to Landlord's Allowance as if fully set forth herein. 

Tenant shall pay for all costs of the construction of the Tenant Improvements in 
excess of Landlord's Allowance. 

m. Construction Management Fee. Landlord shall receive a 
construction management fee (the "Construction Management Fee") equal to Fifty Cents ($.50) per 
rentable square foot of the 5th Floor Premises (which totals Thirty Nine Thousand Three Hundred Ninety 
Six Dollars ($39,396.00) based on 78,792 rentable square feet for the Premises) as compensation to 
Landlord for Landlord's internal review of Tenant's plans, general oversight of the construction, access, 
elevator usage during normal Business Hours, and electricity consumed during construction. Landlord's 
aforementioned review of Tenant's plans and oversight of construction shall be solely for the benefit of 
Landlord and in no event shall approval of the plans by Landlord be deemed to constitute a representation 
by Landlord that the work called for in the plans complies with applicable codes and other Legal 
Requirements or release Tenant from Tenant's obligation to supply plans which conform to applicable 
codes and other Legal Requirements and in no event shall Landlord's aforementioned oversight of 
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construction release Tenant from its obligation to retain such project management or other services as 
shall be necessary to ensure that the Tenant Improvements are performed properly and in accordance with 
the requirements of this Lease. The Construction Management Fee shall be paid from Landlord's 
Allowance. 

d. Landlord Delay. Landlord's (a) failure to comply with any time requirements 
expressly set forth in Paragraph 3.b. above with respect to Landlord's obligation to provide notice of 
approval or disapproval of the Space Plan, Working Drawings or Change Orders, (b) failure to 
substantially complete the Overlap Work by the Target Overlap Work Completion Date (as the same may 
be extended for Force Majeure or Tenant Delay, as provided above); or (c) Landlord's unreasonable 
interference with the completion of Tenant Improvements, including any failure or refusal of Landlord or 
Landlord's agents or contractors to permit Tenant, its agents or contractors, access to and use of the 
Building or any Building facilities or services (including hoists, elevators, and loading docks) which 
access or use is reasonably required for the orderly and continuous performance of the work necessary to 
complete Tenant Improvements, are referred to collectively herein as "Landlord Delay" (provided that 
no Landlord Delay as described in clauses (b) or ( c) above will be deemed to have occurred unless and 
until Tenant has notified Landlord of the event which Tenant claims constitutes a Landlord Delay and 
Landlord has failed to cure such event within five (5) Business Days thereafter). Tenant will use 
commercially reasonable efforts to mitigate its damages and/or construction delays in the event of an 
alleged Landlord Delay. 

Notwithstanding anything to the contrary in this Paragraph 3.d., if and to the extent 
Tenant reasonably incurs a net increased cost (taking into account any cost saving Landlord might have 
facilitated by its actions, including any Landlord Delay) of design or construction of the Tenant 
Improvements as a direct result of any Landlord Delay (as reasonably evidenced by Tenant, with 
supporting documentation), Landlord will be responsible for such reasonable increased costs and 
Landlord's Allowance will be increased by the amount of such reasonable increased cost. Further, when 
determining whether a particular Landlord Delay delayed Substantial Completion of the Tenant 
Improvements, the subject Landlord Delay shall be offset by any action or response by Landlord that 
achieved a reduction in Tenant's construction schedule (each day saved in Tenant's construction schedule 
being a "Schedule Saving Day") and any aggregate Landlord Delay as described in this Paragraph 3.d. 
shall first be offset against, and reduced on a day-for-day basis by, the aggregate number of Schedule 
Saving Days. In the event of a disagreement between Landlord and Tenant as to whether a Landlord 
Delay has occurred and/or as to the application of this grammatical paragraph, either party may submit 
the issue to the dispute resolution procedure set forth in Paragraph 3.h. below. 

This Paragraph 3.d. is inapplicable to delays in Delivery, whether caused by Landlord, 
Landlord's Contractor or otherwise (such delays being expressly covered by Paragraph 2 above) and this 
Paragraph 3.d. only applies to delays in the commencement or Substantial Completion of the Tenant 
Improvements following Delivery. 

e. Representatives. 

(i) Tenant's Representative. Tenant has designated Ed Axelsen, Norm 
Doerges and Amirali Shakoorian as its sole representatives with respect to the design and completion of 
the Tenant Improvements, who, until further written notice to Landlord, shall have full authority and 
responsibility to act on behalf of the Tenant for purposes of this Paragraph 3. 

(ii) Landlord's Representative. Landlord has designated Todd Sklar and 
Paul Grafft as its sole agents with respect to the Overlap Work (and, if applicable, the Additional 
Landlord Work), and Perry Brandt and Paul Grafft as its sole representatives with respect to the design 
and completion of the Tenant Improvements, who, until further written notice to Tenant, shall each, 
individually, have full authority and responsibility to act on behalf of the Landlord for purposes of this 
Paragraph 2 as to the respective work. 

f. No Miscellaneous Charges. Neither Tenant nor Tenant's Contractor (or any 
subcontractor) shall be charged for parking (to the extent parking is available) or for the use of electricity 
(provided that the electricity usage is limited to typical construction use), water, HVAC, security 
elevators, and/or hoists during the construction of the Tenant Improvements or during Tenant's move-in 
to the 5th Floor Premises. 

g. Presence of Hazardous Materials. If, at any point during the Lease term after 
Delivery of the 5th Floor Premises (including, without limitation, during construction of the Tenant 
Improvements therein), the 5th Floor Premises is determined to have contained Hazardous Materials in 
violation of applicable Legal Requirements as of the date of Delivery of the 5th Floor Premises to Tenant, 
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Landlord, at Landlord's sole cost and expense, shall remove, encapsulate, contain, or otherwise dispose of 
such Hazardous Materials in accordance with applicable Legal Requirements. Any delay incurred by 
Tenant in the design or construction of the Tenant Improvements because of the presence of such 
Hazardous Materials in violation of Legal Requirements (and/or Landlord's subsequent removal, 
encapsulation, containment of the same pursuant to the foregoing) shall constitute a Landlord Delay for 
purposes of Paragraph 3.d. above. 

h. Resolution of Construction Related Disputes. In the event of a disagreement 
between Landlord and Tenant regarding the date of Delivery, Delivery Condition, Tenant Delivery Delay, 
substantial completion of Overlap Work, the date of Substantial Completion of the Tenant Improvements, 
or the occurrence of an instance of Force Majeure, Landlord Delay, Rent Delay for Completion of 
Additional Landlord Work (as defined in Paragraph 4 below); Tenant Caused Substantial Completion 
Delay, or any other issues regarding the commencement, completion or delays in Delivery or in the 
performance of Landlord's Work or the Tenant Improvements or regarding rent abatements or cost 
reimbursements due in connection Landlord's Work or the construction of the Tenant Improvements, then 
if such disagreement is not resolved within thirty (30) days, either party may require that such 
disagreement be submitted by the parties to a dispute resolution procedure mutually and reasonably 
agreed to by the parties, which may be JAMS or another reputable dispute resolution group or may be a 
mutually agreed upon expert acting independently, provided that any expert retained in connection with 
the resolution of a dispute regarding completion of Landlord's Work shall be an independent general 
contractor with not less than fifteen ( 15) years' experience in construction projects such as the 
construction of Landlord's Work and any expert retained in connection with the Substantial Completion 
of the Tenant Improvements, shall be an independent architect with not less than fifteen (15) years' 
experience as an architect for projects such as, or similar to, the Tenant Improvements. The parties shall 
agree upon the dispute resolution procedure and expert(s) within thirty (30) days following the date that 
the parties have agreed to resolve such disagreement pursuant to this Paragraph 3.h. The decision reached 
through the dispute resolution procedure shall be binding on the parties. Each party shall bear one-half 
(1/2) of the cost of the dispute resolution procedure. 

4. Monthly Rent for 5th Floor Premises. During the initial Lease term for the 5th Floor 
Premises, Tenant shall pay Monthly Rent under Paragraph 5.a. of the Lease for the 5th Floor Premises in 
the following amounts for the respective periods set forth below: 

Applicable Period 
First Rent Year 
Second Rent Year 
Third Rent Year 
Fourth Rent Year 
Fifth Rent Year 

Monthly Rent 
$223,244.00 
$229,810.00 
$236,376.00 
$242,942.00 
$249,508.00 

Annual Rate 
per RSF 
$34.00 
$35.00 
$36.00 
$37.00 
$38.00 

The "First Rent Year" is the period commencing on the 5th Floor Rent Commencement 
Date (as defined below) and ending on the last day of the twelfth (lih) full calendar month thereafter. 
Each period of twelve (12) full calendar months thereafter constitutes a "Rent Year." The "5th Floor 
Rent Commencement Date" is the date six (6) months following the 5th Floor Commencement Date. 

Notwithstanding the above, if pursuant to attached Exhibit D, Landlord is performing 
Additional Landlord Work in the 5th Floor Premises, and the Additional Landlord Work is not completed 
by the 5th Floor Rent Commencement Date (as defined above) then the 5th Floor Rent Commencement 
Date shall be delayed until all of the Additional Landlord Work is completed (with the length of such 
delay in the 5th Floor Rent Commencement Date being referred to hereinafter as a "Rent Delay for 
Completion of Additional Landlord Work" and the delayed 5th Floor Rent Commencement Date being 
referred to herein as the "Delayed 5th Floor Rent Commencement Date"), and for each day between (x) 
the 5th Floor Rent Commencement Date that would have occurred if not for the Rent Delay for 
Completion of Additional Landlord Work and (y) the Delayed 5th Floor Rent Commencement Date, 
Tenant shall pay a per diem penalty equal to the per diem Monthly Rent for the 5th Floor Premises during 
the First Rent Year. (By way of example, if the Delayed 5th Floor Rent Commencement Date is twenty 
(20) days later than the 5th Floor Rent Commencement Date that would have occurred if not for the Rent 
Delay for Completion of Additional Landlord Work, Tenant will pay a penalty of One Hundred Forty Six 
Thousand Seven Hundred Ninety and 60/100 Dollars (20 x $7,339.53)) (the "Per Diem Penalty"). 
Notwithstanding anything to the contrary above, in no event shall the Per Diem Penalty apply with regard 
to construction delays that resulted from Landlord's bad faith or willful misconduct. Any such Per Diem 
Penalty owed to Landlord shall be paid by Tenant within ten (10) Business Days after the later to occur of 
(A) the Delayed 5th Floor Rent Commencement Date (or, if the Lease is terminated prior to the Delayed 
5th Floor Rent Commencement Date due to an Event of Default, the date of Lease termination) and (8) 
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the date of Landlord's delivery to Tenant of the calculation of the penalty in question. Further, if the 
above provisions regarding the Per Diem Penalty apply, Tenant shall also pay to Landlord interest at the 
Interest Rate on the Per Diem Penalty payment, which interest shall accrue for the period commencing on 
the 5th Floor Rent Commencement Date that would have occurred if not for the Rent Delay for 
Completion of Additional Landlord Work and ending on the date the Per Diem Penalty is paid in full. 
Further, ifa Per Diem Penalty is due as a result of the Delayed 5th Floor Rent Commencement Date being 
applicable pursuant to the provisions of this grammatical paragraph, then the First Rent Year ( as defined 
above) shall be shortened by the number of days for which the Per Diem Penalty was assessed, with the 
following Rent Years to be unchanged, except that the Fifth Rent Year shall end on the Expiration Date. 

Notwithstanding the foregoing, if, after the Delivery of the 5th Floor Premises, a 
Landlord Delay (as defined in Paragraph 3.d. above) delays Substantial Completion of the Tenant 
Improvements for more than thirty (30) days beyond the scheduled completion date that would have 
occurred without the Landlord Delay (as reasonably evidenced by Tenant with supporting documentation) 
then, commencing on the 5th Floor Rent Commencement Date, the Monthly Rent for the 5th Floor 
Premises shall be abated one (1) day for each day beyond such thirty (30) day period that the Tenant 
Improvements were not Substantially Completed due to the Landlord Delay. (As provided in Paragraph 
3.h. above, any disagreement regarding whether a Landlord Delay has delayed Substantial Completion of 
the Tenant Improvements by more than thirty (30) days may be submitted by either party to the dispute 
resolution procedures in such Paragraph 3.h.) 

5. Additional Rent for 5th Floor Premises. Effective as of the 5th Floor Rent Commencement 
Date, Paragraph 7 of the Lease shall apply in full to the 5th Floor Premises, provided, however, that, as to 
the 5th Floor Premises only, (a) Tenant's Share (as defined in Paragraph 2.e. of the Lease) shall be 
10.73% (which is 78,792 divided by the 734,467 rentable square feet of the Building), (b) the Base Year 
( as defined in Paragraph 2.e. of the Lease) shall be the 2013 calendar year, and ( c) the Base Tax Year ( as 
defined in Paragraph 2.e. of the Lease) shall be the fiscal tax year ending June 30, 2014. 

The provisions of Paragraph 7.b.ii. of the Lease (regarding a reassessment of the Real Property 
caused by a sale, refinancing or other transfer of the Real Property or any interest therein) shall continue 
to apply to all of the Premises, including the 5th Floor Premises (but excluding the 10°' and 11 th Floor 
Premises, which is governed instead by Paragraph 4 of the Third Amendment) with the "First through 
Fourth Lease Years" (as defined in Paragraph 7.b.ii. of the Lease) retaining their original definition in the 
Lease for all purposes. 

6. Letter of Credit. In accordance with the second grammatical paragraph of Paragraph 6 of the 
Lease, as a result of the addition of the 5th Floor Premises to the Lease, the Seven Million Five Hundred 
Eighty Thousand Twenty Dollars ($7,580,020.00) Letter of Credit required under Paragraphs 2.d. and 6 
of the Lease (as amended by the Fourth Amendment) is hereby increased by One Million Five Hundred 
Seventy Five Thousand Eight Hundred Forty Dollars ($1,575,840.00) to the total sum of Nine Million 
One Hundred Fifty Five Thousand Eight Hundred Sixty Dollars ($9,155,860.00). Not later than thirty 
(30) days following the Fifth Amendment Effective Date, Tenant shall deliver to Landlord an amendment 
to the existing Letter of Credit held by Landlord that increases the amount of the Letter of Credit to the 
new increased amount, or, at Tenant's option, Tenant may deliver an additional Letter of Credit to 
Landlord in the required additional amount, which additional Letter of Credit shall be in compliance in all 
respects with the requirements of Paragraph 6 of the Lease. Tenant's failure to deliver the amendment to 
the Letter of Credit ( or additional Letter of Credit) to Landlord on or before the date thirty (30) days after 
the Fifth Amendment Effective Date shall constitute an Event of Default under Paragraph 25.a. of the 
Lease and, in addition to the remedies afforded to Landlord under Paragraph 25.b. of the Lease, Landlord 
may, at Landlord's option, terminate this Fifth Amendment by written notice to Tenant given at any time 
prior to receipt of the amended or additional Letter of Credit. Further, notwithstanding anything to the 
contrary in Paragraphs 2 or 3.c. above, Landlord shall not be required to commence the Overlap Work, 
deliver the 5th Floor Premises to Tenant or disburse any portion of Landlord's Allowance until the 
amendment to the Letter of Credit or additional Letter of Credit is received in the required form and 
amount, and (i) any delays in Delivery caused by Tenant's failure to timely deliver the same shall 
constitute a Tenant Delivery Delay and (ii) any delays in Substantial Completion of the Tenant 
Improvements resulting from such failure shall constitute a Tenant Caused Substantial Completion Delay. 

7. Parking. The provisions of Paragraph 53 of the Lease ( entitled "Parking") shall continue to 
apply in full without modification, with the 5th Floor Premises being included in the space leased by 
Tenant under the Lease for purposes of calculating the number of parking spaces allocated to Tenant 
under Paragraph 53.a. of the Lease. 
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8. Original Premises (Floors 6, 7, 8 and 9): Extension of Term; Monthly Rent; Additional Rent. 

a. Extension of Term for Original Premises. Pursuant to Paragraph 8 of the Fourth 
Amendment, the term of the Lease as to the Original Premises was extended through the Expiration Date 
for the 6th Floor Premises, as defined in Paragraph I of the Fourth Amendment. If the Expiration Date, as 
defined in Paragraph 1 of this Fifth Amendment, is not the same Expiration Date as defined in Paragraph 
1 of the Fourth Amendment, then the period commencing on the date immediately following the 
Expiration Date under Paragraph 1 of the Fourth Amendment, and continuing through and including the 
Expiration Date as defined in Paragraph 1 of this Fifth Amendment is referred to below as the "Original 
and 6th Floor Premises Extended Term." 

b. Monthly Rent. During the Original and 6th Floor Premises Extended Term, the Monthly 
Rent under Paragraphs 2.c. and 5 of the Lease for (i) the Original Premises shall be Six Hundred Eighty 
Nine Thousand Six Hundred Thirty One and 25/100 Dollars ($689,631.25) per month (which is Thirty 
Eight and 50/100 Dollars ($3 8.50) per rentable square foot of the Original Premises per annum, and, to 
the extent applicable, shall increase by $1.00 per square foot per annum on May 1, 2019 and each 
anniversary thereafter during the Original and 6th Floor Premises Extended Term) and (ii) the 6th Floor 
Premises shall be Two Hundred Forty Nine Thousand Five Hundred Eight Dollars ($249,508.00) per 
month. 

c. Additional Rent. During the Original and 6th Floor Premises Extended Term, the 
provisions of Paragraph 7 of the Lease shall continue to apply in full to the Original Premises and to the 
6th Floor Premises in accordance with their terms in effect as of the date immediately preceding the 
commencement of the Original and 6th Floor Premises Extended Term. 

9. Renewal Options. The provisions of Paragraph 60 of the Lease (entitled "Renewal Options") 
remain in full force and effect and the 5th Floor Premises shall be included in the calculation of the 
rentable square footage leased by Tenant at the end of the initial Lease term for purposes of the first 
sentence of Paragraph 60.a. of the Lease. Further, for purposes of Paragraph 60 of the Lease, the "initial" 
Lease term shall be deemed to expire on the last day of the Original and 6th Floor Premises Extended 
Term (rather than on April 30, 2018). 

10. 10th and 11 th Floor Exfiration Date. Pursuant to Paragraph 1 of the Third Amendment, the 
term of the Lease as to 10th and 11 i Floor Premises shall continue through and including the date (the 
"10th and 11th Floor Expiration Date") that is the later of (i) October 31, 2021, or (ii) the date that is 
twenty-four (24) full calendar months following the expiration of the initial Lease term for the Original 
Premises, as such initial Lease term is extended from time to time pursuant to Paragraph 58.d. of the 
Lease. As provided in Paragraph 8.a. above in this Fifth Amendment, the initial Lease term for the 
Original Premises is extended through the Expiration Date (as defined in Paragraph 1 above). Landlord 
and Tenant shall confirm the 10th and 11 th Floor Expiration Date (based on the formula in the first 
sentence of this grammatical paragraph) in the letter attached as Exhibit B to this Fifth Amendment. If 
the 10th and 11 th Floor Expiration Date is later than October 31, 2021, then the letter to be executed by 
Landlord and Tenant in the form of attached Exhibit B shall also confirm the Monthly Rent for the I 0th 

and 11 th Floors Premises for the period commencing on the date immediately following the end of the 
Eighth Rent Year (as defined in Paragraph 3 of the Third amendment) and continuing through the 10th and 
11 th Floor Expiration Date, as so extended, which Monthly Rent amount is specified in the second 
grammatical paragraph of Paragraph I 0.b. of the Fourth Amendment. 

11. Brokers. Tenant represents and warrants that it has negotiated this Fifth Amendment directly 
with Shorenstein Management, Inc., and Jones Lang LaSalle and has not authorized or employed, or acted 
by implication to authorize or to employ, any other real estate broker or salesmen to act for Tenant in 
connection with this Fifth Amendment. Tenant shall indemnify, defend and hold Landlord harmless from 
and against any and all Claims by any real estate broker or salesmen other than the real estate brokers 
identified above in this Paragraph 14 for a commission, finder's fee or other compensation as a result of 
Tenant's entry into this Fifth Amendment. Pursuant to a separate written agreement, Landlord shall pay 
the commission due the aforementioned brokers in connection with this Fifth Amendment and Tenant 
shall have no liability therefor. 

12. Authority. If Tenant is a corporation, partnership, trust, association or other entity, 
Tenant hereby covenants and warrants that (a) Tenant is duly incorporated or otherwise established or 
formed and validly existing under the laws of its state of incorporation, establishment or formation, 
(b) Tenant has and is duly qualified to do business in the state in California, (c) Tenant has full corporate, 
partnership, trust, association or other appropriate power and authority to enter into the Lease and this 
Fifth Amendment and to perform all Tenant's obligations under the Lease, as amended by this Fifth 
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Amendment, and (d) each person (and all of the persons if more than one signs) that signs this Fifth 
Amendment on behalf of Tenant was and is duly and validly authorized to do so. 

13. No Offer. Submission of this instrument for examination and signature by Tenant does 
not constitute an offer to lease or to amend the Lease, or a reservation of or option for lease or to amend 
the Lease, and this instrument is not effective as a lease amendment or otherwise until executed and 
delivered by both Landlord and Tenant. 

14. Lease in Full Force and Effect. Except as provided above, the Lease is unmodified 
hereby and remains in full force and effect. 

15. Counterparts. This Fifth Amendment may be signed in counterparts which, taken 
together, shall constitute one agreement. 

IN WITNESS WHEREOF, the parties have executed this document as of the date and year first 
above written. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Del company 

By: 
-#'---~--+--1~----

N am e: ~ u/, ~~ 
Title: J/JU ??e:r I' P~Jll'r 

EXHIBITS 
Exhibit A- Outline of 5th Floor Premises 
Exhibit B - Form of letter confirming relevant dates 
Exhibit C - Overlap Work 
Exhibit D - Additional Landlord Work 
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TWITTER, INC., a Delaware corporation 

By:~ 
Mike Gupta 

Chief Financial Officer 
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Outline of Sth Floor Premises 

(See attached page) 
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Twitter, Inc. 

EXHrBIT B 

Form of letter confirming relevant dates 

___ ,201 

Re: Lease, dated as of April 20, 2011, as amended (the "Lease"), between SRI Nine 
Market Square LLC, a Delaware limited liability company ("Landlord") and 
Twitter, Inc., a Delaware corporation ("Tenant") for premises in the building located 
at 1355 Market Street, California. 

Gentlemen or Ladies: 

Reference is hereby made to the Fifth Amendment to Lease, dated as of October _, 
2013 (the "Fifth Amendment"), pursuant to which, among other things, all of the rentable area on the 5th 
Floor of the Building is being added to your above-referenced Lease. All capitalized terms not otherwise 
defined herein shall have the meaning given them in the Fifth Amendment. 

Pursuant to the penultimate sentence of Paragraph 1 of the Fifth Amendment, this letter 
shall confirm the following: 

1. The 5th Floor Commencement Date (as defined m Paragraph 1 of the Fifth 
Amendment) is _________ , 

2. The 5th Floor Rent Commencement Date (as defined in Paragraph 4 of the Fifth 
Amendment) is _____ _ 

3. The Expiration Date (as defined for in Paragraph 1 of the Fifth Amendment) is 
_____ , which is the last day of the sixtieth (60 th

) full calendar month following the 5th Floor Rent 
Commencement Date, and 

4. The 10th and 11 th Floor Expiration Date (as defined in Paragraph 10.b. of the 
Fifth Amendment) is ___________ _ 

[5. If applicable, state Monthly Rent for 10th and 11 th Floor Premises for 
extended term per Paragraph 10.b. of Fifth Amendment! 

Please acknowledge Tenant's agreement to the foregoing by executing both duplicate 
originals of this letter and returning one fully executed duplicate original to Landlord at the address on 
this letterhead. If Landlord does not receive a fully executed duplicate original of this letter from Tenant 
evidencing Tenant's agreement to the foregoing (or a written response setting forth Tenant's 
disagreement with the foregoing) within fifteen (15) days of the date of Tenant's receipt of this letter, 
Tenant will be deemed to have consented to the terms set forth herein. 

Very truly yours, 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By ________ _ 
Its designated signatory 

The undersigned agrees to the dates set forth above: 

TWITTER, INC., a 
Delaware corporation 
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By   

Name   

Title   

1355 Market/Twitter 5" Am v2 
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By ___________ _ 

Name ------------

Title _________ _ 
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EXHIBITC 

Overlap Work 

1. Landlord shall install the primary duct loop for the 5th Floor Premises based on Tenant's 
design and Landlord shall bear the cost thereof up to the sum of Two Hundred Fifty Two Thousand Nine 
Hundred Eighteen and 33/100 Dollars ($252,918.33) (which sum includes the general contractor's mark­
up and Landlord's Construction Management Fee). If the cost of such installation exceeds such amount, 
the excess amount shall be deducted from Landlord's Allowance. 

2. Noise produced by mechanical equipment located in the mechanical room on the 5th Floor 
Premises shall not exceed NC40 in the 5th Floor Premises within ten (10) feet of the mechanical room. 
Accordingly, Landlord shall, at Landlord's sole cost, install sound traps for the 5th Floor Premises 
consistent with the installation of the sound traps on the 7th through 9th floors of the Building. 

If, at Tenant's request, Landlord retains a particular general contractor to perform any portion of 
the above Overlap Work, then, notwithstanding anything to the contrary in the Fifth Amendment, 
Landlord shall not be responsible or liable in any manner for the quality of such general contractor's 
work, or (except in the event of Landlord's bad faith or willful misconduct) their failure to complete the 
Overlap Work by the Overlap Work Completion Date (as defined in Paragraph 2.a. of the Fifth 
Amendment), but Landlord shall (i) diligently seek to cause such architect or general contractor to 
perform their respective work on a timely basis and in accordance with the approved Construction 
Drawings in the same manner that Landlord would supervise an architect or general contractor selected 
by Landlord and (ii) at no cost to Landlord, enforce (or assign to Tenant and allow Tenant to enforce) 
any warranties available on account of the subject work. For avoidance of doubt, item (b) in Paragraph 
3.d. of the Fifth Amendment (regarding Landlord Delay relating to the failure to substantially complete 
the Overlap Work by the Target Overlap Work Completion Date) shall be inapplicable to Overlap Work 
for which Landlord, at Tenant's request, has retained a particular general contractor to perform the subject 
Overlap Work. 

3. Landlord shall, at Landlord's sole cost, install Building standard window treatments on 
all of the windows of the 5th Floor Premises; provided that Tenant may alter from the Building standard 
with Landlord's reasonable approval and at Tenant's expense, to the extent Tenant's window treatments 
cost more than the Building standard. At Tenant's option, Tenant may install the window treatments 
itself, with Tenant to receive a credit for the cost thereof in an amount to be agreed upon by Landlord and 
Tenant prior to Tenant's election to install the window treatments itself. 
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EXHIBIT D 

Procedure for Additional Landlord Work 

a. Description of Additional Landlord Work. Tenant may from time to time 
request, by written notice to Landlord, that Landlord perform certain work in the 5th Floor Premises (the 
"Additional Landlord Work"), subject to the provisions of this Exhibit D. (This Exhibit D applies only 
to the 5th Floor Premises.) The parties acknowledge that, prior to the date hereof, Tenant requested that 
the following work be included as Additional Landlord Work for the 5th Floor Premises (subject to 
Tenant's acceptance of such work, at Tenant's option, pursuant to the procedures set forth in Paragraph 
d. below): 

(i) construction of interconnecting stairway between floors 5 and 6, including slab 
opening and any structural improvements (also an Initially Contemplated 
Increment pursuant to the Fourth Amendment); 

(ii) hot water piping loops; 

(iii) elevator/stair door removal and relocation; and 

(iv) electrical panels in Base Building electrical room. 

The items of the Additional Landlord Work specified in item (i) through (iv) above 
(which items are sometimes referred to as the "Initially Contemplated Increments"), as well as any 
other individual items of Additional Landlord Work covered by this Exhibit D, are sometimes referred to 
as "increments" of the Additional Landlord Work. From time to time, Tenant may request that 
additional increments (other than the Initially Contemplated Increments) become a part of the Additional 
Landlord Work, but particular increments (including the Initially Contemplated Increments) shall become 
a part of the Additional Landlord Work only if the increments are actually added to the Additional 
Landlord Work in accordance with the procedures set forth in Paragraph d. below. Notwithstanding 
anything to the contrary herein (including, without limitation, Paragraph d. below) if Tenant requests that 
increments other than the Initially Contemplated Increments be considered for inclusion in the Additional 
Landlord Work, Landlord shall have no obligation to consider the inclusion of those particular 
increments into the Additional Landlord Work. Landlord shall prepare plans and specifications for the 
subject increment and submit them to Tenant for Tenant's written approval, which approval shall not be 
unreasonably withheld, conditioned or delayed. Tenant shall provide Landlord with any information 
reasonably requested by Landlord in order to allow Landlord to timely and efficiently prepare any such 
plans and specifications. Notwithstanding the foregoing or any other provision of this Exhibit D, the 
provisions of Paragraph 25.b.6. of the Lease (as modified by Paragraph 3.a. of the Fifth Amendment) 
shall apply in full to this Exhibit D. 

b. Performance of Additional Landlord Work. The construction (and design, when 
applicable) of the Additional Landlord Work shall be performed by qualified architects or contractors 
selected by Landlord for such work and the plans and specifications for the Additional Landlord Work 
(including, without limitation, the Initially Contemplated Increments) shall be subject to Landlord's 
reasonable written approval in all respects. All work of design and construction of the Additional 
Landlord Work shall be performed in a good and workmanlike manner and in accordance with all 
applicable laws. The schedule for the performance of the Additional Landlord Work shall be coordinated 
with Tenant's Construction Schedule (as defined in Paragraph 3.b.vi. of the Fifth Amendment) and the 
estimated schedule for the performance of each increment shall be as set forth on the Estimated Increment 
Schedule (as defined in Paragraph d. below). Landlord shall use good faith efforts to complete each 
increment of the Additional Landlord Work within the applicable Estimated Increment Schedule and shall 
keep Tenant apprised of the progress being made on each increment of the Additional Landlord Work. 
Any delay in the completion of the Overlap Work (as defined in Exhibit C to the Fifth Amendment) 
resulting from such work being an Increment of Additional Landlord Work shall be attributed to Tenant, 
it being agreed that Landlord is performing Additional Landlord Work as an accommodation to Tenant. 
Landlord shall not ( except in the event of Landlord's bad faith or willful misconduct) be penalized for any 
delays in the commencement or completion of the Tenant Improvements resulting from Landlord's 
consideration or performance of the Additional Landlord Work. If, at Tenant's request, Landlord retains 
a particular architect or general contractor to perform the Additional Landlord Work, notwithstanding 
anything to the contrary in this Exhibit D, Landlord shall not be responsible or liable in any manner for 
the quality of such architect's or general contractor's work, or (except in the event of Landlord's bad faith 
or willful misconduct) their failures to comply with the Estimated Increment Schedule, but Landlord 
shall (i) diligently seek to cause such architect or general contractor to perform their respective work on a 
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timely basis and in accordance with the approved Construction Drawings in the same manner that 
Landlord would supervise an architect or general contractor selected by Landlord and (ii) at no cost to 
Landlord, enforce (or assign to Tenant and allow Tenant to enforce) any warranties available on account 
of the subject work. 

Notwithstanding anything to the contrary herein, the provisions of Paragraph 3.h. of the 
Fifth Amendment (entitled "Resolution of Construction Related Disputes") shall apply in full to the 
performance of the Additional Landlord Work, including, without limitation, as to whether Landlord has 
engaged in bad faith or willful misconduct with regard to Landlord's performance under this Exhibit D. 

c. Construction Management Fee. As compensation to Landlord for construction 
management, inspection and administration with regard to the Additional Landlord Work, Landlord shall 
receive a fee (the "Construction Management Fee") equal to four percent (4%) of the cost of 
construction of the Additional Landlord Work (which, in addition to hard construction costs, shall include 
architectural, engineering and permit fees). 

d. Addition oflncrements to Additional Landlord Work. 

i. Contractor Fixed Price; Estimated Total Cost; Estimated Increment 
Schedule. If Tenant requests in writing that a particular increment be considered for inclusion in the 
Additional Landlord Work, and Landlord, in its sole discretion, agrees to consider such inclusion in the 
Additional Landlord Work (although Landlord has already agreed to process Tenant's request with regard 
to the Initially Contemplated Increments, as provided in Paragraph a. above), Landlord shall use good 
faith efforts to promptly obtain from Landlord's general contractor a commercially reasonable fixed price 
for the particular increment (the "Contractor Fixed Price"), which Contractor Fixed Price may be 
implemented in the form of a change order to Landlord's original construction contract with Landlord's 
general contractor for Landlord's Work. Tenant shall provide Landlord with any and all information 
regarding the requested increment of Additional Landlord Work reasonably required by Landlord to 
solicit the Contractor Fixed Price. The parties acknowledge that Landlord will likely incur Design Costs 
(as defined below) and permit costs in order to obtain the Contractor Fixed Price. Landlord shall 
endeavor to deliver the Contractor Fixed Price to Tenant within a reasonable time following the date 
Landlord received from Tenant Tenant's written request to consider the subject increment and all 
information required for Landlord to obtain the Contractor Fixed Price for that increment. Concurrently 
with the delivery of the Contractor Fixed Price to Tenant, Landlord shall deliver to Tenant Landlord's 
reasonable estimate of (i) the design costs (which design costs shall include, without limitation, the cost 
of preparing plans and specifications and construction documents and the cost of compiling any other data 
or information required to obtain building permits or other governmentally required approvals for the 
performance of the increment, including approvals from the Historical Preservation Commission (such 
design costs being referred to collectively as "Design Costs")), (ii) permit fees, (iii) the Construction 
Management Fee, (iv) a "contingency" component and (v) any other costs that Landlord reasonably 
estimates will be incurred by Landlord in the performance of the subject increment of the Additional 
Landlord Work, including, supporting documentation, if applicable. (The Contractor Fixed Price for a 
particular increment, together with the other costs referenced in the immediately preceding sentence as to 
such increment, are referred to collectively hereinafter as the "Estimated Total Cost" for such 
increment). Concurrently with Landlord's delivery to Tenant of the Estimated Total Cost for the subject 
increment, Landlord shall deliver to Tenant an estimated construction schedule for the subject increment 
(the "Estimated Increment Schedule"), which Estimated Increment Schedule shall include (x) the 
estimated number of days the work will take to complete after an Increment Addition Form (as defined 
below) is duly executed and delivered by Landlord and Tenant and Landlord has obtained the required 
governmental permits and approvals for the work, (y) the estimated length of time required to obtain the 
aforementioned permits and approvals and (z) based on the foregoing, the estimated commencement and 
completion dates for the subject increment. 

Tenant shall have a period of ten (10) Business Days from receipt from Landlord of the 
Estimated Total Cost and the Estimated Increment Schedule for a particular increment to approve or 
reject in writing such Estimated Total Cost and Estimated Increment Schedule. If Tenant does not deliver 
either an approval or rejection notice to Landlord within the aforementioned ten (10) Business Day 
period, then Tenant shall be deemed to have rejected both the Estimated Total Cost and the Estimated 
Increment Schedule for that increment and the subject increment of Additional Landlord Work shall not 
be added to the Additional Landlord Work and, if Tenant desires that such work be performed, Tenant 
shall be responsible for performing the same as a part of the Tenant Improvements and Tenant may apply 
Landlord's Allowance to the cost of such work in accordance with the provisions of Paragraph 3.c. of the 
Fifth Amendment. If Tenant delivers to Landlord, within the aforementioned ten ( 10) Business Day 
period, a written objection as to the Estimated Total Cost and/or the Estimated Increment Schedule, such 
written objection shall specify in reasonable detail the nature of the disapproval so as to allow Landlord, 
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Landlord's architect and general contractor (as applicable) to attempt to address the element that is the 
basis of such disapproval. Tenant shall make a Tenant representative available to confer with Landlord 
regarding Tenant's disapproval and the possible measures which may be taken in order to obtain Tenant's 
approval. Thereafter, as appropriate, Landlord shall modify the plans and specifications for the applicable 
increment (provided that any modifications to the plans and specifications shall be subject to Landlord's 
written approval, which approval shall not be unreasonably withheld or delayed if the work is in 
accordance with current Building standards and finishes, as reasonably determined by Landlord), update 
the Estimated Increment Schedule and, if the plans and specifications were modified, seek another 
Contractor Fixed Price for the work and present to Tenant, as applicable, a new Estimated Total Cost for 
the increment (including the new Contractor Fixed Price) and a revised Estimated Increment Schedule. 
Tenant shall have five (5) Business Days to accept or reject the new Estimated Total Cost and revised 
Estimated Increment Schedule (as applicable) and, if Tenant delivers a written notice to Landlord within 
the required five (5) Business Day period rejecting such revisions (or fails to deliver a written notice to 
Tenant within such period either accepting or rejecting such revisions), then the subject increment of 
Additional Landlord Work shall not be added to the Additional Landlord Work and, if Tenant desires that 
such work be performed, Tenant shall be responsible for performing the same as a part of the Tenant 
Improvements and Tenant may apply Landlord's Allowance to the cost of such work in accordance with 
the provisions of Paragraph 3.c. of the Fifth Amendment. 

ii. Increment Addition Form. If Tenant accepts the Estimated Fixed Cost (initial or 
revised), and also accepts the Estimated Increment Schedule (initial or revised), for a particular increment 
of Additional Landlord Work, then Landlord and Tenant shall jointly complete and execute an Increment 
Addition Form in the form of attached Schedule I ( or in such modified form as Landlord and Tenant may 
mutually agree) for such increment. Notwithstanding anything to the contrary herein, no increment will 
be deemed a part of the Additional Landlord Work hereunder unless and until an Increment Addition 
Form is executed and delivered by both Landlord and Tenant for such increment and, if an Increment 
Addition Form is not executed and delivered by both Landlord and Tenant for a particular increment, for 
any reason, Tenant, if Tenant desires that such work be performed, shall be responsible for performing the 
subject work as a part of the Tenant Improvements and Tenant may apply Landlord's Allowance to the 
cost of such work in accordance with the provisions of Paragraph 3.c. of the Third Amendment. 

iii. Estimates. Tenant acknowledges that the dates in the Estimated Increment Schedule 
(as referenced in Paragraph d.i. above) are Landlord's good faith estimates only and are prepared by 
Landlord based on information then known to Landlord and that such dates are not binding on Landlord. 
Similarly, the Estimated Total Cost (as defined in Paragraph d.i. above) is Landlord's good faith 
estimated only (except for the Contractor Fixed Price, which is a fixed price and not an estimate) and 
shall not affect Tenant's obligation for the Final Total Cost (as defined in Paragraph d.iv. below) even if 
such Final Total Cost differs from the Estimated Total Cost that was set forth on the Increment Addition 
form or that was subsequently presented to Tenant in writing (subject to the limitations set forth in 
Paragraph d.iv. below). However, without limitation of the foregoing, Landlord will use good faith 
efforts to cause Landlord's contractor to meet the parameters of both the Estimated Increment Schedule 
and the Estimated Total Cost. If at any time Landlord becomes aware of a delay in the performance of a 
particular increment such that the Estimated Increment Schedule previously approved by Tenant for such 
increment is likely not to be met, and/or becomes aware of a change in Design Costs, permits fees or any 
other construction cost for a particular increment which will cause the total cost for such increment to 
exceed the Estimated Total Cost that was previously approved by Tenant for that increment, Landlord 
will, as soon as reasonably possible after Landlord becomes aware of the subject delay or additional cost, 
notify Tenant thereof, specifying in such notice the nature of the delay or cost increase, as applicable. 

iv. Final Total Cost Deducted from Landlord's Allowance. The (A) Contractor Fixed 
Price that was included in the Estimated Total Cost approved by Tenant pursuant to Paragraph 2.d.i. 
above, plus (8) the actual (i) Design Costs, (ii) permit fees, (iii) Construction Management Fee, (iv) 
contingency component of the Estimated Total Cost previously approved by Tenant under Paragraph d.i. 
above, and (v) any other costs that Landlord reasonably incurred in the performance of the subject 
increment of the Additional Landlord Work (other than Force Majeure Costs, as defined in Paragraph 
25.b.6. of the Lease), constitute the "Final Total Cost" for such increment of the Additional Landlord 
Work. Upon completion of the subject increment of the Additional Landlord Work, Landlord shall notify 
Tenant in writing of the Final Total Cost for that increment and the Final Total Cost shall be deducted 
from Landlord's Allowance. Notwithstanding anything to the contrary in this Exhibit D, in no event shall 
Landlord perform any increment of Additional Landlord Work that would cause the Final Total Cost of 
all Additional Landlord Work (plus the Reimbursable Costs under Paragraph v. below) to exceed 
Landlord's Allowance (which is $3,151,680.00). Further, notwithstanding anything to the contrary in 
Paragraph 3.c.ii. of the Fifth Amendment, no portion of Landlord's Allowance shall be disbursed for 
application to the cost of the construction of the Tenant Improvements until the Final Total Cost for all of 
the Additional Landlord Work has been deducted from Landlord's Allowance in accordance with this 
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Paragraph d.iv. Without limitation of any other provisions herein, if, for any reason (other than a Force 
Majeure Event, as defined in Paragraph 25.b.6. of the Lease) the Final Total Cost exceeds the available 
Landlord's Allowance, then Tenant shall pay to Landlord a penalty equal to such excess, which penalty 
shall be paid not later than ten ( 10) Business Days following the later of (i) the Rent Commencement Date 
(or, if the Lease is terminated prior to the Rent Commencement Date due to an Event of Default, the date 
of the Lease termination) and (ii) the date Landlord delivers a written invoice to Tenant for such excess 
with supporting invoices evidencing such excess cost. 

v. Reimbursement of Design Costs for Increments Not Added to Additional 
Landlord Work. If Tenant requested that Landlord consider performing a particular increment of 
Additional Landlord Work, but, in accordance with the procedures above, such increment is not 
ultimately added to the Additional Landlord Work (other than because of Landlord's bad faith or willful 
misconduct), then, notwithstanding the fact that Landlord will not perform the subject increment of work, 
Tenant shall be responsible for the Design Costs and costs of obtaining permits that were reasonably 
incurred by Landlord in connection with the proposed increment prior to the date that it was determined 
that the increment would not be included in the Additional Landlord Work (the "Reimbursable Costs"). 
The Reimbursable Costs shall be paid by Tenant to Landlord by deducting an amount equal to the 
Reimbursable Costs from Landlord's Allowance and will be deemed a part of the Final Total Cost of all 
Additional Landlord Work. Landlord shall notify Tenant in writing of the amount of such deduction from 
Landlord's Allowance on account of the Reimbursable Costs and shall deliver to Tenant any and all such 
plans that were prepared by Landlord for proposed increments that were not ultimately added to the 
Additional Landlord Work to be performed by Landlord. 

vi. Alternate "Fast Track" Process. Notwithstanding the provisions of Paragraph d.i 
above, in lieu of waiting for an Estimated Total Cost and Estimated Increment Schedule and executing an 
Increment Addition Form, Tenant may elect to "fast track" the commencement of an increment of 
Additional Landlord Work by requesting that Landlord provide Tenant with a "Rough Order of 
Magnitude" price ("ROM Price") on any proposed increment of Additional Landlord Work, and, upon 
receipt of the ROM Price, Tenant may direct Landlord to commence the applicable increment of 
Additional Landlord Work (i.e., commence performance of such work on a so-called "price and proceed" 
basis), in which event Landlord shall proceed with the increment of Additional Landlord Work 
immediately and concurrently with Landlord's solicitation of Estimated Total Cost and Estimated 
Increment Schedule for such increment. Tenant expressly acknowledges that if, following Landlord's 
delivery of the Estimated Total Cost and Estimated Increment Schedule for the increment in question, 
Tenant rejects such Estimated Total Cost and/or Estimated Increment Schedule, Landlord shall continue 
to attempt to produce a new Estimated Total Cost and Estimated Increment Schedule as described in the 
second grammatical paragraph of Paragraph d.i above, however if Tenant ultimately disapproves such 
revised Estimated Increment Schedule and Estimated Total Cost, Landlord shall have no obligation to 
continue work on the subject increment, and Tenant shall be responsible for the cost incurred by Landlord 
with respect to the design and construction of such increment incurred to date, which will nonetheless be 
Reimbursable Costs and part of the Final Total Cost to be deducted from Landlord's Allowance. 

