BOARD OF REGENTS
BRIEFING PAPER

1. AGENDA ITEM TITLE: Long Term Sublease Agreement with Boyd Gaming Corporation at the Harry Reid
Research and Technology Park
MEETING DATE: September 7 - 8, 2023

2. BACKGROUND & POLICY CONTEXT OF ISSUE:

Background Information

Title 4, Chapter 10, Section 1(9), Table 9.1 of the Board of Regents Handbook defines a long-term lease agreement as one
that is for a period of greater than five years or alternatively, where the value is over $500,000 in total lease payments. The
Sublease Agreement (the “Sublease”) with Boyd Gaming Corporation (“Boyd”), and the Board of Regents of the Nevada
System of Higher Education, on behalf of the University of Nevada, Las Vegas (“UNLV”) meets both these criteria. The
Sublease is part of a package that also includes a Sponsorship Agreement. The Sublease and Sponsorship Agreement are
incorporated hereto as Attachments “A” and “B,” respectively.

At the June 8, 2018, meeting, the Board approved UNLV’s request to enter into a twelve-year lease agreement with Gardner
Nevada Tech Park Holdings, L.C., for 42,374 square feet of space, representing the entire fourth floor and half of the third
floor, also commonly known as Black Fire Innovation at the Harry Reid Research and Technology Park (“Black Fire
Innovation”), 8400 W. Sunset Road, bearing Clark County Assessor Number 163-33-401-016 (the “Premises™). On April
12,2019, the Board approved a four-year sublease with Caesar’s Enterprise Services, LLC (“Caesars”). Upon expiration
of the sublease and associated Master Agreement in April 2023, Caesar’s vacated the Premises.

UNLYV greatly appreciates the exceptional generosity of Boyd to help make Black Fire Innovation an exemplary model of
a living laboratory and business accelerator/incubator to drive UNLV and corporate based public-private collaboration.
Sponsor’s contributions will help UNLV to realize its transformative goals by optimizing the Black Fire Innovation facility
for students, faculty, researchers and enterprise partners. All involved in building out Black Fire Innovation, and working
together to advance its mission, will drive new innovations in products and services, strengthen economic diversification
and development in our community, regionally and well beyond, and provide genuine opportunities for students to apply
their academic experiences to real world situations.

Sublease

UNLYV is requesting to enter into the five-year Sublease with Boyd who will occupy approximately 5,251 rentable square
feet, as described in Exhibit “A” of the Sublease. Boyd shall be responsible for base rent and monthly maintenance
charges which equate to the per square foot rate UNLV is currently paying to lease the Premises. Both the base rent and
maintenance charge will increase at a rate of five percent (5%) annually. Boyd will pay $1,049,869.92 in base rent and
approximately $149,717.86 for the maintenance fee which totals $1,199,587.78 over the five-year Sublease term. Exhibit
C of the Sublease outlines the Base Rent and Maintenance Charge Schedule.

3. SPECIFIC ACTIONS BEING RECOMMENDED OR REQUESTED:

UNLYV President Keith E. Whitfield requests Board approval to enter into the Sublease Agreement with Boyd Gaming
Corporation for a period of five years at Black Fire Innovation at the Harry Reid Research and Technology Park, 8400 W.
Sunset Road, bearing Clark County Assessor Number 163-33-401-016. UNLV further requests that the Chancellor be
granted authority to execute the Sublease Agreement, any amendments, and any other ancillary agreements required to
implement the Sublease Agreement. All aforementioned agreements shall be reviewed and approved by NSHE General
Counsel (or, at the Chief General Counsel's request, NSHE Special Real Property Counsel) in order to implement the
terms and conditions required to finalize the Lease Agreement.

4. IMPETUS (WHY NOW?):

Caesar’s vacated the previously subleased space as of April 2023. The collaboration between Boyd Corporation and
UNLYV represents a unique opportunity to drive new innovations to market, provide students with real world
opportunities, attract new corporate collaborations, and support hi-tech startup companies.

5. CHECK THE NSHE STRATEGIC PLAN GOAL THAT IS SUPPORTED BY THIS REQUEST:
X Access (Increase participation in post-secondary education)
X Success (Increase student success)
X Close the Achievement Gap (Close the achievement gap among underserved student populations)
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X Workforce (Collaboratively address the challenges of the workforce and industry education needs of Nevada)
X Research (Co-develop solutions to the critical issues facing 21% century Nevada and raise the overall
research profile)

U Not Applicable to NSHE Strategic Plan Goals

INDICATE HOW THE PROPOSAL SUPPORTS THE SPECIFIC STRATEGIC PLAN GOAL

e UNLV’s collaboration with Boyd will create a dynamic research environment for students and faculty.

e Activities at Black Fire Innovation provides access to a broader group of students that may not generally
participate in post-secondary education.

e Through software development, maker space, and access to corporations, such as Boyd, students are
offered a greater number and variety of educational opportunities and experiences.

e Having Boyd as a subtenant will assist in creating real-world experiences for students that could lead to future
employment opportunities.

e Boyd will collaborate with UNLV to modify the Black Fire Innovation lab to facilitate research and development
agreements with third parties, support innovation development, and increase the number and kind of
engagements with the broader hospitality ecosystem.

6. BULLET POINTS TO SUPPORT REQUEST/RECOMMENDATION:

e The presence of UNLV and Boyd at Black Fire Innovation aligns with best practices throughout the country for
research parks and their associated institutions.

e Impacts generated by the collaboration between UNLV and Boyd include increased job creation, economic
development growth, technology transfer, beneficial public/private partnerships, and diversification of the local
and regional economies.

Collaboration between UNLV and Boyd will support UNLV’s Top Tier 2.0 strategic plan.
Boyd will make available industry professionals to further Black Fire Innovation’s mission and goals and support
research initiatives and projects.

7. POTENTIAL ARGUMENTS AGAINST THE REQUEST/RECOMMENDATION:
| None noted. |

8. ALTERNATIVE(S) TO WHAT IS BEING REQUESTED/RECOMMENDED:
| The Board does not approve the Sublease Agreement. |

9. RECOMMENDATION FROM THE CHANCELLOR’S OFFICE:
The Chancellor's Office supports this request.

10. COMPLIANCE WITH BOARD POLICY:
X Consistent With Current Board Policy: Title #4 Chapter # 10 Section # 1(9), Table 9.1

Amends Current Board Policy:  Title # Chapter # Section #
(  Amends Current Procedures & Guidelines Manual: Chapter # Section #
O Other:

X Fiscal Impact: Yes X No

Explain: Boyd shall pay $1,049,869.92 in base rent and approximately $149,717.86 for the maintenance fee which totals
$1,199,587.78 over the five-year Sublease term.
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ATTACHMENT "A"

SUBLEASE AGREEMENT

THIS SUBLEASE AGREEMENT, of September, 2023 (this “Sublease™), is by
and between the Board of Regents of the Nevada System of Higher Education, on behalf of the
University of Nevada, Las Vegas, as sublandlord (“Sublandlord”), and Boyd Gaming Corporation,
a Nevada corporation, as subtenant (“Subtenant”). This Sublease shall be effective on the date the
last authorized signatory affixes his/her signature below (the “Effective Date”).

RECITALS

WHEREAS, Sublandlord, as tenant (“Tenant”), and The Gardner Company, as landlord
(“Landlord”), are parties to that certain Lease, dated June 11, 2018, (the “Lease”), for the Premises,
in the Building located at 8400 W. Sunset Road, Las Vegas, NV 89113, attached hereto as Exhibit
“A”; and

WHEREAS, Subtenant desires to sublease from Sublandlord, and Sublandlord desires to
sublease to Subtenant, the Subleased Premises (as defined below), pursuant to this sublease
agreement (the “Agreement”); and

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of
which are hereby acknowledged, the parties hereto agree as set forth in this Sublease.

AGREEMENT

1. Defined Terms. Terms capitalized in this Sublease, but not otherwise defined, have the meanings
given to them in the Lease.

2. Sublandlord’s Warranty of Landlord’s Consent. Sublandlord warrants that Landlord has
consented to Sublandlord’s use and subleasing of the Subleased Premises as a collaborative space
for a multitude of companies and grants the Sublandlord the right and ability to enter into shared
use and/or license agreements (the “Shared Use Arrangements”) that constitute subleases under
applicable law throughout the term of the Lease. Landlord agrees that Sublandlord may enter into
such Share Use Arrangements without the prior written consent of Landlord under certain
conditions identified in Article 16 (a) of the Lease.

3. The Lease. The Lease is attached hereto as Exhibit “B”. Subtenant represents that it has
received and reviewed the Lease, and that, subject to the terms of this Sublease, the Lease is
acceptable to Subtenant.

a. It is hereby understood and agreed that (i) the Sublease is derivative of, and is
subordinate to, the Lease; and (ii) Subtenant’s rights to use, possess and enjoy the
Subleased Premises are subject to the terms and conditions of the Lease and the
rights and remedies of Landlord and Sublandlord thereunder. If the Lease Term
expires, or the Lease is earlier terminated, this Sublease automatically terminates.

i. Subtenant agrees to assume and perform all of the duties,
covenants, agreements and obligations of Sublandlord, as Tenant,

under the Lease, as the same are applicable to the Subleased
Premises, provided, however, that the following within, from and of

Page 1 of 113

(BUSINESS, FINANCE AND FACILITIES COMMITTEE 09/07/23) Ref. BFF-7, Page 3 of 238



the Lease are expressly excluded from this Sublease are of no force
or effect as between Sublandlord and Subtenant:

1. The obligation of Sublandlord, as Tenant under the Lease,
to pay Rent to Landlord under the Lease except, as expressly
as set forth to the contrary, if at all, in this Sublease; and

2. Lease Articles 2(c) and (d) and Article 3, (inclusive of all
subsections), and Lease Exhibit “C”.

ii. In addition to Subtenant’s obligations under Section 3(a)(i)
above, Subtenant agrees that it will maintain the Subleased Premises
in the condition required by the Lease (including, without
limitations, Lease Section 8) and otherwise as required by this
Sublease, and will commit no waste, and will not do, suffer, or
permit to be done any injury to the same.

iii. As part of Subtenant’s obligations under Section 3(a)(i) above,
Subtenant shall obtain and maintain under this Sublease the same
insurance as sublandlord is required to maintain as Tenant under the
Lease, and such insurance shall name Sublandlord, and all parties
required by the Lease to be so named, as additional insureds or loss
payees, as applicable, to the extent required by the Lease. Subtenant
shall, prior to the Commencement Date and in addition to the
requirements regarding certificates of insurance set forth in the
Lease, provide certificates of such insurance to Sublandlord and
Landlord.

b. Subtenant shall neither knowingly do, nor shall Subtenant permit anything to be
done, that, under the terms of the Lease, would result in a default by Tenant
thereunder, cause the Lease to be terminated or forfeited, or give rise to any claims
by, or result in damages to, Landlord.

4. Grant and Delivery. Sublandlord shall deliver the Subleased Premises to Subtenant, except as
set forth to the contrary in this Sublease, as is, where is and with all faults condition.

a. If Sublandlord fails to deliver to Subtenant the Subleased Premises by such date,
then the Commencement Date will be the date of which such delivery is made, no
breach shall exist under this Sublease and Sublandlord shall have no liability
therefor; provided, however, that payments of Rent shall abate until the date on
which Sublandlord delivers the Subleased Premises to Subtenant.

b. Subtenant represents that it has inspected the Subleased Premises to the extent
desired by Subtenant, and Subtenant agrees that the Subleased Premises are
acceptable in their present condition, as is, where is and with all faults, for
Subtenant’s required uses. By accepting from Sublandlord the means of access to
the Subleased Premises (e.g., keys, card passes, etc.), Subtenant is deemed to have
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accepted the Subleased Premises in their as is, where is and with all faults condition,
and subtenant hereby expressly waives any rights it had, has or may have regarding
the condition of the Subleased Premises as of the date hereof.

c. Other than as expressly set forth in this Sublease, Sublandlord (i) is not require
to alter, remodel, decorate, clean, or improve the Subleased Premises or the
Building (or to pay for any such work); and (ii) has not made any representation
regarding either or both the Subleased Premises or the Building.

