APPENDIX I:
TRANSPORTATION DATA

1.1: Overland Traffic Consultants,
Transportation Evaluation,

11905 Wilshire Mixed-Use Project at 11905 Wilshire Boulevard,
September 1, 2022.
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REFERRAL FORMS:

TRANSPORTATION STUDY ASSESSMENT

DEPARTMENT OF TRANSPORTATION - REFERRAL FORM
RELATED CODE SECTION: Los Angeles Municipal Code Section 16.05 and various code sections.

PURPOSE: The Department of Transportation (LADOT) Referral Form serves as an initial assessment
to determine whether a project requires a Transportation Assessment.

GENERAL INFORMATION

» Administrative: Prior to the submittal of a referral form with LADOT, a Planning case must have
been filed with the Department of City Planning.

» All new school projects, including by-right projects, must contact LADOT for an assessment of
the school’s proposed drop-off/pick-up scheme and to determine if any traffic controls, school
warning and speed limit signs, school crosswalk and pavement markings, passenger loading
zones and school bus loading zones are needed.

» Unless exempted, projects located within a transportation specific plan area may be required to
pay a traffic impact assessment fee regardless of the need to prepare a transportation
assessment.

» Pursuant to LAMC Section 19.15, a review fee payable to LADOT may be required to process
this form. The applicant should contact the appropriate LADOT Development Services Office to
arrange payment.

» LADOT’s Transportation Assessment Guidelines, VMT Calculator, and VMT Calculator User
Guide can be found at http://ladot.lacity.org.

» A transportation study is not needed for the following project applications:

Ministerial / by-right projects

Discretionary projects limited to a request for change in hours of operation
Tenant improvement within an existing shopping center for change of tenants
Any project only installing a parking lot or parking structure

Time extension

Single family home (unless part of a subdivision)

O O O O O O

» This Referral Form is not intended to address the project’s site access plan, driveway dimensions
and location, internal circulation elements, dedication and widening, etc. These items require
separate review and approval by LADOT.

SPECIAL REQUIREMENTS
When submitting this referral form to LADOT, include the completed documents listed below.

O Copy of Department of City Planning Application (CP-7771.1).

A Copy of a fully dimensioned site plan showing all existing and proposed structures, parking and
loading areas, driveways, as well as on-site and off-site circulation.

If filing for purposes of Site Plan Review, a copy of the Site Plan Review Supplemental Application.

Copy of project-specific VMT Calculator! analysis results.
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TO BE VERIFIED BY PLANNING STAFF PRIOR TO LADOT REVIEW

LADOT DEVELOPMENT SERVICES DIVISION OFFICES: Please route this form for processing to the
appropriate LADOT Development Review Office as follows (see this map for geographical reference):

Metro West LA Valley
213-972-8482 213-485-1062 818-374-4699
100 S. Main St, 9 Floor 7166 W. Manchester Bivd 6262 Van Nuys Blvd, 3" Floor
Los Angeles, CA 90012 Los Angeles, CA 90045 Van Nuys, CA 91401

1. PROJECT INFORMATION

Case Number: DOR-2022-6249-DB-CDO-SPR-HCA, ENV-2022-6250-EAF

11905 Wilshire Bivd Los Angeles CA 90025/ WLA22-114080

Address:

Project Description: Rmv 6,040 sf restaurant build 72 multi-family +9 affordable, 1k rstrnt, 3k retail

Seeking Existing Use Credit (will be calculated by LADOT): Yes No Not sure v

Radha MFH CCAL, LLC; Liz Fleming, Overland Traffic Consultants

Applicant Name:

Appllcant E-mail: liz@overlandtraffic.com Appllcant Phone: (31 O) 545-1235

Planning Staff Initials: Date:

2. PROJECT REFERRAL TABLE

Land Use (list all) Size / Unit Daily Trips'

Multifamily Housing 72 units

Affordable Housing 9 units +586

Proposed'

Hi-TU Restaurant(1,000 sf)& Gen.Retail (3,000 sf) 4,000 sf

Total trips’:

Does the proposed project involve a discretionary action? Yes@ NoO
Would the proposed project generate 250 or more daily vehicle trips?? Yes@ NoO
If the project is replacing an existing number of residential units with a smaller

number of residential units, is the proposed project located within one-half mile

of a heavy rail, light rail, or bus rapid transit station3? Yes O No
If YES to a. and b. or c., or to all of the above, the Project must be referred to LADOT for further
assessment.

Verified by: Planning Staff Name: Phone:

oo

Signature: Date:

1 Qualifying Existing Use to be determined by LADOT staff on following page, per LADOT's Transportation Assessment Guidslines.

2Tq calculate the project’s total daily trips, use the VMT Calculator. Under ‘Project Information’, enter the project address, land use type, and intensity of all
proposed land uses. Select the '+ icon to enter each land use. After you enter the information, copy the ‘Daily Vehicle Trips’ number into the total trips in
this table. Do not consider any existing use information for screening purposes. For additional questions, cansult LADOT's VMT Calculator User Guide

and the LADOT Transportation Assessment Guidelines (available on the LADOT website).
3 Relevant transit lines include: Metro Red, Purple, Blue, Green, Gold, Expo, Orange, and Silver fine stations; and Metrolink stations.
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TO BE COMPLETED BY LADOT

3. PROJECT INFORMATION

Land Use (list all) Size / Unit Daily Trips
Multi-Family Apartments 72 DU
Affordable Housing-Apartments 9DbU + 586
Proposed
Hi-Turnover Restaurant (1 KSF)&Gen. Retail( 3 KSF) |4 KSF
Total new trips: 586
Hi-Turmover Restaurant (Lazy Daisy Cafe) 3.020 KSF
. Hi-Turnover Restaurant (Pho Kitchen) 3.020 KSF -617
Existing
Total existing trips: 617
Net Increase / Decrease (+ or - ) -31
a. s the project a single retail use that is less than 50,000 square feet? YesO No E(
b. Would the project generate a net increase of 250 or more daily vehicle trips? Yes O No S(/
c. Would the project generate a net increase of 500 or more daily vehicle trips? Yes O No
d. Would the project result in a net increase in daily VMT? Yes O No Ii(
e. Ifthe project is replacing an existing number of residential units with a smaller
number of residential units, is the proposed project located within one-half mile
of a heavy rail, light rail, or bus rapid transit station? YesO No
f. Does the project trigger Site Plan Review (LAMC 16.05)? Yes Ii( No O

g. Project size:
i.  Would the project generate a net increase of 1,000 or more daily vehicle trips?

Yes O No
ii. Isthe project’s frontage 250 linear feet or more along a street classified
as an Avenue or Boulevard per the City's General Plan? Yes O No E(
ili. Isthe project’s building frontage encompassing an entire block along a E/
street classified as an Avenue or Boulevard per the City’s General Plan? Yes O No

VMT Analysis (CEQA Review)
If YES to a. and NO to e. a VMT analysis is NOT required.
If YES to both b. and d.; or to e. a VMT analysis is required.

Access, Safety, and Circulation Assessment (Corrective Conditions)
If YES to c., a project access, safety, and circulation evaluation may be required.
If YES to f. and either g.i., g.ii., or g.iii., an access assessment may be required.

LADOT Comments:

Please contact LABOE for any potential street Right-of-way dedication and/or improvement requirements for the project.
Also, submit dimensioned site/driveway/parking plans (1' =40")to the Westchester Development Review office for final
driveway review and recommendation.
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Please note that this form is not intended to address the project’s site access plan, driveway
dimensions and location, internal circulation elements, dedication and widening, and other issues.
These items require separate review and approval by LADOT. Qualifying Existing Use to be determined
per LADOT’s Transportation Assessment Guidefines.

4. Specific Plan with Trip Fee or TDM Requirements: YesO No
Fee Calculation Estimate: N/A (Negative trip generator)

VMT Analysis Required (Question b. satisfied): Yes O No E(

Access, Safety, and Circulation Evaluation Required (Question b. satisfied): Yes O No &

Access Assessment Required (Question b., f., and either g.i., g.ii. or g.iii satisfied): Yes O No

Prepared by DOT Staff Name: Valeria Ceja Phone: (213) 485-1062

Signature: % %" Date: _10/06/22
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Overland Traffic Consultants
952 Manhattan Beach BIl. #100
Manhattan Beach, CA 90266
Phone (310) 545-1235

E-mail: liz@overlandtraffic.com

Transportation Evaluation
11905 Wilshire Mixed-Use Project at
11905 Wilshire Boulevard

Project Location: 11905 Wilshire Boulevard in Brentwood-Pacific Palisades Community of
the City of Los Angeles. The Project is located on the northwest corner of
Wilshire Boulevard and Westgate Avenue. A public alley provides the
northern boundary of the site.

Project Description:
Prior Use: Two restaurants were previously operating on the site. The 3,020 square
foot Lazy Daisy Café closed August 31, 2021 and the 3,020 square foot
Pho Kitchen closed on July 15, 2021. Both operating for a consecutive 6
months prior to closing. A copy of the lease agreements is provided in
Appendix A. Additional square footage was previously leased to dry
cleaning operations but has been closed for over two years.

Proposed: A 7-story building over one subterranean level is proposed. The Project
will include 81 residential units (including 9 affordable units), 1,000 square
foot restaurant and 3,000 square feet of retail. A copy of the site plan is
attached (Attachment B).

Transit: The Project is located on Wilshire Boulevard. Metro Rapid Route 720
operates along Wilshire Boulevard in the Project area. There is a stop on
Wilshire Boulevard 1,300 feet east of the site at Barrington Avenue and
1,500 feet west of the site at Bundy Drive. In the future, the extension of
the D Line (previously Purple Line) will extend to a Westwood/VA Hospital
Station approximately 4,000 feet east of the site. This is currently forecast
by Metro to open in 2027.

Vehicle Parking: Vehicle parking will be provided on one subterranean level, ground floor
level and one above ground floor level. A total of 102 vehicle parking
spaces are proposed (14 commercial and 88 residential) using
permissible vehicle parking reduction from 135 parking spaces by
providing bicycle parking at a rate of 4 bicycle spaces per replaced
vehicle parking space. Parking will be accessed from the alley along the
north side of the site for residents only and from Westgate Avenue near
the northern boundary of the site for both commercial guests/employees
and residents.

Bike Parking: A total of 160 bicycle parking spaces (16 for commercial uses and 144 for
residential uses) will be provided by the Project to meet City code
requirements and provide additional spaces for permissible vehicle
parking reduction.
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Street Classification along Frontage

Wilshire Boulevard is designated as a Boulevard Il in the City of Los Angeles Mobility Plan
2035 (Mobility Plan) along the Project frontage. A 110-foot right-of-way and 80-foot roadway
are required. The current right-of-way is 100 feet. A 5-foot half street right-of-way dedication
will be required and provided. Westgate Avenue is designated as a Local Street in the Mobility
Plan along the Project frontage. A 60-foot right-of-way and 36-foot roadway are required. The
current right-of-way is 60 feet along the Project frontage and no further dedication will be
required. The east-west alley along the northern boundary of the site is not fully dedicated
along the Project frontage. The City of Los Angeles requires 20 feet of right-of-way along
alleys. The current right-of-way is 15 to 17'%. Based on where dedications are provided, the
Project will dedicate and widen 2 % feet along the southern portion of the alley along the
Project frontage.

Daily Trips Per Vehicle Miles Traveled (VMT) Calculation Version 1.3:

Project is within the West Los Angeles Area Planning Commission (APC)

APC Significant VMT Impact Thresholds: Household = above 7.4 VMT per Capita &
Work = above 11.1 VMT per Employee

Project Evaluation:

The proposed Project will replace two restaurants that were vacated within the past two years.
Both restaurants were active for a consecutive 6 months within the past two years. The
proposed project will create fewer daily trips and VMT than was previously generated by the
two restaurants.

VMT Worksheet Summary & Findings (without credits for Project featured TDM measures):

Project Daily Trips: 586 daily trips
Prior Use Daily Trips: 617 daily trips
Net Daily Trips (Project — Prior): - 31 daily trips
Net Daily VMT (Project —Prior): - 982 daily VMT

Household VMT Impact = Not Applicable, less than 250 daily trips
Work VMT Impact = Not Applicable, less than 250 daily trips

Household VMT per capita impact is not significant.
Work VMT per employee impact is not significant

The Project will not have any household or work significant impacts as shown on attached VMT

main calculator page (Attachment C). Although not required, the Project will provide reduced
parking and bike parking per Los Angeles Municipal Code (LAMC) to further reduce VMT.

Page | 2



Attachment A

Prior Restaurant Uses Leases

LD
LD
LD
LD
LD
LD
JV
LD
JV

>0 0N kwDdR

Lazy Daisy (LD) Lease Dated 11-30-2009
Assignment of Lease LD 1-19-2010

Assignment of Lease 10-20-2011

First Amendment 12-1-2020

Second Amendment 6-13-2014

Third Amendment 4-24-2017

Fourth  Amendment 11-16-2018

Fifth  Amendment 3-10-2020

Noodles Lease

Termination Agreement Received 6-7-2021
Noodles Lease Termination Agreement Received

6-15-21
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1. Lazy Daisy (LD) Lease Dated 11-30-2009
2. Assignment of Lease LD 1-19-2010
3. LD Assignment of Lease 10-20-2011
4. LD First Amendment 12-1-2020
5. LD Second Amendment 6-13-2014
6. LD Third Amendment 4-24-2017
7. LD Fourth Amendment 11-16-2018
8. LD Fifth Amendment 3-10-2020
9. JV Noodles Lease
A. LD Termination Agreement Received 6-7-2021
B. JV Noodles Lease Termination Agreement Received 6-15-21
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COHMENCihik
frial Es¥aie

Aosocinron B AIR COMMERCIAL REAL ESTATE ASSOCIATION
STANDARD RETAIL/MULTI-TENANT LEASE - NET

1. Basic Provisions ("Basic Provisions").
1.1 Parties: This Lease ("Lease"), dated for reference purposes only November 30, 2009 ,
is made by and between Creative Concepts Group, Inc., A California Corporation

("Lessor")
and Yongmi Kim and Zong Eun Kim, Husband & Wife, Jointly and Severally dba Lazy Daisy Cafe

("Lessee")
(collectively the "Parties", or individually a "Party").
1.2 Premises: That certain portion of the Shopping Center (as defined below), including all improvements therein or to be provided by
Lessor under the terms of this Lease, commonly known by the street address of 11913 Wilshire Blvd. ,
located in the City of Los Angeles ) , County of Los Angeles , State of
California , with zip code 90025 , as outlined on Exhibit attached hereto ("Premises")

and generally described as (describe briefly the nature of the Premises): Single story retail shopping center

In addition to Lessee’s rights to use and occupy the Premises as hereinafter specified, Lessee shall have non-exclusive rights to the Common Areas
(as defined in Paragraph 2.7 below) as hereinafter specified, but shall not have any rights to the roof, exterior walls or utility raceways of the building
containing the Premises ("Building") or to any other buildings in the Shopping Center. The Premises and the Building are situated within the Shopping
Center knownas N/A The Premises, the Building,
the Common Areas and all other buildings and improvements within said Shopping Center, together with the land upon which they are located, are
herein collectively referred to as the "Shopping Center." (See also Paragraph 2)

1.3 Term: Five (5) years and Zexro (0) months ("Original Term")
commencing December 1, 2009 ("Commencement Date") and ending November 30, 2014
("Expiration Date"). (See also Paragraph 3)
1.4 Early Possession: N/A ("Early Possession Date"). (See also Paragraphs 3.2 and 3.3)
1.5 Base Rent: $4,725.00 ] per month ("Base Rent"), payable onthe First (1lst)
day of each month commencing December 1, 2009 . (See also Paragraph 4)
I If this box is checked, there are provisions in this Lease for the Base Rent to be adjusted.
1.6 Percentage Rent Rate: N/A percent ( %) of Gross Sales. Percentage

Rent shall be due and payable in accordance with the provisions of the Percentage Rent Addendum, if any, attached hereto and made a part hereof,
and Paragraph 4 hereof.

1.7 Lessee’s Share of Common Area Operating Expenses: Twenty Five point Five One percent (25.51%)
("Lessee’s Share").
1.8 Merchants’ Association Annual Dues: $ N/A per year ("Merchants’ Association Dues").

Lessee shall pay Merchants' Association Dues and/or become a member of the Merchants’ Association in accordance with the provisions of the
Merchants’ Association Addendum, if any, attached hereto.

1.9 Base Rent and Other Monies Paid Upon Execution:
(a) Base Rent: $4,725.00 for the period December 2009
(b) Common Area Operating Expenses: $850.00 for the period December 2009
(c) Security Deposit: $5,670.00 (Transferred) ("Security Deposit'). (See also Paragraph 5) ,
(d) Merchants’ Association Dues: $ N/A for the period N/A
() Other: $ N/A for N/A
® Total Due Upon Execution of this Lease: $5,575.00
1.10 Agreed Use: Operation of restaurant specializing in sale of sandwiches, salads,
soups, and related food items. Sale of burritos or fish tacos is prohibited. Sale of beer
and wine upon ABC approval. (See also Paragraph 6)
1.1 Agreed Trade Name: Lazy Daisy Cafe (See also Paragraph 6)

1.12 Insuring Party. Lessor is the "Insuring Party". (See also Paragraph 8)
1N\ 1.13 Real Estate Brokers: (See also Paragraph 15)
: t PAGE 1 OF 19
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(a) Representation: The following real estate brokers (the "Brokers") and brokerage relationships exist in this transaction
(check applicable boxes):

O represents Lessor exclusively ("Lessor’s Broker"),
O represents Lessee exclusively ("Lessee’s Broker"); or
M Paul Kaplan, Property Management Associates, Inc. represents both Lessor and Lessee ("Dual Agency").
(b) Payment to Brokers: Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the Brokers the
brokerage fee agreed to in a separate written agreement (or if there is no such agreement, the sum of or % of the
total Base Rent) for the brokerage services rendered by the Brokers. Per 56parat6 agreement.
1.14 Guarantor. The obligations of the Lessee under this Lease are to be guaranteed by N/A
("Guarantor"). (See also Paragraph 37)
1.15 Attachments. Attached hereto are the following, all of which constitute a part of this Lease:
M an addendum consisting of Paragraphs 52 through 52
[ a site plan marked Exhibit , depicting the Premises;
O a site plan marked Exhibit , depicting the Shopping Center,
O a current set of Rules and Regulations for the Shopping Center,
[0 a current set of the Sign Criteria for the Shopping Center;
O a work letter;
[ other (specify):

2. Premises.
2.1 Letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, at the rental, and
upon all of the terms, covenants and conditions set forth in this Lease. Unless otherwise provided herein, any statement of size set forth in this Lease,
or that may have been used in calculating Rent, is an approximation which the Parties agree is reasonable and any payments based thereon are not
subject to revision whether or not the actual size is more or less. NOTE: Lessee is advised to verify the actual size prior to executing this Lease.

22 Condition. Lessor shall deliver the Premises to Lessee broom clean and free of debris on the Commencement Date or the Early
Possession Date, whichever first occurs ("Start Date"), and, so long as the required service contracts described in Paragraph 7.1(b) below are obtained
by Lessee and in effect within 30 days following the Start Date, warrants that the existing electrical, plumbing, fire sprinkler, lighting, heating, ventilating
and air conditioning systems ("HVAC"), loading doors, if any, and all other such elements in the Premises, other than those constructed by Lessee,
shall be in good operating condition on said date and that the structural elements of the roof, bearing walls and foundation of the Premises shall be free
of material defects, and that the Premises do not contain hazardous levels of any mold or fungi defined as toxic under applicable state or federal law. If
a non-compliance with such warranty exists as of the Start Date, or if one of such systems or elements should malfunction or fail within the appropriate
warranty period, Lessor shall, as Lessor's sole obligation with respect to such matter, except as otherwise provided in this Lease, promptly after receipt
of written notice from Lessee setting forth with specificity the nature and extent of such non-compliance, malfunction or failure, rectify same at Lessor's
expense. The warranty periods shall be as follows: (i) 6 months as to the HVAC systems, and (i) 30 days as to the remaining systems and other
elements of the Premises. If Lessee does not give Lessor the required notice within the appropriate warranty period, correction of any such
non-compliance, malfunction or failure shall be the obligation of Lessee at Lessee’s sole cost'and expense (except for the repairs to the fire sprinkler
systems, roof, foundations, and/or bearing walls).

2.3 Compliance. Lessor warrants that to the best of its knowledge the improvements on the Premises and the Common Areas comply
with the building codes that were in effect at the time that each such improvement, or portion thereof, was constructed, and also with all applicable laws,
covenants or restrictions of record, regulations, and ordinances in effect on the Start Date ("Applicable Requirements"). Said warranty does not apply
to the use to which Lessee will put the Premises, modifications which may be required by the Americans with Disabilities Act or any similar laws as a
result of Lessee's use (see Paragraph 50), or to any Alterations or Utility Installations (as defined in Paragraph 7.3(a)) made or to be made by Lessee.
NOTE: Lessee is responsible for determining whether or not the Applicable Requirements, and especially the zoning, are appropriate for
Lessee’s intended use, and acknowledges that past uses of the Premises may no longer be allowed. [f the Premises do not comply with said
warranty, Lessor shall, except as otherwise provided, promptly after receipt of written notice from Lessee setting forth with specificity the nature and
extent of such non-compliance, rectify the same at Lessor's expense. If Lessee does not give Lessor written notice of a non-compliance with this
warranty within 6 months following the Start Date, correction of that non-compliance shall be the obligation of Lessee at Lessee’s sole cost and
expense. |f the Applicable Requirements are hereafter changed so as to require during the term of this Lease the construction of an addition to or an
alteration of the Premises and/or Building, the remediation of any Hazardous Substance, or the reinforcement or other physical modification of the
Premises and/or Building ("Capital Expenditure"), Lessor and Lessee shall allocate the cost of such work as follows:

(a) Subject to Paragraph 2.3(c) below, if such Capital Expenditures are required as a result of the specific and unique use of
the Premises by Lessee as compared with uses by tenants in general, Lessee shall be fully responsible for the cost thereof, provided, however that if
such Capital Expenditure is required during the last 2 years of this Lease and the cost thereof exceeds 6 months’ Base Rent, Lessee may instead
terminate this Lease unless Lessor notifies Lessee, in writing, within 10 days after receipt of Lessee’s termination notice that Lessor has elected to pay
the difference between the actual cost thereof and the amount equal to 6 months’ Base Rent. If Lessee elects termination, Lessee shall immediately
cease the use of the Premises which requires such Capital Expenditure and deliver to Lessor written notice specifying a termination date at least 90
days thereafter. Such termination date shall, however, in no event be earlier than the last day that Lessee could legally utilize the Premises without
commencing such Capital Expenditure.

(b) If such Capital Expenditure is not the result of the specific and unique use of the Premises by Lessee (such as,
governmentally mandated seismic modifications), then Lessor shall pay for such Capital Expenditure and Lessee shall only be obligated to pay, each
month during the remainder of the term of this Lease, on the date that on which the Base Rent is due, an amount equal to 144th of the portion of such
reasonably attributable to the Premises. Lessee shall pay Interest on the balance but may prepay its obligation at any time. If, howeuag, such
xpenditure is required during the last 2 years of this Lease or if Lessor reasonably determines that it is not economically feasipfe to pa)
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share thereof, Lessor shall have the option to terminate this Lease upon 90 days prior written notice to Lessee unless Lessee notifies Lessor, in writing,
within 10 days after receipt of Lessor's termination notice that Lessee will pay for such Capital Expenditure. If Lessor does not elect to terminate, and
fails to tender its share of any such Capital Expenditure, Lessee may advance such funds and deduct same, with Interest, from Rent until Lessor's
share of such costs have been fully paid. If Lessee is unable to finance Lessor's share, or if the balance of the Rent due and payable for the remainder
“of this Lease is not sufficient to fully reimburse Lessee on an offset basis, Lessee shall have the right to terminate this Lease upon 30 days written
notice to Lessor.

(c) Notwithstanding the above, the provisions concerning Capital Expenditures are intended to apply only to non-voluntary,
unexpected, and new Applicable Requirements. |f the Capital Expenditures are instead triggered by Lessee as a result of an actual or proposed
change in use, change in intensity of use, or modification to the Premises then, and in that event, Lessee shall either: (i) immediately cease such
changed use or intensity of use and/or take such other steps as may be necessary to eliminate the requirement for such Capital Expenditure, or (ii)
complete such Capital Expenditure at its own expense. Lessee shall not have any right to terminate this Lease.

2.4 Acknowledgements. Lessee acknowledges that: (a) it has been advised by Lessor and/or Brokers to satisfy itself with respect to
the condition of the Premises (including but not limited to the electrical, HYAC and fire sprinkler systems, security, environmental aspects, and
compliance with Applicable Requirements and the Americans with Disabilities Act), and their suitability for Lessee’s intended use, (b) Lessee has made
such investigation as it deems necessary with reference to such matters and assumes all responsibility therefor as the same relate to its occupancy of
the Premises, and (c) neither Lessor, Lessor's agents, nor Brokers have made any oral or written representations or warranties with respect to said
matters other than as set forth in this Lease. In addition, Lessor acknowledges that: (i) Brokers have made no representations, promises or warranties
concerning Lessee's ability to honor the Lease or suitability to occupy the Premises, and (ii) it is Lessor's sole responsibility to investigate the financial
capability and/or suitability of all proposed tenants.

2.5 Lessee as Prior Owner/Occupant. The warranties made by Lessor in Paragraph 2 shall be of no force or effect if immediately
prior to the Start Date Lessee was the owner or occupant of the Premises. In such event, Lessee shall be responsible for any necessary corrective
work.

2.6 Vehicle Parking. Lessee shall not use and shall not permit its employees to use any parking spaces in the Shopping Center
except for parking by vehicles that are no larger than full-size passenger automobiles or pick-up trucks, herein called "Permitted Size Vehicles."
Lessee shall permit its employees to only occupy those parking spaces, if any, as depicted as employee parking spaces on the Shopping Center site
plan. Lessor may regulate the loading and unloading of vehicles by adopting Rules and Regulations as provided in Paragraph 2.9. No vehicles other
than Permitted Size Vehicles may be parked in the Common Area without the prior written permission of Lessor. In addition:

(a) Lessee shall not permit or allow any vehicles that belong to or are controlled by Lessee or Lessee'’s employees,
suppliers, shippers, contractors or invitees to be loaded, unloaded, or parked in areas other than those designated by Lessor for such activities.

(b) Lessee shall not service or store any vehicles in the Common Areas.

(c) If Lessee permits or allows any of the prohibited activities described in this Paragraph 2.6, then Lessor shall have the

right, without notice, in addition to such other rights and remedies that it may have, to remove or tow away the vehicle involved and charge the cost to
Lessee, which cost shall be immediately payable upon demand by Lessor.

2.7 Common Areas - Definition. The term "Common Areas" is defined as all areas and facilities outside the Premises and within the
exterior boundary line of the Shopping Center and interior utility raceways and installations within the Premises that are provided and designated by the
Lessor from time to time for the general non-exclusive use of Lessor, Lessee and other tenants of the Shopping Center and their respective employees,
suppliers, shippers, customers, contractors and invitees, including parking areas, loading and unloading areas, trash areas, roadways, walkways,
driveways and landscaped areas. :

2.8 Common Areas - Lessee’s Rights. Lessor grants to Lessee, for the benefit of Lessee and its employees, suppliers, shippers,
contractors, customers and invitees, during the term of this Lease, the non-exclusive right to use, in common with others entitled to such use, the
Common Areas as they exist from time to time, subject to any rights, powers, and privileges reserved by Lessor under the terms hereof or under the
terms of any rules and regulations or restrictions governing the use of the Shopping Center. Under no circumstances shall the right herein granted to
use the Common Areas be deemed to include the right to store any property, temporarily or permanently, in the Common Areas, nor the right to display
merchandise or conduct sales in the Common Areas. Any such storage, display or sales shall be permitted only by the prior written consent of Lessor
or Lessor's designated agent, as exercised in Lessor's sole discretion, which consent may be revoked at any time. In the event that any unauthorized
storage or displays shall occur then Lessor shall have the right, without notice, in addition to such other rights and remedies that it may have, to remove
the property and charge the cost to Lessee, which cost shall be immediately payable upon demand by Lessor.

29 Common Areas - Rules and Regulations. Lessor or such other person(s) as Lessor may appoint shall have the exclusive control
and management of the Common Areas and shall have the right, from time to time, to establish, modify, amend and enforce reasonable rules and
regulations ("Rules and Regulations") for the management, safety, care, and cleanliness of the grounds, the parking and unloading of vehicles and the
preservation of good order, as well as for the convenience of other occupants or tenants of the Building and the Shopping Center and their invitees.
Lessee agrees to abide by and conform to all such Rules and Regulations, and shall use its best efforts to cause its employees, suppliers, shippers,
customers, contractors and invitees to so abide and conform. Lessor shall not be responsible to Lessee for the non-compliance with said Rules and
Regulations by other tenants of the Project.

2.10 Common Areas - Changes. Lessor shall have the right, in Lessor’s sole discretion, from time to time:

(a) To make changes or additions to the Common Areas, including, without limitation, changes in the location, size, shape
and number of driveways, entrances, parking spaces, parking areas, loading and unloading areas, ingress, egress, direction of traffic, elevations,
landscaped areas, signage, walkways and utility raceways;

(b) To use and close temporarily any of the Common Areas for the purpose of maintaining, repairing and altering the
Shopping Center, so long as reasonable access to the Premises remains available, and to close temporarily any of the Common Areas to whatever
extent is required in the opinion of Lessor's counsel to prevent a dedication of or the accrual of any rights of any persons or of the public to any of the
Common Areas;

(c) To designate other land outside the boundaries of the Shopping Center to be a part of the Common Areas or to be
entitled to use the Common Areas on a reciprocal basis;
(d) To add additional buildings and improvements to the Common Areas; and
(e) To do and perform such other acts and make such other changes in, to or with respect to the Common Areas and
Shopping Center as Lessor may, in the exercise of sound business judgment, deem to be appropriate.
211 Common Areas - Promotional Events; Sidewalk Sales. Lessor reserves the right, from time to time, in Lessor’s sole discretion,

to utilize portions of the Common Areas for promotional events, which may include but shall not be limited to entertainment. Lessor further reserves the
right, in Lessor’s sole discretion, to permit any one or more tenants of the Shopping Center to conduct the display and/or sale of merchandisgfq the
210 immediately adjacent to such tenants’ respective premises. :
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212 Common Areas - Remodeling. At any time during the Term, Lessor may remodel or expand, in any manner, the existing
Shopping Center, which work may include, without limitation, the addition of shops and/or new buildings to the Shopping Center (collectively,
"Remodeled Center"). If Lessor deems it necessary for construction personnel to enter the Premises in order to construct the Remodeled Center,
Lessor shall give Lessee no less than 60 days prior notice and Lessee shall allow such entry. Lessor shall use reasonable efforts to complete any work
affecting the Premises in an efficient manner so as not to interfere unreasonably with Lessee’s business. Lessee shall not be entitled to any damages
for any inconvenience or any disruption to Lessee’s business caused by such work; provided, however, the Base Rent paid by Lessee for the period of
the inconvenience shall be abated in proportion to the degree that Lessee’s use of the Premises is impaired. Lessor shall have the right to use portions
of the Premises to accommodate any structures required for the Remodeled Center, provided that if as a result thereof there is a permanent decrease
in the floor area of the Premises of 3% or more, there shall be a proportionate downward adjustment of Base Rent and Lessee’s Share.

3. Term.
3.1 Term. The Commencement Date, Expiration Date and Original Term of this Lease are as specified in Paragraph 1.3.
3.2 Early Possession. If an Early Possession Date has been specified in Paragraph 1.4, the Parties intend that Lessee shall have

access to the Premises as of the Early Possession Date for purposes of preparing and fixturizing the Premises for the conduct of Lessee's business. If
Lessee totally or partially occupies the Premises prior to the Commencement Date for any reason (and for purposes hereof, "occupancy” shall include,
without limitation, Lessee’s entry onto the Premises for purposes of preparing and fixturizing the Premises for business), the obligation to. pay Base
Rent and Percentage Rent shall be abated for the period of such early possession. All other terms of this Lease (including but not limited to Lessee’s
obligations to carry insurance and to maintain the Premises) shall be in effect during such period, except that Lessee’s obligation to pay Lessee’s Share
of Common Area Operating Expenses, Real Property Taxes and insurance premiums shall only be in effect prior to the Commencement Date if Lessee
has opened for business in the Premises prior to the Commencement Date. Any such early possession shall not affect the Expiration Date.

33 Delay In Possession. Lessor agrees to use its best commercially reasonable efforts to deliver possession of the Premises to
Lessee by the Start Date. If, despite said efforts, Lessor is unable to deliver possession as agreed, Lessor shall not be subject to any liability therefor,
nor shall such failure affect the validity of this Lease or change the Expiration Date. Lessee shall not, however, be obligated to pay Rent or perform its
other obligations until Lessor delivers possession of the Premises and any period of rent abatement that Lessee would otherwise have enjoyed shall run
from the date of the delivery of possession and continue for a period equal to what Lessee would otherwise have enjoyed, but minus any days of delay
caused by the acts or omissions of Lessee. If possession is not delivered within 60 days after the Commencement Date, Lessee may, at its option, by
notice in writing within 10 days after the end of such 60 day period, cancel this Lease, in which event the Parties shall be discharged from all obligations
hereunder. If such written notice is not received by Lessor within said 10 day period, Lessee’s right to cancel shall terminate. Except as otherwise
provided, if possession is not tendered to Lessee by the Commencement Date and Lessee does not terminate this Lease, as aforesaid, any period of
rent abatement that Lessee would otherwise have enjoyed shall run from the date of delivery of possession and continue for a period equal to what
Lessee would otherwise have enjoyed under the terms hereof, but minus any days of delay caused by the acts or omissions of Lessee. [f possession
of the Premises is not delivered within 4 months after the Commencement Date, this Lease shall terminate unless other agreements are reached
between Lessor and Lessee, in writing.

34 Lessee Compliance. Lessor shall not be required to tender possession of the Premises to Lessee until Lessee complies with its
obligation to provide evidence of insurance (Paragraph 8.5). Pending delivery of such evidence, Lessee shall be required to perform all of its
obligations under this Lease from and after the Start Date, including the payment of Rent, notwithstanding Lessor’s election to withhold possession
pending receipt of such evidence of insurance. Further, if Lessee is required to perform any other conditions prior to or concurrent with the Start Date,
the Start Date shall occur but Lessor may elect to withhold possession until such conditions are satisfied.

4. Rent.

41 Rent Defined. All monetary obligations of Lessee to Lessor under the terms of this Lease (except for the Security Deposit) are
deemed to be rent ("Rent").

4.2 Common Area Operating Expenses. Lessee shall pay to Lessor during the term hereof, in addition to the Base Rent and, if

applicable, Percentage Rent, Lessee’s Share (as specified in Paragraph 1.7) of all Common Area Operating Expenses, as hereinafter defined, during
each calendar year of the term of this Lease, in accordance with the following provisions:
(a) "Common Area Operating Expenses" are defined, for purposes of this Lease, as all costs incurred by Lessor relating to
the ownership and operation of the Shopping Center, including, but not limited to, the following:
(i) The operation, repair and maintenance, in neat, clean, good order and condition, and replacement as

reasonably necessary, of the following:
(aa) - The Common Areas and Common Area improvements, including parking areas, loading and

unloading areas, trash areas, roadways, parkways, walkways, driveways, landscaped areas, parking lot striping, bumpers, irrigation systems, Common
Area lighting facilities, fences and gates, elevators, roofs, and roof drainage systems.

(bb) Exterior signs and any tenant directories.
(cc) Any fire detection and/or sprinkler systems.
(dd) Common electrical, plumbing and other utilities servicing any building in the Shopping Center and/or
the Common Areas. ‘
(i) The cost of water, gas, electricity and telephone to service the Common Areas and any utilities not separately
metered.
(iii) The cost of trash disposal, pest control services, property management (including, but not be limited to, a
property management fee to Lessor equal to 5% of Base Rent and Percentage Rent, security services, and the costs of any environmental inspections.
(iv) Reserves set aside for equipment, maintenance, repair and replacement of Common Areas.
(v) Real Property Taxes (as defined in Paragraph 10).
(vi) The cost of the premiums for the insurance maintained by Lessor pursuant to Paragraph 8.
(vii) Any deductible portion of an insured loss concerning the Building or the Common Areas.
(viii) Auditors’, accountants’ and attorneys' fees and costs related to the operation of the Shopping Center.
(ix) The cost of any capital improvement to the Building or the Shopping Center not covered under the provisions of

Paragraph 2.3; provided, however, that Lessor shall allocate the cost of any such capital improvement over a 12 year period and Lessee shall not be
required to pay more than Lessee's Share of 1/144th of the cost of such capital improvement in any given month.
() The cost of any other services to be provided by Lessor that are stated elsewhere in this Lease to be a

Common Area Operating Expense.
(b) If Lessor determines that the method of proration of any item included within Common Area Operating #pens€
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{4'[042 }_ PAGE 4 OF 19

©2003 - AIR COMMERCIAL REAL ESTATE ASSOCIATION FORM RMTN-2-3/06E




inequitable, Lessor may prorate such item on the basis of usage or other equitable considerations. Any Common Area Operating Expenses and Real
Property Taxes that are specifically attributable to the Premises, the Building or to any other premises or building in the Shopping Center or to the
operation, repair and maintenance thereof shall be allocated entirely to such premises or building. However, any Common Area Operating Expenses
and Real Property Taxes that are not specifically attributable to any premises or building or to the operation, repair and maintenance thereof shall be
equitably allocated by Lessor to all buildings in the Shopping Center.

. (c) The inclusion of the improvements, facilities and services set forth in Subparagraph 4.2(a) shall not be deemed to impose
an obligation upon Lessor to either have said improvements or facilities or to provide those services unless the Shopping Center already has the same,
Lessor already provides the services, or Lessor has agreed elsewhere in this Lease to provide the same or some of them.

- (d) Lessee’s Share of Common Area Operating Expenses is payable monthly on the same day as the Base Rent is due
hereunder. The amount of such payments shall be based on Lessor's estimate of the annual Common Area Operating Expenses. Within 60 days after
written request (but not more than once each year) Lessor shall deliver to Lessee a reasonably detailed statement showing Lessee's Share of the
actual Common Area Operating Expenses incurred during the preceding year. If Lessee's payments during such year exceed Lessee's Share, Lessor
shall credit the amount of such over-payment against Lessee's future payments. If Lessee's payments during such year were less than Lessee's
Share, Lessee shall pay to Lessor the amount of the deficiency within 10 days after delivery by Lessor to Lessee of the statement.

(e) If there are one or more Major Tenants (as hereinafter defined) within the Shopping Center, then at Lessor’s sole option,
the amount to be reimbursed by such Major Tenants to Lessor for all or a portion of the Common Area Operating Expenses may be determined by
alternative equitable methods (e.g., a Major Tenant may pay directly for its own security), and the actual amount paid by such Major Tenants shall be
credited against the Common Area Operating Expenses allocated to other tenants of the Shopping Center; provided, however, that in such event the
rentable area of the buildings leased to such Major Tenants shall be excluded from the rentable area of the Shopping Center for purposes of
determining Lessee’s Share of Common Area Operating Expenses for those specific items, notwithstanding the percentage set forth in Paragraph 1.7.
As used herein, the term "Major Tenant" shall mean a tenant leasing at least 15,000 square feet of rentable area within the Shopping Center.