Schedules 
Schedule I - Increment Addition Form 
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SCHEDULE I 

Increment Addition Form 

INCREMENT ADDITION NO: Date: 
---------- ----------

This document constitutes an "Increment Addition Form" under Paragraph d. of Exhibit D attached to 
the Fifth Amendment to Lease, dated as of October_, 20 I 3 (the "Fifth Amendment"), executed by SRI 
Nine Market Square LLC, a Delaware limited liability company ("Landlord") and Twitter, Inc., a 
Delaware corporation ("Tenant"), in connection with Tenant's lease of the 5th floor of the building 
located at 1355 Market Street, San Francisco, CA. 

I. The following increment is hereby added to the Additional Landlord Work: 

[insert written description or attach relevant documentation identifying increment] 

2. The Estimated Total Cost for the increment(s) described above is as follows: 

[insert written description or attach relevant documentation specifying Estimated 
Total Cost] 

3. The Estimated Increment Schedule for the additional increments(s) described above is/are as 
follows: 

[insert schedule or attach relevant documentation setting forth schedule] 

Capitalized terms not otherwise defined herein shall have the meanings ascribed to them in the Fifth 
Amendment. Execution of this Additional Increment Form by Landlord and Tenant constitutes a binding 
agreement by Landlord and Tenant in accordance with the Fifth Amendment. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By: __________ _ 

Name: 
------------

Title: 
------------
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SIXTH AMENDMENT TO LEASE 
(Adding Second Floor Space and Amending Lease) 

THIS SIXTH AMENDMENT TO LEASE ("Sixth Amendment") is executed as of the 
~day of February, 2014 (the "Sixth Amendment Effective Date"), between SRI NINE MARKET 
SQUARE LLC, a Delaware limited liability company ("Landlord") and TWITTER, INC., a Delaware 
corporation ("Tenant"). 

RECITALS 

A. Landlord and Tenant are parties to that certain office lease, dated as of April 20, 2011, 
pursuant to which Tenant leases from Landlord certain premises in the building located at 1355 Market 
Street, San Francisco, California (the "Building"). The aforementioned lease was subsequently amended 
by (i) a First Amendment to Lease, dated as of May 16, 2011 (the "First Amendment"), pursuant to 
which the premises covered by the lease were modified to consist of all of the rentable area on the 7t\ gth 
and 9th floors of the Building, (ii) a Second Amendment to Lease, dated as of September 30, 2011 (the 
"Second Amendment"), pursuant to which, among other things, Landlord agreed to perform certain 
additional Landlord's Work and the provisions of the lease regarding the manner of disbursement of 
Landlord's Allowance were modified, (iii) a Third Amendment to Lease, dated as of June I, 2012 (the 
"Third Amendment"), pursuant to which, among other things, all of the rentable area of the 10th and 
11 th floors of the Building was added to the premises covered by the lease, (iv ) a Fourth Amendment to 
Lease, dated as of September 24, 2013 (the "Fourth Amendment"), pursuant to which, among other 
things, all of the rentable area of the 6th floor of the Building was added to the premises covered by the 
lease and certain matters agreed upon by Landlord and Tenant with regard to the 10th and 11th floors were 
documented and (v) a Fifth Amendment to Lease, dated as of October 2, 2013 (the "Fifth Amendment"), 
pursuant to which all of the rentable area of the 5th floor of the Building was added to the premises 
covered by the lease. The aforementioned lease, as amended by the aforementioned amendments, is 
referred to hereinafter as the "Lease." Capitalized terms not otherwise defined herein shall have the 
meaning given them in the Lease. 

B. The premises presently covered by the Lease (the "Premises") consist of the following: 

Floor RSF 
5 78,792 
6 78,792 
7 78,792 
8 78,792 
9 57,366 
10 44,954 
11 40,305 

457,793 

The portions of the Premises located on the 5th through 9th floors of the Building are sometimes 
referred to herein as the "Base Premises," and the portions of the Premises located on the 10th and 11 th 

floors of the Building are sometimes referred to as the "10 and 11 th Floor Premises." Tenant also leases 
from Landlord, pursuant to Paragraph 63 of the Lease (as amended), the 9th Floor Deck and, pursuant to 
Paragraph 9 of the Third Amendment, the 10th Floor Deck. The initial term of the Lease as to the Base 
Premises will expire concurrently on the last day of the sixtieth ( 60th) full calendar month following the 
5th Floor Rent Commencement Date (as defined in Paragraph 4 of the Fifth Amendment)(subject to 
Tenant's renewal options under Paragraph 60 of the Lease). The expiration date of the Lease as to the 
10th and 11 th Floor Premises is as provided in Paragraph 10.b. of the Fourth Amendment. 

C. Pursuant to that certain lease, dated as of December 20, 2013 (the "875 Stevenson Lease"), 
between Landlord and Tenant, Tenant is leasing from Landlord all of the 2nd and the 5th through 10th 
floors of the building located at 875 Stevenson Street (and also known as 1 Tenth Street), San Francisco, 
California (the "875 Stevenson Building"), which 875 Stevenson Building is located adjacent to the 
Building and is a part of the office and retail complex known as Market Square. 

D. Landlord and Tenant presently desire to amend the Lease to (i) add a portion of the second 
floor of the Building to the Base Premises, commencing on the delivery of such space to Tenant in the 
condition required below, (ii) provide for certain Events of Default under the 875 Stevenson Lease to 
constitute an Event of Default under the Lease, and (iii) document certain additional modifications to the 
Lease agreed upon by Landlord and Tenant, all on the terms and conditions set forth below. 
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NOW, THEREFORE, in consideration of the foregoing, the parties hereto agree as follows: 

1. Lease of 2nd Floor Premises. The space outlined on attached Exhibit A (the "2nd Floor 
Premises") shall be added to the Base Premises effective as of the date (the "2nd Floor Commencement 
Date") Landlord delivers the 2nd Floor Premises to Tenant in Delivery Condition (as defined in Paragraph 
2 below). The term of the Lease of the 2nd Floor Premises shall expire concurrently with the expiration 
of the Lease as to the Base Premises, as the same may be extended from time to time. Upon either party's 
request after the date the 2nd Floor Premises has been delivered to Tenant in Delivery Condition, Landlord 
and Tenant shall execute a letter in substantially the form of Exhibit B attached hereto confirming (i) the 
2nd Floor Commencement Date, and (ii) the 2nd Floor Rent Commencement Date (as defined in 
Paragraph 4 below). 

Landlord and Tenarit agree that, for all purposes of the Lease, the 2nd Floor Premises 
shall be deemed to consist of 5,062 rentable square feet of space. Upon the 2nd Floor Commencement 
Date, the Premises covered by the Lease will consist of a portion of the 2nd floor and all of the rentable 
area of the 51

\ 61
\ 71

\ s1\ 9t\ 10th and 1 1th floors of the Building and the Premises will consist of a total of 
approximately 462,855 rentable square feet of space. 

2. Delivery As-Is; Additional Landlord Work. Landlord shall deliver the 2nd Floor Premises to 
Tenant in "as-is" condition ("Delivery Condition") and shall not be required to perform or pay for any 
improvements to the 2nd Floor Premises to prepare the same for Tenant's occupancy, subject to the 
provisions of attached Exhibit C regarding Additional Landlord Work. Landlord shall deliver the 2nd 

Floor Premises to Tenant in Delivery Condition ("Delivery") promptly following the execution and 
delivery of this Sixth Amendment by the parties. Notwithstanding the foregoing, in the event of a delay 
in the Delivery of the 2nd Floor Premises to Tenant, Landlord shall not be liable to Tenant, nor shall 
Tenant's lease of the 2nd Floor Premises be void or voidable, but Landlord shall use commercially 
reasonably efforts to cause Delivery to occur as soon as commercially reasonably possible following the 
execution and delivery of this Sixth Amendment. However, if Delivery does not occur on or prior to the 
date five (5) Business Days following the execution and delivery of this Sixth Amendment by the parties 
(the "Outside 2nd Floor Delivery Date") for any reason other than delays caused by Tenant (a "Tenant 
Delivery Delay") or Force Majeure, then Tenant shall, commencing on the 2nd Floor Rent 
Commencement Date, be entitled to an abatement of Monthly Rent equal to the number of days beyond 
the Outside 2nd Floor Delivery Date that the 2nd Floor Premises were not delivered to Tenant in Delivery 
Condition for reasons other than Force Majeure or a Tenant Delivery Delay. 

If, subsequent to the Sixth Amendment Effective Date, Tenant desires to have Landlord 
perform work associated with the Tenant Improvements being constructed by Tenant's Contractor 
pursuant to Paragraph 3.a. below, then Tenant shall advise Landlord thereof and the provisions of 
attached Exhibit C shall apply with regard to such requested work. As used in this Sixth Amendment, the 
term "Additional Landlord Work" shall have the meaning set forth in Paragraph a. of attached Exhibit 
~-

3. Tenant Improvements; Additional Landlord Work. 

a. Tenant Improvements. Promptly following the 2nd Floor Commencement Date, 
Tenant shall commence construction of the improvements Tenant desires to make therein prior to 
Tenant's initial occupancy of the 2nd Floor Premises (the "Tenant Improvements"). For avoidance of 
doubt, (x) the Tenant Improvements shall consist of interior improvements necessary to facilitate the use 
by Tenant of the 2nd Floor Premises for the use(s) permitted under the Lease, and shall not include the 
installation of Building Systems (as defined in Paragraph 4.b of the Lease) or the modification of same; 
and (y) Tenant is not acting as the agent of Landlord in its construction efforts and not performing any 
work of improvement within the 2nd Floor Premises on behalf of Landlord. During the period prior to 
the completion of the Additional Landlord Work (if any) and prior to the completion of Tenant's 
construction of Tenant Improvements within the 2nd Floor Premises, (i) the Indemnitees covered by 
Tenant's obligations under Paragraph 14.b. of the Lease shall, as to the 2nd Floor Premises, be limited to 
SRI Nine Market Square LLC, and (ii) Tenant's liability under the Lease for acts or failures to act to the 
extent applicable to the 2nd Floor Premises only will be limited as described in Paragraph 25.b.6 of the 
Lease, provided, that for the purposes of application to the 2nd Floor Premises only, (a) the term 
"Tenant's Share" as used in Paragraph 25.b.6 of the Lease shall be .69% and (b) the discount rate used in 
determining the remedy in clauses (b)(i) and (b)(ii) of the introductory paragraph of Paragraph 25.b.6 of 
the Lease shall be at least the Tenant's Incremental Borrowing Rate for the 2nd Floor Premises (which 
rate is 7.8% in Paragraph 25.b.6 the Lease and is 7.8% for purposes of this paragraph). For avoidance of 
doubt, the foregoing limitation on Tenant's liability with respect to the 2nd Floor Premises will not be 
deemed to alter or diminish the limitation on the liability of Tenant with respect to any other portion of 
the Premises. 

1355 Market/Twitter 6th Am v3 
Das2-14-14 

2 

-209-



Except as otherwise expressly provided in this Paragraph 3 or Paragraph 9 of the Lease, all 
of the provisions of Paragraph 9 of the Lease ( entitled "Alterations and Restoration") shall apply to the 
construction of the Tenant Improvements. Without limitation of the foregoing, the Tenant Improvements 
shall be constructed by Tenant at Tenant's sole cost and expense. Notwithstanding anything to the 
contrary herein, the Alteration Operations Fee provided for in Paragraph 9.a. of the Lease shall be 
inapplicable to the construction of the Tenant Improvements and the Construction Management Fee 
provided for in Paragraph 3.c.iii. below shall instead apply. The general contractor selected by Tenant for 
the construction of the initial Tenant Improvements ("Tenant's Contractor") shall be subject to 
Landlord's prior written approval, which shall not be unreasonably withheld, conditioned or delayed. 
Landlord hereby approves NOVO Construction as Tenant's Contractor, if Tenant elects to select NOVO 
Construction as Tenant's Contractor. 

In no event shall Tenant or Tenant's Contractor be given access to the 2nd Floor 
Premises until Tenant has delivered to Landlord the insurance certificates required by Landlord in 
connection with the construction of the Tenant Improvements. 

The Tenant Improvements shall be deemed "Substantially Completed" by Tenant's 
Contractor when they have been completed in accordance with the final plans (as reasonably approved by 
Landlord and Tenant), subject only to correction or completion of "punch list" items, which items shall 
be limited to minor items of incomplete or defective work or materials or mechanical maladjustments that 
are of such a nature that the lack of completion does not materially interfere with or impair Tenant's use 
of the 2nd Floor Premises for Tenant's business and the subsequent performance of the completion of the 
work will not materially interfere with or impair the use of the 2nd Floor Premises for Tenant's business. 
Any delays caused by Tenant or Tenant's Contractor in commencing or completing the Tenant 
Improvements are sometimes referred to below as a "Tenant Caused Substantial Completion Delay." 

b. Construction Plans: Tenant's Construction Schedule. 

i. Selection of Architect: Construction Drawings. Tenant shall select an 
architect, subject to Landlord's prior written approval, which shall not be unreasonably withheld, 
conditioned or delayed, to prepare the Space Plan and Working Drawings (as those terms are defined 
below) ("Tenant's Architect"). Landlord hereby approves Interior Architects to act as Tenant's Architect 
if Tenant elects Interior Architects to be Tenant's Architect. The Space Plan and Working Drawings shall 
be subject to Landlord's prior written approval in accordance with Paragraph 9.a. of the Lease and the 
timelines described in this Paragraph 3.b. 

ii. Space Plan. Tenant shall initially supply Landlord with four (4) copies 
of its proposed space plan for the 2nd Floor Premises (the "Space Plan"). The Space Plan shall include a 
layout and designation of all offices, rooms and other partitioning, their intended use, and any major 
equipment to be contained therein. Landlord shall advise Tenant within five (5) Business Days after 
Landlord's receipt of the Space Plan if the same is unsatisfactory or incomplete in any respect (Landlord's 
approval not to be unreasonably withheld or conditioned). If Tenant is so advised, Tenant shall cause the 
Space Plan to be revised by Tenant's Architect to correct any deficiencies or other matters Landlord may 
reasonably require and re-submit the proposed Space Plan to Landlord. Landlord will approve or 
disapprove of the revised Space Plan in writing within two (2) Business Days after receipt thereof. This 
process will continue until the Space Plan is fully approved in writing by Landlord. To the extent 
Landlord is able to identify Specialty Alterations during Landlord's review of the Space Plan, then 
concurrently, with Landlord's review and approval of the Space Plan, Landlord shall notify Tenant in 
writing of whether any of the Tenant Improvements described therein are deemed Specialty Alterations 
and, if so, whether Tenant is required to remove the subject Specialty Alterations in accordance with 
Paragraphs 9.b. and 20.a. of the Lease at the expiration or earlier termination of the Lease. 
Notwithstanding anything to the contrary above, if, when reviewing revised Space Plans, Landlord 
requires material revisions to design items that Landlord previously approved (and the material revisions 
to previously approved items are not triggered by the other revisions being made to the Space Plan), then 
the additional time (if any) required for Tenant's Architect to revise the Space Plan to address those 
additional deficiencies shall constitute a Landlord Delay for purposes of Paragraph 3.d. below. 

iii. Working Drawings. After the Space Plan has been approved in writing by 
Landlord, Tenant shall cause Tenant's Architect to compile a fully coordinated set of architectural, 
structural, mechanical, electrical and plumbing working drawings and specifications in a form which is 
complete enough to allow subcontractors to bid on the work and to obtain all applicable permits 
(collectively, the "Working Drawings") and submit the same to Landlord for Landlord's approval 
(Landlord's approval not to be unreasonably withheld or conditioned). Tenant shall supply Landlord with 
four (4) copies of the Working Drawings. Landlord shall advise Tenant in writing within ten (10) 

1355 Market/Twitter 6th Am v3 
Das2-14-14 

3 

-210-



Business Days (although Landlord shall use reasonable efforts to respond within a shorter period to the 
extent reasonably possible) after Landlord's receipt of the draft Working Drawings if the same are 
unsatisfactory or incomplete in any respect. If Tenant is so advised, Tenant shall cause Tenant's 
Architect to revise the Working Drawings to correct any deficiencies or other matters Landlord may 
reasonably require and re-submit the same to Landlord. Landlord will approve or disapprove the revised 
Working Drawings in writing within ten (10) Business Days (although Landlord shall use reasonable 
efforts to respond within a shorter period to the extent reasonably possible) following receipt thereof 
(provided that, if the modifications to the Working Drawings are of a nature that the revisions can be 
reviewed in a shorter period, Landlord shall use reasonable efforts to provide its approval or disapproval 
within such shorter period and within five (5) Business Days if reasonably possible). This process will 
continue until the Working Drawings are fully approved by Landlord. If Landlord determines that any 
work shown on the Working Drawings constitutes a Specialty Alteration, and Landlord did not advise 
Tenant of such fact at the time of Landlord's approval of the Space Plan, then concurrently with 
Landlord's review and approval of the Working Drawings, Landlord shall notify Tenant in writing that 
the subject work is a Specialty Alteration and whether Tenant is required to remove the subject Specialty 
Alteration in accordance with Paragraphs 9.b. and 20.a. of the Lease at the expiration or earlier 
termination of the Lease. Notwithstanding anything to the contrary above, if, when reviewing revised 
Working Drawings, Landlord requires material revisions to items that Landlord previously approved (and 
the material revisions to previously approved items are not triggered by the other revisions being made to 
the Working Drawings), then the additional time (if any) required for Tenant's Architect to revise the 
subject Working Drawings to address those additional deficiencies shall constitute a Landlord Delay for 
purposes of Paragraph 3.d. below. The final Working Drawings, as approved in writing by Landlord and 
Tenant, are referred to hereinafter as the "Construction Drawings." Tenant shall also submit the 
Working Drawings in the form of an AutoCad compatible drawing file. 

Notwithstanding anything to the contrary in Paragraph 3.b.ii. above or this Paragraph 
3.b.iii., Tenant may, at Tenant's option, "fast track" construction of the Tenant Improvements by 
submitting the Space Plan and/or the Working Drawings in multiple packages so that Landlord is able to 
review the subject plans for the portions of the Tenant Improvements for which the plans are complete 
(which may be on a per floor basis). The time periods set.forth above for Landlord's written approval or 
disapproval of the Span Plan and the Working Drawings shall separately apply as to each package of 
plans that is separately submitted by Tenant to Landlord. Following Tenant's receipt of Landlord's initial 
comments on any submitted Working Drawings, but prior to Landlord's final approval of the Working 
Drawings for the complete Tenant Improvements, Tenant may, at Tenant's option, proceed with 
construction in accordance with Landlord's initial comments on the submitted Working Drawings, at 
Tenant's sole risk, provided that Tenant has obtained all required governmental permits for such work and 
the work is in compliance with all applicable Legal Requirements. Tenant acknowledges that any 
improvements made by Tenant prior to Landlord's final written approval of the Construction Drawings, 
as provided above, and which do not comply with such Construction Drawings, shall be removed or 
corrected (as applicable) by Tenant at Tenant's cost, although the 5th Floor Landlord's Allowance (as 
defined in iv. below) may be applied to such costs. 

iv. Permits. Promptly following Landlord's approval of the Construction 
Drawings, Tenant will submit the same to the applicable governmental authorities for permit. Landlord 
will reasonably cooperate with Tenant in any such submission, with any and all costs reasonably incurred 
by Landlord in connection therewith being reasonably funded from Landlord's Allowance provided for 
under Paragraph 3.c. of the Fifth Amendment (the "5th Floor Landlord's Allowance") in connection 
with Tenant's construction of the Tenant Improvements for the 5th Floor Premises, as provided in the 
Fifth Amendment (the "Fifth Floor Tenant Improvements"). 

v. Change Orders. If, after approval of the Construction Documents, Tenant 
desires to submit a change order to Landlord, Tenant will deliver notice of such proposed change order 
(as well as the applicable plan revisions) to Landlord together with a description of any change in the 
Construction Schedule resulting therefrom. Landlord will approve or disapprove the proposed change 
order in writing (Landlord's approval not to be unreasonably withheld or conditioned) within five (5) 
Business Days following delivery of the same to Landlord. 

vi. Tenant's Construction Schedule. Promptly following Landlord's and 
Tenant's written approval of the Construction Drawings, Tenant's selection of Tenant's Contractor and 
the receipt of all bids from subcontractors, Tenant will prepare a construction schedule outlining the 
major milestones of planned progress of construction of the Tenant Improvements (the "Construction 
Schedule") and deliver a copy of the Construction Schedule to Landlord. 

vii. Construction of Tenant Improvements Concurrently with the 
Performance of Additional Landlord Work. Following Delivery of the 2nd Floor Premises, and during 
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any period that Landlord is performing any Additional Landlord Work pursuant to the provisions of 
attached Exhibit C, Landlord and Tenant shall both have access to the 2nd Floor Premises for the 
purposes of Tenant's construction of the Tenant Improvements and Landlord's performance of the 
Additional Landlord Work, in substantially the same manner that Landlord and Tenant each concurrently 
performed construction in the Original Premises during the Overlap Period as described in the Lease. 

c. Construction Management Fee. Landlord shall receive a construction 
management fee (the "Construction Management Fee") equal to Fifty Cents ($.50) per rentable square 
foot of the 2nd Floor Premises (which totals Two Thousand Five Hundred Thirty One Dollars ($2,531.00) 
based on 5,062 rentable square feet for the 2nd Floor Premises) as compensation to Landlord for 
Landlord's internal review of Tenant's plans, general oversight of the construction, access, elevator usage 
during normal Business Hours, and electricity consumed during construction. Landlord's aforementioned 
review of Tenant's plans and oversight of construction shall be solely for the benefit of Landlord and in 
no event shall approval of the plans by Landlord be deemed to constitute a representation by Landlord 
that the work called for in the plans complies with applicable codes and other Legal Requirements or 
release Tenant from Tenant's obligation to supply plans which conform to applicable codes and other 
Legal Requirements and in no event shall Landlord's aforementioned oversight of construction release 
Tenant from its obligation to retain such project management or other services as shall be necessary to 
ensure that the Tenant Improvements are performed properly and in accordance with the requirements of 
this Lease. The Construction Management Fee shall be deducted from the 5th Floor Landlord's 
Allowance. 

d. Landlord Delay. Landlord's (a) failure to comply with any time requirements 
expressly set forth in Paragraph 3.b. above with respect to Landlord's obligation to provide notice of 
approval or disapproval of the Space Plan, Working Drawings or Change Orders, or (b) Landlord's 
umeasonable interference with the completion of Tenant Improvements, including any failure or refusal 
of Landlord or Landlord's agents or contractors to permit Tenant, its agents or contractors, access to and 
use of the Building or any Building facilities or services (including hoists, elevators, and loading docks) 
which access or use is reasonably required for the orderly and continuous performance of the work 
necessary to complete Tenant Improvements, are referred to collectively herein as "Landlord Delay" 
(provided that no Landlord Delay as described in clause (b) above will be deemed to have occurred unless 
and until Tenant has notified Landlord of the event which Tenant claims constitutes a Landlord Delay and 
Landlord has failed to cure such event within five (5) Business Days thereafter). Tenant will use 
commercially reasonable efforts to mitigate its damages and/or construction delays in the event of an 
alleged Landlord Delay. 

Notwithstanding anything to the contrary in this Paragraph 3.d., if and to the extent 
Tenant reasonably incurs a net increased cost (taking into account any cost saving Landlord might have 
facilitated by its actions, including any Landlord Delay) of design or construction of the Tenant 
Improvements as a direct result of any Landlord Delay (as reasonably evidenced by Tenant, with 
supporting documentation), Landlord will be responsible for such reasonable increased costs and the 5th 
Floor Landlord's Allowance will be increased by the amount of such reasonable increased cost. Further, 
when determining whether a particular Landlord Delay delayed Substantial Completion of the Tenant 
Improvements, the subject Landlord Delay shall be offset by any action or response by Landlord that 
achieved a reduction in Tenant's construction schedule (each day saved in Tenant's construction schedule 
being a "Schedule Saving Day") and any aggregate Landlord Delay as described in this Paragraph 3.d. 
shall first be offset against, and reduced on a day-for-day basis by, the aggregate number of Schedule 
Saving Days. In the event of a disagreement between Landlord and Tenant as to whether a Landlord 
Delay has occurred and/or as to the application of this grammatical paragraph, either party may submit 
the issue to the dispute resolution procedure set forth in Paragraph 3.h. below. 

This Paragraph 3.d. is inapplicable to delays in the initial Delivery of the 2nd Floor 
Premises, and this Paragraph 3.d. only applies to delays in the commencement or Substantial Completion 
of the Tenant Improvements following Delivery of the 2nd Floor Premises to Tenant. 

e. Representatives. 

(i) Tenant's Representative. Tenant has designated Ed Axelsen, Nonn 
Doerges and Rhonda Howard as its sole representatives with respect to the design and completion of the 
Tenant Improvements, who, until further written notice to Landlord, shall have full authority and 
responsibility to act on behalf of the Tenant for purposes of this Paragraph 3. 

(ii) Landlord's Representative. Landlord has designated Todd Sklar and 
Paul Grafft as its sole agents with respect to the Additional Landlord Work (if any), and Landlord has 
designated Perry Brandt and Paul Grafft as its sole representatives with respect to the design and 
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completion of the Tenant Improvements, who, until further written notice to Tenant, shall each, 
individually, have full authority and responsibility to act on behalf of the Landlord for purposes of this 
Paragraph 2 as to the respective work. 

f. No Miscellaneous Charges. Neither Tenant nor Tenant's Contractor (or any 
subcontractor) shall be charged for parking (to the extent parking is available) or for the use of electricity 
(provided that the electricity usage is limited to typical construction use), water, HV AC, security 
elevators, and/or hoists during the construction of the Tenant Improvements or during Tenant's move-in 
to the 2nd Floor Premises. 

g. Presence of Hazardous Materials. If, at any point during the Lease term after 
Delivery of the 2nd Floor Premises (including, without limitation, during construction of the Tenant 
Improvements therein), the 2nd Floor Premises is determined to have contained Hazardous Materials in 
violation of applicable Legal Requirements as of the date of Delivery of the 2nd Floor Premises to 
Tenant, Landlord, at Landlord's sole cost and expense, shall remove, encapsulate, contain, or otherwise 
dispose of such Hazardous Materials in accordance with applicable Legal Requirements. Any delay 
incurred by Tenant in the design or construction of the Tenant Improvements because of the presence of 
such Hazardous Materials in violation of Legal Requirements (and/or Landlord's subsequent removal, 
encapsulation, containment of the same pursuant to the foregoing) shall constitute a Landlord Delay for 
purposes of Paragraph 3 .d. above. 

h. Resolution of Construction Related Disputes. ln the event of a disagreement 
between Landlord and Tenant regarding the date of Delivery, Delivery Condition, the date of Substantial 
Completion of the Tenant Improvements, or the occurrence of an instance of Force Majeure, Landlord 
Delay, Tenant Caused Substantial Completion Delay, or any other issues regarding the commencement, 
completion or delays in Delivery or in the performance of the Tenant Improvements or regarding rent 
abatements or cost reimbursements due in connection with the construction of the Tenant Improvements, 
then if such disagreement is not resolved within thirty (30) days, either party may require that such 
disagreement be submitted by the parties to a dispute resolution procedure mutually and reasonably 
agreed to by the parties, which may be JAMS or another reputable dispute resolution group or may be a 
mutually agreed upon expert acting independently, provided that any expert retained in connection with 
the resolution of a dispute regarding completion of any Additional Landlord Work or the Substantial 
Completion of the Tenant Improvements, shall be an independent architect with not less than fifteen (15) 
years' experience as an architect for projects such as, or similar to, the Tenant Improvements. The parties 
shall agree upon the dispute resolution procedure and expert(s) within thirty (30) days following the date 
that the parties have agreed to resolve such disagreement pursuant to this Paragraph 3.h. The decision 
reached through the dispute resolution procedure shall be binding on the parties. Each party shall bear 
one-half(l/2) of the cost of the dispute resolution procedure. 

4. Monthly Rent for 2nd Floor Premises. During the initial Lease term for the 2nd Floor 
Premises, Tenant shall pay Monthly Rent under Paragraph 5.a. of the Lease for the 2nd Floor Premises in 
the following amounts for the respective periods set forth below: 

Applicable Period 
First Rent Year 
Second Rent Year 
Third Rent Year 
Fourth Rent Year 
Fifth Rent Year 
Sixth Rent Year 

Monthly Rent 
$20,669.83 
$21,289.93 
$21,928.58 
$22,586.64 
$23,264.11 
$23,961.82 

Annual Rate 
per RSF 
$49.00 
$50.47 
$51.98 
$53.54 
$55.15 
$56.80 

The "First Rent Year" is the period commencing on the 2nd Floor Rent Commencement 
Date (as defined below) and ending on the last day of the twelfth (12tll) full calendar month thereafter. 
Each period of twelve (12) full calendar months thereafter constitutes a "Rent Year," except that the 
Sixth Rent Year shall end on the expiration date of the Lease for the Base Premises, as extended by the 
Fifth Amendment. The "2nd Floor Rent Commencement Date" is the date thirty (30) days following 
the 2nd Floor Commencement Date. 

Notwithstanding the foregoing, if, after the Delivery of the 2nd Floor Premises, a 
Landlord Delay (as defined in Paragraph 3.d. above) delays Substantial Completion of the Tenant 
Improvements for more than thirty (30) days beyond the scheduled completion date that would have 
occurred without the Landlord Delay (as reasonably evidenced by Tenant with supporting documentation) 
then, commencing on the 2nd Floor Rent Commencement Date, the Monthly Rent for the 2nd Floor 
Premises shall be abated one {l) day for each day beyond such thirty (30) day period that the Tenant 
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Improvements were not Substantially Completed due to the Landlord Delay. (As provided in Paragraph 
3.h. above, any disagreement regarding whether a Landlord Delay has delayed Substantial Completion of 
the Tenant Improvements by more than thirty (30) days may be submitted by either party to the dispute 
resolution procedures in such Paragraph 3.h.) 

5. Additional Rent for 2nd Floor Premises. Effective as of the 2nd Floor Rent Commencement 
Date, Paragraph 7 of the Lease shall apply in full to the 2nd Floor Premises, provided, however, that, as to 
the 2nd Floor Premises only, (a) Tenant's Share (as defined in Paragraph 2.e. of the Lease) shall be 0.69% 
(which is 5,062 divided by the 734,467 rentable square feet of the Building), (b) the Base Year (as 
defined in Paragraph 2.e. of the Lease) shall be the 2014 calendar year, and (c) the Base Tax Year (as 
defined in Paragraph 2.e. of the Lease) shall be the fiscal tax year ending June 30, 2014. 

The provisions of Paragraph 7.b.ii. of the Lease (regarding a reassessment of the Real Property 
caused by a sale, refinancing or other transfer of the Real Property or any interest therein) shall continue 
to apply to all of the Premises, including the 2nd Floor Premises (but excluding the 10th and 11 th Floor 
Premises, which is governed instead by Paragraph 4 of the Third Amendment) with the "First through 
Fourth Lease Years" (as defined in Paragraph 7.b.ii. of the Lease) retaining their original definition in the 
Lease for all purposes. 

6. Letter of Credit. In accordance with the second grammatical paragraph of Paragraph 6 
of the Lease, as a result of the addition of the 2nd Floor Premises to the Lease, the Nine Million One 
Hundred Fifty Five Thousand Eight Hundred Sixty Dollars ($9,155,860.00) Letter of Credit required 
under Paragraphs 2.d. and 6 of the Lease (as amended by the Fifth Amendment) is hereby increased by 
One Hundred Fifty One Thousand Eight Hundred Sixty Dollars ($151,860.00) to the total sum of Nine 
Million Three Hundred Seven Thousand Seven Hundred Twenty Dollars ($9,307,720.00). Not later than 
thirty (30) days following the Sixth Amendment Effective Date, Tenant shall deliver to Landlord an 
amendment to the existing Letter of Credit held by Landlord that increases the amount of the Letter of 
Credit to the new increased amount, or, at Tenant's option, Tenant may deliver an additional Letter of 
Credit to Landlord in the required additional amount, which additional Letter of Credit shall be in 
compliance in all respects with the requirements of Paragraph 6 of the Lease. Tenant's failure to deliver 
the amendment to the Letter of Credit ( or additional Letter of Credit) to Landlord on or before the date 
thirty (30) days after the Sixth Amendment Effective Date shall constitute an Event of Default under 
Paragraph 25.a. of the Lease and, in addition to the remedies afforded to Landlord under Paragraph 25.b. 
of the Lease, Landlord may, at Landlord's option, terminate this Sixth Amendment by written notice to 
Tenant given at any time prior to receipt of the amended or additional Letter of Credit. Further, 
notwithstanding anything to the contrary in Paragraphs 2 or 3.c. above, Landlord shall not be required to 
deliver the 2nd Floor Premises to Tenant until the amendment to the Letter of Credit or additional Letter 
of Credit is received in the required form and amount, and (i) any delays in Delivery caused by Tenant's 
failure to timely deliver the same shall constitute a Tenant Delivery Delay and (ii) any delays in 
Substantial Completion of the Tenant Improvements resulting from such failure shall constitute a Tenant 
Caused Substantial Completion Delay. 

7. Parking. The provisions of Paragraph 53 of the Lease (entitled "Parking") shall continue to 
apply in full without modification, with the 2nd Floor Premises being included in the space leased by 
Tenant under the Lease for purposes of calculating the number of parking spaces allocated to Tenant 
under Paragraph 53.a. of the Lease. 

8. Renewal Options. The provisions of Paragraph 60 of the Lease ( entitled "Renewal Options") 
remain in full force and effect and the 2nd Floor Premises shall be included in the calculation of the 
rentable square footage leased by Tenant at the end of the initial Lease term for purposes of the first 
sentence of Paragraph 60.a. of the Lease. 

9. Cross-Default. Effective as of the date hereof, in subparagraph 8 of Paragraph 25.a.1. of the 
Lease, the words "Intentionally Deleted" are deleted and the following substituted therefor: 

"8. An Event of Default (as defined in Paragraph 25.a. of the 875 Stevenson Lease) 
occurs under Paragraph 25.a. l. of the 875 Stevenson Lease (provided, however, that 
this Paragraph 25.a.8. shall apply only for so long as Landlord hereunder is the same 
(or an affiliated entity) of the "Landlord" under the 875 Stevenson Lease." 

10. Additional Provisions 

a. Operation of Fitness Center for Tenant's Employees. The parties acknowledge that 
Tenant may use the 2nd Floor Premises for the operation of a fitness center (including shower facilities) 
for use only by Tenant's employees, subject to any reasonable rules and regulations regarding such 
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operation as Landlord may implement for such fitness center. Without limitation of the foregoing, if 
Tenant installs a fitness center in the 2nd Floor Premises pursuant to the foregoing, Tenant shall perform 
any and all work (in accordance with Paragraph 9 of the Lease) required to prevent unreasonable noise 
and/or vibration from being felt in premises adjacent to the 2nd Floor Premises, or on the floors above or 
below the 2nd Floor Premises, including, without limitation the lobby of the Building. Further, Tenant 
shall discontinue any particular use that creates noise or vibration that is unreasonable for a first class 
office building to the extent the noise and/or vibration cannot be reasonably attenuated (such as weights 
being dropped on the floor or noisy equipment or music). Further, prior to commencing the operation of 
the fitness center, Tenant shall (at Tenant's sole cost and expense) install at the window line of the 2nd 

Floor Premises window treatments and/or other installations ("Window Installations") that prevent 
persons outside of the 2nd Floor Premises from seeing exercise equipment and/or other fitness center 
equipment or activities in the 2nd Floor Premises that Landlord determines in good faith is not 
aesthetically appropriate for such area of the Building. The Window Installations may include a 
combination of drapes, mecho shades, seating and other installations, and shall be subject to Landlord's 
prior written approval in Landlord's sole but good faith discretion. 

b. Insurance. The language in Paragraph 15.b. of the Lease requiring Tenant to name the 
parties specified by Landlord as additional insured under Tenant's umbrella coverage policies is hereby 
deleted and the parties hereby agree that, while Tenant's umbrella policy cannot be specifically endorsed 
to have additional insureds, such umbrella policy will "follow" the terms of the underlying liability policy 
carried by Tenant pursuant to Paragraph 15 of the Lease. 

c. SNDA. As soon as commercially reasonably possible after the Sixth Amendment 
Effective Date, Landlord shall deliver to Tenant a subordination and non-disturbance agreement 
("SNDA") executed by the holder of the existing Encumbrance on the Building (Wells Fargo Bank, 
National Association), which SNDA shall be in the form described in Paragraph 21 of the Lease. 

d. Monthly Deck Rent (9th Floor Deck). The parties acknowledge that Paragraph 63 of 
the Lease (entitled "Ninth Floor Outdoor Roof Deck"), sets forth the Monthly Deck Rent through the end 
of the Sixth Lease Year (as defined in Paragraph 2.c. of the Lease) but does not address the Monthly Deck 
Rent during the extension of the initial Lease term as a result of Tenant leasing Expansion Increments 
under Paragraph 58 of the Lease or during the Renewal Term under Paragraph 60 of the Lease. The 
parties hereby agree that, effective as of the date immediately following the last day of the Sixth Lease 
Year, the Monthly Deck Rent shall increase by three percent (3%) over the Monthly Deck Rent in effect 
during the Sixth Lease Year and shall thereafter increase on each anniversary by three percent (3%) over 
the Monthly Deck Rent in effect during the immediately prior year, which increases shall continue 
throughout the remainder initial Lease term (as extended as a result of Tenant leasing Expansion 
Increments under Paragraph 58 of the Lease) and throughout the Renewal Term if Tenant exercises the 
Renewal Option. 

e. Renewal Option. Effective as of the date hereof, in clause (ii) in the first sentence of 
Paragraph 60.b. of the Lease, the words "First Offer Increment" are deleted and the word "Premises" 
substituted therefor. 

12. Brokers. Tenant represents and warrants that it has negotiated this Sixth Amendment 
directly with Shorenstein Management, Inc., and Jones Lang LaSalle and has not authorized or employed, 
or acted by implication to authorize or to employ, any other real estate broker or salesmen to act for 
Tenant in connection with this Sixth Amendment. Tenant shall indemnify, defend and hold Landlord 
harmless from and against any and all Claims by any real estate broker or salesmen other than the real 
estate brokers identified above in this Paragraph 12 for a commission, finder's fee or other compensation 
as a result of Tenant's entry into this Sixth Amendment. Pursuant to a separate written agreement, 
Landlord shall pay any commission due the aforementioned brokers in connection with this Sixth 
Amendment and Tenant shall have no liability therefor. 

13. Authority. If Tenant is a corporation, partnership, trust, association or other entity, 
Tenant hereby covenants and warrants that (a) Tenant is duly incorporated or otherwise established or 
formed and validly existing under the laws of its state of incorporation, establishment or formation, 
(b) Tenant has and is duly qualified to do business in the state in California, (c) Tenant has full corporate, 
partnership, trust, association or other appropriate power and authority to enter into the Lease and this 
Sixth Amendment and to perform all Tenant's obligations under the Lease, as amended by this Sixth 
Amendment, and (d) each person (and all of the persons if more than one signs) that signs this Sixth 
Amendment on behalf of Tenant was and is duly and validly authorized to do so. 

14. No Offer. Submission of this instrument for examination and signature by Tenant does 
not constitute an offer to lease or to amend the Lease, or a reservation of or option for lease or to amend 
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the Lease, and this instrument is not effective as a lease amendment or otherwise until executed and 
delivered by both Landlord and Tenant. 

15. Lease in Full Force and Effect. Except as provided above, the Lease is unmodified 
hereby and remains in full force and effect. 

16. Counterparts. This Sixth Amendment may be signed m counterparts which, taken 
together, shall constitute one agreement. 

1 7. CASp Disclosure. At the time of this Sixth Amendment, the 2nd Floor Premises and the 
common areas expected to be in Tenant's path of travel during the Lease term, have not undergone an 
inspection by a Certified Access Specialist regarding compliance with construction-related accessibility 
standards. This disclosure is made pursuant to Section 1938 of the California Civil Code. The foregoing 
disclosure does not minimize in any manner the express obligations of the parties set forth in the Lease, as 
amended by this Sixth Amendment. 

IN WITNESS WHEREOF, the parties have executed this document as of the date and year first 
above written. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Delaw limited liability company 

EXHIBITS 
Exhibit A- Outline of 2nd Floor Premises 
Exhibit B - Form ofletter confirming relevant dates 
Exhibit C - Additional Landlord Work 
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TWITTER, INC., a Delaware corporation 

By:~ 
Mike Gupta 

Chief Financial Officer 
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EXHIBIT A 

Outline of 2nd Floor Premises 

(See attached page) 
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EXHIBIT B 

Form ofletter confirming relevant dates 

___ ,201 

Twitter, Inc. 
1355 Market Street 
San Francisco, CA 94103 

Re: Lease, dated as of April 20, 2011, as amended (the "Lease"), between SRI Nine 
Market Square LLC, a Delaware limited liability company ("Landlord") and 
Twitter, Inc., a Delaware corporation ("Tenant") for premises in the building located 
at 1355 Market Street, California. 

Gentlemen or Ladies: 

Reference is hereby made to the Sixth Amendment to Lease, dated as of February_, 
2014 (the "Sixth Amendment"), pursuant to which, among other things, all of the rentable area on the 2nd 
Floor of the Building is being added to your above-referenced Lease. All capitalized terms not otherwise 
defined herein shall have the meaning given them in the Sixth Amendment. 

Pursuant to the penultimate sentence of Paragraph 1 of the Sixth Amendment, this letter 
shall confirm the following: 

1. The 2nd Floor Commencement Date (as defined in Paragraph I of the Sixth 
Amendment) is _________ , and 

2. The 2nd Floor Rent Commencement Date (as defined in Paragraph 4 of the Sixth 
Amendment) is ------

Please acknowledge Tenant's agreement to the foregoing by executing both duplicate 
originals of this letter and returning one fully executed duplicate original to Landlord at the address on 
this letterhead. If Landlord does not receive a fully executed duplicate original of this letter from Tenant 
evidencing Tenant's agreement to the foregoing (or a written response setting forth Tenant's 
disagreement with the foregoing) within fifteen (15) days of the date of Tenant's receipt of this letter, 
Tenant will be deemed to have consented to the terms set forth herein. 

Very truly yours, 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By _________ _ 
Its designated signatory 

The undersigned agrees to the dates set forth above: 

TWITTER, INC., a 
Delaware corporation 

By _________ _ 

Name -----------

Title -----------
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EXHIBITC 

Procedure for Additional Landlord Work 

a. Description of Additional Landlord Work. Tenant may from time to time 
request, by written notice to Landlord, that Landlord perform certain work in the 2nd Floor Premises (the 
"Additional Landlord Work"), subject to the provisions of this Exhibit C. (This Exhibit C applies only 
to the 2nd Floor Premises.) The parties acknowledge that, prior to the date hereof, Tenant requested that 
the following work be included as Additional Landlord Work for the 2nd Floor Premises (subject to 
Tenant's acceptance of such work, at Tenant's option, pursuant to the procedures set forth in Paragraph 
d. below): 

(i) Furnish and install two (2) sets of restrooms in the 2nd Floor Premises in 
accordance with plans and specifications provided by Tenant. 

(ii) Furnish and install two (2) sets of shower rooms in the 2nd Floor Premises in 
accordance with plans and specifications provided by Tenant. 

(iii) Furnish and install electrical panels in Base Building electrical rooms in 
accordance with plans and specifications provided by Tenant. 

(iv) Furnish and install three (3) two inch (2") conduits located in the mechanical 
room from the 2nd Floor Premises to the fifth (5th

) floor. 