5. Permitted Use. Subtenant shall only use the Subleased Premises for the uses permitted by the
Lease.

6. Initial Access and Sublease Term.

a. Sublandlord agrees that, Subtenant shall be permitted to enter the Subleased
Premises to facilitate its initial occupancy thereof, which early access shall be
subject to the terms and provisions of this Sublease; provided, however, that
Subtenant shall not be required to commence paying Base Rent prior to the
Commencement Date.

b. The term of this Sublease shall be for a period of five (5) years, (the “Sublease
Term’) commencing on the Effective Date (“Commencement Date”), and expiring
on sixty (60) months from that date (the “Expiration Date”), unless this Sublease
is earlier terminated in accordance with the Lease terms.

7. Rent. “Rent” is the sum of Base Rent and Monthly Maintenance Charges, both as defined below.
Subtenant shall pay all Rent as set forth in this Section 7, without reduction, abatement or set-off
and otherwise as required by this Sublease. Monthly installments of Rent under this Sublease for
partial months, if any, during the Sublease Term shall be prorated based upon the number of days
in the partial months.

a. Commencing on the Commencement Date, and thereafter on the first day
of each month throughout the Sublease Term, Subtenant shall pay to Sublandlord
monthly installments of Rent as set forth in the table attached hereto as Exhibit
“C”. A monthly installment of Rent for a partial calendar month, if any,
occurring during the Sublease Term shall be prorated for that calendar month based
upon the number of days comprising that calendar month.

b . In addition to, and simultaneously with, Subtenant’s payment of monthly
installments of Base Rent, Subtenant shall pay to Sublandlord the Monthly
Maintenance Charge, as the same may be adjusted in accordance with the terms of
this Sublease. The “Monthly Maintenance Charge” is $15,833.13 the estimated
monthly installment of Sublandlord’s charges for common area maintenance and
operations and maintenance. The initial Monthly Maintenance Charge shall be
$2,557.93 ($0.43 per rentable square foot times 5,251 rentable square feet).
Monthly Maintenance Charge shall increase by five percent (5%) annually on the
anniversary date of the Lease, as show on Exhibit “C” as attached hereto.

c. “Additional Rent” is all amounts, other than Base Rent, payable by Subtenant
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under this Sublease.

8. Sublease and Assignment. Subtenant shall neither (whether voluntarily or by operation of law)
assign this Sublease, nor sub-sublease any portion of the Subleased Premises, without the prior
written consent of Sublandlord and Landlord, and Subtenant shall not unreasonably withhold its
consent but may make the same contingent upon Landlord granting its consent to the extent
required by the Lease. Subtenant will not pledge its interest hereunder, or allow liens to be placed
on such interest, or suffer this Sublease or any portion thereof to be attached or taken upon
execution. Subtenant shall not permit any third party to occupy all or any portion of the Subleased
Premises. No assignment of this Sublease, nor sub-subleasing of the Subleased Premises, will
relieve Subtenant from being primarily responsible and liable for the terms, conditions and
covenants of this Sublease.

9. Damage, Destruction or Condemnation. In the event of damage or destruction of the Subleased
Premises or the taking of all or any part thereof under the power of eminent domain, this Sublease
will terminate if the Lease is terminated as a result thereof, and the Rent payable hereunder will
abate for as long as and in the same proportion as the Rent due from Sublandlord to Landlord
under the Lease abates as a result thereof. If this Sublease is not so terminated, the provisions of
the Lease with regard to restoration of the Subleased Premises control.

10. Release, Waiver of Claims and Subrogation; Indemnification.

a. The “Subtenant Parties™ are, collectively, Subtenant, its officers, partners,
agents, servants, invitees, visitors, licensees, successors, assigns, or sub-
subtenants.

b. To the maximum extent permitted by Law, Subtenant hereby releases and
waives all claims against Sublandlord and the Landlord Indemnified Parties
for injury or damage to person, property, or business sustained in or about
the Subleased Premises by Subtenant or any of the Subtenant Parties other
than damage caused by the negligence or the willful and wanton acts or
omissions of Sublandlord, Landlord or the Landlord Indemnified Parties.
Without limitation of the foregoing, Subtenant hereby releases and waives all
claims for recovery from Sublandlord, Landlord and the Landlord
Indemnified Parties for loss or damage to property or business sustained in or
about the Building or the Subleased Premises, which total loss or damage (a)
would be insured against under the standard form of fire and extended
coverage insurance policy used in the State of Nevada at the time of the loss
or damage, or (b) if the coverage under policies required to be carried under
the Lease or actually carried by Subtenant is greater, is or would be insured
against under such policies; provided, however, that Subtenant has the right
to seek indemnification from Sublandlord, Landlord, or the Landlord’s
Indemnified Parties to the extent any loss or damage is not covered by
applicable insurance coverage.

c. In addition to Subtenant obligations, under the Lease, Subtenant agrees to
indemnify, defend with reasonably acceptable counsel, and hold harmless
Sublandlord from and against any liability, damages, costs or expenses of any
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kind or nature (including, without limitation, court costs and reasonable
attorneys’ fees), resulting from, caused by, in connection with or related to any
negligence, misconduct, or failure by Subtenant to perform, keep and obey the
terms of other or both this Sublease and, insofar as they are applicable to the
Subleased Premises, the Lease.

d. Waiver of Subrogation: Lessor and Lessee shall have no liability to one another,
or to any insurer, by way of subrogation or otherwise, on account of any loss or
damage to their respective property, the premises or its contents, or the building
regardless of whether such loss or damage is caused by the negligence of Lessee
or Lessor, arising out of the peril or casualties insured against by the property
insurance policies carried, or required to be carried, by the parties pursuant to
this Agreement. The insurance policies obtained by Lessor or Lessee pursuant
to this Agreement shall permit waivers of subrogation which the insurer may
otherwise have against the non-insuring party. In the event the policy or policies
do not allow waiver of subrogation prior to loss, either Lessor or Lessee shall,
at the request of the other party, deliver to the requesting party a waiver of
subrogation endorsement in such form and content as may reasonably be
required by the requesting party or its insurer.

11. Alterations. Subtenant shall not make any alterations, additions or improvements to the
Subleased Premises without the prior written consent of Landlord and Sublandlord. All
alterations, additions and improvements that are approved must be made at Subtenant’s sole cost
and expense. All final construction plans must be submitted to Sublandlord, in CAD 14 form,
within ten (10) days after substantial completion of any alterations, additions or improvements to
the Subleased Premises. Upon the termination of the Term, all such alterations, additions and
improvements will be and remain part of the Subleased Premises unless either Landlord or
Sublandlord gives Subtenant written notice requiring the alteration addition or improvement to be
removed at the expiration of the Term. If either Landlord or Sublandlord shall give such notice,
Subtenant shall remove the same prior to the expiration of the Term as required by this Sublease
and the Lease.

12. Default. Subtenant is in default hereunder if: (a) the Rent above referred to, or any part thereof,
whether the same be demanded or not, remains unpaid for a period of fifteen (15) business days
after the date when due; or (b) if any other term, condition or covenant of this Sublease, express
or implied on the part of Subtenant to be kept or performed is violated or neglected by Subtenant
and Sublandlord or Landlord gave notice to Subtenant specifying the violation and Subtenant
failed to cure the violation within thirty (30) days after the date of such notice; provided, however,
if the violation cannot be reasonably cured within such thirty (30) days, then no default exists so
long as Subtenant is exercising all commercially reasonable efforts to cure the same; provided
further, however, that if such violation is a default or event of default pursuant to the Lease, the
time for cure is five days less than the time provided for cure of that default pursuant to the Lease;
or (c) if the Subleased Premises or Subtenant’s interest therein is taken on execution or other
process of law; or (d) if Subtenant petitions to be or is declared bankrupt or insolvent according
to law or enters an assignment for the benefit of creditors; or (e) any other event identified in the
Lease as a default by Tenant thereunder. Upon the occurrence of a default, Sublandlord has all of
the rights and remedies against Subtenant that would be available to Landlord against Sublandlord
in the event of a default by Sublandlord under the Lease.
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13. Notices. All notices and notifications under this Lease to be sent from one party to the other
must be in writing and sent by a nationally recognized private carrier of overnight mail (e.g.,
Federal Express) to either party as set forth below. Each such mailed notice or communication is
deemed to have been given to, or served upon, the party to which addressed one (1) business day
after the date the same is deposited with the courier. Any party hereto may change its address for
the service of notice hereunder by serving written notice hereunder upon the other party hereto, in
the manner specified above, at least ten (10) business days prior to the effective date of such
change.

Sublandlord Board of Regents of the Nevada System of
Higher Education on behalf of The
University of Nevada, Las Vegas

Attn: Real Estate Department

4505 S. Maryland Pkwy

Box 451018

Las Vegas, NV 89154-1018

Subtenant Boyd Gaming Corporation
Attn: Paul Anderson

SVP, Government Affairs
6465 S. Rainbow Blvd
Las Vegas, NV 89118

Boyd Gaming Corporation
Attn: General Counsel
6465 S. Rainbow Blvd
Las Vegas, NV 89118

14. Surrender of Subleased Premises. Upon the expiration of the Sublease Term, or the earlier
termination of this Sublease, Subtenant will quit and surrender possession of the Subleased
Premises to Sublandlord in the condition required by this Sublease and the Lease, and will remove
or cause to be removed from the Subleased Premises, and at Subtenant’s expense, all debris and
rubbish, all furniture, equipment, business and trade fixtures, movable partitioning, alterations
required to be removed, and other articles of personal property owned by it, and all similar articles
of any other persons claiming under Subtenant, and Subtenant will repair all damage to the
Subleased Premises resulting from such removal; provided, however, that Subtenant is not
required to remove any alterations, additions, improvements or changes that existed in the
Subleased Premises prior to the date of this Sublease unless either or both (i) Subtenant modifies
the same and the consent for the modification is conditioned upon removal of the foregoing; or
(i1) Subtenant has entered into a lease with Landlord to remain in all, or any portion of, the
Subleased Premises after the end of this Sublease. To the extent Subtenant’s property remains in
the Subleased Premises after the expiration of the Term such property is deemed abandoned and
Sublandlord has the right to remove and store the same at Subtenant’s cost, or to use assert control
and ownership over the same. At least sixty (60), but not more than ninety (90), days prior to the
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Expiration Date, Subtenant, by give Sublandlord at least ten (10) business days prior written
notice, may schedule a walk through inspection of the Subleased Premises with Sublandlord to
discuss the then-current condition of the Subleased Premises. If Subtenant does not perform such
an inspection with Sublandlord, then Sublandlord’s determination of the Subleased Premises’
condition shall be final.