® Common Area Operating Expenses shall not include any expenses paid by any tenant directly to third parties, or as to
which Lessor is otherwise reimbursed by any third party, other tenant, or insurance proceeds.
43 Payment. Lessee shall cause payment of Rent to be received by Lessor in lawful money of the United States, without offset or

deduction (except as specifically permitted in this Lease), on or before the day on which it is due. All monetary amounts shall be rounded to the nearest
whole dollar. In the event that any invoice prepared by Lessor is inaccurate such inaccuracy shall not constitute a waiver and Lessee shall be obligated
to pay the amount set forth in this Lease. Rent for any period during the term hereof which is for less than one full calendar month shall be prorated
based upon the actual number of days of said month. Payment of Rent shall be made to Lessor at its address stated herein or to such other persons or
place as Lessor may from time to time designate in writing. Acceptance of a payment which is less than the amount then due shall not be a waiver of
Lessor's rights to the balance of such Rent, regardless of Lessor's endorsement of any check so stating. In the event that any check, draft, or other
instrument of payment given by Lessee to Lessor is dishonored for any reason, Lessee agrees to pay to Lessor the sum of $25 in addition to any Late
Charge and Lessor, at its option, may require all future Rent be paid by cashier's check. Payments will be applied first to accrued late charges and
attorney's fees, second to accrued interest, then to Base Rent and Common Area Operating Expenses, and any remaining amount to any other
outstanding charges or costs.

5. Security Deposit. Lessee shall deposit with Lessor upon execution hereof the Security Deposit as security for Lessee's faithful performance
of its obligations under this Lease. If Lessee fails to pay Rent, or otherwise Defaults under this Lease, Lessor may use, apply or retain all or any portion
of said Security Deposit for the payment of any amount due already due Lessor, for Rents which will be due in the future, and/ or to reimburse or
compensate Lessor for any liability, expense, loss or damage which Lessor may suffer or incur by reason thereof. If Lessor uses or applies all or any
portion of the Security Deposit, Lessee shall within 10 days after written request therefor deposit monies with Lessor sufficient to restore said Security
Deposit to the full amount required by this Lease. If the Base Rent increases during the term of this Lease, Lessee shall, upon written request from
Lessor, deposit additional monies with Lessor so that the total amount of the Security Deposit shall at all times bear the same proportion to the
increased Base Rent as the initial Security Deposit bore to the initial Base Rent. Should the Agreed Use be amended to accommodate a material
change in the business of Lessee or to accommodate a sublessee or assignee, Lessor shall have the right to increase the Security Deposit to the
extent necessary, in Lessor's reasonable judgment, to account for any increased wear and tear that the Premises may suffer as a result thereof. If a
change in control of Lessee occurs during this Lease and following such change the financial condition of Lessee is, in Lessor's reasonable judgment,
significantly reduced, Lessee shall deposit such additional monies with Lessor as shall be sufficient to cause the Security Deposit to be at a
commercially reasonable level based on such change in financial condition. Lessor shall not be required to keep the Security Deposit separate from its
general accounts. Within 90 days after the expiration or termination of this Lease, Lessor shall return that portion of the Security Deposit not used or
applied by Lessor. No part of the Security Deposit shall be considered to be held in trust, to bear interest or to be prepayment for any monies to be paid
by Lessee under this Lease.

6. Use.
6.1 Use.
(a) Agreed Use; Agreed Trade Name. Lessee shall use and occupy the Premises only for the Agreed Use, and for no
other purpose, and Lessee shall operate at the Premises only under the Agreed Trade Name and under no other trade name. Lessee shall not use or

permit the use of the Premises in a manner that is unlawful, creates damage, waste or a nuisance, or that disturbs occupants of or causes damage to -

neighboring premises or properties. Other than guide, signal and seeing eye dogs, Lessee shall not keep or allow in the Premises any pets, animals,
birds, fish, or reptiles. Lessor shall not unreasonably withhold or delay ifs consent to any written request for a modification of the Agreed Use, so long as
the same will not impair the structural integrity of the improvement on the Premises or the mechanical or electrical systems therein, and/or is not
significantly more burdensome to the Premises, and/or is not in conflict with or incompatible with the existing or proposed uses (whether or not
exclusive) of other occupants of the Shopping Center. Lessor shall not unreasonably withhold or delay its consent to any written request for a
modification of the Agreed Trade Name, so long as the same is not in conflict with or incompatible with the nature and character of the Shopping Center
or other existing or proposed uses of other occupants of the Shopping Center. If Lessor elects to withhold consent, Lessor shall within 7 days after
such request give written notification of same, which notice shall include an explanation of Lessor's objections to the change in the Agreed Use and/or
Agreed Trade Name.

(b) Continuous Operation. Lessee shall continuously (i) operate and conduct the Agreed Use under the Agreed Trade
Name within the entire Premises in a reputable manner and in conformity with industry standards of practice prevailing in the field of business among
merchants engaged in the same or similar business in the city in which the Premises are located, (ii) staff the Premises with sufficient sales personnel,

stock the Premises with adequate merchandise and exercise sound business practices so as to maximize Gross Sales for the benefit of Lessor. Ata-

Lessee shall keep the Premises continuously open for business Monday through Friday from 9:00 a.m. to 6:00 p.m., Saturday from,#.00 a.I%
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to 6:00 p.m., and Sunday from 10:00 a.m. to 6:00 p.m. If Lessee fails to comply with the requirements of this Paragraph 6.1(b), then in addition to any
and all other rights and remedies of Lessor, Lessee shall pay to Lessor an amount equal to 1/15th of the Base Rent for each day or portion thereof that
Lessee fails to so comply. Such sum shall be in addition to, and not a part of, the Base Rent otherwise due under this Lease.

(c) Violations of Exclusive Use Rights. Lessee acknowledges that Lessor may grant, or may have previously granted,
exclusive use rights to other tenants of the Shopping Center and agrees that a material consideration to Lessor in entering into this Lease is Lessee's
covenant to limit its use of the Premises to the Agreed Use under the Agreed Trade Name as set forth above. Lessee's violation of exclusive use rights
granted to other tenants of the Shopping Center will result in Lessor suffering irreparable harm and, therefore, in addition to all other rights and
remedies available to Lessor, Lessor may seek to enjoin Lessee’s breach of such covenant and Lessee shall be liable for any' damages incurred or
sustained by Lessor to such other tenants whose exclusive use rights are breached by Lessee. In no event shall Lessor be liable to Lessee for any
failure of any other tenants of the Shopping Center to operate their businesses, or for any loss or damage that may be occasioned by or through the
acts or omissions of other tenants or third parties.

(d) Other Tenancies. Lessor, at its sole discretion, reserves the absolute right to establish procedures to control other
tenancies in the Shopping Center. Regardless of whether any specific tenants are shown on any site plan attached hereto, Lessee does not rely on
that fact, nor does Lessor represent that any specific tenant or number or type of tenants shall or shall not during the Term occupy any portion of the
Shopping Center, nor does Lessee rely on any other tenant operating its business in the Shopping Center at any particular time or times. Further, no
conduct by any tenant, subtenant or other occupant of, or any customer of, or any supplier to or use of any portion of the Shopping Center shall
constitute an eviction, constructive or otherwise, of Lessee from the Premises, and Lessee hereby waives any and all claims that it might otherwise
have against Lessor by reason thereof.

6.2 Hazardous Substances.

(a) Reportable Uses Require Consent. The term "Hazardous Substance" as used in this Lease shall mean any product,
substance, or waste whose presence, use, manufacture, disposal, transportation, or release, either by itself or in combination with other materials
expected to be on the Premises, is either: (i) potentially injurious to the public health, safety or welfare, the environment or the Premises, (ii) regulated
or monitored by any governmental authority, or (iii) a basis for potential liability of Lessor to any governmental agency or third party under any applicable
statute or common law theory. Hazardous Substances shall include, but not be limited to, hydrocarbons, petroleum, gasoline, and/or crude oil or any
products, by-products or fractions thereof. Lessee shall not engage in any activity in or on the Premises which constitutes a Reportable Use of
Hazardous. Substances without the express prior written consent of Lessor and timely compliance (at Lessee’s expense) with all Applicable
Requirements. "Reportable Use" shall mean (i) the installation or use of any above or below ground storage tank, (ii) the generation, possession,
storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, or with respect to which a report, notice, registration or
business plan is required to be filed with, any governmental authority, and/or (ii)) the presence at the Premises of a Hazardous Substance with respect
to which any Applicable Requirements requires that a notice be given to persons entering or occupying the Premises or neighboring properties.
Notwithstanding the foregoing, Lessee may use any ordinary and customary materials reasonably required to be used in the normal course of the
Agreed Use, ordinary office supplies (copier toner, liquid paper, glue, etc.) and common household cleaning materials, so long as such use is in
compliance with all Applicable Requirements, is not a Reportable Use, and does not expose the Premises or neighboring property to any meaningful
risk of contamination or damage or expose Lessor to any liability therefor. In addition, Lessor may condition its consent to any Reportable Use upon
receiving such additional assurances as Lessor reasonably deems necessary to protect itself, the public, the Premises and/or the environment against
damage, contamination, injury and/or liability, including, but not limited to, the installation (and removal on or before Lease expiration or termination) of
protective modifications (such as concrete encasements) and/or increasing the Security Deposit.

(b) Duty to Inform Lessor. If Lessee knows, or has reasonable cause to believe, that a Hazardous Substance has come to
be located in, on, under or about the Premises, other than as previously consented to by Lessor, Lessee shall immediately give written notice of such
fact to Lessor, and provide Lessor with a copy of any report, notice, claim or other documentation which it has concerning the presence of such
Hazardous Substance.

(c) Lessee Remediation. Lessee shall not cause or permit any Hazardous Substance to be spilled or released in, on,
under, or about the Premises (including through the plumbing or sanitary sewer system) and shall promptly, at Lessee’s expense, comply with all
Applicable Requirements and take all investigatory and/or remedial action reasonably recommended, whether or not formally ordered or required, for
the cleanup of any contamination of, and for the maintenance, security and/or monitoring of the Premises or neighboring properties, that was caused or
materially contributed to by Lessee, or pertaining to or involving any Hazardous Substance brought onto the Premises during the term of this Lease, by
or for Lessee, or any third party.

(d) Lessee Indemnification. Lessee shall indemnify, defend and hold Lessor, its agents, employees, lenders and ground
lessor, if any, harmless from and against any and all loss of rents and/or damages, liabilities, judgments, claims, expenses, penalties, and attorneys'
and constultants’ fees arising out of or involving any Hazardous Substance brought onto the Premises by or for Lessee, or any third party (provided,
however, that Lessee shall have no liability under this Lease with respect to underground migration of any Hazardous Substance under the Premises
from areas outside of the Shopping Center not caused or contributed to by Lessee). Lessee’s abligations shall include, but not be limited to, the effects
of any contamination or injury to person, property or the environment created or suffered by Lessee, and the cost of investigation, removal, remediation,
restoration and/or abatement, and shall survive the expiration or termination of this Lease. No termination, cancellation or release agreement entered
into by Lessor and Lessee shall release Lessee from its obligations under this Lease with respect to Hazardous Substances, unless specifically so
agreed by Lessor in writing at the time of such agreement.

(e) Lessor Indemnification. Lessor and its successors and assigns shall indemnify, defend, reimburse and hold Lessee, its
employees and lenders, harmless from and against any and all environmental damages, including the cost of remediation, which are suffered as a
direct result of Hazardous Substances on the Premises prior to Lessee taking possession or which are caused by the gross negligence or willful
misconduct of Lessor, its agents or employees. Lessor's obligations, as and when required by the Applicable Requirements, shall include, but not be
limited to, the cost of investigation, removal, remediation, restoration and/or abatement, and shall survive the expiration or termination of this Lease.

4] Investigations and Remediations. Lessor shall retain the responsibility and pay for any investigations or remediation
measures required by governmental entities having jurisdiction with respect to the existence of Hazardous Substances on the Premises prior to Lessee
taking possession, unless such remediation measure is required as a result of Lessee's use (including "Alterations", as defined in paragraph 7.3(a)
below) of the Premises, in which event Lessee shall be responsible for such payment. Lessee shall cooperate fully in any such activities at the request
of Lessor, including allowing Lessor and Lessor's agents to have reasonable access to the Premises at reasonable times in order to carry out Lessor’s
investigative and remedial responsibilities.

(9) Lessor Termination Option. If a Hazardous Substance Condition (see Paragraph 9.1(e)) occurs during the term of this
Lease, unless Lessee is legally responsible therefor (in which case Lessee shall make the investigation and remediation thereof required by the
Applicable Requirements and this Lease shall continue in full force and effect, but subject to Lessor's rights under Paragraph 6.2(d) and Paragraph 13),

s y, at Lessor's option, either (i) investigate and remediate such Hazardous Substance Condition, if required, as soon as reasonabl hle
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at Lessor's expense, in which event this Lease shall continue in full force and effect, or (ii) if the estimated cost to remediate such condition exceeds 12
times the then monthly Base Rent or $100,000, whichever is greater, give written notice to Lessee, within 30 days after receipt by Lessor of knowledge
of the_occurrence of such Hazardous Substance Condition, of Lessor's desire to terminate this Lease as of the date 60 days following the date of such
notice.” In the event Lessor elects to give a termination notice, Lessee may, within 10 days thereafter, give written notice to Lessor of Lessee’s’
commitment to pay the amount by which the cost of the remediation of such Hazardous Substance Condition exceeds an amount equal to 12 times the
then monthly Base Rent or $100,000, whichever is greater. Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30
days following such commitment. In such event, this Lease shall continue in full force and effect, and Lessor shall proceed to make such remediation
as soon as reasonably possible after the required funds are available. If Lessee does not give such notice and provide the required funds or assurance
thereof within the time provided, this Lease shall terminate as of the date specified in Lessor's notice of termination.

6.3 Lessee’s Compliance with Applicable Requirements. Except as otherwise provided in this Lease, Lessee shall, at Lessee's
sole expense, fully, diligently and in a timely manner, materially comply with all Applicable Requirements, the requirements of any applicable fire
insurance underwriter or rating bureau, and the recommendations of Lessor's engineers and/or consultants which relate in any manner to such
Requirements, without regard to whether said Requirements are now in effect or become effective after the Start Date. Lessee shall, within 10 days
after receipt of Lessor's written request, provide Lessor with copies of all permits and other documents, and other information evidencing Lessee'’s
compliance with any Applicable Requirements specified by Lessor, and shall immediately upon receipt, notify Lessor in writing (with copies of any
documents involved) of any threatened or actual claim, notice, citation, warning, complaint or report pertaining to or involving the failure of Lessee or the
Premises to comply with any Applicable Requirements. Likewise, Lessee shall inmediately give written notice to Lessor of: (i) any water damage to the
Premises and any suspected seepage, pooling, dampness or other condition conducive to the production of mold; or (i) any mustiness or other odors
that might indicate the presence of mold in the Premises.

6.4 Inspection; Compliance. Lessor and Lessor's "Lender” (as defined in Paragraph 30) and consultants shall have the right to enter
into Premises at any time, in the case of an emergency, and otherwise at reasonable times after reasonable notice, for the purpose of inspecting the
condition of the Premises and for verifying compliance by Lessee with this Lease. The cost of any such inspections shall be paid by Lessor, unless a
violation of Applicable Requirements, or a Hazardous Substance Condition (see Paragraph 9.1) is found to exist or be imminent, or the inspection is
requested or ordered by a governmental authority. In such case, Lessee shall upon request reimburse Lessor for the cost of such inspection, so long
as such inspection is reasonably related to the violation or contamination. In addition, Lessee shall provide copies of all relevant material safety data
sheets (MSDS) to Lessor within 10 days of the receipt of written request therefor.

7. Maintenance; Repairs, Utility Installations; Trade Fixtures and Alterations.
71 Lessee’s Obligations.
(a) In General. Subject to the provisions of Paragraph 2.2 (Condition), 2.3 (Compliance), 6.3 (Lessee’s Compliance with

Applicable Requirements), 7.2 (Lessor's Obligations), 9 (Damage or Destruction), and 14 (Condemnation), Lessee shall, at Lessee's sole expense,
keep the Premises, Utility Installations (intended for Lessee's exclusive use, no matter where located), and Alterations in good order, condition and
repair (whether or not the portion of the Premises requiring repairs, or the means of repairing the same, are reasonably or readily accessible to Lessee,
and whether or not the need for such repairs occurs as a result of Lessee’s use, any prior use, the elements or the age of such portion of the
Premises), including, but not limited to, all equipment or facilities, such as plumbing, HVAC equipment, electrical, lighting facilities, boilers, pressure
vessels, fixtures, interior walls, interior surfaces of exterior walls, ceilings, floors, windows, doors, plate glass, and skylights but excluding any items
which are the responsibility of Lessor pursuant to Paragraph 7.2. Lessee, in keeping the Premises in good order, condition and repair, shall exercise
and perform good maintenance practices, specifically including the procurement and maintenance of the service contracts required by Paragraph 7.1(b)
below. Lessee's obligations shall include restorations, replacements or renewals when necessary to keep the Premises and all improvements thereon
or a part thereof in good order, condition and state of repair.

(b) Service Contracts. Lessee shall, at Lessee’s sole expense, procure and maintain contracts, with copies to Lessar, in
customary form and substance for, and with contractors specializing and experienced in the maintenance of the following equipment and
improvements, if any, if and when installed on the Premises: (i) HVAC equipment, (i) boiler and pressure vessels, and (iii) clarifiers. However, Lessor
reserves the right, upon notice to Lessee, to procure and maintain any or all of such service contracts, and Lessee shall reimburse Lessor, upon
demand, for the cost thereof.

(c) Failure to Perform. If Lessee fails to perform Lessee’s obligations under this Paragraph 7.1, Lessor may enter upon the
Premises after 10 days’ prior written notice to Lessee (except in the case of an emergency, in which case no notice shall be required), perform such
obligations on Lessee’s behalf, and put the Premises in good order, condition and repair, and Lessee shall promptly pay to Lessor a sum equal to 115%
of the cost thereof.

(d) Replacement. Subject to Lessee’s indemnification of Lessor as set forth in Paragraph 8.7 below, and without relieving
Lessee of liability resulting from Lessee’s failure to exercise and perform good maintenance practices, if an item described in Paragraph 7.1(b) cannot
be repaired other than at a cost which is in excess of 50% of the cost of replacing such item, then such item shall be replaced by Lessor, and the cost
thereof shall be prorated between the Parties and Lessee shall only be obligated to pay, each month during the remainder of the term of this Lease, on
the date on which Base Rent is due, an amount equal to the product of multiplying the cost of such replacement by a fraction, the numerator of which is
one, and the denominator of which is 144 (i.e. 1/144th of the cost per month). Lessee shall pay Interest on the unamortized balance but may prepay its
obligation at any time

7.2 Lessor's Obligations. Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 4.2 (Common Area Operating
Expenses), 6 (Use), 7.1 (Lessee's Obligations), 9 (Damage or Destruction) and 14 (Condemnation), Lessor, subject to reimbursement pursuant to
Paragraph 4.2, shall keep in good order, condition and repair the foundations, exterior walls, structurai condition of interior bearing walls, exterior roof,
fire sprinkler system, Common Area fire alarm and/or smoke detection systems, fire hydrants, parking lots, walkways, parkways, driveways,
landscaping, fences, signs and utility systems serving the Common Areas and all parts thereof, as well as providing the services for which there is a
Common Area Operating Expense pursuant to Paragraph 4.2. Lessor shall not be obligated to paint the exterior or interior surfaces of exterior walls nor
shall Lessor be obligated to maintain, repair or replace windows, doors or plate glass of the Premises. Lessee expressly waives the benefit of any
statute now or hereafter in effect to the extent it is inconsistent with the terms of this Lease.

7.3 Utility Installations; Trade Fixtures; Alterations.

(a) Definitions. The term "Utility Installations" refers to all floor and window coverings, air and/or vacuum lines, power
panels, electrical distribution, security and fire protection systems, communication cabling, lighting fixtures, HVAC equipment, plumbing, and fencing in
or on the Premises. The term "Trade Fixtures" shall mean Lessee’s machinery and equipment that can be removed without doing material damage to
the Premises. The term "Alterations" shall mean any modification of the improvements, other than Utility Installations or Trade Fixtures, whether by
addition or deletion. "Lessee Owned Alterations and/or Utility Installations" are defined as Alterations and/or Utility Installations made by Lessee

thg ““ qot yet owned by Lessor pursuant to Paragraph 7.4(a).
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(b) Consent. Lessee shall not make any Alterations or Utility Installations to the Premises without Lessor's prior written
consent. Lessee may, however, make non-structural Utility Installations to the interior of the Premises (excluding the roof) without such consent but
upon notice to Lessor, as long as they are not visible from the outside, do not involve puncturing, relocating or removing the roof or any existing walls,
will not affect the electrical, plumbing, HVAC, and/or life safety systems, and the cumulative cost thereof during this Lease as extended does not
exceed a sum equal to 3 month’s Base Rent in the aggregate or a sum equal to one month's Base Rent in any one year. Notwithstanding the
foregoing, Lessee shall not make or permit any roof penetrations and/or install anything on the roof without the prior written approval of Lessor. Lessor
may, as a precondition to granting such approval, require Lessee to utilize a contractor chosen and/or approved by Lessor. Any Alterations or Utility
installations that Lessee shall desire to make and which require the consent of the Lessor shall be presented to Lessor in written form with detailed
plans. Consent shall be deemed conditioned upon Lessee’s: (i) acquiring all applicable governmental permits, (ii) furnishing Lessor with copies of both
the permits and the plans and specifications prior to commencement of the work, and (iii) compliance with all conditions of said permits and other
Applicable Requirements in a prompt and expeditious manner. Any Alterations or Utility Installations shall be performed in a workmanlike manner with
good and sufficient materials. Lessee shall promptly upon completion furnish Lessor with as-built plans and specifications. For work which costs an
amount in excess of one month’s Base Rent, Lessor may condition its consent upon Lessee providing a lien and completion bond in an amount equal
to 150% of the estimated cost of such Alteration or Utility Installation and/or upon Lessee’s posting an additional Security Deposit with Lessor.

(c) Liens; Bonds. Lessee shall pay, when due, all claims for labor or materials furnished or alleged to have been furnished
to or for Lessee at or for use on the Premises, which claims are or may be secured by any mechanic’s or materialman’s lien against the Premises or
any interest therein. Lessee shall give Lessor not less than 10 days notice prior to the commencement of any work in, on or about the Premises, and
Lessor shall have the right to post notices of non-responsibility. If Lessee shall contest the validity of any such lien, claim or demand, then Lessee
shall, at its sole expense defend and protect itself, Lessor and the Premises against the same and shall pay and satisfy any such adverse judgment that
may be rendered thereon before the enforcement thereof. If Lessor shall require, Lessee shall furnish a surety bond in an amount equal to 150% of the
amount of such contested lien, claim or demand, indemnifying Lessor against liability for the same. If Lessor elects to participate in any such action,
Lessee shall pay Lessor's attorneys’ fees and costs.

7.4 Ownership; Removal; Surrender; and Restoration.

(a) Ownership. Subject to Lessor's right to require removal or elect ownership as hereinafter provided, all Alterations and
Utility Installations made by Lessee shall be the property of Lessee, but considered a part of the Premises. Lessor may, at any time, elect in writing to
be the owner of all or any specified part of the Lessee Owned Alterations and Utility Installations. Unless otherwise instructed per Paragraph 7.4(b)
hereof, all Lessee Owned Alterations and Utility Installations shall, at the expiration or termination of this Lease, become the property of Lessor and be .
surrendered by Lessee with the Premises.

(b) Removal. By delivery to Lessee of written notice from Lessor not earlier than 90 and not later than 30 days prior to the
end of the term of this Lease, Lessor may require that any or all Lessee Owned Alterations or Utility Installations be removed by the expiration or
termination of this Lease. Lessor may require the removal at any time of all or any part of any Lessee Owned Alterations or Utility Installations made
without the required consent.

(c) Surrender; Restoration. Lessee shall surrender the Premises by the Expiration Date or any earlier termination date,
with all of the improvements, parts and surfaces thereof broom clean and free of debris, and in good operating order, condition and state of repair,
ordinary wear and tear excepted. "Ordinary wear and tear" shall not include any damage or deterioration that would have been prevented by good
maintenance practice. Notwithstanding the foregoing, if this Lease is for 12 months or less, then Lessee shall surrender the Premises in the same
condition as delivered to Lessee on the Start Date with NO allowance for ordinary wear and tear. Lessee shall repair any damage occasioned by the
installation, maintenance or removal of Trade Fixtures, Lessee Owned Alterations and/or Utility Installations, furnishings, and equipment as well as the
removal of any storage tank installed by or for Lessee. Lessee shall also completely remove from the Premises any and all Hazardous Substances
brought onto the Premises by or for Lessee, or any third party (except Hazardous Substances which were deposited via underground migration from
areas outside of the Premises), even if such removal would require Lessee to perform or pay for work that exceeds statutory requirements. Trade
Fixtures shall remain the property of Lessee and shall be removed by Lessee. Any personal property of Lessee not removed on or before the Expiration
Date or any earlier termination date shall be deemed to have been abandoned by Lessee and may be disposed of or retained by Lessor as Lessor may
desire. The failure by Lessee to timely vacate the Premises pursuant to this Paragraph 7.4(c) without the express written consent of Lessor shall
constitute a holdover under the provisions of Paragraph 26 below.

8. Insurance; Indemnity.

8.1 Payment of Premiums. The cost of the premiums for the insurance policies required to be carried by Lessor, pursuant to
Paragraphs 8.2(b), 8.3(a) and 8.3(b), shall be a Common Area Operating Expense. Premiums for policy periods commencing prior to, or extending
beyond, the term of this Lease shall be prorated to coincide with the corresponding Start Date or Expiration Date.

8.2 Liability Insurance.

(a) Carried by Lessee. Lessee shall obtain and keep in force a Commercial General Liability policy of insurance protecting
Lessee and Lessor as an additional insured against claims for bodily injury, personal injury and property damage based upon or arising out of the
ownership, use, occupancy or maintenance of the Premises and all areas appurtenant thereto. Such insurance shall be on an occurrence basis
providing single limit coverage in an amount not less than $1,000,000 per occurrence with an annual aggregate of not less than $2,000,000. Lessee
shall add Lessor as an additional insured by means of an endorsement at least as broad as the Insurance Service Organization's "Additional
Insured-Managers or Lessors of Premises" Endorsement. The policy shall not contain any intra-insured exclusions as between insured persons or
organizations, but shall include coverage for liability assumed under this Lease as an "insured contract” for the performance of Lessee’s indemnity
obligations under this Lease. The limits of said insurance shall not, however, limit the liability of Lessee nor relieve Lessee of any obligation hereunder.
Lessee shall provide an endorsement on its liability policy(ies) which provides that its insurance shall be primary to and not contributory with any similar
insurance carried by Lessor, whose insurance shall be considered excess insurance only.

(b) Carried by Lessor. Lessor shall maintain liability insurance as described in Paragraph 8.2(a), in addition to, and not in
lieu of, the insurance required to be maintained by Lessee. Lessee shall not be named as an additional insured therein.
8.3 Property Insurance - Building, Improvements and Rental Value.
(a) Building and Improvements. Lessor shall obtain and keep in force a policy or policies of insurance in the name of

Lessor, with loss payable to Lessor, any ground-lessor, and to any Lender insuring loss or damage to the Premises. The amount of such insurance
shall be equal to the full insurable replacement cost of the Premises, as the same shall exist from time to time, or the amount required by any Lender,
but in no event more than the commercially reasonable and available insurable value thereof. Lessee Owned Alterations and Utility Installations, Trade
Fixtures, and Lessee's personal property shall be insured by Lessee under Paragraph 8.4. If the coverage is available and commercially appropriate,
such policy or policies shall insure against all risks of direct physical loss or damage (except the perils of flood and/or earthquake unless required by a
L including coverage for debris removal and the enforcement of any Applicable Requirements requiring the upgrading, demolition, rgConstruc{on
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or replacement of any portion of the Premises as the result of a covered loss. Said policy or policies shall also contain an agreed valuation provision in
lieu of any coinsurance clause, waiver of subrogation, and inflation guard protection causing an increase in the annual property insurance coverage
amount by a factor of not less than the adjusted U.S. Department of Labor Consumer Price Index for All Urban Consumers for the city nearest to where
the Premises are located. If such insurance coverage has a deductible clause, the deductible amount shall not exceed $1,000 per occurrence.

(b) Rental Value. Lessor shall also obtain and keep in force a policy or policies in the name of Lessor with loss payable to
Lessor and any Lender, insuring the loss of the full Rent for one year with an extended period of indemnity for an additional 180 days ("Rental Value
Insurance”). Said insurance shall contain an agreed valuation provision in lieu of any coinsurance clause, and the amount of coverage shall be
adjusted annually to reflect the projected Rent otherwise payable by Lessee, for the next 12 month period.

(c) Adjacent Premises. Lessee shall pay for any increase in the premiums for the property insurance of the Building and for
the Common Areas or other buildings in the Shopping Center if said increase is caused by Lessee’s acts, omissions, use or occupancy of the
Premises. :

(d) Lessee’s Improvements. Since Lessor is the Insuring Party, Lessor shall not be required to insure Lessee Owned
Alterations and Utility [nstallations unless the item in question has become the property of Lessor under the terms of this Lease.
8.4 Lessee’s Property; Business Interruption Insurance. '
(a) Property Damage. Lessee shall obtain and maintain insurance coverage on all of Lessee’s personal property, Trade

Fixtures, and Lessee Owned Alterations and Ultility Installations. Such insurance shall be full reptacement cost coverage with a deductible of not to
exceed $1,000 per occurrence. The proceeds from any such insurance shall be used by Lessee for the replacement of personal property, Trade
Fixtures and Lessee Owned Alterations and Utility Installations. Lessee shall provide Lessor with written evidence that such insurance is in force. '
(b) Business Interruption. Lessee shall obtain and maintain loss of income and extra expense insurance in amounts as will
reimburse Lessee for direct or indirect loss of earnings attributable to all perils commonly insured against by prudent lessees in the business of Lessee
or attributable to prevention of access to the Premises as a result of such perils. ’

(c) No Representation of Adequate Coverage. Lessor makes no representation that the limits or forms of coverage of
insurance specified herein are adequate to cover Lessee's property, business operations or obligations under this Lease.
8.5 Insurance Policies. Insurance required herein shall be by companies duly licensed or admitted to transact business in the state

where the Premises are located, and maintaining during the policy term a "General Policyholders Rating" of at least A-, VI, as set forth in the most
current issue of "Best’s Insurance Guide", or such other rating as may be required by a Lender. Lessee shall not do or permit to be done anything
which invalidates the required insurance policies. Lessee shall, prior to the Start Date, deliver to Lessor certified copies of policies of such insurance or
certificates evidencing the existence and amounts of the required insurance. No such policy shall be cancelable or subject to modification except after
30 days prior written notice to Lessor. Lessee shall, at least 10 days prior to the expiration of such policies, furnish Lessor with evidence of renewals or
"insurance binders" evidencing renewal thereof, or Lessor may order such insurance and charge the cost thereof to Lessee, which amount shall be
payable by Lessee to Lessor upon demand. Such policies shall be for a term of at least one year, or the length of the remaining term of this Lease,
whichever is less. If either Party shall fail to procure and maintain the insurance required to be carried by it, the other Party may, but shall not be
required to, procure and maintain the same.

8.6 .Waiver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each hereby release and relieve the
other, and waive their entire right to recover damages against the other, for loss of or damage to its property arising out of or incident to the perils '
required to be insured against herein. The effect of such releases and waivers is not limited by the amount of insurance carried or required, or by any
deductibles applicable hereto. The Parties agree to have their respective property damage insurance carriers waive any right to subrogation that such
companies may have against Lessor or Lessee, as the case may be, so long as the insurance is not invalidated thereby.

8.7 Indemnity. Except for Lessor's gross negligence or willful misconduct, Lessee shall indemnify, protect, defend and hold harmless
the Premises, Lessor and its agents, Lessor's master or ground lessor, partners and Lenders, from and against any and all claims, loss of rents and/or
damages, liens, judgments, penalties, attorneys’ and consultants’ fees, expenses and/or liabilities arising out of, involving, or in connection with, the use
and/or occupancy of the Premises by Lessee. If any action or proceeding is brought against Lessor by reason of any of the foregoing matters, Lessee
shall upon notice defend the same at Lessee’s expense by counsel reasonably satisfactory to Lessor and Lessor shall cooperate with Lessee in such
defense. Lessor need not have first paid any such.claim in order to be defended or indemnified.

8.8 Exemption of Lessor and its Agents from Liability. Notwithstanding the negligence or breach of this Lease by Lessor or its
agents, neither Lessor nor its agents shall be liable under any circumstances for: (i) injury or damage to the person or goods, wares, merchandise or
other property of Lessee, Lessee's employees, contractors, invitees, customers, or any other person in or about the Premises, whether such damage or
injury is caused by or results from fire, steam, electricity, gas, water or rain, indoor air quality, the presence of mold or from the breakage, leakage,
obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing, HVAC or lighting fixtures, or from any other cause, whether the said
injury or damage results from conditions arising upon the Premises or upon other portions of the building of which the Premises are a part, or from other
sources or places, (i) any damages arising from any act or neglect of any other tenant of Lessor or from the failure of Lessor or its agents to enforce
the provisions of any other lease in the Shopping Center, or (iii) injury to Lessee's business or for any loss of income or profit therefrom. Instead, it is
intended that Lessee's sole recourse in the event of such damages or injury be to file a claim on the insurance policy(ies) that Lessee is required to
maintain pursuant to the provisions of paragraph 8.

8.9 Failure to Provide Insurance. Lessee acknowledges that any failure on its part to obtain or maintain the insurance required
herein will expose Lessor to risks and potentially cause Lessor to incur costs not contemplated by this Lease, the extent of which will be extremely
difficult to ascertain. Accordingly, for any month or portion thereof that Lessee does not maintain the required insurance and/or does not provide Lessor
with the required binders or certificates evidencing the existence of the required insurance, the Base Rent shall be automatically increased, without any
requirement for notice to Lessee, by an amount equal to 10% of the then existing Base Rent or $100, whichever is greater. The parties agree that such
increase in Base Rent represents fair and reasonable compensation for the additional risk/costs that Lessor will incur by reason of Lessee's failure to
maintain the required insurance. Such increase in Base Rent shall in no event constitute a waiver of Lessee's Default or Breach with respect to the
failure to maintain such insurance, prevent the exercise of any of the other rights and remedies granted hereunder, nor relieve Lessee of its obligation to
maintain the insurance specified in this Lease.

9. Damage or Destruction.
9.1 Definitions.
(a) "Premises Partial Damage" shall mean damage or destruction to the improvements on the Premises, other than Lessee

Owned Alterations and Utility Installations, which can reasonably be repaired in 3 months or less from the date of the damage or destruction, and the
cost thereof does not exceed a sum equal to 6 month’s Base Rent. Lessor shall notify Lessee in writing within 30 days from the date of the damage or
destruction as to whether or not the damage is Partial or Total. Notwithstanding the foregoing, Premises Partial Damage shall not include gderragg to
%, doors, and/or other similar items which Lessee has the responsibility to repair or replace pursuant to the provisions of Paragraph
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(b) "Premises Total Destruction”" shall mean damage or destruction to the improvements on the Premises, other than
Lessee Owned Alterations and Utility Installations and Trade Fixtures, which cannot reasonably be repaired in 3 months or less from the date of the
damage or destruction and/or the cost thereof exceeds a sum equal to 6 month's Base Rent. Lessor shall notify Lessee in writing within 30 days from
the date of the damage or destruction as to whether or not the damage is Partial or Total.

(c) “Insured Loss" shall mean damage or destruction to improvements on the Premises, other than Lessee Owned
Alterations and Utility Installations and Trade Fixtures, which was caused by an event required to be covered by the insurance described in Paragraph
8.3(a), irrespective of any deductible amounts or coverage limits involved. ‘

(d) "Replacement Cost" shall mean the cost to repair or rebuild the improvements owned by Lessor at the time of the
occurrence to their condition existing immediately prior thereto, including demolition, debris removal and upgrading required by the operation of
Applicable Requirements, and without deduction for depreciation.

(e) "Hazardous Substance Condition" shall mean the occurrence or discovery of a condition involving the presence of, or a
contamination by, a Hazardous Substance as defined in Paragraph 6.2(a), in, on, or under the Premises or Common Areas.which requires repair,
remediation, or restoration.

9.2 Partial Damage - Insured Loss. If a Premises Partial Damage that is an Insured Loss occurs, then Lessor shall, at Lessor’s
expense, repair such damage (but not Lessee’s Trade Fixtures or Lessee Owned Alterations and Utility Installations) as soon as reasonably possible
and this Lease shall continue in full force and effect; provided, however, that Lessee shall, at Lessor’s election, make the repair of any damage or
destruction the total Replacement Cost of which is $10,000 or less, and, in such event, Lessor shall make any applicable insurance proceeds available
to Lessee on a reasonable basis for that purpose. Notwithstanding the foregoing, if the required insurance was not in force or the insurance proceeds
are not sufficient to effect such repair, the Insuring Party shall promptly contribute the shortage in proceeds as and when required to complete said
repairs. In the event, however, such shortage was due to the fact that, by reason of the unique nature of the improvements, full Replacement Cost
insurance coverage was not commercially reasonable and available, Lessor shall have no obligation to pay for the shortage in insurance proceeds or to
fully restore the unique aspects of the Premises unless Lessee provides Lessor with the funds to cover same, or adequate assurance thereof, within 10
days following receipt of written notice of such shortage and request therefor. If Lessor receives said funds or adequate assurance thereof within said
10 day period, the party responsible for making the repairs shall complete them as soon as reasonably possible and this Lease shall remain in full force
and effect. If such funds or assurance are not received, Lessor may nevertheless elect by written notice to Lessee within 10 days thereafter to: (i) make
such restoration and repair as is commercially reasonable with Lessor paying any shortage in proceeds, in which case this Lease shall remain in full
force and effect, or (ii) have this Lease terminate 30 days thereafter. Lessee shall not be entitled to reimbursement of any funds contributed by Lessee
to repair any such damage or destruction. Premises Partial Damage due to flood or earthquake shall be subject to Paragraph 9.3, notwithstanding that
there may be some insurance coverage, but the net proceeds of any such insurance shall be made available for the repairs if made by either Party.