The items of the Additional Landlord Work specified in item (i) through (iv) above 
(which items are sometimes referred to as the "Initially Contemplated Increments"), as well as any 
other individual items of Additional Landlord Work covered by this Exhibit C, are sometimes referred to 
as "increments" of the Additional Landlord Work. From time to time, Tenant may request that 
additional increments (other than the Initially Contemplated Increments) become a part of the Additional 
Landlord Work, but particular increments (including the Initially Contemplated Increments) shall become 
a part of the Additional Landlord Work only if the increments are actually added to the Additional 
Landlord Work in accordance with the procedures set forth in Paragraph d. below. Notwithstanding 
anything to the contrary herein (including, without limitation, Paragraph d. below) if Tenant requests that 
increments other than the Initially Contemplated Increments be considered for inclusion in the Additional 
Landlord Work, Landlord shall have no obligation to consider the inclusion of those particular 
increments into the Additional Landlord Work. Landlord shall prepare plans and specifications for the 
subject increment (including the Initially Contemplated Increments) and submit them to Tenant for 
Tenant's written approval, which approval shall not be unreasonably withheld, conditioned or delayed. 
The aforementioned plans shall be subject to Landlord's written approval in all respects, which approval 
shall not be unreasonably withheld, conditioned or delayed. Tenant shall provide Landlord with any 
information reasonably requested by Landlord in order to allow Landlord to timely and efficiently prepare 
any such plans and specifications. Notwithstanding the foregoing or any other provision of this Exhibit 
~. the provisions of Paragraph 25.b.6. of the Lease (as modified by Paragraph 3.a. of the Sixth 
Amendment), as well as the limitation on the definition of "Indemnitees" contained in Paragraph 14.b. of 
the Lease, shall apply in full to this Exhibit C. 

b. Performance of Additional Landlord Work. The construction (and design, when 
applicable) of the Additional Landlord Work shall be performed by qualified architects or contractors 
selected by Landlord for such work and the plans and specifications for the Additional Landlord Work 
(including, without limitation, the Initially Contemplated Increments) shall be subject to Landlord's 
reasonable written approval in all respects. All work of design and construction of the Additional 
Landlord Work shall be performed in a good and workmanlike manner and in accordance with all 
applicable laws. The schedule for the performance of the Additional Landlord Work shall be coordinated 
with Tenant's Construction Schedule (as defined in Paragraph 3.b.vi. of the Sixth Amendment) and the 
estimated schedule for the performance of each increment shall be as set forth on the Estimated Increment 
Schedule (as defined in Paragraph d. below). Landlord shall use good faith efforts to complete each 
increment of the Additional Landlord Work within the applicable Estimated Increment Schedule and shall 
keep Tenant apprised of the progress being made on each increment of the Additional Landlord Work. 
Landlord shall not (except in the event of Landlord's bad faith or willful misconduct) be penalized for any 
delays in the commencement or completion of the Tenant Improvements resulting from Landlord's 
consideration or performance of the Additional Landlord Work. If, at Tenant's request, Landlord retains 
a particular architect or general contractor to perform the Additional Landlord Work, notwithstanding 
anything to the contrary in this Exhibit C, Landlord shall not be responsible or liable in any manner for 
the quality of such architect's or general contractor's work, or (except in the event of Landlord's bad faith 
or willful misconduct) their failures to comply with the Estimated Increment Schedule, but Landlord 

1355 Market/Twitter 6th Am v3 
Das2-14-14 

12 

-220-



shall (i) diligently seek to cause such architect or general contractor to perform their respective work on a 
timely basis and in accordance with the approved Construction Drawings in the same manner that 
Landlord would supervise an architect or general contractor selected by Landlord and (ii) at no cost to 
Landlord, enforce (or assign to Tenant and allow Tenant to enforce) any warranties available on account 
of the subject work. 

Notwithstanding anything to the contrary herein, the provisions of Paragraph 3.h. of the 
Sixth Amendment ( entitled "Resolution of Construction Related Disputes") shall apply in full to the 
performance of the Additional Landlord Work, including, without limitation, as to whether Landlord has 
engaged in bad faith or willful misconduct with regard to Landlord's performance under this Exhibit C. 

c. Construction Management Fee. As compensation to Landlord for construction 
management, inspection and administration with regard to the Additional Landlord Work, Landlord shall 
receive a fee (the "Construction Management Fee") equal to four percent (4%) of the cost of 
construction of the Additional Landlord Work (which, in addition to hard construction costs, shall include 
architectural, engineering and permit fees). 

d. Addition oflncrements to Additional Landlord Work. 

i. Contractor Fixed Price; Estimated Total Cost; Estimated Increment 
Schedule. If Tenant requests in writing that a particular increment be considered for inclusion in the 
Additional Landlord Work, and Landlord, in its sole discretion, agrees to consider such inclusion in the 
Additional Landlord Work (although Landlord has already agreed to process Tenant's request with regard 
to the Initially Contemplated Increments, as provided in Paragraph a. above), Landlord shall use good 
faith efforts to promptly obtain from Landlord's general contractor a commercially reasonable fixed price 
for the particular increment (the "Contractor Fixed Price"), which Contractor Fixed Price may be 
implemented in the form of a change order to Landlord's original construction contract with Landlord's 
general contractor for Landlord's Work. Tenant shall provide Landlord with any and all information 
regarding the requested increment of Additional Landlord Work reasonably required by Landlord to 
solicit the Contractor Fixed Price. The parties acknowledge that Landlord will likely incur Design Costs 
(as defined below) and permit costs in order to obtain the Contractor Fixed Price. Landlord shall 
endeavor to deliver the Contractor Fixed Price to Tenant within a reasonable time following the date 
Landlord received from Tenant Tenant's written request to consider the subject increment and all 
information required for Landlord to obtain the Contractor Fixed Price for that increment. Concurrently 
with the delivery of the Contractor Fixed Price to Tenant, Landlord shall deliver to Tenant Landlord's 
reasonable estimate of (i) the design costs (which design costs shall include, without limitation, the cost 
of preparing plans and specifications and construction documents and the cost of compiling any other data 
or information required to obtain building permits or other governmentally required approvals for the 
performance of the increment, including approvals from the Historical Preservation Commission (such 
design costs being referred to collectively as "Design Costs")), (ii) permit fees, (iii) the Construction 
Management Fee, (iv) a "contingency" component and (v) any other costs that Landlord reasonably 
estimates will be incurred by Landlord in the performance of the subject increment of the Additional 
Landlord Work, including, supporting documentation, if applicable. (The Contractor Fixed Price for a 
particular increment, together with the other costs referenced in the immediately preceding sentence as to 
such increment, are referred to collectively hereinafter as the "Estimated Total Cost" for such 
increment). Concurrently with Landlord's delivery to Tenant of the Estimated Total Cost for the subject 
increment, Landlord shall deliver to Tenant an estimated construction schedule for the subject increment 
(the "Estimated Increment Schedule"), which Estimated Increment Schedule shall include (x) the 
estimated number of days the work will take to complete after an Increment Addition Form (as defined 
below) is duly executed and delivered by Landlord and Tenant and Landlord has obtained the required 
governmental permits and approvals for the work, (y) the estimated length of time required to obtain the 
aforementioned permits and approvals and (z) based on the foregoing, the estimated commencement and 
completion dates for the subject increment. 

Tenant shall have a period of ten ( 10) Business Days from receipt from Landlord of the 
Estimated Total Cost and the Estimated Increment Schedule for a particular increment to approve or 
reject in writing such Estimated Total Cost and Estimated Increment Schedule. If Tenant does not deliver 
either an approval or rejection notice to Landlord within the aforementioned ten (10) Business Day 
period, then Tenant shall be deemed to have rejected both the Estimated Total Cost and the Estimated 
Increment Schedule for that increment and the subject increment of Additional Landlord Work shall not 
be added to the Additional Landlord Work and, if Tenant desires that such work be performed, Tenant 
shall be responsible for performing the same as a part of the Tenant Improvements at Tenant's sole cost. 
If Tenant delivers to Landlord, within the aforementioned ten (10) Business Day period, a written 
objection as to the Estimated Total Cost and/or the Estimated Increment Schedule, such written objection 
shall specify in reasonable detail the nature of the disapproval so as to allow Landlord, Landlord's 
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architect and general contractor (as applicable) to attempt to address the element that is the basis of such 
disapproval. Tenant shall make a Tenant representative available to confer with Landlord regarding 
Tenant's disapproval and the possible measures which may be taken in order to obtain Tenant's approval. 
Thereafter, as appropriate, Landlord shall modify the plans and specifications for the applicable increment 
(provided that any modifications to the plans and specifications shall be subject to Landlord's written 
approval, which approval shall not be unreasonably withheld or delayed if the work is in accordance with 
current Building standards and finishes, as reasonably determined by Landlord), update the Estimated 
Increment Schedule and, if the plans and specifications were modified, seek another Contractor Fixed 
Price for the work and present to Tenant, as applicable, a new Estimated Total Cost for the increment 
(including the new Contractor Fixed Price) and a revised Estimated Increment Schedule. Tenant shall 
have five (5) Business Days to accept or reject the new Estimated Total Cost and revised Estimated 
Increment Schedule (as applicable) and, if Tenant delivers a written notice to Landlord within the 
required five (5) Business Day period rejecting such revisions (or fails to deliver a written notice to 
Tenant within such period either accepting or rejecting such revisions), then the subject increment of 
Additional Landlord Work shall not be added to the Additional Landlord Work and, if Tenant desires that 
such work be performed, Tenant shall be responsible for performing the same as a part of the Tenant 
Improvements at Tenant's sole cost. 

ii. Increment Addition Form. If Tenant accepts the Estimated Fixed Cost (initial or 
revised), and also accepts the Estimated Increment Schedule (initial or revised), for a particular increment 
of Additional Landlord Work, then Landlord and Tenant shall jointly complete and execute an Increment 
Addition Form in the form of attached Schedule 1 (or in such modified form as Landlord and Tenant may 
mutually agree) for such increment. Notwithstanding anything to the contrary herein, no increment will 
be deemed a part of the Additional Landlord Work hereunder unless and until an Increment Addition 
Form is executed and delivered by both Landlord and Tenant for such increment and, if an Increment 
Addition Form is not executed and delivered by both Landlord and Tenant for a particular increment, for 
any reason, Tenant, if Tenant desires that such work be performed, shall be responsible for performing the 
subject work as a part of the Tenant Improvements at Tenant's sole cost. 

iii. Estimates. Tenant acknowledges that the dates in the Estimated Increment Schedule 
(as referenced in Paragraph d.i. above) are Landlord's good faith estimates only and are prepared by 
Landlord based on information then known to Landlord and that such dates are not binding on Landlord. 
Similarly, the Estimated Total Cost (as defined in Paragraph d.i. above) is Landlord's good faith 
estimated only (except for the Contractor Fixed Price, which is a fixed price and not an estimate) and 
shall not affect Tenant's obligation for the Final Total Cost (as defined in Paragraph d.iv. below) even if 
such Final Total Cost differs from the Estimated Total Cost that was set forth on the Increment Addition 
form or that was subsequently presented to Tenant in writing (subject to the limitations set forth in 
Paragraph d.iv. below). However, without limitation of the foregoing, Landlord will use good faith 
efforts to cause Landlord's contractor to meet the parameters of both the Estimated Increment Schedule 
and the Estimated Total Cost. If at any time Landlord becomes aware of a delay in the performance of a 
particular increment such that the Estimated Increment Schedule previously approved by Tenant for such 
increment is likely not to be met, and/or becomes aware of a change in Design Costs, permits fees or any 
other construction cost for a particular increment which will cause the total cost for such increment to 
exceed the Estimated Total Cost that was previously approved by Tenant for that increment, Landlord 
will, as soon as reasonably possible after Landlord becomes aware of the subject delay or additional cost, 
notify Tenant thereof, specifying in such notice the nature of the delay or cost increase, as applicable. 

iv. Final Total Cost Deducted from 5th Floor Landlord's Allowance. The (A) Contractor 
Fixed Price that was included in the Estimated Total Cost approved by Tenant pursuant to Paragraph 
2.d.i. above, plus (B) the actual (i) Design Costs, (ii) permit fees, (iii) Construction Management Fee, (iv) 
contingency component of the Estimated Total Cost previously approved by Tenant under Paragraph d.i. 
above, and (v) any other costs that Landlord reasonably incurred in the performance of the subject 
increment of the Additional Landlord Work (other than Force Majeure Costs, as defined in Paragraph 
25.b.6. of the Lease), constitute the "Final Total Cost" for such increment of the Additional Landlord 
Work. Upon completion of the subject increment of the Additional Landlord Work, Landlord shall notify 
Tenant in writing of the Final Total Cost for that increment and the Final Total Cost shall be deducted 
from the 5th Floor Landlord's Allowance (as defined in Paragraph 3.b.iv. of the Sixth Amendment). 
Notwithstanding anything to the contrary in this Exhibit C, in no event shall Landlord perform any 
increment of Additional Landlord Work that would cause the Final Total Cost of all Additional Landlord 
Work for the 2nd Floor Premises (plus the Reimbursable Costs for the 2nd Floor Premises under 
Paragraph v. below) to exceed the sums available to Landlord from the 5th Floor Landlord's Allowance to 
be applied to such sums. Further, notwithstanding anything to the contrary in Paragraph 3.c.ii. of the Fifth 
Amendment (as defined in Recital A of the Sixth Amendment), no portion of the 5th Floor Landlord's 
Allowance shall be disbursed for application to the cost of the construction of the 5th Floor Tenant 
Improvements until the Final Total Cost for all of the Additional Landlord Work for the 2nd Floor 
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Premises has been deducted from the 5th Floor Landlord's Allowance in accordance with this Paragraph 
d.iv. (Nothing herein shall prevent the cost of the Additional Landlord Work under the Fifth Amendment 
from being deducted from the 5u1 Floor Landlord's Allowance in the manner expressly provided for under 
Exhibit D to the Fifth Amendment.) In order to ensure the availability of the 5th Floor Landlord's 
Allowance for application to the Final Total Cost of all Additional Landlord Work for the 2nd Floor 
Premises in the manner contemplated herein, the parties hereby agree that the Allowance Availability 
Period (as defined in Paragraph 3.c.i. of the Fifth Amendment) is hereby extended through and including 
the date the Final Total Cost for all of the Additional Landlord Work for the 2nd Floor Premises is 
determined by Landlord and deducted from the 5th Floor Landlord's Allowance. Without limitation of 
any other provisions herein, if, for any reason (other than a Force Majeure Event, as defined in Paragraph 
25.b.6. of the Lease) the Final Total Cost for the 2nd Floor Premises exceeds the sums available from the 
5tli Floor Landlord's Allowance to be applied to the Final Total Cost for the 2nd Floor Premises under this 
Paragraph d.iv., then Tenant shall pay such excess to Landlord, as additional Rent under the Lease, not 
later than ten (10) Business Days following the date Landlord delivers a written invoice to Tenant for 
such excess with supporting invoices evidencing such excess cost; provided that Landlord shall not 
deliver such invoice to Tenant (and Tenant shall pay not such excess to Landlord) any earlier than the 
date which is five (5) days following the date of completion of the Additional Landlord Work. 

v. Reimbursement of Design Costs for Increments Not Added to Additional 
Landlord Work. If Tenant requested that Landlord consider performing a particular increment of 
Additional Landlord Work, but, in accordance with the procedures above, such increment is not 
ultimately added to the Additional Landlord Work (other than because of Landlord's bad faith or willful 
misconduct), then, notwithstanding the fact that Landlord will not perform the subject increment of work, 
Tenant shall be responsible for the Design Costs and costs of obtaining permits that were reasonably 
incurred by Landlord in connection with the proposed increment prior to the date that it was determined 
that the increment would not be included in the Additional Landlord Work (the "Reimbursable Costs"). 
The Reimbursable Costs shall be paid by Tenant to Landlord by deducting an amount equal to the 
Reimbursable Costs from the 5th Floor Landlord's Allowance and will be deemed a part of the Final Total 
Cost of all Additional Landlord Work for the 2nd Floor Premises. Landlord shall notify Tenant in writing 
of the amount of such deduction from the 5th Floor Landlord's Allowance on account of the Reimbursable 
Costs and shall deliver to Tenant any and all such plans that were prepared by Landlord for proposed 
increments that were not ultimately added to the Additional Landlord Work to be performed by Landlord 
in the 2nd Floor Premises. 

vi. Alternate "Fast Track" Process. Notwithstanding the provisions of Paragraph d.i 
above, in lieu of waiting for an Estimated Total Cost and Estimated Increment Schedule and executing an 
Increment Addition Form, Tenant may elect to "fast track" the commencement of an increment of 
Additional Landlord Work by requesting that Landlord provide Tenant with a "Rough Order of 
Magnitude" price ("ROM Price") on any proposed increment of Additional Landlord Work, and, upon 
receipt of the ROM Price, Tenant may direct Landlord to commence the applicable increment of 
Additional Landlord Work (i.e., commence performance of such work on a so-called "price and proceed" 
basis), in which event Landlord shall proceed with the increment of Additional Landlord Work 
immediately and concurrently with Landlord's solicitation of Estimated Total Cost and Estimated 
Increment Schedule for such increment. Tenant expressly acknowledges that if, following Landlord's 
delivery of the Estimated Total Cost and Estimated Increment Schedule for the increment in question, 
Tenant rejects such Estimated Total Cost and/or Estimated Increment Schedule, Landlord shall continue 
to attempt to produce a new Estimated Total Cost and Estimated Increment Schedule as described in the 
second grammatical paragraph of Paragraph d.i above, however if Tenant ultimately disapproves such 
revised Estimated Increment Schedule and Estimated Total Cost, Landlord shall have no obligation to 
continue work on the subject increment, and Tenant shall be responsible for the cost incurred by Landlord 
with respect to the design and construction of such increment incurred to date, which will nonetheless be 
Reimbursable Costs and part of the Final Total Cost to be deducted from the 5th Floor Landlord's 
Allowance. 

Schedules 
Schedule 1 - Increment Addition Form 
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SCHEDULE 1 

Increment Addition Form 

INCREMENT ADDITION NO: Date: ---------- ----------

This document constitutes an "Increment Addition Form" under Paragraph d. of Exhibit C attached to 
the Sixth Amendment to Lease, dated as of February_, 2014 (the "Sixth Amendment"), executed by 
SRI Nine Market Square LLC, a Delaware limited liability company ("Landlord") and Twitter, Inc., a 
Delaware corporation ("Tenant"), in connection with Tenant's lease of the 2nd Floor of the building 
located at 1355 Market Street, San Francisco, CA. 

1. The following increment is hereby added to the Additional Landlord Work: 

[insert written description or attach relevant documentation identifying increment] 

2. The Estimated Total Cost for the increment(s) described above is as follows: 

[insert written description or attach relevant documentation specifying Estimated 
Total Cost] 

3. The Estimated Increment Schedule for the additional increments(s) described above is/are as 
follows: 

[insert schedule or attach relevant documentation setting forth schedule] 

Capitalized terms not otherwise defined herein shall have the meanings ascribed to them in the Sixth 
Amendment. Execution of this Additional Increment Form by Landlord and Tenant constitutes a binding 
agreement by Landlord and Tenant in accordance with the Sixth Amendment. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By: _________ _ 

Name: 
------------

Title: ------------
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Tenant: 

TWITTER, INC., a Delaware corporation 

By:____::__--=----""'='--==-------

Name: f\1,ke., ~~ 
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SEVENTH AMENDMENT TO LEASE 
(Adding Additional Premises and Amending Lease) 

ti/, THIS SEVENTH AMENDMENT TO LEASE ("Seventh Amendment") is executed as 
of the 'J,J:. day of December, 2014 (the "Seventh Amendment Effective Date"), between SRI NINE 
MARKET SQUARE LLC, a Delaware limited liability company ("Landlord") and TWITTER, INC., a 
Delaware corporation ("Tenant"). 

RECITALS 

A. Landlord and Tenant are parties to that certain office lease, dated as of April 20, 2011, 
pursuant to which Tenant leases from Landlord certain premises in the building located at 1355 Market 
Street, San Francisco, California (the "Building"). The aforementioned lease was subsequently amended 
by (i) a First Amendment to Lease, dated as of May 16, 2011 (the "First Amendment"), pursuant to 
which the premises covered by the lease were modified to consist of all of the rentable area on the 7t\ 8th 

and 9th floors of the Building, (ii) a Second Amendment to Lease, dated as of September 30, 2011 (the 
"Second Amendment"), pursuant to which, among other things, Landlord agreed to perform certain 
additional Landlord's Work and the provisions of the lease regarding the manner of disbursement of 
Landlord's Allowance were modified, (iii) a Third Amendment to Lease, dated as of June 1, 2012 (the 
"Third Amendment"), pursuant to which, among other things, all of the rentable area of the 10th and 
11 th floors of the Building was added to the premises covered by the lease, (iv) a Fourth Amendment to 
Lease, dated as of September 24, 2013 (the "Fourth Amendment"), pursuant to which, among other 
things, all of the rentable area of the 6th floor of the Building was added to the premises covered by the 
lease and certain matters agreed upon by Landlord and Tenant with regard to the 10th and 11th floors were 
documented, (v) a Fifth Amendment to Lease, dated as of October 2, 2013 (the "Fifth Amendment"), 
pursuant to which all of the rentable area of the 5th floor of the Building was added to the premises 
covered by the lease and (vi) a Sixth Amendment to Lease, dated as of February 14, 2014 (the "Sixth 
Amendment") pursuant to which, among other things, approximately 5,062 rentable square feet of space 
on the 2nd floor of the Building was added to the lease. The aforementioned lease, as amended by the 
aforementioned amendments, is referred to hereinafter as the "Lease." Capitalized terms not otherwise 
defined herein shall have the meaning given them in the Lease. 

B. The premises presently covered by the Lease (the "Premises") consist of the following: 

Floor RSF 
2 5,062 
5 78,792 
6 78,792 
7 78,792 
8 78,792 
9 57,366 
10 44,954 
11 40,305 

462,855 

The portions of the Premises located on the 2nd and the 5th through 9th floors of the Building are 
sometimes referred to herein as the "Base Premises," and the portions of the Premises located on the 10th 

and 11 th floors of the Building are sometimes referred to as the "10 and 11th Floor Premises." Tenant 
also leases from Landlord, pursuant to Paragraph 63 of the Lease (as amended), the 9th Floor Deck and, 
pursuant to Paragraph 9 of the Third Amendment, the 10th Floor Deck. The expiration date of the Lease 
as to the Base Premises (i.e., the 2nd and 5th through 9th floors) is April 30, 2019 (as confirmed by letter 
agreement dated March 26, 2014), subject to Tenant's renewal options under Paragraph 60 of the Lease. 
The expiration date of the Lease as to the 10th and 11 th Floor Premises is October 31, 2021 ( as confirmed 
by letter agreement dated March 26, 2014), subject to Tenant's renewal options under Paragraph 8 of the 
Third Amendment. 

C. Pursuant to that certain lease, dated as of December 20, 2013 (the "875 Stevenson Lease"), 
between Landlord and Tenant, Tenant is leasing from Landlord all of the 2nd and the 5th through 10th 
floors of the building located at 875 Stevenson Street (and also known as 1 Tenth Street), San Francisco, 
California (the "875 Stevenson Building"), which 875 Stevenson Building is located adjacent to the 
Building and is a part of the office and retail complex known as Market Square. 

D. Landlord and Tenant presently desire to amend the Lease to add to the Lease a portion of 
the fourth ( 4th

) floor of the Building consisting of approximately 51,821 rentable square feet of space, for 
a term commencing on the delivery of such space to Tenant in its as-is condition and expiring 
concurrently with the expiration of the Lease as to the 10th and 11 th Floor Premises on October 31, 2021, 
on the terms and conditions set forth below. 
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NOW, THEREFORE, in consideration of the foregoing, the parties hereto agree as follows: 

1. Lease of 4th Floor Premises. The space outlined on attached Exhibit A (the "4th Floor 
Premises") shall be added to the Lease effective as of the date (the "4th Floor Commencement Date") 
Landlord delivers the 4th Floor Premises to Tenant in the condition required by Paragraph 2 below, which 
date shall be no earlier than February I, 2015, or later than April I, 2015. Tenant's lease of the 4th Floor 
Premises shall expire concurrently with the expiration of the Lease as to the I 0th and 11 th Floor Premises 
(i.e., on October 31, 2021), subject to Paragraph 7 below regarding Tenant's renewal options for such 
space. Upon either party's request after the date the 4th Floor Premises has been delivered to Tenant, 
Landlord and Tenant shall execute a letter in substantially the form of Exhibit B attached hereto 
confirming the 4th Floor Commencement Date. 

Landlord and Tenant agree that, for all purposes of the Lease, the 4th Floor Premises 
shall be deemed to consist of 51,821 rentable square feet of space. Upon the 4th Floor Commencement 
Date, the Premises covered by the Lease will consist of a portion of the 2nd floor, a portion of the 4th floor 
and all of the rentable area of the 5t\ 6t\ 7t\ gt\ 9t\ 10th and 11 th floors of the Building and the Premises 
will consist of a total of approximately 514,676 rentable square feet of space (not including the 9th Floor 
Deck and the 10th Floor Deck). 

2. Delivery As-ls. Landlord shall deliver the 4th Floor Premises to Tenant vacant and free of all 
other tenancies, and in broom clean condition, with the prior tenant's communications cabling, furniture, 
fixtures, equipment and personal property removed therefrom and in broom clean condition and with all 
Building systems serving the 4th Floor Premises in good working order, but otherwise in its "as-is" 
condition and Landlord shall not be required to perform or pay for any improvements to the 4th Floor 
Premises to prepare the same for Tenant's occupancy. If Tenant desires any improvements to the 4th Floor 
Premises, Tenant shall perform the same after the 4th Floor Commencement Date, at Tenant's sole cost 
and expense, in accordance with Paragraph 9 of the Lease. 

The parties presently estimate that Landlord will deliver the 4 th Floor Premises to Tenant in the 
required condition no later than April I, 2015. Notwithstanding the foregoing, in the event of a delay in 
the delivery of the 4th Floor Premises to Tenant in the required condition, neither this Seventh 
Amendment nor the Lease shall be void or voidable, nor shall Landlord be liable to Tenant for any loss or 
damage resulting therefrom, but Landlord use commercially reasonable efforts to deliver the 4th Floor 
Premises to Tenant as soon as commercially reasonably possible after April I, 2015. However, if 
Landlord fails to deliver the 4th Floor Premises to Tenant in the condition required hereunder by June 1, 
2015, Tenant will have the right to terminate the provisions of this Seventh Amendment which provide 
for the obligation of Tenant to lease the 4th Floor Premises (but the provisions of Paragraphs 8, 9 and 10 
below shall remain effective) by written notice delivered to Landlord on or before the date of Landlord's 
delivery to Tenant of the 4th Floor Premises in the condition required hereunder. 

3. Monthly Rent for 4th Floor Premises. Commencing on the 4th Floor Commencement Date 
(abbreviated below as "4th Floor CD") and continuing through October 31, 2021, Tenant shall pay 
Monthly Rent for the 4th Floor Premises under Paragraph 5 .a. of the Lease in the following amounts for 
the respective periods set forth below: 

Applicable Period 
4th Floor CD through 2/29/16 
3/1 /16 through 2/28/17 
3/1/17 through 2/28/18 
3/1/18 through 2/28/19 
3/1/19 through 2/29/20 
3/1/20 through 2/28/21 
3/1/21 through 10/31/21 

Monthly Rent 
$297,970.75 
$306,909.87 
$316,116.74 
$325,599.98 
$335,368.24 
$345,430.15 
$355,794.35 

Annual Rate 
per RSF 
$69.00*** 
$71.07 
$73.20 
$75.40 
$77.66 
$79.99 
$82.39 

Notwithstanding the above, Monthly Rent for the 4th Floor Premises is fully abated for the first 
two (2) months following the 4th Floor Commencement Date. 

4. Additional Rent for 4th Floor Premises. Effective as of the 4th Floor Commencement Date 
and continuing through October 31, 2021, Paragraph 7 of the Lease shall apply in full to the 4th Floor 
Premises, provided, however, that, as to the 4th Floor Premises only, (a) Tenant's Share (as defined in 
Paragraph 2.e. of the Lease) shall be 7.06% (which is 51,821 divided by the 734,467 rentable square feet 
of the Building), (b) the Base Year (as defined in Paragraph 2.e. of the Lease) shall be the 2015 calendar 
year, and (c) the Base Tax Year (as defined in Paragraph 2.e. of the Lease) shall be the fiscal tax year 
ending June 30, 2015. 
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The provisions of Paragraph 7.b.ii. of the Lease (regarding a reassessment of the Real Property 
caused by a sale, refinancing or other transfer of the Real Property or any interest therein) are inapplicable 
to the 4th Floor Premises. 

5. Letter of Credit. As a result of the addition of the 4th Floor Premises to the Lease, the Nine 
Million Three Hundred Seven Thousand Seven Hundred Twenty Dollars ($9,307,720.00) Letter of Credit 
presently held by Landlord under Paragraphs 2.d. and 6 of the Lease (as previously amended) shall be 
increased by One Million Thirty Six Thousand Four Hundred Twenty Dollars ($1,036,420.00) to Ten 
Million Three Hundred Forty Four Thousand One Hundred Forty Dollars ($10,344,140.00). Not later 
than thirty (30) days following the Seventh Amendment Effective Date, Tenant shall deliver to Landlord 
an amendment to the existing Letter of Credit held by Landlord that increases the amount of the Letter of 
Credit to the new increased amount, or, at Tenant's option, Tenant may deliver an additional Letter of 
Credit to Landlord in the required additional amount, which additional Letter of Credit shall be in 
compliance in all respects with the requirements of Paragraph 6 of the Lease. Tenant's failure to deliver 
the amendment to the Letter of Credit (or additional Letter of Credit) to Landlord on or before the date 
thirty (30) days after the Seventh Amendment Effective Date shall constitute an Event of Default under 
Paragraph 25.a. of the Lease and, in addition to the remedies afforded to Landlord under Paragraph 25.b. 
of the Lease, Landlord may, at Landlord's option, terminate this Seventh Amendment by written notice to 
Tenant given at any time prior to receipt of the amended or additional Letter of Credit. Further, 
notwithstanding anything to the contrary in Paragraphs 1 or 2 above, Landlord shall not be required to 
deliver the 4th Floor Premises to Tenant until the amendment to the Letter of Credit or additional Letter 
of Credit is received in the required form and amount; provided, however, if Landlord is prepared to 
deliver the 4th Floor Premises to Tenant in the required condition, but Landlord does not deliver the 4th 

Floor Premises to Tenant because Landlord has not received the Letter of Credit amendment or additional 
Letter of Credit as required above, then, for purposes of establishing the rent commencement for the 4th 

Floor Premises under Paragraph 3 above, the 4th Floor Commencement Date shall be deemed to have 
occurred on the date Landlord was prepared to deliver the 4th Floor Premises to Tenant in the required 
condition (but not prior to February 1, 2015). 

6. Parking. Commencing on the 4th Floor Commencement Date, the Additional Premises 
Parking Spaces (as defined in Paragraph 6 of the Third Amendment) shall be increased from nineteen (19) 
unassigned, non-exclusive and unlabeled parking spaces in the Parking Facility to thirty-six (36) 
unassigned, non-exclusive and unlabeled parking spaces in the Parking Facility. As provided in Paragraph 
6 of the Third Amendment, the Additional Premises Parking Spaces are separate from the parking spaces 
allocated to Tenant under the first sentence of Paragraph 53.a. of the Lease and the rentable square 
footage of the 4th Floor Premises shall not be taken into account when determining the number of parking 
spaces available to Tenant under the first sentence of Paragraph 53 .a. of the Lease. All of the provisions 
of Paragraph 6 of the Third Amendment shall continue to apply to the Additional Premises Parking 
Spaces, including, without limitation, the provision that, if Tenant releases to Landlord any of the 
Additional Premises Parking Spaces, Tenant's right to use such released Additional Premises Parking 
Space shall automatically forever terminate. 

7. Renewal Options. The provisions of Paragraph 8 of the Third Amendment (entitled "Renewal 
Options for Additional Premises") shall remain in full force and effect, without modification, except that 
the term "Additional Premises" as used therein shall refer collectively to the 4th Floor Premises together 
with the 10th and 1 1th Floor Premises and Tenant may not exercise such renewal option for only a portion 
of such Additional Premises. The provisions of Paragraph 60 of the Lease ( entitled "Renewal Options") 
are inapplicable to the 4th Floor Premises. 

8. Dog Policy. Effective as of the Seventh Amendment Effective Date, the provisions of 
Paragraph 8.a. of the Lease permitting pet dogs in the Premises shall be fully restored and the restrictions 
to the dog policy set forth in Paragraph 13 of the Third Amendment shall no longer be of any force or 
effect. 

9. Reporting Requirements. Effective as of the date hereof, the following language is added to 
the Lease as Paragraph 8.b.(iii): 

"(iii) Reporting Requirements. Upon Landlord's written request, Tenant shall 
deliver to Landlord, in form reasonably acceptable to Landlord, information relating to 
Tenant's electricity consumption at the Premises or any other matter related to Tenant's 
occupancy to the extent such requested information is required in order for Landlord to 
comply with reporting requirements imposed upon Landlord by any federal, state or local 
law regarding energy use or any other matter. Without limitation of the foregoing, 
Tenant shall, upon Landlord's written request, deliver to Landlord information relating to 
the Premises that is necessary for the Building to earn and maintain performance 
certifications (including, without limitation, ENERGY ST AR and LEED certification), 
which information shall be in sufficient detail for the Building to comply with the 
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applicable certification criteria and/or requirements, including, without limitation, those 
applicable to data centers and to any other particular use that is subject to special 
certification criteria and/or requirements." 

10. 875 Stevenson Lease Expansion Exercise Notice. The execution and delivery of this 
Seventh Amendment by Landlord and Tenant shall constitute Tenant's exercise of the Expansion Option 
under Paragraph 58 of the 875 Stevenson Lease as to the entire Expansion Space (i.e. all of the rentable 
area on the Third (3 rd

) and fourth (4 th
) floors of the 875 Stevenson Building), with the date of Tenant's 

exercise of the Expansion Option being deemed to be, for all purposes of Paragraph 58 of the 875 
Stevenson Lease, April 1, 2015. 

11 . Condition Precedent. Reference is hereby made to that certain Third Amendment to Lease 
(the "OKL Third Amendment") between Landlord, as landlord, and One Kings Lane, Inc., a Delaware 
corporation ("OKL"), as tenant, pursuant to which OKL's existing lease of the 4th Floor Premises is being 
terminated. Pursuant to Paragraph 6 of the OKL Third Amendment, the effectiveness of the OKL Third 
Amendment is conditioned upon the satisfaction of the conditions in the OKL Third Amendment relating 
to OKL successfully obtaining the sublease referred to therein (the "Sublease Condition"). 

Notwithstanding anything to the contrary in this Amendment, the effectiveness of this 
Amendment is conditioned upon Landlord receiving written notice from OKL, on or before January 31, 
2015, that the Sublease Condition in the OKL Third Amendment has been either satisfied or waived by 
OKL. Upon Landlord's receipt of written notice from OKL that the Sublease Condition has been 
satisfied or waived, Landlord shall promptly notify Tenant in writing of such fact and this Seventh 
Amendment shall remain in effect without condition. If Landlord does not receive written notice from 
OKL on or before January 31, 2015, that the Sublease Condition has been satisfied or waived, Landlord 
shall promptly notify Tenant in writing of such fact and this Seventh Amendment shall be void and of no 
force of effect as if this Seventh Amendment had not been executed. 

12. Brokers. Tenant represents and warrants that it has negotiated this Seventh Amendment 
directly with Shorenstein Management, Inc., Jones Lang Lasalle and CRESA (collectively, "Broker"), 
and has not authorized or employed, or acted by implication to authorize or to employ, any other real 
estate broker or salesmen to act for Tenant in connection with this Seventh Amendment. Tenant shall 
indemnify, defend and hold Landlord harmless from and against any and all Claims by any real estate 
broker or salesmen other than the Broker for a commission, finder's fee or other compensation as a result 
of Tenant's entry into this Seventh Amendment. Pursuant to a separate written agreement, Landlord shall 
pay any commission due Broker in connection with this Seventh Amendment and Tenant shall have no 
liability therefor. 

13. Authority. If Tenant is a corporation, partnership, trust, association or other entity, 
Tenant hereby covenants and warrants that (a) Tenant is duly incorporated or otherwise established or 
formed and validly existing under the laws of its state of incorporation, establishment or formation, 
(b) Tenant has and is duly qualified to do business in the state in California, ( c) Tenant has full corporate, 
partnership, trust, association or other appropriate power and authority to enter into the Lease and this 
Seventh Amendment and to perform all Tenant's obligations under the Lease, as amended by this Seventh 
Amendment, and (d) each person (and all of the persons if more than one signs) that signs this Seventh 
Amendment on behalf of Tenant was and is duly and validly authorized to do so. 

14. No Offer. Submission of this instrument for examination and signature by Tenant does 
not constitute an offer to lease or to amend the Lease, or a reservation of or option for lease or to amend 
the Lease, and this instrument is not effective as a lease amendment or otherwise until executed and 
delivered by both Landlord and Tenant. 

15. Lease in Full Force and Effect. Except as provided above, the Lease is unmodified 
hereby and remains in full force and effect. 

16. Counterparts. This Seventh Amendment may be signed in counterparts which, taken 
together, shall constitute one agreement. 

17. CASp Disclosure. At the time of this Seventh Amendment, the 4th Floor Premises and the 
common areas expected to be in Tenant's path of travel during the Lease term, have not undergone an 
inspection by a Certified Access Specialist regarding compliance with construction-related accessibility 
standards. This disclosure is made pursuant to Section 1938 of the California Civil Code. The foregoing 
disclosure does not minimize in any manner the express obligations of the parties set forth in the Lease, as 
amended by this Seventh Amendment. 
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IN WITNESS WHEREOF, the parties have executed this document as of the date and year first 
above written. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Dela 

Name: __ ___.P'--'a_u_._l --'Lw.!Ll•~G__,_ra_fft.l..LIL. __ 

Vice President 
Title: ------------

EXHIBITS 
Exhibit A- Outline of 4th Floor Premises 

Tenant: 

Exhibit B - Form of letter confirming commencement date 
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EXHIBIT A 

Outline of 4th Floor Premises 

(See attached page) 
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EXHIBITB 

Form of letter confirming relevant dates 

___ ,201 

Twitter, Inc. 
1355 Market Street 
San Francisco, CA 94103 

Re: Lease, dated as of April 20, 2011, as amended (the "Lease"), between SRI Nine 
Market Square LLC, a Delaware limited liability company ("Landlord") and 
Twitter, Inc., a Delaware corporation ("Tenant") for premises in the building located 
at 1355 Market Street, California. 

Gentlemen or Ladies: 

Reference is hereby made to the Seventh Amendment to Lease, dated as of December 
_, 2014 (the "Seventh Amendment"), pursuant to which, among other things, approximately 51,821 
rentable square feet of space on the 4th Floor of the Building is being added to your above-referenced 
Lease. All capitalized terms not otherwise defined herein shall have the meaning given them in the 
Seventh Amendment. 

Pursuant to Paragraph I of the Seventh Amendment, this letter shall confirm that the 4th 

Floor Commencement Date (as defined in Paragraph 1 of the Seventh Amendment) is 
, which is the date the 4th Floor Premises were delivered to Tenant in the condition --------

required by the Seventh Amendment. 

Please acknowledge Tenant's agreement to the foregoing by executing both duplicate 
originals of this letter and returning one fully executed duplicate original to Landlord at the address on 
this letterhead. If Landlord does not receive a fully executed duplicate original of this letter from Tenant 
evidencing Tenant's agreement to the foregoing (or a written response setting forth Tenant's 
disagreement with the foregoing) within fifteen (15) days of the date of Tenant's receipt ofthis letter, 
Tenant will be deemed to have consented to the terms set forth herein. 

Very truly yours, 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By ___________ _ 
Its designated signatory 

The undersigned agrees to the dates set forth above: 

TWITTER, INC., a 
Delaware corporation 

By _________ _ 

Name -----------

Title ------------
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EIGHTH AMENDMENT TO LEASE 
(Modifying Commencement Date for 4th Floor Premises) 

,J THIS EIGHTH AMENDMENT TO LEASE ("Eighth Amendment") is executed as of 
the L~-day of March, 2015 (the "Eighth Amendment Effective Date"), between SRI NINE MARKET 
SQUARE LLC, a Delaware limited liability company ("Landlord") and TWITTER, INC., a Delaware 
corporation ("Tenant"). 

RECITALS 

A. Landlord and Tenant are parties to that certain office lease, dated as of April 20, 2011, 
pursuant to which Tenant leases from Landlord certain premises in the building located at 1355 Market 
Street, San Francisco, California (the "Building"). The aforementioned'lease was subsequently amended 
by (i) a First Amendment to Lease, dated as of May 16, 2011 (the "First Amendment"), pursuant to 
which the premises covered by the lease were modified to consist of all of the rentable area on the i\ 8th 

and 9th floors of the Building, (ii) a Second Amendment to Lease, dated as of September 30, 2011 (the 
"Second Amendment"), pursuant to which, among other things, Landlord agreed to perform certain 
additional Landlord's Work and the provisions of the lease regarding the manner of disbursement of 
Landlord's Allowance were modified, (iii) a Third Amendment to Lease, dated as of June 1, 2012 (the 
"Third Amendment"), pursuant to which, among other things, all of the rentable area of the 10th and 
·11 th floors of the Building was added to the premises covered by the lease, (iv) a Fourth Amendment to 
Lease, dated as of September 24, 2013 (the "Fourth Amendment"), pursuant to which, among other 
things, all of the rentable area of the 6th floor of the Building was added to the premises covered by the 
lease and certain matters agreed upon by Landlord and Tenant with regard to the 10th and 11th floors were 
documented, (v) a Fifth Amendment to Lease, dated as of October 2, 2013 (the "Fifth Amendment"), 
pursuant to which all of the rentable area of the 5th floor of the Building was added to the premises 
covered by the lease, (vi) a Sixth Amendment to Lease, dated as of February 14, 2014 (the "Sixth 
Amendment") pursuant to which, among other things, approximately 5,062 rentable square feet of space 
on the 2nd floor of the Building was added to the lease and (vii) a Seventh Amendment to Lease, dated as 
of December 22, 2014 (the "Seventh Amendment"), pursuant to which approximately 51,821 rentable 
square feet of space (the "4th Floor Premises") was added to the lease. The aforementioned lease, as 

· amended by the aforementioned amendments, is referred to hereinafter,as the "Lease." Capitalized terms 
not otherwise defined herein shall have the meaning given them in the Lease. 

B. Landlord and Tenant presently desire to amend the Lease to confirm the 4th Floor 
Commencement Date (as defined in the Seventh Amendment) to be April 1, 2015, on the terms and 
conditions set forth below. 

NOW, THEREFORE, in consideration of the foregoing, the parties hereto agree as follows: 

1. 4th Floor Commencement Date. Notwithstanding anything to the contrary in Paragraph 1 of 
the Seventh Amendment, the 4th Floor Commencement Date (as defined in Paragraph 1 of the Seventh 
Amendment) shall be April 1, 2015, and Landlord shall deliver the 4th Floor Premises to Tenant, in the 
condition required by Paragraph 2 of the Fourth Amendment, on such date. The sentence in Paragraph 1 
of the Fourth Amendment regarding the execution of a letter confirming the 4th Floor Commencement 
Date is hereby deleted. 

2. Accommodation Fee. As consideration for Landlord's agreement that the 4th Floor 
Commencement Date is April 1, 2015, Tenant shall pay to Landlord, not later than April 3, 2015, the sum 
of Eighty Nine Thousand Three Hundred Ninety One and 24/100 Dollars ($89,391.24). 

3. Brokers. Tenant represents and warrants that it has negotiated this Eighth Amendment 
directly with Shorenstein Management, Inc., Jones Lang Lasalle and CRESA (collectively, "Broker"), 
and has not authorized or employed, or acted by implication to authorize or to employ, any other real 
estate broker or salesmen to act for Tenant in connection with this Eighth Amendment. Tenant shall 
indemnify, defend and hold Landlord harmless from and against any and all Claims by any real estate 
broker or salesmen other than the Broker for a commission, finder's fee or other compensation as a result 
of Tenant's entry. into this Eighth Amendment. Pursuant to a separate written agreement, Landlord shall 
pay any commission due Broker in connection with this Eighth Amendment and Tenant shall have no 
liability therefor. 

4. Authority. If Tenant is a corporation, partnership, trust, association or other entity, 
Tenant hereby covenants and warrants that (a) Tenant is duly incorporated or otherwise established or 
formed and validly existing under the laws of its state of incorporation, establishment or formation, 
(b) Tenant has and is duly qualified to do business in the state in California, (c) Tenant has full corporate, 
partnership, trust, association or other appropriate power and authority to enter into the Lease and this 
Eighth Amendment and to perform all Tenant's obligations under the Lease, as amended by this Eighth 
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Amendment, and (d) each person (and all of the persons if more than one signs) that signs this Eighth 
Amendment on behalf of Tenant was and is duly and validly authorized to do so. 

5. No Offer. Submission of this instrument for examination and signature by Tenant does 
not constitute an offer to lease or to amend the Lease, or a reservation of or option for lease or to amend 
the Lease, and this instrument is not effective as a lease amendment or otherwise until executed and 
delivered by both Landlord and Tenant. 

6. Lease in Full Force and Effect. Except as provided above, the Lease is unmodified 
hereby and remains in full force and effect. 