15. Services. Services to be provided under the terms of the Lease will be provided by Subtenant
or Landlord, and Sublandlord is not required to provide, and will have no responsibilities in
connection with, any services. If Subtenant requests Sublandlord’s assistance under this section,
Subtenant will submit all requests therefore through Sublandlord’s facility service. Subtenant
represents that it has reviewed Lease Section 8 (including all of the subsections thereof), and
acknowledges that Subtenant, and not Sublandlord, is responsible for performing Tenant’s
obligations thereunder; provided, however, that Sublandlord, as required by the Lease and at
Subtenant’s expense, shall maintain, repair and, as necessary, replace the following (collectively,
“Sublandlord Services"): (i) the following Building systems: mechanical, electrical, plumbing,
fire-life-safety, roof and roof membrane, and heating-ventilating-air conditioning; (ii) structural
elements; and (iii) foundations. Sublandlord, from time-to-time, may submit to Subtenant a
written statement (a “Service Statement ") identifying amounts owed for Sublandlord’s Services,
which amounts may include a commercially reasonable management fee payable to Sublandlord.
Subtenant shall pay, to Sublandlord and as Additional Rent, the amount identified in a Service
Statement within thirty (30) days after the date on which Subtenant receives the Service Statement.

16. Waiver. A waiver by any default, breach or failure under this Sublease will not be construed
as a waiver of any subsequent or different default, breach or failure.

17. Inspection. Sublandlord reserves the right at all reasonable times during the Term of this
Sublease for Sublandlord or its agents to enter the Subleased Premises, upon reasonable prior oral
notice to Subtenant, for the purpose of inspecting and examining the same, and for all other
reasonable purposes.

18. Holding Over. Subtenant has no right to hold over after the expiration of the Sublease Term,
or the earlier termination of this Sublease. Subtenant will indemnify Sublandlord for any costs
incurred by Sublandlord as a result of its failure to surrender, vacate or deliver to Sublandlord the
Subleased Premises as and when required by this Sublease, and Subtenant is also liable to
Sublandlord for Rent during such holdover at the rate of three hundred percent (300%) of the Rent
payable under the Lease for the Subleased Premises in effect during such holding over by
Subtenant. Acceptance by Sublandlord of Rent after such expiration or earlier termination will not
constitute consent to a holdover hereunder or result in a renewal. The foregoing provisions of this
section are in addition to, and will not limit, Sublandlord’s right of reentry or any other rights of
Sublandlord hereunder or as otherwise provided by law.

19. Successors and Assigns. All of the terms, covenants, provisions and conditions of this Sublease
are binding upon and inure to the benefit of the parties hereto and their respective successors and
permitted assigns.

20. Relationship of Parties. This Sublease does not and will not create the relationship of principal
and agent, or of partnership, or of joint venture, or of any other association between Sublandlord
and Subtenant, the sole relationship between the parties hereto being strictly that of landlord and
tenant.
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21. Counterparts; Signatures. This Sublease may be executed in any number of counterparts, all of
which are considered one and the same Sublease notwithstanding that all parties hereto have not
signed the same counterpart. Signatures of this Sublease which are transmitted by either or both
electronic or telephonic means (including, without limitation, .pdf and DocuSign) are valid for all
purposes. Any party shall, however, deliver an original signature of this Sublease to the other party
upon request.

22. No Publication. Neither party hereto shall publicize in a medium of general circulation
available to the general public (e.g., trade journals, newspapers, radio, television, internet, etc.) the
transaction evidenced by this Sublease. The foregoing prohibition is not applicable to disclosures
required by applicable laws.

23. Furniture, Fixtures and Equipment. Subtenant hereby accepts from Sublandlord, the Furniture
in its as is, where is and with all faults condition on the Commencement Date, and without
representation or warranty by Sublandlord as to its condition or usability. Subtenant agrees that,
to the extent it deems appropriate, it has inspected the Furniture and found the same to be in
acceptable condition. Subtenant shall, on or before the expiration of the Term and at Subtenant’s
cost, remove Subtenant’s Furniture and all wiring connected or related thereto from the Subleased
Premises and repair all damage to the Subleased Premises resulting from such removal. To the
extent that Furniture remains in the Subleased Premises after the expiration of the Term, such
property shall be deemed abandoned and Sublandlord shall have the right to remove and store the
same at Subtenant’s cost, or to assert control and ownership over the same.

[The balance of this page is intentionally left blank.]
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IN WITNESS WHEREOF, the parties hereto have executed this Sublease as of the
Effective Date.

LANDLORD:
GARDNER NEVADA TECH PARK 1, L.C.
a Utah limited liability company, by its manager

GARDNER NEVADA TECH PARK HOLDINGS, L.C.,
a Utah limited liability company, by its manager:

KC Gardner Company, L.C.,

a Utah limited liability company

By:
Name:
Its:

Date:

SUBLANDLORD:

BOARD OF REGENTS OF THE NEVADA SYSTEM
OF HIGHER EDUCATION, ON BEHALF OF

THE UNIVERSITY OF NEVADA, LAS VEGAS

RECOMMENDED:

By:

Vice President for Research and Economic Development
University of Nevada, Las Vegas

Date:

RECOMMENDED:

By:

President
University of Nevada, Las Vegas

Date:
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APPROVED:

By:

Chancellor
Nevada System of Higher Education

Date:

SUBTENANT:

BOYD GAMING CORPORATION

By:

Date:
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Exhibit “B”

The Lease
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FIRST AMENDMENT TO STANDARD OFFICE SUBLEASE

THIS FIRST AMENDMENT TO STANDARD OFFICE LEASE (this “Amendment”) is
entered as of October _ , 2020, by and between GARDNER NEVADA TECH PARK 1, L.C., a
Utah limited liability company (“Landlord”) and the BOARD OF REGENTS OF THE NEVADA
SYSTEM OF HIGHER EDUCATION, on behalf of the University of Nevada, Las Vegas
(“Tenant”). Landlord and Tenant are sometimes referred to herein, collectively, as the “Parties”
and, individually, as a “Party”.

RECITALS

A. WHEREAS, on June 11, 2018, Landlord and Tenant entered into that certain
Standard Office Sublease (the “Lease”), pursuant to which Landlord agreed to lease to Tenant,
and Tenant agreed to lease from Landlord, a portion of space on the third (3™) floor and all of the
fourth (4™) floors (the “Premises™) in a building constructed by Landlord (the “Building”)
located at approximately 8400 West Sunset Road in The UNLV Harry Reid Research and
Technology Park, in Clark County, Nevada as more particularly described in the Lease (the
“Property”). All capitalized terms not otherwise defined herein shall have the meanings given
them in the Lease.

B. WHEREAS, Landlord and Tenant desire to amend the Lease as provided herein.

NOW THEREFORE, in consideration of the foregoing and other good and valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, Landlord and Tenant
hereby agrees as follows:

AGREEMENT

1. Amendment to Section C. of Article 1. Section C. of Article 1 of the Lease is hereby
deleted in its entirety and replaced with the following:

“C. “Rent Commencement Date”: The term of this Lease and Tenant’s
obligation to pay rent hereunder commenced on October 1, 2019. (the “Rent
Commencement Date’).”

2. Amendment to Section (b)(i)(C) of Article 3. Section (b)(i)(C) of Article 3 of the Lease
is hereby deleted in its entirety and replaced with the following:

“(C) “Base Year” shall mean the 2020 calendar year, calculated based on a ninty-
five percent (95%) occupancy in the Building.”

3. Omnibus Amendment. Any and all other terms and provisions of the Lease are
hereby amended and modified wherever necessary, and even though not specifically addressed
herein, so as to conform to the amendments set forth in the preceding paragraph. Except as
expressly modified and amended hereby, all other terms and conditions of the Lease shall
continue in full force and effect.

4. Entire Agreement. This Amendment contains the entire understanding of Tenant
and Landlord and supersedes all prior oral or written understandings relating to the subject
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matter set forth herein.

5. Counterparts. This Amendment may be executed in counterparts each of which shall
be deemed an original. An executed counterpart of this Amendment transmitted by facsimile
shall be equally as effective as a manually executed counterpart.

6. Successors and Assigns. This Amendment shall inure for the benefit of and shall be
binding on each of the parties hereto and their respective successors and/or assigns.

7. Authority. Each individual executing this Amendment does thereby represent and
warrant to each other person so signing (and to each other entity for which such other person
may be signing) that he or she has been duly authorized to deliver this Amendment in the
capacity and for the entity set forth where she or he signs.

{Signature Page Follows}

2
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IN WITNESS WHEREOQF, Landlord and Tenant have executed this Amendment as of
the date first above written.

“LANDLORD”

GARDNER NEVADA TECH PARK 1, L..C
a Utah limited liabilty company, by its manager:

GARDNER NEVADA TECH PARK HOLDINGS, L.C.
a Utah limited liability company, by its manager:

KC Gardner Company, L.C.,
a Utah limited liability company

By (AN GppJ—
Name: Christian Gardner
Its: Manager

“TENANT”

BOARD OF REGENTS OF THE NEVADA SYSTEM OF HIGHER EDUCATION
on behalf of the University of Nevada, Las Vegas,

RECOMMENDED:

By: M—@/-\,L/

Vice President for Research and Economic Development
University of Nevada, Las Vegas,

10X28X2020

Date

RECOMMENDED:

By: ﬁf‘ﬂ%

Keith E. Whitfield, President
University of Nevada, Las Vegas

/0 /27"/20

Date

3
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APPROVED:

By: W\, 0 Fowe
Melody Rose '
Chancellor
Nevada System of Higher Education

11/18/2020

Date

APPROVED AS TO LEGAL FORM:

Elda L. Sidhu

General Counsel
University of Nevada, Las Vegas

(0] 26/72620

Date
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SECOND AMENDMENT TO STANDARD OFFICE SUBLEASE

THIS SECOND AMENDMENT TO STANDARD OFFICE LEASE (this
“Amendment”) is entered as of February _ , 2023, by and between GARDNER NEVADA
TECH PARK 1, L.C., a Utah limited liability company (“Landlord”) and the BOARD OF
REGENTS OF THE NEVADA SYSTEM OF HIGHER EDUCATION, on behalf of the
University of Nevada, Las Vegas (“Tenant”). Landlord and Tenant are sometimes referred to
herein, collectively, as the “Parties” and, individually, as a “Party”.

RECITALS

A. WHEREAS, on June 11, 2018, Landlord and Tenant entered into that certain
Standard Office Sublease (the “Original Lease™), pursuant to which Landlord agreed to lease to
Tenant, and Tenant agreed to lease from Landlord, a portion of space on the third (3™) floor and
all of the fourth (4™) floors (the “Premises™) in a building constructed by Landlord (the
“Building”) located at approximately 8400 West Sunset Road in The UNLV Harry Reid
Research and Technology Park, in Clark County, Nevada as more particularly described in the
Lease (the “Property”), which Original Lease was amended by that certain Frist Amendment to
Standard Office Sublease dated October, 2020 (the “First Amendment”; and together with the
original Lease, collectively, the “Lease”). All capitalized terms not otherwise defined herein
shall have the meanings given them in the Lease and First Amendment.

B. WHEREAS, Landlord and Tenant desire to amend the Lease as provided herein.

NOW THEREFORE, in consideration of the foregoing and other good and valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, Landlord and Tenant
hereby agrees as follows:

AGREEMENT

1. Tenant's Signage. Landlord hereby agrees to install an exterior building sign, at its
sole cost and expense, on the Building no later than December 31, 2021, which signage shall
identify Tenant and otherwise be in accordance with plans and specifications previous approved
by Tenant prior to the date hereof (the “Tenant’s Building Sign”), a rendering of which is
depicted on Exhibit “A” attached hereto. Tenant’s Building Sign shall be permitted to remain on
the Building during the Term of the Lease and shall otherwise be subject to the provisions of
Article 32 of the Lease. Following installation of the Tenant’s Building Sign, Tenant will be
responsible for all electricity charges incurred in connection with Tenant’s Building Sign. In
addition, Tenant, at its sole cost, shall be obligated to maintain and repair Tenant’s Building Sign
in a first-class condition and in good working order and repair. Upon the expiration or earlier
termination of the Lease, Tenant shall be required to remove Tenant’s Building Sign and Tenant
shall restore any damage to the Building caused by the removal of such Tenant’s Building Sign.

