TBI Rental Agreement

This Rental Agreement (this "Lease") is dated as of by and between Richard
Podolny MD LLC ("Landlord"), and ("Tenant™). The parties agree as follows:

PREMISES. Landlord, in consideration of the lease payments provided in this Lease, leases to Tenant a 800 square
foot mirrored studio space in the Century Square Building. (the "Premises") located at 1188 Bishop Street Suite
2408, Honolulu, HI 96813.

TERM. The lease term will begin at (timepate)  and will terminate at
(Time date).
LEASE PAYMENTS. Tenant shall pay to Landlord lease payments of $ (words and

figures) payable in advance, Lease payments shall be made to the Landlord at 1188 Bishop St, Suite 33306,
Honolulu, Hawaii 96813. The payment address may be changed from time to time by the Landlord.

SECURITY DEPOSIT. At the time of the signing of this Lease, Tenant in lieu of a security deposit will provide
valid credit card to be held and disbursed for Tenant damages to the Premises (if any) as provided by law. Please be
aware that the loss of key or key fob results in a rekeying of the locks with significant cost. Please replace and lock
in provided lock box or directly to the landlord if so arranged.

POSSESSION. Tenant shall be entitled to possession on the first day and time of the term of this Lease and shall
yield possession to Landlord on the last day and time of the term of this Lease, unless otherwise agreed by both
parties in writing. At the expiration of the term, Tenant shall remove its goods and effects and peaceably yield up the
Premises to Landlord in as good a condition as when delivered to Tenant, ordinary wear and tear excepted.

USE OF PREMISES. Tenant may use the Premises only for Dance, Movement, and Meditation private lessons or
Workshops. The Premises may be used for any other purpose only with the prior written consent of Landlord,
which shall not be unreasonably withheld. Tenant shall notify Landlord of any anticipated extended absence from
the Premises not later than the first day of the extended absence. The Premises are not soundproof. Landlord is not
responsible for any cancellation / loss of revenue by the tenant if the event is interrupted or cancelled due to
excessive noise during the event.

EXCLUSIVITY. Landlord shall not directly or indirectly, through any employee, agent, or otherwise, lease any
space within the property (except the Premises herein described), or permit the use or occupancy of any such space
whose primary business activity is in, or may result in, competition with the Tenants primary business activity. The
Landlord hereby gives the Tenant the exclusive right to conduct their primary business activity on the property.

PROPERTY INSURANCE. Landlord and Tenant shall each maintain appropriate insurance for their respective
interests in the Premises and property located on the Premises. Landlord shall be named as an additional insured in
such policies. Tenant shall deliver appropriate evidence to Landlord as proof that adequate insurance is in force
issued by companies reasonably satisfactory to Landlord. Landlord shall receive advance written notice from the
insurer prior to any termination of such insurance policies. Tenant shall also maintain any other insurance which
Landlord may reasonably require for the protection of Landlord's interest in the Premises. Tenant is responsible for
maintaining casualty insurance on its own property.

LIABILITY INSURANCE. Tenant shall maintain liability insurance on the Premises in a total aggregate sum of at
least One Million Dollars ($1,000,000.00). Tenant shall deliver appropriate evidence to Landlord as proof that
adequate insurance is in force issued by companies reasonably satisfactory to Landlord. Landlord shall receive
advance written notice from the insurer prior to any termination of such insurance policies. Tenant shall include
Landlord as a named-insured on any Liability Insurance policy and provide a certificate as evidence thereof prior to
start of Lease.

ACKNOWLEDGMENT OF HIPAA OBLIGATIONS AND OTHER REGULATIONS IMPLEMENTING
THE HEALTH INSURANCE PORTABILITY AND ACCOUNTABILITY ACT OF 1996 (42 U.S.C.
81320(D) (""HIPAA™). The Tenant acknowledges that federal regulations relating to the confidentiality of
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individually identifiable health information require that the Tenant comply with the privacy standards adopted by the
U.S. Department of Health and Human Services as they may be amended from time to time, 45 C.F.R. parts 160 and
164, subparts A and E (“the Privacy Rule") and the security standards adopted by the U.S. Department of Health and
Human Services as they may be amended from time to time, 45 C.F.R. parts 160, 162 and 164, subpart C ("the
Security Rule™). Collectively, the Privacy Rule and the Security Rule are referred to herein as "HIPAA Rules." The
HIPAA Rules, as well as any applicable state confidentiality laws, require Tenant to ensure compliance with the
obligations regarding the confidentiality of health information received in the course of providing services certain.
Further, the Tenant acknowledges that no disclosure to Landlord of individually identifiable health information is
contemplated by this Agreement.