7. Counterparts. . This Eighth Amendment may be signed in counterparts which, taken 
together, shall -constitute one agreement. 

IN WITNESS WHEREOF, the parties have executed this document as of the date and year first 
above written. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Delaw e limited liability company 

Name: __ P_a_u~, w~. Gr~iffl----
Title: Vice President ---~~-------

1355 M - Twitter g•h Am vl 
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Tenant: 

TWITTER, INC., a D~a~-1'7corporation 

By:_-,!'--~-~--.--//_/'~--
7 Dick Costolo 
Chief Executive Officer 
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NINTH AMENDMENT TO LEASE 
(Deletion of Right to Live Feed Equipment Area) 

THIS NINTH AMENDMENT TO LEASE ("Ninth Amendment") is executed as of the 
70f)day of June, 2015, between SRI NINE MARKET SQUARE LLC, a Delaware limited liability 
company ("Landlord") and TWITTER, INC., a Delaware corporation ("Tenant"). 

RECITALS 

A. Landlord and Tenant are parties to that certain office lease, dated as of April 20, 2011, 
pursuant to which Tenant leases from Landlord certain premises in the building located at 1355 Market 
Street, San Francisco, California (the "Building"). The aforementioned lease was subsequently amended 
by (i) a First Amendment to Lease, dated as of May 16, 2011 (the "First Amendment"), pursuant to 
which the premises covered by the lease were modified to consist of all of the rentable area on the 7th

, 8th 

and 9th floors of the Building, (ii) a Second Amendment to Lease, dated as of September 30, 2011 (the 
"Second Amendment"), pursuant to which, among other things, Landlord agreed to perform certain 
additional Landlord's Work and the provisions of the lease regarding the manner of disbursement of 
Landlord's Allowance were modified, (iii) a Third Amendment to Lease, dated as of June I, 2012 (the 
"Third Amendment"), pursuant to which, among other things, all of the rentable area of the 10th and 
11 th floors of the Building was added to the premises covered by the lease, (iv) a Fourth Amendment to 
Lease, dated as of September 24, 2013 (the "Fourth Amendment"), pursuant to which, among other 
things, all of the rentable area of the 6th floor of the Building was added to the premises covered by the 
lease and certain matters agreed upon by Landlord and Tenant with regard to the I 0th and 11th floors were 
documented, (v) a Fifth Amendment to Lease, dated as of October 2, 2013 (the "Fifth Amendment"), 
pursuant to which all of the rentable area of the 5th floor of the Building was added to the premises 
covered by the lease, (vi) a Sixth Amendment to Lease, dated as of February 14, 2014 (the "Sixth 
Amendment") pursuant to which, among other things, approximately 5,062 rentable square feet of space 
on the 2nd floor of the Building was added to the lease, (vii) a Seventh Amendment to Lease, dated as of 
December 22, 2014 (the "Seventh Amendment"), pursuant to which approximately 51,821 rentable 
square feet of space (the "4th Floor Premises") was added to the lease and (viii) an Eighth Amendment to 
Lease, dated as of March 23, 2015 (the "Eighth Amendment"), pursuant to which the 4th Floor 
Commencement Date (as defined in Paragraph 1 of the Seventh Amendment) was modified to be April 1, 
2015. The aforementioned lease, as amended by the aforementioned amendments, is referred to 
hereinafter as the "Lease." Capitalized terms not otherwise defined herein shall have the meaning given. 
them in the Lease. 

B. Landlord and Tenant presently desire to amend the Lease to delete from the Lease Tenant's 
right to utilize the Live Feed Equipment Area (as defined in Paragraph 52.c.ii. of the lease), as more fully 
provided below. 

NOW, THEREFORE, in consideration of the foregoing, the parties hereto agree as follows: 

I. Deletion of Right to Live Feed Equipment Area. Effective as of 11 :59 PM on the date 
immediately preceding the date hereof, Paragraph 52.c.ii. of the Lease (entitled, "Twitter Store Front Live 
Feed") is deleted in its entirety. Tenant shall remove any and all of Tenant's personal property from the 
Live Feed Equipment Area prior to such deletion date, but shall otherwise surrender the Live Feed 
Equipment Area to Landlord in its as-is, broom clean, condition. 

2. Brokers. Tenant represents and warrants that it has negotiated this Ninth Amendment 
directly with Shorenstein Management, Inc., ("Broker"), and has not authorized or employed, or acted by 
implication to authorize or to employ, any other real estate broker or salesmen to act for Tenant in 
connection with this Ninth Amendment. Tenant shall indemnify, defend and hold Landlord harmless 
from and against any and all Claims by any real estate broker or salesmen other than the Broker for a 
commission, finder's fee or other compensation as a result of Tenant's entry into this Ninth Amendment. 
The parties acknowledge that no commissions are due in connection with this Ninth Amendment. 

3. Authority. If Tenant is a corporation, partnership, trust, association or other entity, 
Tenant hereby covenants and warrants that (a) Tenant is duly incorporated or otherwise established or 
formed and validly existing under the laws of its state of incorporation, establishment or formation, 
(b) Tenant has and is duly qualified to do business in the state in California, (c) Tenant has full corporate, 
partnership, trust, association or other appropriate power and authority to enter into the Lease and this 
Ninth Amendment and to perform all Tenant's obligations under the Lease, as amended by this Ninth 
Amendment, and (d) each person (and all of the persons if more than one signs) that signs this Ninth 
Amendment on behalfofTenant was and is duly and validly authorized to do so. 

4. No Offer. Submission of this instrument for examination and signature by Tenant does 
not constitute an offer to lease or to amend the Lease, or a reservation of or option for lease or to amend 
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the Lease, and this instrument is not effective as a lease amendment or otherwise until executed and 
delivered by both Landlord and Tenant. 

5. Lease in Full Force and Effect. Except as provided above, the Lease is unmodified 
hereby and remains in full force and effect. 

6. Counterparts. This Ninth Amendment may be signed in counterparts which, taken 
together, shall constitute one agreement. 

IN WITNESS WHEREOF, the parties have executed this document as of the date and year first 
above written. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Delar;e limited liability company 

By v•ffefft 
Name: Paul W, Graltt 
Title: Viee President 
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Tenant: 

TWITTER, INC., a Delaware corporation 

By: __ ]____..C#'----'--l--=--=---=---==--------
Name: ___ oo.;aH1v~id .......... H"oAUHSK8,.m ... aa<AH-----

Senior Director, REW 
Titie: __ ___,THw ... i~tt"'"'e ..... rr--, IH-n ... c ...... -----
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TENTH AMENDMENT TO LEASE 
(Regarding Bridge and Conduit License) 

f'f . THIS TENTH AMENDMENT TO LEASE ("Tenth Amendment") is executed as of the 
Z[clay of March, 2016 (the "Tenth Amendment Effective Date"), between SRI NINE MARKET 

SQUARE LLC, a Delaware limited liability company ("Landlord") and TWITTER, INC., a Delaware 
corporation ("Tenant"). 

RECITALS 

A. Landlord and Tenant are parties to that certain office lease, dated as of April 20, 2011, 
pursuant to which Tenant leases from Landlord certain premises in the building located at 1355 Market 
Street, San Francisco, California (the "Building"). The aforementioned lease was subsequently amended 
by (i) a First Amendment to Lease, dated as of May 16, 2011 (the "First Amendment"), pursuant to 
which the premises covered by the lease were modified to consist of all of the rentable area on the 7t\ 8th 

and 9th floors of the Building, (ii) a Second Amendment to Lease, dated as of September 30, 2011 (the 
"Second Amendment"), pursuant to which, among other things, Landlord agreed to perform certain 
additional Landlord's Work and the provisions of the lease regarding the manner of disbursement of 
Landlord's Allowance were modified, (iii) a Third Amendment to Lease, dated as of June I, 2012 (the 
"Third Amendment"), pursuant to which, among other things, all of the rentable area of the 10th and 
11 th floors of the Building was added to the premises covered by the lease, (iv) a Fourth Amendment to 
Lease, dated as of September 24, 2013 (the "Fourth Amendment"), pursuant to which, among other 
things, all of the rentable area of the 6th floor of the Building was added to the premises covered by the 
lease and certain matters agreed upon by Landlord and Tenant with regard to the I 0th and 11th floors were 
documented, (v) a Fifth Amendment to Lease, dated as of October 2, 2013 (the "Fifth Amendment"), 
pursuant to which all of the rentable area of the 5th floor of the Building was added to the premises 
covered by the lease, (vi) a Sixth Amendment to Lease, dated as of February 14, 2014 (the "Sixth 
Amendment") pursuant to which, among other things, approximately 5,062 rentable square feet of space 
on the 2nd floor of the Building was added to the lease, (vii) a Seventh Amendment to Lease, dated as of 
December 22, 2014 (the "Seventh Amendment"), pursuant to which approximately 51,821 rentable 
square feet of space (the "4th Floor Premises") was added to the lease, (viii) an Eighth Amendment to 
Lease, dated as of March 23, 2015 (the "Eighth Amendment"), pursuant to which the 4th Floor 
Commencement Date (as defined in Paragraph 1 of the Seventh Amendment) was modified to be April I, 
2015 and (ix) a Ninth Amendment to Lease, dated as of June 30, 2015, pursuant to which the Live Feed 
Equipment Area (as defined in Paragraph 52.c.ii. of the lease) was deleted from the lease (the "Ninth 
Amendment"). The aforementioned lease, as amended by the•aforementioned amendments, is referred to 
hereinafter as the "Market Street Lease." Capitalized terms not otherwise defined herein shall have the 
meaning given them in the Lease. 

B. Pursuant to that certain office lease, dated as of December 20, 2013, as currently amended 
and as may be further amended from time to time (as so amended, the "Stevenson Lease") Tenant leases 
from Landlord certain premises in the building located at 875 Stevenson Street (and also known as 1 
Tenth Street), San Francisco, California (the "Stevenson Building"). Paragraph 63 of the Stevenson 
Lease permits Tenant to construct a bridge connecting the Stevenson Building to the Building (which is 
referred to in the Stevenson Lease as the "Market Street Building") (the "Bridge"). Further, pursuant to 
Paragraph 3 of the Third Amendment to Lease, dated concurrently herewith, between Landlord and 
Tenant, which amended the Stevenson Lease (the "Stevenson Third Amendment"), Tenant is permitted 
to install certain conduit equipment (which is also described on attached Exhibit A and is referred to 
herein as the "Conduit Equipment") in the conduit pathways (which conduit pathways are also shown 
on attached Exhibit B and are referred to herein as the "Conduit Pathways"). 

C. Landlord and Tenant presently desire to amend the Lease to confirm Tenant's rights and 
obligations under the Market Street Lease with regard to the Bridge, Conduit Equipment and Conduit 
Pathways, as they affect the Building. 

NOW, THEREFORE, in consideration of the foregoing, the parties hereto agree as follows: 

I. Bridge, Conduit Equipment and Conduit Pathways. All of Tenant's rights and obligations 
with regard to the Bridge, Conduit Equipment and Conduit Pathways, as expressly set forth in the 
Stevenson Lease (including, without limitation, those regarding maintenance, repair, removal and 
indemnification), shall, to the extent such rights and obligations affect the Real Property as defined in the 
Market Street Lease, run to Landlord and Tenant under the Market Street Lease, as applicable; provided, 
however, that the construction and maintenance obligations shall be governed solely by the Stevenson 
Lease. 

2. Brokers. Tenant represents and warrants that it has negotiated this Tenth Amendment 
directly with Shorenstein Management, Inc., ("Broker"), and has not authorized or employed, or acted by 
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implication to authorize or to employ, any other real estate broker or salesmen to act for Tenant in 
connection with this Tenth Amendment. Tenant shall indemnify, defend and hold Landlord harmless 
from and against any and all Claims by any real estate broker or salesmen other than the Broker for a 
commission, finder's fee or other compensation as a result of Tenant's entry into this Tenth Amendment. 
The parties acknowledge that no commissions are due in connection with this Tenth Amendment. 

3. Authority. If Tenant is a corporation, partnership, trust, association or other entity, 
Tenant hereby covenants and warrants that (a) Tenant is duly incorporated or otherwise established or 
formed and val idly existing under the laws of its state of incorporation, establishment or formation, 
(b) Tenant has and is duly qualified to do business in the state in California, (c) Tenant has full corporate, 
partnership, trust, association or other appropriate power and authority to enter into the Market Street 
Lease and this Tenth Amendment and to perform all Tenant's obligations under the Market Street Lease, 
as amended by this Tenth Amendment, and (d) each person (and all of the persons if more than one signs) 
that signs this Tenth Amendment on behalf of Tenant was and is duly and validly authorized to do so. 

4. No Offer. Submission of this instrument for examination and signature by Tenant does 
not constitute an offer to lease or to amend the Lease, or a reservation of or option for lease or to amend 
the Market Street Lease, and this instrument is not effective as a lease amendment or otherwise until 
executed and delivered by both Landlord and Tenant. 

5. Lease in Full Force and Effect. Except as provided above, the Market Street Lease is 
unmodified hereby and remains in full force and effect. 

6. Counterparts. This Tenth Amendment may be signed in counterparts which, taken 
together, shall constitute one agreement. 

IN WITNESS WHEREOF, the parties have executed this document as of the Tenth Amendment 
Effective Date. 

Landlord: 

SRI NINE MARKET SQUARE LLC, 
a Dela e limite liability company 

By:_._-"-_...__--i!-¼-'------

Name: PaulW.Grafft 
VlcePrNident 

Title: ------------

EXHIBITS 
Exhibit A- Description of Conduit Equipment 
Exhibit B - Conduit Pathways 

1355 Marketffwitter 10th Am v3 
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Tenant: 

TWITTER, INC., a Delaware corporation 

::m/4~%~ 
Title: CFo ---------------
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EXHIBIT A 

Description of Conduit Equipment 

1. Four two-inch diameter Galvanized Rigid Conduits ("GRCs") (two GRCs to be located in 
each of the Easement Pathways), including pull boxes and other appurtenant devices and 
hardware, in the locations shown on the drawing on the next page. 

2. Fiber optic or other telecommunications and data cabling installed within each of the GRCs. 

3. Security measures to be installed on the pull boxes, including tamper-proof screws, locks, 
alarm contracts and CCTV cameras. 

SEE DRAWING ON EXHIBIT B FOR LOCATION OF EASEMENT PATHWAYS AND 
RELATED EQUIPMENT. 
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ELEVENTH AMENDMENT TO LEASE 

THIS ELEVENTH AMENDMENT TO LEASE (this "Amendment") is dated as of 
November 29, 2016, between SRI NINE MARKET SQUARE LLC, a Delaware limited liability company 
("Landlord"), and TWITTER, INC., a Delaware corporation ("Tenant"). 

RECITALS 

A. Landlord and Tenant are parties to that certain office lease, dated as of April 20, 2011 
(the "Lease Agreement"), pursuant to which Tenant leases from Landlord certain premises in the 
building located at 1355 Market Street, San Francisco, California (the "Building"). The aforementioned 
Lease Agreement was subsequently amended by (i) a First Amendment to Lease, dated as of May 16, 
2011 (the "First Amendment"), pursuant to which the premises covered by the lease were modified to 
consist of all of the rentable area on the 7111, 8th and 9th floors of the Building, (ii) a Second Amendment to 
Lease, dated as of September 30, 2011 (the "Second Amendment"), pursuant to which, among other 
things, Landlord agreed to perform certain additional Landlord's Work and the provisions of the lease 
regarding the manner of disbursement of Landlord's Allowance were modified, (iii) a Third Amendment 
to Lease, dated as of June 1, 2012 (the "Third Amendment"), pursuant to which, among other things, all 
of the rentable area of the 10111 and 11 th floors of the Building was added to the premises covered by the 
lease, (iv) a Fourth Amendment to Lease, dated as of September 24, 2013 (the "Fourth Amendment"), 
pursuant to which, among other things, all of the rentable area of the 6111 floor of the Building was added 
to the premises covered by the lease and certain matters agreed upon by Landlord and Tenant with regard 
to the 10th and 11 th floors were documented, (v) a Fifth Amendment to Lease, dated as of October 2, 2013 
(the "Fifth Amendment"), pursuant to which all of the rentable area of the 5th floor of the Building was 
added to the premises covered by the lease, (vi) a Sixth Amendment to Lease, dated as of February 14, 
2014 (the "Sixth Amendment"), pursuant to which, among other things, approximately 5,062 rentable 
square feet of space on the 2nd floor of the Building was added to the lease, (vii) a Seventh Amendment to 
Lease, dated as of December 22, 2014 (the "Seventh Amendment"), pursuant to which approximately 
51,821 rentable square feet of space was added to the lease, (viii) an Eighth Amendment to Lease, dated 
as of March 23, 2015 (the "Eighth Amendment"), pursuant to which the 4 th Floor Commencement Date 
(as defined in Paragraph 1 of the Seventh Amendment) was modified to be April 1, 2015, (ix) a Ninth 
Amendment to Lease, dated as of June 30, 2015, pursuant to which the Live Feed Equipment Area (as 
defined in Paragraph 52.c.ii. of the Lease Agreement) was deleted from the lease (the "Ninth 
Amendment"), and (x) a Tenth Amendment to Lease, dated as of March 28, 2016 (the "Tenth 
Amendment"), pursuant to which certain matters were agreed upon by Landlord and Tenant with regard 
to the Bridge, Conduit Equipment and Conduit Pathways (as defined in the Tenth Amendment). The 
aforementioned Lease Agreement, as amended by the aforementioned amendments, is referred to 
hereinafter collectively as the "Lease." Capitalized terms not otherwise defined herein shall have the 
meaning given them in the Lease. 

B. The premises presently covered by the Lease ( collectively, the "Existing Premises") 
consist of the following: 

Floor RSF 
2 5,062 
4 51,821 
5 78,792 
6 78,792 

7 78,792 

8 78,792 

9 57,366 
10 44,954 
11 40,305 

514,676 

C. In response to a Transfer Notice from Tenant dated as of September 15, 2016 with 
respect to a proposed sublease of the entire sixth (6111) floor of the Building (the "6th Floor Premises"), 
Landlord exercised its rights under Paragraph 13.d. of the Lease Agreement to terminate the Lease as to 
all of the 6111 Floor Premises. 

D. In addition to the early termination of the Lease as to the 6111 Floor Premises, Landlord 
and Tenant have agreed to terminate the Lease as to a portion of the fifth (5 th) floor of the Building 
consisting of 189 rentable square feet (the "5th Floor Increment"). The 5th Floor Increment is depicted 
on Exhibit A attached hereto. The 6th Floor Premises and the 5th Floor Increment are collectively referred 
to herein as the "Deleted Premises". 
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E. Landlord and Tenant presently desire to amend the Lease to provide for (i) the deletion of 
the Deleted Premises from the Lease and Tenant's surrender to Landlord of the Deleted Premises, and 
(ii) certain other Lease modifications, all as more paiiicularly set forth herein. 

NOW, THEREFORE, in consideration of the foregoing, the parties hereto agree as follows: 

1. Paiiial Deletion of Existing Premises. 

a. Partial Deletion. The Lease shall terminate with respect to the Deleted Premises 
effective 11 :59 p.m. on November 30, 20 I 6 (the "Partial Deletion Date"). The parties stipulate that after 
the deletion of the Deleted Premises from the Lease as provided hereunder, (i) the remaining portion of 
the Existing Premises located on the fifth (5 th

) floor of the Building (the "5th Floor Remaining 
Premises") shall be deemed to contain a total of 78,603 rentable square feet, and (ii) the remaining 
portion of all of the Existing Premises demised under the Lease (collectively, the "Remaining Premises") 
shall be deemed to contain a total of 435,695 rentable square feet of space. 

b. Surrender Obligations. On or prior to the Partial Deletion Date, Tenant shall 
surrender the Deleted Premises to Landlord vacant and broom clean, with all trade fixtures, furniture, 
office equipment, and other equipment and personal property removed therefrom, and otherwise in the 
condition required by the Lease, including Paragraph 20.a. of the Lease Agreement (with the same force 
and effect as if the Partial Deletion Date were the expiration date under the Lease as respects the Deleted 
Premises), except as otherwise provided in Paragraphs l .c., 1.d and 2 below; for avoidance of doubt, 
Landlord acknowledges that, other than with respect to the obligation to repair damage caused by 
Tenant's move-out, no restoration work is required to be performed in the Deleted Premises by Tenant 
prior to the Partial Deletion Date except as expressly specified herein. Tenant acknowledges that time is 
of the essence with respect to Tenant's obligation to surrender the Deleted Premises to Landlord on or 
prior to the Partial Deletion Date in the condition required above. Tenant's failure to timely so surrender 
the Deleted Premises shall constitute a breach of and a default under the Lease (and no notice, grace or 
cure period shall be applicable thereto), and a holdover of the Deleted Premises without Landlord's 
consent for purposes of Paragraph 20.b. of the Lease Agreement (and Tenant's obligation to pay Monthly 
Rent and Tenant's Share of increases in Operating Expenses and Tax Expenses and other amounts due 
with respect thereto pursuant to the Lease and said Paragraph 20.b. shall continue during such holdover 
period). 

c. Conveyance of Certain Personal Property. Notwithstanding Paragraph l .b. above 
or anything to the contrary contained in the Lease, in consideration of the sum of $1.00, receipt of which 
is hereby acknowledged, on the Partial Deletion Date, Tenant shall convey to Landlord the furniture, 
fixtures and equipment described in Exhibits B-1, B-2 and B-3 attached hereto (collectively, the 
"Personal Property"). Tenant's conveyance of the Personal Property shall be evidenced by Tenant's 
execution and delivery of a bill of sale to Landlord in the form of Exhibit C attached hereto, which shall 
be delivered to Landlord concmTently with Tenant's execution and delivery of this Amendment. 

d. Additional Items to Remain in 6th Floor Premises. Notwithstanding 
Paragraph l.b. above or anything to the contrary contained in the Lease, Tenant shall not be required to 
restore the following items, and the same shall remain in the 6th Floor Premises following the Partial 
Deletion Date: (i) the existing kitchen in the 6th Floor Premises, including the equipment and all 
associated venting plumbing serving the kitchen (including equipment located on the Building rooftop); 
(ii) the grease trap on the 5th floor of the Building and the hot water heater room; (iii) the existing vents 
running through the shafts on floors 7 through 11 of the Building, which Tenant shall continue to pay for 
the use of pursuant to the terms of the Lease (i.e., the make-up air unit shaft/grease exhaust shaft and 
dishwasher shaft); and (iv) the Communications Equipment, the Generator and the HV AC Equipment (as 
such terms are defined in Paragraphs 61 and 62 of the Lease Agreement, respectively) associated with the 
vents serving the 6th Floor Premises. 

e. Release. The later of the Partial Deletion Date or the date on which Tenant shall 
surrender the Deleted Premises to Landlord in the condition required by this Paragraph I is referred to 
herein as the "Surrender Date." Effective as of the Surrender Date, Tenant shall be released from its 
obligations thereafter arising under the Lease with respect to the Deleted Premises. Notwithstanding the 
foregoing, however, Tenant shall remain liable for its obligations with regard to the Deleted Premises that 
arise prior to the Surrender Date, and Landlord's and Tenant's respective indemnification obligations 
under the Lease with respect to events or circumstances occurring in the Deleted Premises shall survive 
the deletion of the Deleted Premises from the Lease with regard to any events which occur prior to the 
Surrender Date. 

2. Restoration Work. 

a. Restoration Work; Restoration Deposit. Following the Partial Deletion Date, 
Landlord shall perform certain restoration work to the Deleted Premises and the Remaining Premises, as 
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more particularly described in Exhibit D attached hereto (collectively, the "Restoration Work"). The 
Restoration Work shall be performed at Tenant's sole cost and expense. As a deposit towards the cost of 
the Restoration Work, Tenant shall deliver to Landlord an amount equal to $397,209.00 (the 
"Restoration Deposit") within five (5) Business Days following the mutual execution and delivery of this 
Amendment. Landlord and Tenant will jointly review and approve the bids for the Restoration Work, 
both parties acting reasonably, and with Tenant providing its approval or disapproval of the bids no later 
than three (3) Business Days after Tenant's receipt of the same. Landlord shall apply the Restoration 
Deposit towards the costs and expenses of the Restoration Work. Promptly following the date that 
Landlord completes the Restoration Work, Landlord shall deliver an invoice to Tenant (together with 
reasonable supporting documentation) which evidences the total cost of the Restoration Work. If the final 
invoice for the Restoration Work shows that the total cost of the Restoration Work exceeds the 
Restoration Deposit, then Tenant shall pay to Landlord, within thirty (30) days after the delivery of such 
invoice, such excess costs of the Restoration Work, and, if the final invoice shows that the total cost of the 
Restoration Work is less than the Restoration Deposit, then Landlord shall reimburse Tenant for such 
overpayment within thirty (30) days after the delivery of the invoice. 

b. Performance of Restoration Work. No Alterations Operations Fee shall be due in 
connection with Landlord's perfonnance of the Restoration Work. Tenant acknowledges that the 
Restoration Work may be perfonned by Landlord during normal business hours; but noisy work ( as 
determined in Landlord's good faith discretion) will be performed on an after-hours basis in accordance 
with Landlord's rules and regulations for work in the Building. Landlord and Tenant agree to cooperate 
with each other in order to enable the Restoration Work to be performed in a timely manner and with as 
little inconvenience to the operation of Tenant's business in the Remaining Premises as is reasonably 
possible. Notwithstanding anything herein to the contrary, any delay in the completion of the Restoration 
Work or inconvenience suffered by Tenant in the Remaining Premises during the performance of the 
Restoration Work shall not subject Landlord to any liability for any loss or damage resulting therefrom or 
entitle Tenant to any credit, abatement or adjustment of rent or other sums payable under the Lease. 
Landlord and Tenant shall reasonably cooperate with each other during Landlord's construction of the 
Restoration Work. 

3. Monthly Rent. During the period from the date of this Amendment through the Paiiial 
Deletion Date, Tenant shall continue to pay Monthly Rent for the Existing Premises in the amount set 
f01ih in the Lease. Effective as of the date immediately after the Partial Deletion Date, to reflect the 
deletion of the Deleted Premises from the Lease, (i) Tenant shall pay Monthly Rent for the 5th Floor 
Remaining Premises in the amounts set forth in the rental chart below, and (ii) Tenant shall pay Monthly 
Rent for all other portions of the Remaining Premises ( other than the 5th Floor Remaining Premises) in the 
amounts set forth in the Lease. 

Period 

11/01/16 - 04/30/17 

05/01/17 - 04/30/18 

05/01/18 - 04/30/19 

Monthly Rent for 5th Floor 
Remaining Premises 

$235,809.00 

$242,359.24 

$248,909.49 

4. Additional Rent. During the period from the date of this Amendment through the Partial 
Deletion Date, Tenant shall continue to pay Tenant's Share of increases in Operating Expenses and Tax 
Expenses for the Existing Premises in the amount set forth in the Lease. Effective as of the date 
immediately after the Partial Deletion Date, to reflect the deletion of the Deleted Premises from the Lease, 
the provisions of Paragraph 7 of the Lease Agreement shall continue to apply in full to the Remaining 
Premises, except that, (i) with respect to the 5th Floor Remaining Premises, Tenant's Share shall be 
10. 70%, and (ii) Tenant shall have no fmiher obligation to pay Tenant's Share of increases in Operating 
Expenses and Tax Expenses for the 6th Floor Premises (other than as provided in Paragraph l.b. above). 

5. Termination Payment. Concun-ently with Tenant's execution and delivery of this 
Amendment ( and in addition to the Restoration Deposit described in Paragraph 2 above), in consideration 
of Landlord's agreement to terminate the Lease as to the Deleted Premises as set forth herein, Tenant shall 
pay Landlord an amount equal to $867,828.44. 

6. Letter of Credit. As of the date hereof, Landlord holds a Letter of Credit under the Lease 
in the amount of $10,344,140.00. Effective as of December 1, 2016, to reflect the deletion of the Deleted 
Premises, the amount of the Letter of Credit shall be reduced by $1,575,840.00, for a total Letter of Credit 
amount equal to $8,768,300.00. Promptly after December 1, 2016, Landlord and Tenant shall reasonably 
cooperate with each other to submit any necessary documentation to the issuing bank of the Letter of 
Credit to have either an amendment to the existing Letter of Credit or a new Letter of Credit issued to 
reflect such reduced amount. 
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7. Rooftop Equipment. Effective as of December 1, 2016, Landlord, rather than Tenant, 
shall perform the maintenance and repair of the rooftop dishwasher exhaust fan serving the kitchens on 
floors 6, 9 and 10 of the Building and the shaftways which run from floors 6 through 11 of the Building. 
The cost of such maintenance and repair shall be allocated two-thirds to Tenant and one-third to the 
tenant(s) occupying the 6th Floor Premises. Tenant shall pay for the cost of such maintenance and repair 
to Landlord within thirty (30) days after Landlord's delivery to Tenant of an invoice therefor. 
Additionally, effective as of December 1, 2016, Tenant shall no longer have responsibility for the 
maintenance or repair of the make-up air unit located on the Building rooftop and serving the Deleted 
Premises or the grease exhaust fan located on the Building rooftop and serving the Deleted Premises; 
provided, however, that Tenant shall remain responsible for maintaining the grease exhaust shaft serving 
the kitchen on the ninth (9th) floor of the Building and any equipment associated therewith. 

8. Access to 5th Floor Remaining Premises. Tenant acknowledges that, from and after 
December 1, 2016, the fifth (5th) floor of the Building will be a multi-tenant floor. As such, Tenant shall 
reasonably cooperate with Landlord and the tenant(s) of the 5th Floor Increment in order for Landlord 
and/or such tenant(s) to access such portions of the 5th Floor Remaining Premises that are reasonably 
necessary for such parties to inspect and perfonn maintenance, repair and replacement of the equipment 
and facilities in the 5th Floor Increment. Landlord agrees to use reasonable efforts in any such entry to 
minimize disturbance to Tenant's business operations in the remainder of the fifth (5 th) floor of the 
Building. 

9. Brokers. Tenant represents and wan-ants that it has negotiated this Amendment directly 
with Shorenstein Management, Inc., on behalf of Landlord, and CRESA San Francisco, on behalf of 
Tenant ( collectively, the "Brokers"), and Tenant has not authorized or employed, or acted by implication 
to authorize or to employ, any other real estate broker or salesman· to act for Tenant in connection with 
this Amendment. Tenant shall indemnify, defend and hold Landlord harmless from and against any and 
all claims by any real estate broker or salesman other than the Brokers for a commission, finder's fee or 
other compensation as a result of Tenant's entering into this Amendment. 

10. CAS(p) Disclosure. For purposes of Section 1938(a) of the California Civil Code, 
Landlord hereby discloses to Tenant, and Tenant hereby acknowledges, that the Existing Premises and the 
Common Areas expected to be in Tenant's path of travel during the Lease term have not undergone 
inspection by a Certified Access Specialist (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 the lessee or tenant, if requested by the lessee or tenant. The parties shall mutually agree on 
the arrangements for the time and manner of the CASp inspection, the payment of the fee for the CASp 
inspection, and the cost of making any repairs necessary to correct violations of construction-related 
accessibility standards within the premises." In furtherance of the foregoing, Landlord and Tenant hereby 
agree as follows: (a) any CASp inspection requested by Tenant shall be conducted, at Tenant's sole cost 
and expense, by a CASp designated by Landlord; and (b) if and to the extent required by Paragraph 8.b. 
of the Lease Agreement, Tenant, at its cost, will be responsible for making repairs within the Premises to 
correct violations of construction-related accessibility standards; and, if and to the extent required by 
Paragraph 8.b of the Lease Agreement, if anything done by or for Tenant in its use or occupancy of the 
Premises shall require repairs to the Building, the Project or the Real Property (outside the Premises) to 
correct violations of construction-related accessibility standards, then Tenant shall, at Landlord's option, 
either perform such repairs at Tenant's sole cost and expense or reimburse Landlord upon demand, as 
rent, for the cost to Landlord of performing such repairs. 

11. Lease in Full Force and Effect. Except as provided above, the Lease is unmodified 
hereby and remains in full force and effect. 

12. Counterparts. This Amendment may be executed in any number of counterparts, each of 
which shall be deemed to be an original, and all of which counterpmis, when taken together, shall be 
deemed to constitute one and the same instrument. 
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IN WITNESS WHEREOF, the pa11ies have executed this Amendment as of the date and year first 
above written. 

LANDLORD: 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 

By:_ /4 ___ ~/41f:______,____ 
Name: 
Title:_---~~~----'--P~a-_u-~1--a-:W:_.--,_G--_r----=a::m:~======= 

Vice President 
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TENANT: 

TWITTER, INC., 
a Delaware corporation 
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EXHIBIT A 

Outline of 5th Floor Increment 

u5th FLOOR INCREMENT" (DELETED 
PREMISES) 

1355 MARKET 
FLOOR 05 
EXHIBIT A 

EXHIBIT A 
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EXHIBIT B-1 

Kitchen Inventory List 

1355 MARKET 6TH FLOOR KITCHEN INVENTORY 

ITEM Number of Items 

#nest 

Traulsen Cooler 

Traulsen Hot Plate 

Jade Stove Tops 

Frymaster 

Southern Smoke Chef 

Blodgett convection ovens 

650 

ITrualsen Cooler 

Montague Pizza Oven 

Steel Prep Table w/wheels 

Butcher Block Prep Table 

l#mp 

Traulsen cooler 

Mollini cooking suite 

I Bakery 

Hobart Mixer 

Hobart Sl icer 

Stainless Sreel Prep Table w/ wheels 

Butcher Prep Table 

Traulsen Freezer 

#meatzone 

Jade Stove 

C level.and tiltling kettle 

lc1eveland kettle 

!Large SS Prep Table 
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2 Blodgett convection ovens 1 

Prep Table wJ wheels (2) 2 

Dish 

Hobart Dishwasher 1 

Hobart 3 Sink Compartment 1 

#FFG 

Prep Table w/ wheels 2 

Continental Cooler 1 

lrsland 

Electrolux 1 

Soupwell (3) 3 

Traulsen Cooler 1 

1355 MARKET 6TH FLOOR MICRO KITCHEN INVENTORY 

ITEM 

Miele Microwave 

Manitowoc Ice Machine 

GE Refrigerate r 
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EXHIBITB-2 

Audio Visual Inventory List 

1366 Market- 6th floor 
Conference room numbe Equlopment Items 

Commons Projector (l ) I Projector Screens (3) 

6304 
6301 TV ( 1 in Gerygone, Guillemot :ind Parakeet, 2 in Spadebill) I Table mies I Ceiling speakers I Table cables, power supplies, HD~ll receiver 
6113 devices 

6210 

6315 

6314 
Projector (1) I Projector Screen (1) I Table mies ! power adapters / cables I ceiling speakers 

6327 

6326 
6323 

6324 
6312 

6310 

6306 
6303 

6213 
6211 

6116 
6114 

6106 
6112 

TV (1) I Table - power adapters, Transmitter I HD!I.U :ind USB receivers, HD1-II switcher - behind display 

6204 

6207 

6215 

6216 
6217 

6218 
6219 

6220 

6221 

6222 

6223 
6224 

6316 

6313 
Ceiling Speakers I HD~n Transmitter/receivers I PTZ Camera I Projector (1) I Projector Screen (1 ) 
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KnoU Antenna \\~lkstation - 72" 

WS-02 
Trash unit on end 
finish: White laminate top, silver 
base 

Knoll Antenna W-0rkstation, no 

WS-03 
extension - 54" 
Fnish: VIJ'hite laminatf! top, sUver 
base 

Knoll Antenna Workstation, no 

WS-03 extension - 72" 
Fmish: Wllite laminate top, sitver 
base 

Ped 
Pede5tal 
finish: White laminate; cushion top 

CH-01 Generation Task Chair 
Finish: Pebble back, Stonn seat 

Allermuir Circo Chair 
CH-02 Fnish: light '§ey mesh and seat, 

white frame 

Krt01J MultiGeneralion Chair 

CH-08 Hyblid Base 
Fanish: VIJ'hite frame. upAolstered 
seat, sil1.•er basfl 

CH-33 
Gadsana Stick Chair 
w/ black flip tab!e attached to chair 
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340 

32 

18 

484 

484 

164 

80 

22 

Open Office 

Open Office 

Open Office 

Open Office 

Open Office 

Conference 

Small Conference, 
Focus 

6210 

EXHIBIT B-3 
-1-

U~ 

-250-



CH-41 

CH-42 

CH-47 

CH-48 

TB-04 

TB-080 

TB-OBF 

TB-10 

AIJermuir Casper Side Chair 
Finish: White 

Allennuir Scoop Stool 

Boardroom Chair 

Custom Boardroom Bench 

Knoll Dividends X-Base Table 
30" X 30" X 28" 
fi ish: White Laminate; s;1~1er Base 

Walson C.onference Table 
132"Wx42"D 
FinlSh: White Laminate; S1l•,er Base 

Watson Conrerooce Table 
138"Wx 60"0 
Finish: Wllite Laminate; Silv.er Base 

Coalesse 
48"Wx28"H 
Finish: White Lam1nate; Chrome 
Base 
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216 

12 

30 

1 

10 

12 

3 

15 

Commons 

Commons 

Boardroom 6325 

Boardroom 6325 

Focus 

61 06, 6211 , 6216, 
6217, 6301 , 6324, 
6313, 6314, 6315, 
6316,6304,63~2 

61 12, 6113, 6204 

Small Conference 
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IB-31 

TB-34 

18-35 

BR 

Kooll Antenna Media Tab e 
72''Wx36"D 

Verstee1 Paces Tilt Nf}st Tables, 
30"x72" 

Versteel 3D"W Round Titt Top with 
Performance Base, Bar He"ght 
!Finish: Bro11Zed Peanwod 

Boardroom Table 

Cabinet 
ST-03 48"W x 2'6"D x 26.S"H 

Finish: White lam 'nate 

ST-10 Boardroom Credenza 
90"W x 2411D x 33"H 

Lectern l ectem 

iPad Mount 
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6 

36 

6 

4 

60 

Interview Rooms 

Commons 

Commons 

Boardroom 6323 

6113, 6210, 6301 , 
6304 

Boardroom 632:5 

6210~ Commons 

All conference 
rooms 
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EXHIBITC 

Bill of Sale 

BILL OF SALE 

The undersigned, Twitter, Inc., a Delaware corporation ("Assignor"), for and in consideration of 
the payment of the sum of $1.00, the receipt of which is hereby acknowledged, does hereby grant, 
bargain, sell and transfer to SRI Nine Market Square LLC, a Delaware limited liability company 
("Assignee"), any and all of the Assignor's right, title and interest in and to the tangible personal property 
described in Schedule 1 attached hereto ( collectively, the "Property"). 

Assignor warrants to Assignee that Assignor has good title to all such Property, free and clear of 
all liens, encumbrances, security interests and adverse claims of any kind or nature whatsoever, and 
Assignor shall forever warrant and defend the title to all such Property unto Assignee. 

EXCEPT AS EXPRESSLY PROVIDED HEREIN, ASSIGNOR IS SELLING THE HEREIN 
DESCRIBED PROPERTY ON AN "AS IS - WHERE IS" BASIS AND ASSIGNOR DOES NOT 
WARRANT THAT THE PROPERTY IS OF MERCHANTABLE QUALITY NOR THAT IT CAN BE 
USED FOR ANY PARTICULAR PURPOSE BY ASSIGNEE. 

Assignor shall be responsible for the payment of sales tax, if any, or any other taxes applicable to 
the transfer of the Property from Assignor to Assignee. 

This Bill of Sale shall be effective as to the transfer of all Property listed herein as of the 30th day 
of November, 2016. 

IN WITNESS WHEREOF, this Bill of Sale is executed as of the date set forth above. 
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ASSIGNOR: 

TWITTER, INC., 
a Delaware corporation 

By: _______ _ 
Name: ________ _ 
Title: ________ _ 
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Schedule 1 to Bill of Sale   

EXHIBIT C 
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Schedule I to Bill of Sale 

EXHIBITC 

-1-

-254-



EXHIBITB-l 

Kitchen Inventory List 

1355 MARKET 6TH FLOOR KITCHEN INVENTORY 

ITEM Number of Items 

#nest 

Traulsen Cooler 

TrauBsen Hot Plate 

Jade Stove Tops 

Frymoster 

South.em Smoke Chef 

Btodgett convection ovens 

650 

I Truaas,en Cooler 

Montague Pizza Oven 

Steel Prep Table w/ wheers 

Butcher Block Prep Table 

l#mp 

Traulsen cooler 

Mollini cooking suite 

jBakerv 

Hobart Mixer 

Hobart Sl icer 

Stainless Steel Prep Table w/ wheels 

Butcher Prep Table 

TrauBsen Freezer 

#meatzone 

Jade Stove 

Cleverand tiltling kettle 

I Cleveland kettle 

!Large SS Prep Table 
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2 Blodgett convection ovens 1 

Prep Table wJ wheels (2) 2 

Dish 

Hobart Dishwasher 1 

Hobart 3 Sink Compartment 1 

#FFG 

Prep Tabfe wJ 1Nlheels 2 

Continental Coo!er 1 

l1s!lan<D 

Eleclro'lux 1 

Soupwell (3) 3 

Traulsen Cooler 1 

1355 MARKET 6TH Fl:OOR MICRO KITCHEN INVENTORY 

ITEM 

Miele Microwave 

Manitowoc Ice Machine 

GE Refrigerator 
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EXHIBIT B-2 

Audio Visual Inventory List 

1355 Marktt - 6th floor 
Conferanct room numbt Equiopment Items 

Commom Projector (l) I Projector Screens (3) 

6304 

6301 TV ( 1 in Gerygone, Guillemot and Parakttt. 2 in Spadebill) I Table mies f Ceiling spenkers I Table cables. power supplies. HDl\-11 receiver 
6113 devices 

6210 

6315 
Projector (1) I Projector Screen (l} 1 Table mies / power adapters / cables I ceiling speakers 

6314 

6327 

63'.!6 

6323 

6324 

6312 

6310 

6306 

6303 

6213 

6211 

6116 
6114 

6106 

6112 
TV (1) I Table - power adapters, Transmitter I HDMI and USB receivers, HDl\,ll switcher - behind display 

6204 

6207 

6215 

6216 

6217 

6218 

6219 

6220 

6221 

6222 

6223 

6224 

6316 
Ceiling Spt'al'.ers I HD?l.11 Transmitter/receivers I PTZ Cmnera I Projector (1) I Projector Screen (l) 

6313 
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KrmO Ante011a ·11~~nksm'lioo - 72:' 

WS-02 
Trash unn on eG1d 
Rnish: White laminate top, sioor 
ibasa 

'Knoll Antenrna Workstatiorn, no 

WS-03 
,extension - 54 .. 
F:nish: Wllite lamlnata top, sil!J-er 
base 

Knol1 Antenna Worksta1ion, no 

WS-03 
extansion- 72'" 
finish: Wllite lam"nate tQp, sitver 
base 

Ped 
Pedestal 
Funisl1: White laminate; CtJshion top 

CH-01 Generation Task Chair 
F~nish: Pebbte back. Storm seat 

AIJermuir Circo Chair 
CH-02 f'nnlSh: l ight grey mesh and seat, 

white frame 

Krnoll MulnGerneration Chair 

CH-08 HybrJd Base 
Finish: White rrame, uprnolstered 
· seat, sijlver base 

-cH-33 
Cadsana Slick Chair 
w/ black flip tab,e attactted to chair 
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CH-41 

GH-42 

CH-47 

CH-48 

TB-04 

18-0SD 

TB-OBF 

TB-10 
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Aflsnnuiir Casper Sidle Chair 
RnlS!l: Wllite 

Allermuir Scool) Stool 

Boardroom Chair 

,Custom Boardroom Bench 

/K110U mvioomls X-Base Table 
30" x 30"' x 2lr 
f"rnisll: White Laminate: s;i..•er Base 

WaRscm Conference Toole 
132"Wx42"D 
Finjsm: Wllite Laminate: Sil'a·er iBase 

Watson Conference Table 
138''W x 60"D 
Fmish: Wllite Laminate; s;1ver Base 

Coa~esse 
48"Vll :x2.S"H 
Hn1sh: White Laminate: Chrome 
Base 
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10 

12 
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15 
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Commons 

Boardroom 6325 

Boardroom 6325 
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18-3 

TB-34 

IB-36 

ST-03 

ST-10 

lKCtOll Antenna Media Tab1e 
72-Wx36"D 

Versteel Paces Tilt Nest T abfes, 
30"x72" 

Versteel 30"W Round nt Top with 
PerfonnartOB Base, Bar Height 
IFtmsfil: Bronzed Pearwood 

Boardroam Table 

C3blnet 
48"W x 26"0 x .26.5"H 
RnJSh: White ~m1nate 

Boardroom Credenza 
90"W X 24"0 X 33~ 

Lectern l ectern 

iPmtMm.mt 
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EXHIBITC 

Bill of Sale 

BILL OF SALE 

The undersigned, Twitter, Inc., a Delaware corporation ("Assignor"), for and in consideration of 
the payment of the sum of $1.00, the receipt of which is hereby acknowledged, does hereby grant, 
bargain, sell and transfer to SRI Nine Market Square LLC, a Delaware limited liability company 
("Assignee"), any and all of the Assignor's right, title and interest in and to the tangible personal property 
described in Schedule 1 attached hereto ( collectively, the "Property"). 