2. Omnibus Amendmment. Any and all other terms and provisions of the Lease are
hereby amended and modified wherever necessary, and even though not specifically addressed
herein, so as to conform to the amendments set forth in the preceding paragraph. Except as
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expressly modified and amended hereby, all other terms and conditions of the Lease shall
continue in full force and effect.

3. LEntire Agreement. This Amendment contains the entire understanding of Tenant
and Landlord and supersedes all prior oral or written understandings relating to the subject
matter set forth herein.

4. Counterparts. This Amendment may be executed in counterparts each of which shall
be deemed an original. An executed counterpart of this Amendment transmitted by facsimile
shall be equally as effective as a manually executed counterpart.

S. Successors and Assigns. This Amendment shall inure for the benefit of and shall be
binding on each of the parties hereto and their respective successors and/or assigns.

6. Authority. Each individual executing this Amendment does thereby represent and
warrant to each other person so signing (and to each other entity for which such other person
may be signing) that he or she has been duly authorized to deliver this Amendment in the
capacity and for the entity set forth where she or he signs.

{Signature Page Follows}

2
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IN WITNESS WHEREOF, Landlord and Tenant have executed this Amendment as of
the date first above written.

“LANDLORD”

GARDNER NEVADA TECH PARK 1, L.C
a Utah limited liabilty company, by its manager:

GARDNER NEVADA TECH PARK HOLDINGS, L.C.
a Utah limited liability company, by its manager:

KC Gardner Company, L.C.,
a Utah limited liability company

By:
Name: Christian Gardner
Its: Manager

“TENANT”

BOARD OF REGENTS OF THE NEVADA SYSTEM OF HIGHER EDUCATION
on behalf of the University of Nevada, Las Vegas, _

RECOMMENDED:

DocuSigned by:
By:_! /%&)
d

Vice President for Research and Economic Development
University of Nevada, Las Vegas

4/10/2023

Date

RECOMMENDED:
DocuSigned by:

By: ‘Qiﬂkdsfﬂkq}kél

\—QCGO(SBBBA?EMAWX._

Keith E. Whitfield, Ph.D
President
University of Nevada, Las Vegas

4/10/2023
Date

3
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APPROVED:

By: V\LWO‘BM ALz

al,:/ A.R. Erquiaga
Actinig Chancellor
Nevada System of Higher Education

4—/1&/2;

Date

APPROVED AS TO FORM:

DocuSigned by:
By;@‘&_ﬁ@
-deacSidiran..

General Counsel
University of Nevada, Las Vegas

4/10/2023
Date

4
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Exhibit “A”
Depiction of Tenant’s Building Sign

(see attached)

5
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Exhibit “C”

Base Rent and Maintenance Charge Schedule

Period Monthly Base Rent Monthly Estimated
Maintenance Charge*
Year | $15,833.33 $2,257.93
Year 2 $16,625.00 $2,325.67
Year 3 $17.456.25 $2,395.44
Year 4 $18,329.06 $2,467.30
Year 5 $19,245.52 $2,541.32

*Monthly Maintenance Charge is estimated to increase by 5% annually.
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ATTACHMENT "B"

SPONSORSHIP AGREEMENT

This Sponsorship Agreement (“this Agreement”) is made by and between Boyd Gaming
Corporation (“Boyd” or “Sponsor”), and the Board of Regents of the Nevada System of
Higher Education on behalf of the University of Nevada, Las Vegas, Division of Research
and Economic Development (“UNLV”) to support BLACK FIRE INNOVATION at the Harry
Reid Research and Technology Park in Las Vegas, Nevada (“Park”). This Agreement
shall be effective on the date the last authorized signatory affixes his/her signature below
(the “Effective Date”).

1) Tribute:

UNLV greatly appreciates the exceptional generosity of Boyd to help make BLACK FIRE
INNOVATION at the Harry Reid Research & Technology Park an exemplary model of a
living laboratory and business accelerator/incubator to drive UNLV and corporate based
public-private collaboration. Sponsor’s contributions will help UNLV to realize its
transformative goals by optimizing the Black Fire facility for students, faculty, researchers
and enterprise partners. All involved in building out Black Fire, and working together to
advance its mission, will drive new innovations in products and services; strengthen
economic diversification and development in our community, regionally and well beyond;
and provide genuine opportunities for students to apply their academic experiences to real
world situations.

2) Rights Granted:

A) Sponsor grants to UNLV, subject to the terms and conditions hereof, the right to
have its Sponsorship Copy displayed as described on Exhibit “A”, attached hereto and
incorporated herein by this reference, for the Term of this Agreement.

For the purposes of this Agreement, “Sponsorship Copy” shall mean any words, slogans,
logos, designs or comparable creative effort with respect to the sponsorship of UNLV.

B) If applicable, Sponsor shall, at its expense, cause the sponsorship display to be
fabricated and installed at the Park.

3) Sponsorship Copy Approval:

The design, layout and content of the Sponsorship Copy shall be subject to Sponsor’s
prior written approval (email acceptable), which approval shall not be unreasonably
withheld. UNLV shall submit the Sponsorship Copy to Sponsor for its review no later than
twenty (20) days prior to installation; the Sponsorship Copy shall be deemed approved if
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UNLV has not received Sponsor’s reasonable objections thereto within ten (10) days
following its receipt thereof.

4) Maintenance:

Sponsor shall maintain the sponsorship display in good and attractive order, repair and
condition, at its expense. All maintenance, repair or replacement of the sponsorship
display shall be performed by Sponsor as soon as practicable following notice to Sponsor
of malfunction, damage or destruction.

5) Term and Termination:

A) This Agreement shall be effective from the Effective Date and continue for a period
of five (5) years thereafter (“Initial Term”).

B) Either party shall have the right to terminate this Agreement for any reason
(including no reason) by providing the other party with thirty (30) days prior written notice
(the “Termination for Convenience”). In the event that either party exercises its right of
Termination for Convenience, neither party shall have any further liability to the other under
this Agreement, except those obligations that would naturally survive by the terms thereof.
Notwithstanding the foregoing, the termination of this Agreement shall contemporaneously
terminate the Sublease Agreement attached hereto as Exhibit “C”.

6) Charitable Contributions and Recognition:

In exchange for UNLV displaying the Sponsorship Copy during the term, Sponsor shall
provide (i) the services, equipment, and products valued at or around $100,000, as
outlined in Exhibit “A” and Exhibit “B” attached hereto and incorporated herein; and (ii)
a $500,000 total cash contribution distributed in five (5) equal $100,000 installments on
the following dates: July 1, 2023; July 1, 2024; July 1, 2025; July 1, 2026; and July 1, 2027.
Notwithstanding the foregoing, Sponsor and UNLV recognize that the services, equipment
and products enumerated in Exhibit “A” and Exhibit “B” may be amended from time to time
upon mutual written consent. The University of Nevada, Las Vegas Foundation
(“Foundation”) may issue a recognition letter to Sponsor for any service or cash
contribution that may qualify as a charitable contribution as defined by the Internal
Revenue Service. Any potential charitable contribution will be subject to all state law,
federal law, and UNLV policies and procedures. UNLV may also recognize Sponsor’'s
contributions in other ways, including as outlined in a sponsor benefits document(s)
associated with this Agreement.

7) Equipment Warranties:

To the extent that, as part of this Agreement Sponsor provides any equipment to UNLV,
Sponsor warrants that:

A) Any equipment provided by Sponsor is safe and suitable for use by UNLV and has
no known dangerous defects;
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B) There are no claims, judgments, liens or other encumbrances of any kind
whatsoever against or upon title to the equipment; and

C) No custom laws, tax laws other laws or regulations applicable to the equipment or
its export or import, have been broken.

8) Indemnification and Insurance:

(@) Sponsor shall, at Sponsor’s sole expense, procure, maintain and keep in force for
the duration of this Agreement the following insurance conforming to the minimum
requirements specified below. Unless specifically noted herein or otherwise agreed to by
UNLYV, the required insurance shall be in effect at the Effective Date and shall continue in
force as appropriate until this Agreement expires or is otherwise terminated.

() Commercial General Liability Insurance

a. Minimum limits required:

$2,000,000 General Aggregate

$1,000,000 Products & Completed Operations Aggregate
$1,000,000 Personal and Advertising Injury

$1,000,000 Each Occurrence

b. Coverage shall be on an occurrence basis and shall be at least as broad as
ISO 1996 form CG 00 01 and shall cover liability arising from the Premises,
operations, independent contractors, completed operations, personal injury,
products and liability assumed under contract.

(b)  Additional Insured Requirements: UNLYV shall be included as an Additional Insured
on an additional insured certificate for all of Sponsor’s primary and excess / umbrella
liability policies (excluding professional liability) affording the broadest possible coverage.
Endorsements shall be submitted to allow blanket addition as required by contract or
individualized endorsement naming UNLV as an additional insured.

(©) Deductibles and Self-Insured Retentions: Insurance maintained by Sponsor shall
apply on a first dollar basis without application of a deductible or self-insured retention
unless otherwise specifically agreed to by UNLV. Such approval shall not relieve Sponsor
from the obligation to pay any deductible or self-insured retention. Any deductible or self-
insured retention shall not exceed $5,000.00 per occurrence, unless otherwise approved
by UNLV Risk Management and Safety Department.

(d) To the extent allowed by applicable law, each party (the “Indemnifying Party”) shall
indemnify, defend, and hold harmless the other party, its officers, employees, Regents (as
to Sponsor’s indemnification obligations) and agents (the “Indemnified Party”) from and
against any and all claims, damages, liabilities, costs and expenses to the person or
property of another, lawsuits, judgments, and/or expenses, arising either directly or
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indirectly from any act or failure to act by the Indemnifying Party or any of its officers or
employees which may occur during or which may arise out of this Agreement.

9) Notice:

All notices required or permitted hereunder, and all payments shall be deemed duly given
when received by certified mail, postage prepaid, addressed to the parties as follows:

UNLV:

University of Nevada Las Vegas

Attn: Vice President for Economic Development
8400 West Sunset Road, Suite 400

Las Vegas, NV 891 13

SPONSOR:

Boyd Gaming Corporation
Attn: Paul Anderson
Senior Vice President, Industry & Government Affairs

6465 South Rainbow Boulevard
Las Vegas, NV 89118

WITH COPY FOR SPONSOR TO:

Boyd Gaming Corporation

Attn: General Counsel

6465 South Rainbow Boulevard
Las Vegas, NV 89118

10) Severability:

If any provision of this Agreement is in conflict with any Federal, state or local rule of law,
then such provision shall be deemed null and void to the extent that it is in conflict
therewith, but without invalidating the remaining provisions hereof.

11) Entire Agreement; Governing Law; Amendments:

This Agreement constitutes the entire understanding and agreement between the parties
with respect to the subject matter hereof and supersedes any and all prior negotiations,
understandings or agreements in regard thereto. The parties agree that the laws of the
State of Nevada shall govern the validity, construction, interpretation and performance of
this Agreement. Any and all disputes arising out of or in connection with this Agreement
shall be litigated in a court of appropriate jurisdiction located within Clark County, Nevada,
and the parties hereby expressly consent to the jurisdiction of said court. This Agreement
may be amended only by written instrument signed by the parties hereto.
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12) No Partnership:

This Agreement shall not be construed as creating a partnership, joint venture or other
business relationship between the parties or their respective legal representatives,
successors, employees, agents or assigns.