9.3 Partial Damage - Uninsured Loss. ‘If a Premises Partial Damage that is not an Insured Loss occurs, unless caused by a
negligent or willful act of Lessee (in which event Lessee shall make the repairs at Lessee’s expense), Lessor may either: (i) repair such damage as
soon as reasonably possible at Lessor's expense, in which event this Lease shall continue in full force and effect, or (i) terminate this Lease by giving
written notice to Lessee within 30 days after receipt by Lessor of knowledge of the occurrence of such damage. Such termination shall be effective 60
days following the date of such notice. In the event Lessor elects to terminate this Lease, Lessee shall have the right within 10 days after receipt of the
termination notice to give written notice to Lessor of Lessee’s commitment to pay for the repair of such damage without reimbursement from Lessor.
Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30 days after making such commitment. In such event this Lease
shall continue in full force and effect, and Lessor shall proceed to make such repairs as soon as reasonably possible after the required funds are
available. If Lessee does not make the required commitment, this Lease shall terminate as of the date specified in the termination notice.

9.4 Total Destruction. Notwithstanding any other provision hereof, if a Premises Total Destruction occurs, this Lease shall terminate
60 days following such Destruction. If the damage or destruction was caused by the gross negligence or willful misconduct of Lessee, Lessor shall
have the right to recover Lessor's damages from Lessee, except as provided in Paragraph 8.6.

9.5 Damage Near End of Term. If at any time during the last 6 months of this Lease there is damage for which the cost to repair
exceeds one month’s Base Rent, whether or not an Insured Loss, Lessor may terminate this Lease effective 60 days following the date of occurrence of
such damage by giving a written termination notice to Lessee within 30 days after the date of occurrence of such damage. Notwithstanding the
foregoing, if Lessee at that time has an exercisable option to extend this Lease or to purchase the Premises, then Lessee may preserve this Lease by,
(a) exercising such option and (b) providing Lessor with any shortage in insurance proceeds (or adequate assurance thereof) needed to make the -
repairs on or before the earlier of (i) the date which is 10 days after Lessee’s receipt of Lessor's written notice purporting to terminate this Lease, or (i)
the day prior to the date upon which such option expires. If Lessee duly exercises such option during such period and provides Lessor with funds (or
adequate assurance thereof) to cover any shortage in insurance proceeds, Lessor shall, at Lessor's commercially reasonable expense, repair such
damage as soon as reasonably possible and this Lease shall continue in full force and effect. If Lessee fails to exercise such option and provide such
funds or assurance during such period, then this Lease shall terminate on the date specified in the termination notice and Lessee’s option shall be
extinguished.

9.6 Damage to Shopping Center. In the event of any damage or destruction to other portions of the Building or to any other buildings
in the Shopping Center, whether insured or uninsured (and whether or not there is also damage or destruction to the Premises), which cannot
reasonably be repaired in 6 months or less from the date of the damage or destruction, Lessor may either (i) repair such damage or destruction as soon
as reasonably possible without expense to Lessee, in which event this Lease shall continue in full force and effect, or (i) terminate this Lease by giving
written notice to Lessee within 30 days after receipt by Lessor of knowledge of the occurrence of such damage or destruction. Such termination shall
be effective 60 days following the date of such notice.

9.7 Abatement of Rent; Lessee’s Remedies.

(a) Abatement. In the event of Premises Partial Damage or Premises Total Destruction or a Hazardous Substance
Condition for which Lessee is not responsible under this Lease, the Base Rent payable by Lessee for the period required for the repair, remediation or
restoration of such damage shall be abated in proportion to the degree to which Lessee’s use of the Premises is impaired, but not to exceed the
proceeds received from the Rental Value Insurance. All other obligations of Lessee hereunder shall be performed by Lessee, and Lessor shall have no
liability for any such damage, destruction, remediation, repair or restoration except as provided herein.

(b) Remedies. If Lessor shall be obligated to repair or restore the Premises and does not commence, in a substantial and
meaningful way, such repair or restoration within 90 days after such obligation shall accrue, Lessee may, at any time prior to the commencement of
such repair or restoration, give written notice to Lessor and to any Lenders of which Lessee has actual notice, of Lessee’s election to terminate this
Lease on a date not less than 60 days following the giving of such notice. If Lessee gives such notice and such repair or restoration is not commenced
within 30 days thereafter, this Lease shall terminate as of the date specified in said notice. If the repair or restoration is commenced within such 30

is Lease shall continue in full force and effect. "Commence" shail mean either the unconditional authorization of the preparation of the reguired
8 beginning of the actual work on the Premises, whichever first occurs.
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9.8 Termination; Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.2(g) or Paragraph 9, an equitable
adjustment shall be made concerning advance Base Rent and any other advance payments made by Lessee to Lessor. Lessor shall, in addition, return
to Lessee so much of Lessee’s Security Deposit as has not been, or is not then required to be, used by Lessor.

10. Real Property Taxes.

10.1 Definition. As used herein, the term "Real Property Taxes" shall include any form of assessment; real estate, general, special,
ordinary or extraordinary, or rental levy or tax (other than inheritance, personal income or estate taxes); improvement bond; and/or license fee imposed
upon or levied against any legal or equitable interest of Lessor in the Shopping Center, Lessor's right to other income therefrom, and/or Lessor’s
business of leasing, by any authority having the direct or indirect power to tax and where the funds are generated with reference to the Shopping Center
address and where the proceeds so generated are to be applied by the city, county or other local taxing authority of a jurisdiction within which the
Shopping Center is located. The term "Real Property Taxes" shall also include any tax, fee, levy, assessment or charge, or any increase therein: (i)
imposed by reason of events occurring during the term of this Lease, including but not limited to, a change in the ownership of the Shoping Center, (ii) a
change in the improvements thereon, and/or (jii) levied or assessed on machinery or equipment provided by Lessor to Lessee pursuant to this Lease. In
calculating Real Property Taxes for any calendar year, the Real Property Taxes for any real estate tax year shall be included in the calculation of Real
Property Taxes for such calendar year based upon the number of days which such calendar year and tax year have in common.

10.2 Payment of Taxes. Except as otherwise provided in Paragraph 10.3, Lessor shall pay the Real Property Taxes applicable to the
Project, and said payments shall be included in the calculation of Common Area Operating Expenses in accordance with the provisions of Paragraph
4.2.

10.3 Additional Improvements. Common Area Operating Expenses shall not include Real Property Taxes specified in the tax
assessor's records and work sheets as being caused by additional improvements placed upon the Shopping Center by other lessees or by Lessor for
the exclusive enjoyment of such other lessees. Notwithstanding Paragraph 10.2 hereof, Lessee shall, however, pay to Lessor at the time Common
Area Operating Expenses are payable under Paragraph 4.2, the entirety of any increase in Real Property Taxes if assessed solely by reason of
Alterations, Trade Fixtures or Utility Installations placed upon the Premises by Lessee or at Lessee’s request, or by reason of any alterations or
improvements to the Premises made by Lessor subsequent to the execution of this Lease by the Parties.

10.4 Joint Assessment. If the Building is not separately assessed, Real Property Taxes allocated to the Building shall be an equitable
proportion of the Real Property Taxes for all of the land and improvements included within the tax parcel assessed, such proportion to be determined by
Lessor from the respective valuations assigned in the assessor's work sheets or such other information as may be reasonably available. Lessor's
reasonable determination thereof, in good faith, shall be conclusive.

10.5 Personal Property Taxes. Lessee shall pay prior to delinquency all taxes assessed against and levied upon Lessee Owned
Alterations and Utility Installations, Trade Fixtures, furnishings, equipment and all personal property of Lessee contained in the Premises. \When
possible, Lessee shall cause its Lessee Owned Alterations and Utility Installations, Trade Fixtures, furnishings, equipment and all other personal
property to be assessed and billed separately from the real property of Lessor. If any of Lessee’s said property shall be assessed with Lessor's real
property, Lessee shall pay Lessor the taxes attributable to Lessee’s property within 10 days after receipt of a written statement setting forth the taxes
applicable to Lessee’s property.

1. Utilities and Services. Lessee shall pay for all water, gas, heat, light, power, telephone, trash disposal and other utilities and services
supplied to the Premises, together with any taxes thereon. To the extent any such utilities and/or services are not separately metered, Lessee shall pay
Lessee's Share thereof in accordance with Paragraph 4.2. Notwithstanding the provisions of Paragraph 4.2, if at any time in Lessor’s sole judgment,
Lessor determines that Lessee is using a disproportionate amount of water, electricity or other commonly metered utilities, or that Lessee is generating
such a large volume of trash as to require an increase in the size of the trash receptacle and/or an increase in the number of times per month that it is
emptied, then Lessor may increase Lessee’s Base Rent by an amount equal to such increased costs. There shall be no abatement of Rent and Lessor
shall not be liable in any respect whatsoever for the inadequacy, stoppage, interruption or discontinuance of any utility or service due to riot, strike, labor
dispute, breakdown, accident, repair or other cause beyond Lessor's reasonable control or in cooperation with governmental request or directions.

12 Assignment and Subletting.
121 Lessor's Consent Required.
(a) Lessee shall not voluntarily or by operation of law assign, transfer, mortgage or encumber (collectively, "assign or
assignment") or sublet all or any part of Lessee’s interest in this Lease or in the Premises without Lessor's prior written consent.
(b) Unless Lessee is a corporation and its stock is publicly traded on a national stock exchange, a change in the control of

Lessee shall constitute an assignment requiring consent. The transfer, on a cumulative basis, of 25% or more of the voting control of Lessee shall
constitute a change in control for this purpose.

(c) The involvement of Lessee or its assets in any transaction, or series of transactions (by way of merger, sale, acquisition,
financing, transfer, leveraged buy-out or otherwise), whether or not a formal assignment or hypothecation of this Lease or Lessee’s assets occurs,
which results or will result in a reduction of the Net Worth of Lessee by an amount greater than 25% of such Net Worth as it was represented at the
time of the execution of this Lease or at the time of the most recent assignment to which Lessor has consented, or as it exists immediately prior to said
transaction or transactions constituting such reduction, whichever was or is greater, shall be considered an assignment of this Lease to which Lessor
may withhold its consent. "Net Worth of Lessee" shall mean the net worth of Lessee (excluding any guarantors), established under generally accepted
accounting principles.

(d) An assignment or subletting without consent shall, at Lessor’s option, be a Default curable after notice per Paragraph
13.1(c), or a noncurable Breach without the necessity of any notice and grace period. If Lessor elects to treat such unapproved assignment or
subletting as a noncurable Breach, Lessor may either: (i) terminate this Lease, or (i) upon 30 days written notice, increase the monthly Base Rent and
Percentage Rent Rate to 110% of the Base Rent and Percentage Rent Rate then in effect. Further, in the event of such Breach and rental adjustment,
(i) the purchase price of any option to purchase the Premises held by Lessee shall be subject to similar adjustment to 110% of the price previously in
effect, and (i) all fixed and non-fixed rental adjustments scheduled during the remainder of the Lease term shall be increased to 110% of the scheduled
adjusted rent.

(e) Lessee's remedy for any breach of Paragraph 12.1 by Lessor shall be limited to compensatory damages and/or injunctive
relief.

) Lessor may reasonably withhold consent to a proposed assignment or subletting if Lessee is in Default at the time
consent is requested.

(9) Notwithstanding the foregoing, allowing a de minimis portion of the Premises, ie. 20 square feet or less, to be used by a

wvendor in connection with the installation of a vending machine or payphone shall not constitute a subletting
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12.2 Terms and Conditions Applicable to Assignment and Subletting.

(a) Regardless of Lessor's consent, no assignment or subletting shall: (i) be effective without the express written
assumption by such assignee or sublessee of the obligations of Lessee under this Lease, (i) release Lessee of any obligations hereunder, or (iiiy alter
the primary liability of Lessee for the payment of Rent or for the performance of any other obligations to be performed by Lessee.

(b) Lessor may accept Rent or performance of Lessee's obligations from any person other than Lessee pending approval or
disapproval of an assignment. Neither a delay in the approval or disapproval of such assignment nor the acceptance of Rent or performance shall
constitute a waiver or estoppel of Lessor’s right to exercise its remedies for Lessee’s Default or Breach.

(c) Lessor's consent to any assignment or subletting shall not constitute a consent to any subsequent assignment or
subletting. :

(d) In the event of any Default or Breach by Lessee, Lessor may proceed directly against Lessee, any Guarantors or anyone
else responsible for the performance of Lessee’s obligations under this Lease, including any assignee or sublessee, without first exhausting Lessor's
remedies against any other person or entity responsible therefore to Lessor, or any security held by Lessor.

(e) Each request for consent to an assignment or subletting shall be in writing, accompanied by information relevant to
Lessor's determination as to the financial and operational responsibility and appropriateness of the proposed assignee or sublessee, including but not
limited to the intended use and/for required modification of the Premises, if any, together with a fee of $500 as consideration for Lessor's considering
and processing said request. Lessee agrees to provide Lessor with such other or additional information and/or documentation as may be reasonably
requested.(See also Paragraph 36)

) Any assignee of, or sublessee under, this Lease shall, by reason of accepting such assignment, entering into such
sublease, or entering into possession of the Premises or any portion thereof, be deemed to have assumed and agreed to conform and comply with
each and every term, covenant, condition and obligation herein to be observed or performed by Lessee during the term of said assignment or sublease,
other than such obligations as are contrary to or inconsistent with provisions of an assignment or sublease to which Lessor has specifically consented
to in writing.

(9) Lessor's consent to any assignment or subletting shall not transfer to the assignee or sublessee any Option granted to
the original Lessee by this Lease unless such transfer is specifically consented to by Lessor in writing. (See Paragraph 39.2)

123 Additional Terms and Conditions Applicable to Subletting. The following terms and conditions shall apply to any subletting by
Lessee of all or any part of the Premises and shall be deemed included in all subleases under this Lease whether or not expressly incorporated therein:

(a) Lessee hereby assigns and transfers to Lessor all of Lessee's interest in all Rent payable on any sublease, and Lessor
may collect such Rent and apply same toward Lessee’s obligations under this Lease; provided, however, that until a Breach shall ocour in the
performance of Lessee’s obligations, Lessee may collect said Rent. In the event that the amount collected by Lessor exceeds Lessee's then
outstanding obligations any such excess shall be refunded to Lessee. Lessor shall not, by reason of the foregoing or any assignment of such sublease,
nor by reason of the collection of Rent, be deemed liable to the sublessee for any failure of Lessee to perform and comply with any of Lessee’s
obligations to such sublessee. Lessee hereby irrevocably authorizes and directs any such sublessee, upon receipt of a written notice from Lessor
stating that a Breach exists in the performance of Lessee's obligations under this Lease, to pay to Lessor all Rent due and to become due under the
sublease. Sublessee shall rely upon any such notice from Lessor and shall pay all Rents to Lessor without any obligation or right to inquire as to
whether such Breach exists, notwithstanding any claim from Lessee to the contrary.

(b) In the event of a Breach by Lessee, Lessor may, at its option, require sublessee to attorn to Lessor, in which event
Lessor shall undertake the obligations of the sublessor under such sublease from the time of the exercise of said option to the expiration of such
sublease: provided, however, Lessor shall not be liable for any prepaid rents or security deposit paid by such sublessee to such sublessor or for any
prior Defaults or Breaches of such sublessor.

(c) Any matter requiring the consent of the sublessor under a sublease shall also require the consent of Lessor.
(d) No sublessee shall further assign or sublet all or any part of the Premises without Lessor's prior
written consent.
(e) Lessor shall deliver a copy of any notice of Default or Breach by Lessee to the sublessee, who shall have the right to cure

the Default of Lessee within the grace period, if any, specified in such notice. The sublessee shall have a right of reimbursement and offset from and
against Lessee for any such Defaults cured by the sublessee.

13. Default; Breach; Remedies.

13.1 Default; Breach. A "Default" is defined as a failure by the Lessee to comply with or perform any of the terms, covenants,
conditions or Rules and Regulations under this Lease. A "Breach” is defined as the occurrence of one or more of the following Defaults, and the failure
of Lessee to cure such Default within any applicable grace period:

(a) The vacating or abandonment of the Premises. Lessee shall be deemed to have vacated the Premises if Lessee ceases
to continuously operate its business in the Premises for a period of 5 consecutive days.
(b) The failure of Lessee to.make any payment of Rent or any Security Deposit required to be made by Lessee hereunder,

whether to Lessor or to a third party, when due, to provide reasonable evidence of insurance or surety bond, or to fulfill any obligation under this Lease
which endangers or threatens life or property, where such failure continues for a period of 3 business days following written notice to Lessee.

(¢) The commission of waste, act or acts constituting public or private nuisance, and/or an illegal activity on the Premises by
Lessee, where such actions continue for a period of 3 business days following written notice to Lessee.

(d) The failure by Lessee to provide () reasonable written evidence of compliance with Applicable Requirements, (ii) the
service contracts, (iii) the rescission of an unauthorized assignment or subletting, (iv) an Estoppel Certificate, (v) a requested subordination, (vi)
evidence concerning any guaranty and/or Guarantor, (vii) any document requested under Paragraph 41, (viil) material data safety sheets (MSDS), or
(ix) any other documentation or information which Lessor may reasonably require of Lessee under the terms of this Lease, where any such failure
continues for a period of 10 days following written notice to Lessee.

(e) A Default by Lessee as to the terms, covenants, conditions or provisions of this Lease, or of the rules adopted under
Paragraph 2.9 hereof, other than those described in subparagraphs 13.1(a), (b), (c) or (d), above, where such Default continues for a period of 30 days
after written notice; provided, however, that if the nature of Lessee’s Default is such that more than 30 days are reasonably required for its cure, then it
shall not be deemed to be a Breach if Lessee commences such cure within said 30 day period and thereafter diligently prosecutes such cure to
completion.

)] The occurrence of any of the following events: (i) the making of any general arrangement or assignment for the benefit of
creditors; (ii) becoming a "debtor" as defined in 11 U.S.C. s 101 or any successor statute thereto (unless, in the case of a petition filed against Lessee,
the same is dismissed within 60 days); (iii) the appointment of a trustee or receiver to take possession of substantially all of Lessee’s assets located at
the ises or of Lessee’s interest in this Lease, where possession is not restored to Lessee within 30 days; or (iv) the attachment, executjefl or dtQer

PAGE 12 OF 19

©2003 - AIR COMMERCIAL REAL ESTATE ASSOCIATION FORM RMTN-2-3/06E




judicial seizure of substantially all of Lessee’s assets located at the Premises or of Lessee's interest in this Lease, where such seizure is not discharged
within 30 days; provided, however, in the event that any provision of this subparagraph is contrary to any applicable law, such provision shall be of no
force or effect, and not affect the validity of the remaining provisions.

(@) The discovery that any financial statement of Lessee or of any Guarantor given to Lessor was materially false.

(h) If the performance of Lessee’s obligations under this Lease is guaranteed: (i) the death of a Guarantor, (ii) the
termination of a Guarantor's liability with respect to this Lease other than in accordance with the terms of such guaranty, (jii) a Guarantor's becoming
insolvent or the subject of a bankruptcy filing, (iv) a Guarantor’s refusal to honor the guaranty, or (v) a Guarantor’s breach of its guaranty obligation on
an anticipatory basis, and Lessee's failure, within 60 days following written notice of any such event, to provide written alternative assurance or security,
which, when coupled with the then existing resources of Lessee, equals or exceeds the combined financial resources of Lessee and the Guarantors
that existed at the time of execution of this Lease.

13.2 Remedies. If Lessee fails to perform any of its affirmative duties or obligations, within 10 days after written notice (or in case of an
emergency, without notice), Lessor may, at its option, perform such duty or obligation on Lessee’s behalf, including but not limited to the obtaining of
reasonably required bonds, insurance policies, or governmental licenses, permits or approvals. Lessee shall pay to Lessor an amount equal to 115% of
the costs and expenses incurred by Lessor in such performance upon receipt of an invoice therefor. In the event of a Breach, Lessor may, with or
without further notice or demand, and without limiting Lessor in the exercise of any right or remedy which Lessor may have by reason of such Breach:

(a) Terminate Lessee’s right to possession of the Premises by any lawful means, in which case this Lease shall terminate
and Lessee shall immediately surrender possession to Lessor. In such event Lessor shall be entitled to recover from Lessee: (i) the unpaid Rent which
had been earned at the time of termination; (ii) the worth at the time of award of the amount by which the unpaid Rent which would have been earned
after termination until the time of award exceeds the amount of such rental loss that the Lessee proves could have been reasonably avoided; (iii) the
worth at the time of award of the amount by which the unpaid Rent for the balance of the term after the time of award exceeds the amount of such
rental loss that the Lessee proves could be reasonably avoided; and (iv) any other amount necessary to compensate Lessor for all the detriment
proximately caused by the Lessee’s failure to perform its obligations under this Lease or which in the ordinary course of things would be likely to result
therefrom, including but not limited to the cost of recovering possession of the Premises, expenses of reletting, including necessary renovation and
alteration of the Premises, reasonable attorneys’ fees, and that portion of any leasing commission paid by Lessor in connection with this Lease
applicable to the unexpired term of this Lease. The worth at the time of award of the amount referred to in provision (iii) of the immediately preceding
sentence shall be computed by discounting such amount at the discount rate of the Federal Reserve Bank of the District within which the Premises are
located at the time of award plus one percent. Efforts by Lessor to mitigate damages caused by Lessee’s Breach of this Lease shall not waive Lessor's
right to recover damages under Paragraph 12. If termination of this Lease is obtained through the provisional remedy of unlawful detainer, Lessor shall
have the right to recover in such proceeding any unpaid Rent and damages as are recoverable therein, or Lessor may reserve the right to recover all or
any part thereof in a separate suit. If a notice and grace period required under Paragraph 13.1 was not previously given, a notice to pay rent or quit, or
to perform or quit given to Lessee under the unlawful detainer statute shall also constitute the notice required by Paragraph 13.1. In such case, the
applicable grace period required by Paragraph 13.1 and the unlawful detainer statute shall run concurrently, and the failure of Lessee to cure the
Default within the greater of the two such grace periods shall constitute both an untawful detainer and a Breach of this Lease entitling Lessor to the
remedies provided for in this Lease and/or by said statute.

(b) Continue the Lease and Lessee’s right to possession and recover the Rent as it becomes due, in which event Lessee
may sublet or assign, subject only to reasonable limitations. Acts of maintenance, efforts to relet, and/or the appointment of a receiver to protect the
Lessor's interests, shall not constitute a termination of the Lessee’s right to possession.

(c) Pursue any other remedy now or hereafter available under the laws or judicial decisions of the state wherein the
Premises are located. The expiration or termination of this Lease and/or the termination of Lessee’s right to possession shall not relieve Lessee from
liability under any indemnity provisions of this Lease as to matters occurring or accruing during the term hereof or by reason of Lessee's occupancy of
the Premises.

13.3 Inducement Recapture. Any agreement for free or abated rent or other charges, or for the giving or paying by Lessor to or for
Lessee of any cash or other bonus, inducement or consideration for Lessee’s entering into this Lease, all of which concessions are hereinafter referred
to as "Inducement Provisions", shall be deemed conditioned upon Lessee’s full and faithful performance of all of the terms, covenants and conditions
of this Lease. Upon Breach of this Lease by Lessee, any such Inducement Provision shall automatically be deemed deleted from this Lease and of no
further force or effect, and any rent, other charge, bonus, inducement or consideration theretofore abated, given or paid by Lessor under such an
Inducement Provision shall be immediately due and payable by Lessee to Lessor, notwithstanding any subsequent cure of said Breach by Lessee. The
acceptance by Lessor of rent or the cure of the Breach which initiated the operation of this paragraph shall not be deemed a waiver by Lessor of the
provisions of this paragraph unless specifically so stated in writing by Lessor at the time of such acceptance.

13.4 Late Charges. Lessee hereby acknowledges that late payment by Lessee of Rent will cause Lessor to incur costs not
contemplated by this Lease, the exact amount of which will be extremely difficult to ascertain. Such costs include, but are not limited to, processing and
accounting charges, and late charges which may be imposed upon Lessor by any Lender. Accordingly, if any Rent shall not be received by Lessor
within 5 days after such amount shall be due, then, without any requirement for notice to Lessee, Lessee shall immediately pay to Lessor a one-time
late charge equal to 10% of each such overdue amount or $100, whichever is greater. The parties hereby agree that such late charge represents a fair
and reasonable estimate of the costs Lessor will incur by reason of such late payment. Acceptance of such late charge by Lessor shall in no event
constitute a waiver of Lessee’s Default or Breach with respect to such overdue amount, nor prevent the exercise of any of the other rights and remedies
granted hereunder. In the event that a late charge is payable hereunder, whether or not collected, for 3 consecutive instalments of Base Rent, then
notwithstanding any provision of this Lease to the contrary, Base Rent shall, at Lessor's option, become due and payable quarterly in advance.

13.6 Interest. Any monetary payment due Lessor hereunder, other than late charges, not received by Lessor, when due as to
scheduled payments (such as Base Rent and Percentage Rent) or within 30 days following the date on which it was due for non-scheduled payment,
shall bear interest from the date when due, as to scheduled payments, or the 31st day after it was due as to non-scheduled payments. The interest
("Interest") charged shall be computed at the rate of 10% per annum but shall not exceed the maximum rate allowed by law. Interest is payable in
addition to the potential late charge provided for in Paragraph 13.4.

13.6 Breach by Lessor.

(a) Notice of Breach. Lessor shall not be desmed in breach of this Lease unless Lessor fails within a reasonable time to
perform an obligation required to be performed by Lessor. For purposes of this Paragraph, a reasonable time shall in no event be less than 30 days
after receipt by Lessor, and any Lender whose name and address shall have been furnished Lessee in writing for such purpose, of written notice
specifying wherein such obligation of Lessor has not been performed; provided, however, that if the nature of Lessor's obligation is such that more than
30 days are reasonably required for its performance, then Lessor shall not be in breach if performance is commenced within such 30 day period and
thereafter diligently pursued to completion. ' '

u{[C (b) Performance by Lessee on Behalf of Lessor. In the event that neither Lessor nor Lender cures said breag
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days after receipt of said notice, or if having commenced said cure they do not diligently pursue it to completion, then Lessee may elect to cure said
breach at Lessee's expense and offset from Rent the actual and reasonable cost to perform such cure, provided however, that such offset shall not
exceed an amount equal to the greater of one month's Base Rent or the Security Deposit, reserving Lessee's right to reimbursement from Lessor for
any such expense in excess of such offset. Lessee shall document the cost of said cure and supply said documentation to Lessor.

14. Condemnation. If the Premises or any portion thereof are taken under the power of eminent domain or sold under the threat of the exercise
of said power (collectively "Condemnation"), this Lease shall terminate as to the part taken as of the date the condemning authority takes title or
possession, whichever first occurs. If more than 10% of the floor area of the Premises, or more than 25% of the parking spaces situated within the
parking area, is taken by Condemnation, Lessee may, at Lessee’s option, to be exercised in writing within 10 days after Lessor shall have given Lessee
written notice of such taking (or in the absence of such notice, within 10 days after the condemning authority shall have taken possession) terminate
this Lease as of the date the condemning authority takes such possession. If Lessee does not terminate this Lease in accordance with the foregoing,
this Lease shall remain in full force and effect as to the portion of the Premises remaining, except that the Base Rent shall be reduced in proportion to
the reduction in utility of the Premises caused by such Condemnation. Condemnation awards and/or payments shall be the property of Lessor, whether
such award shall be made as compensation for diminution in value of the leasehold, the value of the part taken, or for severance damages; provided,
however, that Lessee shall be entitled to any compensation paid by the condemnor for Lessee's relocation expenses, loss of business goodwill and/or
Trade Fixtures, without regard to whether or not this Lease is terminated pursuant to the provisions of this Paragraph. All Alterations and Utility
Installations made to the Premises by Lessee, for purposes of Condemnation only, shall be considered the property of the Lessee and Lessee shall be
entitled to any and all compensation which is payable therefor. In the event that this Lease is not terminated by reason of the Condemnation, Lessor
shall repair any damage to the Premises caused by such Condemnation.

15. Brokerage Fees.

15.1 Additional Commission. [n addition to the payments owed pursuant to Paragraph 1.13 above, and unless Lessor and the Brokers
otherwise agree in writing, Lessor agrees that: (a) if Lessee exercises any Option, (b) if Lessee or anyone affiliated with Lessee acquires from Lessor
any rights to the Premises or other premises owned by Lessor and located within the Project, (c) if Lessee remains in possession of the Premises, with
the consent of Lessor, after the expiration of this Lease, or (d) if Base Rent is increased, whether by agreement or operation of an escalation clause
herein, then, Lessor shall pay Brokers a fee in accordance with the schedule of the Brokers in effect at the time of the execution of this Lease.

15.2 Assumption of Obligations. Any buyer or transferee of Lessor’s interest in this Lease shall be deemed to have assumed Lessor's
obligation hereunder. Brokers shall be third party beneficiaries of the provisions of Paragraphs 1.13, 15, 22 and 31. If Lessor fails to pay to Brokers
any amounts due as and for brokerage fees pertaining to this Lease when due, then such amounts shall accrue Interest. In addition, if Lessor fails to
pay any amounts to Lessee's Broker when due, Lessee's Broker may send written notice to Lessor and Lessee of such failure and if Lessor fails to pay
such amounts within 10 days after said notice, Lessee shall pay said monies to its Broker and offset such amounts against Rent. In addition, Lessee’s
Broker shall be deemed to be a third party beneficiary of any commission agreement entered into by and/or between Lessor and Lessor’s Broker for the
limited purpose of collecting any brokerage fee owed. )

15.3 Representations and Indemnities of Broker Relationships. Lessee and Lessor each represent and warrant to the other that it
has had no dealings with any person, firm, broker or finder (other than the Brokers, if any) in connection with this Lease, and that no one other than said
named Brokers is entitied to any commission or finder's fee in connection herewith. Lessee and Lessor do each hereby agree to indemnify, protect,
defend and hold the other harmless from and against liability for compensation or charges which may be claimed by any such unnamed broker, finder
or other similar party by reason of any dealings or actions of the indemnifying Party, including any costs, expenses, attorneys’ fees reasonably incurred
with respect thereto.

16. Estoppel Certificates.

(a) Each Party (as "Responding Party") shall within 10 days after written notice from the other Party (the “Requesting
Party") execute, acknowledge and deliver to the Requesting Party a statement in writing in form similar to the then most current "Estoppel Certificate"
form published by the AIR Commercial Real Estate Association, plus such additional information, confirmation and/or statements as may be reasonably
requested by the Requesting Party.

(b) If the Responding Party shall fail to execute or deliver the Estoppel Certificate within such 10 day period, the Requesting
Party may execute an Estoppel Certificate stating that: (i) the Lease is in full force and effect without modification except as may be represented by the
Requesting Party, (ii) there are no uncured defaults in the Requesting Party’s performance, and (iii) if Lessor is the Requesting Party, not more than
one month's rent has been paid in advance. Prospective purchasers and encumbrances may rely upon the Requesting Party’s Estoppel Certificate, and
the Responding Party shall be estopped from denying the truth of the facts contained in said Certificate.

(c) If Lessor desires to finance, refinance, or sell the Premises, or any part thereof, Lessee and all Guarantors shall deliver to
any potential lender or purchaser designated by Lessor such financial statements as may be reasonably required by such lender or purchaser, including
but not limited to Lessee's financial statements for the past 3 years. All such financial statements shall be received by Lessor and such lender or
purchaser in confidence and shall be used only for the purposes herein set forth.

17. Definition of Lessor. The term "Lessor" as used herein shall mean the owner or owners at the time in question of the fee title to the
Premises, or, if this is a sublease, of the Lessee’s interest in the prior lease. In the event of a transfer of Lessor’s title or interest in the Premises or this
Lease, Lessor shall deliver to the transferee or assignee (in cash or by credit) any unused Security Deposit held by Lessor. Upon such transfer or
assignment and delivery of the Security Deposit, as aforesaid, the prior Lessor shall be relieved of all liability with respect to the obligations and/or
covenants under this Lease thereafter to be performed by the Lessor. Subject to the foregoing, the obligations and/or covenants in this Lease to be
performed by the Lessor shall be binding only upon the Lessor as hereinabove defined.

18. Severability. The invalidity of any provision of this Lease, as determined by a court of competent jurisdiction, shall in no way affect the
validity of any other provision hereof. -

19. Days. Unless otherwise specifically indicated to the contrary, the word "days" as used in this Lease shéll mean and refer to calendar days.
20. Limitation on Liability. The obligations of Lessor under this Lease shall not constitute personal obligations of Lessor, or its partners,

members, directors, officers or shareholders, and Lessee shall look to the Premises, and to no other assets of Lessor, for the satisfaction of any liability
sgor with respect to this Lease, and shall not seek recourse against Lessor's partners, members, directors, officers or sharehoiders, or any_of their
ssets for such satisfaction. ¢
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21. Time of Essence. Time is of the essence with respect to the performance of all obligations to be performed or observed by the Parties under
this Lease.

22. No Prior or Other Agreements; Broker Disclaimer. This Lease contains all agreements between the Parties with respect to any matter
mentioned herein, and no other prior or contemporaneous agreement or understanding shall be effective. Lessor and Lessee each represents and
warrants to the Brokers that it has made, and is relying solely upon, its own investigation as to the nature, quality, character and financial responsibility
of the other Party to this Lease and as to the use, nature, quality and character of the Premises. Brokers have no responsibility with respect thereto or
with respect to any default or breach hereof by either Party.

23. Notices.

231 Notice Requirements. All notices required or permitted by this Lease or applicable law shall be in writing and may be delivered in
person (by hand or by courier) or may be sent by regular, certified or registered mail or U.S. Postal Service Express Mail, with postage prepaid, or by
facsimile transmission, and shall be deemed sufficiently given if served in a manner specified in this Paragraph 23. The addresses noted adjacent to a
Party’s signature on this Lease shall be that Party’s address for delivery or mailing of notices. Either Party may by written notice to the other specify a
different address for notice, except that upon Lessee's taking possession of the Premises, the Premises shall constitute Lessee’s address for notice. A
copy of all notices to Lessor shall be concurrently transmitted to such party or parties at such addresses as Lessor may from time to time hereafter
designate in writing.

232 Date of Notice. Any notice sent by registered or certified mail, return receipt requested, shall be deemed given on the date of
delivery shown on the receipt card, or if no delivery date is shown, the postmark thereon. If sent by regular mail the notice shall be deemed given 72
hours after the same is addressed as required herein and mailed with postage prepaid. Notices delivered by United States Express Mail or overnight
courier that guarantee next day delivery shall be deemed given 24 hours after delivery of the same to the Postal Service or courier. Notices transmitted
by facsimile transmission or similar means shall be deemed delivered upon telephone confirmation of receipt (confirmation report from fax machine is
sufficient), provided a copy is also delivered via delivery or mail. If notice is received on a Saturday, Sunday or legal holiday, it shall be deemed
received on the next business day.

24. Waivers. .

(a) No waiver by Lessor of the Default or Breach of any term, covenant or condition hereof by Lessee, shall be deemed a waiver of any
other term, covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any other term, covenant or condition
hereof. Lessor's consent to, or approval of, any act shall not be deemed to render unnecessary the obtaining of Lessor's consent to, or approval of, any
subsequent or similar act by Lessee, or be construed as the basis of an estoppel to enforce the provision or provisions of this Lease requiring such
consent.

(b) The acceptance of Rent by Lessor shall not be a waiver of any Default or Breach by Lessee. Any payment by Lessee may be
accepted by Lessor on account of moneys or damages due Lessor, notwithstanding any qualifying statements or conditions made by Lessee in
connection therewith, which such statements and/or conditions shall be of no force or effect whatsoever unless specifically agreed to in writing by
Lessor at or before the time of deposit of such payment.

(c) THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL GOVERN WITH REGARD TO ALL MATTERS RELATED
THERETO AND HEREBY WAIVE THE PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUCH STATUTE IS
INCONSISTENT WITH THIS LEASE.

25. Disclosures Regarding The Nature of a Real Estate Agency Relationship. )

(a) When entering into a discussion with a real estate agent regarding a real estate transaction, a Lessor or Lessee should from the
outset understand what type of agency relationship or representation it has with the agent or agents in the transaction. Lessor and Lessee
acknowledge being advised by the Brokers in this transaction, as follows:

(i) Lessor's Agent. A Lessor's agent under a listing agreement with the Lessor acts as the agent for the Lessor only. A
Lessor's agent or subagent has the following affirmative obligations: _To the Lessor: A fiduciary duty of utmost care, integrity, honesty, and loyalty in
dealings with the Lessor. To the Lessee and the Lessor: (a) Diligent exercise of reasonable skills and care in performance of the agent’s duties. (b) A
duty of honest and fair dealing and good faith. (c) A duty to disclose all facts known to the agent materially affecting the value or desirability of the
property that are not known to, or within the diligent attention and observation of, the Parties. An agent is not obligated to reveal to either Party any
confidential information obtained from the other Party which does not involve the affirmative duties set forth above.

(g) Lessee’s Agent. An agent can agree to act as agent for the Lessee only. In these situations, the agent is not the
Lessor's agent, even'if by agreement the agent may receive compensation for services rendered, either in full or in part from the Lessor. An agent
acting only for a Lessee has the following affirmative obligations. To the Lessee: A fiduciary duty of utmost care, integrity, honesty, and loyalty in
dealings with the Lessee. To the Lessee and the Lessor: (a) Diligent exercise of reasonable skills and care in performance of the agent’s duties. (b) A
duty of honest and fair dealing and good faith. (c) A duty to disclose all facts known to the agent materially affecting the value or desirability of the
property that are not known to, or within the diligent attention and observation of, the Parties. An agent is not obligated to reveal to either Party any
confidential information obtained from the other Party which does not invoive the affirmative duties set forth above.

(iii) Agent Representing Both Lessor and Lessee. A real estate agent, either acting directly or through one or more associate
licenses, can legally be the agent of both the Lessor and the Lessee in a transaction, but only with the knowledge and consent of both the Lessor and
the Lessee. In a dual agency situation, the agent has the following affirmative obligations to both the Lessor and the Lessee: (a) A fiduciary duty of
utmost care, integrity, honesty and loyalty in the dealings with either Lessor or the Lessee. (b) Other duties to the Lessor and the Lessee as stated
above in subparagraphs (i) or (ii). In representing both Lessor and Lessee, the agent may not without the express permission of the respective Party,
disclose to the other Party that the Lessor will accept rent in an amount less than that indicated in the listing or that the Lessee is willing to pay a higher
rent than that offered. The above duties of the agent in a real estate transaction do not relieve a Lessor or Lessee from the responsibility to protect their
own interests. Lessor and Lessee should carefully read all agreements to assure that they adequately express their understanding of the transaction.
A real estate agent is a person qualified to advise about real estate. If legal or tax advice is desired, consult a competent professional.

(b) Brokers have no responsibility with respect to any default or breach hereof by either Party. The Parties agree that no fawsuit or
other legal proceeding involving any breach of duty, error or omission relating to this Lease may be brought against Broker more than one year after the
Start Date and that the liability (including court costs and attorneys' fees), of any Broker with respect to any such lawsuit and/or legal proceeding shall
xceed the fee received by such Broker pursuant to this Lease; provided, however, that the foregoing limitation on each Broker's liability shall not be
¢ to any gross negligence or willful misconduct of such Broker.

PAGE 15 OF 19

INITIALS

©2003 - AIR COMMERCIAL REAL ESTATE ASSOCIATION FORM RMTN-2-3/06E




(c) Buyer and Seller agree to identify to Brokers as “Confidential" any communication or information given Brokers that is considered
by such Party to be confidential.