Assignor warrants to Assignee that Assignor has good title to all such Property, free and clear of 
all liens, encumbrances, security interests and adverse claims of any kind or nature whatsoever, and 
Assignor shall forever wan·ant and defend the title to all such Property unto Assignee. 

EXCEPT AS EXPRESSLY PROVIDED HEREIN, ASSIGNOR IS SELLING THE HEREIN 
DESCRIBED PROPERTY ON AN "AS IS - WHERE IS" BASIS AND ASSIGNOR DOES NOT 
WARRANT THAT THE PROPERTY IS OF MERCHANTABLE QUALITY NOR THAT IT CAN BE 
USED FOR ANY PARTICULAR PURPOSE BY ASSIGNEE. 

Assignor shall be responsible for the payment of sales tax, if any, or any other taxes applicable to 
the transfer of the Property from Assignor to Assignee. 

This Bill of Sale shall be effective as to the transfer of all Property listed herein as of the 30th day 
ofNovember, 2016. 

IN WITNESS WHEREOF, this Bill of Sale is executed as of the date set forth above. 

1024436.03/SF 
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EXHIBITD 

Description of Restoration Work 

As part of Landlord recapturing the Premises, Landlord shall perform the following Restoration 
Work: 

I. Filling in the interconnecting stairwell between 1355 Market St 5th & 6th floors that was installed 
during the original fit-out of the floors. 

a. Scope: Demolition of stairwell, removal of specialty lighting fixture, filling in the 
existing opening with concrete and associated lighting and sprinkler work, and finishing 
ceiling and lighting. Landlord to deliver to Tenant the decorative lighting fixture 
currently locted in the interconnecting stairwell. 

b. Landlord to provide associated MEP and life safety updates necessary to comply with 
code. 

c. Landlord to finish 5th floor ceiling, lighting, flooring, MEP, life safety, etc., to match 
adjacent areas. Items related to 5th floor finishing are to be paid by Tenant, finishing on 
6th floor not to be paid by Tenant. 

2. Regarding the condenser water system that supports the heat pumps located in the 5th & 6th floor 
IDF rooms currently serving the 5th and 6th floors, Landlord's lease with a replacement tenant for 
the 6th floor shall include a requirement that 6th floor tenant assume maintenance obligations and 
agree not to substantially alter the system in a manner that would change the current supply of 
supplemental HV AC to the 5th floor. Tenant to enter into a side letter regarding maintenance 
obligations and cost-sharing with 6th floor tenant. 

3. Adding individual electrical meters to measure consumption for the following items that supp011 
the 1355 Market St 6th floor Kitchen operation: 

a. Make-up air HV AC unit on roof - fed from 11 th floor. 

b. Grease Exhaust Fan HV AC unit on roof-fed from 11 th floor. 

c. Dishwasher Exhaust Fan HV AC of roof- fed from 11 th floor. 

d. Any equipment in the 5th floor Kitchen Support room fed from 5th floor electrical panels. 

4. Adding a domestic water meter to measure the consumption for the following items that support 
the 1355 Market St 6th floor Kitchen operation: 

a. Water service and electric water heaters located in the 5th floor Kitchen Supp011 room. 

5. Adding a gas meter to measure the consumption for the following item that supports the 1355 
Market St 6th floor Kitchen operation: 

a. Make-up air HV AC unit located on the roof 

b. Gas meter for connection on Level 9 of 1355 that splits to feed L6 & L9. 

6. Reprogramming of Life Safety system as needed to segregate 5th & 6th floors. 

7. Card readers on stairwells to be removed ( except card reader on Stairwell #2) but all other 
security devices, including cameras, should remain. 

1024436.03/SF 
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TWELFTH AMENDMENT TO LEASE 
(Extending Lease term for portion of Premises and amending Lease) 

THIS TWELFTH AMENDMENT TO LEASE ("Twelfth Amendment") is executed as 
of the 5th day of January, 2018 (the "Twelfth Amendment Effective Date"), between SRI NINE 
MARKET SQUARE LLC, a Delaware limited liability company ("Landlord") and TWITTER, INC., a 
Delaware corporation ("Tenant"). 

RECITALS 

A. Landlord and Tenant are parties to that certain office lease, dated as of April 20, 2011, 
pursuant to which Tenant presently leases from Landlord certain premises in the building located at 1355 
Market Street, San Francisco, California (the "Building"). The aforementioned lease was subsequently 
amended by (i) a First Amendment to Lease, dated as of May 16, 2011 (the "First Amendment"), 
pursuant to which the premises covered by the lease were modified to consist of all of the rentable area on 
the 7th, 8th and 9th floors of the Building, (ii) a Second Amendment to Lease, dated as of September 30, 
2011 (the "Second Amendment"), pursuant to which, among other things, Landlord agreed to perform 
certain additional Landlord's Work and the provisions of the lease regarding the manner of disbursement 
of Landlord's Allowance were modified, (iii) a Third Amendment to Lease, dated as of June 1, 2012 (the 
"Third Amendment"), pursuant to which, among other things, all of the rentable area of the 10th and 
11th floors of the Building was added to the premises covered by the lease, (iv) a Fourth Amendment to 
Lease, dated as of September 24, 2013 (the "Fourth Amendment"), pursuant to which, among other 
things, all of the rentable area of the 6th floor of the Building was added to the premises covered by the 
lease and certain matters agreed upon by Landlord and Tenant with regard to the 10th and 11th floors were 
documented, (v) a Fifth Amendment to Lease, dated as of October 2, 2013 (the "Fifth Amendment"), 
pursuant to which all of the rentable area of the 5th floor of the Building was added to the premises 
covered by the lease, (vi) a Sixth Amendment to Lease, dated as of February 14, 2014 (the "Sixth 
Amendment") pursuant to which, among other things, approximately 5,062 rentable square feet of space 
on the 2nd floor of the Building was added to the lease, (vii) a Seventh Amendment to Lease, dated as of 
December 22, 2014 (the "Seventh Amendment"), pursuant to which approximately 51,821 rentable 
square feet of space on the 4th floor of the Building was added to the lease, (viii) an Eighth Amendment to 
Lease, dated as of March 23, 2015 (the "Eighth Amendment"), pursuant to which the 4th Floor 
Commencement Date (as defined in Paragraph 1 of the Seventh Amendment) was modified to be April 1, 
2015, (ix) a Ninth Amendment to Lease, dated as of June 30, 2015, pursuant to which the Live Feed 
Equipment Area (as defined in Paragraph 52.c.ii. of the lease) was deleted from the lease (the "Ninth 
Amendment"), (x) a Tenth Amendment to Lease, dated as of March 28, 2016 (the "Tenth 
Amendment"), pursuant to which ce1tain matters were agreed upon by Landlord and Tenant regarding 
the Bridge, Conduit Equipment and Conduit Pathways (as defined in the Tenth Amendment), and (xi) an 
Eleventh Amendment to Lease, dated as of November 29, 2016 (the "Eleventh Amendment") pursuant 
to which, among other things, all of the rentable area on the 6th floor of the Building, and 189 rentable 
square feet on the 5th floor of the Building, was deleted from the lease. The aforementioned lease, as 
amended by the aforementioned amendments, is referred to hereinafter as the "Lease." Capitalized terms 
not otherwise defined herein shall have the meaning given them in the Lease. 

B. The premises presently covered by the Lease (the "Premises") consist of the following: 

Floor RSF 
2 5,062 
4 51,821 
5 78,603 
7 78,792 
8 78,792 
9 57,366 
10 44,954 
11 40,305 

435,695 

The portions of the Premises located on the 2nd• 5u,, and 7th through 9th floors of the Building are 
sometimes referred to herein as the "Existing Base Premises," the p01tions of the Premises located on the 
10th and 11th floors of the Building are sometimes referred to herein as the "10th and 11 th Floor 
Premises" and the portion of the Premises located on the 4th floor of the Building is sometimes referred to 
herein as the "4th Floor Premises." Throughout the Lease term, as extended from time to time, Tenant 
also has a license to use, pursuant to Paragraph 63 of the Lease (as amended), the 9th Floor Deck and, 
pursuant to Paragraph 9 of the Third Amendment, the 10th Floor Deck. The expiration date of the Lease 
as to the Existing Base Premises (i.e., the 2nd

• 5th and 7th through 9th floors) is April 30, 2019 (as 
confirmed by letter agreement dated March 26, 2014), subject to Tenant's renewal options under 
Paragraph 60 of the Lease. The expiration date of the Lease as to the 10th and 11 th Floor Premises and 
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the 4th Floor Premises is October 31, 2021 (which date is confirmed as to the 10th and 11th Floor Premises 
by letter agreement dated March 26, 2014, and confirmed as to the 4th Floor Premises by Paragraph 1 of 
the Seventh Amendment), with such expiration date being subject to Tenant's renewal options under 
Paragraph 8 of the Third Amendment, as expanded to the 4th Floor Premises by Paragraph 7 of the 
Seventh Amendment. 

C. Landlord and Tenant presently desire to amend the Lease to (i) extend the tenn of the Lease, 
as to the ?1h through 9th floors of the Existing Base Premises only, consisting of a total of214,950 rentable 
square feet (such ?1h through 9th floors being referred to hereinafter as the "New Base Premises"), for an 
additional period of nine (9) years commencing on May 1, 2019, and ending on April 30, 2028, (ii) 
provide for Tenant to receive an allowance for the construction by Tenant of refurbishment alterations in 
the New Base Premises, (iii) confirm the expiration of the Lease term as to the portion of the Existing 
Premises located on the 2nd and 5th floors of the Building on its currently scheduled expiration date of 
April 30, 2019, (iv) grant Landlord the option to accelerate the aforementioned expiration of the Lease 
term as to the portion of the Existing Base Premises located on the 2nd and/or 5th floor of the Building, 
(v) confirm the monthly rent for the 9th Floor Deck during the renewal term for the New Base Premises, 
(vi) grant Tenant a one-time right of first offer for the entire 6th floor of the Building, (vii) grant Tenant 
the option to further renew the entire New Base Premises for an additional period of five (5) years, 
commencing on May 1, 2028, and ending on April 30, 2033, (viii) modify certain of the procedures of the 
Lease regarding assignment and subletting, and (ix) document certain other modifications to the Lease 
agreed upon by Landlord and Tenant, all as more fully provided below. 

NOW, THEREFORE, in consideration of the foregoing, the parties hereto agree as follows: 

I. Extension of Lease Term for New Base Premises; Lease Expiration as to 2nd and 5th 

Floors. 

a. Extension of Lease Term as to New Base Premises. Effective as of the 
Twelfth Amendment Effective Date, the Lease term (as set forth in Paragraph 2.b. of the Lease, as 
previously amended) is extended, as to the New Base Premises only, for an additional period of nine (9) 
years, commencing on May 1, 2019, and ending on April 30, 2028 (the "Base Premises Extension 
Term"). Effective as of May 1, 2019, references in the Lease to the "Base Premises" shall refer solely to 
the New Base Premises (i.e., the ih through 9th floors of the Building). Except to the extent otherwise 
expressly provided in this Twelfth Amendment, all of the existing terms and conditions of the Lease that 
apply to the Existing Base Premises shall apply to the New Base Premises throughout the Base Premises 
Extension Term. 

b. Lease Termination as to 2nd and 5th Floors. The portions of the Existing Base 
Premises located on the 2nd and the 5th floors of the Building are referred to hereinafter respectively as the 
"2nd Floor Premises" and the "5th Floor Premises." Subject to Landlord's Early Termination Option 
under Paragraph 7 below, the term of the Lease as to the 2nd Floor Premises and the 5th Floor Premises 
shall expire on the presently scheduled expiration date of April 30, 2019. The parties acknowledge that 
Paragraph 9.b. of the Lease requires that Tenant, at Tenant's sole cost, remove from the 2nd Floor 
Premises and the 5th Floor Premises, at the termination of the Lease as to such space, all Specialty 
Alterations that Tenant is required to remove pursuant to Paragraph 9.b. of the Lease and to perform all 
related restoration work (collectively, the "Restoration Work"). Not later than ninety (90) days 
following the date of this Twelfth Amendment, Landlord and Tenant shall confirm in writing all of the 
components of the Restoration Work. If Landlord did not previously exercise Landlord's Early 
Termination Option under Paragraph 7 below as to the 2nd Floor Premises and/or the 5th Floor Premises, 
then, on or before April 30, 2019, Tenant shall vacate and surrender to Landlord whichever of the 2nd 

Floor Premises and the 5th Floor Premises that remains covered by the Lease, with all of Tenant's 
personal property removed therefrom and all Restoration Work completed by Tenant at Tenant's expense. 
If Landlord exercises Landlord's Early Tennination Option under Paragraph 7 below as to the 2nd Floor 
Premises and/or the 5th Floor Premises, then the expiration date for such space, as well as Tenant's 
removal and restoration obligations, is governed by Paragraph 7 below. 

2. Condition of New Base Premises; Landlord's Allowance. 

a. Condition of Premises. Subject to Paragraph 1 0.b. of the Lease (regarding 
Landlord's ongoing repair obligations), Tenant shall accept the New Base Premises in its "as-is" 
condition for the Base Premises Extension Term and Landlord shall have no obligation to make or pay for 
any improvements or renovations in or to the New Base Premises as a result of the extension of the Lease 
term as to the New Base Premises, except to the extent expressly provided in Paragraph 2.c. below with 
regard to Landlord's Allowance. 
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b. Renovation Alterations. 

i. Renovation Alterations; Plans. Tenant has advised Landlord that Tenant 
desires to perform certain alterations (the "Renovation Alterations") to the New Base Premises on a date 
selected by Tenant after the date hereof. Except to the extent otherwise expressly provided in this 
Paragraph 2.b., the construction of the Renovation Alterations shall be perfonned by Tenant in 
accordance with Paragraph 9 of the Lease ( entitled "Alterations") and all other applicable provisions of 
the Lease. The approval process for all plans relating to the Renovation Alterations shall be in 
accordance with Paragraph 9.a. of the Lease. The architect retained by Tenant to prepare the plans for the 
Renovation Alterations ("Tenant's Architect"), the engineers utilized by Tenant, and the general 
contractor selected by Tenant to construct the Renovation Alterations ("Tenant's Contractor"), shall be 
subject to Landlord's prior written approval, not to be unreasonably withheld. Tenant's Contractor shall 
be unionized. 

ii. Construction Management Fee. Landlord shall receive a construction 
management fee equal to three percent (3%) of the so called "hard cost" of the construction of the 
Renovation Alterations, but not more than Three Hundred Twenty Two Thousand Four Hundred Twenty 
Five Dollars ($322,425.00) (the "Construction Management Fee"), as compensation to Landlord for 
Landlord's internal review of Tenant's plans, general oversight of the construction, access, elevator usage 
during normal Business Hours, and electricity consumed during construction. Landlord's aforementioned 
review of Tenant's plans and oversight of construction shall be solely for the benefit of Landlord and in 
no event shall approval of the plans by Landlord be deemed to constitute a representation by Landlord 
that the work called for in the plans complies with applicable codes and other Legal Requirements or 
release Tenant from Tenant's obligation to supply plans which conform to applicable codes and other 
Legal Requirements and in no event shall Landlord's aforementioned oversight of construction release 
Tenant from its obligation to retain such project management or other services as shall be necessary to 
ensure that the Renovation Alterations are performed properly and in accordance with the requirements of 
the Lease. The Construction Management Fee shall be paid from Landlord's Allowance (as defined 
below). 

111. No Miscellaneous Charges. Notwithstanding anything to the contrary in 
Paragraph 9 of the Lease, neither Tenant nor Tenant's Contractor (or any subcontractor) shall be charged 
for parking (to the extent parking is available) or for the use of electricity (provided that the electricity 
usage is limited to typical construction use), water, HY AC, security elevators, and/or hoists during the 
construction of the Renovation Alterations. 

1v. Representatives. 

(A) Tenant's Representative. Tenant has designated Sameer 
Pangrekar (Sameer@twitter.com) as its sole representative with respect to the design and completion of 
the Renovation Alterations, who, until further written notice to Landlord, shall have full authority and 
responsibility to act on behalf of the Tenant for purposes of this Paragraph 2. 

(B) Landlord's Representative. Landlord has designated Perry 
Brandt (pbrandt@shorenstein.com) and Lindsay Goldstone (lgoldstone@shorenstein.com) as its sole 
representatives with respect to the design and completion of the Renovation Alterations, who, until further 
written notice to Tenant, shall each, individually, have full authority and responsibility to act on behalf of 
the Landlord for purposes of this Paragraph 2 as to the respective work. 

c. Landlord's Allowance. 

i. Landlord's Allowance. Landlord shall contribute toward the cost of 
the design, construction and installation of the Renovation Alterations (including, without limitation, 
Tenant's Contractor's fee and the Construction Management Fee provided for in Paragraph 2.b.ii. above) 
an amount not to exceed Thirty-Five Dollars ($35.00) per rentable square foot of the New Base Premises 
(which totals Seven Million Five Hundred Twenty Three Thousand Two Hundred Fifty Dollars 
($7,523,250.00) based on 214,950 rentable square feet for the New Base Premises)(the "Landlord's 
Allowance"); provided, however that not more than Four Dollars ($4.00) per rentable square foot of the 
New Base Premises (which totals Eight Hundred Fifty Nine Thousand Eight Hundred Dollars 
($859,800.00) based on 214,950 rentable square feet for the New Base Premises) of the Landlord's 
Allowance may be applied to Tenant's reasonable space planning, consulting (including project 
management), architectural and engineering costs for the design of the Renovation Alterations. No 
portion of the Landlord's Allowance may be applied to the cost of equipment, trade fixtures, moving 
expenses, furniture, cabling, signage or free rent. Further, Tenant may only apply Landlord's Allowance 
to portions of the New Base Premises which are not then the subject of a sublease, or, if any such portion 
of the New Base Premises is intended to be sublet, Landlord's Allowance may be applied to such portion 
of the New Base Premises only if the Renovation Alterations in such space are consistent with the general 
design and finish of the Renovation Alterations in the remainder of the New Base Premises. Further, 
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Tenant shall not be entitled to receive (and Landlord shall have no obligation to disburse) all or any 
portion of the Landlord's Allowance if Tenant is in default under the Lease at the time Tenant requests 
such disbursement; provided, however, that if Landlord did not make a disbursement because Tenant was 
then in default under this Lease, Landlord shall make the disbursement at such time as the default is 
cured, provided that all other conditions for the disbursement hereunder have been met. Notwithstanding 
anything to the contrary in this Paragraph 2.c.i., Landlord' s Allowance shall be available for disbursement 
pursuant to the terms hereof only for the twelve (12) month period commencing on May 1, 2019 (the 
"Allowance Availability Period"), provided that Landlord's Allowance may be applied to the cost of 
Renovation Alterations work performed prior to the commencement of the Allowance Availability 
Period. Accordingly, if any portion of the Landlord's Allowance has not been utilized (and Tenant has not 
submitted to Landlord invoices evidencing such costs) prior to the last day of the Allowance Availability 
Period, such unused portion shall be forfeited by Tenant. The Allowance Availability Period shall be 
extended for any period that Tenant's construction of the Renovation Alterations is delayed due to Force 
Majeure (which shall include the atypical inability to obtain, or atypical delays in the issuance of, permits 
for the Renovation Alterations, notwithstanding Tenant's diligent and timely efforts to obtain such 
permits) or, as provided in Paragraph 2.d. below, Landlord Delay. 

Tenant may apply Landlord's Allowance to Renovation Alterations in any or all 
portions of the New Base Premises as Tenant desires. 

ii. Disbursement of Landlord's Allowance. Landlord shall disburse 
Landlord's Allowance directly to Tenant following the completion of the Renovation Alterations in 
accordance with the final plans approved by Landlord and Tenant (including all "punch list" items), 
which disbursement shall be made by Landlord to Tenant in one (1) lump sum within thirty (30) days 
after Landlord's receipt of (A) invoices of Tenant's Contractor to be furnished to Landlord by Tenant 
covering all work actually performed and construction and materials in place (as may be applicable) 
describing in reasonable detail such work, construction and/or materials, (B) a certificate from Tenant's 
Architect certifying that the Renovation Alterations have been completed in accordance with the 
approved plans and all punch-list work performed in accordance therewith, and (C) unconditional lien 
waivers executed by Tenant's Contractor and the persons and entities that performed work or supplied 
materials (all such waivers to be in the forms prescribed by the applicable provisions of the California 
Civil Code). Notwithstanding the foregoing, if Landlord determines that any portion or portions of the 
requested disbursement amount should not be disbursed because all of the above-referenced requirements 
for disbursement (or any other disbursement requirements expressly provided for in Paragraph 2.c.i. 
above) have not been met with regard to such portions, then Landlord shall disburse the portions of the 
requested disbursement for which all of the requirements have been met and notify Tenant in writing of 
the additional requirements that need to be met in order for the remainder of the requested disbursement 
to be disbursed. Upon Tenant's satisfaction of such remaining requirements, Landlord shall disburse the 
subject withheld amounts. 

If Landlord does not make the disbursement for a portion or portions of the 
requested disbursement (as provided in the penultimate sentence of the immediately preceding 
grammatical paragraph) and Tenant determines that Tenant has complied with all of the applicable 
requirements for the withheld portion or portions of the disbursement to be disbursed, then Tenant may 
send Landlord a written notice stating why Tenant has determined that the disbursement was required (the 
"Disbursement Failure Notice") and, if the parties are unable, within thirty (30) days following 
Landlord's receipt of the Disbursement Failure Notice, to resolve the disagreement with regard to the 
subject withheld portion of the requested disbursement, then either party may submit the issue to the 
dispute resolution procedure provided for in Paragraph 2.c.iii. below and the results of such procedure 
shall be binding. If it is mutually agreed by Landlord and Tenant in writing (or confirmed in writing 
through the dispute resolution procedure in Paragraph 2.c.iii. below) that Tenant has met all of the 
requirements for the disbursement of the withheld portion of Landlord's Allowance that is the subject of 
the dispute and Landlord does not, within thirty (30) days following such written agreement or 
confirmation, disburse the subject amount to Tenant, then Tenant may deduct the subject amount 
(together with interest at the Interest Rate) from Tenant's rental payments next due until such sums have 
been fully offset. 

Tenant shall pay for all costs of the construction of the Renovation Alterations in 
excess of Landlord's Allowance. 

111. Resolution of Construction Related Disputes. In the event of a 
disagreement between Landlord and Tenant regarding the Renovation Alterations or the disbursement of 
Landlord's Allowance, then if such disagreement is not resolved within thirty (30) days, either party may 
require that such disagreement be submitted by the parties to a dispute resolution procedure mutually and 
reasonably agreed to by the pai1ies, which may be JAMS or another reputable dispute resolution group or 
may be a mutually agreed upon expert acting independently, provided that any expert retained in 
connection with the resolution of a dispute regarding the construction of the Renovation Alterations, shall 
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be an independent architect with not less than fifteen (15) years' experience as an architect for projects 
such as, or similar to, the Renovation Alterations. The parties shall agree upon the dispute resolution 
procedure and expert(s) within thirty (30) days following the date that the parties have agreed to resolve 
such disagreement pursuant to this Paragraph 2.c.iii. The decision reached through the dispute resolution 
procedure shall be binding on the parties. Each party shall bear one-half (1/2) of the cost of the dispute 
resolution procedure. 

d. Landlord Delay. Landlord's (a) failure to comply with any time requirements 
expressly set forth in Paragraph 9.a. of the Lease regarding Landlord's review and approval of submitted 
plans or revisions thereto, or (b) Landlord's unreasonable interference with the completion of the 
Renovation Alterations, including any failure or refusal of Landlord or Landlord's agents or contractors to 
permit Tenant, its agents or contractors, access to and use of the Building or any Building facilities or 
services (including hoists, elevators, and loading docks) which access or use is reasonably required for the 
orderly and continuous performance of the work necessary to complete the Renovation Alterations, are 
referred to collectively herein as "Landlord Delay" (provided that no Landlord Delay as described in 
clause (b) above will be deemed to have occurred unless and until Tenant has notified Landlord of the 
event which Tenant claims constitutes a Landlord Delay and Landlord has failed to cure such event within 
five (5) Business Days thereafter). Tenant will use commercially reasonable efforts to mitigate its 
damages and/or construction delays in the event of an alleged Landlord Delay. 

3. Monthly Rent for New Base Premises. During the Base Premises Extension Term, Tenant 
shall pay Monthly Rent under Paragraph 5.a. of the Lease for the New Base Premises the following 
amounts for the respective periods set forth below: 

Applicable Period 
5/1/19 through 4/30/20 
5/1/20 through 4/30/21 
5/1/21 through 4/30/22 
5/1 /22 through 4/30/23 
5/1/23 through 4/30/24 
5/1/24 through 4/30/25 
5/1/25 through 4/30/26 
5/1/26 through 4/30/27 
5/1/27 through 4/30/28 

Annual Rate 
Monthly Rent per RSF 
$1,352,393.75 $75.50 
$1,392,965.56 $77.77 
$1,434,754.53 $80.10 
$1,477,797.17 $82.50 
$1,522,131.08 $84.98 
$1,567,795.01 $87.53 
$1,614,828.86 $90.15 
$1,663,273.73 $92.86 
$1,713,171.94 $95.64 

4. Additional Rent for New Base Premises. During the Base Premises Extension Term, 
Paragraph 7 of the Lease shall continue to apply to the New Base Premises, provided, however, that (a) 
Tenant's Share (as defined in Paragraph 2.e. of the Lease) for the New Base Premises shall be 29.27% 
(which is 214,950 divided by the 734,467 rentable square feet of the Building), (b) the Base Year (as 
defined in Paragraph 2.e. of the Lease) shall be the 2019 calendar year, and ( c) the Base Tax Year ( as 
defined in Paragraph 2.e. of the Lease) shall be the fiscal tax year ending June 30, 2020. Without 
limitation of any provision therein, the parties acknowledge that the provisions of Paragraph 7.b.ii. of the 
Lease (regarding "Proposition 13 protection") are inapplicable to any reassessment of the Real Property 
that occurs after the Twelfth Amendment Effective Date. 

5. 9th Floor Deck Rent. During the Base Premises Extension Term, Tenant shall pay Monthly 
Deck Rent for the 9th Floor Deck under Paragraph 63 of the Lease in the following amounts for the 
respective periods set forth below: 

Applicable Period 
5/1/19 through 4/30/20 
5/1/20 through 4/30/21 
5/1/21 through 4/30/22 
5/1/22 through 4/30/23 
5/1/23 through 4/30/24 
5/1/24 through 4/30/25 
5/1/25 through 4/30/26 
5/1/26 through 4/30/27 
5/1/27 through 4/30/28 

Annual Rate 
Monthly Rent per RSF 
$9,950.44 $19.90 
$10,248.95 $20.50 
$10,556.42 $21.11 
$10,873.11 $21.75 
$11,199.30 $22.40 
$11,535.28 $23.07 
$11,881.34 $23 .76 
$12,237.78 $24.48 
$12,604.91 $25.21 

6. Letter of Credit. As of the date hereof, Landlord holds a Letter of Credit under Paragraph 6 of 
the Lease (as amended) in the amount of Eight Million Seven Hundred Sixty Eight Thousand Three 
Hundred Dollars ($8,768,300.00). There shall be no adjustment to the Letter of Credit on account of the 
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extension of the Lease term for the Base Premises Extension Term pursuant to Paragraph l above, and the 
existing provisions of the Lease with regard to the Letter of Credit shall continue in effect. 

7. Landlord's Early Termination Option for 2nd and 5th Floors. Subject to the terms of this 
Paragraph 7, if, prior to the scheduled April 30, 2019, expiration date of the Lease as to the 2nd Floor 
Premises and the 5th Floor Premises, Landlord comes to an agreement with a substitute tenant(s) to lease 
the 2nd Floor Premises and/or the 5th Floor Premises, then Landlord may terminate the Lease prior to April 
30, 2019, as to the particular space that Landlord intends to lease to such substitute tenant(s). ff Landlord 
has come to such an agreement with a substitute tenant, Landlord shall notify Tenant thereof in writing 
(an "Early Termination Notice"), which Early Tennination Notice shall specify whether the Lease is 
being terminated as to the 2nd Floor Premises, 5th Floor Premises or both, and the particular premises 
designated in the Early Termination Notice to be terminated is referred to hereinafter as the "Early 
Termination Premises." The Early Termination Notice shall also notify Tenant of whether Landlord 
desires to have Tenant leave in place any of the Specialty Alterations that would otherwise be a part of the 
required Restoration Work (as defined in Paragraph l.b. above). If Landlord delivers an Early 
Termination Notice for an Early Termination Premises, then the Lease shall terminate as to the subject 
Early Termination Premises effective as of the date (the "Early Termination Date") that is one hundred 
eighty (180) days following the date Landlord delivers the Early Termination Notice to Tenant plus the 
number of days that Landlord and Tenant mutually and reasonably agree is required to perform the 
Restoration Work (as defined in Paragraph 1.b. above, provided that, for purposes of this Paragraph 7, the 
Restoration Work shall exclude the removal of any Specialty Alterations that Landlord has advised 
Tenant pursuant to the immediately preceding sentence that Tenant is not required to remove). The 
Restoration Work shall commence on the date immediately following the end of the aforementioned 180-
day period. Notwithstanding the foregoing, in no event shall the Restoration Work for the 5th Floor 
Premises be commenced, nor shall the Early Termination Date for the 5th Floor Premises occur, prior to 
December 31, 2018. Fwther, notwithstanding anything to the contrary in Paragraph 9.6. of the Lease, 
rather than perform the Restoration Work itself, Tenant shall pay to Landlord the cost of performing the 
Restoration Work, which cost shall be determined on a competitive bid process, with Landlord and 
Tenant to mutually and reasonably approve the winning bid. Tenant shall pay the cost of the Restoration 
Work (as determined in accordance with the foregoing) to Landlord within ten (10) Business Days 
following the confirmation by Landlord and Tenant of such cost. Notwithstanding the foregoing, if 
Landlord ultimately determines not to perform any component of the Restoration Work that was included 
in the payment made by Tenant under the immediately preceding sentence, then Landlord shall reimburse 
Tenant for the portion of such payment that was attributable to the Restoration Work component(s) that 
Landlord elects not to perform. Fmther, notwithstanding the foregoing, if the Early Termination Premises 
is the 2nd Floor Premises and the Early Termination Notice is delivered to Tenant on or before January 31, 
2018, then the one hundred eighty ( 1 80) day period provided for above in this Paragraph 7 shall be 
reduced to ninety (90) days with respect to the 2nd Floor Premises only. In no event shall the early 
termination of the Lease as to an Early Termination Premises pursuant to this Paragraph 7 release either 
of the parties from their respective obligations arising under the Lease as to the subject Early Termination 
Premises prior to the Early Termination Date. If Tenant fails to vacate and surrender the subject Early 
Termination Premises by the subject Early Termination Date in the required condition, the provisions of 
Paragraphs 20.b. and 20.c. of the Lease regarding a holdover without Landlord's written consent shall 
apply to such holdover. 

8. 6th Floor Right of First Offer. Paragraph 59 of the Lease (entitled "Right of First Offer") is 
hereby deleted from the Lease and Tenant's right to lease additional space in the Building shall be 
governed solely by this Paragraph 8. 

a. 6th Floor Right of First Offer. Subject to the provisions of this Paragraph 8, 
commencing on the Twelfth Amendment Effective Date and continuing thereafter throughout the Base 
Premises Extension Term and any further extension of the Lease term, Tenant shall have a one-time right 
(the "Right of First Offer") to lease any increment of space on the 6th floor of the Building that becomes 
"available for lease" ( each a "6th Floor ROFO Space") and, if any 6th Floor ROFO Space is added to the 
Lease pursuant to this Paragraph 8, such 6th Floor ROFO Space shall become a part of the New Base 
Premises so that the term of the Lease as to such 6th Floor ROFO Space shall expire concun-ently with the 
Lease expiration date for the initial New Base Premises. A 6th Floor ROFO Space shall not be deemed 
"available for lease" if the tenant under an expiring lease of such space renews or extends its lease, 
whether pursuant to a renewal option or a new arrangement with Landlord. Upon Landlord obtaining 
knowledge that a 6th Floor ROFO Space is or will be available for lease, Landlord shall send Tenant a 
written notice (a "First Offer Notice") which (i) identifies the 6th Floor ROFO Space and specifies the 
rentable square footage thereof, (ii) specifies the estimated availability date of the 6th Floor ROFO Space 
(the "ROFO Target Date"), and (iii) sets forth Landlord's good faith determination of the Fair Market 
Rent (as defined in Paragraph 8.c. below) for the 6th Floor ROFO Space and, if fair market terms include 
a tenant improvement allowance or other market concessions, Landlord's good faith determination of the 
amount of such allowance and other market concessions. Notwithstanding the foregoing, Landlord shall 
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not send a First Offer Notice to Tenant more than twelve (12) months prior to the estimated availability 
date of a 6th Floor ROFO Space. 

b. Exercise of Right of First Offer. If Tenant receives a First Offer Notice for a 
6th Floor ROFO Space and desires to lease the 6th Floor ROFO Space, Tenant shall, within ten {l 0) 
Business Days after the delivery of the First Offer Notice to Tenant, notify Landlord thereof in writing 
("Tenant's Exercise Notice"), which Tenant's Exercise Notice shall advise Landlord that Tenant either 
(i) elects to lease the 6th Floor ROFO Space on the terms set forth in the First Offer Notice or (ii) elects to 
lease the 6th Floor ROFO Space, but desires to have the Fair Market Rent, tenant improvement allowance 
and other market concessions determined by appraisal in accordance with the procedures set forth in 
Paragraph 9.c. below. Tenant must lease the entire 6th Floor ROFO Space covered by the First Offer 
Notice and may not exercise the Right of First Offer for only a portion thereof. If Tenant' s Exercise 
Notice does not specify whether Tenant has selected item (i) or (ii) from the first sentence of this 
Paragraph 8.b., Tenant shall be deemed to have selected item (i). If Tenant's Exercise Notice selected 
item (ii), then the parties shall comply with the procedures of Paragraph 9.c. below to determine the Fair 
Market Rent, tenant improvement allowance and other market concessions ( with the fifteen ( 15) day 
period referred to in the first sentence of Paragraph 9.c. being the fifteen (15) day period following the 
date of Tenant's Exercise Notice) and the results of the appraisal procedure shall be binding on the parties 
and Tenant may not revoke its exercise of the of the Right of First Offer for the subject 6th Floor ROFO 
Space. 

If a ROFO Space consists of more than 10,000 rentable square feet of space and 
the date of Tenant's delivery of a Tenant's Exercise Notice for the 6th Floor ROFO Space is during the 
final three (3) years of the Base Premises Extension Term, then, notwithstanding the window set forth in 
Paragraph 9.a. below for Tenant's delivery of the Renewal Exercise Notice to Landlord, Tenant's delivery 
of Tenant's Exercise Notice for the subject 6th Floor ROFO Space shall automatically exercise the 
Renewal Option under Paragraph 9.a. below. 

If Tenant does not deliver a Tenant's Exercise Notice within such ten (10) 
Business Day period, then Tenant's Right of First Offer under this Paragraph 8 shall forever terminate. 
However, if Tenant leases a 6th Floor ROFO Space pursuant to this Paragraph 8 and that 6th Floor ROFO 
Space covered less than the entire 6th floor of the Building, then Tenant's one-time Right of First Offer 
shall remain in effect as to the portions of the 6th floor of the Building that were not previously included in 
a First Offer Notice under this Paragraph 8. 

c. Terms and Conditions. If Tenant timely exercises its right to lease a 6th 
Floor ROFO Space, Landlord and Tenant shall promptly enter into an amendment of the Lease adding 
such 6th Floor ROFO Space to the New Base Premises on all the terms and conditions set forth in the 
Lease (as amended hereby) as to the initial New Base Premises, except that (i) the 6th Floor ROFO Space 
shall be delivered to Tenant in its then "as-is" condition, subject to Tenant receiving any tenant 
improvement allowance that was included in the First Offer Notice or established by the appraisal 
procedure provided for in Paragraph 8.6. above, (ii) the term of the lease to Tenant of such 6th Floor 
ROFO Space shall commence upon the date the 6th Floor ROFO Space is delivered to Tenant, which date 
shall not be sooner than the later of the ROFO Target Date or the date (30) days following Tenant's 
delivery of Tenant's Exercise Notice unless Tenant agrees in writing to such earlier commencement date 
(the "ROFO Commencement Date") and expire on the expiration date for the New Base Premises, (iii) 
the Monthly Rent payable by Tenant for the 6th Floor ROFO Space and the market concessions (if any) 
applicable to Tenant's lease of the 6th Floor ROFO Space shall be the Fair Market Rent and market 
concessions (if any) that were set forth in the First Offer Notice or established by appraisal as provided in 
Paragraph 8.b. above, as applicable, (iv) Tenant's Share shall be calculated by dividing the rentable 
square footage of the 6th Floor ROFO Space by the rentable square footage of the Building, (v) the Base 
Year for the 6th Floor ROFO Space shall be the calendar year in which the ROFO Commencement Date 
occurs, and (vi) the Base Tax Year shall be the fiscal tax year during which the ROFO Commencement 
Date occurs. For purposes of this Paragraph 8, "Fair Market Rent" shall have the meaning set forth in 
Paragraph 9.6. below with references therein to the "New Base Premises" being deemed to refer to the 6th 
Floor ROFO Space and disregarding any provisions which by their nature pertain only to the renewal 
term. 

ln the event of any delay in the delivery of a 6th Floor ROFO Space to Tenant, 
Tenant's lease of the 6th Floor ROFO Space shall not be void or voidable, nor shall Landlord be liable to 
Tenant as a result thereof, but Landlord shall use commercially reasonably efforts to deliver the 6th Floor 
ROFO Space to Tenant as soon as commercially reasonably possible. Notwithstanding the foregoing, if 
Landlord does not deliver the applicable 6th Floor ROFO Space to Tenant on or prior to the date that is 
six (6) months after the applicable ROFO Target Date (the "Outside ROFO Delivery Date") for any 
reason other than delays caused by Tenant or Force Majeure (provided, that for the purposes of this 
Paragraph 8.c., Force Majeure shall not include any holdover of the existing occupant(s) of the applicable 
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6th Floor ROFO Space), then Tenant shall be entitled to a per diem credit against Monthly Rent for the 
applicable 6th Floor ROFO Space, to be applied following Tenant's occupancy of such 6th Floor ROFO 
Space, in an amount equal to the Monthly Rent for the 6th Floor ROFO Space from the Outside ROFO 
Delivery Date through the date of delivery of such 6th Floor ROFO Space. In any event, Landlord agrees 
to use diligent efforts to cause any tenant of the 6th Floor ROFO Space to timely vacate such 6th Floor 
ROFO Space. Further, if Landlord has not, either on or before the Outside ROFO Delivery Date, 
delivered the 6th Floor ROFO Space to Tenant for any reason other than a delay caused by Tenant, then 
Tenant may, by written notice to Landlord at any time prior to the delivery of the 6th Floor ROFO Space 
to Tenant, terminate Tenant's lease of the subject 6th Floor ROFO Space. 

d. Minimum Monthly Rent; Delay in Determination of Monthly Rent. 
Notwithstanding anything in the foregoing to the contrary, at no time during the term of the Lease may 
the Monthly Rent for a 6th Floor ROFO Space be less than the amount produced by multiplying the 
rentable square footage of such 6th Floor ROFO Space by the aggregate of the monthly rental rate per 
rentable square foot payable by Tenant for the initial New Base Premises leased under the Lease under 
Paragraphs 5 and 7 of the Lease, as such monthly rental rate may adjust from time to time during the term 
of the Lease, as extended by this Twelfth Amendment. Further, if the Fair Market Rent and other market 
concessions are not established prior to the ROFO Commencement Date, then Tenant shall pay Monthly 
Rent and Additional Rent for the 6th Floor ROFO Space at the same rate per rentable square foot that 
Tenant then pays for the initial New Base Premises and, after the Fair Market Rent has been determined, 
Tenant shall pay any deficiency in the amount paid by Tenant during such period. 

e. Limitation on Tenant's Right of First Offer. Notwithstanding the foregoing, 
if, on the date of exercise of the Right of First Offer, or the date immediately preceding the ROFO 
Commencement Date (i) the original Tenant named herein (and/or an Affiliate or Affiliates thereof to 
which this Lease has been assigned or portions of the Premises have been sublet in accordance with 
Paragraph 13.h. above) is not in occupancy of at least seventy-five percent (75%) of the entire New Base 
Premises then leased hereunder, or such parties do not intend to occupy at least seventy-five percent 
(75%) of the entire New Base Premises then leased hereunder, together with the entire 6th Floor ROFO 
Space, or (ii) there exists an uncured Event of Default or there is a breach of this Lease by Tenant that 
subsequently matures into an Event of Default of Tenant due to Tenant's failure to cure the breach within 
the applicable notice and cure period, then, at Landlord's option, Tenant shall have no right to lease the 
6th Floor ROFO Space and the exercise of the Right of First Offer shall be null and void. 

9. Renewal Option for New Base Premises. Paragraph 60 of the Lease (entitled "Renewal 
Options") is hereby deleted from the Lease and Tenant's right to further extend the term of the Lease as to 
the New Base Premises shall be governed solely by this Paragraph 9. 

a. Option to Renew. Subject to the terms of this Paragraph 9, Tenant shall have 
the option (the "Renewal Option") to extend the tenn of the Lease as to the entire New Base Premises 
(and, as provided in Paragraph 8 above, the New Base Premises shall be deemed to include any 6th Floor 
ROFO Space that was added to the Lease pursuant to Paragraph 8 above) (but not a portion thereof) for one 
( l) additional period of five (5) years, commencing on May 1, 2028, and ending on April 30, 2033 (the 
"Renewal Term"). The Renewal Option must be exercised, if at all, by written notice given by Tenant to 
Landlord (the "Renewal Exercise Notice") not earlier than February 1, 2027, or later than May 1, 2027. 
At Landlord's option, Tenant shall have no right to renew the Lease as to the New Base Premises, and 
Tenant's exercise of the Renewal Option shall be void, if, as of the date the Renewal Term is to commence, 
the original Tenant named herein (and/or an Affiliate or Affiliates thereof to which the Lease has been 
assigned or portions of the New Base Premises have been sublet in accordance with Paragraph 13.h. of the 
Lease) is not in occupancy of at least seventy-five percent (75%) of the New Base Premises. 