13) Use of Names and Marks:

Except as otherwise set forth herein, Sponsor and UNLV hereby acknowledge and agree
that this Agreement does not operate to assign, transfer or convey to each other any
license, privilege or right of any kind or nature whatsoever to use for any reason, any
trademarks, tradenames, network names, propriety logo types or network marks owned
by Sponsor and/or UNLV in any sponsorship, signage, promotional materials, including
printing sales marketing materials, or otherwise, without the prior written approval of
Sponsor and/or UNLV, as the case may be. Sponsor may use the name “the University of
Nevada, Las Vegas” and/or “UNLV” in factually based materials related to this Agreement.
Any other use of “the University of Nevada, Las Vegas” and/or UNLV will only be allowed
with prior written consent of UNLV.

14) Compliance with Laws and Regulations:

During the term of this Agreement, each party will comply with all laws, ordinances and
regulations, including tax and license fees of federal, state and local governmental
agencies or bodies.

15) Assignment:

Neither party shall assign, transfer, or delegate any rights, obligations, or duties under this
Agreement without the prior written approval of the other party.

16) Gaming Compliance:

UNLV understands and acknowledges that this Agreement, at Sponsor’s discretion, may
be subject to UNLV completing and submitting to Sponsor a due diligence compliance
guestionnaire (including an Authorization for the Release of Information) and being found
suitable by Sponsor. Notwithstanding any other provision in this Agreement to the contrary,
Sponsor may terminate this Agreement in the event that Sponsor determines that its
relationship with UNLV or the Foundation is (a) likely to subject Sponsor (or its affiliates)
to disciplinary action by gaming regulatory authorities; (b) likely to cause Sponsor (or its
affiliates) to lose or become unable to obtain or reinstate any federal, state and/or foreign
registration, license or approval material to its business or; (c) otherwise violates, or is
likely to be determined by an applicable gaming regulatory authority to violate any
applicable statutes or regulations regarding prohibited relationships with or of Sponsor.
Additionally, UNLV further acknowledges and understands that Sponsor is subject to the
regulatory jurisdiction of the Nevada Gaming Control Board and that said Board may
investigate and/or disapprove any contract it believes violates the laws of the State of
Nevada.
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17)  Survival:

The parties’ obligations under Sections 7 and 8 will survive the termination of this
Agreement.

IN WITNESS WHEREOF, the parties have caused this Agreement to be executed as of
the Effective Date.

BOYD GAMING CORPORATION:

Keith E. Smith, Chief Executive Officer Date

BOARD OF REGENTS OF THE NEVADA SYSTEM OF HIGHER EDUCATION ON
BEHALF OF THE UNIVERSITY OF NEVADA, LAS VEGAS, DIVISION OF RESEARCH
AND ECONOMIC DEVELOPMENT

Recommended:

Zachary Miles, Senior Associate Vice President for Economic Development Date
Approved:

Bo Bernhard, Vice President for Economic Development Date

Acknowledged for the purposes of Section 6:

UNIVERSITY OF NEVADA, LAS VEGAS FOUNDATION

Rickey N. McCurry, Vice President of Philanthropy and Alumni Engagement Date
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EXHIBIT “A”

Subject to that as set forth in Exhibit “A” hereto and Exhibit “B”  below, the participation
of the Sponsor at BLACK FIRE INNOVATION will be recognized on the Gold level with
the following (the “Opportunities”) (*not all acknowledgments will be available until sixty
(60) days from the Effective Date, but Sponsors will be acknowledged like any other Gold
Level Sponsor until that time):

e Signage.

0 Rotating BOYD ID and acknowledgment as a Gold level Sponsor on Black Fire Digital
Media Screens; multiple screens per floor; primary recognition;

0] Rotating company ID and acknowledgment as a Gold level Sponsor on Black Fire
Sports Book Media Wall;
o) Company ID on Black Fire Donor Wall; Gold level Sponsor section; 4th floor

elevator bay

e Print, Online, Broadcast Media.

O UNLV and Boyd will coordinate the development and promotion of a press release
highlighting the initial agreement and subsequent major news-worthy developments (e.g.,

eventual launch of “Boyd BRAIN” center, etc.)

e Digital Media.

0] BOYD ID and designation on Sponsor Logo Carousel; year-round

o) Company ID, acknowledgment and description of support on the Sponsors Page of
Black Fire’'s website

o) Company ID and acknowledgment on splash page at logon to Black Fire Wireless
Service; Gold level Sponsor section

o) BOYD ID, acknowledgment and description of support on the UNLV Economic

Development website
e Marketing Collateral.

o) BOYD ID and acknowledgement as a Gold level Sponsor in Black Fire marketing
collateral (flyers, brochures)

e Social Media.

o) BOYD ID acknowledgements in posts on Black Fire Social Media (e.g., video, pre-
launch announcements)
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e Any Intern sponsored by Sponsor as a condition or expectation under this Agreement
shall be subject to Sponsor, Black Fire Innovation, UNLV’s general policies and procedure
regarding Sponsor’s participation in the UNLV intern program.

e Support

e Provide up to ten (10) hours , per month of technology evaluation, start-up support,

and serve on an advisory panel to assist UNLV’s Office of Economic Development with

their technology commercialization and industry engagement efforts

e Sponsor and UNLV shall agree to at least one ongoing research or innovation

collaboration per year.

e Sponsor shall collaborate with UNLV to modify the Black Fire Innovation lab to

facilitate research and development agreements with third parties, support innovation

development, and increase the number and kind of engagements with the broader

hospitality ecosystem.

° Sponsor will provide UNLV support to enhance and further the mission of Black Fire

Innovation, which shall include working with UNLV to establish a corporate sponsorship

program.

e UNLV and Sponsor will use best efforts to represent a co-branded relationship for
venue, print, or other communication channels that are mutually approved.

All Opportunities shall be made available and run throughout the then current Term.

All Opportunities shall be generally provided to Sponsor in type and location parity
with other gaming companies at the Gold Level.

Page 8 of 10

(BUSINESS, FINANCE AND FACILITIES COMMITTEE 09/07/23) Ref. BFF-7, Page 123 of 238



Exhibit “B”
Sponsor shall provide the following to UNLV:

° Boyd Fellow: An engineering professional made available by Boyd, at no cost to
UNLV, who will assist UNLV to advance Blackfire’s mission through support with ongoing
research initiatives and similar projects; and

° Boyd Interns: At least two (2) engineering or other similarly situated students who
are currently enrolled at UNLV who are tasked with advancing Blackfire’s mission through
support with ongoing research initiatives and similar projects in collaboration with Boyd
Gaming and UNLV (subject to Sponsor and UNLV's general policies and procedure
regarding Sponsor's participation in the UNLV intern program).
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Exhibit “C”

Sublease Agreement
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SUBLEASE AGREEMENT

THIS SUBLEASE AGREEMENT, of September, 2023 (this “Sublease™), is by
and between the Board of Regents of the Nevada System of Higher Education, on behalf of the
University of Nevada, Las Vegas, as sublandlord (“Sublandlord”), and Boyd Gaming Corporation,
a Nevada corporation, as subtenant (“Subtenant”). This Sublease shall be effective on the date the
last authorized signatory affixes his/her signature below (the “Effective Date”).

RECITALS

WHEREAS, Sublandlord, as tenant (“Tenant”), and The Gardner Company, as landlord
(“Landlord™), are parties to that certain Lease, dated June 11, 2018, (the “Lease”), for the Premises,
in the Building located at 8400 W. Sunset Road, Las Vegas, NV 89113, attached hereto as Exhibit
“A”; and

WHEREAS, Subtenant desires to sublease from Sublandlord, and Sublandlord desires to
sublease to Subtenant, the Subleased Premises (as defined below), pursuant to this sublease
agreement (the “Agreement”); and

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of
which are hereby acknowledged, the parties hereto agree as set forth in this Sublease.

AGREEMENT

1. Defined Terms. Terms capitalized in this Sublease, but not otherwise defined, have the meanings
given to them in the Lease.

2. Sublandlord’s Warranty of Landlord’s Consent. Sublandlord warrants that Landlord has
consented to Sublandlord’s use and subleasing of the Subleased Premises as a collaborative space
for a multitude of companies and grants the Sublandlord the right and ability to enter into shared
use and/or license agreements (the “Shared Use Arrangements”) that constitute subleases under
applicable law throughout the term of the Lease. Landlord agrees that Sublandlord may enter into
such Share Use Arrangements without the prior written consent of Landlord under certain
conditions identified in Article 16 (a) of the Lease.

3. The Lease. The Lease is attached hereto as Exhibit “B”. Subtenant represents that it has
received and reviewed the Lease, and that, subject to the terms of this Sublease, the Lease is
acceptable to Subtenant.

a. It is hereby understood and agreed that (i) the Sublease is derivative of, and is
subordinate to, the Lease; and (ii) Subtenant’s rights to use, possess and enjoy the
Subleased Premises are subject to the terms and conditions of the Lease and the
rights and remedies of Landlord and Sublandlord thereunder. If the Lease Term
expires, or the Lease is earlier terminated, this Sublease automatically terminates.

I. Subtenant agrees to assume and perform all of the duties,
covenants, agreements and obligations of Sublandlord, as Tenant,

under the Lease, as the same are applicable to the Subleased
Premises, provided, however, that the following within, from and of
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the Lease are expressly excluded from this Sublease are of no force
or effect as between Sublandlord and Subtenant:

1. The obligation of Sublandlord, as Tenant under the Lease,
to pay Rent to Landlord under the Lease except, as expressly
as set forth to the contrary, if at all, in this Sublease; and

2. Lease Articles 2(c) and (d) and Article 3, (inclusive of all
subsections), and Lease Exhibit “C”.

ii. In addition to Subtenant’s obligations under Section 3(a)(i)
above, Subtenant agrees that it will maintain the Subleased Premises
in the condition required by the Lease (including, without
limitations, Lease Section 8) and otherwise as required by this
Sublease, and will commit no waste, and will not do, suffer, or
permit to be done any injury to the same.

iii. As part of Subtenant’s obligations under Section 3(a)(i) above,
Subtenant shall obtain and maintain under this Sublease the same
insurance as sublandlord is required to maintain as Tenant under the
Lease, and such insurance shall name Sublandlord, and all parties
required by the Lease to be so named, as additional insureds or loss
payees, as applicable, to the extent required by the Lease. Subtenant
shall, prior to the Commencement Date and in addition to the
requirements regarding certificates of insurance set forth in the
Lease, provide certificates of such insurance to Sublandlord and
Landlord.

b. Subtenant shall neither knowingly do, nor shall Subtenant permit anything to be
done, that, under the terms of the Lease, would result in a default by Tenant
thereunder, cause the Lease to be terminated or forfeited, or give rise to any claims
by, or result in damages to, Landlord.

4. Grant and Delivery. Sublandlord shall deliver the Subleased Premises to Subtenant, except as
set forth to the contrary in this Sublease, as is, where is and with all faults condition.

a. If Sublandlord fails to deliver to Subtenant the Subleased Premises by such date,
then the Commencement Date will be the date of which such delivery is made, no
breach shall exist under this Sublease and Sublandlord shall have no liability
therefor; provided, however, that payments of Rent shall abate until the date on
which Sublandlord delivers the Subleased Premises to Subtenant.

b. Subtenant represents that it has inspected the Subleased Premises to the extent
desired by Subtenant, and Subtenant agrees that the Subleased Premises are
acceptable in their present condition, as is, where is and with all faults, for
Subtenant’s required uses. By accepting from Sublandlord the means of access to
the Subleased Premises (e.g., keys, card passes, etc.), Subtenant is deemed to have
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accepted the Subleased Premises in their as is, where is and with all faults condition,
and subtenant hereby expressly waives any rights it had, has or may have regarding
the condition of the Subleased Premises as of the date hereof.

c. Other than as expressly set forth in this Sublease, Sublandlord (i) is not require
to alter, remodel, decorate, clean, or improve the Subleased Premises or the
Building (or to pay for any such work); and (ii) has not made any representation
regarding either or both the Subleased Premises or the Building.