26. No Right To Holdover. Lessee has no right to retain possession of the Premises or any part thereof beyond the expiration or termination of
this Lease. In the event that Lessee holds over, then the Base Rent and Percentage Rent Rate shall be increased to 150% of the Base Rent and
Percentage Rent Rate applicable immediately preceding the expiration or termination. Nothing contained herein shall be construed as consent by
Lessor to any holding over by Lessee.

27. Cumulative Remedies. No remedy or election hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all
other remedies at law or in equity.

28. Covenants and Conditions; Construction of Agreement. All provisions of this Lease to be observed or performed by Lessee are both
covenants and conditions. In construing this Lease, all headings and titles are for the convenience of the Parties only and shall not be considered a
part of this Lease. Whenever required by the context, the singular shall include the plural and vice versa. This Lease shall not be construed as if
prepared by one of the Parties, but rather according to its fair meaning as a whole, as if both Parties had prepared it.

29. Binding Effect; Choice of Law. This Lease shall be binding upon the parties, their personal representatives, successors and assigns and
be governed by the laws of the State in which the Premises are located. Any litigation between the Parties hereto concerning this Lease shall be
initiated in the county in which the Premises are located. )

30. Subordination; Attornment; Non-Disturbance.

30.1 Subordination. This Lease and any Option granted hereby shall be subject and subordinate to any ground lease, mortgage, deed
of trust, or other hypothecation or security device (collectively, "Security Device"), now or hereafter placed upon the Premises, to.any and all advances
made on the security thereof, and to all renewals, modifications, and extensions thereof. Lessee agrees that the holders of any such Security Devices
(in this Lease together referred to as "Lender”) shall have no liability or obligation to perform any of the obligations of Lessor under this Lease. Any
Lender may elect to have this Lease and/or any Option granted hereby superior to the lien of its Security Device by giving written notice thereof to
Lessee, whereupon this Lease and such Options shall be deemed prior to such Security Device, notwithstanding the relative dates of the
documentation or recordation thereof.

30.2 Attornment. In the event that Lessor transfers title to the Premises, or the Premises are acquired by another upon the foreclosure
or termination of a Security Devise to which this Lease is subordinated (i) Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3,
attorn to such new owner, and upon request, enter into a new lease, containing all of the terms and provisions of this Lease, with such new owner for
the remainder of the term hereof, or, at the election of the new owner, this Lease will automatically become a new lease between Lessee and such new
owner, and (i) Lessor shall thereafter be relieved of any further obligations hereunder and such new owner shall assume all of Lessor's obligations,
except that such new owner shall not: (a) be liable for any act or omission of any prior lessor or with respect to events occurring prior to acquisition of
ownership; (b) be subject to any offsets or defenses which Lessee might have against any prior lessor, (c) be bound by prepayment of more than one
month's rent, or (d) be liable for the return of any security deposit paid to any prior lessor which was not paid or credited to such new owner.

30.3 Non-Disturbance. With respect to Security Devices entered into by Lessor after the execution of this Lease, Lessee’s
subordination of this Lease shall be subject to receiving a commercially reasonable non-disturbance agreement (a "Non-Disturbance Agreement")
from the Lender which Non-Disturbance Agreement provides that Lessee’s possession of the Premises, and this Lease, including any options to extend
the term hereof, will not be disturbed so long as Lessee is not in Breach hereof and attorns to the record owner of the Premises. Further, within 60
days after the execution of this Lease, Lessor shall, if requested by Lessee, use its commercially reasonable efforts to obtain a Non-Disturbance
Agreement from the holder of any pre-existing Security Device which is secured by the Premises. In the event that Lessor is unable to provide the
Non-Disturbance Agreement within said 60 days, then Lessee may, at Lessee's option, directly contact Lender and attempt to negotiate for the
execution and delivery of a Non-Disturbance Agreement.

304 Self-Executing. The agreements contained in this Paragraph 30 shall be effective without the execution of any further documents;
provided, however, that, upon written request from Lessor or a Lender in connection with a sale, financing or refinancing of the Premises, Lessee and
Lessor shall execute such further writings as may be reasonably required to separately document any subordination, attornment and/or
Non-Disturbance Agreement provided for herein.

31. Attorneys’ Fees. If any Party or Broker brings an action or proceeding involving the Premises whether founded in tort, contract or equity, or
to declare rights hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal thereon, shall be entitled to reasonable
attorneys’ fees. Such fees may be awarded in the same suit or recovered in a separate suit, whether or not such action or proceeding is pursued to
decision or judgment. The term, "Prevailing Party" shall include, without limitation, a Party or Broker who substantially obtains or defeats the relief
sought, as the case may be, whether by compromise, settlement, judgment, or the abandonment by the other Party or Broker of its claim or defense.
The attorneys’ fees award shall not be computed in accordance with any court fee schedule, but shall be such as to fully reimburse all attorneys’ fees
reasonably incurred. In addition, Lessor shall be entitled to attorneys’ fees, costs and expenses incurred in the preparation and service of notices of
Default and consultations in connection therewith, whether or not a legal action is subsequently commenced in connection with such Default or resulting
Breach ($200 is a reasonable minimum per occurrence for such services and consultation). )

32 Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premises at any time, in the
case of an emergency, and otherwise at reasonable times after reasonable prior notice for the purpose of showing the same to prospective purchasers,
lenders, or tenants, and making such alterations, repairs, improvements or additions to the Premises as Lessor may deem necessary or desirable and
the erecting, using and maintaining of utilities, services, pipes and conduits through the Premises and/or other premises as long as there is no material
adverse effect on Lessee's use of the Premises. All such activities shall be without abatement of rent or liability to Lessee.

33. Auctions. Lessee shall not conduct, nor permit to be conducted, any auction upon the Premises without Lessor's prior written consent,
which consent shall be granted or denied at Lessor's sole discretion.

34. Signs. Lessor may place on the Premises ordinary "For Sale” signs at any time and ordinary "For Lease" signs during the last 8 months of
the term hereof. All signs must comply with all Applicable Requirements. Lessee shall not place, construct, or maintain on the glass panes,a pports
windows of the Premises, the doors, exterior walls or the roof of the Building, or anywhere else within the Shopping Centepbutside s
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Premises, or on any interior portions of the Premises that are visible from the exterior of the Premises, any signs, advertisements, names, insignia,
trademarks, descriptive material or any other items without Lessor’s prior written consent, which consent shall be granted or denied at Lessor's sole
discretion. Lessor shall designate the size, shape, color, design, and location of all exterior sign(s) to be installed by Lessee, and Lessee shall, at
Lessee’s sole cost and expense, fabricate, construct and install all such sign(s) in full compliance with Lessor’s designation and in accordance with the
Sign Criteria for the Shopping Center attached hereto, if any. Lessee agrees to submit plans and specifications for Lessee’s sign(s) for Lessor's written
approval within 30 days after the full execution hereof and to install such sign(s) prior to opening for business at the Premises. Lessor, at Lessee's
cost, may remove any item placed, constructed or maintained in, upon or about the Premises or Shopping Center which does not comply with this
paragraph. In the event there is a pole, pylon or monument sign for the Shopping Center, Lessor shall have the right, but not the obligation, to install
lettering designating Lessee's business on such sign, at Lessee’s expense, with Lessor's approval of location, size, style and color. All signs that are
permanently attached to the Premises or Building shall become the property of Lessor at the expiration or earlier termination hereof; provided, however,
that Lessee shall promptly remove all such signs if Lessor so elects, and Lessee shall promptly repair all damage caused by such removal. Lessee
shall not place, construct or maintain in, upon or about the Premises any search lights, flashing lights, loudspeakers, phonographs or other visual or
audio media.

35. Termination; Merger. Unless specifically stated otherwise in writing by Lessor, the voluntary or other surrender of this Lease by Lessee, the
mutual termination or cancellation hereof, or a termination hereof by Lessor for Breach by Lessee, shall automatically terminate any sublease or lesser
estate in the Premises; provided, however, that Lessor may elect to continue any one or all existing subtenancies. Lessor’s failure within 10 days
following any such event to elect to the contrary by written notice to the holder of any such lesser interest, shall constitute Lessor's election to have
such event constitute the termination of such interest.

36. Consents. Except as otherwise provided herein, wherever in this Lease the consent of a Party is required to an act by or for the other Party,
such consent shall not be unreasonably withheld or delayed. In those express instances where consent is within the sole discretion of a party, the party
shall have no obligation to adhere to a standard of reasonableness. Lessor's actual reasonable costs and expenses (including but not limited to
architects’, attorneys’, engineers’ and other consultants’ fees) incurred in the consideration of, or response to, a request by Lessee for any Lessor
consent, including but not limited to consents to an assignment, a subletting or the presence or use of a Hazardous Substance, shall be paid by Lessee
upon receipt of an invoice and supporting documentation therefor. Lessor's consent to any act, assignment or subletting shall not constitute an
acknowledgment that no Default or Breach by Lessee of this Lease exists, nor shall such consent be deemed a waiver of any then existing Default or
Breach, except as may be otherwise specifically stated in writing by Lessor at the time of such consent. The failure to specify herein any particular
condition to Lessor's consent shall not preciude the imposition by Lessor at the time of consent of such further or other conditions as are then
reasonable with reference to the particular matter for which consent is being given. In the event that either Party disagrees with any determination
made by the other hereunder and reasonably requests the reasons for such determination, the determining party shall furnish its reasons in writing and .
in reasonable detail within 10 business days following such request.

37. Guarantor.

371 Execution. The Guarantors, if any, shall each execute a guaranty in the form most recently published by the AIR Commercial Real
Estate Association.

37.2 Default. It shall constitute a Default of the Lessee if any Guarantor fails or refuses, upon request to provide: (a) evidence of the

execution of the guaranty, including the authority of the party signing on Guarantor's behalf to obligate Guarantor, and in the case of a corporate
Guarantor, a certified copy of a resolution of its board of directors authorizing the making of such guaranty, (b) current financial statements, (c) an
Estoppel Certificate, or (d) written confirmation that the guaranty is still in effect.

38. Quiet Possession. Subject to payment by Lessee of the Rent and performance of all of the covenants, conditions and provisions on
Lessee's part to be observed and performed under this Lease, Lessee shall have quiet possession and quiet enjoyment of the Premises during the
term hereof.

39. Options. If Lessee is granted an option, as defined below, then the following provisions shall apply.

39.1 Definition. "Option" shall mean: (a) the right to extend the term of or renew this Lease or to extend or renew any lease that
Lessee has on other property of Lessor; (b) the right of first refusal or first offer to lease either the Premises or other property of Lessor, (c) the right to
purchase or the right of first refusal to purchase the Premises or other property of Lessor.

39.2 Options Personal To Original Lessee. Any Option granted to Lessee in this Lease is personal to the original Lessee, and cannot
be assigned or exercised by anyone other than said original Lessee and only while the original Lessee is in full possession of the Premises and, if
requested by Lessor, with Lessee certifying that Lessee has no intention of thereafter assigning or subletting.

39.3 Multiple Options. In the event that Lessee has any multiple Options to extend or renew this Lease, a later Option cannot be
exercised unless the prior Options have been validly exercised.

394 Effect of Default on Options.

(a) Lessee shall have no right to exercise an Option: (i) during the period commencing with the giving of any notice of
Default and continuing until said Default is cured, (i) during the period of time any Rent is unpaid (without regard to whether notice thereof is given
Lessee), (iii) during the time Lessee is in Breach of this Lease, or (iv) in the event that Lessee has been given 3 or more notices of separate Default,
whether or not the Defaults are cured, during the 12 month period immediately preceding the exercise of the Option.

(b) The period of time within which an Option may be exercised shall not be extended or enlarged by reason of Lessee’s
inability to exercise an Option because of the provisions of Paragraph 39.4(a).
(c) An Option shall terminate and be of no further force or effect, notwithstanding Lessee’s due and timely exercise of the

Option, if, after such exercise and prior to the commencement of the extended term or completion of the purchase, (i) Lessee fails to pay Rent for a
period of 30 days after such Rent becomes due (without any necessity of Lessor to give notice thereof), or (ii) if Lessee commits a Breach of this Lease.

40. Security Measures. Lessee hereby acknowledges that the Rent payable to Lessor hereunder does not include the cost of guard service or
other security measures, and that Lessor shall have no obligation whatsoever to provide same. Lessee assumes all responsibility for the protection of
the Premises, Lessee, its agents and invitees and their property from the acts of third parties. While Lessor does not assume any responsibility to
provide any security measures or any liability for failure to provide security measures or for any inadequacy thereof, Lessor shall have the authority to
institute or continue such security measures as Lessor in its sole discretion deems necessary or appropriate from time to time, the cost and.expepses
of which shall be considered Common Area Operating Expenses. To the degree directed by Lessor, Lessee shall coordinate its security Measuresyat
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the Premises with the security measures instituted by Lessor, if any.

41. Reservations. Lessor reserves the right: (i) to grant, without the consent or joinder of Lessee, such easements, rights and dedications that
Lessor deems necessary, (i) to cause the recordation of parcel maps and restrictions, and (iii) to create and/or install new utility raceways, so long as
such easements, rights, dedications, maps, restrictions, and utility raceways do not unreasonably interfere with the use of the Premises by Lessee.
Lessee agrees to sign any documents reasonably requested by Lessor to effectuate such rights.

42, Building Planning. 'Lessor shall have the right at any time or times, upon giving Lessee not less than 60 days prior written notice, to provide
and furnish Lessee with space of comparable visibility located elsewhere within any of the buildings within the Shopping Center and to move Lessee
into such new space, provided that the usable area of such new space is not less than the usable area of the Premises and provided that all of Lessee’s
reasonable out-of-pocket moving expenses (including but not limited to the cost of moving Lessee's personal property, the cost of reprinting Lessee’s
stationery or other business materials with the new address, and the cost to relocate and reinstall tenant improvements and Lessee's
telecommunications and computer equipment) shall be paid by Lessor, and provided further that Lessor shall construct at Lessor's expense such
improvements to such new space as shall be necessary to place it in a condition that is substantially comparable to the Premises. Except as provided
in the immediately preceding sentence, Lessor shall have no obligation to improve such space or pay any other expenses incurred by Lessee as a
result of such relocation. On such relocation, the terms and conditions of this Lease shall remain in full force and effect, including but not limited to the
Base Rent payable hereunder and Lessee’s Share (even if the usable area of such relocated Premises is in excess of the usable area of the Premises),
except that the Premises shall be in such new location. Upon Lessor's request, the Parties shall execute an amendment to this Lease in form required
by Lessor confirming the relocation of the Premises to such new location. If the new space does not meet with Lessee’s approval, which approval
Lessee shall give or withhold in accordance with Paragraph 36, Lessee shall have the right to cancel this Lease by giving Lessor written notice thereof
within 15 days of receipt of Lessor's notification of its intent to relocate Lessee. Lessee’s failure to give such notice within such 15 day period shall be
deemed Lessee’s approval of the new space. If timely notice is given by Lessee, then this Lease shall terminate unless Lessor rescinds Lessor's prior
notice of its intent to relocate Lessee within 10 days after Lessor’s receipt of Lessee’s notice of cancellation.

43. Performance Under Protest. If at any time a dispute shall arise as to any amount or sum of money to be paid by one Party to the other
under the provisions hereof, the Party against whom the obligation to pay the money is asserted shall have the right to make payment "under protest"
and such payment shall not be regarded as a voluntary payment and there shall survive the right on the part of said Party to institute suit for recovery of
such sum. If it shall be adjudged that there was no legal obligation on the part of said Party to pay such sum or any part thereof, said Party shall be
entitled to recover such sum or so much thereof as it was not legally required to pay. A Party who does not initiate suit for the recovery of sums paid
“under protest" within 6 months shall be deemed to have waived its right to protest such payment.

44, Authority; Multiple Parties; Execution. )

(a) If either Party hereto is a corporation, trust, limited liability company, partnership, or simitar entity, each individual
executing this Lease on behalf of such entity represents and warrants that he or she is duly authorized to execute and deliver this Lease on its behalf.
Each Party shall, within 30 days after request, deliver to the other Party satisfactory evidence of such authority.

(b) If this Lease is executed by more than one person or entity as "Lessee", each such person or entity shall be jointly and
severally liable hereunder. It is agreed that any one of the named Lessees shall be empowered to execute any amendment to this Lease, or other
document ancillary thereto and bind all of the named Lessees, and Lessor may rely on the same as if all of the named Lessees had executed such
document.

(c) This Lease may be executed by the Parties in counterparts, each of which shall be deemed an original and all of which
together shall constitute one and the same instrument.

45. Conflict. Any conflict between the printed provisions of this Lease and the typewritten or handwritten provisions shall be controlled by the
typewritten or handwritten provisions.

46. Offer. Preparation of this Lease by either Party or their agent and submission of same to the other Party shall not be deemed an offer to
lease to the other Party. This Lease is not intended to be binding until executed and delivered by ail Parties hereto.

47. Amendments. This Lease may be modified only in‘writing, signed by the Parties in interest at the time of the modification. As long as they
do not materially change Lessee's obligations hereunder, Lessee agrees to make such reasonable non-monetary modifications to this Lease as may be
reasonably required by a Lender in connection with the obtaining of normal financing or refinancing of the Premises.

48. Waiver of Jury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR
PROCEEDING INVOLVING THE PROPERTY OR ARISING OUT OF THIS AGREEMENT.

49. Mediation and Arbitration of Disputes. An Addendum requiring the Mediation and/or the Arbitration of all disputes between the Parties
and/or Brokers arising out of this Lease [ is I is not attached to this Lease.

50. Americans with Disabilities Act. Since compliance with the Americans with Disabilities Act (ADA) is dependent upon Lessee's specific use
of the Premises, Lessor makes no warranty or representation as to whether or not the Premises comply with ADA or any similar legislation. In the
event that Lessee's use of the Premises requires modifications or additions to the Premises in order to be in ADA compliance, Lessee agrees to make _,
any such necessary modifications and/or additions at Lessee's expense. g
51, Thie Lease and all terms thereof is contingent upon the timely and euccessful execution of Settlement and Termination Agreement for the current operator, M
Kyung Sutig and Nak Bum Sung. Should eald Settlement and Termination Agreement not be timely executed, this Lease and all terms thereof shall be null and void

LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND
BY THE EXECUTION OF THIS LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY AGREE
THAT, AT THE TIME THIS LEASE IS EXECUTED, THE TERMS OF THIS LEASE ARE COMMERCIALLY REASONABLE AND EFFECTUATE THE
INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT TO THE PREMISES.
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ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE AIR COMMERCIAL REAL ESTATE ASSOCIATION OR BY
ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO
WHICH IT RELATES. THE PARTIES ARE URGED TO: ’

1. SEE ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE.

2, RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID
INVESTIGATION SHOULD INCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF
THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING SYSTEMS, COMPLIANCE WITHH THE
AMERICANS WITH DISABILITIES ACT AND THE SUITABILITY OF THE PREMISES FOR LESSEE'S INTENDED USE.

WARNING: IF THE PREMISES ARE LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THE LEASE MAY
NEED TO BE REVISED TO COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PREMISES ARE LOCATED.

The parties hereto have executed this Lease.at the place and on the dates specified above their respective signatures.

Executed at: Los Angeles, CA Executed at: Los Angeles, CA

On: ) On:

By LESSOR: By LESSEE: '
Creative Concepts Group, Inc. Yongmi Kim and Zong Gun Kim, Husband & Wife,
By: Properky—Mapagement Associates, Inc. Individually & Collectively

Authorized Agent for Gw N
e ’ By: M :
By: / - Name Printed: Yohgmic Kim

NemePrnted: Thomas Spear Title:

Title: Authorized Agent for Owner By: Z /ﬁ/

By: Name Printed: Zb6fig Eun Kim
Name Printed: Title:
Title:
Address:
Address:
Telephone:( )
Facsimile:( )
Telephone:( ) Federal |d No.
Facsimile: ( )
Federal ID No.
BROKER: BROKER:
Attn: Attn:
Title: Title:
Address: Address:
Telephone: ( ) Telephone: ( )
Facsimile: ( ) Facsimile: ( )
Email: Email:
Federeal ID No.: Federal ID No. :

NOTICE: These forms are often modified to meet changing requirements of law and industry needs. Always write or call to make sure you
are utilizing the most current form: AIR Commercial Real Estate Association, 800 W 6th Street, Suite 800, Los Angeles, CA 90017.
Telephone No. (213) 687-8777. Fax No.: (213) 687-8616.

©Copyright 2003 By AIR Commercial Real Estate Association.
All rights reserved.
No part of these works may be reproduced in any form without permission in writing.

7N

“INITIALS

PAGE 19 OF 19

=

©2003 - AIR COMMERCIAL REAL ESTATE ASSOCIATION FORM RMTN-2-3/06E




B4 BHTRTE
ANLOS A TIRE

RENT ADJUSTMENT(S)

STANDARD LEASE ADDENDUM

Dated November 30, 2009

By and Between (Lessor) Creative Concepts Group, Inc.

(Lessee) Yongmi Kim and Zong Eun Kim, Husband & Wife,

Individually and Collectively

Address of Premises: 11913 Wilshire Blvd., Los Angeles, CA 90025

Paragraph 52

A. RENT ADJUSTMENTS:
The monthly rent for each month of the adjustment period(s) specified below shall be increased using the method(s) indicated below:
(Check Method(s) to be Used and Fill in Appropriately)

O 1. Cost of Living Adjustment(s) (COLA)
a.  On (Fill in COLA Dates):

the Base Rent shall be adjusted by the change, if any, from the Base Month specified below, in the Consumér-Price Index of the Bureau of Labor
4

Statistics of the U.S. Depariment of Labor for (select one):[1 CPI W (Urban Wage Earners and Clerical Workers) or L1 CP1 U (All Urban Consumers),

for (Fill in Urban Area):

, All ltems

(1982-1984 = 100), herein referred to as "CPI".

b. The monthly rent payable in accordance with paragraph A.l.a. of this Addendum shall be calculated as follows: the Base Rent set forth in
paragraph 1.5 of the attached Lease, shall be multiplied by a fraction the numerator of which shall be the CPI of the calendar month 2 months prior to
the month(s) specified in paragraph A.l.a. above during which the adjustment is to take effect, and the denominator of which shall be the CPI of the
calendar month which is 2 months prior to (select one): the L1 first month of the term of this Lease as set forth in paragraph 1.3 ("Base Month") or O
(Fill in Other "Base Month"). . The sum so calculated shall
constitute the new monthly rent hereunder, but in no event, shall any such new monthly rent be less than the rent payable for the month immediately
preceding the rent adjustment.

¢. In the event the compilation and/or publication of the CPI shall be transferred to any other governmental department or bureau or
agency or shall be discontinued, then the index most nearly the same as the CPI shall be used to make such calculation. In the event that the Parties
cannot agree on such alternative index, then the matter shall be submitted for decision to the American Arbitration Association in accordance with the
then rules of said Association and the decision of the arbitrators shall be binding upon the parties. The cost of said Arbitration shall be paig-gquatty
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O . Market Rental Value Adjustment(s) (MRV)
a. On (Fill in MRV Adjustment Date(s):

the Base Rent shall be adjusted to the "Market Rental Value" of the property as follows:

1) Four months prior to each Market Rental Value Adjustment Date described above, the Parties shall attempt to agree upon what the
new MRV will be on the adjustment date. |f agreement cannot be reached within thirty days, then:

(a) Lessor and Lessee shall inmediately appoint a mutually acceptable appraiser or broker to establish the new MRV within
the next 30 days. Any associated costs will be split equally between the Parties, or

(b) Both Lessor and Lessee shall each immediately make a reasonable determination of the MRV and submit such
determination, in writing, to arbitration in accordance with the following provisions:
‘ (i) Within 15 days thereafter, Lessor and Lessee shall each select an [ appraiser or [1 broker ("Consultant” -
check one) of their choice to act as an arbitrator. The two arbitrators so appointed shall immediately select a third mutually acceptable Consultant to act
as a third arbitrator.

(ii) The 3 arbitrators shall within 30 days of the appointment of the third arbitrator reach a decision as to what the
actual MRV for the Premises is, and whether Lessor's or Lessee's submitted MRV is the closest thereto. The decision of a majority of the arbitrators
shall be binding on the Parties. The submitted MRV which is determined to be the closest to the actual MRV shall thereafter be used by the Parties.

(iii) If either of the Parties fails to appoint an arbitrator within the specified 15 days, the arbitrator timely appointed by
one of them shall reach a decision on his or her own, and said decision shall be binding on the Parties.

(iv) The entire cost of such arbitration shall be paid by the party whose submitted MRV is not selected, i.e., the one
that is NOT the closest to the actual MRV.

2) Notwithstanding the foregoing, the new MRV shall not be less than the rent payable for the month immediately precéding the rent
adjustment.

b. Upon the establishment of each New Market Rental Value:
1) the new MRV will become the new "Base Rent" for the purpose of calculating any further Adjustments, and
2) the first month of each Market Rental Value term shall become the new 'Base Month' for the purpose of calculating any further

Adjustments.
M 1. Fixed Rental Adjustment(s) (FRA)
The Base Rent shall be increased to the following amounts on the dates set forth below:
On (Fill in FRA Adjustment Date(s)): The New Base Rent shall be:
December 1, 2012 $4,866.75
December 1, 2013 $5,012.75
December 1, 2014 $5,163.13

B. NOTICE:
Unless spegcified otherwise herein, notice of any such adjustments, other than Fixed Rental Adjustments, shall be made as specified in
paragraph 23 of the Lease. .

C. BROKER'S FEE:
The Brokers shali be paid a Brokerage Fee for each adjustment specified above in accordance with paragraph 15 of the Lease.

NOTICE: These forms are often modified to meet changing requirements of law and industry needs. Always write or call to make sure you
are utilizing the most current form: AIR Commercial Real Estate Association, 800 W 6th Street, Suite 800, Los Angeles, CA 90017.

Telephone No. (213) 687-8777. Fax No.: (213) 687-8616.

PAGE 2 OF 2

©2000 - AIR COMMERCIAL REAL ESTATE ASSOCIATION FORM RA-3-8/00E




ASSIGNMENT OF LEASE

The undersigned Yongmi Kim and Zong Eun Kim, present Lessees in that certain Lease dated
November 30, 2009 which was executed by and between Yongmi Kim and Zong Eun Kim,
Husband and Wife, jointly and severally as LESSEES, and Creative Concepts Group, Inc., as
LESSOR, covering the premises known as 11913 Wilshire Blvd., Los Angeles, CA 90025, do
hereby sell, assign and transfer all of our right, title and interest of the said lease to Sung Jin
Hwang, An Individual and J&Y Pastry, Inc., a California Corporatlon both jointly and

severally. /

- .
Dated: U ( [%L@\ ° ¥ (1& /\ l/\//

[ ) 5 Yo?@ml Ki
Dated: ) /( lq \/L/O 1 “Z /@7

Zong Eun Kim{~”

ASSUMPTION OF LEASE
In consideration of the above Assignment by the Lessees, and written consent of the Lessor(s)
thereto, the undersigned hereby assume and agree to be bound by of all the terms and

conditions of the said lease which the Lessee therein agreed to bg made and performed and to
pay the rental therein provided.

Dated: __// //;:]//0 By: i
7 / i
Dated: l / 4 //0 By: j(ém/(ﬂ’l /A/ZWV/@

& Pastry, Inc.
By/f Jee Won Hwang, Corpoyate Officer

CONSENT TO ASSIGNMENT

In consideration of the assumption of the Lease referred to heretofore by the above prior
named assigned of said Lease, the undersigned Lessor hereby consents to the above
assignment, but does not hereby waive any of his rights under said Lease or any extensions
thereof, as to the Lessee, or as to any assignee.

LESSOR:
Creative Concepts Group, Inc.

ment Associates,

Inc.
Z0 i o . .
Dated: / f/5 /;Q v By: (A
Patyi€i14cey? Chi€f Operating Officer
Assignor’s Notice Address: Assignee’s Notice Address:

g5 S Maripose Proe-
T L T2 o A 02
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ASSIGNMENT OF LEASE

The undersigned Sung Jin Hwang and Y&S Pastry, Inc., present Assignees to that certain Lease

dated November 30, 2009 which was executed by and between Yongmi Kim and Zone Enn Kim,
Husband and Wife, jointly and severally as LESSEES, and Creative Concepts Grou Inc., as
LESSOR, covering the premises known as 11913 Wilshire Blvd., Los Angeles. CA 90025, do
hereby sell, assign and transfer ail of our right, title and interest of the said lease to Pedro

Barragan, An Individual.

Dated: 0;9 / 2—3,/ // / By: jad Q -
/ _Sﬁng\ﬁilfyﬁng,m‘viﬂﬁ o_fat
Dated: O/?//Q ’)//20// By __J2¢ 1\ Jom ‘-LG'Z"‘)O"”g

Y&S Pastry, Inc.
By: Jee Won Hwang, Corporate Officer

ASSUMPTION OF LEASE

In consideration of the above Assignment by the Lessees, and written consent of the Lessor(s)
thereto, the undersigned hereby assume and agree to be bound by of all the terms and conditions
of the said lease which the Lessee therein agreed to be made and performed and to pay the rental
therein provided.

Dated: C\\\ L’b\‘\\ By: FEE’QX\‘Q —’Em\\m,\gmt\\.

Pedro Barragan, An Inflividual

CONSENT TO ASSIGNMENT

In consideration of the assumption of the Lease referred to heretofore by the above prior named
assigned of said Lease, the undersigned Lessor hereby consents to the above assignment, but does
not hereby waive any of his rights under said Iease or any extensions thereof, as to the Lessee, or
as (o any assignee.

LESSOR:
Creative Concepts Group, Inc.

By: Property Managemeint Associates, Inc.
t for Lessor

As Authorized
Dated: 7/ Z é‘/ I By: @7%

Patrick Lacey, Chief Operating Officer

Assignor’s Notice Address: Assignee’s Notice Address:
915 S. Mariposa Avenne 2908 Vineyard Avenue
Los Angeles, CA 90006 Los Angeles, CA 90016
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First Amendment to Lease

This First Amendment (“Amendment”) to Lease dated November 30, 2009, by and between Creative
Goncepts Group, Inc., A California Corporalion (*LLANDLORD") and Sung Jin Hwang, As Successor-in-
Interest to Yongmi Kim and Zong Eun Kim, Husband and Wife, Jolntly and Severally (“TENANT”) is made
as of November 8, 2010.

Racitals
A Lessor and Lessee are parties to that certain Lease dated November 30, 2008 ("Lease”) for rental of the
Premises located at 11913 Wilshire Boulevard, Los Angeles, California {*Fremises”)
B. Lessor and Lessee have accepted Assignee, Sung Jin Hwang as successar-in-interest to Yongmi Kim and Zong
Eun Kim and await fully executed documentation to complete assignment transaction.
C. Lessor and Successor-in-interest to Lessee desire by this Amendment to amend the Lease as hereinalter set

forth. Unless otherwlse specified or required from context, all terms used herein shall have the same meaning
as in the Lease.

Terms
NOW THEREFORE, for good and valuable consideration, the receipt and sufficiency of which is hereby acknowledged by

the parties, Lessor and Lessee hereby agree as follows:

t. Option to Renew. Tenant shall have Cne {1} Optian to Renew the term of this Lease for an additional perod of
Five (5) years (“Option Term™) Tenant must nofify Landlord of ils intent to exercise the Option no more than one
hundred eighty {180) days, but no less than ninety (90) days, prior to the expiration of the Lease Term. The Base
Rent for the Oplion Term shall be the then prevailing Market Velue Rents to be determined at Landlord’s sole
discretion. The Base Rent for Oplion Period does not need to be higher than the last month of the term.

2. Tems and Conditions. Except as specifically amended herein, all terms and conditions of said
Lease and its Exhibits shall remain in full force and effect.

UNLESS OTHERWISE PROVIDED FOR IN THIS AMENDMENT, ALL OTHER TERMS AND CONDITIONS
OF THE LEASE SHALL REMAIN THE SAME, AND IN FULL FORCE AND EFFECT.

Agreed and Approved By:

Lessor: {lessee:
CREATIVE CONCEPTS GROUP, INC. Sung Jin Hwang, An individual {As Successor-
in-interest to Yongmi Kim & Zong Eun Kim):

By ,"{:M-.»_f T (". uaa_j‘

Its Chief Operating Officer its

December 1, 2010 November 30, 2010
Date: Date:
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Property | ©
Management
Associates

July 1, 2014

Mr. Pedro Barragan
11913 Wilshire Blvd.
Los Angeles, CA 90025

RE: 11913 Wilshire Bivd,
Los Angeles, CA 90025
Second Amendment to Lease

Dear Pedro,

Please find the enclosed fully-executed Second Amendment to Lease for the above Premises for your
files.

We value your tenancy and encourage you to contact our office with any questions or concerns at 323-
295-2000.

Sincerely,

ot L

Michele Tsai
Administrative Assistant

cc: Jason LaPoint, Portfolio Manager

Enc: a/s

6011 Bristol Parkway, Culver Ciry, €A 40230
Tek. 323.295.2000 Fax 310.215.0900 |

\\\\\\'.\\‘ClllElll:lgL‘pﬂ]pL’fliL‘S.C(llll
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SECOND AMENDMENT TO LEASE AGREEMENT

This Second Amendment ("Second Amendment") to that certain Lease dated November 30, 2009, by and between
Creative Concepts Group, Inc., a California Corporation (“Lessor”) and Pedro Barragan (Lessee"), successor in interest
to Yongmi Kim and Zong Eun Kim is made as of June 13, 2014.

Reeitals
A. Lessor and Lessee are parties to that certain Lease dated November 30, 2009 (“Lease™) for rental of the
Premises located at 11913 Wilshire Boulevard, Los Angeles, Califomia (*Premises™).

B. Lessor and Lessee are parties to that certain First Amendment to Lease dated November 8, 2010 (“First
Amendment”).

C. Lessor and Lessee desire by this Second Amendment to amend the Lease as hereinafter set forth. Unless
otherwise specified or required from context, all terms used herein shall have the same meaning as in the Lease.

Terms
NOW THEREFORE, for good and valuable consideration, the receipt and sufficiency of which is hereby
acknowledged, Lessor and Lessee herchy agree as follows:

1. Temm Extension, Lessee lias exercised Lessee’s Option to Renew. The Lease Term is extended for one (1)
additional five (5) year period (“Term Extension™). The Term Extension shall commence effective December
1, 2014 and shall expire on November 30, 2019. Lessec has no more renewal options.

2. Accegsibility; Americans with Disabilities Act: (a) The Premises: have not undergone an inspection by a
Certified Access Specialist (CASp). (b) Since compliance with the Americans with Disabilities Act (ADA) is

dependent upon Lessee's specific use of the Premises, Lessor makes ne warmanty or representation as to
whether or not the Premises comply with ADA or any similar legislation. In the event that Lessee's use of the
Premises requires modifications or additions to the Premises in order to be in ADA compliance, Lessee agrees
to make any such necessary modifications andfor additions at Lessee's expense.

3. Base Rent Schedule. Base Rent for the Extension Term shall be as follows:

Perigd (inclusive} Monthly Base Rent
December 1, 2014 — November 30, 2015 $5,481.00
December 1, 2015 — November 30, 2016 $5,953.50
December 1, 2016 — November 30, 2017 $6,331.50
Deceinber 1, 2017 — November 30, 2018 $6,615.00
December 1, 2018 — November 30, 2019 $6,993.00

4. Energy Data: Tenant to provide energy usage data for the Premises to the Landlord upon request. If Tenant is
unable to provide the requested energy data within 10 days, Landlord may obtain such information directly
from the utility company on the Tenant’s behalf. This includes the Landlord signing for the Tenant on any
utility authorization forms that may be needed to obtain the requested energy data.

5. Options; This amendment exercises tepant’s remaining 5 year option to renew. Tenant has no remaining
options to exteand the Lease.

6. Conflict. In the event of a conflict between the terms and provisions of this Second Amendment and the terms

and provisions of the Lease or the First Amendment, the terms and provisions of the Second Amendment
shall control.

7. No Other Amendments, Except as expressly set forth herein, all terms and conditions of the Lease are not
modified and shall remain in full force and effect.

IN WITNESS WHEREOF, Lessor, and Lessee have executed this Agreement as of the date first set forth above.

LESSOR: LESSEE:
CREATIVE CONCEPTS GROUP, INC, PEDRO BARRAGAN
a California Corporation an individuat

Property Management Associates, Inc., - n
a California corporation By: ‘2“\_ Th &,—ﬂe@% W M s
Its Authorized Representative

Z Its: L i) % DG\‘\?)% C_.,e\—(@‘

Dt.Gﬁ}f—")—-— (L-(‘ Date: é!ﬁ\[‘{




THIRD AMENDMENT TO LEASE AGREEMENT

This Third Amendment ("Third Amendment") to that certain Lease dated November 30, 2009, by and between Creative
Concepts Group, Inc., a California Corporation (“Lessor”) and Pedro Barragan (“Lessee™), successor in interest to
Yongmi Kim and Zong Eun Kim is made as of April 24, 2017.

Recitals
A. Lessor and Lessee are partics to that certain Lease dated November 30, 2009 (“Lease™) for rental of the
Premises located at 11913 Wilshire Boulevard, Los Angeles, California (“Premises”).

B. Lessor and Lessee are parties to that certain First Amendment to Lease dated November 8, 2010 (“Tirst
Amendment”).

C. Lessor and Lessee are parties to that certain Second Amendment to Lease dated November 8, 2010 (“Second
Amendment”),

D. Lessor and Lessee desire by this Third Amendment to amend the Lease as hereinafler set forth, Unless
otherwise specified or required from context, all terms used herein shall have the same meaning as in the Lease.

Terms
NOW THEREFORE, for good and valuable consideration, the receipt and sufficiency of which is hereby
acknowledged, Lessor and Lessee hereby agree as follows:

1.~ Amortized Rent. Lessee has an outstanding balance of $4,496.63. Tenant will make monthly
payments of $500.00 towards this outstanding balance until the balance is paid off,

2. Contflict, In the event of a conflict between the terms and provisions of this Third Amendment and the terms
and provisions of the Lease or the Second Amendment, the terms and provisions of the Third Amendment

shall control.

3. No Other Amendments. Except as expressly set forth herein, all terms and conditions of the Lease are not
modified and shall remain in full force and effect.

IN WITNESS WHEREOF, Lessor, and Lessee have executed this Agreement as of the date first set forth above.

LESSOR: LESSEE:

CREATIVE CONCEPTS GROUP, INC. PEDRO BARRAGAN

a California Corporation an individual

Property Management Associates, Inc., - q -
a California corporation By: ‘g;(\,.;;-, iﬁ‘s‘-‘ YN .
Its Authorized Representative -

Its: (B SIueeg

Bys _

Date: d l \/-;-Oi \
]

Date: C? o ‘j o
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FOURTH AMENDMENT TO LEASE AGREEMENT

‘This Fourth Amendment ("Fourth Amendment”) to that certain Lease dated November 30, 2009, by and between Creative
Concepls Group, Ine,, a California Corporation (“Lessor”) and Pedro Buragan (“Lessee™), is made as of November 16,
2018.