Notwithstanding the foregoing, at Landlord's election, the Renewal Option shall 
be null and void and Tenant shall have no right to renew the Lease as to the New Base Premises if on the 
date Tenant exercises the Renewal Option or on the date immediately preceding the commencement date 
of the Renewal Term there exists an uncured Event of Default or a breach of the Lease that subsequently 
matures into an Event of Default due to Tenant's failure to cure the breach within the applicable notice 
and cure period. 

b. Terms and Conditions. If Tenant exercises the Renewal Option, then during 
the Renewal Term all of the terms and conditions set forth in the Lease as applicable to the New Base 
Premises during the immediately prior term shall apply during the Renewal Term, except that (i) Tenant 
shall have no further right to renew the Lease as to the New Base Premises beyond the Renewal Term, (ii) 
the Monthly Rent payable by Tenant for the New Base Premises shall be the then Fair Market Rent based 
on the terms of this Lease as renewed, with Tenant to receive the then market leasing concessions, (iii) 
Tenant shall take the New Base Premises in its then "as-is" condition, subject to Tenant receiving any 
tenant improvement allowance that is a part of then market concessions, (iv) the Base Year for the New 
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Base Premises shall be the calendar year 2028, (v) the Base Tax Year for the New Base Premises shall be 
the fiscal tax year ending June 30, 2029, and (vi) the amount of the Letter of Credit to be maintained by 
Tenant under Paragraph 6 of the Lease (as previously amended) during the Renewal Term shall be 
established concurrently with the determination of the Fair Market Rent and market leasing concessions, 
taking into account the Security Criteria, as defined in the third grammatical paragraph of Paragraph 6 of 
the Lease. Fair Market Rent shall include the periodic rental increases, if any, that would be included for 
space leased for the period of the Renewal Term. For purposes of this Paragraph 9, the term "Fair Market 
Rent" shall mean the rental rate for the relevant space in its "as-is" condition, determined by reference to 
comparable space under primary lease (and not sublease), taking into consideration the terms and 
conditions of this Lease, the Base Year and Base Tax Year for escalations, the improvement allowance (if 
any) provided for such space pursuant to the Lease, the quality and prestige of the Building and such 
amenities as existing improvements, view, floor on which the Premises are situated and the like, situated in 
comparable buildings in San Francisco, with comparable improvements, in good physical and economic 
condition, taking into consideration the then-prevailing ordinary rental market practices with respect to 
tenant concessions (if any) (e.g., not offering extraordinary rental, promotional deals and other concessions 
to tenants which deviate from what is the then-prevailing ordinary practice in an effort to alleviate cash 
flow problems, difficulties in meeting loan obligations or other financial distress, or in response to a greater 
than average vacancy rate). The intent of the parties is that Tenant will obtain the same rent and other 
economic benefits that landlords would otherwise give in comparable transactions and that Landlord will 
make and receive the same economic payments and concessions that landlords would otherwise make and 
receive in comparable transactions. The Fair Market Rent and the amount of the Letter of Credit shall be 
mutually agreed upon by Landlord and Tenant in writing within the thirty (30) calendar day period 
commencing six (6) months prior to commencement of the Renewal Term. If Landlord and Tenant are 
unable to agree upon the Fair Market Rent (and/or the amount of the Letter of Credit for the renewal term) 
within such thirty (30)-day period, then the Fair Market Rent (and/or amount of the Letter of Credit) shall 
be established by appraisal in accordance with the procedures set forth in Paragraph 9.c. below. 

c. Appraisal. Within fifteen (15) days after the expiration of the thirty (30)-day 
period for the mutual agreement of Landlord and Tenant as to the Fair Market Rent (and/or amount of the 
Letter of Credit), each party hereto, at its cost, shall engage a real estate broker to act on its behalf in 
determining the Fair Market Rent (and/or amount of the Letter of Credit, as applicable). (If an appraisal is 
being conducted under this Paragraph 9.c. as to the fair market Letter of Credit for the Renewal Term, the 
references hereinafter to "Fair Market Rent" shall also refer to the amount of the Letter of Credit.) The 
brokers each shall have at least ten (10) years' experience with leases in comparable buildings in San 
Francisco, with comparable improvements, and shall submit to Landlord and Tenant in advance for 
Landlord's and Tenant's reasonable approval the appraisal methods to be used. If a party does not appoint 
a broker within said fifteen (15)-day period but a broker is appointed by the other respective party, the 
single broker appointed shall be the sole broker and shall set the Fair Market Rent. If the two brokers are 
appointed by the parties as stated in this paragraph, such brokers shall meet promptly and attempt to set the 
Fair Market Rent. If such brokers are unable to agree within thirty (30) days after appointment of the 
second broker, the brokers shall elect a third broker meeting the qualifications stated in this paragraph 
within ten ( I 0) days after the last date the two brokers are given to set the Fair Market Rent. Each of the 
parties hereto shall bear one-half ( l /2) the cost of appointing the third broker and of the third broker's fee. 
The third broker shall be a person who has not previously acted in any capacity for either party. One a 
party has selected a broker and negotiations have commenced between the brokers, such broker may not be 
replaced with another broker. 

The third broker shall conduct his own investigation of the Fair Market Rent, and shall be 
instructed not to advise either party of his determination of the Fair Market Rent except as follows: When 
the third broker has made his determination, he shall so advise Landlord and Tenant and shall establish a 
date, at least five (5) days after the giving of notice by the third broker to Landlord and Tenant, on which 
he shall disclose his determination of the Fair Market Rent. Such meeting shall take place in the third 
broker's office unless otherwise agreed by the parties. After having initialed a paper on which his 
determination of Fair Market Rent is set forth, the third broker shall place his determination of the Fair 
Market Rent in a sealed envelope. Landlord's broker and Tenant's broker shall each set forth their 
determination of Fair Market Rent on a paper, initial the same and place them in sealed envelopes. Each 
of the three envelopes shall be marked with the name of the party whose determination is inside the 
envelope. 

In the presence of the third broker, the determination of the Fair Market Rent by 
Landlord's broker and Tenant's broker shall be opened and examined. If the higher of the two 
determinations is 105% or less of the amount set forth in the lower determination, the average of the two 
determinations shall be the Fair Market Rent, the envelope containing the determination of the Fair 
Market Rent by the third broker shall be destroyed and the third broker shall be instructed not to disclose 
his determination. If either party's envelope is blank, or does not set forth a determination of Fair Market 
Rent, the determination of the other party shall prevail and be treated as the Fair Market Rent. If the 
higher of the two determinations is more than l 05% of the amount of the lower determination, the 
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envelope containing the third broker's determination shall be opened. If the value determined by the third 
broker is within two percent (2%) of the average of the values proposed by Landlord's broker and 
Tenant's broker, the third broker's determination of Fair Market Rent shall be the Fair Market Rent. If 
such is not the case, Fair Market Rent shall be the rent proposed by either Landlord's broker or Tenant's 
broker which is closest to the determination of Fair Market Rent by the third broker. 

d. Minimum Rental. Notwithstanding anything in the foregoing to the contrary, 
in no event shall the Monthly Rent for the New Base Premises during the Renewal Term be less than the 
aggregate of the amounts of Monthly Rent and Additional Rent payable by Tenant (for all of the New 
Base Premises then leased by Tenant) under Paragraphs 2.b., 5 and 7 hereof for the New Base Premises 
for the calendar month immediately preceding the commencement of the Renewal Tenn. If the Fair 
Market Rent is not established prior to the commencement of the Renewal Term, then Tenant shall 
continue to pay as Monthly Rent and Additional Rent the sums in effect as of the last day of the prior 
term of the Lease and, as soon as the Fair Market Rent is determined, Tenant shall immediately pay to 
Landlord any deficiency in the amount paid by Tenant during such period. 

10. Assignment and Subletting. Paragraph 13.d. of the Lease is hereby deleted and the following 
language substituted therefor: 

"d. Procedures. If Tenant desires to assign this Lease or any interest therein or 
sublet all or part of the Premises, Tenant shall give Landlord written notice thereof and the terms 
proposed (the "Transfer Notice"), which Transfer Notice shall be accompanied by Tenant's 
proposed assignment or sublease agreement (in which the proposed assignee or subtenant shall be 
named, which shall be executed by Tenant and the proposed assignee or subtenant, and which 
agreement shall otherwise meet the requirements of Paragraph 13.e. below), together with a 
current financial statement of such proposed assignee or subtenant and any other information 
reasonably requested by Landlord. Landlord shall have the prior right and option (to be exercised 
by written notice to Tenant given within twenty (20) days after receipt of Tenant's notice and the 
required documentation and information) (i) in the event of an assignment of the Lease ( other than 
a transaction meeting the requirements of Paragraph 13 .h below), to terminate this Lease in its 
entirety, or (ii) in the event of a sublease (other than a transaction meeting the requirements of 
Paragraph 13.h below) that will result in more than one-half (1/2) of the Premises then covered by 
the Lease being covered by one or more subleases, or in the event of a sublease with a term 
(including all renewal terms under the proposed sublease) that covers seventy-five percent (75%) 
or more of the remainder of the then current Lease term that is applicable to the subject space, to 
terminate this Lease as to the portion of the Premises covered by the proposed sublease, or (iii) to 
approve or reasonably disapprove the proposed assignment or sublease. If Landlord fails to 
deliver to Tenant notice of Landlord's consent to a proposed Transfer within the required twenty 
(20) day period, Tenant may send a second (2nd) notice to Landlord, which notice must contain 
the following inscription, in bold faced lettering: "SECOND NOTICE DELIVERED 
PURSUANT TO PARAGRAPH 13.D. OF LEASE - - FAILURE TO TIMELY RESPOND 
WITIIlN FIVE (5) BUSINESS DAYS SHALL RESULT IN DEEMED APPROVAL OF 
ASSIGNMENT OR SUBLEASE." If Landlord fails to deliver notice of Landlord' s consent to, 
or the withholding of Landlord's consent to, the proposed assignment or sublease within such five 
(5) Business Day period, Landlord shall be deemed to have approved the assignment or sublease in 
question. If Landlord at any time timely delivers notice to Tenant of Landlord's withholding of 
consent to a proposed assignment or sublease, Landlord shall specify in reasonable detail in such 
notice, the basis for such withholding of consent. If Landlord fails to exercise any such option to 
sublet or to terminate, this shall not be construed as or constitute a waiver of any of the provisions 
of Paragraphs 13.a., b., c. or d. herein. If Landlord exercises its option under (ii) to terminate the 
Lease as to space proposed to be sublet, any costs of demising the portion of the Premises affected 
by such termination shall be borne one-half by Tenant and one-half by Landlord. In addition, 
Landlord shall have no liability for any real estate brokerage commission(s) or with respect to any 
of the costs and expenses that Tenant may have incurred in connection with its proposed 
assignment or subletting, and Tenant agrees to indemnify, defend and hold Landlord and all other 
lndemnitees harmless from and against any and all Claims (as defined in Paragraph 14.b. below), 
including, without limitation, claims for commissions, arising from such proposed assignment or 
subletting. Landlord's foregoing rights and options shall continue throughout the entire term of 
this Lease. 

Notwithstanding the foregoing, if Landlord exercises Landlord's recapture right as to all 
or a portion of the Premises pursuant to the above, then the actual termination date of the Lease (or 
the termination of the Lease as to the subject space being deleted from the Lease) shall not occur 
until Tenant has completed the required removal and restoration work in the subject space in 
accordance with the requirements of Paragraphs 9.b. and 20.a. of the Lease." 
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12. Parking. The provisions of Paragraph 53 of the Lease (including, without limitation, the 
formula set forth in the first sentence of Paragraph 53.a. of the Lease regarding the number of unassigned 
parking spaces allocated to Tenant in the Parking Facility) shall remain in effect throughout the Base 
Premises Extension Term. As of the commencement of the Base Premises Extension Term, the 
aforementioned formula will apply solely to the New Base Premises. Further, for avoidance of doubt, the 
parties acknowledge that, throughout the Base Premises Extension Term, Tenant will pay for Tenant's 
parking spaces under Paragraph 53 of the Lease at the rate or charge in effect from time to t ime for 
parking in the Parking Facility and Tenant is not afforded any parking abatement at the commencement of 
the Base Premises Extension Tenn. (Parking for the I 0th and 11 th Floor Premises and the 4th Floor 
Premises remains covered by Paragraph 6 of the Third Amendment, as amended by Paragraph 6 of the 
Seventh Amendment). 

13. Exterior Blade Sign. For purposes of clarification, in item (ii) of the first sentence of 
Paragraph 52.c.iii. of the Lease, immediately after the words "as of the end of the Fourth Lease Year (as 
defined in Paragraph 2.c. of the Lease" the following words are inserted: "or at any time thereafter". 
Landlord agrees that any determination of Tenant's non-compliance with the square footage threshold 
described in said Paragraph 52.c.iii. will not be made on the basis of any re-measurement of the Building 
or Premises carried out by Landlord. 

14. Confirmation Regarding 10th and 11 th Floor Premises and 4th Floor Premises. The expiration 
date of the Lease as to the 10th and 11th Floor Premises and the 4th Floor Premises is unmodified by this 
Twelfth Amendment and remains October 31, 2021, subject to Tenant's renewal options under Paragraph 
8 of the Third Amendment, as expanded to the 4th Floor Premises by Paragraph 7 of the Seventh 
Amendment. 

15. Brokers. Tenant represents and warrants that it has negotiated this Twelfth Amendment 
directly with Shorenstein Management, Inc., (representing Landlord) and Cresa (representing Tenant) 
("Brokers"), and has not authorized or employed, or acted by implication to authorize or to employ, any 
other real estate broker or salesmen to act for Tenant in connection with this Twelfth Amendment. 
Tenant shall indemnify, defend and hold Landlord harmless from and against any and all Claims by any 
real estate broker or salesmen other than the Broker for a commission, finder's fee or other compensation 
as a result of Tenant's entry into this Twelfth Amendment. Pursuant to separate written agreements, 
Landlord shall pay the commissions due to the Brokers on account of this Twelfth Amendment and 
Tenant shall have no responsibility therefor. 

16. Authority. If Tenant is a corporation, partnership, trust, assoc1at1011 or other entity, 
Tenant hereby covenants and warrants that (a) Tenant is duly incorporated or otherwise established or 
formed and validly existing under the laws of its state of incorporation, establishment or formation, 
(b) Tenant has and is duly qualified to do business in the state in California, (c) Tenant has full corporate, 
partnership, trust, association or other appropriate power and authority to enter into the Market Street 
Lease and this Twelfth Amendment and to perform all Tenant's obligations under the Market Street 
Lease, as amended by this Twelfth Amendment, and (d) each person (and all of the persons if more than 
one signs) that signs this Twelfth Amendment on behalf of Tenant was and is duly and validly authorized 
to do so. 

17. No Offer. Submission of this instrument for examination and signature by Tenant does 
not constitute an offer to lease or to amend the Lease, or a reservation of or option for lease or to amend 
the Market Street Lease, and this instrument is not effective as a lease amendment or otherwise until 
executed and delivered by both Landlord and Tenant. 

18. Lease in Full Force and Effect. Except as provided above, the Market Street Lease is 
unmodified hereby and remains in full force and effect. 

19. Counterparts. This Twelfth Amendment may be signed 111 counterparts which, taken 
together, shall constitute one agreement. 

(continued on next page) 
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IN WITNESS WHEREOF, the parties have executed this document as of the Twelfth 
Amendment Effective Date. 

Landlord: 

SRI NlNE MARKET SQUARE LLC, 
a Delawn imited liability company By i"1ul /2vft 
Name: _ -1Pi-ia111u~IH\NN-a-~ \;1Gtfira111ffl~ - -­

Title: 
Vice President 

------------

1355 Market/Twitter 12th Am v5 
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Tenant: 

TWITTER, INC., a Delaware corporation 

By1/4Lk 
Name: Anthony Noto 

Title: Chief Operating Officer 
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THIRTEENTH AMENDMENT TO LEASE 

THIS THIRTEENTH AMENDMENT TO LEASE (this "Thirteenth Amendment") is dated as 
of October 31, 2018, between SRI NINE MARKET SQUARE LLC, a Delaware limited liability 
company ("Landlord"), and TWITTER, INC., a Delaware corporation ("Tenant"). 

RECITALS 

A. Landlord and Tenant are parties to that certain office lease, dated as of April 20, 2011 
(the "Lease Agreement"), pursuant to which Tenant leases from Landlord certain premises in the 
building located at 1355 Market Street, San Francisco, California (the "Building"). The aforementioned 
Lease Agreement was subsequently amended by (i) a First Amendment to Lease, dated as of May 16, 
2011 (the "First Amendment"), pursuant to which the premises covered by the lease were modified to 
consist of all of the rentable area on the ih, 8th and 9th floors of the Building, (ii) a Second Amendment to 
Lease, dated as of September 30, 2011 (the "Second Amendment"), pursuant to which, among other 
things, Landlord agreed to perform certain additional Landlord's Work and the provisions of the lease 
regarding the manner of disbursement of Landlord's Allowance ,vere modified, (iii) a Third Amendment 
to Lease, dated as of June 1, 2012 (the "Third Amendment"), pursuant to which, among other things, all 
of the rentable area of the 10th and 11 th floors of the Building was added to the premises covered by the 
lease, (iv) a Fourth Amendment to Lease, dated as of September 24, 2013 (the "Fourth Amendment"), 
pursuant to which, among other things, all of the rentable area of the 6th floor of the ,Building was added 
to the premises covered by the lease and certain matters agreed upon by Landlord and Tenant with regard 
to the 10th and l l th floors were documented, (v) a Fifth Amendment to Lease, dated as of October 2, 2013 
(the "Fifth Amendment"), pursuant to which all of the rentable area of the 5th floor of the Building was 
added to the premises covered by the lease, ( vi) a Sixth Amendment to Lease, dated as of February 14, 
2014 (the "Sixth Amendment"), pursuant to which, among other things, approximately 5,062 rentable 
square feet of space on the 2nd floor of the Building was added to the lease, (vii) a Seventh Amendment to 
Lease, dated as of December 22, 2014 (the "Seventh Amendment"), pursuant to which approximately 
51,821 rentable square feet of space was added to the lease, (viii) an Eighth Amendment to Lease, dated 
as of March 23, 2015 (the "Eighth Amendment"), pursuant to which the 4th Floor Commencement Date 
(as defined in Paragraph I of the Seventh Amendment) was modified to be April 1, 2015, (ix) a Ninth 
Amendment to Lease, dated as of June 30, 2015 (the "Ninth Amendment"), pursuant to which the Live 
Feed Equipment Area (as defined in Paragraph 52.c.ii. of the Lease Agreement) was deleted from the 
lease, (x) a Tenth Amendment to Lease, dated as of March 28, 2016 (the "Tenth Amendment"), pursuant 
to which certain matters were agreed upon by Landlord and Tenant with regard to the Bridge, Conduit 
Equipment and Conduit Pathways (as defined in the Tenth Amendment), (xi) an Eleventh Amendment to 
Lease, dated as of November 29, 2016 (the "Eleventh Amendment"), pursuant to which, among other 
things, all of the rentable area of the sixth (6th

) floor of the Building and 189 rentable square feet on the 
fifth (5

111
) floor of the Building was deleted from the Lease, and (xi i) a Twelfth Amendment to Lease, 

dated as of January 5, 2018 (the "Twelfth Amendment"), pursuant to which, among other things, the 
Lease term was extended as to a portion of the Premises described therein as the New Base Premises. 
The aforementioned Lease Agreement, as amended by the aforementioned amendments, is referred to 
hereinafter collectively as the "Lease." Capitalized tenns not otherwise defined herein shall have the 
meaning given them in the Lease. 

B. The premises presently covered by the Lease (collectively, the "Existing Premises") 
consist of the following: 

Floor RSF 
2 5,062 

4 51,821 
5 78,603 
7 78,792 
8 78,792 

9 57,366 

10 44,954 

11 40.305 
435,695 

C. Landlord and Tenant presently desire to amend the Lease to provide for (i) the extension 
of the Lease term as to the fifth (5th

) floor of the Bui !ding (the "5th Floor Premises"), (ii) the termination 
of the Lease as to the portion of the Existing Premises located on the fourth (4u1

) floor of the Building 
consisting of 51,821 rentable square feet (the "Deleted Premises") and Tenant's surrender to Landlord of 
the Deleted Premises, and (iii) certain other Lease modifications, all as more particularly set forth herein. 

1090360.03/SF 
375182-00007 ll 0-30-18/arb/arh -1 -

-275-



NOW, THEREFORE, in consideration of the foregoing, the parties hereto agree as follows: 

1. Extension of Lease Tenn as to Fifth (5111
) F loor. Effective as of the date hereof, the Lease 

term (as set forth in Paragraph 2.b. of the Lease Agreement, as previously amended) is extended, as to the 
5th Floor Premises only, for an additional period of nine (9) years, commencing on May I, 2019, and 
ending on April 30, 2028 (the "5th Floor Extension Term", which is coterminous with the Base Premises 
Extension Term (as defined in the Twelfth Amendment)). Except to the extent otherwise expressly 
provided in this Thirteenth Amendment, all of the existing terms and conditions of the Lease that apply to 
the 5th Floor Premises shall apply to the 5th Floor Premises throughout the 5th Floor Extension Term. 

2. Condition of 5th Floor Premises; 5th Floor Allowance. 

a. Condition of 5th Floor Premises. Subject to Paragraph 10.b. of the Lease 
Agreement (regarding Landlord's ongoing repair obligations), Tenant shall accept the 5th Floor Premises 
in its "as-is" condition for the 51

h Floor Extension Term and Landlord shall have no obligation to make or 
pay for any improvements or renovations in or to the 5°1 Floor Premises as a result of the extension of the 
Lease tenn as to the 5th Floor Premises, except to the extent expressly provided in Paragraph 2.c. below 
with regard to the 5th Floor Allowance (as defined below). 

b. -Renovation Alterations. 

i. Renovation Alterations; Plans. Tenant has advised Landlord that Tenant 
desires to perform certain alterations (the "Renovation Alterations") to the 5th Floor Premises on a date 
selected by Tenant after the date hereof. Except to the extent otherwise expressly provided in this 
Paragraph 2.6., the construction of the Renovation Alterations shall be performed by Tenant in 
accordance with Paragraph 9 of the Lease Agreement ( entitled "Alterations") and all other applicable 
provisions of the Lease. The approval process for all plans relating to the Renovation Alterations shall be 
in accordance with Paragraph 9.a. of the Lease Agreement. The architect retained by Tenant to prepare 
the plans for the Renovation Alterations ("Tenant's Architect"), the engineers utilized by Tenant, and the 
general contractor selected by Tenant to construct the Renovation Alterations ("Tenant's Contractor"), 
shall be subject to Landlord's prior written approval, not to be unreasonably withheld. Tenant's 
Contractor shall be unionized. 

11. Construction Management Fee. Landlord shall receive a construction 
management fee equal to three percent (3%) of the total project costs of the construction of the 
Renovation Alterations, but not more than One Hundred Seventeen Thousand Nine Hundred Four and 
50/100 Dollars ($117,904.50) (the "Construction Management Fee"), as compensation to Landlord for 
Landlord's internal review of Tenant's plans and general oversight of the construction. Landlord's 
aforementioned review of Tenant's plans and oversight of construction shall be solely for the benefit of 
Landlord and in no event shall approval of the plans by Landlord be deemed to constitute a representation 
by Landlord that the work called for in the plans complies with applicable codes and other Legal 
Requirements or release Tenant from Tenant's obligation to supply plans which conform to applicable 
codes and other Legal Requirements and in no event shall Landlord's aforementioned oversight of 
construction release Tenant from its obligation to retain such project management or other services as 
shall be necessary to ensure that the Renovation Alterations are performed properly and in accordance 
with the requirements of the Lease. The Construction Management Fee shall be paid from the 5th Floor 
Allowance (as defined below). 

m. No Miscellaneous Charges. Notwithstanding anything to the contrary in 
Paragraph 9 of the Lease Agreement, neither Tenant nor Tenant's Contractor ( or any subcontractor) shall 
be charged for parking (to the extent parking is available) or for the use of electricity in the 5th Floor 
Premises (provided that the electricity usage is limited to typical construction use), water, HVAC, 
security elevators, and/or hoists during the construction of the Renovation Alterations. 

iv. Representatives. 

(A) Tenant's Representative. Tenant has designated Sameer 
Pangrekar (Sameer@twitter.com) and Tracy Hawkins (tracy@twitter.com) as its sole representatives with 
respect to the design and completion of the Renovation Alterations, who, until further written notice to 
Landlord, shall have full authority and responsibility to act on behalf of the Tenant for purposes of this 
Paragraph 2. 

(B) Landlord's Representative. Landlord has designated Perry 
Brandt (pbrandt@shorenstein.com) and Lindsay Goldstone (lgoldstone@shorenstein.com) as its sole 
representatives with respect to the design and completion of the Renovation Alterations, who, until further 
written notice to Tenant, shall each, individually, have full authority and responsibility to act on behalf of 
the Landlord for purposes of this Paragraph 2 as to the respective work. 
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C. 5th Floor Allowance. 

1. 5th Floor Allowance. Landlord shall contribute toward the cost of the 
design, construction and installation of the Renovation Alterations (including, without limitation, Tenant's 
Contractor's fee and the Construction Management Fee provided for in Paragraph 2.b.ii. above) an 
amount not to exceed Thirty-Five Dollars ($35.00) per rentable square foot of the 5th Floor Premises 
(which totals Two Million Seven Hundred Fifty-One Thousand One Hundred Five Dollars 
($2,751,105.00) based on 78,603 rentable square feet for the 5th Floor Premises) (the "5th Floor 
Allowance"); provided, however that not more than Four Dollars ($4.00) per rentable square foot of the 
5t1, Floor Premises (which totals Three Hundred Fourteen Thousand Four Hundred Twelve Dollars 
($314,412.00) based on 78,603 rentable square feet for the 5th Floor Premises) of the 5th Floor Allowance 
may be applied to Tenant's reasonable space planning, consulting (including project management), 
architectural and engineering costs for the design of the Renovation Alterations. No portion of the 5th 

Floor Allowance may be applied to the cost of equipment, t rade fixtures, moving expenses, furniture, 
cabling, signage or free rent. Further, Tenant may only apply the 5111 Floor Allowance to portions of the 
5th Floor Premises which are not then the subject of a sublease, or, if any such portion of the 5th Floor 
Premises is intended to be sublet, the 5th Floor Allowance may be applied to such portion of the 5th Floor 
Premises only if the Renovation Alterations in such space are consistent with the general design and 
fin ish of the Renovation Alterations in the remainder of the 5th Floor Premises. Further, Tenant shall not 
be entitled to receive (and Landlord shall have no obligation to disburse) all or any portion of the 5th Floor 
Allowance if Tenant is in default under the Lease at the time Tenant requests such disbursement; 
provided, however, that if Landlord did not make a disbursement because Tenant was then in default 
under the Lease, Landlord shall make the disbursement at such time as the default is cured, provided that 
all other conditions for the disbursement hereunder have been met. Notwithstanding anything to the 
contrary in this Paragraph 2.c.i., the 5th Floor Allowance shall be available for disbursement pursuant to 
the tenns hereof only for the twenty-four (24) month period commencing on May 1, 2019 (the 
"Allowance Availability Period"), provided that sth Floor Allowance may be applied to the cost of 
Renovation Alterations work performed prior to the commencement of the Allowance Availability 
Period. Accordingly, if any portion of the 5th Floor Allowance has not been utilized (and Tenant has not 
submitted to Landlord invoices evidencing such costs) prior to the last day of the Allowance Availability 
Period, such unused portion shall be forfeited by Tenant. The Allowance Availability Period shall be 
extended for any period that Tenant's construction of the Renovation Alterations is delayed due to Force 
Majeure (which shall include the atypical inability to obtain, or atypical delays in the issuance of, permits 
for the Renovation Alterations, notwithstanding Tenant's diligent and timely efforts to obtain such 
permits) or, as provided in Paragraph 2.d. below, Landlord Delay. 

ii. Disbursement of 5th Floor Allowance. Landlord shall disburse 5th Floor 
Allowance directly to Tenant following the completion of the Renovation Alterations in accordance with 
the final plans approved by Landlord and Tenant (including all "punch list" items), which disbursement 
shall be made by Landlord to Tenant in one (1) lump sum within thirty (30) days after Landlord's receipt 
of (A) invoices of Tenant's Contractor to be furnished to Landlord by Tenant covering all work actually 
performed and construction and materials in place (as may be applicable) describing in reasonable detail 
such work, construction and/or materials, (B) a certificate from Tenant's Architect certifying that the 
Renovation Alterations have been completed in accordance with the approved plans and all punch-list 
work perfonned in accordance therewith, and (C) unconditional lien waivers executed by Tenant's 
Contractor and the persons and entities that performed work or supplied materials (all such waivers to be 
in the fonns prescribed by the applicable provisions of the California Civil Code). Notwithstanding the 
foregoing, if Landlord determines that any portion or portions of the requested disbursement amount 
should not be disbursed because all of the above-referenced requirements for disbursement ( or any other 
disbursement requirements expressly provided for in Paragraph 2.c.i. above) have not been met with 
regard to such portions, then Landlord shall disburse the portions of the requested disbursement for which 
all of the requirements have been met and notify Tenant in writing of the additional requirements that 
need to be met in order for the remainder of the requested disbursement to be disbursed. Upon Tenant's 
satisfaction of such remaining requirements, Landlord shall disburse the subject withheld amounts. 

If Landlord does not make the disbursement for a portion or portions of the 
requested disbursement (as provided in the penultimate sentence of the immediately preceding 
grammatical paragraph) and Tenant determines that Tenant has complied with all of the applicable 
requirements for the withheld portion or portions of the disbursement to be disbursed, then Tenant may 
send Landlord a written notice stating why Tenant has determined that the disbursement was required (the 
"Disbursement Failure Notice") and, if the parties are unable, within thirty (30) days following 
Landlord's receipt of the Disbursement Failure Notice, to resolve the disagreement with regard to the 
subject withheld portion of the requested disbursement, then either party may submit the issue to the 
dispute resolution procedure provided for in Paragraph 2.c.iii. below and the results of such procedure 
shall be binding. If it is mutually agreed by Landlord and Tenant in writing (or confirmed in writing 
through the dispute resolution procedure in Paragraph 2.c.iii. below) that Tenant has met all of the 
requirements for the disbursement of the withheld portion of 5th Floor Allowance that is the subject of the 
dispute and Landlord does not, within thirty (30) days following such written agreement or confirmation, 
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disburse the subject amom1t to Tenant, then Tenant may deduct the subject amount (together with interest 
at the Interest Rate) from Tenant's rental payments next due until such sums have been fully offset. 

Tenant shall pay for all costs of the construction of the Renovation Alterations in 
excess of 5th Floor Allowance. 

111. Resolution of Construction Related Disputes. In the event of a 
disagreement between Landlord and Tenant regarding the Renovation Alterations or the disbursement of 
5th Floor Allowance, then if such disagreement is not resolved within thirty (30) days, either party may 
require that such disagreement be submitted by the parties to a dispute resolution procedure mutually and 
reasonably agreed to by the parties, which may be JAMS or another reputable dispute resolution group or 
may be a mutually agreed upon expert acting independently, provided that any expert retained in 
connection with the resolution of a dispute regarding the construction of the Renovation Alterations, shall 
be an independent architect with not less than fifteen (15) years' experience as an architect for projects 
such as, or similar to, the Renovation Alterations. The parties shall agree upon the dispute resolution 
procedure and expert(s) within thirty (30) days following the date that the parties have agreed to resolve 
such disagreement pursuant to this Paragraph 2.c.iii. The decision reached through the dispute resolution 
procedure shall be binding on the parties. Each party shall bear one-half (1/2) of the cost of the dispute 
resolution procedure. 

d. Landlord Delay. Landlord's (a) failure to comply with any time requirements 
expressly set forth in Paragraph 9.a. of the Lease Agreement regarding Landlord's review and approval of 
submitted plans for the Renovation Alterations or revisions thereto, or (b) Landlord's unreasonable 
interference with the completion of the Renovation Alterations, including any failure or refusal of 
Landlord or Landlord's agents or contractors to pennit Tenant, its agents or contractors, access to and use 
of the Building or any Building facilities or services (including hoists, elevators, and loading docks) 
which access or use is reasonably required for the orderly and continuous performance of the work 
necessary to complete the Renovation Alterations, are referred to collectively herein as "Landlord 
Delay" (provided that no Landlord Delay as described in clause (b) above will be deemed to have 
occurred unless and until Tenant has notified Landlord of the event which Tenant claims constitutes a 
Landlord Delay and Landlord has failed to cure such event within five (5) Business Days thereafter). 
Tenant will use commercially reasonable efforts to mitigate its damages and/or construction delays in the 
event of an alleged Landlord Delay. 

3. Monthly Rent for 5th F loor Premises. During the 5th Floor Extension Term, Tenant shall 
pay Monthly Rent under Paragraph 5.a. of the Lease Agreement, as amended, for the 5th Floor Premises in 
the following amounts: 

Am2l icable Period Monthly Rent Annual Rate 12er RSF 

05/01/19 - 04/30/20* $494,543.88* $75.50* 

05/01/20 - 04/30/21 $509,380.19 $77.77 

05/01/21 - 04/30/22 $524,661.60 $80.10 

05/01/22 - 04/30/23 $540,401.44 $82.50 

05/01/23 - 04/30/24 $556,613.49 $84.98 

05/01/24 - 04/30/25 $573,311.89 $87.53 

05/01/25 - 04/30/26 $590,511.25 $90.15 

05/01/26- 04/30/27 $608,226.59 $92.86 

05/0 l /27 - 04/30/28 $626,473.38 $95.64 

*Provided that Tenant is not then in default of the Lease, as amended hereby, then for the 
period commencing on May 1, 2019 and ending on August 31, 2019 (the "Rent Abatement Period"), 
Tenant shall not be obligated to pay Monthly Rent with respect to the 5th Floor Premises (the "Rent 
Abatement"). Notwithstanding the foregoing, the total amount of Monthly Rent abated during the Rent 
Abatement Period shall not exceed $1,978,175.52. Tenant acknowledges and agrees that the foregoing 
Rent Abatement has been granted to Tenant as additional consideration for entering into this Thirteenth 
Amendment and for agreeing to pay the rent and performing the terms and conditions otherwise required 
under the Lease, as amended hereby. If Tenant shall be in default under the Lease, as amended hereby, 
which default results in Tenant's loss of the right to possess the Premises, included in Landlord's claim for 
damages shall be the unamortized portion of such Rent Abatement. 

4. Additional Rent for 5•h Floor Premises. During the 5th Floor Extension Tenn, 
Paragraph 7 of the Lease Agreement, as amended, shall continue to apply to the 5th Floor Premises; 
provided, however, that effective as of May 1, 2019 (i) the Base Year (as defined in Paragraph 2.e. of the 
Lease Agreement) shall be the 2019 calendar year with respect to the 5•h Floor Premises, and (ii) the Base 
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Tax Year (as defined in Paragraph 2.e. of the Lease Agreement) shall be the fiscal year ending June 30, 
2020 with respect to the 5th Floor Premises. 

5. Partial Deletion of Existing Premises. 

a. Partial Deletion. The currently scheduled date of expiration of the Lease with 
respect to the Deleted Premises is October 31, 2021. Subject to Paragraph 14 below, the Lease shall 
terminate with respect to the Deleted Premises effective 11 :59 p.m. on January 31, 2020 (the "Partial 
Deletion Date"). The parties stipulate that after the deletion of the Deleted Premises from the Lease as 
provided hereunder, the remaining portion of all of the Existing Premises demised under the Lease 
(collectively, the "Remaining Premises") shall be deemed to contain a total of 383,874 rentable square 
feet of space as follows: 

Scheduled 
Floor RSF Exgiration Date 

2 5,062 April 30, 2019 

5 78,603 April 30, 2028 

7 78,792 April 30, 2028 

8 78,792 April 30,2028 

9 57,366 April 30, 2028 

10 44,954 October 31, 2021 

1 1 40,305 October 31, 2021 

383,874 

b. Surrender Obligations. Landlord and Tenant acknowledge and agree that Tenant 
is currently subleasing the Deleted Premises to a third party (the "Existing Subtenant"), whereby Tenant 
has subleased the Deleted Premises to the Existing Subtenant for a term that is scheduled to expire on the 
Partial Deletion Date. Concurrently with the execution of this Thiiteenth Amendment, it is contemplated 
that Landlord and the Existing Subtenant will enter into a lease agreement pursuant to which Landlord 
will lease the Deleted Premises directly to the Existing Subtenant for a term commencing on the date 
immediately after the Partial Deletion Date. Accordingly, on the Partial Deletion Date, Tenant shall have 
no restoration or repair obligations with respect to the Deleted Premises and shall surrender possession of 
the Deleted Premises to Landlord in its then current condition. 

c. Release. Effective as of the Partial Deletion Date, Tenant shall be released from 
its obligations thereafter arising under the Lease with respect to the Deleted Premises. Notwithstanding 
the foregoing, however, Tenant shall remain liable for its obligations with regard to the Deleted Premises 
that arise prior to the Partial Deletion Date, and Landlord's and Tenant's respective indemnification 
obligations under the Lease with respect to events or circumstances occurring in the Deleted Premises 
shall survive the deletion of the Deleted Premises from the Lease with regard to any events which occur 
prior to the Partial Deletion Date. 

d. Monthly Rent. During the period from the date of this Thirteenth Amendment 
through the Partial Deletion Date, Tenant shall continue to pay Monthly Rent for the Existing Premises in 
the amount set forth in the Lease. Effective as of the date immediately after the Partial Deletion Date, to 
reflect the deletion of the Deleted Premises from the Lease, Tenant shall pay Monthly Rent for the 
Remaining Premises in the amounts set forth in the Lease, as amended hereby. 

e. Additional Rent. During the period from the date of this Thirteenth Amendment 
through the Partial Deletion Date, Tenant shall continue to pay Tenant's Share of increases in Operating 
Expenses and Tax Expenses for the Existing Premises in the amount set forth in the Lease. Effective as 
of the date immediately after the Partial Deletion Date, to reflect the deletion of the Deleted Premises 
from the Lease, the provisions of Paragraph 7 of the Lease Agreement, as amended, shall continue to 
apply in full to the Remaining Premises and for such purposes Tenant's Share shall be: 

1. New Base Premises (i.e., floors 7 through 9): 29.27% (2 I 4,950/734,467); 

11. 5th Floor Premises: 10.70% (i.e., 78,603/734,467); and 

111. 1 oth and 11 th Floor Premises: 11.61 % (i.e., 85,259/734,467). 

6. Landlord's Allowance. The Allowance Availability Period with respect to Landlord's 
Allowance (as such terms are defined in Paragraph 2.c.i of the Twelfth Amendment) is hereby extended 
for an additional period oftwelve (12) months and shall now expire on April 30, 2021. 
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7. Right of First Offer. The one-time Right of First Offer with respect to the sixth (6th
) floor 

of the Building shall continue to apply on the terms and conditions set forth in Paragraph 8 of the Twelfth 
Amendment. 

8. Renewal Option. The Renewal Option set forth in Paragraph 9 of the Twelfth 
Amendment shall apply to the 5th Floor Premises on the same terms and conditions set forth therein, and 
for such purposes, the 5th Floor Premises shall be included in the "New Base Premises", as defined in the 
Twelfth Amendment. 

9. Landlord's Early Termination Option. Effective as of the date hereof, the early 
termination option set forth in Paragraph 7 of the Twelfth Amendment shall not apply to the 5th Floor 
Premises and the Early Termination Premises (as defined in the Twelfth Amendment) will consist only of 
the 2nd Floor Premises. 

10. SFPD Officer. Subject to the terms of this Paragraph 10, Landlord agrees that Tenant, at 
the sole cost and expense of Tenant, may contract directly to have one (I) unifonned 1 OB police officer 
from the San Francisco Police Department (the "SFPD Officer") stationed inside the lobby area of the 
Building from 8:00 a.m. to 5:00 p.m. on the street level of the Building between the "six pack" employee­
only elevator lobby and the historic lobby; the SFPD Officer may from time to time move between the 
Building Lobby and the lobby of the building located at One Tenth Street (also known as 875 Stevenson 
Street). Tenant shall reimburse Landlord for any costs incurred by Landlord in connection with the SFPD 
Officer (including, without limitation, any increase in Landlord's insurance covering the Building) within 
thirty (30) days after Tenant's receipt of Landlord's invoice therefor, together with supporting 
documentation. Tn addition, Tenant hereby assumes all risk of damage to property and injury to persons 
in, on or about the Premises from the SFPD Officer and agrees that the Indemnitees shall not be liable for, 
and are hereby released from any responsibility for, any damage or injury either to person or property 
sustained by Tenant in connection with the SFPD Officer, and Tenant shall be solely responsible, at its 
sole cost and expense, for the acts of the SFPD Officer and shall indemnify, defend, protect, and hold 
harmless the Indemnitees from any Claims arising from the use of the SFPD Officer, including, without 
limitation, the acts or omissions (including the negligence or willful misconduct) of the SFPD Officer at 
the Project. Landlord may terminate the right to have the SFPD Officer at the Building by providing 
written notice thereof to Tenant if Landlord's insurance carrier cancels (or threatens in writing to cancel) 
Landlord's insurance coverage as a result of the presence of the SFPD Officer (provided, however, that in 
the event of a threatened cancellation, Landlord agrees to reasonably cooperate with Tenant, at Tenant's 
request, to detennine whether there are conditions acceptable to Landlord's insurer and Tenant which 
would allow Tenant to maintain the SFPD officer in place as described in this Paragraph 10). The rights 
under this Paragraph l O shall be personal to the original Tenant named in this Amendment (and/or an 
Affiliate or Affiliates thereof to whom the Lease has been assigned or portions of the Premises have been 
sublet in accordance with Paragraph 13.h. of the Lease Agreement). 

11. Restoration Work to 2nd Floor Premises. Pursuant to the terms of Paragraph 1.b. of the 
Twelfth Amendment and that certain letter agreement dated as of May 7, 2018 between Landlord and 
Tenant (the "Restoration Work Letter Agreement"), Tenant was required to perform certain 
Restoration Work (as defined in the Twelfth Amendment) to the 2nd Floor Premises an.d the 5th Floor 
Premises. The parties now de~re that Landlord will perform the Restoration Work to the 2nd Floor 
Premises, subject to reimbursement by Tenant. Accordingly, the Restoration Work Letter Agreement is 
hereby amended to provide that Landlord shall perform the Restoration Work to the 2nd Floor Premises 
and Tenant shall reimburse Landlord for the cost thereof within ten (l 0) business days after written 
demand from Landlord, together with reasonable suppo.rting documentation. The complete scope of the 
Restoration Work for the 2nd Floor Premises is described in Schedule 1 of the Restoration Work Letter 
Agreement. Landlord and Tenant agree to cooperate with each other in order to enable the Restoration 
Work relating to the 2nd Floor Premises to be perfonned in a timely manner and with as little 
inconvenience to the operation of Tenant's business in the Premises as is reasonably possible; provided, 
however, not,vithstanding anything to the contrary contained herein or in the Lease, any delay in the 
completion of the Restoration Work relating to the 2nd Floor Premises or inconvenience suffered by 
Tenant in the Premises during the performance of such Restoration Work shall not subject Landlord to 
any liability for any loss or damage resulting therefrom or entitle Tenant to any credit, abatement of 
adjustment of Monthly Rent, Additional Rent or other sums payable under the Lease, as amended hereby. 

12. Turnstile Renovations. Tenant, at Tenant's sole cost and expense, shall have the right to 
modify the turnstiles in the elevator bank providing access to the Premises so that the same are consistent 
\Vith the turnstiles in the building located at 875 Stevenson Street (also known as I Tenth Street), so long 
as (i) Tenant provides Landlord with the plans and specifications for such alterations for Landlord's 
review and approval, such approval not to be unreasonably withheld, conditioned or delayed, and (ii) the 
modified turnstiles are compatible with the base Building systems serving the Building generally. 
Tenant's work to modify the turnstiles shall be performed in a good and workmanlike manner and in 
compliance with all applicable Legal Requirements. 
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13. Brokers. Tenant represents and warrants that it has negotiated this Thi1teenth 
Amendment directly with Shorenstein Management, Inc., on behalf of Landlord, and CRESA San 
Francisco, on behalf of Tenant (collectively, the "Brokers"), and Tenant has not authorized or employed, 
or acted by implication to authorize or to employ, any other real estate broker or salesman to act for 
Tenant in connection with this Thirteenth Amendment. Tenant shall indemnify, defend and hold 
Landlord harmless from and against any and all claims by any real estate broker or salesman other than 
the Brokers for a commission, finder's fee or other compensation as a result of Tenant's entering into this 
Thirteenth Amendment. Pursuant to a separate written agreement between Landlord and the Brokers, 
Landlord shall pay the commissions due to the Brokers on account of this Thirteenth Amendment and 
Tenant shall have no responsibility therefor. 

14. CAS(p) Disclosure. For purposes of Section 1938(a) of the California Civil Code, 
Landlord hereby discloses to Tenant, and Tenant hereby acknowledges, that the Existing Premises and the 
Common Areas expected to be in Tenant's path of travel during the Lease term have not undergone 
inspection by a Certified Access Specialist (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 the lessee or tenant, if requested by the lessee or tenant. The parties shall mutually agree on 
the airnngements for the time and manner of the CA Sp inspection, the payment of the fee for the CA Sp 
inspection, and the cost of making any repairs necessary to correct violations of construction-related 
accessibility standards within the premises." In furtherance of the foregoing, Landlord and Tenant hereby 
agree as follows: (a) any CASp inspection requested by Tenant shall be conducted, at Tenant's sole cost 
and expense, by a CASp approved by Landlord; and (b) if and to the extent required by Paragraph 8.b. of 
the Lease Agreement, Tenant, at its cost, will be responsible for making repairs within the Premises to 
correct violations of construction-related accessibility standards; and, if and to the extent required by 
Paragraph 8.b of the Lease Agreement, if anything done by or for Tenant in its use or occupancy of the 
Premises shall require repairs to the Building, the Project or the Real Property (outside the Premises) to 
correct violations of construction-related accessibility standards, then Tenant shall, at Landlord's option, 
either perform such repairs at Tenant's sole cost and expense or reimburse Landlord upon demand, as 
rent, for the cost to Landlord of performing such repairs. 