5. Permitted Use. Subtenant shall only use the Subleased Premises for the uses permitted by the
Lease.

6. Initial Access and Sublease Term.

a. Sublandlord agrees that, Subtenant shall be permitted to enter the Subleased
Premises to facilitate its initial occupancy thereof, which early access shall be
subject to the terms and provisions of this Sublease; provided, however, that
Subtenant shall not be required to commence paying Base Rent prior to the
Commencement Date.

b. The term of this Sublease shall be for a period of five (5) years, (the “Sublease
Term”) commencing on the Effective Date (“Commencement Date”), and expiring
on sixty (60) months from that date (the “Expiration Date”), unless this Sublease
is earlier terminated in accordance with the Lease terms.

7. Rent. “Rent” is the sum of Base Rent and Monthly Maintenance Charges, both as defined below.
Subtenant shall pay all Rent as set forth in this Section 7, without reduction, abatement or set-off
and otherwise as required by this Sublease. Monthly installments of Rent under this Sublease for
partial months, if any, during the Sublease Term shall be prorated based upon the number of days
in the partial months.

a. Commencing on the Commencement Date, and thereafter on the first day
of each month throughout the Sublease Term, Subtenant shall pay to Sublandlord
monthly installments of Rent as set forth in the table attached hereto as Exhibit
“C”. A monthly installment of Rent for a partial calendar month, if any,
occurring during the Sublease Term shall be prorated for that calendar month based
upon the number of days comprising that calendar month.

b . Inaddition to, and simultaneously with, Subtenant’s payment of monthly
installments of Base Rent, Subtenant shall pay to Sublandlord the Monthly
Maintenance Charge, as the same may be adjusted in accordance with the terms of
this Sublease. The “Monthly Maintenance Charge” is $15,833.13 the estimated
monthly installment of Sublandlord’s charges for common area maintenance and
operations and maintenance. The initial Monthly Maintenance Charge shall be
$2,557.93 ($0.43 per rentable square foot times 5,251 rentable square feet).
Monthly Maintenance Charge shall increase by five percent (5%) annually on the
anniversary date of the Lease, as show on Exhibit “C” as attached hereto.

c. “Additional Rent” is all amounts, other than Base Rent, payable by Subtenant
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under this Sublease.

8. Sublease and Assignment. Subtenant shall neither (whether voluntarily or by operation of law)
assign this Sublease, nor sub-sublease any portion of the Subleased Premises, without the prior
written consent of Sublandlord and Landlord, and Subtenant shall not unreasonably withhold its
consent but may make the same contingent upon Landlord granting its consent to the extent
required by the Lease. Subtenant will not pledge its interest hereunder, or allow liens to be placed
on such interest, or suffer this Sublease or any portion thereof to be attached or taken upon
execution. Subtenant shall not permit any third party to occupy all or any portion of the Subleased
Premises. No assignment of this Sublease, nor sub-subleasing of the Subleased Premises, will
relieve Subtenant from being primarily responsible and liable for the terms, conditions and
covenants of this Sublease.

9. Damage, Destruction or Condemnation. In the event of damage or destruction of the Subleased
Premises or the taking of all or any part thereof under the power of eminent domain, this Sublease
will terminate if the Lease is terminated as a result thereof, and the Rent payable hereunder will
abate for as long as and in the same proportion as the Rent due from Sublandlord to Landlord
under the Lease abates as a result thereof. If this Sublease is not so terminated, the provisions of
the Lease with regard to restoration of the Subleased Premises control.

10. Release, Waiver of Claims and Subrogation; Indemnification.

a. The “Subtenant Parties” are, collectively, Subtenant, its officers, partners,
agents, servants, invitees, visitors, licensees, successors, assigns, or sub-
subtenants.

b. To the maximum extent permitted by Law, Subtenant hereby releases and
waives all claims against Sublandlord and the Landlord Indemnified Parties
for injury or damage to person, property, or business sustained in or about
the Subleased Premises by Subtenant or any of the Subtenant Parties other
than damage caused by the negligence or the willful and wanton acts or
omissions of Sublandlord, Landlord or the Landlord Indemnified Parties.
Without limitation of the foregoing, Subtenant hereby releases and waives all
claims for recovery from Sublandlord, Landlord and the Landlord
Indemnified Parties for loss or damage to property or business sustained in or
about the Building or the Subleased Premises, which total loss or damage (a)
would be insured against under the standard form of fire and extended
coverage insurance policy used in the State of Nevada at the time of the loss
or damage, or (b) if the coverage under policies required to be carried under
the Lease or actually carried by Subtenant is greater, is or would be insured
against under such policies; provided, however, that Subtenant has the right
to seek indemnification from Sublandlord, Landlord, or the Landlord’s
Indemnified Parties to the extent any loss or damage is not covered by
applicable insurance coverage.

c. In addition to Subtenant obligations, under the Lease, Subtenant agrees to
indemnify, defend with reasonably acceptable counsel, and hold harmless
Sublandlord from and against any liability, damages, costs or expenses of any
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kind or nature (including, without limitation, court costs and reasonable
attorneys’ fees), resulting from, caused by, in connection with or related to any
negligence, misconduct, or failure by Subtenant to perform, keep and obey the
terms of other or both this Sublease and, insofar as they are applicable to the
Subleased Premises, the Lease.

d. Waiver of Subrogation: Lessor and Lessee shall have no liability to one another,
or to any insurer, by way of subrogation or otherwise, on account of any loss or
damage to their respective property, the premises or its contents, or the building
regardless of whether such loss or damage is caused by the negligence of Lessee
or Lessor, arising out of the peril or casualties insured against by the property
insurance policies carried, or required to be carried, by the parties pursuant to
this Agreement. The insurance policies obtained by Lessor or Lessee pursuant
to this Agreement shall permit waivers of subrogation which the insurer may
otherwise have against the non-insuring party. In the event the policy or policies
do not allow waiver of subrogation prior to loss, either Lessor or Lessee shall,
at the request of the other party, deliver to the requesting party a waiver of
subrogation endorsement in such form and content as may reasonably be
required by the requesting party or its insurer.

11. Alterations. Subtenant shall not make any alterations, additions or improvements to the
Subleased Premises without the prior written consent of Landlord and Sublandlord. All
alterations, additions and improvements that are approved must be made at Subtenant’s sole cost
and expense. All final construction plans must be submitted to Sublandlord, in CAD 14 form,
within ten (10) days after substantial completion of any alterations, additions or improvements to
the Subleased Premises. Upon the termination of the Term, all such alterations, additions and
improvements will be and remain part of the Subleased Premises unless either Landlord or
Sublandlord gives Subtenant written notice requiring the alteration addition or improvement to be
removed at the expiration of the Term. If either Landlord or Sublandlord shall give such notice,
Subtenant shall remove the same prior to the expiration of the Term as required by this Sublease
and the Lease.

12. Default. Subtenant is in default hereunder if: (a) the Rent above referred to, or any part thereof,
whether the same be demanded or not, remains unpaid for a period of fifteen (15) business days
after the date when due; or (b) if any other term, condition or covenant of this Sublease, express
or implied on the part of Subtenant to be kept or performed is violated or neglected by Subtenant
and Sublandlord or Landlord gave notice to Subtenant specifying the violation and Subtenant
failed to cure the violation within thirty (30) days after the date of such notice; provided, however,
if the violation cannot be reasonably cured within such thirty (30) days, then no default exists so
long as Subtenant is exercising all commercially reasonable efforts to cure the same; provided
further, however, that if such violation is a default or event of default pursuant to the Lease, the
time for cure is five days less than the time provided for cure of that default pursuant to the Lease;
or (c) if the Subleased Premises or Subtenant’s interest therein is taken on execution or other
process of law; or (d) if Subtenant petitions to be or is declared bankrupt or insolvent according
to law or enters an assignment for the benefit of creditors; or (e) any other event identified in the
Lease as a default by Tenant thereunder. Upon the occurrence of a default, Sublandlord has all of
the rights and remedies against Subtenant that would be available to Landlord against Sublandlord
in the event of a default by Sublandlord under the Lease.
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13. Notices. All notices and notifications under this Lease to be sent from one party to the other
must be in writing and sent by a nationally recognized private carrier of overnight mail (e.g.,
Federal Express) to either party as set forth below. Each such mailed notice or communication is
deemed to have been given to, or served upon, the party to which addressed one (1) business day
after the date the same is deposited with the courier. Any party hereto may change its address for
the service of notice hereunder by serving written notice hereunder upon the other party hereto, in
the manner specified above, at least ten (10) business days prior to the effective date of such
change.

Sublandlord Board of Regents of the Nevada System of
Higher Education on behalf of The
University of Nevada, Las Vegas

Attn: Real Estate Department

4505 S. Maryland Pkwy

Box 451018

Las Vegas, NV 89154-1018

Subtenant Boyd Gaming Corporation
Attn: Paul Anderson

SVP, Government Affairs
6465 S. Rainbow Blvd
Las Vegas, NV 89118

Boyd Gaming Corporation
Attn: General Counsel
6465 S. Rainbow Blvd
Las Vegas, NV 89118

14. Surrender of Subleased Premises. Upon the expiration of the Sublease Term, or the earlier
termination of this Sublease, Subtenant will quit and surrender possession of the Subleased
Premises to Sublandlord in the condition required by this Sublease and the Lease, and will remove
or cause to be removed from the Subleased Premises, and at Subtenant’s expense, all debris and
rubbish, all furniture, equipment, business and trade fixtures, movable partitioning, alterations
required to be removed, and other articles of personal property owned by it, and all similar articles
of any other persons claiming under Subtenant, and Subtenant will repair all damage to the
Subleased Premises resulting from such removal; provided, however, that Subtenant is not
required to remove any alterations, additions, improvements or changes that existed in the
Subleased Premises prior to the date of this Sublease unless either or both (i) Subtenant modifies
the same and the consent for the modification is conditioned upon removal of the foregoing; or
(if) Subtenant has entered into a lease with Landlord to remain in all, or any portion of, the
Subleased Premises after the end of this Sublease. To the extent Subtenant’s property remains in
the Subleased Premises after the expiration of the Term such property is deemed abandoned and
Sublandlord has the right to remove and store the same at Subtenant’s cost, or to use assert control
and ownership over the same. At least sixty (60), but not more than ninety (90), days prior to the
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Expiration Date, Subtenant, by give Sublandlord at least ten (10) business days prior written
notice, may schedule a walk through inspection of the Subleased Premises with Sublandlord to
discuss the then-current condition of the Subleased Premises. If Subtenant does not perform such
an inspection with Sublandlord, then Sublandlord’s determination of the Subleased Premises’
condition shall be final.

15. Services. Services to be provided under the terms of the Lease will be provided by Subtenant
or Landlord, and Sublandlord is not required to provide, and will have no responsibilities in
connection with, any services. If Subtenant requests Sublandlord’s assistance under this section,
Subtenant will submit all requests therefore through Sublandlord’s facility service. Subtenant
represents that it has reviewed Lease Section 8 (including all of the subsections thereof), and
acknowledges that Subtenant, and not Sublandlord, is responsible for performing Tenant’s
obligations thereunder; provided, however, that Sublandlord, as required by the Lease and at
Subtenant’s expense, shall maintain, repair and, as necessary, replace the following (collectively,
“Sublandlord Services"): (i) the following Building systems: mechanical, electrical, plumbing,
fire-life-safety, roof and roof membrane, and heating-ventilating-air conditioning; (ii) structural
elements; and (iii) foundations. Sublandlord, from time-to-time, may submit to Subtenant a
written statement (a “Service Statement ") identifying amounts owed for Sublandlord’s Services,
which amounts may include a commercially reasonable management fee payable to Sublandlord.
Subtenant shall pay, to Sublandlord and as Additional Rent, the amount identified in a Service
Statement within thirty (30) days after the date on which Subtenant receives the Service Statement.