Reeltals
A. Lessor and Lessee are parties 1o that certain Lease dated November 30, 2009 ("Lease™), First Amendment to
Lease dated November 8, 2010 ("First Amendment”), Second Amendiment to Lease dated June 13, 2014
(“Second Amendment”) and Third Amendment (o Lease dated Apnl 24, 2017 (“Third Amendment”) for the
rental of the Premises located at 11913 Wilshire Boulevard, Los Angeles, California (*Premises™),

B. Lessor and Lessee desire by this Fourth Amendment to amend the Leuase as hereinaller set forth. Unless
otherwise specified or required from context, all terms used herein shall have the same meaning as in the
Lease,

Terms
NOW THEREFORE, tor good and valuable cousideration, the receipt and sufficiency of which is hereby
acknowledged, Lessor and Lessee hereby sgree as follows:

1. Term Extension, The Lease Term is extended for one (1) additional five (5) year period ("Term Extension™).
The Term Extension shall commence effective December 1, 2019 and shall expire on November 30, 2024,
Tenant has no more repewal options.

2. DBase Rent Schedule, Base Rent for the Extension Term shall be as follows:

Period (inclusjve) Monthly Base Rent
December 1, 2019 — November 31, 2020 $8,505.00
December 1, 2020 — November 31, 2021 $8,760.15
December 1, 2021 - November 31, 2022 $9,022.95
December 1, 2022 — November 31, 2023 $9,293.64
December 1, 2023 - November 31, 2024 $9,572.45

3. Rent Abatement. Base rent for December 1, 2019 and January 1, 2020 shall be abated

4. Sceurity Deposit, The Security Deposit required on this term is $8,505.00, The Tenant is hereby required to
add $2,835.00 to the current Security Deposit of $5,670.00.

5. Conflict, In the event of a conflict between the terms and provisions of this Fourth Amendment and the ternms
and provisions of the Leaso or the Second Amendment, the terms and provisions of the Fourth Amendment
shall control.

6. No Other Amendments. Except as expressly set forth herein, all terms and conditions of the 1.ease are pot
modified and shall remain in full force and effect.

IN WITNESS WHEREOF, Lessor, and Lessee have executed this Apreement as of the date first set forth above.

LESSOR: LESSEE:
CREATIVE CONCEPTS GROUP, INC. PEDRO BARRAGAN
a California Corporation an individual
Property Management Associates, Inc., r?
a California corporation By: Q},‘-‘D E‘IH O~ OO
Its Authorized Representative
s QWO e O
B =

Dets: ZL;L/5/<Y/ e \"\
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FIETH AMENDMENT TO LEASE AGREEMENT

“This Fifth Amendment ("Filth AmendmentTy to that certain Lease dated November 30, 2009, by and between Creative
CW“’P‘S Group, Inc., a:Californix Corporation (“Lessor”) and Pedro. Barmagan (“Liessee™), is made u of January 27,

Recitals
A.. Lessor and Lesser are parties fo that certain Lease dated November 30, 2009 (*Lease™); First Amendment 1o
.Lcasedadeovembaa,Zﬁw(“FustAmdmmt’j,SmdAnwadmemwmamadJme 13,2014
{“Second Amcndmcm”), Third Amendmeént toLease dated Apeil 24, 2017 (“Third Amendment”) and Foarth
Amendment to Lease dated November 16,2018 for the rental of the Prcunmtomcdauwn Wilshire

Boulevard, Los-Angeles, Califomia (*Premises™).

B. Lessor and Lessec désire by this Fifth Amendihent to amend the Lease a5 hercinafter set forth. Usless
otherwise specified or reguired from context, all ternié used biercin shall have the same meaning 2¢ in the
Lease,

‘Terms
NOW THEREFORE, for good and valuable consideration, the receipt and sufficiency of which is hereby
-aduwwledged, Lessorand | Lessee hereby agree as follows:

. Option, Lessee shall grant toLessorOne (1), Five.(5) year options fo renew. The option is granted
upon the:following terms and conditions;

@ Lessor shall €kercise the Option by delivering written niotice to Lessee of such exercise not
Later than Six. (6) months prior to the expiration of the Term,

b. Lessor shallnot be in default of the Lease on the date the Option is exercised and Lessor:
shall not be in‘defauli of the Lease on the'commencement date of the Exteaded Term.

¢. Atno time during the Tesm of the Lease shall the Lessor have been delinquent in the
payment of any amiouni(s) diie Lessee under the Lease,

4. Inthe event any aforesaid condition is not'satisfied by Lessor; Lessor shall forfeit said,
Optioi.

& “Basc rent at option period shall be the Fair Market Value not less than the last month rent of

2. Conflict: In the event of a conflict bétween the termis and provisions of this Fifth Amendment and the teoms
and provisions of the Lesse orthe Second Amendment; the terms and provisions of the Fifth Arnendment

shall control.

No Other Amendments. Except:as expressly set forth herein; all terms and conditions of the Lease are not
modified and hall renaif in full force aid eficet.

IN WITNESS WHEREOF, Lessor, and Lessee have executed this Agreement. s of the date first set forth above,

LESSOR: B LESSEE:

CREATIVE CONCEPTS GROUP, INC. PEDRO BARRAGAN

a California Corporation & individaal

Property Management Associates, e, : - oA
& California corporation By 'eéto. Y AN
Its Authorized Represeatative

Ts: .?lc'ﬁ"\ Lmk

3lto [z02®

By;

Daterx— /| ZQD
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STANDARD MULTI-TENANT SHOPPING CENTER LEASE - NET

1. Baslc Provisions ("Basic Provisions").

1.1 Parties. This Lease ("Lease"), dated for reference purposesonly October 23, 2019 ,Ismade byand between Creat ive
Concepts Group, Inc. (“lessor)and JV Noodles LLC ("Lessee"} {collectively the "Parties”, or Individually a "Party"),

1.2 Premises: That certaln portion of the Shopping Center (as defined below), Including allimprovements therein or to be provided by Lessor under the terms
of this Lease, commonly known as {street address, unit/suite, city, state): 11911 Wilshire Blvd., Los Angeles, CA 90025
("Premises”). The Premises are located In the County of _L,os Angeles  and generally described as (describe brlefly the nature of the Premises):

approximately 3,020 SO FT of commercial space . Inaddition to Lessee's rights to use and occupy the Premises as herelnafter

specified, Lessee shall have non-exclusive rights to the Common Areas (as defined in Paragraph 2.7 below) as hereinafter specified, but shall not have any rights to the
roof, the exterior walls, or the utility raceways of the building containing the Premises ("Bullding") or to any other buildings In the Shopping Center. The Premises and
the Bullding are situated within the Shopping Center known as . The Premises, the Bullding, the Common Areas, and all other bulldings and
improvements within sald Shopping Center, together with the land upon which they are located, are hereln collectively referred to as the "Shoppling Center." (See
also Paragraph 2)

13 Term: _ten (10) vyearsand _Lhree (3)  months("Original Term") commencing _November 1, 2019 ("Commencement
Date")and ending _ten (10) vears and three (3) months thereafter ("Expiration Date"). (See also Paragraph 3)

1.4 Early Possession: If the Premises are available Lessee may have non-exclusive possession of the Premises commencing ("Early Possesslon
Date"). (See also Paragraphs 3.2 and 3.3)

15 BaseRent: _$16, 610  per month ("Base Rent"), payableonthe _first dayofeach monthcommencing  Februar v 1, 2020
("Rent Commencement Date') . (SeealsoParagraph 4)

F\ll If this box Is checked, there are provisions in this Lease for the Base Rent to be adjusted, See Paragraph _ 51 ;

1.6 Percentage RentRate: _None percent ( %) of Gross Sales. Percentage Rent shall be due and payable in accordance with the
provisions of the Percentage Rent Addendum, If any, attached hereto and made a part hereaf, and Paragraph 4 hereof.

1.7 Lessee's Share of Common Area Operating Expenses: _Forty point Seventy-six percent (40,76 %)("Lessee’s Share"). In the
event that that slze of the Premlses and/or the Shopplng Center are modified during the term of this Lease, Lessor shall recalculate Lessee's Share to reflect such
modification,

1.8 Merchants' Assoclation Annual Dues:  None peryear {"Merchants' Assoclation Dues”). Lessee shall pay Merchants' Assoclation Dues andfor
become a member of the Merchants' Association In accordance with the provisions of the Merchants' Assoclation Addendum, If any, attached hereto.

1.9 Base Rentand Qther Monles Pald Upon Execution:

(a) BaseRent: _516,610 fortheperiod 2/1/2020-2/29/2020
(b) Common Area Operating Expenses: _$3, 611  fortheperiod _2/1/2020-2/29/2020

(c) SecurityDeposit: _$24,994,28 ("Security Deposlt"). (Seealso Paragraph 5)
(d) Merchants' Assoclation Dues: 1N /A forthe perlod N/A .

(e} Other: HN/A for N/A
(f)  Total Due Upon Execution of this Lease: 545,215 .28
1.10 Agreed Use: _Lessee shall use the Premises for the operation of a restaurant selling pho
and other incidental Asian food, for on and off Premises consumption, catering and
delivery gervices, including the sale of promotional items . (See also Paragraph 6)
1.11 Agreed Trade Name: _Unknown Kitchen . (Seealso Paragraph 6)
1.12 Insuring Party. Lessor is the "Insuring Party". (Seealso Paragraph 8)
1.13 Real Estate Brokers. (See also Paragraph 15 and 25) ;
(a) Representation: Each Party acknowledges recelving a Disclosure Regarding Real Estate Agency Relationship, confirms and consents to the following \/
agency relationships in this Lease with the following real estate brokers (*Broker(s)") and/or thelr agents ("Agent(s)"):

|
Lessor’s Brokerage Firm _Matthews Retail Group, Inc. LlcenseNo. 1972189  |sthe brokerof (check one): -\./’ the Lessor; or

| l both the Lessee and Lessor (dual agent).
lessor's Agent _Josh Cordray/Michael Pakravan LlicenseNo. 02039302/01706065 Is (check one): v the Lessor’s

Agent (salesperson or broker assoclate); or g I both the Lessee’s Agent and the Lessor's Agent (dual agent).

Lessee’s Brokerage Firm _lNewmark Knight Frank  License No. Is the broker of (check one): [ the Lessee; or I ’ both the
Lessee and Lessor (dual agent).

Lessee’sAgent  Brvan Norcolb  License No. Is (check one): I‘/ the Lessee’s Agent (salesperson or broker assoclate); or { | both
the Lessee’s Agent and the Lessor’s Agent (dual agent).

(b)  Paymentto Brokers: Upon execution and dellvery of this Lease by both Parties, Lessor shall pay to the Brokers the brokerage fee agreed ton a
separate written agreement {ocifthere isnosuch agreement, the sum of or Shofibetotal Rase Rent) for the brokerage services rendered
by the Brokers.

114 Guarantor. The obligations of the Lessee under this Lease shall be guaranteed by _Hua Gui Liang, an indiv idual ("Guarantor?),

J
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(See also Paragraph 37)
1.15 Attachments. Attached hereto are the following, all of which constitute a part of this Lease:

I
-"l an Addendum conslsting of Paragraphs 51 through 53 ¢

l‘/i asite plan marked Exhibit A depicting the Premises;
!‘/I asite plan marked Exhibit A depicting the Shopping Center;
:‘/J acurrent set of the Rules and Regulations for the Shopping Center;

i acurrent set of the Sign Criterla for the Shopplng Center;

! aWork Letter;

I

'\"other(spe:[fy): Addendum consisting of Paragraphs 2,10, 4.2(d), 4.2(f), 4.4, 6.1 (a),
6.1, 6.1}, 6. 2(6), T . 31d}, 8.7, B:85 9.9, 9.10;, T0.%; ¥1::. 12.4. 12.5: 13.7, 14;
23.1, 30.5, 30,6, 34, 41, 50, 55, 56, 57, Lazy Daisv Cafe Brentwood Menu

2. Premises.

2.1 Letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premlises, for the term, at the rental, and upen all of the terms,
covenants and conditions set forth in this Lease. While the approximate square footage of the Premises may have been used in the marketing of the Premises for
purposes of comparison, the Base Rent stated herein Is NOT tied to square footage and is not subject to adjustment should the actual size be determined to be
different. NOTE: Lessee Is advised to verify the actual size prlor to executing this Lease,

2.2 Conditlon. Lessor shall deliver the Premises to Lessee broom clean and free of debris on the Commencement Date or the Early Possession Date, whichever

first occurs ("Start Date"). =204, so Jong.as the required senilce contracts describad in Paragraph 2 1b) holow are obtaingd by Lesses and in affect within 20 days.
following-the-Start Date, warrantsthat thie-suiching sloctrical-plumblng fire-cprinklag-lighting hoating,-ventllating and-alrconditionlng systoms-{“HVAC ) loading
doorsibanyand-allothersuch-alemanteinthe Lromicasotherthanthoss-conshructod by Lossoe shallbe-in gosd-operating condition-eon-saiddateand that the-
steucturalelomonteoftheroof boaringwalls-and foundation-ofthe-Rremisesshall bo-freeof-matesaldefects and that the-Premlses-do-not-containhazardous-levals.

ofaryp-moldorfupgldefined astocundeocapplicablo-state-orfoderallaw. L a non-complianca-with-suchwarcantyoxicts-as-of the Start-Date,orifone oL such systems-
esolemont-shouldmaliunction-orfailwithintheappreprate-waranlyporod Lossorshallac-Lascor's colo-obligationwith respost-to such-maltes-oxcopt-as-otherwise.

previdedin-thisbeaser prompily-afterreceipt-sbwritlen-notica from-tossoosetiing forth-with-specificity the nature-and-etent-olsuch-nen-compliancermalfunction-or
failurercectify-cameat-bessor's-expensorThewarmanty-periodeshall-bo-asfollaws:- i) 6-months asto-the HVAC-systams and LI 30-days s totharamalning systems-
and-other-elementsof the-Premises,—Loscap-does-not-give-Lessortharequlced-neticewithinthe appropiste-warranty petlod-correction afany-such.
non-complance,mathincHon-orfalluce-shallbethe-ohligation-ef-Lotsea-at-Lassee'ssole cost-and-enpensa-(exceptdorthe-rapaiss to-tha firasprinklersystems reof-
loundationsandfor-bearingwalls)—tessoralsawarrants that-unleseotherwise-specifiadinwsiting-Lessaris-unaware el {i)-snyrecorded-Nolicosof Delaull-atfucting.
tha Rramlco; (I} any.dalinguent amounts dua-undarany loan sacuad bytha Rramisas;-and.{il) any hankeuptey. proceading alfacting the-Pramises. AS 18, where
1S.

2.3 Compllance. Lessor warrants that to the best of its knowledge the improvements on the Premises and the Common Areas comply with the building codes,

applicable laws, covenants or restrictions of record, regulations, and ordinances ("Applicable Requirements") that were in effect at the time that each improvement,

| or portion thereof, was constructed. Sald warranty does notapply to the use to which Lessee will put the Premises, madifications Lo the Premises which may be
required by the Americans with Disabilities Act or any simllar laws as a result of Lessee's use (see Paragraph 50), or to any Alterations or Utility Installations (as defined
In Paragraph 7.3(a)) made or to be made by Lessee, NOTE: Lessee Is responslble for determining whether or not the Applicable Requirements, and especially the
zoning, are appropriate for Lessee's Intended use, and acknowledges that past uses of the Premlses may no longer be allowed. If the Premises do not comply with
sald warranty, Lessor shall, except as otherwise provided, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of
such non-compliance, rectify the same at Lessor's expense. If Lessee does not give Lessor written notice of a non-campliance with this warranty within 6 months
following the Start Date, correction of that non-compliance shall be the abligation of Lessee at Lessee's sole cost and expense, Ifthe Applicable Requirements are
hereafter changed so as to require during the term of this Lease the construction of an addition to or an alteration of the Premlses and/or Building, the remediation of
any Hazardous Substance, or the reinforcement or other physical modification of the Premises and/or Building ("Capital Expenditure"), Lessor and Lessee shall allocate
the cost of such work as follows:

(a) Subject to Paragraph 2.3(c) below, If such Capital Expenditures are required as a result of the specific and unlque use of the Premlses by Lessee as
compared with uses by tenants In general, Lessee shall be fully responsible for the cost thereof, provided, however, that if such Capltal Expenditure is required during
the last 2 years of this Lease and the cost thereof exceeds 6 months' Base Rent, Lessee may Instead terminate this Lease unless Lessor notifies Lessee, In writing,

| within 10 days after recelpt of Lessee's termination notice that Lessor has elected to pay the difference between the actual cost thereof and the amount equal to 36
months' Base Rent. IfLessee elects termination, Lessee shallimmedlately cease the use of the Premises which requires such Capltal Expenditure and deliver to Lessor
written notice speclfying a termination date at least 90 days thereafter. Such termination date shall, however, in no event be earller than the last day that Lessee
could legally utilize the Premises without commencing such Capital Expenditure, .

(b) If such Capital Expenditure Is not the result of the specific and unique use of the Premises by Lessee (such as, governmentally mandated selsmic
maodifications), then Lessor shall pay for such Capital Expenditure and Lessee shall only be obligated to pay, each month during the remainder of the term of this Lease
or any extenslon thereof, on the date that on which the Base Rentls due, an amount equal to 1/144th of the portion of such costs reasonably attributable to the
Premises. Lessee shall pay Interest on the balance but may prepay its obligation at any time. If, however, such Capital Expenditure is required during the last 2 years
of this Lease or if Lessor reasonably determines that it is not economically feasible to pay its share thereof, Lessor shall have the option to terminate this Lease upon
90 days prior written notice to Lessee unless Lessee notifies Lessor, in writing, within 10 days after receipt of Lessor's termination notice that Lessee will pay for such
Capltal Expenditure. If Lessor does not elect to terminate, and fails to tender ils share of any such Capital Expenditure, Lessee may advance such funds and deduct
same, with Interest, from Rent until Lessor's share of such costs have been fully paid. If Lessee is unable to finance Lessor's share, or if the balance of the Rent due
and payable for the remainder of this Lease is not sufficient to fully reimburse Lessee on an offset basls, Lessee shall have the right to terminate this Lease upon 30
days written notice to Lessor.

(c)  Notwithstanding the above, the provisions concerning Capltal Expenditures are intended to apply only to non-veluntary, unexpected, and new

e J ir—-—;
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Applicable Requirements. If the Capltal Expenditures are instead triggered by Lessee as a result of an actual or proposed change in use, change in intensity of use, or
modification to the Premises then, and in that event, Lessee shall either: (i) immediately cease such changed use or intensily of use and/or take such other steps as
may be necessary to eliminate the requirement for such Capital Expenditure, or (i) complete such Capital Expenditure at its own expense. Lessee shall not have any
right to terminate this Lease.

2.4  Acknowledgements, Lessee acknowledges that: (a)it has been given an opportunity to Inspect and measure the Premises, {b) it has been advised by
Lessor and/or Brokers to satisfy itself with respect to the size and condition of the Premises (Including but not limlited to the electrical, HVAC and fire sprinkler
systems, security, environmental aspects, and compliance with Applicable Requirements and the Americans with Disabllities Act), and thelr sultability for Lessee's
intended use, (c) Lessee has made such Investigation as It deems necessary with reference to such matters and assumes all respansibllity therefar as the same relate
tolts occupancy of the Premises, (d) itIs not relying on any representation as to the size of the Premlses made by Brokers or Lessor, (e) the square footage of the
Premises was not materlal to Lessee's declslon to lease the Premises and pay the Rent stated herein, and (f) neither Lessor, Lessor's agents, nor Brokers have made
any oral or written representations or warranties with respect ta sald matters other than as set forth in this Lease. In addition, Lessor acknowledges that: (i) Brokers
have made no representations, promises or warranties concerning Lessee's ability to honor the Lease or suitability to occupy the Premises, and {il) itis Lessor's sole
responsibility to investigate the financlal capabllity and/or suitability of all proposed tenants,

2 5—Lesses-asPror-Qwner/Ossupant—Thewarmantics-made-bylessarinfamgraph-d-challbe-efneforce-orelfoct-Himmediately-pristothe-Start-Date,Lessee
was the gwnor oroccupantefthe Promlsas nsuch-avent, Losseashall-barosponsible foranpnecestappcorastivewark,

2.6 Vehicle Parking. Lessee shall not use and shall not permit its employees to use any parking spaces in the Shopping Center. exceptfor parking by vehiclas.
thatara nolarger thanfullsize passengar automabiles ocplclup toucks, herein callod "Rormitted Size Mohicles . Lesseo shall parmitits eraployees.to onlyoccupy.
those packing spaces, ifany asdoplcted as amployes parking spaces onthe Shapping Centar site plan.. Lessor may regulate the loading and unloading of vehicles by
adopting Rules and Regulations as provided in Paragraph 2.9. No vehicles other than Permitted Size Vehicles may he parked in the Commoen Area without the prior
written permission of Lessor, In addition:

{a) Exclusive of United Parcel Service, Federal Express, 1.8, Postal Service, and similar courier services, Lessee shall not permit or
allow any vehicles that belang to or are controlled by Lessee or Lessee's employees, suppliers, shippers, contractors or invitees to be loaded, unloaded, or parked In
areas other than those designated by Lessor for such activities. 'rovided that Lessee's deliveries do not materially interfere with business
operations of the other lenantsin the Shopping Center, Lessee shall have the right to receive deliveries during business hours.

(b) Lessee shall not service or store any vehlcles in the Common Areas,

(c) If Lessee permits or allows any of the prohibited activities described in this Paragraph 2.6, then Lessor shall have the right, without notice, in addition
to such other rights and remedies that it may have, to remove or tow away the vehicle involved and charge the cost to Lessee, which cost shall be immediately
payable upon demand by Lessor.

2,7 Common Areas - Definltion. The term "Common Areas" is defined as all areas and facilities outside the Premises and within the exterior boundary line of
the Shopplng Center and Interlor utility raceways and installations within the Premises that are provided and designated by the Lessor from time to time for the
general non-exclusive use of Lessor, Lessee and other tenants of the Shopping Center and thelr respective employees, suppliers, shippers, customers, contractors and
Invitees, including parking areas, loading and unloading areas, trash areas, roadways, walkways, driveways and landscaped areas.

2.8 Common Areas - Lessee's Rights. Lessor grants to Lessee, for the benefit of Lessee and its employees, suppliers, shippers, contractors, customers and
Invitees, during the term of this Lease, the non-exclusive right to use, In common with others entitled to such use, the Common Areas as they exist from time to time,
subject to any rights, powers, and privileges reserved by Lessor under the terms hereof or under the terms of any rules and regulations or restrictions governing the
use of the Shopping Center. Under no clrcumstances shall the right hereln granted to use the Common Areas be deemed to Include the right to store any property,
temporarily or permanently, in the Common Areas, nor the right to display merchandise or conduct sales in the Common Areas. Anysuch storage, display or sales
shall be permitted only by the prior written consent of Lessor or Lessor's deslgnated agent, as exerclsed In Lessor's sole discretion, which consent may be revoked at
any time, In the event that any unauthorized storage or displays shall accur then Lessar shall have the right, withaut notice, In addition to such other rights and
remedies that it may have, to remove the property and charge the cost to Lessee, which cost shall be Immediately payable upon demand by Lessor.

2.9 Common Areas - Rules and Regulations. Lessor or such other person(s) as Lessor may appoint shall have the exclusive control and management of the
Common Areas and shall have the right, from time to time, to establish, modify, amend and enforce reasonable rules and regulations ("Rules and Regulations") for
the management, safety, care, and cleanliness of the grounds, the parking and unloading of vehicles and the preservation of good order, as well as for the convenience
of other occupants or tenants of the Building and the Shopping Center and their invitees, Lessee agrees to ablde by and conform to all such Rules and Regulations of
which Lessee has prior wrilten notice, and shall use its best efforts to cause its employees, suppliers, shippers, customers, contractors and Invitees to so ablde
and conform. Lessor shall not be responsible to Lessee for the non-compliance with sald Rules and Regulations by other tenants of the Shopping Center. In the
event of a confliet between the Rules and Regulations and the provisions of this Lease, the provisions of this Lease shall control.

2.10 Common Areas - Changes. Lessor shall have the right, in Lessor's sole discretion, from time to time:

(a) To make changes or additions to the Common Areas, including, without limitation, changes In the location, size, shape and number of driveways,
entrances, parking spaces, parking areas, loading and unloading areas, ingress, egress, direction of traffic, elevations, landscaped areas, signage, walkways and utility
raceways;

(b) Touse and close temporarily any of the Common Areas for the purpose of maintaining, repairing and altering the Shopping Center, so long as
reasonable access to the Premises remains avallable, and to close temporarily any of the Common Areas to whatever extent Is required In the opinlon of Lessor's
counsel to prevent a dedication of or the accrual of any rights of any persons or of the public to any of the Common Areas;

(¢) Todeslgnate ather land outside the boundaries of the Shopping Center to be a part of the Common Areas or to be entitled to use the Common Areas
on a reclprocal basls;

(d) Toadd additional buildings-andimprovements to the Common Areas (hut not buildings); and

(e) To doand perform such other acts and make such other changesIn, to or with respect to the Commaon Areas and Shopping Center as Lessor may, In
the exercise of sound business judgment, deem to be appropriate.

2,11 Common Areas - Promotional Events; Sidewalk Sales. Lessor reserves the right, from time to time, In Lessor's sole discretion, to utilize portions of the
Common Areas for promotional events, which may include but shall not be limited to entertainment, Lessor further reserves the right, In Lessor's sole discretion, to
permit any one or more tenants of the Shopping Center to conduct the display and/or sale of merchandlise from the sidewalks Inmediately adjacent to such tenants’
respective premises.

2,12 Common Areas - Remodeling. At any time during the Term, Lessor may remodel or expand, In any manner, the existing Shopping Center, which wark may
Include, without limitation, the addition of shops and/or new buildings to the Shopping Center {collectively, "Remodeled Center"). If Lessor deems it necessary for
construction personnel to enter the Premises in order to construct the Remodeled Center, Lessor shall give Lessee no less than 60 days prlor notice and Lessee shall

|
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allow such entry. Lessor shall use reasonable efforts te complete any work affecting the Premises in an efficient manner so as not to interfere unreasonably with
Lessee's business. Lessee shall not be entitled to any damages for any Inconvenience or any disruplion to Lessee's business caused by such work; provided, however,
the Base Rent paid by Lessee for the period of the inconvenience shall be abated in proportion to the degree that Lessee's use of the Premises Is impaired. Lessor
shall have the right to use portions of the Premlses to accommodate any struclures required for the Remodeled Center, provided that if as a result thereof there Is a
permanent decrease in the floor area of the Premises of 3% or more, there shall be a proportionate downward adjustment of Base Rent and Lessee's Share.

3.  Term.

3.1 Term. The Commencement Date, Explration Date and Original Term of this Lease are as specified in Paragraph 1.3.

3.2 FEarly Possession. Any provision herein granting Lessee Early Possession of the Premises Is subject to and conditioned upon the Premises being available for
such possession prior to the Commencement Date. Any grant of Early Possesslon only conveys a non-exclusive right to occupy the Premises, If an Early Possession
Date has been specified In Paragraph 1.4, the Parties intend that Lessee shall have access to the Premises as of the Early Possession Date for purposes of preparing
and fixturlzing the Premises for the conduct of Lessee's business. If Lessee totally or partially occuples the Premises prior to the Commencement Dale for any reason
(and for purposes hereof, "occupancy” shallinclude, without limitation, Lessee's entry onto the Premises for purposes of preparing and fixturizing the Premises for
business), the obligation te pay Base Rent and Percentage Rent shall be abated for the perled of such early possession. All other terms of this Lease (including but not
limited to Lessea's obligations to carry insurance and to maintaln the Premlses) shall be In effect during such period, except that Lessee's abligation to pay Lessee's
Share of Common Area Operating Expenses, Real Property Taxes and Insurance premiums shall only be in effect prior to the Commencement Date If Lessee has
opened for business in the Premises prior to the Commencement Date. Anysuch Early Possession shall not affect the Explration Date.

3.3 Delay In Possession. Lessor agrees to use Its best commercially reasonable efforls to deliver possession of the Premises to Lessee by the Commencement
Date, Lessee shall not be obligated to accept possession of the Premises earlier than the Commencement Date. If, despite sald efforts, Lessor Is
unable to deliver possession by such date, Lessor shall not be subject to any liability therefor, nor shall such failure affect the validity of this Lease or change the
Expiration Date. Lessee shall not, however, be obligated to pay Rent or perform [ts other obligations until Lessor dellvers possession of the Premises and any period of
rent abatement that Lessee would otherwlse have enjoyed shall run from the date of dellvery of possesslon and continue for a perlod equal to what Lessee would
otherwise have enjoyed under the terms hereof, but minus any days of delay caused by the acts or omisslons of Lessee. If possession is not delivered within 60 days
after the Commencement Date, as the same may be extended under the terms of any Work Letter executed by Parties, Lessee may, at Its option, by notice In writing
within 10 days after the end of such 60 day period, cancel this Lease, In which event the Parties shall be discharged from all obligations hereunder. If such written
notice Is not recelved by Lessor within sald 10 day perlod, Lessee's right to cancel shall terminate. If possession of the Premises is not delivered within 120 days after
the Commencement Date, this Lease shall terminate unless other agreements are reached between Lessor and Lessee, Inwriting.

3.4 Lessee Compliance. Lessor shall not be required to tender possession of the Premises to Lessee until Lessee complies with its obligation to provide
evidence of Insurance (Paragraph 8.5), Pending delivery of such evidence, Lessee shall be required to perform all of its obligations under this Lease from and after the
Start Date, excludingineluding the payment of Rent, which commences on the Rent Commencement Date, notwithstanding Lessor's electon to withhold
possession panding receipt of such evidence of Insurance, Further, If Lessee isrequired to perform any other conditions prior to or concurrent with the Start Date, the
Start Date shall occur but Lessor may elect to withhold possession until such conditions are satisfied.

4. Rent.
4,1 Rent Defined. Allmonetary obligations of Lessee to Lessor under the terms of this Lease (except for the Security Deposit) are deemed to be rent ("Rent").

| 4.2 Common Area Operating Expenses. Lessee shall pay to Lessor during the term hereof following the Rent Cornmencement Date, in addition to the
Base Rent and, If applicable, Percentage Rent, Lessee's Share (as specified In Paragraph 1.7) of all Common Area Operating Expenses, as herelnafter defined, during
each calendar year of the term of this Lease, In accordance with the following provisions:
(a) “Common Area Operating Expenses"” are defined, for purposes of this Lease, as all costs relating to the ownership and operation of the Shopping
Center, Including, but not limited to, the following:
()  The operation, repair and malntenance, In neat, clean, good order and condition, and replacement as reasonably necessary, of the following:
(aa) The Common Areas and Common Area Improvements, including parking areas, loading and unloading areas, trash areas, roadways,
parkways, walkways, driveways, landscaped areas, parking lot striping, bumpers, Irrigation systems, Common Area lighting facilities, fences and gates, elevators, roofs,
exterlor walls of the buildings, bullding systems and roof dralnage systems.
(bb) Exterioc Comimon exlerior signs and any tenant directories.
{cc) Any fire detection and/or sprinkler systems.
(dd) Common electrical, plumbing and other utilities servicing any bullding in the Shopping Center and/or the Common Areas.
(ee) Allother areas and improvements that are within the exterlor boundaries of the Project but outside of the Premises and/or any other
space occupied by a tenant.
() The cost of water, gas, electricity and telephone to service the Common Areas and any utilities not separately metered.
(ili) The cost of trash disposal (trash disposal part of CAMs), pest control services, property management (including, but not be limited to, a

property management fee to Lessor equal to 5% of Base Rent and Percentage Rent), security services. andthe costeof anpranviranmantalinepections.

(lv) Reserves set aslde for equipment, maintenance, repair and replacement of Common Areas,

(v} Real Property Taxes (as defined In Paragraph 10).

(vi) The cost of the premiums for the Insurance maintained by Lessor pursuant to Paragraph 8,

(vil) Any deductible portion of an Insured loss concerning the Building or the Common Areas,

| (vill) Customary and reasonable Auditors', accountants' and attorneys' fees and costs related to the operation of the Shopping Center.

(Ix) The cost of any capital Improvement to the Building or the Shopping Center not covered under the provisions of Paragraph 2.3; provided,
however, that Lessor shall allocate the cost of any such capital improvement over a 12 year period and Lessee shall not be required to pay more than Lessee's Share of
1/144th of the cost of such capital improvement In any given month. Lessee shall pay Interest on the unamortized balance but may prepay its obligation at any time.

(x) The cost of any other services to be provided by Lessor that are stated elsewhere in this Lease to be a Common Area Operating Expense.

(b) If Lessor determines that the method of proration of any item included within Common Area Operating Expenses Is inequitable, Lessor may prorate
such item on the basis of usage ar other equitable considerations. Any Common Area Operating Expenses and Real Property Taxes that are specifically attributable to
the Premises, the Building or to any other premises or building in the Shopping Center or to the operation, repalr and malntenance thereof shall be allocated entirely
to such premises or building. However, any Common Area Operating Expenses and Real Property Taxes that are not specifically attributable to any premises or
building or to the operation, repalr and maintenance thereof shall be equitably allocated by Lessor to all bulldings in the Shopping Center.

v,
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(c) Theinclusion of the improvements, facilities and services set forth In Subparagraph 4.2(a) shall not be deemed toimpose an obligation upon Lessor to
either have said Improvements or facilities or to provide those services unless the Shopping Center already has the same, Lessor already provides the services, or
Lessor has agreed elsewhere in this Lease to provide the same or some of them.

(d) Lessee's Share of Common Area Operating Expenses Is payable monthly on the same day as the Base Rent Is due hereunder. The amount of such
payments shall be based on Lessor's estimate of the annual Common Area Operating Expenses, Within 15060 days after the end of each calendar year weittan.
requast (butnotmarethanensesachyeac) Lessor shall deliver to Lessee a reasonably detalled statement showling Lessee's Share of the actual Common Area
Operating Expenses for the preceding year. If Lessee's payments during such year exceed Lessee's Share, Lessor shall credit the amount of such over-payment against
Lessee's future payments (excepl any over-payiment in the (inal year of the term of this Lease shall be refunded to Lessee within 45 days
following the expiration of the term of this Lease). if Lessee's payments durlng such year were less than Lessee's Share, Lessee shall pay to Lessor the
amount of the deficlency within 3010 days after delivery by Lessor to Lessee of the statement.

(e) If there are one or more Major Tenants (as herelnafter defined) within the Shopping Center, then at Lessor's sole option, the amount to be
reimbursed by such Major Tenants to Lessor for all ora portion of the Common Area Operating Expenses may be determined by alternative equitable methods (e.g., a
Major Tenant may pay directly for its own security), and the actual amount paid by such Major Tenants shall be credited agalnst the Common Area Operating Expenses
allocated to other tenants of the Shopping Center; provided, however, that in such event the rentable area of the buildings leased to such Major Tenants shall be
excluded from the rentable area of the Shopping Center for purposes of determining Lessee's Share of Common Area Operating Expenses for those specific items,
notwithstanding the percentage set forth In Paragraph 1.7. Asused hereln, the term “Major Tenant” shall mean a tenant leasing at least 15,000 square feet of
rentable area within the Shopping Center.