15. Lease in Full Force and Effect. Except as provided above, the Lease is unmodified 
hereby and remains in full force and effect. 

16. Counterparts. This Thirteenth Amendment may be executed in any number of 
counterparts, each of which shall be deemed to be an original, and all of which counterparts, when taken 
together, shall be deemed to constitute one and the same instrument. 

[Signatures appear on the following page] 
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IN WITNESS WHEREOF, the parties have executed this Thirteenth Amendment as of the date 
and year first above written. 

LANDLORD: 

SRI NINE MARKET SQUARE LLC, 
a Delaware limited liability company 
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TENANT: 

TWITTER, INC., 
a Delaware corporation 
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FOURTEENTH AMENDMENT TO LEASE 

THIS FOURTEENTH AMENDMENT TO LEASE (this "Fourteenth Amendment") is dated as 
of April W,2019, be1ween SRI N1NE MARKET SQUARE LLC, a Delaware limited liability company 
(''Landlord"), and TWITTER, INC., a Delaware corporation {"Tenant"). 

RECITALS 

A. Landlord and Tenant are parties to that certain office lease, dated as of April 20, 2011 
(the "Lease Agreement"), pursuant to which Tenant leases from Landlord certain premises in the 
building located at 1355 Market Street, San Francisco, California (the "Building"). The aforementioned 
Lease Agreement was subsequently amended by (i) a First Amendment to Lease, dated as of May 16, 
2011 (the "First Amendmeut"), pt1rsuant to which the premises covered by the lease were modified to 
consist of all of the rentablc area on the 7•h, 81

h and 9lh floors ofthe Building, (ii) a Second Amendment to 
Lease, dated as of September 30, 2011 (the "Second Amendment"), pursuant to which, among other 
things, Landlord agreed to perform certain additional Landlord's Work and the provisions of the lease 
regarding the manner of disbursement of Landlord's Allowance were modified, (iii) a Third Amendment 
to Lease, dated as of June 1, 2012 (the "Third Amendment"), pursuant to which, among other things, all 
of the rentable area of the I 0th and 11 lh floors of the Building was added to the premises covered by the 
lease, (iv) a Fourth Amendment to Le11-se, dated as of September 24, 2013 (the "Fourth Amendment"), 
pursuant to which, among other things, all of the rentable area of the 6th floor of the Building was added 
to the premises covered by the lease and certain matters agreed upon by-Landlord and Tenant with regard 
to the lO'h and 11,i, floors were documented, (v) a Fifth Amendment to Lease, daied as of October 2, 2013 
(the "Fifth Amendment"), pursuant to which all of the rentable area of the 5th floor of the Building was 
added to the premises covered by the lease, (vi) a Sixth Amendment to Lease, dated as of February 14, 
2014 (the "Sixth Amendment"), pursuant to which, among other things, approximately 5,062 rentable 
square feet of space on the 2nd floor of the Building was added to the lease, (vii) a Seventh Amendment to 
Lease, dated as of December 22, 2014 (the "Seventh Amendment"), pursuant to which approximately 
51,821 rentable square feet of space was added to the lease, (viii) an Eighth Amendment to Lease, dated 
as of March 23, 2015 (the "Eighth Amendment"), pursuant to which the 4th Floor Commencement Date 
(as defined in Paragraph 1 of the Seventh Amendment) was modified to be April 1, 2015; (ix) a Ninth 
Amendment to Lease, dated as of June 30, 201 S (the "Ninth Amendment"), pursuant to which the Live 
Feed Equipment Area (as defined in Paragraph 52,c.ii. of the Lease Agreement) was deleted from the 
lease, (x) a Tenth Amendment to Lease, dated as of March 28, 2016 (the "Tenth Amendment"), pursuant 
to which certain matters were agreed upon by Landlord and Tenant with regard to the Bridge, Conduit 
Equipment and Conduit Pathways (as defined in the Tenth Amendment), (xi) an Eleventh Amendment to 
Lease, dated as of November 29, 2016 (the "Eleventh Amendment"), pursuant to which, amon\ other 
things, all of the rentable area of the 6th floor of the Building and I 89 rentable square feet on the 51 floor 
of the Building was deleted from the Lease, (xii) a Twelfth Amendment to Lease, dated as of January 5, 
2018 (the "Twelfth Amendment"), pursuant to which, among other things, the Lease term was extended 
as to a portion of the Premises described therein 8ll the New Ba~e Premises, and (xiii) a Thirteenth 
Amendment to Lease, dated as of October 31, 2018 (the "Thirteenth Amendment"), pursuant to which, 
among other things, the Lease tenn was extended as to a portion of the Premises described therein as the 
s'~ Floor Premises. The aforementioned Lease Agreement, as amended by the aforementioned 
amendments, is referred to hereinafter collectively as the "Lease." Capitalized terms not otherwise 
defined herein shall have the meaning given them in the Lease. 

B. The premises presently covered by the Lease (collectively, the "Existing Premises") 
consist of the following: 

flrulL RSF 
2 5,062 
4 51,821 

5 78,603 
7 78,792 

8 78,792 

9 57,366 
10 44,954 

11 40,305 
435,695 

C. Landlord and Tenant presently desine 10 amend the Lease to provide for (i) the extension 
of lhe Lease term as to the portion of the Premises located on the second (2"d) floor of the Building (the 
••z•d Floor Premises"), and (ii) certain other Lease modifications, all as more particularly set forth herein. 
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NOW, THEREFORE, in consideration of the foregoing, the parties hereto agree as follows: 

I. Ext.ension of Lease Term as 10 the Second C~nd
) Floor. Effective as of the date hereof, the 

Lease tenn (as sel forth in Paragraph 2.b. of the Lease Agreement, as previously &!f!ended} is exiended, as 
to the 2nd Floor Premises only, for an additional period of nine (9) years, commencing on May I, 2019, 
and ending on April 30, 2028 (the "2nd Floor Extension Ter m", \Yhich is coterminous with the Base 
Premises Extension Term (as defined in the Twelfth Amendment)). Except to the extent otherwise 
_expressly provided in this Fourteenth Amendment, all of the existing tenns and conditions of the Lease 
that apply to the 2"" Floor Premises shall apply to the 2nd Floor Premises throughout the 2nd Floor 
Extension Term. 

2. Condition of2nd Floor Premises: 2nd Floor Allowance; 

a. Condition of 2nd Floor Premises. Subject to Paragraph 10.b. of the Lease 
Agreemem (regarding Landlord's ongoing repair obligations), Tenant shall accept the 2nd Floor Premises 
in its "as-is" condition for the 2nd Flo.or Extension Term and Landlord shall have no obligation to make or 
pay for any improvements or renovations in or 10 the 2nd Floor Premises as a result of the extension of the 
Lease ienn as 10 the 2nd Floor Premises, except 10 the extent expressly provided in Paragraph 2.c. below 
with regard to the 2nd Floor Allowance (as defined below). 

b. Renovation Alterations. 

i. Renovation Alterations; Plans. Tenant has advised Landlord that Tenant 
desires to perform certain alterations (the "Renovation Alterations") to the 2nd Floor Premises. Except to 
the extent otherwise expressly provided in this Paragraph 2.b., the construction of the Renovation 
Alterations shall be performed by Tenant in accordance with Paragraph 9 of the Lease Agreement 
(entitled "Alterations") and all other applicable provisions of the Lease. The approval process for all 
plans relating to the Renovation Alterations shall be in accordance with Paragraph 9.a. of the Lease 
Agreement. The architect retained by Tenant to prepare the plans for the Renovation Alterations 
("Tenaot's Architect"), the engineers utilized by Tenant, and the general contractor selected by Tenant to 
construct the Renovation Alterations ("Tenant's Contractor"), shall be subject to Landlord's prior 
written approval, not to be unreasonably withheld. Tenant's Contractor shall be unionized. The 
Renovation Alterations shall be completed by Tenant no later than the expiration of the Allowance 
Availability Period (as defined in Paragraph 2.c.i, below). 

ii. Constrncrion Management Fee. Landlord shall receive a construction 
management fee equal to three percent (3%) of the total project costs of the construction of the 
Renovation Alterations, but not more than Seven Thousand Five Hundred Ninety-Three and No/100 
Dollars ($7,593.00) (the "Construction Management Fee"), as compensation to Landlord for Landlord's 
internal review of Tenant's plans and general oversight of the construction. Landlord's aforementioned 
review of Tenant's plans and oversight of construction shall be solely for the benefit of Landlord and in 
no event shall approval of the plans by Landlord be deemed to constitute a representation by Landlord 
that the work called for in the plans complies with applicable codes and other Legal Requirements or 
release Tenant from Tenant's obligation to supply plans which confonn to applicable codes and other 
Legal Requirements and in no event shall Landlord's aforementioned oversight of construction release 
Tenant from its obligation to retain such project management or other services as shall be necessary to 
ensure that the Ren~vation Alterations are performed pro1,erly and in accordance with the requirements of 
the Lease. The Construction Managcmelll ·Fee shall be paid from the 2nd Floor Allowance (as de'nned 
below). 

Ill. No Miscellaneous Charges. Notwithstanding anything to the contrary in 
Paragraph 9 of the Lease Agreement, neither Tenant nor Tenant's Contractor (or any subcontractor) shall 
be charged for parking (to the extent parking is available) or for the use of electricity in the 2nd Floor 
Premises (provided that the electricity usage is limited to typical construction use), water, HVAC, 
security elevators, and/or hoists during the construction of the Renovation Alterations. 

iv. Representatives. 

(A) Tenant's Representative. Tenant has designated Sameer 
Pangrekar (Sameer@twitter.com) and Tracy Hawkins (tracy@twitter.com) as its sole representatives with 
respect to the design and completion of the Renovation Alterations, who, until further written notice to 
Landlord, shall have full authority and responsibility to act on behalf of the Tenant for purposes of this 
Paragraph 2. 

(B) Lsndlord's Representative. Landlord has designated Perry 
Brandt (pbrandt@shorenstein.com) and Lindsay Goldstone (lgoldstone@shorenstein.com) as its sole 
representatives with respect to the design and completion of the Renovation Alterations, who, until further 
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written notice to Tenant, shall each, individually, have full authority and responsibility to act on behalf of 
the Landlord for purposes of this Paragraph 2 as to the respective work. 

c. 2"d Floor Allowance. 

i. ;?"d Floor Al\owanci:_. Landlord shall contribute toward the cost of the 
design, construction and installation of the Renovation Alterations (including, without limitation, Tenant's 
Contractor's fee and the Construction Management Fee provlded for in Paragraph 2.b.ii. above) an 
amount not to exceed Thirty-Five Dollars ($35,00) per rentable square foot of the 2nd Floor 'Premises 
(which totals One Hundred Seventy-Seven Thousand One Hundred Seventy Dollars ($177,170.00) based 
on 5,062 rentable square feet for the 200 Floor Premises) (the "2"d Floor Allowaoce"); provided, however 
that not more than Four Dollars ($4.00) per rentablc square foot of the 2nd Floor Premises (which totals 
Twenty Thousand Two Hundred Forty-Eigh1 Dollars ($20,248.00) based on 5,062 rcntable square feet for 
the 21><1 Floor Premises) of the 2nd Floor Allowance may be applled to Tenant's reasonable space planning, 
consulting (including project management), architectural and engineering costs for the design of the 
Renovation Alterations. No portion of the z□d Floor Allowance may be applied to the cost of equipment, 
trade fixtures, moving expenses, furniture, cabling, signage or free rent. Further, Tenant may only apply 
the 2"" Floor Allowance to ponions of the 2'4 Floor Premises which are not then the subject of a sublease, 
or, if any such portion of the 2nd Floor Premises is imended to be sublet, the 2nd Floor Allowance may be 
applied to such portion of the 2nd Floor Premises only if the Renovation Alterations in such space are 
consistent with the general design and finish of the Renovation Alterations in the remainder of the 2nd 

Floor Premises. Further, Tenant shall not be entitled to receive (and Landlord shall have no obligation to 
disburse) all or any portion of the 2nd Floor Allowance if Tenant is in default under the Lease at the time 
Tenant requests such disbursement; provided, however, that if Landlord did not make a disbursement 
because Tenant was then in default under the Lease, Landlord shall make the disbursement at such time as 
the default is cured, provided that al! other conditions for the disbursement hereunder have been met 
Notwithstanding anything to the contrary in this Paragraph 2.c.i., the 2 nd Floor Allowance shall be 
available for disbursement pursuant to the terms hereof only for the twenty-four ~24) month period 
commencing on May 1, 20\ 9 (the "Allownnce Availability Period"), provided 11\a1 2" Floor Allowance 
may be applied to the cost of Renovation Alterations work performed prior to the commencement of the 
Allowance Availability Period. Accordingly, if any portion of the 2•d Floor Allowance has not been 
utilized (and Tenant has not submitted to Landlord invoices evidencing such costs) prior to the last day of 
the Allowance Availability Period, such unused portion shall be forfeited by Tenant. The Allowance 
Availability Period shall be extended for any period that Tenant's construction of the Renovation 
Alterations is delayed due to Force Majeure (which shall include the atypical inability to obtain, or 
atypical delays in the issuance of, permits for the Renovation Alterations, notwithstanding Tenant's 
diligent and timely efforts to obtain such permits) or, as provided in Paragraph 2.d. below, Landlord 
Delay (defined below). 

ii. Disbursement of 2nd Floor Allowance. Landlord shall disburse 2"d Floor 
Allowance directly to Tenant following the completion of the Renovation Alterations in accordance with 
the final plans approved by Landlord and Tenant (including all "punch list" items), which disbursement 
shall be made by Landlord to Tenant in one (I) lump sum within thirty (30) days after Landlord's receipt 
of (A) invoices of Tenant's Contractor to be furnished to Landlord by Tenant covering all work actually 
performed and construction and materials in place (as may be applicable) describing in reasonable detail 
such work, construction and/or materials, (B) a certificate from Tenant's Architect certifying that the 
Renovation Alterations have been completed in accordance with the approved plans and all punch-list 
work perfonned in accordance therewith, and (C) unconditional lien waivers executed by Tenant's 
Contractor and the persons and entities that performed work or supplied materials (all such waivers to be 
in the forms prescribed by the applicable provisions of the California Civil Code). Notwithstanding the 
foregoing, if Landlord determines that any portion or portions of the requested disbursement amount 
should not be disbursed because all of the above-referenced requirements for disbursement (or any other 
disbursement requirements expressly provided for in Paragraph 2.c.i. above) have not been met with 
regard to such portions, then Landlord shall disburse the portions of the requested disbursement for which 
all of the requirements have been met and notify Tenant in writing of the additional requirements that 
need to be met in order for the remainder of the requested disbursement to be disbursed. Upon Tenant's 
satisfaction of such remaining requirements, Landlord shall disburse the subject withheld amounts. 

ff Landlord does not make the disbursement for a portion or portions of the 
requested disbursement (as provided in the penultimate sentence of the immediately preceding 
grammatical paragraph) and Tenant determines that Tenant has complied with all of the applicable 
requirements for the withheld portion or portions of the disbursement to be disbursed, then Tenant may 
send Landlord a written notice slating why Tenant has determined that the disbursement was required (the 
"Disbursement Failure Notice") and, if the parties are unable, within thirty (30) days following 
Landlord's receipt of the Disbursement Failure Notice, to resolve the disagreement with regard to the 
subject withheld portion of the requested disbursement, then either, party may submit the issue to the 
dispute resolution procedure provided for in Paragraph 2.c.Hi. below and the results of such procedure 
shall be binding. If it is mutually agreed by Landlord and Tenant in writing (or confirmed in writing 
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through the dispute resolution procedure in Paragraph 2.c.iii. below) that Tenant has met all of the 
requirements for the disbursement of the withheld portion of2nd Floor Allowance that is the subject of the 
dispute and Landlord does not, within thirty (30) days following such written agreement or confirmation, 
disburse the subject amount to Tenant, then Tenant may deduct the subject amount (together with interest 
at the Interest Rate) from Tenant's rental payments next due until such sums have been fully offsei. 

Tenant shall pay for all costs of the construction of the Renovation Alterations in 
excess of 2nd Floor Allowance. 

111. Resolution of Construction Related Disputes. In the event of a 
disagreement between Landlord ·and Tenant regarding the Renovation Alterations or the disbursement of 
2•d Floor Allowance, then if such disagreemem is not resolved within thirty (30) days, either party may 
require that such disagreement be submitted by the parties to a dispute resolution procedure mutually and 
reasonably agreed to by the parties, which may be JAMS or another reputable dispute resolution group or 
may be a mutually agreed upon expert acting independently, provided that any expert retained in 
connection with the resolution of a dispute regarding the construction of the Renovation Alterations, shall 
be au independent architect with not less than fifteen (15) years' experience as an architect for projects 
such as, or similar to, the Renovat[on Alterations. The parties shall agree upon the dispute resolution 
procedure and ex:pert(s) within thirty (30) days following the date that the parties have agreed to resolve 
such disagreement pursuant to this Paragraph 2.c.iii. The decision reached through the dispute resolution 
procedure shall be binding on the parties. Each party shall bear one-half (1/2) of the cost of the dispute 
resolution procedure. 

d. Landlord Delay. Landlord's (i) failure to comply with any time requirements 
expressly set forth in Paragraph 9.a. of the Lease Agreement regarding Landlord's review and approval of 
submitted plans for the Renovation Alterations or revisions thereto, or (ii) Landlord's unreasonable 
interference with the completion of the Renovation Alterations, including any failure or refusal of 
Landlord or Landlord's agents or contractors to pennit Tenant, its agents or contractors, access to and use 
of the Building or any Building facilities or services (including hoists, elevators, and loading docks) 
which access or use is reasonably required for the orderly and continuous performance of the work 
necessary to complete the Renovation Alterations, are referred to collectively herein as "Landlord 
Delay" (provided that no Landlord Delay as described in clause (ii) above will be deemed to have 
occurred unless and until Tenant bas notified Landlord of the event which Tenant claims constitutes 11 

Landlord Delay and Landlord has failed to cure such event within five (5) Business Days thereafter). 
Tenant wi11 use commercially reasonable efforts to mitigate its damages and/or construction delays in the 
event of an alleged Landlord Delay. 

3. Monthly Rent for 2
nd 

Floor Premises. During the 2nd Flom Extension Term, Tenant shall 
pay Monthly Rent under Paragraph 5 .a. of the Lease Agreement, as amended, for the 2nd Floor Premises 
in the following amounts: 

Ap121icable Period Monthly Rent Annual Rate per RSF 

05/01/19- 04/30/20* $31,848.42 $75.50• 

05/01/20- 04/30/21 $32,803.87 $77.77 

05/01/21 - 04/30/22 $33,787.99 $80.10 

05/0 I /22 - 04/30123 $34,801.62 $82.50 

05/0 l /23 - 04/30/24 $35,845.67 $84.98 

05/01/24 - 04/30/25 $36,921.04 $87.53 

05/01/25 - 04/30/26 $38,028.68 $90.15 

05/01/26- 04/30/27 $39,169.54 $92.86 

05/01/27 - 04/30/28 $40,344.62 $95.64 

*Provided that Tenant is not then in default of the Lease, as amended hereby, beyond any 
applicable notice and cure periods, then for the period ·commencing on May l, 2019 and ending on 
August 31, 2019 (the "Rent Abatement Period"), Tenant shall not bi: obligated to pay Monthly Rem 
with respect to the 2•d Floor Prem is.es (the "Rent Abatement"). Notwithstanding the foregoing, the total 
amount of Monthly Rent abated during the Rent Abatement Period 'shall not exceed $127,393.68. Tenant 
acknowledges and agrees that the foregoing Rent Abatement has been granted to Tenant as additional 
consideration for entering into this Fourteenth Amendment and for agre.eing to pay the rent and 
perfonning the terms and conditions otherwise required under the Lease, as amended hereby. If Tenant 
shall be in default under the Lease, as amended hereby, which default results in Tenant's loss of the right 
to possess the Premises, included in Landlord's claim for damages shall be the unamortized portion of 
such Rent Abatement. 
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4. Additional Rem for 2nd Floor Premises. During the 2nd Floor Extension Term, 
Paragraph 7 of the Lease Agreement, as amended, shall continue to apply to the 2nd Floor Premises: 
provided, however, that effective as ofMay I, 2019 (i) the Base Year (as defined in Paragraph 2.e. of the 
Lease Agreement) shall be the 2019 calendar year with respect to the 2nd Floor Premises, and (ii) the Base 
Tax Year (as defined in Paragraph 2.e. of the Lease Agreement) shall be the fiscal year ending June 30, 
2020 with respect to the 2nd Floor Premises. Tenant's Share for the 2'd Floor Premises shall remain 
0.69%. 

5. Renewal Option. The Renewal Option set forth in Paragraph 9 of the Twelfth 
Amendment shall apply to the 2nd Floor Premises on the same terms and conditions set forth therein, and 
for such purposes, the 2nd Floor Premises shall be included in the "New Base Premises", as defined in the 
Twelfth Amendment. 

6. Deleted Provisions. Effective as of the date hereof, the early termination option set forth 
in Paragraph 7 of the Twelfth Amendment is hereby deleted in its entirety and of no further force and 
effect. 

7. Restoration Work Letter Agreement. Pursuant to the terms of Paragraph l.b. of the 
Twelfth Amendment and that certain letter agreement dated as of May 7, 2018 between Landlord and 
Tenant (the "Restoration Work Letter Agreement"), TenaJJt was required to perform certain 
Restoration Work (as defined in the Twelfth Amendment) to the 2nd Floor P.remises and the 50. Floor 
Premises. Pursuant to Paragraph 11 of the Thirteenth Amendment, the parties agreed that Landlord 
would perfonn the Restoration Work to the 2nd Floor Premises and Tenant would reimburse Landlord for 
the cost thereof. The parties now desire to further amend the Restoration Work Letter Agreement to 
provide that Landlord shall have no obligations to perform any portion of the Restoration Work. 

8. Security Operations. Landlord acknowledges that Tenant intends to convert the 
gymnasium located within the 2nd Floor Premises to a security operations center. Landlord does not 
object to this conversion, subject, however, to Tenant providing Landlord with the plans and 
specifications for any alteTiltions for Landlord's review and approval in accordance with the terms of 
Paragraph 9 of the Lease Agreement. Tenant's work to modify the 2•• Floor Premises shall be perfonned 
in a good and workmanlike manner and in compliance with the terms of the Lease, including, without 
limitation, Paragraph 9 of the Lease Agreement, and all applicable Legal Requirements. 

9. T urnstile Renovations. Landlord, at Tenant's sole cost and expense, shall perform the 
improvements, as set forth in Paragraph 12 of the Thirteenth Amendment, with respect to the 
modification of the elevator lobby turnstiles located on the ground floor of the Building providing access 
to the Premises (the "Turnstile Renovations"), so that the same are consistent with the turnstiles in the 
building located at 875 Stevenson Street (also known as 1 Tenth Street). Landlord and Tenant shall use 
diligent and good faith efforts to mutually agree upon the scope of work, budget and plans in connection 
with the Turnstile Renovations. The Turnstile Renovations shall be completed no later than December 
31, 2019. 

10. Brokers. Tenant represents and warrants that it has negotiated this Fourteenth 
Amendment directly with Shorenstein Management, Inc., on behalf of Landlord, and CRESA San 
Francisco, on behalf of Tenant (collectively, the "Brokers"), and Tenant has not authorized or employed, 
or acted by implication to authorize or to employ, any other real estate broker or salesman to act for 
Tenant in connection with this Fourteenth Amendment. Tenant shall indemnify, defend and hold 
Landlord hannless from and against any and all claims by any real estate broker or salesman other than 
the Brokers for a commission, finder's fee or other compensation as a result of Tenant's entering into this 
Fourteenth Amendment. Pursuant to a separate written agreement between Landlord and the Brokers, 
Landlord shall pay the commissions due to the Brokers on account of this Fourteenth Amendment and 
Tenant shall have no responsibility therefor. 

11. CAS(p) Disclosure. For purposes of Section 193 8(a) of the California Civil Code, 
Landlord hereby discloses to Tenant, and Tenant hereby acknowledges, that the Existing Premises and the 
Common Areas expected to be in Tenant's path of travel during the Lease term have not undergone 
inspection by a Certified Access Specialist (CASp). As required by Section l938(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 the lessee or tenant, if requested by the lessee or tenant. The parties shal I mutually agree on 
the arrangements for the time and manner of the CAS p inspection, the payment of the fee for the CASp 
ipspection, and the cost of making any repairs necessary to correct violations of construction-related 
accessibility standards within the premises." [n furtherance of the foregoing, Landlord and Tenant hereby 
agree as follows: (a) any CASp inspection requested by Tenant shall be conducted, at Tenant's sole cost 
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and expense, by a CA Sp approved by Landlord; and (b) if and to the extent required by Paragraph 8.b. of 
the Lease Agreement, Tenant, at its cost, will be responsible for making repairs within the Premises to 
correct violations of construction-related accessibility standards; and, if and to the extent required by 
Paragraph 8.b of the Lease Agreement, if anything done by or for Tenllllt in its use or occupancy of the 
Premises shall require repairs to the Building, the Project or the Real Property ( outside the Premises} to 
correct violations of construction-related accessibility standards, then Tenant shall, at Landlord's option, 
either perform such repairs at Tenant's sole cost and expense or reimburse Landlord upon demand, as 
rent, for the cost to Landlord of performing such repairs. 

12. Lease in Full Force and Effect. Except as provided above, the Lease is unmodified 
hereby and remains in full force and effect. 

13. -Counterparts. This Fourteenth Amendment may be executed in any number of 
counterparts, each of which shall be deemed to be an original, and all of which counterparts, when taken 
together, shall be deemed to constitute one and the same instrument 
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IN WITNESS WHEREOF, the parties have executed this Fourteenth Amendment as of the date 
and year first above written. 

LANDLORD: 

SRI NINE MARKET SQUARE LLC, 
a Delaware I' nited liability company 

By: ____ ....__,_ _ _,_ _ ___ _ 

Name:. __ -i:111W..u......,..,..llll. _____ _ 

Tit.le:. ___ v ... 1 ... c-...... P~c.,.es_...ld .. tn ... ..,.t _ ___ _ 

TENANT: 

TWITTER. INC., 
a Delaware corporation 
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FIFTEENTH AMENDMENT TO LEASE 

THIS FIFTEENTH AMENDMENT TO LEASE (this "Fifteenth Amendment") is dated as of 

October 21, 2021 (the "Fifteenth Amendment Effective Date"), between SRI NINE MARKET 

SQUARE LLC, a Delaware limited liability company ("Landlord"), and TWITTER, INC., a Delaware 

corporation ("Tenant"). 

RECITALS 

A. Landlord and Tenant are parties to that certain office lease, dated as of April 20, 2011 

(the "Lease Agreement"), pursuant to which Tenant leases from Landlord certain premises in the 

building located at 1355 Market Street, San Francisco, California (the "Building").  The aforementioned 

Lease Agreement was subsequently amended by (i) a First Amendment to Lease, dated as of May 16, 

2011 (the "First Amendment"), pursuant to which the premises covered by the lease were modified to 

consist of all of the rentable area on the 7th, 8th and 9th floors of the Building, (ii) a Second Amendment to 

Lease, dated as of September 30, 2011 (the "Second Amendment"), pursuant to which, among other 

things, Landlord agreed to perform certain additional Landlord's Work and the provisions of the lease 

regarding the manner of disbursement of Landlord's Allowance were modified, (iii) a Third Amendment 

to Lease, dated as of June 1, 2012 (the "Third Amendment"), pursuant to which, among other things, all 

of the rentable area of the 10th and 11th floors of the Building was added to the premises covered by the 

lease, (iv) a Fourth Amendment to Lease, dated as of September 24, 2013 (the "Fourth Amendment"), 

pursuant to which, among other things, all of the rentable area of the 6th floor of the Building was added 

to the premises covered by the lease and certain matters agreed upon by Landlord and Tenant with regard 

to the 10th and 11th floors were documented, (v) a Fifth Amendment to Lease, dated as of October 2, 2013 

(the "Fifth Amendment"), pursuant to which all of the rentable area of the 5th floor of the Building was 

added to the premises covered by the lease, (vi) a Sixth Amendment to Lease, dated as of February 14, 

2014 (the "Sixth Amendment"), pursuant to which, among other things, approximately 5,062 rentable 

square feet of space on the 2nd floor of the Building was added to the lease, (vii) a Seventh Amendment to 

Lease, dated as of December 22, 2014 (the "Seventh Amendment"), pursuant to which approximately 

51,821 rentable square feet of space was added to the lease, (viii) an Eighth Amendment to Lease, dated 

as of March 23, 2015 (the "Eighth Amendment"), pursuant to which the 4th Floor Commencement Date 

(as defined in Paragraph 1 of the Seventh Amendment) was modified to be April 1, 2015, (ix) a Ninth 

Amendment to Lease, dated as of June 30, 2015 (the "Ninth Amendment"), pursuant to which the Live 

Feed Equipment Area (as defined in Paragraph 52.c.ii. of the Lease Agreement) was deleted from the 

lease, (x) a Tenth Amendment to Lease, dated as of March 28, 2016 (the "Tenth Amendment"), pursuant 

to which certain matters were agreed upon by Landlord and Tenant with regard to the Bridge, Conduit 

Equipment and Conduit Pathways (as defined in the Tenth Amendment), (xi) an Eleventh Amendment to 

Lease, dated as of November 29, 2016 (the "Eleventh Amendment"), pursuant to which, among other 

things, all of the rentable area of the 6th floor of the Building and 189 rentable square feet on the 5th floor 

of the Building were deleted from the Lease, (xii) a Twelfth Amendment to Lease, dated as of January 5, 

2018 (the "Twelfth Amendment"), pursuant to which, among other things, the Lease term was extended 

as to a portion of the Premises described therein as the New Base Premises, (xiii) a Thirteenth 

Amendment to Lease, dated as of October 31, 2018 (the "Thirteenth Amendment"), pursuant to which, 

among other things, the Lease term was extended as to a portion of the Premises described therein as the 

5th Floor Premises, and (xiv) a Fourteenth Amendment to Lease, dated as of April 26, 2019 (the 

"Fourteenth Amendment"), pursuant to which, among other things, the Lease term was extended as to a 

portion of the Premises described therein as the 2nd Floor Premises.  The aforementioned Lease 

Agreement, as amended by the aforementioned amendments, is referred to hereinafter collectively as the 

"Lease."  Capitalized terms not otherwise defined herein shall have the meaning given them in the Lease. 
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B. The premises presently covered by the Lease (collectively, the "Existing Premises") 
consist of the following:   

Floor RSF 

2 5,062 

5 78,603 

7 78,792 

8 78,792 

9 57,366 

10 44,954 

11 40,305 

 383,874 

C. Pursuant to written notice from Tenant to Landlord dated as of October 30, 2020, and in 
accordance with Paragraph 8 of the Third Amendment, Tenant exercised its first Renewal Option for a 
five (5) year Renewal Term with respect to the tenth (10th) and eleventh (11th) floors of the Building 
(collectively, "10th & 11th Floor Premises).  The Lease with respect to the 10th & 11th Floor Premises is 
scheduled by its terms to expire as of October 31, 2021.  Landlord and Tenant have agreed upon the 
economic terms and conditions with respect to the above described Renewal Term for the 10th & 11th 
Floor Premises and desire to memorialize the same pursuant to this Fifteenth Amendment. 

D. Pursuant to written notice from Tenant to Landlord dated as of June 2, 2021, and in 
accordance with Paragraph 8 of the Twelfth Amendment, Tenant exercised its Right of First Offer to 
lease the entirety of the 6th Floor ROFO Space known as Suite 600 containing 78,792 rentable square feet 
("RSF").  Tenant acknowledges and agrees that, in conjunction with Tenant's lease of the 6th Floor ROFO 
Space, Tenant is required to lease a portion of the fifth (5th) floor of the Building consisting of 189 RSF of 
space (the "5th Floor Increment", and together with the 6th Floor ROFO Space, collectively, the 
"Expansion Space").  The Expansion Space is outlined on Exhibit A attached hereto and consists of a 
total of 78,981 RSF.  Landlord and Tenant have agreed upon the economic terms and conditions with 
respect to the above described Expansion Space and desire to memorialize the same pursuant to this 
Fifteenth Amendment. 

E. Landlord and Tenant presently desire to amend the Lease to provide for (i) the extension 
of the Lease term as to the 10th & 11th Floor Premises, (ii) the addition to the Lease of the Expansion 
Space, and (iii) certain other Lease modifications, all as more particularly set forth herein. 

NOW, THEREFORE, in consideration of the foregoing, the parties hereto acknowledge and 
agree the above recitals are true and correct and are hereby incorporated into this Fifteenth Amendment as 
though set forth in full and further agree as follows: 

1. Extension of Lease Term as to the 10th & 11th Floor Premises.  As of the Fifteenth 

Amendment Effective Date, the Lease term (as set forth in Paragraph 2.b. of the Lease Agreement, as 

previously amended) is extended, as to the 10th & 11th Floor Premises only, for an additional period of 

five (5) years, commencing on November 1, 2021, and ending on October 31, 2026 (the "10th & 11th 

Floor Extension Term").  Except to the extent otherwise expressly provided in this Fifteenth 

Amendment, all of the existing terms and conditions of the Lease that apply to the 10th & 11th Floor 

Premises shall apply to the 10th & 11th Floor Premises throughout the 10th & 11th Floor Extension Term. 
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2. Condition of 10th & 11th Floor Premises; 10th & 11th Floor Allowance. 

a. Condition of 10th & 11th Floor Premises.  Subject to Paragraph 10.b. of the Lease 

Agreement (regarding Landlord's ongoing repair obligations), Tenant shall accept the 10th & 11th Floor 

Premises in its "as-is" condition for the 10th & 11th Floor Extension Term and Landlord shall have no 

obligation to make or pay for any improvements or renovations in or to the 10th & 11th Floor Premises as a 

result of the extension of the Lease term as to the 10th & 11th Floor Premises, except to the extent 

expressly provided in Paragraph 2.c. below with regard to the 10th & 11th Floor Allowance (as defined 

below). 

b. 10th & 11th Floor Alterations. 

i. 10th & 11th Floor Alterations; Plans.  Tenant has advised Landlord that 

Tenant desires to perform certain alterations (the "10th & 11th Floor Alterations") to the 10th & 11th Floor 

Premises.  Except to the extent otherwise expressly provided in this Paragraph 2.b., the construction of the 

10th & 11th Floor Alterations shall be performed by Tenant in accordance with Paragraph 9 of the Lease 

Agreement (entitled "Alterations") and all other applicable provisions of the Lease.  The approval process 

for all plans relating to the 10th & 11th Floor Alterations shall be in accordance with Paragraph 9.a. of the 

Lease Agreement.  The architect retained by Tenant to prepare the plans for the 10th & 11th Floor 

Alterations ("Tenant's Architect"), the engineers utilized by Tenant, and the general contractor selected 

by Tenant to construct the 10th & 11th Floor Alterations ("Tenant's Contractor"), shall be subject to 

Landlord's prior written approval, not to be unreasonably withheld.  Tenant's Contractor shall be 

unionized. 

ii. 10th & 11th Floor Construction Management Fee.  Landlord shall receive 

a construction management fee equal to three percent (3%) of the so called "hard costs" of the 

construction of the 10th & 11th Floor Alterations (the "10th/11th Construction Management Fee"), as 

compensation to Landlord for Landlord's internal review of Tenant's plans and general oversight of the 

construction.  Landlord's aforementioned review of Tenant's plans and oversight of construction shall be 

solely for the benefit of Landlord and in no event shall approval of the plans by Landlord be deemed to 

constitute a representation by Landlord that the work called for in the plans complies with applicable 

codes and other Legal Requirements or release Tenant from Tenant's obligation to supply plans which 

conform to applicable codes and other Legal Requirements and in no event shall Landlord's 

aforementioned oversight of construction release Tenant from its obligation to retain such project 

management or other services as shall be necessary to ensure that the 10th & 11th Floor Alterations are 

performed properly and in accordance with the requirements of the Lease.  The 10th/11th Construction 

Management Fee shall be paid from the 10th & 11th Floor Allowance. 

iii. No Miscellaneous Charges.  Notwithstanding anything to the contrary in 

Paragraph 9 of the Lease Agreement, with respect to the 10th & 11th Floor Premises and only during the 

construction of the 10th & 11th Floor Alterations, neither Tenant nor Tenant's Contractor (or any 

subcontractor) shall be charged for (A) parking (to the extent parking is available), (B) water, (C) HVAC, 

(D) security, or (E) elevators and/or hoists; and provided further with respect to electrical costs for the 

10th & 11th Floor Premises during the construction of the 10th & 11th Floor Alterations, Landlord shall 

charge Tenant, and Tenant shall be required to pay, the average cost of electrical for the 10th & 11th Floor 

Premises based on the prior six (6)-month average for such portion of the Premises commencing 

immediately prior to the start of construction on the 10th & 11th Floor Premises, it being agreed that 

Tenant shall not be required to pay for electrical for the 10th & 11th Floor Premises during the construction 

of the 10th & 11th Floor Alterations which is in excess of such six (6)-month average. 
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iv. Representatives. 

(A) Tenant's Representative.  Tenant has designated Sameer 

Pangrekar (Sameer@twitter.com), Tracy Hawkins (tracy@twitter.com) and Elaine Wolfe 

(ewolfe@twitter.com) as its sole representatives with respect to the design and completion of the 10th & 

11th Floor Alterations, who, until further written notice to Landlord, shall have full authority and 

responsibility to act on behalf of the Tenant for purposes of this Paragraph 2. 

(B) Landlord's Representative.  Landlord has designated Lindsay 

Goldstone (lgoldstone@shorenstein.com) as its sole representative with respect to the design and 

completion of the 10th & 11th Floor Alterations, who, until further written notice to Tenant, shall have full 

authority and responsibility to act on behalf of the Landlord for purposes of this Paragraph 2 as to the 

respective work. 

c. 10th & 11th Floor Allowance. 

i. 10th & 11th Floor Allowance.  Landlord shall contribute toward the cost 

of the design, construction and installation of the 10th & 11th Floor Alterations (including, without 

limitation, Tenant's Contractor's fee and the 10th/11th Construction Management Fee provided for in 

Paragraph 2.b.ii. above) an amount not to exceed Nineteen Dollars ($19.00) per RSF of the 10th & 11th 

Floor Premises (which totals One Million Six Hundred Nineteen Thousand Nine Hundred Twenty-One 

Dollars ($1,619,921.00) based on 85,259 RSF for the 10th & 11th Floor Premises) (the "10th & 11th Floor 

Allowance"); provided, however that not more than Four Dollars ($4.00) per RSF of the 10th & 11th Floor 

Premises (which totals Three Hundred Forty-One Thousand Thirty-Six Dollars ($341,036.00) based on 

85,259 RSF for the 10th & 11th Floor Premises) of the 10th & 11th Floor Allowance may be applied to 

Tenant's reasonable space planning, consulting (including project management), architectural and 

engineering costs for the design of the 10th & 11th Floor Alterations and/or the Expansion Space 

Alterations (defined below).  No portion of the 10th & 11th Floor Allowance may be applied to the cost of 

equipment, trade fixtures, moving expenses, furniture, cabling, signage or free rent.  Further, Tenant may 

apply the 10th & 11th Floor Allowance to portions of the 10th & 11th Floor Premises as well as the 

Expansion Space which are not then the subject of a sublease, or, if any such portion of the 10th & 11th 

Floor Premises or the Expansion Space is intended to be sublet, the 10th & 11th Floor Allowance may be 

applied to such portion of the 10th & 11th Floor Premises only if the 10th & 11th Floor Alterations in such 

space are consistent with the general design and finish of the 10th & 11th Floor Alterations in the 

remainder of the 10th & 11th Floor Premises.  Further, Tenant shall not be entitled to receive (and 

Landlord shall have no obligation to disburse) all or any portion of the 10th & 11th Floor Allowance if 

Tenant is in default under the Lease at the time Tenant requests such disbursement; provided, however, 

that if Landlord did not make a disbursement because Tenant was then in default under the Lease, 

Landlord shall make the disbursement at such time as the default is cured, provided that all other 

conditions for the disbursement hereunder have been met.  Notwithstanding anything to the contrary in 

this Paragraph 2.c.i., the 10th & 11th Floor Allowance and the Expansion Space Allowance (as defined and 

set forth below) shall be available for disbursement pursuant to the terms hereof only for the twenty-

four (24) month period commencing on the Fifteenth Amendment Effective Date (the "Allowance 

Availability Period").  Accordingly, if any portion of the 10th & 11th Floor Allowance has not been 

utilized (and Tenant has not submitted to Landlord invoices evidencing such costs) prior to the last day of 

the Allowance Availability Period, such unused portion shall be forfeited by Tenant.  The Allowance 

Availability Period shall be extended for any period that Tenant's construction of the 10th & 11th Floor 

Alterations is delayed due to Force Majeure (which shall include the atypical inability to obtain, or 

atypical delays in the issuance of, permits for the 10th & 11th Floor Alterations, notwithstanding Tenant's 

diligent and timely efforts to obtain such permits) or, as provided in Paragraph 2.d. below, Landlord 

Delay (defined below). 
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ii. Disbursement of 10th & 11th Floor Allowance.  Landlord shall disburse 

10th & 11th Floor Allowance directly to Tenant following the completion of the 10th & 11th Floor 

Alterations or the Expansion Space Alterations in accordance with the final plans approved by Landlord 

and Tenant (including all "punch list" items), which disbursement shall be made by Landlord to Tenant in 

one (1) lump sum within thirty (30) days after Landlord's receipt of (A) invoices of Tenant's Contractor to 

be furnished to Landlord by Tenant covering all work actually performed and construction and materials 

in place (as may be applicable) describing in reasonable detail such work, construction and/or materials, 

(B) a certificate from Tenant's Architect certifying that the 10th & 11th Floor Alterations have been 

completed in accordance with the approved plans and all punch-list work performed in accordance 

therewith, and (C) unconditional lien waivers executed by Tenant's Contractor and the persons and 

entities that performed work or supplied materials (all such waivers to be in the forms prescribed by the 

applicable provisions of the California Civil Code).  Notwithstanding the foregoing, if Landlord 

determines that any portion or portions of the requested disbursement amount should not be disbursed 

because all of the above-referenced requirements for disbursement (or any other disbursement 

requirements expressly provided for in Paragraph 2.c.i. above) have not been met with regard to such 

portions, then Landlord shall disburse the portions of the requested disbursement for which all of the 

requirements have been met and notify Tenant in writing of the additional requirements that need to be 

met in order for the remainder of the requested disbursement to be disbursed.  Upon Tenant's satisfaction 

of such remaining requirements, Landlord shall disburse the subject withheld amounts. 

If Landlord does not make the disbursement for a portion or portions of the 

requested disbursement (as provided in the penultimate sentence of the immediately preceding 

grammatical paragraph) and Tenant determines that Tenant has complied with all of the applicable 

requirements for the withheld portion or portions of the disbursement to be disbursed, then Tenant may 

send Landlord a written notice stating why Tenant has determined that the disbursement was required (the 

"Disbursement Failure Notice") and, if the parties are unable, within thirty (30) days following 

Landlord's receipt of the Disbursement Failure Notice, to resolve the disagreement with regard to the 

subject withheld portion of the requested disbursement, then either party may submit the issue to the 

dispute resolution procedure provided for in Paragraph 2.c.iii. below and the results of such procedure 

shall be binding.  If it is mutually agreed by Landlord and Tenant in writing (or confirmed in writing 

through the dispute resolution procedure in Paragraph 2.c.iii. below) that Tenant has met all of the 

requirements for the disbursement of the withheld portion of 10th & 11th Floor Allowance that is the 

subject of the dispute and Landlord does not, within thirty (30) days following such written agreement or 

confirmation, disburse the subject amount to Tenant, then Tenant may deduct the subject amount 

(together with interest at the Interest Rate) from Tenant's rental payments next due until such sums have 

been fully offset. 