16. Waiver. A waiver by any default, breach or failure under this Sublease will not be construed
as a waiver of any subsequent or different default, breach or failure.

17. Inspection. Sublandlord reserves the right at all reasonable times during the Term of this
Sublease for Sublandlord or its agents to enter the Subleased Premises, upon reasonable prior oral
notice to Subtenant, for the purpose of inspecting and examining the same, and for all other
reasonable purposes.

18. Holding Over. Subtenant has no right to hold over after the expiration of the Sublease Term,
or the earlier termination of this Sublease. Subtenant will indemnify Sublandlord for any costs
incurred by Sublandlord as a result of its failure to surrender, vacate or deliver to Sublandlord the
Subleased Premises as and when required by this Sublease, and Subtenant is also liable to
Sublandlord for Rent during such holdover at the rate of three hundred percent (300%) of the Rent
payable under the Lease for the Subleased Premises in effect during such holding over by
Subtenant. Acceptance by Sublandlord of Rent after such expiration or earlier termination will not
constitute consent to a holdover hereunder or result in a renewal. The foregoing provisions of this
section are in addition to, and will not limit, Sublandlord’s right of reentry or any other rights of
Sublandlord hereunder or as otherwise provided by law.

19. Successors and Assigns. All of the terms, covenants, provisions and conditions of this Sublease
are binding upon and inure to the benefit of the parties hereto and their respective successors and
permitted assigns.

20. Relationship of Parties. This Sublease does not and will not create the relationship of principal
and agent, or of partnership, or of joint venture, or of any other association between Sublandlord
and Subtenant, the sole relationship between the parties hereto being strictly that of landlord and
tenant.
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21. Counterparts; Signatures. This Sublease may be executed in any number of counterparts, all of
which are considered one and the same Sublease notwithstanding that all parties hereto have not
signed the same counterpart. Signatures of this Sublease which are transmitted by either or both
electronic or telephonic means (including, without limitation, .pdf and DocuSign) are valid for all
purposes. Any party shall, however, deliver an original signature of this Sublease to the other party
upon request.

22. No Publication. Neither party hereto shall publicize in a medium of general circulation
available to the general public (e.g., trade journals, newspapers, radio, television, internet, etc.) the
transaction evidenced by this Sublease. The foregoing prohibition is not applicable to disclosures
required by applicable laws.

23. Furniture, Fixtures and Equipment. Subtenant hereby accepts from Sublandlord, the Furniture
in its as is, where is and with all faults condition on the Commencement Date, and without
representation or warranty by Sublandlord as to its condition or usability. Subtenant agrees that,
to the extent it deems appropriate, it has inspected the Furniture and found the same to be in
acceptable condition. Subtenant shall, on or before the expiration of the Term and at Subtenant’s
cost, remove Subtenant’s Furniture and all wiring connected or related thereto from the Subleased
Premises and repair all damage to the Subleased Premises resulting from such removal. To the
extent that Furniture remains in the Subleased Premises after the expiration of the Term, such
property shall be deemed abandoned and Sublandlord shall have the right to remove and store the
same at Subtenant’s cost, or to assert control and ownership over the same.

[The balance of this page is intentionally left blank.]
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IN WITNESS WHEREOF, the parties hereto have executed this Sublease as of the
Effective Date.

LANDLORD:
GARDNER NEVADA TECH PARK 1, L.C.
a Utah limited liability company, by its manager

GARDNER NEVADA TECH PARK HOLDINGS, L.C.,
a Utah limited liability company, by its manager:

KC Gardner Company, L.C.,

a Utah limited liability company

By:
Name:
Its:

Date:

SUBLANDLORD:

BOARD OF REGENTS OF THE NEVADA SYSTEM
OF HIGHER EDUCATION, ON BEHALF OF

THE UNIVERSITY OF NEVADA, LAS VEGAS

RECOMMENDED:

By:

Vice President for Research and Economic Development
University of Nevada, Las Vegas

Date:

RECOMMENDED:

By:

President
University of Nevada, Las Vegas

Date:
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APPROVED:

By:

Chancellor
Nevada System of Higher Education

Date:

SUBTENANT:

BOYD GAMING CORPORATION

By:

Date:
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EXHIBIT "A"

Boyd Gaming Occupancy Area
Shown In Blue

8 Private Offices
38 Work Stations

Exhibit "A"

The Premises
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Exhibit “B”

The Lease
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FIRST AMENDMENT TO STANDARD OFFICE SUBLEASE

THIS FIRST AMENDMENT TO STANDARD OFFICE LEASE (this “Amendment”) is
entered as of October __, 2020, by and between GARDNER NEVADA TECH PARK 1, L.C., a
Utah limited liability company (“Landlord”) and the BOARD OF REGENTS OF THE NEVADA
SYSTEM OF HIGHER EDUCATION, on behalf of the University of Nevada, Las Vegas
(“Tenant”). Landlord and Tenant are sometimes referred to herein, collectively, as the “Parties”
and, individually, as a “Party”.

RECITALS

A. WHEREAS, on June 11, 2018, Landlord and Tenant entered into that certain
Standard Office Sublease (the “Lease”), pursuant to which Landlord agreed to lease to Tenant,
and Tenant agreed to lease from Landlord, a portion of space on the third (3) floor and all of the
fourth (4™ floors (the “Premises™) in a building constructed by Landlord (the “Building”)
located at approximately 8400 West Sunset Road in The UNLV Harry Reid Research and
Technology Park, in Clark County, Nevada as more particularly described in the Lease (the
“Property”). All capitalized terms not otherwise defined herein shall have the meanings given
them in the Lease.

B. WHEREAS, Landlord and Tenant desire to amend the Lease as provided herein.

NOW THEREFORE, in consideration of the foregoing and other good and valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, Landlord and Tenant
hereby agrees as follows:

AGREEMENT

1.  Amendment to Section C. of Article 1. Section C. of Article 1 of the Lease is hereby
deleted in its entirety and replaced with the following:

“C. “Rent Commencement Date”: The term of this Lease and Tenant’s
obligation to pay rent hereunder commenced on October 1, 2019. (the “Rent
Commencement Date™).”

2. Amendment to Section (b)(i)(C) of Article 3. Section (b)(i)(C) of Article 3 of the Lease
is hereby deleted in its entirety and replaced with the following:

“(C) *“Base Year” shall mean the 2020 calendar year, calculated based on a ninty-
five percent (95%) occupancy in the Building.”

3. Omnibus Amendment. Any and all other terms and provisions of the Lease are
hereby amended and modified wherever necessary, and even though not specifically addressed
herein, so as to conform to the amendments set forth in the preceding paragraph. Except as
expressly modified and amended hereby, all other terms and conditions of the Lease shall
continue in full force and effect.

4. Entire Agreement. This Amendment contains the entire understanding of Tenant
and Landlord and supersedes all prior oral or written understandings relating to the subject

1
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matter set forth herein.

5. Counterparts. This Amendment may be executed in counterparts each of which shall
be deemed an original. An executed counterpart of this Amendment transmitted by facsimile
shall be equally as effective as a manually executed counterpart.

6. Successors and Assigns. This Amendment shall inure for the benefit of and shall be
binding on each of the parties hereto and their respective successors and/or assigns.

7. Authority. Each individual executing this Amendment does thereby represent and
warrant to each other person so signing (and to each other entity for which such other person
may be signing) that he or she has been duly authorized to deliver this Amendment in the
capacity and for the entity set forth where she or he signs.

{Signature Page Follows}

2
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IN WITNESS WHEREOQF, Landlord and Tenant have executed this Amendment as of
the date first above written.

“LANDLORD”

GARDNER NEVADA TECH PARK 1, L..C
a Utah limited liabilty company, by its manager:

GARDNER NEVADA TECH PARK HOLDINGS, L.C.
a Utah limited liability company, by its manager:

KC Gardner Company, L.C.,
a Utah limited liability company

By (AN GppJ—
Name: Christian Gardner
Its: Manager

“TENANT”

BOARD OF REGENTS OF THE NEVADA SYSTEM OF HIGHER EDUCATION
on behalf of the University of Nevada, Las Vegas,

RECOMMENDED:

By:

Vice President for Research and Economic Development
University of Nevada, Las Vegas,

10X28X2020

Date

RECOMMENDED:

By: ﬁf‘ﬂ%

Keith E. Whitfield, President
University of Nevada, Las Vegas

/0 /27"/20

Date

3
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APPROVED:

By:
Melody Rose
Chancellor
Nevada System of Higher Education
11/18/2020
Date

APPROVED AS TO LEGAL FORM:

Elda L. Sidhu

General Counsel
University of Nevada, Las Vegas

(0] 26/72620

Date
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SECOND AMENDMENT TO STANDARD OFFICE SUBLEASE

THIS SECOND AMENDMENT TO STANDARD OFFICE LEASE (this
“Amendment”) is entered as of February _ , 2023, by and between GARDNER NEVADA
TECH PARK 1, L.C., a Utah limited liability company (“Landlord”) and the BOARD OF
REGENTS OF THE NEVADA SYSTEM OF HIGHER EDUCATION, on behalf of the
University of Nevada, Las Vegas (“Tenant”). Landlord and Tenant are sometimes referred to
herein, collectively, as the “Parties” and, individually, as a “Party”.

RECITALS

A. WHEREAS, on June 11, 2018, Landlord and Tenant entered into that certain
Standard Office Sublease (the “Original Lease™), pursuant to which Landlord agreed to lease to
Tenant, and Tenant agreed to lease from Landlord, a portion of space on the third (3™) floor and
all of the fourth (4™) floors (the “Premises™) in a building constructed by Landlord (the
“Building”) located at approximately 8400 West Sunset Road in The UNLV Harry Reid
Research and Technology Park, in Clark County, Nevada as more particularly described in the
Lease (the “Property”), which Original Lease was amended by that certain Frist Amendment to
Standard Office Sublease dated October, 2020 (the “First Amendment”; and together with the
original Lease, collectively, the “Lease”). All capitalized terms not otherwise defined herein
shall have the meanings given them in the Lease and First Amendment.

B. WHEREAS, Landlord and Tenant desire to amend the Lease as provided herein.

NOW THEREFORE, in consideration of the foregoing and other good and valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, Landlord and Tenant
hereby agrees as follows:

AGREEMENT

1. Tenant's Signage. Landlord hereby agrees to install an exterior building sign, at its
sole cost and expense, on the Building no later than December 31, 2021, which signage shall
identify Tenant and otherwise be in accordance with plans and specifications previous approved
by Tenant prior to the date hereof (the “Tenant’s Building Sign”), a rendering of which is
depicted on Exhibit “A” attached hereto. Tenant’s Building Sign shall be permitted to remain on
the Building during the Term of the Lease and shall otherwise be subject to the provisions of
Article 32 of the Lease. Following installation of the Tenant’s Building Sign, Tenant will be
responsible for all electricity charges incurred in connection with Tenant’s Building Sign. In
addition, Tenant, at its sole cost, shall be obligated to maintain and repair Tenant’s Building Sign
in a first-class condition and in good working order and repair. Upon the expiration or earlier
termination of the Lease, Tenant shall be required to remove Tenant’s Building Sign and Tenant
shall restore any damage to the Building caused by the removal of such Tenant’s Building Sign.