(f) Common Area Operating Expenses shall not include any expenses paid by any tenant directly to third parties, or as to which Lessorls otherwise
reimbursed by any third party, other tenant, or insurance proceeds,

43 Payment. Commencing on the Rent Commencement Date Lessee shall cause payment of Rent to be received by Lessor Inlawful money of the
United States, without offset or deduction (except as speclfically permitted in this Lease), on or before the day on which it is due. Allmonetary amountsshall ba.
rounded tothe nearest whala dollar, Inthe event that any Involce prepared by Lessor Is Inaccurate such Inaccuracy shall not constitute a waiver and Lessee shall be
obligated to pay the amount set farth in this Lease. Rent for any period during the term hereof which Is for less than one full calendar month shall be prorated based
upon the actual number of days of sald month. Payment of Rent shall be made to Lessor at its address stated hereln or to such other persons or place as Lessor may
from time to time deslgnate Inwrlting. Acceptance of a payment which is less than the amount then due shall not be a walver of Lessor's rights to the balance of such
Rent, regardless of Lessor's endarsement of any check so stating. Inthe event thatany check, draft, or other instrument of payment given by Lessee to Lessor Is
dishonored for any reason, Lessee agrees to pay to Lessor the sum of $25 in addition to any Late Charge and Lessor, at its option, may require all future Rent be paid
by cashier's check. Payments will be applied first to accrued late charges and attorney's fees, second to accrued Interest, then to Base Rent and Common Area
Operating Expenses, and any remaining amount to any other outstanding charges or costs,

5. Security Deposit. Lessee shall deposit with Lessor upon execution hereof the Security Deposit as securily for Lessee's faithful performance of its obligations
under this Lease. If Lessee fails to pay Rent, or otherwise Defaults under this Lease, Lessor may use, apply or retain all or any portion of sald Security Deposit for the
payment of any amount already due Lessor, for Rents which will be due in the future, and/ or to reimburse or compensate Lessor for any liability, expense, loss or
damage which Lessor may suffer or Incur by reason thereof. If Lessor uses or applies all or any portion of the Security Deposit, Lessee shall within 10 days after
written request therefor deposit monies with Lessor sufficlent to restore said Security Deposit to the full amount required by this Lease. .If-the Base Rentincreases.
durpgthe-tormof thislease Lessee-shall uponwsittenraquest-from-Lessos daposit-additicnalmonleswith Lascorso-thatthe-totalamount-of thaSecurily Deposit-
shallat alltimes bearthe same-proportiontothalnceased Base Rent as theinitial SesusityDepositbora-tothe-Initial Base-Reat—Should-the-Agraad-Use ba-amendad-
to-accommodate-a-matadal changelnthe-businessolLossesortoaccommodate-a-sublessen-or-assignes,Lessorshall-havethe-righttelncraase-the Sacurity-Daposit.
totha sxtentnecessany,-nLessorisreasonablejudgment, to account foranyinsreased wearand-taarthat the Rromisesmay sufforasa result-thacaof.—Lachange.in.
controlof-Lessasnccurs-dudng thisLease-andfollowing-such changa-the financlalcondition-of Lessea-lsrialessorsreasonable judgment, sigalticantlyreduced, Lessoe-
shall depesit-such-additionalmonieswith Lessor asshall-bo sufficlant-tocause-tha-Security-Daposit-to-beat-acommaersially reasonableleval bassd-oncuch-change in-
financialcondition, Lessor shall not be required to keep the Security Deposit separate from its general accounts, Within 3090 days after the explration or
termination of this Lease, Lessor shall return that portion of the Security Deposit not used or applied by Lessor. Lessor shall upon written request provide Lessee with
an accounting showlng how that portion of the Securlty Deposit that was not returned was applied. No part of the Security Deposit shall be considered to be held in
trust, to bear interest or to be prepayment for any monles to be paid by Lessee under this Lease. THE SECURITY DEPOSIT SHALL NOT BE USED BY LESSEE IN LIEU OF
PAYMENT OF THE LAST MONTH'S RENT,

6. Use,
6.1 Use,

(a) Agreed Use; Agreed Trade Name. Lessee shall use and occupy the Premises only for the Agreed Use, and for no other purpose, and Lessee shall
operate at the Premlses only under the Agreed Trade Name and under no other trade name. Lessee shall not use or permit the use of the Premises ina manner that
Is unlawful, creates damage, waste or a nuisance, or that disturbs occupants of or causes damage to neighboring premises or properties. Other than gulde, signal and
seeing eye dogs, Lessee shall not keep or allow In the Premises any pets, animals, birds, fish, or reptiles. Lessor shall not unreasonably withhold or delay Its consent to
any written request for a modification of the Agreed Use, so long as the same will not Impair the structural Integrity of the Improvement on the Premises or the
mechanlcal or electrical systems thereln, and/or Is not significantly more burdensome to the Premises, and/or Is not in conflict with or Incompatible with the existing
or proposed uses (whether or not exclusive) of ather accupants of the Shopplng Center. Lessor shall not unreasonably withhold or delay Its consent to any written
request for a modification of the Agreed Trade Name, so long as the same is not In conflict with or Incompatible with the nature and character of the Shopplng Center
or ather existing or proposed uses of ather accupants of the Shopping Center. If Lessor elects to withhold consent, Lessor shall within 7 days after such request give
written notification of same, which notice shall Include an explanation of Lessor's objections to the change in the Agreed Use andfor Agreed Trade Name,

{b) Continuous Operation. Lessee shall continuously (1) operate and conduct the Agreed Use under the Agreed Trade Name within the entire Premises in
a reputable manner and in conformity with Industry standards of practice prevalling in the field of business among merchants engaged in the same or similar business
in the ¢ity In which the Premises are located, {il) staff the Premises with sufficlent sales personnel, stock the Premises with adequate merchandise and exercise sound
business practices so as to maximize Gross Sales for the benefit of Lessor, Ata-mislmumy,Lesseachallkoepthe-Promisecsantinuoushi-openiforhusinessManday-
through-Friday-from-9:00-a..-40-6:00-p-ar-Saturdoy-from-9:00-3.:m-10-£:00-pwand-Sunday-Hrom-10:00-mr1e-6:100-p- e Hoceea fails to-camplywiththe.
sogquiremants-ofthis-Rarageaph-6.1{b)Ahenn-additionta anyand all-otherrighisand remediesoflessarLosseeshalpay-te Lessoran-ameunt-equal-te-biiSth-ofthe-
BaseRantfoceach-day or partion-therdolthat-Lessoafailsto so-comply—Such-sumshallhie-inaddiion-to-andnat-a part-elthe-Bas o Ront olherwiso-dua underthic
Laase,

(c) Violations of Exclusive Use Rights. Lessee acknawledges that Lessor may grant, or may have previously granted, exclusive use rights to other tenants

- I
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of the Shopping Center and agrees that a material conslderation to Lessor in entering into this Lease is Lessee's covenant to limit its use of the Premises to the Agreed
Use under the Agreed Trade Name as set forth above, Lessee's violation of exclusive use rights granted to other tenants of the Shopping Center will result In Lessor
suffering Irreparable harm and, therefore, In addition to all other rights and remedies available to Lessor, Lessor may seek to enjein Lessee's breach of such covenant
and Lessee shall be llable for any damages Incurred or sustained by Lessor to such other tenants whose exclusive use rights are breached by Lessee provided
however, that Lessor shall be required to give Lessee prior written notice of the exclusive use rights of such other tenants. Inno event shall
Lessor be liable to Lessee for any fallure of any ather tenants of the Shopping Center to operate their businesses, or for any loss or damage that may be occasioned by
or through the acts or omlssions of other tenants or third parties except as expressly sel forth in this Lease,

(d) Other Tenancles. Subject to Lessee's Exelusive Use, Lessor, at its sole discretion, reserves the absolute right to establish procedures to control
other tenancies inthe Shopping Center. Regardless of whether any specific tenants are shown on any site plan attached hereto, Lessee does not rely on that fact, nor
does Lessor represent that any specific tenant or number or type of tenants shall or shall not during the Term occupy any portion of the Shopping Center, nor does
Lessee rely on any other tenant operating its business In the Shopping Center at any particular time or times, Further, no conduct by any tenant, subtenant or other
occupant of, or any customer of, or any suppller to or use of any portion of the Shopping Center shall constitute an eviction, constructive or otherwise, of Lessee from
the Premises, and Lessee hereby waives any and all claims that it might otherwise have against Lessor by reason thereof,

(e ) Lessee Exelusive Use, Lessor shall notlease anyother-space-in-the Shopping Center-to-a future tenant.
whese-primantuse-is-aVielnamese restanrant—Primaryuse-shall-be-defined-as-preaterthan-ao%-ef gross-sales—

6.2 Hazardous Substances,

(a) Reportable Uses Require Consent. The term "Hazardous Substance" as used in this Lease shall mean any product, substance, or waste whose
presence, use, manufacture, dispasal, transportation, or release, elther by itself or In combination with other materials expected to be on the Premises, is either: {i)
poltentially injurlous to the public health, safety or welfare, the environment or the Premises, (ii) regulated or monitored hy any governmental authority, or (iil) a basis
for potential llabllity of Lessor to any governmental agency or third party under any applicable statute or common law theory, Hazardous Substances shall include, but
not be limited to, hydrocarbons, petroleum, gasoline, and/or crude oll or any products, by-products or fractions thereof. Lessee shall not engage In any activity in or
on the Premises which constitutes a Reportable Use of Hazardous Substances without the express prior written consent of Lessor and timely compliance (at Lessee's
expense) with all Applicable Requirements. “Reportable Use" shall mean (1) the Installation or use of any above or below ground storage tank, (ii) the generation,
possesslon, storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, or with respect to which a report, notice, registration or
business plan s required to be filed with, any governmental authority, and/or (iii) the presence at the Premlses of a Hazardous Substance with respect to which any
Applicable Requirements requires that a notice be given to persons entering or occupying the Premlises or neighboring properties. Notwithstanding the foregoing,
Lessee may use any ordinary and customary materials reasonably required to be used in the normal course of the Agreed Use, ordinary office supplies {copler toner,
liquid paper, glue, etc.) and common household cleaning materials, so long as such use Is In compliance with all Applicable Requirements, is not a Reportable Use, and
does not expose the Premises or nelghboring property to any meaninglul risk of contamination or damage or expose Lessor to any liabllity therefor. In addition,
Lessor may condition its consent to any Reportable Use upon receiving such additional assurances as Lessor reasonably deems necessary to pratect itself, the public,
the Premises and/or the environment against damage, contamination, injury and/or llability, including, but not limited to, the Installation (and removal on or before
Lease expiration or termination) of protective modifications (such as concrete encasements) and/or increasing the Security Deposit.

(b) Dutyto Inform Lessor. If Lessee knows, or has reasonable cause to believe, that a Hazardous Substance has come to be located in, on, under or
about the Premises, other than as previously consented to by Lessor, Lessee shall immediately give written notice of such fact to Lessor, and provide Lessor with a
copy of any report, notice, clalm or other documentation which it has concerning the presence of such Hazardous Substance.

(c) Lessee Remedlation, Lessee shall not cause or permit any Hazardous Substance to be spilled or released In, on, under, or about the Premises
{including through the plumbing or sanitary sewer system) and shall promptly, at Lessee's expense, comply with all Applicable Requirements and take all Investigatory
and/or remedial action reasonably recommended, whether or not formally ordered or required, for the cleanup of any contamination of, and for the maintenance,
security and/or monitoring of the Premises or nelghboring properties, Lo the extenl thatwas caused or materlally contributed to by Lessee, or pertaining to or
Involving any Hazardous Substance brought onto the Premises during the term of this Lease, by or for Lessee, or any third party employed by or acting on
behalf of Lessee.

(d) Lessee Indemnification, Lessee shallindemnify, defend and hold Lessor, Its agents, employees, lenders and ground lessor, Iif any, harmless from and
agalnst any and all loss of rents and/or damages, liabilities, judgments, claims, expenses, penalties, and attorneys' and consultants' fees Lo the extent arising out of
orinvolving any Hazardous Substance braught onto the Premises by or for Lessee, or any third party employed by or acting on behalf of Lessee (provided,
however, that Lessee shall have no liability under this Lease with respect to underground migration of any Hazardous Substance under the Premises from areas
outslde of the Shopping Center not caused or contributed to by Lessee). Lessee's obligations shall include, but not be limited to, the effects of any contamination or

] Injury to person, property or the environment to the extent created or suffered by Lessee, and the cost of investigation, removal, remedlation, restoration and/or

abatement, and shall survive the expiration or termination of this Lease. No termination, cancellation or release agreement entered into by Lessor and Lessee shall
release Lessee fromits obligations under this Lease with respect to Hazardous Substances, unless specifically so agreed by Lessor In writing at the time of such
agreement,

{e) Lessor Indemnification, Except as otherwlise provided In paragraph 8.7, Lessor and Its successors and assigns shall indemnify, defend, relmburse and
hold Lessee, Its employees and lenders, harmless from and against any and all environmental damages, Including the cost of remediation, which are suffered as a
direct result of Hazardous Substances on the Premises prior to Lessee taking possession or which are caused by the gross negligence or wiliful misconduct of Lessor, Its
agents or employees, Lessor's obligations, as and when required by the Applicable Requirements, shall include, but not be limited to, the cost of Investigation,
removal, remediation, restoration and/or abatement, and shall survive the explration ar termination of this Lease,

(f)  Investigations and Remedlations. Lessor shall retain the responsibllity and pay for any investigations or remediation measures required by
governmental entities having jurisdiction with respect to the existence of Hazardous Substances on the Premises prior to Lessee taking possession, unless such
remediation measure is required as aresult of Lessee's use (including "Alterations”, as defined in paragraph 7.3(a) below) of the Premises, in which event Lessee shall
be responsible for such payment. Lessee shall cooperate fully in any such activities at the request of Lessor, Including allowing Lessor and Lessor's agents to have
reasonable access to the Premises at reasonable times in order to carry out Lessor's Investigative and remedial responsibilities.

(g) Lessor Termination Option. If a Hazardous Substance Condition (see Paragraph 9.1{e)) occurs during the term of this Lease, unless Lessee is legally
responsible therefor (in which case Lessee shall make the investigation and remediation thereof required by the Applicable Requirements and this Lease shall continue
In full force and effect, but subject to Lessor's rights under Paragraph 6.2(d) and Paragraph 13), Lessor may, at Lessor's option, elther (1) Investigate and remediate such
Hazardous Substance Condltion, if required, as soon as reasonably possible at Lessor's expense, In which event this Lease shall continue in full force and effect, or (ii) if

| the estimated cost to remediate such condition exceeds 12 times the then monthly Base Rent or $1500,000, whichever Is greater, give written notice to Lessee, within

-
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30 days after recelpt by Lessor of knowledge of the occurrence of such Hazardous Substance Condition, of Lessor's desire to terminate this Lease as of the date 60
days following the date of such notice. In the event Lessor elects to give a termination notice, Lessee may, within 10 days thereafter, give written notice to Lessor of
Lessee's commitment Lo pay the amount by which the cost of the remediation of such Hazardous Substance Condition exceeds an amount equal to 12 mes the then
monthly Base Rent or $100,000, whichever Is greater. Lessee shall provide Lessor with sald funds or satisfactory assurance thereof within 30 days following such
commitment. In such event, this Lease shall continue In full force and effect, and Lessor shall proceed to make such remediation as soon as reasonably possible after
the required funds are avallable, If Lessee does not give such notice and provide the required funds or assurance thereof within the time provided, this Lease shall
terminate as of the date specified in Lessor's notice of termination.
6.3 Lessee's Compllance with Applicable Requirements. Exceptas otherwise provided In this Lease, Lessee shall, at Lessee's sole expense, fully, diligently and
Ina timely manner, materially comply with all Applicable Requirements, the requirements of any applicable fire Insurance underviriter or rating bureau, and the
recommendations of Lessor's engineers and/or consultants which relate In any manner to the Premises, without regard to whether sald Applicable Requirements are
now In effect or become effective after the Start Date. Lessee shall, within 10 days after recelpt of Lessor's written request, pravide Lessor with coples of all permits
and other documents, and other information evidencing Lessee's compllance with any Applicable Requirements specified by Lessor, and shallimmedlately upon
receipt, notify Lessor in writing (with coples of any documents involved) of any threatened or actual claim, notice, citation, warning, complaint or report pertaining to
or Involving the failure of Lessee or the Premises to comply with any Applicable Requirements. Likewlise, Lessee shall immediately give written notice to Lessor of: (i)
any water damage to the Premises and any suspected seepage, pooling, dampness or other condition conducive to the production of mold; or (il) any mustiness or
other odors that might Indlcate the presence of mold In the Premises in each instance when such condition becomes actually known to Lessee.
6.4 Inspection; Compliance. Lessorand Lessor's "Lender" (as defined in Paragraph 30) and consultants autharized by Lessor shall have the right to enter into
[ Premises at any time, In the case of an emergency, and otherwise at reasonable times, after no less than 48 hours nolicersasonabla-notice, for the purpose of
inspecting and/or testing the condition of the Premises and/or for verifying compliance by Lessee with this Lease. The cost of any such Inspections shall be pald by
Lessor, unless a violation of Applicable Requirements, or a Hazardous Substance Condition (see Paragraph 9.1} Is found to exist or be Imminent, or the inspection Is
requested or ordered by a governmental authority. In such case, Lessee shall upon request relmburse Lessor for the cost of such inspection, so long as such
Inspection Is reasonably related to the violation or contamination, In addition, Lessee shall provide coples of all relevant and reasonably requested materlal
safety data sheets (MSDS) to Lessor within 10 days of the recelpt of written request therefor. Lesses-acknowledgesthatanyfallure-on-ltspart-to-allowsuch
Iaspostionsortesting willexpose Lassorto-ticks-and-potentiallycause-Lassortolncurcostsnat- contemnplated-bythls Lease the axtentofwhich-willhe-extramaly
difficult to-ascartain—Accordingly, should the-Lesseafall toallow suchinspectionsandfortosting inatimelyfachionthe Bate-Rent shall ba-autamaticallplncroased -
without anyrequirementfor-noticato Lessoo, by an-amount-equal-to-10%-of thathen axlsting Base-Ront-0r-$100, whichever icgresterforthotemalnderto-tholeate—
The Rarlicsagroathat suchincraase in-BaseRont-rapresents faleandraasonablocompansationforthe-additionals iskfcostethat-lessorwill-ineur by roason-of bessaa’s
fallurato-allowsuch-lnspactionandlortesting—Such-incieasen-Base Rent shallinno-event-constitute-a-walvarof Lessoa's-Dalault orBrgachavithsespoctlo-such.
failure porpravent the-axerciso.af-any-of the-other slghts andsemadiosgranted-haraundac, Lessor shall use good faith efforts to coordinate any entry
into the Premises with Lessee's on-sile management so as o minimize intetference with Lessee's business operations.

7. Malntenance; Repairs; Utility Installations; Trade Fixtures and Alterations,

7.1 Lessee's Obligations.

(a) In General. Subject tothe pravisions of Paragraph 2.2 (Condition), 2.3 (Compllance), 6.3 {Lessee's Compliance with Applicable Requirements), 7.2
(Lessor's Obligations), 9 (Damage or Dastruction), and 14 (Condemnation), Lessee shall, at Lessee's sole expense, keep the Premises, Utility Installations (intended for
Lessee’s exclusive use, no matter where located), and Alterations In good order, condition and repair (whether or not the portion of the Premises requiring repalrs, or
the means of repalring the same, are reasonably or readily accessible to Lessee, and whether or not the need for such repairs occurs as aresult of Lessee's use, any

| prior use, the elements or the age of such portion of the Premises), Including, butnot limited to, all equipment or facilities exclusively serving the Premises,
such as plumbling, HVAC equipment, electrlcal, lighting facllities, boilers, pressure vessels, fixtures, Interlor walls, interior surfaces of exterior walls, cellings, floars,
windows, doors, plate glass, and skyllghts but excluding any Items which are the responsibllity of Lessor pursuant to Paragraph 7.2, Lessee, In keeping the Premises In
goad order, condition and repalr, shall exercise and perform good maintenance practices, speclfically including the procurement and malntenance of the service
contracts required by Paragraph 7.1(b) below. Lessee's obligations shall Include restorations, replacements or renewals when necessary to keep the Premises and all
improvements thereon or a part thereof in good order, condition and state of repalr,

(b) Service Contracts. Lessee shall, at Lessee’s sole expense, procure and malntain contracts, with coples to Lessor, in customary form and substance for,
and with contractors specializing and experlenced In the maintenance of the following equipment and improvements, if any, If and when Installed on the Premises: (i)
HVAC equipment, (il) boiler and pressure vessels, and (ili) clarifiers. However, Lessor reserves the right, upon notice to Lessee, to procure and malntain any or all of
such service contracts, and Lessee shall relmburse Lessor, upon demand, for the cost thereof, provided such cost is consistent with market rates.

{c) Fallureto Perform. If Lessee falls to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon the Premises after 10 days' prior
written notice to Lessee (except In the case of an emergency, Inwhich case no notice shall be required), perform such obligations on Lessee's behalf, and put the
Premises in good order, condition and repalr, and Lessee shall promptly pay to Lessor a sum equal to 115% of the cost thereof.

(d) Replacement. Subjectto Lessee'sindemnification of Lessor as set forth In Paragraph 8.7 below, and without relleving Lessee of liabllity resulting from
Lessee's failure to exercise and perform good malntenance practices, if an item described In Paragraph 7.1{b) cannot be repaired other than ata cost which is in excess
of 50% of the cost of replacing such item, then such item shall be replaced by Lessor, and the cost thereof shall be prorated between the Parties and Lessee shallonly
be obligated to pay, each month during the remainder of the term of this Lease, on the date on which Base Rent s due, an amount equal to the product of multiplylng
the cost of such replacement by a fraction, the numerator of which Is one, and the denominator of which Is 144 (I.e. 1/144th of the cost per month). Lessee shall pay
Interest on the unamortized balance but may prepay its obligation at any time.

7.2 lLessor's Obligations. Subject to the provislons of Paragraphs 2.2 {Condition), 2.3 (Compliance), 4.2 {Common Area Operating Expenses), 6 (Use), 7.1
(Lessee's Ohligations), 9 {Damage or Destruction) and 14 (Condemnation), Lessor, subject to reimbursement pursuant to Paragraph 4.2, shall keep In goed order,
condition and repair the foundations, exterlor walls, structural floor, structural condition of interior bearing walls, exterlor roof , the structural portions of
the roof, the roof membrane, fire sprinkler system, Common Area fire alarm and/or smoke detection systems, fire hydrants, parking lots, walkways, parkways,
driveways, landscaping, fences, signs, Utility Installations up to the pointofl connection with the Premises and Utility Installations within the

Premises that do not exclusively serve the Premises, and utility systems serving the Common Areas and all parts thereof, as well as providing the services
for which there Is a Common Area Operating Expense pursuant to Paragraph 4.2, Lessor shall not be obligated to paint the exterlor or interlor surfaces of exterlor
walls nor shall Lessor be obligated to malntain, repair or replace windows, doors or plate glass of the Premises.
7.3 Utility Installations; Trade Fixtures; Alterations.
(a) Definltions. The term "Utility Installations" refers to all floor and window coverings, air and/or vacuum lines, power panels, electrical distribution,
security and fire protection systems, communication cabling, lighting fixtures, HVAC equipment, plumbing, and fencing In or on the Premises. The term "Trade
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Fixtures" shall mean Lessee's machinery and equipment that can be removed without doing material damage to the Premises. The term "Alterations" shall mean any
madification of the improvements, other than Utility Installations or Trade Fixtures, whether by addition or deletion. "Lessee Owned Alterations and/for Utility
Installations” are defined as Alterations and/or Utility Installations made by Lessee that are not yet owned by Lessor pursuant to Paragraph 7.4(a),

(b) Consent. Lessee shall not make any Alterations or Utility Installations to the Premises without Lessor's prior written consent which shall not he
unreasonably withheld, conditioned or delayed. Lessee may, however, make non-structural Alterations or Utility Installations to the Interior of the Premises
{excluding the reof) without such consent but upon notice to Lessor, as long as they are not visible from the outside, do not involve puncturing, relocating or removing
the roof or any existing walls, will not affect the electrical, plumbing, HVAC, and/or life safety systems, do not trigger the requirement for additional madifications
and/orimpravements to the Premises resulting from Applicable Requirements, such as compliance with Title 24, and the cumulative cost thereof during this Lease as

extended does nat exceed $50,000. acum-equalto-2menthis Rase Rentintheopgregate-or-asum egeabte-orementhisBareRent-inany ane yoar
Notwithstanding the foregolng, Lessee shall not make or permit any roof penetrations and/or Install anything on the roof without the prior written approval of Lessor
which shall not be unreasonably withheld, conditioned or delayed. Lessor may, as a precondition to granting such approval, vequire
Lessee to utilize a contractor chosen (if work involved thie roof) or reasonably appraved (if work does notinvolve the roof) by Lessor,
Lascormayasa precandition to geanting suchappoual, raquire Lesses toutilize a contractorchosen.andfor approved by Lessor. Any Alterations or Utility
Installations that Lessee shall desire to make and which require the consent of the Lessor shall be presented to Lessor in written form with detalled plans. Consent
shall be deemed conditioned upon Lessee's: (1) acquiring all applicable governmental permits, (i1) furnishing Lessor with copies of both the permits and the plans and
specifications prior to commencement of the work, and (iil) compliance with all conditions of said permits and other Applicable Requirements in a prompt and
expeditious manner. Any Alterations or Utility Installations shall be performed Ina workmanlike manner with good and sufficient materials. Lessee shall promptly
upon completion furnish Lessor with as-built plans and specifications, £ocuackahich casts anamounilin excess of onemonth's Base Rent, Lessor may condition its.
consentupon.lessee providing allsnand completion bond.inan amaunt equal to 150% of the estimated cost of such_Altecation.ar Litility Installation.andfor upon.
Lessee's pasting.an additianal Secucity Depositawith Lessor,

(c) Llens; Bonds. Lessee shall pay, when due, all claims for labor or materlals furnished or alleged to have been furnished to or for Lessee at or for use on
the Premises, which clalms are or may be secured by any mechanic's or materlalman's lien against the Premises or any interest therein. Lessee shall give Lessor not
less than 10 days notice prior to the commencement of any workin, on or about the Premises, and Lessor shall have the right to post notices of non-responsibility. If
Lessee shall contest the valldity of any such lien, claim or demand, then Lessee shall, at its sole expense defend and protect itself, Lessor and the Premises against the
same and shall pay and satisfy any such adverse Judgment that may be rendered thereon before the enforcement thereof. If Lessor shall require, Lessee shall furnish
asurely bond in an amount equal ta 150% of the amount of such cantested llen, claim or demand, Indemnifying Lessor agalnst liabllity for the same. If Lessor elects
l to participate In any such action, Lessee shall pay Lessor's reasonabile attorneys' fees and costs,

7.4 Ownership; Removal; Surrender; and Restoration.

{a) Ownership. Subject to Lessor's right to require removal or elect ownership as herelnafter provided, all Alterations and Utility Installations made by
Lessee shall be the property of Lessee, but considered a part of the Premises. Lessor may, at any time, elect In writing to be the owner of all or any specified part of
the Lessee Owned Alterations and Utility Installations. Unless otherwise Instructed per paragraph 7.4(b) hereof, all Lessee Owned Alterations and Utility Installations
shall, at the expliration or termination of this Lease, become the property of Lessor and be surrendered by Lessea with the Premlses.

(b)  Removal. Bydelivery to Lessee of written notice from Lessor not earller than 90 and not later than 30 days prior to the end of the term of this Lease,
Lessor may require that any or all Lessee Owned Alterations or Utility Installations, other than the initial improvements made to the Premises and
approved by Lessor pursnant to Section 7.3(h), be removed by the expiration or termination of this Lease, Lessor may require the removal at any time of all
orany part of any Lessee Qwned Alterations or Ulility Installations made without the required consent.

(¢)  Surrender; Restoration. Lessee shall surrender the Premlses by the Explration Date or any earlier termination date, with all of the improvements,
parts and surfaces thereof broom clean and free of debrls, and In good operating order, condition and state of repalr, ordinary wear and tear or any damage by
easualty or condemnation excepted. "Ordinary wear and tear" shall not include any damage or deterloration that would have been prevented by good

maintenance practice. Notwithstanding the foregolng and the provisions of Paragraph 7.1(a), If the Lessee occuples the Premises for 12 months or less, then Lessee
| shallsurrender the Premises in the same condition as delivered to Lessee on the Start Date with NO allowance for ordinary wear and tear . Lessee shall repair any
damage occasioned by the Installation, malntenance or removal of Trade Fixtures, Lessee Owned Alterations and/or Utility Installations, furnishings, and equipment as
wellas the removal of any storage tank installed by or for Lessee, Lessee shall also remove from the Premises any and all Hazardous Substances brought onto the
Premises by or for Lessee, orany third party other than Lessor, ather tenants at the Shopping Center, and their respective agents, employees,
and contraciors (except Hazardous Substances which were deposited via underground migration from areas outside of the Premises) to the level specified In
Applicable Requirements. Trade Fixtures shall remaln the property of Lessee and shall be removed by Lessee. Any personal property of Lessee not removed on or
before the Expiration Date or any earller termination date shall be deemed to have been abandoned by Lessee and may be disposed of or retained by Lessor as Lessor
may desire. The failure by Lessee to timely vacate the Premises pursuant to this Paragraph 7.4{c) without the express written consent of Lessor shall constitute a
holdover under the provisions of Paragraph 26 below.

8.  Insurance; Indemnity.

8.1 Payment of Premlums. The cost of the premlums for the insurance policies required to be carrled by Lessor, pursuant to Paragraphs 8.2(b), 8.3(a) and
8.3(b), shall be a Common Area Operating Expense. Premiums for policy periods commencing prior to, or extending beyond, the term of this Lease shall be prorated
to colncide with the corresponding Start Date or Explration Date,

8.2 Liabllity Insurance.

(a) Carrled by Lessee. Lessee shall obtaln and keep In force a Commerclal General Liability policy of Insurance protecting Lessee and Lessor as an
additional Insured against claims for bodily injury, personal injury and property damage based upon or arising out of the ownership, use, occupancy or maintenance of
the Premises and all areas appurtenant thereto. Such insurance shall be on an occurrence basls providing single limit coverage In an amount not less than $1,000,000
per accurrence with an annual aggregate of not less than $2,000,000. Lessee shall add Lessor as an additlonal Insured by means of an endorsement at least as broad
as the Insurance Service Organization's "Additional Insured-Managers or Lessors of Premises” Endorsement. The policy shall not contain any intra-insured excluslons
as hetween insured persons or organizations, but shall include coverage for liabllity assumed under this Lease as an “insured contract” for the performance of Lessee's
indemnity obligations under this Lease. The limits of sald insurance shall not, however, limit the liability of Lessee nor relleve Lessee of any obligation hereunder,
Lessee shall provide an endorsement on its liability policy(ies) which provides that Its Insurance shall be primary to and not contributory with any similar insurance
carried by Lessor, whose Insurance shall be considered excess Insurance only.

(b) Carrled by Lessor. Lessor shall maintain liability insurance as described in Paragraph 8.2(a), in addition to, and not In lleu of, the insurance required to
be maintained by Lessee, Lessee shall not be named as an additional Insured thereln,

8.3 Property Insurance - Bullding, Impravements and Rental Value,

-

J
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(a) Building and Improvements. Lessor shall obtaln and keep in force a pollcy or policies of insurance in the name of Lessor, with loss payable to Lessor,
any ground-lessor, and to any Lender Insuring loss or damage to the Premises. The amount of such Insurance shall be equal to the full insurable replacement cost of
the Premlses, as the same shall exist from time to time, or the amount required by any Lender, but In no event more than the commercially reasonable and available
insurable value thereof, Lessee Owned Alterations and Utility Installations, Trade Fixtures, and Lessee's personal property shall be insured by Lessee not by Lessor, If
the coverage is available and commercially appropriate, such policy or policies shall Insure against all risks of direct physical loss or damage (except the perlls of flood
and/or earthquake unless required by a Lender), Including coverage for debris removal and the enforcement of any Applicable Requirements requiring the upgrading,
demolition, reconstruction or replacement of any portion of the Premises as the result of a covered loss. Sald palicy or policies shall also contain an agreed valuation
provision in lieu of any colnsurance clause, walver of subrogation, and inflation guard protection causing an Increase in the annual property Insurance coverage
amount by a factor of not less than the adjusted U.S. Department of Labor Consumer Price Index for All Urban Consumers for the city nearest to where the Premises
are located. If such Insurance coverage has a deductible clause, the deductible amount shall not exceed $5,000 per occurrence.

(b) RentalValue, Lessor shallalso obtain and keep In force a policy or policles In the name of Lessor with loss payable to Lessor and any Lender, Insuring
the loss of the full Rent for one year with an extended period of Indemnity for an additional 180 days ("Rental Value Insurance™), Saidinsurance shall contaln an
agreed valuation provision In lieu of any colnsurance clause, and the amount of coverage shall be adjusted annually to reflect the projected Rent otherwise payable by
Lessee, for the next 12 month perlod.

(c) Adjacent Premises. Lessee shall pay for any increase in the premiums for the property insurance of the Bullding and for the Common Areas or other
bulldings in the Shopping Center if said Increase is caused by Lessee's acts, omissions, use or occupancy of the Premises. "

(d) Lessee's Improvements. Since Lessoris the Insuring Party, Lessor shall not be required to Insure Lessee Owned Alterations and Utility Installations
unless the item In question has become the property of Lessor under the terms of this Lease.

8.4 Lessee's Property; Business Interruption Insurance; Worker's Compensation Insurance.
(a) Property Damage. Lessee shall obtaln and maintain insurance coverage on all of Lessee's personal property, Trade Fixtures, and Lessee Owned
] Alterations and Utility Installations. Such Insurance shall be full replacement cost coverage with a deductible of not to exceed $10,000 per occurrence, The proceeds
from any such insurance shall be used by Lessee for the replacement of personal property, Trade Fixtures and Lessee Owned Alterations and Utility Installations.

(b)  Business Interruption. Lessee shall obtain and maintain loss of income and extra expense insurance In amounts as will relmburse Lessee for direct or
indlrect loss of earnings attributable to all perils commonly Insured agalnst by prudent lessees In the business of Lessee or attributable to prevention of access to the
Premises as a result of such perils,

(c) Worker's Compensation Insurance, Lessee shall obtaln and maintain Worker's Compensation Insurance In such amount as may be required by
Applicable Requirements. Such policy shall include a 'Waiver of Subrogation' endorsement. Lessee shall provide Lessor with a copy of such endorsement along with
the certificate of Insurance or copy of the policy required by paragraph 8.5.

(d) NoRepresentation of Adequate Coverage. Lessor makes no representation that the limits or forms of coverage of Insurance specified herein are
adequate to cover Lessee's property, business operations or obligations under this Lease.

85 [Insurance Policles. Insurance required herein shall be by companles maintaining during the policy term a "General Policyholders Rating" of at least A-, VII,
as set forth In the most current issue of "Best's Insurance Guide", or such other rating as may be required by a Lender, Lessee shall not do or permit to be done
anything which Invalidates the required insurance policles, Lessee shall, prior to the Start Date, deliver to Lessor certified coples of policles of such insurance or
certificates with coples of the required endorsements evidencing the existence and amounts of the required insurance. No such policy shall be cancelable or subject
to modification except after 30 days prior written notice ta Lessor, Lessee shall, at least 10 days prior to the explration of such policies, furnish Lessor with evidence of
renewals or "insurance binders" evidencing renewal thereof, or Lessor may increase his liabllity insurance coverage and charge the cost thereof to Lessee, which
amount shall be payable by Lessee to Lessor upon demand. Such policles shall be for a term of at least one year, or the length of the remalning term of this Lease,
whichever is less. Ifeither Party shall fail to procure and maintain the insurance required to be carried byit, the other Party may, but shall not be required to, procure
and maintaln the same,

8.6 Walver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each herehy release and relleve the other, and waive their entire
right to recover damages against the other, for loss of or damage to its property arising out of or Incldent to the perlls required to be insured agalnst hereln. The
effect of such releases and walvers Is not limited by the amount of Insurance carrled or required, or by any deductibles applicable hereto. The Parties agree to have
their respective property damage Insurance carriers waive any right to subrogation that such companies may have against Lessor or Lessee, as the case may be, so
long as the Insurance is not invalldated thereby,

8.7 Indemnity. Except for Lessor's gross negligence or willful misconduct, Lessee shall indemnlfy, protect, defend and hold harmless the Premises, Lessor and
its agents, Lessor's master or ground lessor, partners and Lenders, from and agalnst any and all claims, loss of rents and/or damages, liens, judgments, penalties,
reasonable attorneys' and consultants' fees, expenses and/or liabilities Lo the extent arising out of, involving, or In connection with, a Breach of the Lease by
Lessee and/or the use and/or occupancy of the Premises and/or Project by Lessee and/or by Lessee's employees, contractors or Invitees, If any action or proceeding is
brought against Lessor by reason of any of the foregoing matters, Lessee shall upon notice defend the same at Lessee's expense by counsel reasanably satisfactory to
Lessor and Lessor shall cooperate with Lessee Insuch defense. Lessor need not have first pald any such clalm in order to be defended or Indemnified.

8.8 Exemption of Lessor and Its Agents from Liahllity. Notwithstanding the negligence or breach of this Lease by Lessor or [ts agents (excluding,
however, any gross negligence), nelther Lessor nor Its agents shall be llable under any circumstances for: {l) Injury or damage to the person or goods, wares,
merchandise or other property of Lessee, Lessee's employees, cantractars, Invitees, customers, or any other person in or about the Premises, whether such damage
orInjury Is caused by or results from fire, steam, electrlcity, gas, water or raln, Indoor alr quality, the presence of mold or from the breakage, leakage, obstruction or
other defects of pipes, fire sprinklers, wires, appllances, plumbing, HVAC or lighting fixtures, or from any other cause, whether the sald Injury or damage results from
conditions arising upon the Premlises or upon other portions of the bullding of which the Premises are a part, or from other sources or places, (i) any damages arlsing
from any act or neglect of any other tenant of Lessor or from the failure of Lessar or Its agents to enforce the provislons of any other lease in the Shopping Center, or
(iii) injury to Lessee's business or for any loss of income or profit therefrom. Instead, it Is Intended that Lessee’s sole recourse in the event of such damages or Injury
be to file a claim on the Insurance policy(ies) that Lessee Is required to maintain pursuant to the provisions of paragraph 8.

8.9 Fallure toProvide Insurance. If Lessee fails to procure any such policy of insurance, or to deliver any sueh policy or certificate,
Lessor-may, at its option, proeure such policy(ies) for the account of Lessee. In such event, Lessee shall have a one (1) time cure period
Lo pay to Lessor anamount equal to 110% of the costs and expenses incurred by Lessor in procuring such insurance as additional Rent
within ten(10) days after delivery to Lessee of invoice thereafter. If this occurrence happens again, the penalty will then revert to the
AIR Janguage defined below. Lessee acknowledges that any failure on its part to obtaln or malntain the insurance required hereln will expose Lessor to risks and
potentially cause Lessor to Incur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertain. Accordingly, for any month or
portion thereof that Lessee does not maintain the required insurance and/or does not provide Lessor with the required binders or cerlificates evidencing the
exlstence of the required Insurance, the Base Rent shall be automatically Increased, without any requirement for notice to Lessee, by an amount equal to 10% of the
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then existing Base Rent or $100, whichever Is greater. The parties agree that such increase in Base Rent represents fair and reasonable compensation for the
additional risk/costs that Lessor will incur by reason of Lessee's failure to maintain the required Insurance. Suchincrease in Base Rent shall in no event constitute a
walver of Lessee's Default or Breach with respect to the failure to maintain such insurance, prevent the exerclse of any of the other rights and remedies granted
hereunder, nor relleve Lessee of its obligation to maintain the insurance specified in this Lease.

9. Damage or Destruction.
9.1 Definitlons,

(a) "Premises Partial Damage" shall mean damage or destruction to the improevements on the Premlses, other than Lessee Owned Alterations and Utility
Installations, which can reasonably be repaired in 62 months or less from the date of the damage or destruction, and the cost thereof does not exceed a sum equal to
6 month's Base Rent caleulated on a "going forward" basis. Lessor shall notify Lessee In writing within 30 days from the date of the damage or destruction as
to whether or not the damage Is Partial or Total,

{b) "Premlses Total Destruction” shall mean damage or destruction to the improvements on the Premises, other than Lessee Owned Alterations and
Utility Installations and Trade Fixtures, which cannot reasonably be repaired in 62 months or less from the date of the damage or destruction and/or the cost thereof

exceeds a sum equal to 126 month's Base Rent calculated ona "going forward” basis, Lessor shall notify Lessee in writing within 30 days from the date of
the damage or destructien as to whether or not the damage is Partial or Total.

{c) "Insured Loss" shall mean damage or destruction to improvements on the Premises, other than Lessee Owned Alterations and Utility Installations and
Trade Fixtures, which was caused by an event required to be covered by the insurance described in Paragraph 8.3(a), Irrespective of any deduclible amounts or
coverage limits involved,

(d) "Replacement Cost" shall mean the cost to repalr or rebuild the improvements owned by Lessor at the time of the occurrence to their condition
existing Immediately prior thereto, including demolition, debris removal and upgrading required by the operation of Applicable Requirements, and without deduction
for depreciation.

{e) "Hazardous Substance Condition” shall mean the occurrence or discovery of a condition involving the presence of, or a contamination by, a
Hazardous Substance, In, on, or under the Premises or Common Areas which requlires restoration,

9.2 Partial Damage - Insured Loss. Ifa Premlses Partial Damage that Is an Insured Loss occurs, then Lessor shall, at Lessor's expense, repalr such damage (but
not Lessee's Trade Fixtures or Lessee Owned Alterations and Udlity Installations) as soon as reasonably possible and this Lease shall continue In full force and effect;
provided, however, that Lessee shall, at Lessor's election, make the repair of any damage or destruction the total Replacement Cost of which Is $10,000 or less, and, In
such event, Lessor shall make any applicable insurance proceeds available to Lessee on a reasonable basls for that purpose, Notwithstanding the foregoing, If the
required Insurance was not In force or the insurance proceeds are not sufficlent to effect such repalr, the Insuring Party shall promptly contribute the shortage in
proceeds as and when required to complete said repalrs. In the event, however, such shortage was due to the fact that, by reason of the unique nature of the
improvements, full Replacement Cost insurance coverage was not commercially reasonable and available, Lessor shall have no obligation to pay for the shortage in
Insurance proceeds or to fully restore the unlque aspects of the Premises unless Lessee provides Lessor with the funds to cover same, or adequate assurance thereof,
within 10 days following receipt of written notice of such shortage and request therefor. If Lessor receives sald funds or adequate assurance thereof within sald 10
day period, the party responsible for making the repairs shall complete them as soon as reasonably possible and this Lease shall remain In full force and effect. If such
funds or assurance are not received, Lessor may nevertheless elect by written notice to Lessee within 10 days thereafter to: (i) make such restoration and repair asis
commercially reasonable with Lessar paylng any shortage In praceeds, In which case this Lease shall remain In full force and effect, or {Il) have thls Lease terminate 30
days thereafter. Lessee shall not be entitled to reimbursement of any funds contributed by Lessee to repair any such damage or destruction. Premises Partial Damage
due to flood or earthquake shall be subject to Paragraph 9.3, notwithstanding that there may be some Insurance coverage, but the net proceeds of any such insurance
shall be made available for the repalrs if made by elther Party.