Tenant shall pay for all costs of the construction of the 10th & 11th Floor 

Alterations in excess of 10th & 11th Floor Allowance. 

iii. Resolution of Construction Related Disputes.  In the event of a 

disagreement between Landlord and Tenant regarding the 10th & 11th Floor Alterations or the 

disbursement of 10th & 11th Floor Allowance, then if such disagreement is not resolved within thirty 

(30) days, either party may require that such disagreement be submitted by the parties to a dispute 

resolution procedure mutually and reasonably agreed to by the parties, which may be JAMS or another 

reputable dispute resolution group or may be a mutually agreed upon expert acting independently, 

provided that any expert retained in connection with the resolution of a dispute regarding the construction 

of the 10th & 11th Floor Alterations, shall be an independent architect with not less than fifteen (15) years' 

experience as an architect for projects such as, or similar to, the 10th & 11th Floor Alterations.  The parties 

shall agree upon the dispute resolution procedure and expert(s) within thirty (30) days following the date 

that the parties have agreed to resolve such disagreement pursuant to this Paragraph 2.c.iii.  The decision 
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reached through the dispute resolution procedure shall be binding on the parties.  Each party shall bear 

one-half (1/2) of the cost of the dispute resolution procedure. 

d. Landlord Delay.  Landlord's (i) failure to comply with any time requirements 

expressly set forth in Paragraph 9.a. of the Lease Agreement regarding Landlord's review and approval of 

submitted plans for the 10th & 11th Floor Alterations or revisions thereto, or (ii) Landlord's unreasonable 

interference with the completion of the 10th & 11th Floor Alterations, including any failure or refusal of 

Landlord or Landlord's agents or contractors to permit Tenant, its agents or contractors, access to and use 

of the Building or any Building facilities or services (including hoists, elevators, and loading docks) 

which access or use is reasonably required for the orderly and continuous performance of the work 

necessary to complete the 10th & 11th Floor Alterations, are referred to collectively herein as "Landlord 

Delay" (provided that no Landlord Delay as described in clause (ii) above will be deemed to have 

occurred unless and until Tenant has notified Landlord of the event which Tenant claims constitutes a 

Landlord Delay and Landlord has failed to cure such event within five (5) Business Days thereafter).  

Tenant will use commercially reasonable efforts to mitigate its damages and/or construction delays in the 

event of an alleged Landlord Delay. 

3. Monthly Rent for 10th & 11th Floor Premises.  During the 10th & 11th Floor Extension 

Term, Tenant shall pay Monthly Rent under Paragraph 5.a. of the Lease Agreement, as amended, for the 

10th & 11th Floor Premises in the following amounts:  

Applicable Period Monthly Rent Annual Rate per RSF 

11/01/21 – 10/31/22 $554,183.50* $78.00* 

11/01/22 – 10/31/23 $570,809.01 $80.34 

11/01/23 – 10/31/24 $587,933.28 $82.75 

11/01/24 – 10/31/25 $605,571.27 $85.23 

11/01/25 – 10/31/26 $623,738.41 $87.79 

*Provided that Tenant is not then in default of the Lease, as amended hereby, beyond any 

applicable notice and cure periods, then for the period commencing on November 1, 2021 and ending on 

January 31, 2022, Tenant shall not be obligated to pay Monthly Rent with respect to the 10th & 11th Floor 

Premises.  Notwithstanding the foregoing, the total amount of Monthly Rent abated pursuant to this 

paragraph with respect to the 10th & 11th Floor Premises shall not exceed $1,662,550.50.  Tenant 

acknowledges and agrees that the foregoing abatement of Monthly Rent has been granted to Tenant as 

additional consideration for entering into this Fifteenth Amendment and for agreeing to pay the rent and 

performing the terms and conditions otherwise required under the Lease, as amended hereby.  If Tenant 

shall be in default under the Lease, as amended hereby, which default results in Tenant's loss of the right 

to possess the Premises, included in Landlord's claim for damages shall be the unamortized portion of 

such Monthly Rent abated pursuant to this paragraph. 

4. Additional Rent for 10th & 11th Floor Premises.  During the 10th & 11th Floor Extension 

Term, Paragraph 7 of the Lease Agreement, as amended, shall continue to apply to the 10th & 11th Floor 

Premises; provided, however, that effective as of November 1, 2021 (i) the Base Year (as defined in 

Paragraph 2.e. of the Lease Agreement) shall be the 2021 calendar year with respect to the 10th & 11th 

Floor Premises, and (ii) the Base Tax Year (as defined in Paragraph 2.e. of the Lease Agreement) shall be 

the fiscal year ending June 30, 2022 with respect to the 10th & 11th Floor Premises.  Tenant's Share for the 

10th & 11th Floor Premises shall remain 11.61%.  Notwithstanding anything to the contrary contained in 

the Lease, in connection with any exercise of Tenant's audit right set forth in Paragraph 7.h. of the Lease 

Agreement which occurs during the period commencing on the Fifteenth Amendment Effective Date and 
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ending on June 30, 2022 (the "Electronic Access Period"), Landlord shall provide Tenant with electronic 

copies of Landlord’s books and records or access to a secure “data room” upon Tenant’s request for the 

same; provided that following the expiration of the Electronic Access Period, Landlord shall not be 

required to provide Tenant with electronic copies of or electronic access to Landlord's books and records 

related to the exercise of Tenant's audit right set forth in Paragraph 7.h. of the Lease Agreement and any 

such audit shall be otherwise conducted in accordance with the Lease. 

5. Lease of Expansion Space.  The Expansion Space shall be added to the Lease effective as 

of the date (the "Expansion Commencement Date") Landlord delivers the Expansion Space to Tenant in 

the condition required by Paragraph 5.a. below, which date is anticipated to occur on April 1, 2022.  

Tenant's lease of the Expansion Space shall expire concurrently with the expiration of the "New Base 

Premises" (i.e., April 30, 2028), as defined in the Twelfth Amendment, subject to Paragraph 6 below 

regarding Tenant's renewal option for such space.  Upon either party's request after the date the Expansion 

Space has been delivered to Tenant, Landlord and Tenant shall execute a letter in substantially the form of 

Exhibit B attached hereto confirming the Expansion Commencement Date.  Landlord and Tenant agree 

that, for all purposes of the Lease, the Expansion Space shall be deemed to consist of 78,981 RSF. 

a. Delivery As-Is.  Landlord shall deliver the Expansion Space to Tenant vacant and 

free of all other tenancies, but otherwise in its "as-is" condition and Landlord shall not be required to 

perform or, except as expressly set forth in Paragraph 5.d. below, pay for any improvements to the 

Expansion Space to prepare the same for Tenant's occupancy.  The parties presently estimate that 

Landlord will deliver the Expansion Space to Tenant in the required condition no later than April 1, 2022 

with all Building Systems serving such Expansion Space in good working order, condition and repair.  

Notwithstanding the foregoing, in the event of a delay in the delivery of the Expansion Space to Tenant in 

the required condition, neither this Fifteenth Amendment nor the Lease shall be void or voidable, nor 

shall Landlord be liable to Tenant for any loss or damage resulting therefrom, but Landlord use 

commercially reasonable efforts to deliver the Expansion Space to Tenant as soon as commercially 

reasonably possible after April 1, 2022. 

b. Monthly Rent for Expansion Space.  Commencing on the Expansion 

Commencement Date (abbreviated below as "ECD") and continuing through April 30, 2028, Tenant shall 

pay Monthly Rent for the Expansion Space under Paragraph 5.a. of the Lease Agreement, as amended, for 

the Expansion Space in the following amounts: 

Applicable Period Monthly Rent Annual Rate per RSF 

ECD – 03/31/23 $513,376.50 $78.00* 

04/01/23 – 03/31/24 $528,777.80 $80.34 

04/01/24 – 03/31/25 $544,641.13 $82.75 

04/01/25 – 03/31/26 $560,980.36 $85.23 

04/01/26 – 03/31/27 $577,809.77 $87.79 

04/01/27 – 03/31/28 $595,144.07 $90.42 

04/01/28 – 04/30/28 $612,998.39 $93.14 

*Provided that Tenant is not then in default of the Lease, as amended hereby, beyond any 

applicable notice and cure periods, then for the period commencing on Expansion Commencement Date 

and ending one hundred twenty (120) days thereafter, Tenant shall not be obligated to pay Monthly Rent 

with respect to the Expansion Space.  Notwithstanding the foregoing, the total amount of Monthly Rent 

abated pursuant to this paragraph with respect to the Expansion Space shall not exceed $2,053,506.00.  
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Tenant acknowledges and agrees that the foregoing abatement of Monthly Rent has been granted to 

Tenant as additional consideration for entering into this Fifteenth Amendment and for agreeing to pay the 

rent and performing the terms and conditions otherwise required under the Lease, as amended hereby.  If 

Tenant shall be in default under the Lease, as amended hereby, which default results in Tenant's loss of 

the right to possess the Premises, included in Landlord's claim for damages shall be the unamortized 

portion of such Monthly Rent abated pursuant to this paragraph. 

c. Additional Rent for Expansion Space.  Effective as of the Expansion 

Commencement Date and continuing through April 30, 2028, Paragraph 7 of the Lease Agreement, as 

amended, shall apply in full to the Expansion Space, provided, however, that, as to the Expansion Space 

only, (i) Tenant's Share shall be 10.75% (i.e., 78,981 RSF/734,467 RSF), (ii) the Base Year shall be the 

2022 calendar year, and (iii) the Base Tax Year shall be the fiscal tax year ending June 30, 2022. 

d. Expansion Space Allowance.  Tenant has advised Landlord that Tenant desires to 

perform certain alterations (the "Expansion Space Alterations") to the Expansion Space from and after 

the Expansion Commencement Date.  Except to the extent otherwise expressly provided in this 

Paragraph 5.d., the construction of the Expansion Space Alterations shall be performed by Tenant in 

accordance with Paragraph 2 above and all other applicable provisions of the Lease, except that: 

i. all references in Paragraph 2 above to the "10th & 11th Floor Alterations" 

shall mean, with respect to the Expansion Space, the "Expansion Space Alterations"; 

ii. Landlord shall contribute toward the cost of the design, construction and 

installation of the Expansion Space Alterations (including, without limitation, Tenant's Contractor Fee 

and a construction management fee with respect to the Expansion Space Alterations equal to three 

percent (3%) of the so called "hard costs" of the construction of the Expansion Space Alterations (the 

"Expansion Space Construction Management Fee"), as compensation to Landlord for Landlord's 

internal review of Tenant's plans and general oversight of the construction) in an amount not to exceed 

Thirty Dollars ($30.00) per RSF of the Expansion Space (which totals Two Million Three Hundred Sixty-

Nine Thousand Four Hundred Thirty Dollars ($2,369,430.00) based on the 78,981 RSF of the Expansion 

Space) (the "Expansion Space Allowance"), and all references in Paragraph 2 above to the "10th & 11th 

Floor Allowance" shall mean, with respect to the Expansion Space, the "Expansion Space Allowance"; 

provided further that in no event shall the sum of the 10th/11th Construction Management Fee and the 

Expansion Space Construction Management Fee exceed $246,360.00; 

iii. the "Allowance Availability Period" with respect to the Expansion Space 

Allowance shall mean the two (2) year period commencing on the Fifteenth Amendment Effective Date; 

iv. Notwithstanding anything to the contrary in Paragraph 9 of the Lease 

Agreement, with respect to the Expansion Space and only during the construction of the Expansion Space 

Alterations, neither Tenant nor Tenant's Contractor (or any subcontractor) shall be charged for 

(A) parking (to the extent parking is available), (B) water, (C) HVAC, (D) security, or (E) elevators 

and/or hoists;  

v. Notwithstanding anything to the contrary in Paragraph 9 of the Lease 

Agreement, for a period of one hundred twenty (120) days commencing on the date that Tenant first 

commences physical construction on the Expansion Space and only during the construction of the 

Expansion Space Alterations (the "Electricity Abatement Period"), neither Tenant nor Tenant's 

Contractor (or any subcontractor) shall be charged for the use of electricity in the Expansion Space 

(provided that the electricity usage is limited to typical construction use); after the expiration of the 

Electricity Abatement Period, Landlord shall charge Tenant, and Tenant shall be required to pay, for the 
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electrical costs for the Expansion Space during the construction of the Expansion Space Alterations, 

which electrical costs payments shall be based on the average cost of electrical for the Expansion Space 

that was charged to the prior tenant of the Expansion Space during the last six (6) months of such prior 

tenant's tenancy, it being agreed that Tenant shall not be required to pay for electrical for the Expansion 

Space during the construction of the Expansion Space Alterations for any amounts in excess of such six 

(6)-month average. 

6. Letter of Credit.  As of the Fifteenth Amendment Effective Date, Landlord is holding a 

Letter of Credit under the Lease in the amount of $7,231,880.00, which secures Tenant's obligations 

under the Lease.  Effective as of November 1, 2021 (the "Reduction Date"), and provided that Tenant is 

not then in default under the Lease beyond the expiration of any applicable notice and cure period, the 

amount of the Letter of Credit required under the Lease shall be reduced to $3,629,331.65.  If Tenant is 

entitled to any such reduction in the amount of the Letter of Credit, then Landlord shall cooperate in a 

commercially reasonable manner with Tenant upon Tenant's request to replace or amend the then existing 

Letter of Credit to reflect the reduced amount of the Letter of Credit; provided, that it is Tenant's 

responsibility to amend or replace the Letter of Credit for all permitted reductions thereof, and until and 

unless any such amendment or replacement Letter of Credit is provided to Landlord, Landlord shall be 

entitled to draw upon the full amount of the then currently held Letter of Credit notwithstanding that the 

Reduction Date may have previously occurred.  In no event shall any such reduction of the Letter of 

Credit be construed as an admission by Landlord that Tenant has performed all of its covenants and 

obligations hereunder. 

7. Renewal Option.  As a result of Tenant's exercise of its first Renewal Option set forth in 

Paragraph 8 of the Third Amendment, Tenant has one (1) remaining Renewal Option with respect to the 

10th & 11th Floor Premises on the terms and conditions set forth in Paragraph 8 of the Third Amendment.  

Tenant has one (1) remaining Renewal Option with respect to the "New Base Premises", as defined in the 

Twelfth Amendment, on the terms and conditions set forth in Paragraph 9 of the Twelfth Amendment, 

and for such purposes, the Expansion Space shall be included in the New Base Premises. 

8. Deleted Provisions.  Paragraph 8 of the Twelfth Amendment is hereby deleted in its 

entirety and of no further force and effect. 

9. Bridge Window Cleaning.  Landlord shall cause the windows comprising the Bridge to 

be professionally cleaned on the same schedule as Landlord cleans the exterior windows of the Building.  

Any and all costs and expenses associated with the cleaning of the Bridge shall be the sole responsibility 

of Tenant. 

10. Parking.  Commencing as of the Expansion Commencement Date and continuing 

throughout the Lease term, Tenant shall have the right, but not the obligation, to lease, on an unassigned, 

non-exclusive and unlabeled basis, up to twenty-six (26) additional parking spaces in the Parking Facility 

(the "Expansion Space Parking Spaces") in connection with Tenant's lease of the Expansion Space.  

The Expansion Space Parking Spaces are separate from the parking spaces allocated to Tenant under the 

first sentence of Paragraph 53.a. of the Lease Agreement and the rentable square footage of the Expansion 

Space shall not be taken into account when determining the number of parking spaces available to Tenant 

under the first sentence of Paragraph 53.a. of the Lease Agreement.  Prior to the Expansion 

Commencement Date, Tenant shall notify Landlord in writing how many of the above described 

Expansion Space Parking Spaces that Tenant elects to lease during the Lease term; thereafter, 

commencing on the Expansion Commencement Date, Tenant shall pay to Landlord or the operator of the 

Parking Facility, as directed by Landlord, for each of the Expansion Space Parking Spaces that Tenant 

elects to lease at the rate or charge in effect from time to time for parking in the Parking Facility.  

Notwithstanding anything to the contrary contained herein, Tenant shall not be required to accept all of 
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the parking spaces allocated to Tenant and shall only pay for those parking spaces actually accepted by 

Tenant as provided above.  All of the provisions of Paragraph 6 of the Third Amendment, as amended by 

Paragraph 6 of the Seventh Amendment, shall apply to Expansion Space Parking Spaces, including, 

without limitation, the provision that, if Tenant releases to Landlord any of the Expansion Space Parking 

Spaces, Tenant's right to use such released Expansion Space Parking Spaces shall automatically 

terminate. 

11. Restroom Modifications.  Subject to Landlord's review and prior written approval of 

Tenant's plans and specifications, which approval shall not be unreasonably withheld, and otherwise in 

accordance with Paragraph 9 of the Lease Agreement, Tenant, at Tenant's sole cost and expense, shall 

have the right to perform certain improvements to the restrooms located within the Premises. 

12. Sustainability.  Landlord and Tenant shall reasonably cooperate with each other in 

connection with each party's sustainability initiatives within the Premises and/or the Building, as the case 

may be, which initiatives may include (i) with respect to Tenant, the acquisition of renewable energy and 

other similar projects pursuant to Tenant’s sustainability practices, and (ii) with respect to Landlord, 

collection of utility usage data for occupants of the Building and cooperating with recycling and waste 

management initiatives.  In addition, Landlord shall reasonably cooperate with Tenant in connection with 

Tenant’s installation of sub-metering equipment within the Premises in order to track energy and utility 

usage within the Premises.  Any and all costs associated with Tenant's sustainability practices shall be the 

sole responsibility of Tenant.  Tenant's monetary obligations to Landlord under the Lease shall not be 

increased in any manner as a result of Landlord's sustainability initiatives. 

13. Accessibility.  Landlord, at no cost to Landlord, shall reasonably cooperate with Tenant 

in connection with Tenant's accessibility initiatives within the Premises; provided that if any such 

proposed accessibility initiatives adversely impact any areas outside of the Premises (e.g., the Base 

Building, the Building Systems or Common Areas), then Landlord shall not be required to implement or 

cooperate with any such proposed measures.  Any and all costs associated with such accessibility 

initiatives shall be the sole responsibility of Tenant. 

14. Brokers.  Tenant represents and warrants that it has negotiated this Fifteenth Amendment 

directly with Shorenstein Management, Inc., on behalf of Landlord, and CRESA San Francisco, on behalf 

of Tenant (collectively, the "Brokers"), and Tenant has not authorized or employed, or acted by 

implication to authorize or to employ, any other real estate broker or salesman to act for Tenant in 

connection with this Fifteenth Amendment.  Tenant shall indemnify, defend and hold Landlord harmless 

from and against any and all claims by any real estate broker or salesman other than the Brokers for a 

commission, finder's fee or other compensation as a result of Tenant's entering into this Fifteenth 

Amendment.  Pursuant to a separate written agreement between Landlord and the Brokers, Landlord shall 

pay the commissions due to the Brokers on account of this Fifteenth Amendment and Tenant shall have 

no responsibility therefor. 

15. CAS(p) Disclosure.  For purposes of Section 1938(a) of the California Civil Code, 

Landlord hereby discloses to Tenant, and Tenant hereby acknowledges, that the Existing Premises, the 

Expansion Space and the Common Areas expected to be in Tenant's path of travel during the Lease term 

have not undergone inspection by a Certified Access Specialist (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 the lessee or tenant, if requested by the lessee or tenant.  The parties shall 
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mutually agree on the arrangements for the time and manner of the CASp inspection, the payment of the 

fee for the CASp inspection, and the cost of making any repairs necessary to correct violations of 

construction-related accessibility standards within the premises."  In furtherance of the foregoing, 

Landlord and Tenant hereby agree as follows:  (a) any CASp inspection requested by Tenant shall be 

conducted, at Tenant's sole cost and expense, by a CASp approved by Landlord; and (b) if and to the 

extent required by Paragraph 8.b. of the Lease Agreement, Tenant, at its cost, will be responsible for 

making repairs within the Premises to correct violations of construction-related accessibility standards; 

and, if and to the extent required by Paragraph 8.b of the Lease Agreement, if anything done by or for 

Tenant in its use or occupancy of the Premises shall require repairs to the Building, the Project or the Real 

Property (outside the Premises) to correct violations of construction-related accessibility standards, then 

Tenant shall, at Landlord's option, either perform such repairs at Tenant's sole cost and expense or 

reimburse Landlord upon demand, as rent, for the cost to Landlord of performing such repairs. 

16. Lease in Full Force and Effect.  Except as provided above, the Lease is unmodified 

hereby and remains in full force and effect. 

17. No Offer.  Submission of this instrument for examination and signature by Tenant does 

not constitute an offer to extend the lease or to amend the Lease, or a reservation of or option to extend 

the lease or to amend the Lease, and is not effective as a lease amendment or otherwise until execution 

and delivery by both Landlord and Tenant. 

18. Counterparts.  This Fifteenth Amendment may be executed in any number of 

counterparts, each of which shall be deemed to be an original, and all of which counterparts, when taken 

together, shall be deemed to constitute one and the same instrument.  The parties may exchange 

counterpart signatures by facsimile or electronic transmission and the same shall constitute delivery of 

this Fifteenth Amendment with respect to the delivering party. 

[Signatures appear on the following page]
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IN WITNESS WHEREOF, the parties have executed this Fifteenth Amendment as of the 
Fifteenth Amendment Effective Date. 

LANDLORD: TENANT: 

SRI NINE MARKET SQUARE LLC, 

a Delaware limited liability company 

By:  

Name:  

Title:  

TWITTER, INC., 

a Delaware corporation 

By:  

Name:  

Title:  
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EXHIBIT B 

Form of letter confirming relevant date 

_____________ , 20__ 

Twitter, Inc. 

1355 Market Street 

San Francisco, CA 94103 

Re: Lease, dated as of April 20, 2011, as amended (the "Lease"), between SRI Nine Market 

Square LLC, a Delaware limited liability company ("Landlord"), and Twitter, Inc., a 

Delaware corporation ("Tenant"), for premises in the building located at 1355 Market 

Street, California 

Gentlemen or Ladies: 

Reference is hereby made to the Fifteenth Amendment to Lease, dated as of September ___, 2021 

(the "Fifteenth Amendment"), pursuant to which, among other things, approximately 78,981 rentable 

square feet of space on the 5th and 6th floors of the Building is being added to your above-referenced 

Lease.  All capitalized terms not otherwise defined herein shall have the meaning given them in the 

Fifteenth Amendment. 

Pursuant to Paragraph 5 of the Fifteenth Amendment, this letter shall confirm that the Expansion 

Commencement Date (as defined in Paragraph 5 of the Fifteenth Amendment) is ___________________, 

which is the date the Expansion Space was delivered to Tenant in the condition required by the Fifteenth 

Amendment. 

Please acknowledge Tenant's agreement to the foregoing by executing both duplicate originals of 

this letter and returning one fully executed duplicate original to Landlord at the address on this letterhead.  

If Landlord does not receive a fully executed duplicate original of this letter from Tenant evidencing 

Tenant's agreement to the foregoing (or a written response setting forth Tenant's disagreement with the 

foregoing) within fifteen (15) days of the date of Tenant's receipt of this letter, Tenant will be deemed to 

have consented to the terms set forth herein. 

Very truly yours, 

SRI NINE MARKET SQUARE LLC, 

a Delaware limited liability company 

By __________________ 

Its designated signatory 

The undersigned agrees to the dates set forth above: 

TWITTER, INC., 

Delaware corporation 

By:____________________ 

Name:__________________ 

Title:___________________ 
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Allen Matkins Leck Gamble Mallory & Natsis LLP 

Al len Matki ns Attomeys at Law 

Three Embarcadero Center, 12!" Floor | San Francisco, CA 94111-4074 

Telephone: 415.837.1515 | Facsimile: 415.837.1516 

www.allenmatkins.com 

William W. Huckins 

E-mail: whuckins@allenmatkins.com 

Direct Dial: 415.273.7426 File Number: 375182.00007/4862-768 1-6703.1 

  

Via FedEx 

November 22, 2022 

DEMAND TO INCREASE LETTER OF CREDIT BY $10,000,000 

Twitter, Inc. Twitter, Inc. 

1355 Market Street, Suite 900 1355 Market Street, Suite 900 

San Francisco, CA 94103 San Francisco, CA 94103 
Attention: Legal Department Attention: Director of Real Estate 

Shartsis Friese, LLP 

One Maritime Plaza, 18" Floor 
San Francisco, CA 94111 

Attention: Jonathan M. Kennedy 

Re: Office Lease (“Lease”) dated April 20, 2011, as amended, between SRI 
Nine Market Square, LLC, as landlord (“Landlord”), and Twitter, Inc. 

(“Tenant”), with respect to the premises located at 1355 Market Street, 

San Francisco, California 

Dear Twitter, Inc.: 

Our firm represents Landlord in connection with the above-referenced Lease. 

Capitalized terms not otherwise defined in this Agreement has the same meaning as under the 

Lease. 

Under Paragraph 13 of the Lease, upon a transfer of Control of Tenant, Tenant is 

required to cause the Letter of Credit delivered to Landlord under the Lease to be increased by the 

sum of Ten Million Dollars ($10,000,000.00). A transfer of Control of Tenant under the Lease has 

occurred, and Landlord hereby demands that Tenant increase the Letter of Credit delivered to 

Landlord under Section 6 of the Lease by the sum of $10,000,000. Under Paragraph 25 of the 

Lease, Tenant’s failure to deliver the Letter of Credit increased by the sum of $10,000,000 to 

Landlord within ten (10) Business Days from the date of this Notice, in violation of Paragraph 13 of 

the Lease, shall constitute an Event of Default under Paragraph 25 of the Lease. 

Los Angeles | Orange County | San Diego | Century City | San Francisco
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Allen Matkins Leck Gamble Mallory & Natsis LLP 
Attorneys at Law 

Twitter, Inc. 

Shartsis Friese, LLP 

November 22, 2022 

Page 2 

Landlord expressly reserves all of its rights and remedies under the Lease, at law or 
in equity. 

Very truly yours, 

Witt. i) shh k _ 

William W. Huckins 
WWH 

cc: Mr. Paul Grafft 

Anthony Burney, Esq.
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EXHIBIT 3EXHIBIT 3EXHIBIT 3EXHIBIT 3
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4892-2435-1044.1 
375182.00007/12-28-22/wwh/wwh  
 

Via FedEx 

December 28, 2022 

DEMAND FOR IMMEDIATE REPLENISHMENT OF LETTER OF CREDIT 

Twitter, Inc. 
1355 Market Street, Suite 900 
San Francisco, CA  94103 
Attention:  Legal Department 

Twitter, Inc. 
1355 Market Street, Suite 900 
San Francisco, CA  94103 
Attention:  Director of Real Estate 

Shartsis Friese, LLP 
One Maritime Plaza, 18th Floor 
San Francisco, CA  94111 
Attention: Jonathan M. Kennedy 

 

 
Re: Office Lease (“Lease”) dated April 20, 2011, as amended, between SRI 

Nine Market Square, LLC, as landlord (“Landlord”), and Twitter, Inc. 
(“Tenant”), with respect to the premises located at 1355 Market Street, 
San Francisco, California  

Dear Twitter, Inc.: 

On December 13, 2022,  Landlord notified Tenant that Landlord was drawing on Letter of Credit 
No. 6960473, issued by CitiBank, N.A., in the amount of $3,363,815.29 because of the Event of 
Default resulting from Tenant’s failure to pay Monthly Rent and Additional Rent for December 
2022, as required under the Lease. 

Pursuant to Section 6 of the Lease, Landlord hereby demands that Tenant immediately replenish 
Letter of Credit No. 6960473, issued by CitiBank, N.A., in the amount of $3,363,815.29, or deliver 
an additional letter of credit to Landlord, conforming with the requirements of Section 6 of the 
Lease and issued by CitiBank, N.A. in the amount of $3,363,815.29.  Tenant’s failure, within 30 
days of this demand, to replenish Letter of Credit No. 6960473, issued by CitiBank, N.A., in the 
amount of $3,363,815.29, or deliver an additional letter of credit to Landlord, conforming with the 
requirements of Section 6 of the Lease and issued by CitiBank, N.A. in the amount of 
$3,363,815.29, shall constitute an Event of Default under Section 25 of the Lease. 

Landlord expressly reserves all of its rights and remedies under the Lease, at law or in equity. 

 

 

 

S H O R E 
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Sincerely, 

enuf 
Paul W. Grafft 
Authorized Representative for 
SRI Nine Market Square, LLC 

4892-2435-1044.1 
375182.00007/12-28-22/wwh/wwh

 

4892-2435-1044.1 
375182.00007/12-28-22/wwh/wwh -2- 
 

Sincerely, 

 

Paul W. Grafft 
Authorized Representative for 
SRI Nine Market Square, LLC 
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Allen Matkins Leck Gamble Mallory & Natsis LLP 
Attorneys at Law 
Three Embarcadero Center, 12th Floor | San Francisco, CA 94111-4074 
Telephone: 415.837.1515 | Facsimile: 415.837.1516 
www.allenmatkins.com 

William W. Huckins 
E-mail: whuckins@allenmatkins.com 
Direct Dial: 4152737426   File Number: 375182.00007/4862-5634-2342.2  

 
  

Los Angeles | Orange County | San Diego | Century City | San Francisco 

Allen Matkins 
 

NOTICE OF DEFAULT 

Via FedEx 

January 4, 2023 

Twitter, Inc. 
1355 Market Street, Suite 900 
San Francisco, CA  94103 
Attention:  Legal Department 

Twitter, Inc. 
1355 Market Street, Suite 900 
San Francisco, CA  94103 
Attention:  Director of Real Estate 

Shartsis Friese LLP 
One Maritime Plaza, 18th Floor 
San Francisco, CA  94111 
Attention: Jonathan M. Kennedy 

 

 
Re: Office Lease (“Lease”) dated April 20, 2011, as amended, by and 

between SRI Nine Market Square LLC, as landlord (“Landlord”), 
and Twitter, Inc., as tenant (“Tenant”), with respect to the premises 
located at 1355 Market Street, San Francisco, California (“Premises”) 

Dear Twitter, Inc.: 

Our firm represents Landlord in connection with the above-referenced Lease.  Capitalized 
terms not otherwise defined in this Notice have the same meanings as under the Lease.  

Under Paragraphs 5 and 7 of the Lease, Tenant is obligated to pay Monthly Rent and 
Additional Rent (collectively “rent”) on or before the first day of each calendar month.  Pursuant to 
Paragraph 25 of the Lease, Tenant’s failure to timely pay rent when due constitutes an Event of 
Default and a breach of the Lease.   

Tenant has failed to pay rent for January 2023, as required under the Lease, in an amount 
totaling $3,427,722.14.  This Notice is Landlord’s written demand for Tenant to cure the default by 
paying the entire outstanding balance of $3,427,722.14. within five (5) days from the date of this 
Notice.   

Landlord’s acceptance of any partial payment is with without waiver and does not constitute 
satisfaction of the full amount owed to Landlord. 
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Allen Matkins Leck Gamble Mallory & Natsis LLP 
Attorneys at Law 

Twitter, Inc. 
Shartsis Friese LLP 
January 4, 2023 
Page 2 
 

 
  
 

  Landlord expressly reserves all of its rights and remedies under the Lease, law, or in equity.   

Very truly yours, 
 
 
 
William W. Huckins 

WWH 

cc: (Via Email) 
Paul Grafft  
Anthony R. Burney, Esq. 
Molly A. O'Toole, Esq.  
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From: TrackingUpdates@fedex.com
Sent: Thursday, January 5, 2023 10:38 AM
To: e-floaterSF
Subject: FedEx Shipment 393037798928: Your package has been delivered

 

To help protect your privacy, Microsoft Office prevented automatic download of this picture from the Internet.
FedEx

 
 

 

 

 

Hi. Your package was 
delivered Thu, 01/05/2023 at 

10:21am. 
 

 

 
 

 

To help protect y
Micro so ft Office p
auto matic downlo
picture from the 

 

 

Delivered to 1355 MARKET ST 900, San Francisco, CA 94103 
Received by A.ALFONSO 

 

OBTAIN PROOF OF DELIVERY  
 

  

 

 

 

 

 

 

 

Personal Message 
 

PSShip eMail Notification 
  

 

 

 

 

 

 

 

 

 

TRACKING NUMBER
 

393037798928  
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FROM
 

A l len Matkins  

3 Embarcadero Ctr Ste 1200  

San Francisco, CA, US, 94111  

 

    

TO
 

Twitter, Inc  

Legal Department  

1355 Market Street  

Suite 900  

San Francisco, CA, US, 94103  

 

    

REFERENCE
 

375182.00007-001488 
 

    

SHIPPER REFERENCE
 

375182.00007-001488 
 

    

SHIP DATE
 

Wed 1/04/2023 04:08 PM 
 

    

DELIVERED TO
 

Mailroom 
 

    

PACKAGING TYPE
 

FedEx Envelope 
 

    

ORIGIN
 

San Francisco, CA, US, 94111 
 

    

DESTINATION
 

San Francisco, CA, US, 94103 
 

    

SPECIAL HANDLING
 

Deliver Weekday 
 

    

NUMBER OF PIECES
 

1 
 

    

TOTAL SHIPMENT WEIGHT
 

0 .50 LB 
 

    

SERVICE TYPE
 

FedEx Priority Overnight 
 

    
 

 

 

To help protect your privacy, Microsoft Office prevented automatic download of this picture from the Internet.
FedEx

 

 

 

Get the FedEx® 
Mobile app 

 

Create shipments, receive tracking 
alerts, redirect packages to a FedEx 
retail location for pickup, and more 
from the palm of your hand 
- Download now. 

 

 

To help protect you r priv acy, Microsoft Office prevented automatic download of this picture from the Internet.
Download Itunes App

To help protect you r priv acy, Microsoft Office prevented automatic download of this picture from the Internet.
Download Android App
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This tracking update has been requested by: 
 

 

Company name:
 

A l len Matkins 
   

Name:
 

Wil l iam Huckins 
   

Email:
 

whuckins@allenmatkins.com 
   

 
 

 

 

 

 

 

FOLLOW FEDEX 
 

 
 

 
To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
Facebook

 

To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
Twitter

 

To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
In stagram

 

To help protect your 
privacy, Microsoft Office 
prevented automatic  
download of this picture 
from the Internet.
LinkedIn

 

To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
Pinterest

 

To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
YouTube

 

To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
Google Plus

 

 

 

  Please do not respond to this message. This email was sent from an unattended mailbox. 
This report was generated at approximately 12:38 PM CST 01/05/2023. 
 
All weights are estimated.  
 
To track the latest status of your shipment, click on the tracking number above.  
 
Standard transit is the date and time the package is scheduled to be delivered by, based on the 
selected service, destination and ship date. Limitations and exceptions may apply. Please see 
the FedEx Service Guide for terms and conditions of service, including the FedEx Money-Back 
Guarantee, or contact your FedEx Customer Support representative.  
 
© 2023 Federal Express Corporation. The content of this message is protected by copyright and 
trademark laws under U.S. and international law. Review our privacy policy. All rights reserved.  
 
Thank you for your business.  
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From: TrackingUpdates@fedex.com
Sent: Thursday, January 5, 2023 10:38 AM
To: e-floaterSF
Subject: FedEx Shipment 393037936763: Your package has been delivered

 

To help protect your privacy, Microsoft Office prevented automatic download of this picture from the Internet.
FedEx

 
 

 

 

 

Hi. Your package was 
delivered Thu, 01/05/2023 at 

10:21am. 
 

 

 
 

 

To help protect y
Micro so ft Office p
auto matic downlo
picture from the 

 

 

Delivered to 1355 MARKET ST 900, San Francisco, CA 94103 
Received by A.ALFONSO 

 

OBTAIN PROOF OF DELIVERY  
 

  

 

 

 

 

 

 

 

Personal Message 
 

PSShip eMail Notification 
  

 

 

 

 

 

 

 

 

 

TRACKING NUMBER
 

393037936763  
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FROM
 

A l len Matkins  

3 Embarcadero Ctr Ste 1200  

San Francisco, CA, US, 94111  

 

    

TO
 

Twitter, Inc  

Director of Real Estate  

1355 Market Street, Suite 900  

San Francisco, CA, US, 94103  

 

    

REFERENCE
 

375182.00007-001488 
 

    

SHIPPER REFERENCE
 

375182.00007-001488 
 

    

SHIP DATE
 

Wed 1/04/2023 04:08 PM 
 

    

DELIVERED TO
 

Mailroom 
 

    

PACKAGING TYPE
 

FedEx Envelope 
 

    

ORIGIN
 

San Francisco, CA, US, 94111 
 

    

DESTINATION
 

San Francisco, CA, US, 94103 
 

    

SPECIAL HANDLING
 

Deliver Weekday 
 

    

NUMBER OF PIECES
 

1 
 

    

TOTAL SHIPMENT WEIGHT
 

0 .50 LB 
 

    

SERVICE TYPE
 

FedEx Priority Overnight 
 

    
 

 

 

To help protect your privacy, Microsoft Office prevented automatic download of this picture from the Internet.
FedEx

 

 

 

Get the FedEx® 
Mobile app 

 

Create shipments, receive tracking 
alerts, redirect packages to a FedEx 
retail location for pickup, and more 
from the palm of your hand 
- Download now. 

 

 

To help protect you r priv acy, Microsoft Office prevented automatic download of this picture from the Internet.
Download Itunes App

To help protect you r priv acy, Microsoft Office prevented automatic download of this picture from the Internet.
Download Android App
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This tracking update has been requested by: 
 

 

Company name:
 

A l len Matkins 
   

Name:
 

Wil l iam Huckins 
   

Email:
 

whuckins@allenmatkins.com 
   

 
 

 

 

 

 

 

FOLLOW FEDEX 
 

 
 

 
To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
Facebook

 

To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
Twitter

 

To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
In stagram

 

To help protect your 
privacy, Microsoft Office 
prevented automatic  
download of this picture 
from the Internet.
LinkedIn

 

To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
Pinterest

 

To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
YouTube

 

To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
Google Plus

 

 

 

  Please do not respond to this message. This email was sent from an unattended mailbox. 
This report was generated at approximately 12:37 PM CST 01/05/2023. 
 
All weights are estimated.  
 
To track the latest status of your shipment, click on the tracking number above.  
 
Standard transit is the date and time the package is scheduled to be delivered by, based on the 
selected service, destination and ship date. Limitations and exceptions may apply. Please see 
the FedEx Service Guide for terms and conditions of service, including the FedEx Money-Back 
Guarantee, or contact your FedEx Customer Support representative.  
 
© 2023 Federal Express Corporation. The content of this message is protected by copyright and 
trademark laws under U.S. and international law. Review our privacy policy. All rights reserved.  
 
Thank you for your business.  
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From: TrackingUpdates@fedex.com
Sent: Thursday, January 5, 2023 9:58 AM
To: e-floaterSF
Subject: FedEx Shipment 393038058520: Your package has been delivered

 

To help protect your privacy, Microsoft Office prevented automatic download of this picture from the Internet.
FedEx

 
 

 

 

 

Hi. Your package was 
delivered Thu, 01/05/2023 at 

9:50am. 
 

 

 
 

 

To help protect y
Micro so ft Office p
auto matic downlo
picture from the 

 

 

Delivered to 1 MARITIME PLZ 18, San Francisco, CA 94111 
Received by S.SOURIYA 

 

OBTAIN PROOF OF DELIVERY  
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PSShip eMail Notification 
  

 

 

 

 

 

 

 

 

 

TRACKING NUMBER
 

393038058520  
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FROM
 

A l len Matkins  

3 Embarcadero Ctr Ste 1200  

San Francisco, CA, US, 94111  

 

    

TO
 

Shartsis Friese LLP  

Jonathan M. Kennedy  

One Marit ime Plaza, 18th Floor  

San Francisco, CA, US, 94111  

 

    

REFERENCE
 

375182.00007-001488 
 

    

SHIPPER REFERENCE
 

375182.00007-001488 
 

    

SHIP DATE
 

Wed 1/04/2023 04:08 PM 
 

    

DELIVERED TO
 

Receptionist/Front Desk 
 

    

PACKAGING TYPE
 

FedEx Envelope 
 

    

ORIGIN
 

San Francisco, CA, US, 94111 
 

    

DESTINATION
 

San Francisco, CA, US, 94111 
 

    

SPECIAL HANDLING
 

Deliver Weekday 
 

    

NUMBER OF PIECES
 

1 
 

    

TOTAL SHIPMENT WEIGHT
 

0 .50 LB 
 

    

SERVICE TYPE
 

FedEx Priority Overnight 
 

    
 

 

 

To help protect your privacy, Microsoft Office prevented automatic download of this picture from the Internet.
FedEx

 

 

 

Get the FedEx® 
Mobile app 

 

Create shipments, receive tracking 
alerts, redirect packages to a FedEx 
retail location for pickup, and more 
from the palm of your hand 
- Download now. 

 

 

To help protect you r priv acy, Microsoft Office prevented automatic download of this picture from the Internet.
Download Itunes App

To help protect you r priv acy, Microsoft Office prevented automatic download of this picture from the Internet.
Download Android App
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This tracking update has been requested by: 
 

 

Company name:
 

A l len Matkins 
   

Name:
 

Wil l iam Huckins 
   

Email:
 

whuckins@allenmatkins.com 
   

 
 

 

 

 

 

 

FOLLOW FEDEX 
 

 
 

 
To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
Facebook

 

To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
Twitter

 

To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
In stagram

 

To help protect your 
privacy, Microsoft Office 
prevented automatic  
download of this picture 
from the Internet.
LinkedIn

 

To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
Pinterest

 

To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
YouTube

 

To help protect you r 
privacy, Micro so ft Office 
prevented au tomatic  
download of this pictu re 
from the Internet.
Google Plus

 

 

 

  Please do not respond to this message. This email was sent from an unattended mailbox. 
This report was generated at approximately 11:57 AM CST 01/05/2023. 
 
All weights are estimated.  
 
To track the latest status of your shipment, click on the tracking number above.  
 
Standard transit is the date and time the package is scheduled to be delivered by, based on the 
selected service, destination and ship date. Limitations and exceptions may apply. Please see 
the FedEx Service Guide for terms and conditions of service, including the FedEx Money-Back 
Guarantee, or contact your FedEx Customer Support representative.  
 
© 2023 Federal Express Corporation. The content of this message is protected by copyright and 
trademark laws under U.S. and international law. Review our privacy policy. All rights reserved.  
 
Thank you for your business.  
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EXHIBIT 5
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Via FedEx SHORE STEIN 

January 18, 2023 

DEMAND FOR IMMEDIATE REPL ISHMENT OF LETTER OF CREDIT   

Twitter, Inc Twitter, Inc Shorenstein Realty Services, L.P. ° ; . ° . , 235 Montgomery Street 1355 Market Street, Suite 900 1355 Market Street, Suite 9005s. Francisco, California 94104 San Francisco, CA 94103 San Francisco, CA 94103 415-772-7000 Attention: Legal Department Attention: Director of Real Estate 
www.Shorenstein.com 

Shartsis Friese, LLP 
One Maritime Plaza, 18" Floor 
San Francisco, CA 94111] 
Attention: Jonathan M. Kennedy 

Re: Office Lease (“Lease”) dated April 20, 2011, as amended, between SRI 
Nine Market Square, LLC, as landlord (“Landlord”), and Twitter, Inc. 
(“Tenant”), with respect to the premises located at 1355 Market Street, 
San Francisco, California 

Dear Twitter, Inc.: 

On January 10, 2023, Landlord notified Tenant that Landlord was drawing on Letter of Credit No. 6960473, issued by CitiBank, N.A., in the amount of $265,515.36 because of the Event of Default resulting from Tenant’s failure to pay Monthly Rent and Additional Rent for January 2023, as required under the Lease. 

Pursuant to Section 6 of the Lease, Landlord hereby demands that Tenant immediately replenish Letter of Credit No. 6960473, issued by CitiBank, N.A., in the amount of $265,51 5.36, or deliver an additional letter of credit to Landlord, conforming with the requirements of Section 6 of the Lease and issued by CitiBank, N.A. in the amount of $265,515.36. Tenant’s failure, within 30 days of this demand, to replenish Letter of Credit No. 6960473, issued by CitiBank, N.A., in the amount of $265,515.36, or deliver an additional letter of credit to Landlord, conforming with the requirements of Section 6 of the Lease and issued by CitiBank, N.A. in the amount of $265,515.36, shall constitute an Event of Default under Section 25 of the Lease. 

Landlord expressly reserves all of its rights and remedies under the Lease, at law or in equity. 

Sinegrely, 

ll lf 
Paul W. Grafft 
Authorized Representative for 
SRI Nine Market Square, LLC 

OWNER AND OPERATOR OF OFFICE PROPERTIES NATIONWIDE
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