2. Omnibus Amendmment. Any and all other terms and provisions of the Lease are
hereby amended and modified wherever necessary, and even though not specifically addressed
herein, so as to conform to the amendments set forth in the preceding paragraph. Except as
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expressly modified and amended hereby, all other terms and conditions of the Lease shall
continue in full force and effect.

3. LEntire Agreement. This Amendment contains the entire understanding of Tenant
and Landlord and supersedes all prior oral or written understandings relating to the subject
matter set forth herein.

4. Counterparts. This Amendment may be executed in counterparts each of which shall
be deemed an original. An executed counterpart of this Amendment transmitted by facsimile
shall be equally as effective as a manually executed counterpart.

S. Successors and Assigns. This Amendment shall inure for the benefit of and shall be
binding on each of the parties hereto and their respective successors and/or assigns.

6. Authority. Each individual executing this Amendment does thereby represent and
warrant to each other person so signing (and to each other entity for which such other person
may be signing) that he or she has been duly authorized to deliver this Amendment in the
capacity and for the entity set forth where she or he signs.

{Signature Page Follows}

2
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IN WITNESS WHEREOF, Landlord and Tenant have executed this Amendment as of
the date first above written.

“LANDLORD”

GARDNER NEVADA TECH PARK 1, L.C
a Utah limited liabilty company, by its manager:

GARDNER NEVADA TECH PARK HOLDINGS, L.C.
a Utah limited liability company, by its manager:

KC Gardner Company, L.C.,
a Utah limited liability company

By:
Name: Christian Gardner
Its: Manager

“TENANT”

BOARD OF REGENTS OF THE NEVADA SYSTEM OF HIGHER EDUCATION
on behalf of the University of Nevada, Las Vegas, _

RECOMMENDED:

DocuSigned by:
By:_! /%&)
d

Vice President for Research and Economic Development
University of Nevada, Las Vegas

4/10/2023

Date

RECOMMENDED:
DocuSigned by:

By: ‘Qiﬂkdsfﬂkq}kél

\—QCGO(SBBBA?EMAWX._

Keith E. Whitfield, Ph.D
President
University of Nevada, Las Vegas

4/10/2023
Date

3
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APPROVED:

Dalﬁ A.R. Erquiaga
Actinig Chancellor
Nevada System of Higher Education

4—/1&/2;

Date

APPROVED AS TO FORM:

DocuSigned by:
By;@&ﬁi@
-deacSidiran..

General Counsel
University of Nevada, Las Vegas

4/10/2023
Date

4
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Exhibit “A”
Depiction of Tenant’s Building Sign

(see attached)

5
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	SPONSORSHIP AGREEMENT
	This Sponsorship Agreement (“this Agreement”) is made by and between Boyd Gaming Corporation (“Boyd” or “Sponsor”), and the Board of Regents of the Nevada System of Higher Education on behalf of the University of Nevada, Las Vegas, Division of Researc...
	1) Tribute:
	UNLV greatly appreciates the exceptional generosity of Boyd to help make BLACK FIRE INNOVATION at the Harry Reid Research & Technology Park an exemplary model of a living laboratory and business accelerator/incubator to drive UNLV and corporate based...
	2) Rights Granted:
	A)  Sponsor grants to UNLV, subject to the terms and conditions hereof, the right to have its Sponsorship Copy displayed as described on Exhibit “A”, attached hereto and incorporated herein by this reference, for the Term of this Agreement.
	For the purposes of this Agreement, “Sponsorship Copy” shall mean any words, slogans, logos, designs or comparable creative effort with respect to the sponsorship of UNLV.
	B) If applicable, Sponsor shall, at its expense, cause the sponsorship display to be fabricated and installed at the Park.
	3) Sponsorship Copy Approval:
	The design, layout and content of the Sponsorship Copy shall be subject to Sponsor’s prior written approval (email acceptable), which approval shall not be unreasonably withheld.  UNLV shall submit the Sponsorship Copy to Sponsor for its review no lat...
	B) There are no claims, judgments, liens or other encumbrances of any kind whatsoever against or upon title to the equipment; and
	C) No custom laws, tax laws other laws or regulations applicable to the equipment or its export or import, have been broken.
	8) Indemnification and Insurance:
	(a) Sponsor shall, at Sponsor’s sole expense, procure, maintain and keep in force for the duration of this Agreement the following insurance conforming to the minimum requirements specified below.  Unless specifically noted herein or otherwise agreed ...
	(I) Commercial General Liability Insurance
	a. Minimum limits required:
	$2,000,000 General Aggregate
	$1,000,000 Products & Completed Operations Aggregate
	$1,000,000 Personal and Advertising Injury
	$1,000,000 Each Occurrence
	b. Coverage shall be on an occurrence basis and shall be at least as broad as ISO 1996 form CG 00 01 and shall cover liability arising from the Premises, operations, independent contractors, completed operations, personal injury, products and liabilit...
	(b) Additional Insured Requirements:  UNLV shall be included as an Additional Insured on an additional insured certificate for all of Sponsor’s primary and excess / umbrella liability policies (excluding professional liability) affording the broadest ...
	(c) Deductibles and Self-Insured Retentions:  Insurance maintained by Sponsor shall apply on a first dollar basis without application of a deductible or self-insured retention unless otherwise specifically agreed to by UNLV.  Such approval shall not r...
	(d) To the extent allowed by applicable law, each party (the “Indemnifying Party”)  shall indemnify, defend, and hold harmless the other party, its officers, employees, Regents (as to Sponsor’s indemnification obligations) and agents (the “Indemnified...
	9) Notice:
	All notices required or permitted hereunder, and all payments shall be deemed duly given when received by certified mail, postage prepaid, addressed to the parties as follows:
	UNLV:
	University of Nevada Las Vegas
	Attn:        Vice President for Economic Development
	8400 West Sunset Road, Suite 400
	Las Vegas, NV 891     13
	SPONSOR:
	Boyd Gaming Corporation
	Attn: Paul Anderson
	Senior Vice President, Industry & Government Affairs
	6465 South Rainbow Boulevard
	Las Vegas, NV 89118
	WITH COPY FOR SPONSOR TO:
	Boyd Gaming Corporation
	Attn: General Counsel
	6465 South Rainbow Boulevard
	Las Vegas, NV 89118
	10) Severability:
	If any provision of this Agreement is in conflict with any Federal, state or local rule of law, then such provision shall be deemed null and void to the extent that it is in conflict therewith, but without invalidating the remaining provisions hereof.
	11) Entire Agreement;  Governing Law; Amendments:
	This Agreement constitutes the entire understanding and agreement between the parties with respect to the subject matter hereof and supersedes any and all prior negotiations, understandings or agreements in regard thereto.  The parties agree that the ...
	12) No Partnership:
	This Agreement shall not be construed as creating a partnership, joint venture or other business relationship between the parties or their respective legal representatives, successors, employees, agents or assigns.
	13) Use of Names and Marks:
	Except as otherwise set forth herein, Sponsor and UNLV hereby acknowledge and agree that this Agreement does not operate to assign, transfer or convey to each other any license, privilege or right of any kind or nature whatsoever to use for any reason...
	14) Compliance with Laws and Regulations:
	During the term of this Agreement, each party will comply with all laws, ordinances and regulations, including tax and license fees of federal, state and local governmental agencies or bodies.
	15) Assignment:
	Neither party shall assign, transfer, or delegate any rights, obligations, or duties under this Agreement without the prior written approval of the other party.
	16) Gaming Compliance:
	UNLV understands and acknowledges that this Agreement, at Sponsor’s discretion, may be subject to UNLV completing and submitting to Sponsor a due diligence compliance questionnaire (including an Authorization for the Release of Information) and being ...
	17)  Survival:
	The parties’ obligations under Sections 7 and 8 will survive the termination of this Agreement.
	IN WITNESS WHEREOF, the parties have caused this Agreement to be executed as of the Effective Date.
	BOYD GAMING CORPORATION:
	______________________________________________________________________
	Keith E. Smith, Chief Executive Officer                Date
	BOARD OF REGENTS OF THE NEVADA SYSTEM OF HIGHER EDUCATION ON BEHALF OF THE UNIVERSITY OF NEVADA, LAS VEGAS, DIVISION OF RESEARCH AND ECONOMIC DEVELOPMENT
	Recommended:
	______________________________________________________________________
	Zachary Miles, Senior Associate Vice President for Economic Development         Date
	Approved:
	______________________________________________________________________
	Bo Bernhard, Vice President for Economic Development     Date
	Acknowledged for the purposes of Section 6:
	UNIVERSITY OF NEVADA, LAS VEGAS FOUNDATION
	______________________________________________________________________
	Rickey N. McCurry, Vice President of Philanthropy and Alumni Engagement Date
	EXHIBIT “A”

	Subject to that as set forth in Exhibit “A” hereto and Exhibit “B”      below, the participation of the Sponsor at BLACK FIRE INNOVATION will be recognized on the Gold level with the following (the “Opportunities”) (*not all acknowledgments will be av...
	● Signage.
	o Rotating BOYD ID and acknowledgment as a Gold level Sponsor on Black Fire Digital Media Screens; multiple screens per floor; primary recognition;
	o Rotating company ID and acknowledgment as a Gold level Sponsor on Black Fire Sports Book Media Wall;
	o Company ID on Black Fire Donor Wall; Gold level Sponsor section; 4th floor elevator bay
	● Print, Online, Broadcast Media.
	o UNLV and Boyd will coordinate the development and promotion of a press release highlighting the initial agreement and subsequent major news-worthy developments (e.g., eventual launch of “Boyd BRAIN” center, etc.)
	● Digital Media.
	o BOYD ID and designation on Sponsor Logo Carousel; year-round
	o Company ID, acknowledgment and description of support on the Sponsors Page of Black Fire’s website
	o Company ID and acknowledgment on splash page at logon to Black Fire Wireless Service; Gold level Sponsor section
	o BOYD ID, acknowledgment and description of support on the UNLV Economic Development website
	● Marketing Collateral.
	o BOYD ID and acknowledgement as a Gold level Sponsor in Black Fire marketing collateral (flyers, brochures)
	● Social Media.
	o BOYD ID acknowledgements in posts on Black Fire Social Media (e.g., video, pre-launch announcements)
	● Any Intern sponsored by Sponsor as a condition or expectation under this Agreement shall be subject to Sponsor, Black Fire Innovation, UNLV’s general policies and procedure regarding Sponsor’s participation in the UNLV intern program.
	● Support
	● Provide up to ten (10) hours , per month of technology evaluation, start-up support, and serve on an advisory panel to assist UNLV’s Office of Economic Development with their technology commercialization and industry engagement efforts
	● Sponsor and UNLV shall agree to at least one ongoing research or innovation collaboration per year.
	● Sponsor shall collaborate with UNLV to modify the Black Fire Innovation lab to facilitate research and development agreements with third parties, support innovation development, and increase the number and kind of engagements with the broader hospit...
	● Sponsor will provide UNLV support to enhance and further the mission of Black Fire Innovation, which shall include working with UNLV to establish a corporate sponsorship program.
	 UNLV and Sponsor will use best efforts to represent a co-branded relationship for venue, print, or other communication channels that are mutually approved.
	All Opportunities shall be made available and run throughout the then current Term.
	All Opportunities shall be generally provided to Sponsor in type and location parity with other gaming companies at the Gold Level.
	Exhibit “B”
	Sponsor shall provide the following to UNLV:
	● Boyd Fellow:  An engineering professional made available by Boyd, at no cost to UNLV, who will assist UNLV to advance Blackfire’s mission through support with ongoing research initiatives and similar projects; and
	● Boyd Interns: At least two (2) engineering or other similarly situated students who are currently enrolled at UNLV who are tasked with advancing Blackfire’s mission through support with ongoing research initiatives and similar projects in collaborat...
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