9.3 Partial Damage - Uninsured Loss. Ifa Premises Partial Damage that Is not an Insured Loss occurs, unless caused by a negligent or willful act of Lessee (in
which event Lessee shall make the repairs at Lessee's expense), Lessor may elther: (i) repair such damage as soon as reasonably possible at Lessor's expense (subject
to reimbursement pursuant to Paragraph 4.2), in which event this Lease shall continue In full force and effect, or (i) terminate this Lease by giving written notice to
Lessee within 30 days after recelpt by Lessor of knowledge of the occurrence of such damage. Such termination shall be effective 60 days following the date of such
notice. Inthe event Lessor elects to terminate this Lease, Lessee shall have the right within 10 days after recelpt of the termination notice to give written notice to
Lessor of Lessee's commitment to pay for the repair of such damage without reimbursement fror Lessor, Lessee shall provide Lessor with sald funds or satisfactory
assurance thereof within 30 days after making such commitment. In such event this Lease shall continue in full force and effect, and Lessor shall proceed to make
such repalirs as soon as reasonably possible after the required funds are available, If Lessee does not make the required commitment, this Lease shall terminate as of
the date specified In the termination notice.

9.4 Total Destruction. Notwithstanding any other provision hereof, if a Premises Total Destruction occurs, this Lease shall terminate 60 days following such
Destruction, Ifthe damage or destruction was caused by the gross negligence or willful misconduct of Lessee, Lessor shall have the right to recover Lessor's damages
from Lessee, except as provided In Paragraph 8.6,

9.5 Damage Near End of Term. If at any time during the last 6 months of this Lease there Is damage for which the cost to repalr exceeds one month's Base
Rent, whether or not an Insured Loss, Lessor may terminate this Lease effective 60 days followlng the date of occurrence of such damage by glving a written
termination notice to Lessee within 30 days after the date of occurrence of such damage. Notwithstanding the foregolng, if Lessee at that time has an exercisable
option to extend this Lease or to purchase the Premises, then Lessee may preserve this Lease by, (a) exercising such option and (b) providing Lessor with any shortage
inInsurance praceeds (or adequate assurance thereof) needed to make the repairs on or before the earller of (i) the date which Is 10 days after Lessee's recelpt of
Lessor's written notice purporting to terminate this Lease, or (il) the day prior to the date upon which such option expires. If Lessee duly exerclses such option during
such perlod and provides Lessor with funds (or adequate assurance thereof) to cover any shortage in Insurance proceeds, Lessor shall, at Lessor's commercially
reasonable expense, repair such damage as soon as reasonably possible and this Lease shall continue In full force and effect, If Lessee fails to exercise such option and
provide such funds or assurance during such period, then this Lease shall terminate an the date specified in the termination notice and Lessee’s option shall be
extinguished.

9.6 Damage to Shopping Center. In the event of any damage or destruction to other portions of the Building or to any other buildings In the Shopping Center,
whether Insured or uninsured (and whether or not there Is also damage or destruction to the Premises), which cannot reasonably be repalred in 6 months or less
from the date of the damage or destruction, Lessor may elther (i) repalr such damage or destruction as soon as reasanably possible without expense to Lessee, in
which event this Lease shall continue in full force and effect, or {ll) terminate this Lease by giving written notice to Lessea within 30 days after receipt by Lessor of
knowledge of the occurrence of such damage or destruction. Such termination shall be effective 60 days following the date of such notice,

9.7 Abatement of Rent; Lessee's Remedies.

{a) Abatement. In the event of Premises Partial Damage or Premises Total Destruction or a Hazardous Substance Condlition for which Lessee Is not

-
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responsible under this Lease, the Base Rent payable by Lessee for the perlod required for the repalr, remediation or restoration of such damage shall be abated in
proportion to the degree towhich Lessee's use of the Premises is impalred, but not to exceed the proceeds received from the Rental Value Insurance. All other
obligations of Lessee hereunder shall be performed by Lessee, and Lessor shall have ne liability for any such damage, destruction, remediation, repair or restoration
excepl as provided herein.

(b) Remedles. If Lessor shall be obligated to repair or restore the Premises and does not cominence, ina substantial and meaningful way, such repalr or
restoration within 90 days after such obligation shall accrue, Lessee may, at any time prior to the commencement of such repalr or restoration, give written notice to
Lessor and to any Lenders of which Lessee has actual notice, of Lessee's election to terminate this Lease on a date not less than 60 days following the giving of such
notice. If Lessee gives such notice and such repalr or restoration is not commenced within 30 days thereafter, this Lease shall terminate as of the date specified In sald
notice. Ifthe repair or restoration Is commenced within such 30 days and diligently pursued Lo campletion, this Lease shall continue In full foree and effect,
"Commence" shall mean either the unconditional authorlzation of the preparation of the required plans, or the beginning of the actual wark on the Premises,
whichever first occurs,

9.8 Termination; Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.2(g) or Paragraph 9, an equitable adjustment shall be made
concerning advance Base Rent and any other advance payments made by Lessee to Lessor. Lessor shall, in addition, return to Lessee so much of Lessee's Security
Deposit as has not been, or Is not then required to be, used by Lessor.

10. Real Property Taxes.

10.1 Definition. Asused hereln, the term "Real Property Taxes" shall include any form of assessment; real estate, general, special, ordinary or extraordinary, or
rentallevy or tax (other than inheritance, personal Income or estate taxes); improvement bond; and/or license fee Imposed upon or levied against any legal or
equitable interest of Lessor in the Shopping Center, Lessor's right to other income therefrom, and/or Lessor's business of leasing, by any authority having the direct or
Indirect power to tax and where the funds are generated with reference to the Shopping Center address. The term "Real Property Taxes" shall also include any tax,
fee, levy, assessment or charge, or any increase thereln: () Imposed by reason of events occurring during the term of this Lease, Including but not limited to, a change

| in the ownership of the Shopping Center (hut excluding the transfer taxes imposed on any sale or transfer of any intevest in the property), (i) a
change In the Improvements thereon, and/or (iii) levied or assessed on machinery or equipment provided by Lessor to Lessee pursuant to this Lease. In calculating
Real Praperty Taxes for any calendar year, the Real Property Taxes for any real estate tax year shall be Included In the calculation of Real Property Taxes for such
calendar year based upon the number of days which such calendar year and tax year have in common.

10.2 Payment of Taxes, Exceptas otherwlise provided in Paragraph 10.3 following the Rent Commencement Dale, Lessor shall pay the Real Property
Taxes applicable to the Shopping Center, and said payments shall be included In the calculation of Common Area Operating Expenses In accordance with the provislons
of Paragraph 4.2,

10.3 Additional Improvements, Common Area Operating Expenses shall not Include Real Property Taxes specified in the tax assessor's records and work sheets
as being caused by additional Improvements placed upon the Shopping Center by other lessees or by Lessor for the exclusive enjoyment of such other lessees.
Notwithstanding Paragraph 10.2 hereof, Lessee shall, however, pay to Lessor at the time Common Area Operating Expenses are payable under Paragraph 4.2, the
entirety of any Increase in Real Property Taxes If assessed solely by reason of Alterations, Trade Fixtures or Utility Installations placed upon the Premlses by Lessee or
at Lessee's request, or by reason of any alterations or improvements to the Premises made by Lessor subsequent to the execution of this Lease by the Parties,

10.4 Jolnt Assessment. If the Building is not separately assessed, Real Property Taxes allocated to the Building shall be an equitable proportion of the Real
Property Taxes for all of the land and improvements Included within the tax parcel assessed, such proportion to he determined by Lessor from the respective
valuations asslgned In the assessor's work sheets or such other Information as may be reasonably available. Lessor's reasonable determination thereof, in good falth,
shall be conclusive,

10.5 Personal Property Taxes. Lessee shall pay prior to dellnquency all taxes assessed against and levied upon Lessee Owned Alterations and Utility
Installations, Trade Fixtures, furnishings, equipment and all persanal property of Lessee contained In the Premises. When possible, Lessee shall cause its Lessee
Owned Alterations and Utility Installations, Trade Fixtures, furnishings, equipment and all other personal praperty to be assessed and billed separately from the real
property of Lessor. Ifany of Lessee's sald properly shall be assessed with Lessor's real property, Lessee shall pay Lessor the taxes attributable to Lessee's property
within 10 days after recelpt of a written statement setting forth the taxes applicable to Lessee's property,

11, Utilities and Services. Lessee shall pay for all water, gas, heat, light, power, telephone, trash disposal and other utilities and services supplied to the Premises,
together with any taxes thereon, To the extent any such utilities and/or services are not separately metered, Lessee shall pay Lessee's Share thereof in accordance
with Paragraph 4.2, Notwithstanding the provisions of Paragraph 4.2, if at any time in Lessor's sole judgment, Lessor determines that Lessee Is using a
dispropartionate amount of water, electricity or other commonly metered utilities, or that Lessee [s generating such a large volume of trash as to require an Increase
Inthe size of the trash receptacle and/or an increase In the number of times per month that it is emptied, then Lessor may charge Lessee an equitable amount
[or increase Lassea's Base Ront-hiyan-amount-equalto-cuch Increased costs. Except as provided below, There shall be no abatement of Rent and Lessor shall
not be liable in any respect whatsoever for the inadequacy, stoppage, interruption or discantinuance of any utility or service due to rlot, strike, labor dispute,
breakdown, accident, repalr or other cause beyond Lessor's reasonable control or in cooperation with governmental request or directions.

Within fifteen days of Lessor's written request, Lessee agrees to deliver to Lessor such Information, documents and/or authorization as Lessor needs In order for
Lessor to comply with new or existing Applicable Requirements relating to commercial bullding energy usage, ratings, andfor the reporting thereof.

12, Assignment and Subletting.
12.1 Lessor's Consent Required.

(a) Lessee shall not voluntarily or by operation of law assign, transfer, mortgage or encumber (callectively, "assign or assignment”) or sublet all or any
partof Lessee's Interest Inthis Lease or In the Premises without Lessor's prior written consent which shall not be unreasonably withheld, conditioned or
delayed,

(b)  Unless Lessee is a corparation and Its stock Is publicly traded on a national stock exchange, a change In the control of Lessee shall constitute an

, asslignment requiring consent. The transfer, on a cumulative basls, of 2540% or more of the voting control of Lessee shall constitute a change in control for this
purpose,

(c)  Thelnvolvement of Lessee or its assets in any transaction, or serles of transactions (by way of merger, sale, acquisition, financing, transfer, leveraged
buyout or otherwise), whether or not a formal assignment er hypothecation of this Lease or Lessee's assets occurs, which results or will result in a reduction of the

| Net Worth of Lessee by an amount greater than 25:19% of such Net Worth as it was represented at the time of the execution of this Lease or at the time of the most
recent assignment to which Lessor has consented, or as it exists Immediately prlor to sald transaction or transactions constituting such reduction, whichever was or s
greater, shall be consldered an assignment of this Lease to which Lessor may withhold its consent. "Net Worth of Lessee" shall mean the net worth of Lessee
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{excluding any guarantors) established under generally accepted accounting prineiples.

(d)  An assignment or subletting without consent shall, at Lessor's option, be a Default curable after notice per Paragraph 13.1(d), or a noncurable Breach
without the necessity of any notice and grace period. If Lessor elects to treat such unapproved assignment or sublelting as a noncurable Breach, Lessor may elther: ()
terminate this Lease, or {ii) upon 30 days wrilten notice, increase the monthly Base Rent and Percentage Rent Rate to 110% of the Base Rent and Percentage Rent Rate
thenin effect. Further, inthe event of such Breach and rental adjustment, (i) the purchase price of any option to purchase the Premises held by Lessee shall be
subject to similar adjustment to 110% of the price previously in effect, and (ii) all fixed and non-fixed rental adjustments scheduled during the remainder of the Lease
term shall be increased to 110% of the scheduled adjusted rent.

(e) Lessee's remedy for any breach of Paragraph 12.1 by Lessor shall be limited to compensatory damages and/or Injunctive relief.

(f}  Lessor may reasonably withhold consent to a praposed assignment or subletting If Lessee is in Default at the time consent Is requested.

(g) Notwithstanding the foregoing, allowing a de minimis portion of the Premises, le. 20 square feet or less, to be used by a third party vendor In
connection with the installation of a vending machine or payphane shall not constitute a subletting.

12.2 Terms and Conditions Applicable to Asslgnment and Subletting,

{a) Regardless of Lessor's consent, no assignment or subletting shall : (1) be effective without the express written assumption by such assignee or
sublessee of the abligations of Lessee under this Lease, (li) release Lessee of any obligations hereunder, o (iii) alter the primary liability of Lessee for the payment of
Rent or for the performance of any other obligations to be performed by Lessee,

(b) Lessor may accept Rent or performance of Lessee's obligations from any person other than Lessee pending approval or disapproval of an assignment.
Neither a delay in the approval or disapproval of such assignment nor the acceptance of Rent or performance shall constitute a waiver or estoppel of Lessor's right to
exercise its remedies for Lessee's Default or Breach,

(c) Lessor'sconsent toany assignment or subletting shall not constitute a consent to any subsequent assignment or subletting.

(d) Inthe event of any Default or Breach by Lessee, Lessor may proceed directly against Lessee, any Guarantors or anyone else responsible for the
performance of Lessee's obligations under this Lease, Including any assignee or sublessee, without first exhausting Lessor's remedles agalnst any other person or
entity responsible therefor to Lessor, or any security held by Lessor,

(e) Each request for consent to an assignment or subletting shall be In writing, accompanied by Information relevant to Lessor's determination as to the
financial and operational responsibllity and appropriateness of the proposed assignee or sublessee, including but not limited to the intended use and/or required
modification of the Premises, If any, together with a fee of $500 as conslderation for Lessor’s considering and processing sald request. Lessee agrees to provide Lessor
with such other or additional Information and/for documentation as may be reasonably requested. (See also Paragraph 36)

(f)  Any assignee of, or sublessee under, this Lease shall, by reason of accepting such assignment, entering into such sublease, or entering Into possession
of the Premises or any portion thereof, be deemed to have assumed and agreed to conform and comply with each and every term, covenant, condition and obligation
herein to be observed or performed by Lessee during the term of sald asslgnment or sublease, other than such obligations as are contrary to or inconsistent with
provisions of an assignment or sublease to which Lessor has specifically consented to In wrlting.

(g) Exceptlor Permitted Transfers, Lessor's consent to any assignment or subletting shall not transfer to the assignee or sublessee any Option
granted to the original Lessee by this Lease unless such transfer is specifically consented to by Lessor In writing. (See Paragraph 39.2)

12.3 Additional Terms and Conditions Applicable to Subletting. The following terms and conditions shall apply to any subletting by Lessee of all or any part of
the Premlises and shall be deerned Included In all subleases under this Lease whether or not expressly incorporated therein:

(a) Lessee hereby assigns and transfers to Lessor all of Lessee's interest In all Rent payable on any sublease, and Lessor may collect such Rentand apply
same toward Lessee's abligations under this Lease; provided, however, that until a Breach shall occur in the performance of Lessee's obligations, Lessee may collect
sald Rent, In the event that the amount collected by Lessor exceeds Lessee's then outstanding obligations any such excess shall be refunded to Lessee. Lessor shall
not, by reason of the foregolng or any assignment of such sublease, nor by reason of the collection of Rent, be deemed liable to the sublessee for any fallure of Lessee
to perform and comply with any of Lessee's obligations to such sublessee, Lessee hereby irrevocably authorizes and directs any such sublessee, upon receipt of a
written notice from Lessor stating that a Breach exists In the performance of Lessee's obligations under this Lease, to pay to Lessor all Rent due and to become due
under the sublease. Sublessee shall rely upon any such notice from Lessor and shall pay all Rents to Lessor without any obligation or right to Inquire as to whether
such Breach exists, notwithstanding any claim from Lessee to the contrary, Notwithstanding any other provision contained in this Lease, Lessor shall
not be entitled to any consideration received by Lessee [or the sale or transfer of the business operated in the Premises.

(b) Inthe event of a Breach by Lessee, Lessor may, at Its option, require sublessee to attorn to Lessor, Inwhich event Lessor shall undertake the
obligations of the sublessor under such sublease from the time of the exerclse of sald option to the expiration of such sublease; provided, however, Lessor shall not be
liable for any prepaid rents or security deposit pald by such sublessee to such sublessor or for any prior Defaults or Breaches of such sublessor,

(c) Anymatter requiring the consent of the sublessor under a sublease shall also require the consent of Lessor,

(d) Nosublessee shall further assign or sublet all or any part of the Premises without Lessor's prior written consent.

(e} Lessor shall deliver a copy of any notice of Default or Breach by Lessee to the sublessee, who shall have the right to cure the Default of Lessee within
the grace period, if any, specified In such notice. The sublessee shall have a right of relmbursement and offset fram and against Lessee for any such Defaults cured by
the sublessee.

13. Default; Breach; Remedles.

13.1 Default; Breach. A "Default" s defined as a fallure by the Lessee to comply with ar perform any of the terms, covenants, conditions or Rules and
Repulations under this Lease. A"Breach" is defined as the occurrence of one or more of the following Defaults, and the failure of Lessee to cure such Default within
any applicable grace perlod:

(a) The vacating or abandonment of the Premlises except for ¢losure due to permitted alterations, events of casually, condemnation,
and force majeure. pand-the exercise of Lossea's "go-dark vighte set-forth-in Paragraph 6,4(b), Lessee shall be deemed to have vacated the
Premises If Lessee ceases to continuously operate [ts business In the Premises for a period of 5 consecutive days,

(b) The failure of Lessee to make any payment of Rent or any Security Deposit required to be made by Lessee hereunder, whether to Lessor or to a third
party, when due where such failure continues for three (3) days after such payment is due, or Lessee's failure on two (2) oceasions during
any twelve (12) month period to timely pay Rent on or before the due date as provided for herein (even though subsequently cuved), 1o
provide reasonable evidence of Insurance or surety bond, or to fulfill any obligation under this Lease which endangers ar threatens life or property, where such failure
continues for a perlod of 3 business days following written notice to Lessee. THE ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT OF RENT OR SECURITY DEPOSIT
SHALL NOT CONSTITUTE A WAIVER OF ANY OF LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION QF THE PREMISES,

{e) The fallure of Lessee to allow Lessor and/or its agents access to the Premises or the commission of waste, act or acts constituting publlc or private
nulsance, andfor an lllegal activity on the Premises by Lessee, where such actions continue for a period of 3 business days following written notice to Lessee, In the
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event that Lessee commits waste, a nulsance or an illegal activity a second time then, the Lessor may elect to treat such conduct as a non-curable Breach rather than a
Default.

(d)  The failure by Lessee to provide (i) reasonable written evidence of compliance with Applicable Requirements, (i) the service contracts, (iii) the
rescisslon of an unauthorized assignment or subletting, (Iv) an Estoppel Certificate or financlal statements, (v) a requested subordination, (vi) evidence concerning any
guaranty and/or Guarantor, {vil) any document requested under Paragraph 41, {viil) material safety data sheets (MSDS), or (ix) any other documentation or
information which Lessor may reasonably require of Lessee under the terms of this Lease, where any such fallure continues for a period of 10 days following written
notice to Lessee,

(e) A Default by Lessee as to the terms, cavenants, conditions or pravisions of this Lease, or of the rules adopted under Paragraph 2.9 hereof, other than
those described Insubparagraphs 13.1(a), (b), (c) or {d), above, where such Default continues for a period of 30 days after written notice; provided, however, that if
the nature of Lessee's Default Is such that more than 30 days are reasonably requlired for its cure, then it shall not be deemed to be a Breach if Lessee commences
such cure within sald 30 day period and thereafter diligently prosecutes such cure to completion.

(f)  The occurrence of any of the following events: (i) the making of any general arrangement or assignment for the benefit of creditors; (i) becoming a
"debtor" as defined In 11 U.5.C. § 101 or any successor statute thereto (unless, In the case of a petition filed against Lessee, the same Is dismissed within 60 days); (ill)
the appointment of a trustee or recelver to take possession of substantially all of Lessee's assets located al the Premises or of Lessee's Interest In this Lease, where
possesslon Is not restored to Lessee within (6020 days; or (Iv) the attachment, execution or other judicial selzure of substantially all of Lessee's assets located at the
Premises or of Lessee's Interest in this Lease, where such selzure Is not discharged within 6020 days; provided, however, in the event that any provision of this
subparagraph Is contrary to any applicable law, such provislon shall be of no force or effect, and not affect the validity of the remaining provisions,

{g) The discovery that any financial statement of Lessee or of any Guarantor given to Lessor was materfally false,

(h)  Ifthe performance of Lessee's obligations under this Lease is guaranteed: (i) the death of a Guarantor, {Ii} the termination of a Guarantor's llabllity
with respect to this Lease other than in accordance with the terms of such guaranty, (1ii) a Guarantor's becoming Insolvent or the subject of a bankruptey filing, (iv) a
Guarantor's refusal ta honor the guaranty, or (v} a Guarantor's breach of Its guaranty obllgation on an anticipatory basis, and Lessee's fallure, within 60 days following
written notice of any such event, to provide written alternative assurance or security, which, when coupled with the then exlsting resources of Lessee, equals or
exceeds the combined financlal rescurces of Lessee and the Guarantors that existed at the time of execution of this Lease.

13.2 Remedles. If Lessee failsto perform any of its affirmative duties or obligations, within 10 days after written notice or such longer time period as
expressly sel forth in this Lease (or Incase of an emergency, without notice), Lessor may, at Its option, perform such duty or abligation on Lessee's behalf,
Including but not limited to the obtalning of reasonably required bonds, Insurance policles, or governmental licenses, permits or approvals, Lessee shall pay to Lessor
anamount equal to 115% of the costs and expenses Incurred by Lessor In such performance upon receipt of aninvelice therefor. In the event of a Breach, Lessor may,
with or without further notice or demand, and without limiting Lessor in the exercise of any right or remedy which Lessor may have by reason of such Breach:

(a) Terminate Lessee's right to possession of the Premises by any lawful means, In which case this Lease shall terminate and Lessee shall immediately
surrender possession Lo Lessor. In such event Lessor shall be entitled to recover from Lessee: (i) the unpald Rent which had been earned at the ime of termination;
(ii) the worth at the time of award of the amount by which the unpald rent which would have been earned after termination until the time of award exceeds the
amount of such rental loss that the Lessee proves could have been reasonably avoided; (iii) the waorth at the time of award of the amount by which the unpaid rent for
the balance of the term after the time of award exceeds the amount of such rental loss that the Lessee proves could be reasonably avoided; and (iv) any other amount
necessary to compensate Lessor for all the detriment proximately caused by the Lessee's failure to perform Its obligations under this Lease or which in the ordinary
course of things would be likely to result therefrom, including but not limited to the cost of recovering possesslon of the Premlses, expenses of reletting, Including
necessary renovation and alteration of the Premises, reasonable attorneys' fees, and that portion of any leasing commisslon pald by Lessor in connection with this
Lease applicable to the unexpired term of this Lease. The warth at the time of award of the amount referred to In provislon (Ili) of the immediately preceding
sentence shall be computed by discounting such amount at the discount rate of the Federal Reserve Bank of the District within which the Premises are located at the
time of award plus one percent, Efforts by Lessor to mitigate damages caused by Lessee's Breach of this Lease shall not walve Lessar's right to recover any damages to
which Lessor Is atherwlse entitled, If termination of this Lease is obtalned through the provisional remedy of unlawful detainer, Lessor shall have the right to recover
in such proceeding any unpald Rent and damages as are recoverable therein, or Lessor may reserve the right to recaver all or any part thereof In a separate suit. If a
netice and grace period requlred under Paragraph 13.1 was not previously given, a notice to pay rent or quit, or to perform or quit glven to Lessee under the unlawful
detalner statute shall also constitute the notice required by Paragraph 13.1, Insuch case, the applicable grace period required by Paragraph 13.1 and the unlawful
detalner statute shall run concurrently, and the failure of Lessee to cure the Default within the greater of the two such grace periods shall constitute both an unlawful
detainer and a Breach of this Lease entitling Lessor to the remedies provided for in this Lease and/or by sald statute,

(b) Continue the Lease and Lessee's right to possession and recover the Rent as it becomes due, inwhich event Lessee may sublet or assign, subject only
to reasonable limitations. Acts of maintenance, efforts to relet, and/or the appointment of a recelver to protect the Lessor's interests, shall not constitute a
termination of the Lessee's right to possession. In no event shall Tenant be liable to Landlord for special, consequential or punitive damages,
except that Tenant shall remain liable for consequential damages resulting from holding over in the Premises or resulting from Tenant's
breach or default under Section 6.2 of this Lease.

(c}  Pursue any other remedy now or hereafter available under the laws or Judiclal declslons of the state whereln the Premises are located. The expiration
or terminatlon of this Lease and/or the termination of Lessee’s right to possession shall not relleve Lessee from liability under any indemnity provislons of this Lease
asto matters occurring or accruing during the term hereof or by reason of Lessee's occupancy of the Premlises,

13.3 Inducement Recapture. Any agreement for free or abated rent or other charges, the cost of tenant Improvements for Lessee pald for or performed by
Lessor, or for the giving or paying by Lessor to or for Lessee of any cash or other bonus, Inducement or conslderation for Lessee's entering into this Lease, all of which
concesslons are herelnafter referred to as "Inducement Pravislons," shall be deemed conditioned upon Lessee's full and falthful performance of all of the terms,
covenants and conditions of this Lease. Upon Breach of this Lease by Lessee, any such Inducement Provislon shall automatically be deemed deleted from this Lease
and of no further force or effect, and any rent, ather charge, bonus, inducement or consideration theretofore abated, glven or pald by Lessor under such an
Inducement Provislon shall be immediately due and payable by Lessee to Lessor, notwithstanding any subsequent cure of sald Breach by Lessee. The acceptance by
Lessor of rent or the cure of the Breach which Initiated the operation of this paragraph shall not be deemed a walver by Lessor of the pravisions of this paragraph
unless specifically so stated Inwriting by Lessor at the time of such acceptance.

13.4 Late Charges. Lessee hereby acknowledges that late payment by Lessee of Rent will cause Lessor ta Incur costs not contemplated by this Lease, the exact
amount of which will be extremely difficult to ascertain. Such costs Include, but are not limited to, processing and accounting charges, and late charges which may be
imposed upon Lessor by any Lender. Accordingly, if any Rent shall not be recelved by Lessor within 5 days after such amount shall be due, then, without any
requirement for notice to Lessee, Lessee shall immediately pay to Lessor a one-time late charge equal to 10% of each such overdue amount or $100, whichever |s
greater. The parties hereby agree that such late charge represents a fair and reasonable estimate of the costs Lessor will incur by reason of such late payment.
Acceptance of such late charge by Lessor shall in no event constitute a walver of Lessee's Default or Breach with respect to such overdue amount, nor prevent the
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exercise of any of the other rights and remedies granted hereunder. Inthe event that a late charge Is payable hereunder, whether or not collected, for 3 consecutive
installments of Base Rent, then notwithstanding any provision of this Lease lo the contrary, Base Rent shall, at Lessor's option, become due and payable quarterly In
advance.

13.5 Interest. Anymanetary payment due Lessor hereunder, other than late charges, not recelved by Lessor, when due shall bear interest from the 31st day
after it was due. The Interest ("Interest") charged shall be computed at the rate of 10% per annum but shall not exceed the maximum rate allowed by law. Interest Is
payable in addition to the potential late charge provided for in Paragraph 13.4.

13.6 Breach by Lessor.

(a) Notice of Breach. Lessor shall not be deemed in breach of this Lease unless Lessor fails within a reasonable time to perform an obligation required to
he performed by Lessor. For purposes of this Paragraph, a reasonable time shall In no event be less than 30 days after receipt by Lessor, and any Lender whose name
and address shall have been furnished to Lessee in writing for such purpose, of written natice specifying wherein such obligation of Lessor has not been performed;
provided, however, that if the nature of Lessor's obligation Is such that more than 30 days are reasonably required for its performance, then Lessor shall not be In
breach If performance Is commenced within such 30 day period and thereafter diligently pursued to completion.

(b) Performance by Lessee on Behalf of Lessor, In the event that neither Lessor nor Lender cures sald breach within 30 days after recelpt of sald notice,
or if having commenced said cure they do not diligently pursue it to completion, then Lessee may elect to cure sald breach at Lessee's expense and offset from Rent
the actual and reasonable cost to perform such cure, provided, however, that such offset shall not exceed an amount equal to the greater of one month's Base Rent or
the Security Deposit, reserving Lessee's right to reimbursement from Lessor for any such expense In excess of such offset, Lessee shall document the cost of sald cure
and supply said documentation to Lessor,

14, Condemnation. If the Premises or any portion thereof are taken under the power of eminent domnain or sald under the threat of the exercise of sald power
(collectively "Condemnation”), this Lease shall terminate as to the part taken as of the date the condemning authority takes title or possession, whichever first occurs.
If mora than 10% of the floor area of the Premises, or so much of the Common Areas so as to materially restrict ingress and egress and parking
for the Premises as reasonably determined by Lessee ormorethan-25% of the parking epaces-shuated within-the parking-area, Is taken by Condemnation,
Lessea may, at Lessee's option, to be exercised in writing within 10 days after Lessor shall have glven Lessee written notice of such taking (or In the absence of such
notice, within 10 days after the condemning authority shall have taken possession) terminate this Lease as of the date the condemning authority takes such
possession, If Lessee does not terminate this Lease In accordance with the foregolng, this Lease shall remaln in full force and effect as to the portion of the Premises
remalning, except that the Base Rent shall be reduced In proportion to the reduction in utility of the Premises caused by such Condemnation, Condemnation awards
and/or payments shall be the property of Lessor, whether such award shall be made as compensation for diminution in value of the leasehold, the value of the part
taken, or for severance darnages; provided, however, that Lessee shall be entitled to any compensation pald by the condemnor for Lessee's relocation expenses, loss
of business goodwill and/or Trade Fixtures, without regard to whether or not this Lease Is terminated pursuant to the provisions of this Paragraph. All Alterations and
Ulility Installations made to the Premises by Lessee, for purposes of Condemnation only, shall be consldered the property of the Lessee and Lessee shall be entitled to
any and all compensation which Is payable therefor. In the event that thls Lease is not terminated by reason of the Condemnation, Lessor shall repair any damage to
the Premises caused by such Condemnation.

15, Brokerage Fees,

15-4-Addittenral Commission—lu-additionte-the-paymentsowad-pusuantto-laragaph-1d3-abovertessorapreos thali-{a)- Hosteoenarcisesany-Option b}
Lessea or-anyoncafhillatedwith Lesseaacquirasfrom Loccorany sightslothe Dremicasorotherpremisesownad-byLacsarand-locatedwithinthia-Shopplag Cantes {4 -
ifFkessae-remalnsin-poscession-afthe-Rremises with-the consent-oblessorafierthoexpliation-afthisbease ar{dH Baca Rentds dnereased -whetherby-agreemant o4
aperationofanewualtiontluce haalnthenLossorshall payBrokos-aloein-accordance-with-thefeaschedule-of the-Rrakers inefoct-atthelime the-Leaso was.
evacuted,

16 d-Assumption-ebObligatiens—Anyhuyerortransdereo-of Loscorsinterest-inthicleasashallbo-deemedto hova accumad-lessers eblipatian heraunder -
Brokarsshatlbathird-partybencheintiesofthe pravicions ol Parapraphs 1131522 and 31— Hessar-falls- Lo pay ta-roliers any amounte doearand-forbrokarage.
fees pactalnlng tathis Lease when dus thepsuch amounts shall accrug Interest Lo addition, if Lescor fails Lo pay any amounts to Lesses's Brokes when due, Lossea's.
Rrokec may sendatitten notice lo Lessorandlessee of such failure and if Lessor falls to pay such amountswithin t0.daye after sald hotice,Lessooshall paysald.
maoniesto.its Brokar and offsat such amountsagaiost Rent I addition, Lessae's Brokershall be deamad to.bea third party beneficiary of any commission agraamant.
anteredinto by and/or between Lessorand Lassor's froker for the limited purpose of callecting any brokerage fas owed.

15.3 Representations and Indemnities of Broker Relationships. Lessee and Lessor each represent and warrant to the other that it has had no dealings with any
person, firm, broker, agent or finder (other than the Brokers and Agents which Lessor shall pay pursnant to a separate agreement with the Brokers), it
any) In connection with this Lease, and that no one other than sald named Brokers and Agents is entitled to any commission or finder's fee In connection herewith.
Lessee and Lessor do each hereby agree to indemnify, protect, defend and hold the other harmless from and against liability for compensation or charges which may
be claimed by any such unnamed broker, finder or other similar party by reason of any dealings or actions of the Indemnifying Party, including any costs, expenses,
attorneys' fees reasonably Incurred with respect thereto,

16. Estoppel Certificates,

(a) Each Party (as "Responding Party") shall within 10 business days after written notice from the other Party {the "Requesting Party") but not maore
than once per year unless in connection with a sale or refinancing of the Premises execute, acknowledge and deliver to the Requesting Party a
statement in writing In form simlilar to the then most current "Estoppel Certificate” form published BY AIR CRE, plus such additional Information, confirmation and/or
statements as may be reasonably requested by the Requesting Party.

(b) Ifthe Responding Party shall fall to execute or deliver the Estoppel Certificate within such 10 business day period, the Requesting Party may
execute an Estoppel Certificate stating that: (1) the Lease Is In full force and effect without modification except as may be represented by the Requesting Party, (il)
there are no uncured defaults in the Requesting Party's performance, and (iii) if Lessor Is the Requesting Party, not more than one month's rent has been paid in
advance. Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppel Certificate, and the Responding Party shall be estopped from
denying the truth of the facts contained In sald Certificate. If Lessee does not execute and deliver an Estoppel Certificate within sueh time period,
then Lessee shall pay to Legsor the sum of $200 per day as liguidated damages until Lessee delivers lo Lessor such Estoppel Certificate,
ln-addition,-Lesseeacknowdadges-that anytfalluce ondlspartto-provide such an Estoppel Carlificate will oxpose Lossortoricks and potentiallycause Loscarto lncur
costenot-coptemplatod by thicLease, the-extantofwhichwillbeoxtramelypdifficult to ascartain, Accosdingly should the Lasseafailloexecute-and/or dallyera.
raquected-Estoppal Cortificatadnatimaly fashlonthe.monthly Base Rent-shallha automatically Incraased withoul any requirament for-noticelo-Lesces, by an-amaunt.
equalto 102 of tha then sxisting-Base Rent-or$100, whicheverisgroatarforremainderoftha Leasa. Tho Rarlies agreathat such lncrease-nBase-Rent reprasents falr.
andreasonable-compansation fortheadditionalrisk{costethat Lossorwillineurhyreasonof Lagsea's falluse-to provida the Ectoppel Cepificate—Such incraase In Base.
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(¢) If Lessor desires to finance, refinance, or sell the Premises, or any part thereof, Lessee and all Guarantors shall within 10 business days after written
notice from Lessor deliver to any potential lender or purchaser designated by Lessor such financlal statements as may be reasonably required by such lender or
purchaser, including but not limited to Lessee's financlal statements for the past 3 years. All such financial statements shall be recelved by Lessor and such lender or

purchaser in confidence and shall be used only for the purpeses herein set forth,

adios grantadh

17. Definltion of Lessor. The term "Lessor" as used herein shall mean the owner or owners at the time In question of the fee title to the Premises, or, if thisis a

sublease, of the Lessee's Interest In the prior lease. In the event of a transfer of Lessor's title or Interest in the Premises or this Lease, Lessor shall deliver to the

transferee or assignee (in cash or by credit) any unused Security Deposit held by Lessor. Upon such transfer or assignment and delivery of the Security Deposit, as ‘
aforesald, the prior Lessor shall be relieved of all liability with respect to the obligations and/or covenants under this Lease thereafter to be performed by the Lessor

unless otherwise provided in this Lease, Subject to the foregoing, the obligations and/or covenants In this Lease to he performed by the Lessor shall be

binding only upon the Lessor as herelnabove defined.

18, Severabllity. The Invalidity of any provision of this Lease, as determined by a court of competent jurisdiction, shall In no way affect the validity of any other
provision hereof.

19, Days. Unless otherwise specifically indicated to the contrary, the word "days" as used In this Lease shall mean and refer to calendar days.

20. Limitation on Llability. The obligations of Lessor under this Lease shall not constitute personal abligations of Lessor, or its partners, members, directors, officers |
or shareholders, and Lessee shall look to the Project, and to no other assets of Lessor, for the satisfaction of any llabllity of Lessor with respect to this Lease, and shall
not seek recourse against Lessor's partners, members, directors, officers or shareholders, or any of thelr personal assets for such satisfaction.

21. Time of Essence. Timels of the essence with respect to the performance of all obligations to be performed or observed by the Parties under this Lease.

22. No Prlor or Other Agreements; Broker Disclaimer. This Lease contalns all agreements between the Parties with respect to any matter mentioned hereln, and no
other prlor or contemporaneous agreement or understanding shall be effective. Lessor and Lessee each represents and warrants to the Brokers that it has made, and
is relying solely upon, Its own Investigation as to the nature, quality, character and financlal responsibility of the other Party to this Lease and as to the use, nature,
quality and character of the Premlises. Brokers have no responsibility with respect thereto or with respect to any default or breach hereof by either Party.

23, Notlices,

23.1 Notice Requirements. All notices required or permitted by this Lease or applicable law shall be in writing and may be delivered In person (by hand or by
courler) or may be sent by regular, certified or registered mail or U.S. Postal Service Express Mall, with postage prepaid,-arby facsimila trancmission, or by email, and
shall be deemed sufficiently given if served In a manner specified in this Paragraph 23. The addresses noted adjacent to a Party's signature an this Lease shall be that
Party's address for delivery or mailing of notices, Either Party may by wrilten notice to the other specify a different address for notice, esceptthatuponloscen’s.
Laking pessescion ol the Rremises thaframicosshall copstitula Lecsaa's address fornatica, Acopy of all notices to Lessor and Lessee shallbe concurrently
transmitted to such party or parties at such addresses as Lessor and Lessee may from time to time hereafter designate In writing.

23.2 Date of Notice. Any notice sent hy registered or certified mall, return receipt requested, shall be deemed given on the date of delivery shown on the
recelpt card, or If no delivery date is shown, the postmark thereon, If-santbyregulacmailthancticeshall badesmed-given2 hous-afterthasamelsaddrssod-as.
raquirad hareinand malledowith postageprapald. Notices delivered by United States Express Mall ar overnight courler that guarantees next day delivery shall be
deemed given upon receipt hy the receiving parly24-hoursafloc dalivanyof the same tathe Rostal Service or courior, Notices dellvered by hand, o
transmittod by facshnlle teansmicsion orbyemall shall be deemed delivered upon actual receipt. If notice is received on a Saturday, Sunday or legal holiday, It shall be
deemed received on the next business day.