MAINTENANCE.
Landlord's obligations for maintenance shall include:

- the roof, outside walls, and other structural parts of the building

- the parking lot, driveways, and sidewalks, including snow and ice removal

- the sewer, water pipes, and other matters related to plumbing

- the electrical wiring

- the air conditioning system

- all other items of maintenance not specifically delegated to Tenant under this Lease.

Tenant's obligations for maintenance shall include:

- Maintain the premises in a clean and orderly condition at all times.
- At the end of the lease period, leave that the premises as originally delivered, normal wear and tear excepted.

UTILITIES AND SERVICES. Landlord shall be responsible for all utilities and services incurred in connection
with the Premises.

TAXES. Taxes attributable to the Premises or the use of the Premises shall be allocated as follows:
REAL ESTATE TAXES. Landlord shall pay all real estate taxes and assessments for the Premises.

PERSONAL TAXES. Tenant shall pay all personal taxes and any other charges which may be levied against the
Premises and which are attributable to Tenant's use of the Premises, along with all sales and/or use taxes (if any) that
may be due in connection with lease payments.

TERMINATION UPON SALE OF PREMISES. Notwithstanding any other provision of this Lease, Landlord
may terminate this lease upon thirty (30) days written notice to Tenant that the Premises have been sold.

DESTRUCTION OR CONDEMNATION OF PREMISES. If the Premises are partially destroyed by fire or
other casualty to an extent that prevents the conducting of Tenant's use of the Premises in a normal manner, and if
the damage is reasonably repairable within sixty days after the occurrence of the destruction, and if the cost of repair
is less than Forty Thousand Dollars ($40,000.00), Landlord shall repair the Premises and a just proportion of the
lease payments shall abate during the period of the repair according to the extent to which the Premises have been
rendered untenantable. However, if the damage is not repairable within sixty days, or if the cost of repair is Forty
Thousand Dollars ($40,000.00) or more, or if Landlord is prevented from repairing the damage by forces beyond
Landlord's control, or if the property is condemned, this Lease shall terminate upon twenty (20) days' written notice
of such event or condition by either party and any unearned rent paid in advance by Tenant shall be apportioned and
refunded to it. Tenant shall give Landlord immediate notice of any damage to the Premises.
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ACTS OF GOD. Landlord is not responsible for any losses by the tenant should the premises become unavailable
due to events beyond the landlord’s control including but not limited to fire, hurricane flood, building systems
failures and/or other acts of God.

DEFAULTS. Tenant shall be in default of this Lease if Tenant fails to fulfill any lease obligation or term by which
Tenant is bound. Subject to any governing provisions of law to the contrary, if Tenant fails to cure any financial
obligation within five (5 )days (or any other obligation within ten (10) days) after written notice of such default is
provided by Landlord to Tenant, Landlord may take possession of the Premises without further notice (to the extent
permitted by law), and without prejudicing Landlord's rights to damages. In the alternative, Landlord may elect to
cure any default and the cost of such action shall be added to Tenant's financial obligations under this Lease. Tenant
shall pay all costs, damages, and expenses (including reasonable attorney fees and expenses) suffered by Landlord
by reason of Tenant's defaults. All sums of money or charges required to be paid by Tenant under this Lease shall be
additional rent, whether or not such sums or charges are designated as "additional rent". The rights provided by this
paragraph are cumulative in nature and are in addition to any other rights afforded by law.

LATE PAYMENTS. For each payment that is not paid within five (5) days after its due date, Tenant shall pay a
late fee of Fifty Dollars ($50.00) per day, beginning with the day after the due date.

HOLDOVER. If Tenant maintains possession of the Premises for any period after the termination of this Lease
("Holdover Period™), Tenant shall pay to Landlord lease payment(s) during the Holdover Period at a rate equal to the
most recent rate preceding the Holdover Period. Such holdover shall constitute a month-to-month extension of this
Lease.

CUMULATIVE RIGHTS. The rights of the parties under this Lease are cumulative and shall not be construed as
exclusive unless otherwise required by law.

NON-SUFFICIENT FUNDS. Tenant shall be charged Twenty Five Dollars ($25.00) for each check that is
returned to Landlord for lack of sufficient funds.

ACCESS BY LANDLORD TO PREMISES. Subject to Tenant's consent (which shall not be unreasonably
withheld), Landlord shall have the right to enter the Premises to make inspections, provide necessary services, or
show the unit to prospective buyers, mortgagees, tenants or workers. However, Landlord does not assume any
liability for the care or supervision of the Premises. As provided by law, in the case of an emergency, Landlord may
enter the Premises without Tenant's consent. During the last three months of this Lease, or any extension of this
Lease, Landlord shall be allowed to display the usual "To Let" signs and show the Premises to prospective tenants.

INDEMNITY REGARDING USE OF PREMISES. To the extent permitted by law, Tenant agrees to indemnify,
hold harmless, and defend Landlord from and against any and all losses, claims, liabilities, and expenses, including
reasonable attorney fees, if any, which Landlord may suffer or incur in connection with Tenant's possession, use or
misuse of the Premises, except Landlord's act or negligence.

DANGEROUS MATERIALS. Tenant shall not keep or have on the Premises any article or thing of a dangerous,

flammable, or explosive character that might substantially increase the danger of fire on the Premises, or that might
be considered hazardous by a responsible insurance company, unless the prior written consent of Landlord is
obtained and proof of adequate insurance protection is provided by Tenant to Landlord.

COMPLIANCE WITH REGULATIONS. Tenant shall promptly comply with all laws, ordinances, requirements
and regulations of the federal, state, county, municipal and other authorities, and the fire insurance underwriters.
However, Tenant shall not by this provision be required to make alterations to the exterior of the building or
alterations of a structural nature.

MECHANICS LIENS. Neither the Tenant nor anyone claiming through the Tenant shall have the right to file
mechanics liens or any other kind of lien on the Premises and the filing of this Lease constitutes notice that such
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liens are invalid. Further, Tenant agrees to (1) give actual advance notice to any contractors, subcontractors or
suppliers of goods, labor, or services that such liens will not be valid, and (2) take whatever additional steps that are
necessary in order to keep the premises free of all liens resulting from construction done by or for the Tenant.

DISPUTE RESOLUTION. The parties will attempt to resolve any dispute arising out of or relating to this
Agreement through friendly negotiations amongst the parties. If the matter is not resolved by negotiation, the parties
will resolve the dispute using the below Alternative Dispute Resolution (ADR) procedure.

Any controversies or disputes arising out of or relating to this Agreement will be submitted to mediation in
accordance with any statutory rules of mediation. If mediation is not successful in resolving the entire dispute or is
unavailable, any outstanding issues will be submitted to final and binding arbitration under the rules of the American
Avrbitration Association. The arbitrator's award will be final, and judgment may be entered upon it by any court
having proper jurisdiction.

SUBORDINATION OF LEASE. This Lease is subordinate to any mortgage that now exists, or may be given later
by Landlord, with respect to the Premises.

ASSIGNABILITY/SUBLETTING. Tenant may not assign or sublease any interest in the Premises, nor effect a
change in the majority ownership of the Tenant (from the ownership existing at the inception of this lease), nor
assign, mortgage or pledge this Lease, without the prior written consent of Landlord, which shall not be
unreasonably withheld.

NOTICE. Notices under this Lease shall not be deemed valid unless given or served in writing and forwarded by
mail, postage prepaid, addressed as follows:

LANDLORD:
Richard Podolny MD LLC

1188 Bishop Street, Suite 3306
Honolulu, Hawaii 96813

TENANT:

Honolulu, HI 96813

Such addresses may be changed from time to time by any party by providing notice as set forth above. Notices
mailed in accordance with the above provisions shall be deemed received on the third day after posting.

GOVERNING LAW. This Lease shall be construed in accordance with the laws of the State of Hawaii.

ENTIRE AGREEMENT/AMENDMENT. This Lease Agreement contains the entire agreement of the parties and
there are no other promises, conditions, understandings or other agreements, whether oral or written, relating to the
subject matter of this Lease. This Lease may be modified or amended in writing, if the writing is signed by the party
obligated under the amendment.

SEVERABILITY. If any portion of this Lease shall be held to be invalid or unenforceable for any reason, the
remaining provisions shall continue to be valid and enforceable. If a court finds that any provision of this Lease is
invalid or unenforceable, but that by limiting such provision, it would become valid and enforceable, then such
provision shall be deemed to be written, construed, and enforced as so limited.
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WAIVER. The failure of either party to enforce any provisions of this Lease shall not be construed as a waiver or
limitation of that party's right to subsequently enforce and compel strict compliance with every provision of this
Lease.

BINDING EFFECT. The provisions of this Lease shall be binding upon and inure to the benefit of both parties and
their respective legal representatives, successors and assigns.

LANDLORD:
Richard Podolny MD LLC
By: Date:

Richard Podolny,
Owner

TENANT:

_(Name of Tenant Signing)_

By: Date:

Tenant Signs here

(title of tenant )

TBI ccommercial lease final version 2019
Page 5 of 5
Revised: 22 September 2018 by D.R. Podolny, Esq.