23.3 Optlons. Notwithstanding the foregolng, In order to exercise any Options {see paragraph 39), the Notice must be sent by Certified Mail (return receipt
requested), Express Mall (signature required), courier (signature required) or some other methodelogy that provides a receipt establishing the date the notice was
received by the Lessor.

24, Walvers.

{a) No waiver by Lessor of the Default or Breach of any term, covenant or condition hereof by Lessee, shall be deemed a walver of any other term,
covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any other term, covenant or condition hereof. Lessor's consent to,
or approval of, any act shall not be deemed to render unnecessary the obtaining of Lessor's consent to, or approval of, any subsequent or simllar act by Lessee, or be
construed as the basis of an estoppel to enforce the provision er provisions of this Lease requlring such consent,

(b) The acceptance of Rent by Lessor shall not be a walver of any Default or Breach by Lessee. Any payment by Lessee may be accepted by Lessor on
account of monles or damages due Lessor, notwithstanding any qualifylng statements or conditions made by Lessee In connection therewith, which such statements
and/or canditions shall be of no force or effect whatsoever unless specifically agreed to In writing by Lessor at or before the time of deposit of such payment.

(c) THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL GOVERN WITH REGARD TO ALL MATTERS RELATED THERETO AND HEREBY WAIVE THE
PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUCH STATUTE IS INCONSISTENT WITH THIS LEASE.

25, Disclosures Regarding The Nature of a Real Estate Agency Relationship.

(a) When entering Into a discussion with a real estate agent regarding a real estate transaction, a Lessor or Lessee should from the outset understand
what type of agency relationship or representation it has with the agent or agents in the transaction. Lessor and Lessee acknowledge belng advised by the Brokers In
this transaction, as follows:

(1) Lessor's Agent. A Lessor'sagent under a listing agreement with the Lessor acts as the agent for the Lessor only. A Lessor's agent or subagent
has the followlng affirmative obligations: To the Lessor: A fiduclary duty of utmost care, integrity, honesty, and loyalty In dealings with the Lessor, To the lessee and
the Lessor: (a) Diligent exercise of reasonable skills and care In performance of the agent’s duties. (b) A duty of honest and falr dealing and good faith, (c) A duty to
disclose all facts known to the agent materially affecting the value or deslrability of the property that are not known to, or within the diligent attention and
observation of, the Parties. Anagent isnot obligated to reveal to either Party any confidential Information obtained fram the other Party which does not involve the
affirmative duties set forth above,

{li) Lessee's Agent. Anagent can agree to act as agent for the Lessee only. In these situations, the agent |s not the Lessor's agent, even if by
agreement the agent may recelve compensation for services rendered, elther In full or In part from the Lessor. An agent acting only for a Lessee has the following
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affirmative obligations. To the Lessee: Afiduclary duty of utmost care, integrity, honesty, and loyalty In dealings with the Lessee. To the Lessee and the Lessor: (a)
Diligent exerclse of reasonable skills and care in performance of the agent's duties. (b) A duty of honest and fair dealing and good falth. (c) A duly to disclose all facts
known to the agent materlally affecting the value or desirability of the properly that are not known to, or within the diligent attention and observation of, the Parties.
Anagent is not obligated to reveal to either Parly any confidential information obtalned from the other Parly which does not involve the affirmative duties set forth
above,

(ili) Agent Representing Both Lessor and Lessee. Areal estate agent, either acting directly or through one or more assaciate licenses, can legally be
the agent of both the Lessor and the Lessee Ina transaction, but only with the knowledge and consent of both the Lessor and the Lessee. In a dual agency situation,
the agent has the following affirmative obligations to both the Lessor and the Lessee: {a) A fiduclary duty of utmost care, Integrity, honesty and loyalty In the dealings
with either Lessor or the Lessee. (b) Other duties to the Lessor and the Lessee as stated above in subparagraphs (1) or (Il). In representing both Lessor and Lessee, the
agent may not, without the express permission of the respective Party, disclose to the other Party confidential information, including, but not limited to, facts relating
toelther Lessee's or Lessor’s financial position, motivations, bargalning position, or other persenal information that may Impact rent, including Lessor's willingness to
accept a rent less than the listing rent or Lessee’s willingness to pay rent greater than the rent offered, The above duties of the agent Ina real estate transaction do
not relleve a Lessor or Lessee from the responsibility to protect thelr own interests, Lessor and Lessee should carefully read all agreements to assure that they
adequately express thelr understanding of the transaction. A real estate agent|s a person qualified to advise about real estate, Iflegal or tax advice is desired, consult
acompetent professlonal. Both Lessor and Lessee should strongly consider obtalning tax advice from a competent professional because the federal and state tax
consequences of a transaction can be complex and subject to change.

(b)  Brokers have no responsibllity with respect to any default or breach hereof by either Party. The Parties agree that no lawsuit or other legal
proceeding involving any breach of duty, error or omission relating to this Lease may be brought agalnst Broker more than one year after the Start Date and that the
llabllity (Including court costs and attorneys' fees), of any Broker with respect to any such lawsuit and/or legal proceeding shall not exceed the fee recelved by such
Broker pursuant to this Lease; provided, however, that the foregoing limitation on each Broker's liability shall not be applicable to any gross negligence or willful
misconduct of such Broker.

(c) Lessorand Lessee agree to Identify to Brokers as "Confidentfal" any communlcation or Information glven Brokers that Is considered by such Party to
be confidential,

26. No Right To Holdover. Lessee has no right ta retaln possession of the Premises or any part thereof beyond the explration or termination of this Lease. In the
event that Lessee holds over, then the Base Rent and Percentage Rent Rate shall be Increased to 150% of the Base Rent and Percentage Rent Rate applicable
Immediately preceding the expiration or termination. Holdover Base Rent shall be calculated on monthly basis. Nothing contalned hereln shall be construed as
consent hy Lessor to any holding over by Lessee.

27. Cumulative Remedles, Noremedy or election hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all other remedies at law or
In equity,

28. Covenants and Conditions; Construction of Agreement, All pravisions of this Lease to be observed or performed by Lessee are both covenants and conditions.
In canstrulng this Lease, all headings and titles are for the convenlence of the Parties only and shall not be considered a part of this Lease. Whenever required by the
context, the singular shall include the plural and vice versa. This Lease shall not be canstrued as if prepared by one of the Parties, but rather according to its falr
meaning as a whole, as If both Parties had prepared it.

29, Binding Effect; Cholce of Law. This Lease shall be binding upon the parties, thelr personal representatives, successors and assigns and be governed by the laws
of the State In which the Premises are located. Any litigation between the Parties hereto concerning this Lease shall be Initiated In the county in which the Premlses
are located.

30, Subordination; Attornment; Non-Disturbance,

30.1 subordination. This Lease and any Option granted hereby shall be subject and subordinate to any ground lease, mortgage, deed of trust, or other
hypothecation or security device (collectively, "Security Device"), now or hereafter placed upon the Premises, to any and all advances made on the security thereof,
and to all renewals, modifications, and extenslons thereof. Lessee agrees that the holders of any such Security Devices (in this Lease together referred to as "Lender")
shall have no liability or obligation to performany of the obligations of Lessor under this Lease, Any Lender may elect to have this Lease and/or any Option granted
hereby superior to the lien of its Security Device by giving written notice thereof to Lessee, whereupon this Lease and such Options shall be deemed prior to such
Security Device, notwithstanding the relative dates of the documentation or recordation thereof,

30.2 Attornment, Inthe event that Lessor transfers title to the Premises, or the Premlises are acquired by another upon the foreclosure or termination of a
Security Device to which this Lease Is subordinated (i) Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3, attorn to such new owner, and upon
request, enter Into a new lease, containing all of the terms and provisions of this Lease, with such new owner for the remainder of the term hereof, or, at the election
of the new owner, this Lease will automatically become a new lease between Lessee and such new owner, and (ji) Lessor shall thereafter be relleved of any further
obligations hereunder and such new owner shall assume all of Lessor's obligations, except that such new owner shall not: (a) unless provided for in this Lease,
be liable for any act or omission of any prior lessor or with respect to events accurring prior to acquisition of ownership; (b) unless provided for in this Lease,
be subject to any offsets or defenses which Lessee might have against any prior lessor, (c) be bound by prepayment of more than one month's rent, or (d) be Iiable for
the return of any security deposit paid to any prior lessor which was not pald or credited to such new owner.

30.3 Non-Disturbance. With respect to Security Devices entered into by Lessor after the execution of this Lease, Lessee's subordination of this Lease shall be
subject to recelving a commerclally reasonable non-disturbance agreement (a "Non-Disturbance Agreement”) from the Lender which Non-Disturbance Agreement
provides that Lessee’s possession of the Premises, and this Lease, Including any options to extend the term hereof, will not be disturbed so long as Lessee Is not In
Breach hereof and attorns to the record owner of the Premises, Further, within 60 days after the execution of this Lease, Lessor shall, If requested by Lessee, use ts
commerclally reasonable efforts to obtalna Non-Disturbance Agreement from the holder of any pre-existing Security Device which is secured by the Premlses, In the
event that Lessor is unable to provide the Non-Disturbance Agreement within said 60 days, then Lessee may, at Lessee's option, directly contact Lender and attempt
to negotiate for the execution and delivery of a Non-Disturbance Agreement.

30.4 self-Executing. The agreements contalned in this Paragraph 30 shall be effective without the execution of any further documents; provided, however, that,
upon written request from Lessor or a Lender in connection with a sale, financing or refinancing of the Premises, Lessee and Lessor shall execute such further writings
as may be reasonably required to separately document any subordination, attornment and/or Non-Disturbance Agreement provided for herein.

31, Attorneys' Fees, If anyParty or Broker brings an action or proceeding involving the Premises whether founded In tort, contract or equity, or to declare rights
hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal thereon, shall be entitled to reasonable attorneys' fees, Such fees may
be awarded Inthe same sult or recovered in a separate sult, whether or not such action or proceeding Is pursued ta decislon or Judgment. The term, "Prevalling
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Party" shall include, without limitation, a Party or Broker who subslantially obtains or defeats the relief sought, as the case may be, whether by compromise,
setllement, Judgment, or the abandonment by the other Parly or Broker of its claim or defense. The attorneys' fees award shall not be computed in accordance with
any court fee schedule, but shall be such as to fully reimbuise all attorneys' fees reasonably incurred. In addition, Lessor shall be entitled to attorneys' fees, costs and
expenses incurred Inthe preparation and service of notices of Default and consultations in connection therewith, whether or not a legal action is subsequently
commenced in connection with such Default or resulting Breach ($200is a reasonable minimum per accurrence for such services and consultation).

32, Lessor's Access; Showing Premlises; Repalrs. Lessor and Lessar's agents shall have the right to enter the Premises at any time, In the case of an emergency, and
otherwlse at reasonable times after reasonable prior notice, subject to the requirements set forth in Paragraph 6.4, for the purpose of showing the same
to prospective purchasers, lenders, or tenants during the last 9 months of the Lease Term only, and making such alterations, repairs, improvements or
additions to the Premises as Lessor may deem necessary or desirable and the erecting, using and maintaining of utilities, services, pipes and condults through the
Premises and/or other premises as long as there Is no material adverse effect on Lessee's use of the Premises, All such activities shall be without abatement of rent or
liability to Lessee,

33, Auctions, Lessee shall not conduct, nor permit to be conducted, any auction upon the Premises without Lessor's prior written consent, which consent shall be
granted or denied at Lessor's sole discretion,

34, Signs. Lessor may place in the Common Areas on-the Promisas ordinary "For Sale" signs at any time and ordinary "For Lease" slgns during the last 6
months of the term hereof. All signs must comply with all Applicable Requirements, Lessee shall not place, construct, or maintaln on the glass panes or supports of
the show windows of the Premises, the doors, exterior walls or the roof of the Building, or anywhere else within the Shopping Center outside of the Premises, or on
any Interlor portions of the Premises that are visible from the exterlor of the Premises, any signs, advertisements, names, insignia, trademarks, descriptive material or
any other items without Lessor's prior written consent, which consent shall be granted or denled at Lessor's sole discretion. Lessor shall deslgnate the size, shape,
color, design, and location of all exterior sign(s) to be Installed by Lessee, and Lessee shall, at Lessee's sole cost and expense, fabricate, construct and install all such
slgn{s) In full compliance with Lessor's designation and in accordance with the Sign Criteria for the Shopplng Center attached hereto, if any. Lessee agrees to submit
plans and specifications for Lessee's slgn(s) for Lessor's wrilten approval within 30 days after the full execution hereof and to Install such sign{s) prior to opening for
business at the Premlses, Lessor, at Lessee's cost, may remave any item placed, constructed or malntalned In, upon or about the Premises or Shopplng Center which
does not comply with this paragraph, Inthe event there is a pole, pylon or monument sign for the Shopping Center, Lessor shall have the right, but not the obligation,
to install lettering deslgnating Lessee's business on such sign, at Lessee's expense, with Lessor's approval of location, size, style and color. All slgns that are
permanently attached to the Premises or Building shall become the property of Lessor at the explration or earlier termination hereof; provided, however, that Lessee
shall promptly remove all such slgns if Lessor so elects, and Lessee shall promptly repalir all damage caused by such removal, Lessee shall not place, construct or
maintain in, upon or about the Premises any search lights, flashing lights, loudspeakers, phonographs or other visual or audlo media,

35, Termination; Merger. Unless specifically stated otherwise in writing by Lessor, the voluntary or other surrender of this Lease by Lessee, the mutual termination
or cancellation hereof, or a termination hereof by Lessor for Breach by Lessee, shall automatically terminate any sublease ar lesser estate In the Premises; provided,
however, that Lessor may elect to continue any one or all exlsting subtenancles. Lessor's fallure within 10 days following any such event to elect to the contrary by
written notice to the holder of any such lesser interest, shall constitute Lessor's election to have such event constitute the termination of such Interest,

36, Consents. All requests for consent shall be inwriting. Except as otherwise provided hereln, wherever In this Lease the consent of a Party Is required to an act by
or for the other Parly, such consent shall not be unreasonably withheld or delayed. In those express instances where consent Is within the sole discretion of a party,
the party shall have no obligation to adhere to a standard of reasenableness. Lessor's actual reasonable costs and expenses (including but not limited to architects',
attorneys', engineers' and other consultants' fees) incurred In the cansideration of, or response to, a request by Lessee for any Lessar consent, Including but not
limited to consents to anassignment, a subletting or the presence or use of a Hazardous Substance, shall be paid by Lessee upon receipt of an invoice and supporting
documentation therefor. Lessor's consent to any act, assignment or subletting shall not constitute an acknowledgment that no Default or Breach by Lessee of this
Lease exists, nor shall such consent be deemed a walver of any then existing Default or Breach, except as may be otherwise specifically stated in writing by Lessor at
the time of such consent. The failure to specify herein any particular condition to Lessor’s consent shall not preclude the Imposlition by Lessor at the time of consent
of such further or other conditions as are then reasonable with reference to the particular matter for which consent Is belng glven. In the event that either Party
disagrees with any determination made by the other hereunder and reasonably requests the reasons for such determination, the determining party shall furaish its
reasons in writing and In reasonable detall within 10 business days following such request.

37. Guarantor.

37.1 Execution. The Guarantars, if any, shall each execute a guaranty in the form most recently published BY AIR CRE.

37.2 Default. It shall constitute a Default of the Lessee If any Guarantor fails or refuses, upon request to provide: (a) evidence of the execution of the guaranty,
including the authority of the party signing on Guarantor's behalf to obligate Guarantor, and in the case of a corporate Guarantor, a certified copy of a resolution of its
board of directors authorizing the making of such guaranty, (b) current financlal statements, (c) an Estoppel Cerlificate, or (d) written confirmation that the guaranty Is
still In effect.

38, Qulet Possession. Subject to payment by Lessee of the Rent and performance of all of the covenants, conditions and provisions on Lessee's part to be abserved
and performed under this Lease, Lessee shall have qulet possesslon and qulet enjoyment of the Premises during the term hereof.

39, Options. If Lessee s granted any option, as defined below, then the followlng provislons shall apply.

39.1 Definltion. "Option"shall mean: (a) the right to extend or reduce the term of or renew this Lease or to extend or reduce the term of or renew any lease
that Lessee has on ather property of Lessor; (b) the right of first refusal or first offer ta lease elther the Premises or other property of Lessar; {c) the right to purchase,
the right of first offer to purchase or the right of first refusal to purchase the Premises ar other property of Lessor.

39,2 Optlons Personal To Original Lessee, lixcepl for Permilted Transfers, Any Option granted to Lessee in this Lease is personal to the orlginal Lessee,
and cannot he assigned or exercised by anyone other than said original Lessee and only while the original Lessee is in full possession of the Premises and, if requested
by Lessor, with Lessee certifying that Lessee has no intention of thereafter assigning or subletting.

39.3 Multiple Options. In the event that Lessee has any multiple Options to extend or renew this Lease, a later Option cannot be exercised unless the prior
Options have beenvalidly exercised.

39.4 Effect of Default on Options.

(a) Lessee shall have no right to exerclse an Option: (i) during the period commencing with the glving of any notice of Default and continulng until sald
Default is cured, (il) during the perlod of time any Rent Is unpaid (without regard to whether notice thereof Is given Lessee), (lii) during the time Lessee Is In Breach of
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this Lease, or {iv) In the event that Lessee has been given 3 or more notices of separate Default (provided such Defaults ave either monetavy Defaults or
material non=monetary Defaults), whether or not the Defaults are cured, during the 12 month period Immediately preceding the exercise of the Option,

(b)  The period of time within which an Option may be exercised shall not be extended or enlarged by reason of Lessee's Inability to exercise an Option
because of the provisions of Paragraph 39.4(a).

(c}  AnOption shall terminate and be of no further force or effect, notwithstanding Lessee's due and timely exercise of the Option, if, after such exerclse
and prior ta the commencement of the extended term or completion of the purchase, (i) Lessee fails to pay Rent for a perlod of 30 days after such Rent becomes due
(without any necessity of Lessor to give notice thereof), or (i) if Lessee commits a Breach of this Lease.

40. Security Measures, Lessee hereby acknowledges that the Rent payable to Lessor hereunder does not include the cost of guard service or other security
measures, and that Lessor shall have no obligation whatsoever to provide same. Lessee assumes all responsibility for the protection of the Premises, Lessee, its
agents and invitees and their property from the acts of third partics, While Lessor does not assume any responsibility to provide any security measures or any liability
for failure to provide security measures or for any Inadequacy thereof, Lessor shall have the authorlty to institute or continue such security measures as Lessor in Its
sole discretion deems necessary or approprlate from time to time, the cost and expenses of which shall be considered Common Area Operating Expenses. To the
degree directed by Lessor, Lessee shall coordinate its securlty measures at the Premises with the security measures instituted by Lessor, if any.

41, Reservations. Lessor reserves the right: (i) to grant, without the consent or joinder of Lessee, such easements, rights and dedications that Lessor deems
necessary, (l) to cause the recordation of parcel maps and restrictions, and (iii) to create and/or install new utility raceways, so long as such easements, rights,
dedications, maps, restrictions, and utility raceways do not unreasonably interfere with the use of the Premises by Lessee o materially inerease the
obligations of Lessee under the Leas€. Lessee agrees to sign any conimercially reasonable documents reasonably requested by Lessor to effectuate
such rights.
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43. Performance Under Protest, If at any time a dlspute shall arise as to any amount or sum of money to be paid by one Party to the other under the provislans
hereof, the Party agalnst whom the obligation to pay the money Is asserted shall have the right to make payment "under protest” and such payment shall not be
regarded as a voluntary payment and there shall survive the right on the part of sald Party to Institute sult for recovery of such sum. Ifit shall be adjudged that there
was no legal obligation on the part of sald Party to pay such sum or any part thereof, sald Party shall be entitled to recover such sum or so much thereof as it was not
legally required to pay. AParty who does not inltiate sult for the recovery of sums pald "under protest” within 6 months shall be deemed to have walved Its right to
protest such payment.

A4, Authorlty; Multiple Parties; Execution.

(a) If either Party hereto is a corporation, trust, limited liability company, partnership, or similar entity, each Individual executing this Lease on behalf of
such entity represents and warrants that he or she Is duly authorized to execute and deliver this Lease on its behalf, Each Party shall, within 30 days after request,
deliver to the other Party satisfactory evidence of such authority.

(b) Ifthis Lease s executed by more than one person or entity as "Lessee”, each such person or entity shall be jointly and severally liable hereunder, Itis
agreed that any one of the named Lessees shall be empowered to execute any amendment to this Lease, or other document ancillary thereto and bind all of the
named Lessees, and Lessor may rely on the same as|f all of the named Lessees had executed such document.

(c)  ThisLease may be executed by the Parties In counterparts, each of which shall be deemed an original and all of which together shall canstitute one
and the same Instrument,

45.  Conflict. Any conflict between the printed provisions of this Lease and the typewritten or bandwritten.provisions shall be controlled by the typewritten or.
handweitten provislons,

46. Offer. Preparation of this Lease by elther Party or thelr agent and submisslon of same to the other Party shall not be deemed an offer to lease to the other
Party. This Lease Is not Intended to be binding until executed and delivered by all Parties hereto.

47. Amendments. This Lease may be modified only inwriting, signed by the Parties in Interest at the time of the modification. Aslong as they do not materially
change Lessee’s obligations hereunder, Lessee agrees to make such reasonable non-monetary modifications to this Lease as may be reasonably required by a Lender
in connection with the obtalning of normal financing or refinancing of the Premlses,

48, Waiver of Jury Trlal, THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR PROCEEDING INVOLVING THE PROPERTY
OR ARISING OUT OF THIS AGREEMENT.

| |
49,  Arbitration of Disputes, An Addendum requiring the Arbitration of all disputes between the Parties and/or Brokers arising out of this Lease .\./l is I I 1s not

attached to this Lease.

50, Accessibility; Amerlcans with Dlsabllitles Act.
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{a) The Premises:

/| have not undergone an Inspection by a Certified Access Specialist (CASp). Note: A Cerlified Access Specialist (CASp) can inspect the subject premises and
determine whether the subject premises comply with all of the applicable construction-related accessibility standards under state law. Although state law does not
require a CASp Inspection of the subject premises, the commerclal property owner or lessor may not prohibit the lessee or tenant from obtaining a CASp inspection of
the subject premises for the occupancy er potential cccupancy of the lessee or tenant, if requested by the lessee or tenant. The parties shall mutually agree on the
arrangements for the time and manner of the CASp Inspection, the payment of the fee for the CASp inspection, and the cost of making any repalirs necessary to
correct violations of construction-related accessibility standards within the premises.

! | have undergone an inspection by a Certifled Access Specialist (CASp) and it was determined that the Premises met all applicable construction-related accessibility
standards pursuant to Californla Civil Code §55.51 et seq. Lessee acknowledges that itrecelved a copy of the inspection report at least 48 hours prior to executing
this Lease and agrees to keep such report confidential,

| have undergone aninspecticn by a Certified Access Specialist (CASp) and it was determined that the Premises did not meet all applicable construction-related
accessibility standards pursuant to Callfornia Civil Code §55,51 et seq. Lessee acknowledges that it recelved a copy of the inspaction report at least 48 hours prlor ta
executing this Lease and agrees to keep such report confidential except as necessary to complete repalrs and corrections of violations of construction related
access|bility standards.

Inthe event that the Premlises have been Issued an inspection report by a CASp the Lessor shall provide a copy of the disability access inspection certificate to Lessee
within 7 days of the execution of this Lease.

(b) Since compllance with the Americans with Disabilities Act (ADA) and other state and local accessibility statutes are dependent upon Lessee's specific
use of the Premises, Lessor makes no warranty or representation as to whether or not the Premlses comply with ADA or any similar legislation, In the event that
Lessee's use of the Premises requires medifications or additions to the Premises in order to be in compliance with ADA or other accessibility statutes, Lessee agrees to
make any such necessary modifications and/or additions at Lessee's expense,

LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND BY THE EXECUTION OF THIS
LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY AGREE THAT, AT THE TIME THIS LEASE IS EXECUTED, THE TERMS OF
THIS LEASE ARE COMMERCIALLY REASONABLE AND EFFECTUATE THE INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT TO THE PREMISES.

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY AIR CRE OR BY ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX
CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO WHICH IT RELATES. THE PARTIES ARE URGED TO:

1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE.

2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID INVESTIGATION SHOULD INCLUDE BUT NOT BE
LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF
AND OPERATING SYSTEMS, COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT AND THE SUITABILITY OF THE PREMISES FOR LESSEE'S INTENDED USE,

WARNING: IF THE PREMISES ARE LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THE LEASE MAY NEED TO BE REVISED TO COMPLY WITH
THE LAWS OF THE STATE IN WHICH THE PREMISES ARE LOCATED,

The parties hereto have executed this Lease at the place and on the dates specified above thelr respective signatures. ( 2 1

. i _— > i « =
Executed at: Executedat: > ¢ ]G0 [(ﬂl(* Qe oo Dewwerd Lo 6 /f?)d
on: on: 6 |

By LESSOR: By LESSEE:
Creative Concepts Group, Inc. JV Noodles

; / By:
C:I;miﬂﬁé Na

LLC

Title: Title; A ;

Phone: Phone: ) 4 %‘ - f)rf,‘h?’
Fax: Fax:

Email: Email: 'ﬁ‘,g' !-’=3 ('n’\n\l‘\h?‘t«l'-‘~“\)\*f'()‘ Loy
By: By:

Name Printed: Name Printed:

Title: Title:

Phone: Phone:

Fax: Fax:

Emall: Email:

Address: Address:

Federal ID No.: Federal 1D No.:

BROKER BROKER )
f W
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Matthews Retail Group, Inc.

Atn: _Josh Cordray/Michael Pakravan

Title:

Address:
Phone:

Fax:

Emall:

Federal ID No.:

Broker/AGENT DRE Licensedl: _ 1972189

Newmark Knight Frank

Attn: _Bryan Norcolt

Title:

Address:

Phone:

Fax:

Emall:

Federal ID No.:
Broker/AGENT DRE License #:

AIR CRE. 500 North Brand Blvd, Suite 900, Glendale, CA 91203, Tel 213-687-8777, Emall contracts@alrere.com
NOTICE: No part of these works may be reproduced in any form without permlsslon in writing.
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AIRCRZ

RENT ADJUSTMENT(S)
STANDARD LEASE ADDENDUM

Dated: Qctober 23, 2019 |
By and Between {
Lessor: Creative Cancepts Group, Inc,
Lessee: JV Noodles LLC |
Property Address: 11911 Wilshire Blvd., Los Angeles, CA 90025 !

(street address, city, state, zip)

Paragraph: _ 51
A.  RENT ADJUSTMENTS:

The monthly rent for each month of the adjustment perlod(s) specified below shall be Increased using the method(s) indicated below: |
{Check Method(s) to be Used and Fill In Apprepriately)

| 1 . Cost of Living Adjustment(s) (COLA)
a.  On (Fillin COLA Dates): the Base Rent shall be adjusted by the change, If any, from the Base Month specified below, In the Consumer

|
Price Index of the Bureau of Labor Statistics of the U.S. Department of Labor for (select one): ‘ 1 CPI'W {Urban Wage Earners and Clerical Workers) or L CPIU (All
Urban Consumers), for (Fill In Urban Area): LAl Items (1982-1984 = 100), hereln referred to as "CPI".

b.  The monthly Base Rent payable in accordance with paragraph A.l.a. of this Addendum shall be calculated as follows: the Base Rent set forthin
paragraph 1.5 of the attached Lease, shall be multiplied by a fraction the numerator of which shall be the CPI of the calendar month 2 months prior to the month(s)
specified in paragraph A.l.a. above during which the adjustment is to take effect, and the denominator of which shall be the CPlof the calendar month whichls 2

months prior ta (select one): the I ' first month of the term of this Lease as set forth in paragraph 1.3 ("Base Month") or ' (Fill in Other "Base Month"):
. The sum so calculated shall constitute the new monthly Base Rent hereunder, but In no event, shall any such new monthly Base Rent be less than the
Base Rent payable for the month Immedlately preceding the Base Rent adjustment.

¢.  Inthe event the compllation and/or publication of the CPI shall be transferred to any other governmental department or bureau or agency or shall be
discontinued, then the Index most nearly the same as the CPI shall be used to make such calculation. Inthe event that the Parties cannot agree on such alternative
index, then the matter shall be submitted for declslon to the American Arbitration Assoclation In accordance with the then rules of sald Assoclation and the declsion
of the arbltrators shall be binding upon the parties. The cost of sald Arbitration shall be pald equally by the Parties,

L] I, Market Rental Value Adjustment(s) (MRV)
a.  On (Flllin MRV Adjustment Date(s): the Base Rent shall be adjusted to the "Market Rental Value" of the property as follows:

1)  Four months prior to each Market Rental Value Adjustment Date described above, the Parties shall attempt to agree upon what the new MRV
will be on the adjustment date. |f agreement cannot be reached within thirty days, then:

(a) Lessor and Lessee shall immediately appoint a mutually acceptable appraiser or broker to establish the new MRV withIn the next 30 days.
Any assoclated costs will be split equally between the Parties, ar

(b) Both Lessor and Lessee shall each Inmediately make a reasonable determination of the MRV and submit such determination, in writing, to
arbitration in accordance with the following provisions:

(i)  Within 15 days thereafter, Lessor and Lessee shall each select an Independent third party ‘ | appralser or | | broker ("Consultant"
- check one) of thelr cholce to act as an arbitrator (Note: the parties may not selectelther of the Brokers that was Involved In negotiating the Lease). Thetwo
arbitrators so appointed shall immedlately select a third mutually acceptable Consultant to act as a third arbitrator.,

() The 3 arbitrators shall within 30 days of the appolntment of the third arbitrator reach a decision as to what the actual MRV for the
Premises Is, and whether Lessor's or Lessee's submlitted MRV is the closest thereto, The decislon of a majority of the arbltrators shall be binding on the Parties, The
submitted MRV which Is determined to be the closest to the actual MRV shall thereafter be used by the Parties.

(it} If elther of the Parties fails to appoint an arbitrator within the specified 15 days, the arbitrator timely appointed by one of them shall
reacha decision on his or her own, and sald decision shall be binding on the Parties.

{iv) The entire cost of such arbitration shall be paid by the party whose submitted MRV is nat selected, i.e., the one that is NOT the
closest to the actual MRV,

2)  When determining MRV, the Lessor, Lessee and Consultants shall conslder the terms of comparable market transactions which shall Iinclude, but
no limited to, rent, rental adjustments, abated rent, lease term and financial condition of tenants,

3)  Notwithstanding the foregoing, the new Base Rent Shall not be less than the rent payable for the month Immediately preceding the rent

. | ' - f
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adjustment,

b.

Upon the establishment of each New Market Rental Value:

1) the new MRV will become the new "Base Rent" for the purpose of calculating any further Adjustments, and

2)  the first month of each Market Rental Value term shall become the new 'Base Month' for the purpose of calculating any further Adjustments.

|
"/I I, Fixed Rental Adjustment(s) (FRA)

The Base Rent shall be increased to the following amounts on the dates set forth below:

INITIALS

On (Fill in FRA Adjustment Date(s)):
First Anniversary of the Rent

Commencement Date
Second Anniversary of the Rent

Commencement Date
Third Anniversary of the Rent

Commencement Date

Fourth Anniversary of the Rent

Fifth Anniversary of the Rent

Commencement Date

Sixth Anniversary of the Rent
Commencement Date

Seventh Anniversaryv of the Rent

Commencement. Date

Eighth Anniversary of the Rent

Commencement Date

_Winth Anniversarv of the Rent

Commencement Date

The New Monthly Base Rent shall be:
$17,108.30

$17,621.55
$18,150.20
$18,694.70

$19,833,21

1,428.20
$21,041.05
521,672.28

AIR CRE, 500 North Brand Blvd, Sulte 900, Glendale, CA 91203, Tel 213-687-8777, Emall contracts@alrcre.com
NOTICE: No part of these works may be reproduced In any form without permlssion In writing.
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AIRCRZ

OPTION(S) TO EXTEND
STANDARD LEASE ADDENDUM

Dated: October 23, 2019
By and Between
Lessor: Creative Concgepts Group, Inc.
Lessee: JV Noodles LLC
Property Address: 11911 Wilshire Blvd., Los Angeles, CA 90025

(street address, city, state, zip)
Paragraph: 52

A, OPTION(S) TO EXTEND:
Lessor hereby grants to Lessee the option to extend the term of this Lease for _onie (1) addifonal _sixt v _(©60)  month period(s) commencing
when the prior term expires upon each and all of the following terms and conditions:

(I)  Inorder to exercise an option to extend, Lessee must give written notice of such election to Lessor and Lessor must receive the same at least one

|b!1“gj[gr1 eighty (180) days butnot morethan _four hundred fifty (450) davs  smenths priorto the date that the

option perlod would commence, time being of the essence, If proper notification of the exercise of an aption Is not given and/or received, such option shall
automatically expire. Options (If there are more than one) may only be exercised consecutively,

(i) The provisions of paragraph 39, including those relating to Lessee's Default set forth in paragraph 39.4 of this Lease, are canditions of this Option,

(iif)  Except for the provisions of this Lease granting an option or options to extend the term, all of the terms and conditions of this Lease except where
specifically modified by this option shall apply.

(iv) Except for Permitted Transfers, This Option is personal to the original Lessee, and cannot be assigned or exercised by anyone other than sald
original Lessee and only while the original Lessee Is in full possession of the Premises and without the intention of thereafter assigning or subletting.

(v}  The monthly rent for each month of the option perlod shall be calculated as follows, using the method(s) indicated belows:

{Check Methad(s) to be Used and Fill in Appropriately)

| l 1. Cost of Living Adjustment(s) (COLA)
a.  On (Fillin COLA Dates): the Base Rent shall be adjusted by the change, if any, from the Base Month specified below, inthe Consumer Price

Index of the Bureau of Labor Statistics of the U.S. Department of Labor for (select one): L] CPIW (Urban Wage Earners and Clerical Workers) or ' I CPI U (All Urban
Consumers), for (Fillin Urban Area): . All ltems (1982-1984 = 100), hereln referred to as "CPI",

b.  The monthly Base Rent payable In accordance with paragraph A.l.a, of this Addendum shall be calculated as follows: the Base Rent set forth in paragraph
1.5 of the attached Lease, shall be multiplied by a fraction the numerator of which shall be the CPI of the calendar month 2 manths prior to the month({s) specified in
paragraph A.l.a. above during which the adjustment Is to take effect, and the denomlnator of which shall be the CPI of the calendar month which is 2 months prior to

{select one): I the first month of the term of this Lease as set forth in paragraph 1.3 (“Base Month") or | I {Fill in Other "Base Month"): . The sum
so calculated shall constitute the new monthly Base Rent hereunder, but In no event, shall any such new monthly Base Rent he less than the Base Rent payable for the
month immediately preceding the rentadjustment.

€. Inthe event the compllation and/or publication of the CPI shall be transferred to any other governmental department or bureau or agency or shall be
discontinued, then the Index most nearly the same as the CPI shall be used to make such calculation. In the event that the Parties cannot agree on such alternative
Index, then the matter shall be submitted for decision to the American Arbitration Assoclation in accordance with the then rules of sald Assoclation and the declslon
of the arbitratars shall be binding upon the parties. The cost of sald Arbitration shall be paid equally by the Parties.

|
V4 1. Market Rental Value Adjustment(s) (MRV)

a.  On (Fllin MRV Adjustment Date(s)) _the first day of the Option Term the Base Rentshall be adjusted to the "Market Rental
Value" of the property as follows:

Option Rent Adjustment shall be capped at a maximum increase of 109 the previous year's Base Rent and shall increase at 3%
annually thereafter,

1) Four months prior to each Market Rental Value Adjustment Date described above, the Parties shall attempt to agree upon what the new MRV will be
on the adjustment date, If agreement cannot be reached, within thirty days, then:

(a) Lessor and Lessee shall immediately appolnt a mutually acceptable appraiser or broker to establish the new MRV within the next 30 days. Any

assoclated costs will be split equally between the Parties, or ﬂ o j{
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(b)  Both Lessor and Lessee shall each immediately make a reasonable determination of the MRV and submit such determination, In writing, to
arbilration in accordance with the following provisions:

(i)  Within 15 days thereafter, Lessor and Lessee shall each select an Independent third party [ ] appralser or /| broker ("Consultant” -
check one) of their cholce to act as an arbitrator (Note: the parties may not select either of the Brokers that was Involved in negotiating the Lease). The two
arbitrators so appointed shall immediately select a third mutually acceptable Consultant to act as a third arbitrator,

(I} The 3 arbitrators shall within 30 days of the appolntment of the third arbltrator reach a decislon as to what the actual MRV for the
Premises is, and whether Lessor's or Lessee's submitted MRV Is the closest thereto. The decision of a majority of the arbitrators shall be binding on the Parties, The
submitted MRV which Is determined to be the closest to the actual MRV shall thereafter be used by the Parties.

(iil) IF elther of the Parties fails to appoint an arbitrator within the specified 15 days, the arbitrator timely appolnted by one of them shall reach
a decision on his or her ewn, and sald declsion shall be binding on the Parties.

(iv) The entire cost of such arbitration shall be paid by the party whose submitted MRV is not selected, ie. the one that Is NOT the closest to
the actual MRV.

2)  When determining MRV, the Lessor, Lessee and Consultants shall consider the terms of comparable market transactions which shall include, but not
limited to, rent, rental adjustments, abated rent, lease term and financlal condition of tenants,

‘ 3} Nolwithstanding the foregoing, the new Base Rent shall not be less than 103% the rent payable for the month immediately preceding the rent
adjustment.

b.  Upon the establishment of each New Market Rental Value:
1) the new MRV willbecome the new "Base Rent" for the purpose of calculating any further Adjustments, and

2)  the first month of each Market Rental Value term shall become the new "Base Month" for the purpose of calculating any further Adjustments.

I i[ll. Fixed Rental Adjustment(s) (FRA)

The Base Rent shall be increased to the following amounts on the dates set forth below:

On (Fill in FRA Adjustment Date(s)): The New Base Rent shall be:

| ‘ IV, Inltial Term Adjustments
I The formula used to calculate adjustments to the Base Rate during the orlginal Term of the LEASE shall continue to be used during the extended term,
B. NOTICE:
Unless specified otherwise herein, notice of any rental adjustments, other than Fixed Rental Adjustments, shall be made as specified In paragraph 23 of the Lease,
G- BROKER'S Ft;
Hhe-Binkers-thallha-paid-a-Brokersge Feeforeachadjnstment-spucifiedabovein-accordansaith-paragraph Hh-altheleaseorifappleable-pamgrapht af the-

Subleasa,

I AIR CRE, 500 North Brand Blvd, Suite 900, Glendale, CA 91203, Tel 213-687-8777, Emall contracts@alrcre,com
NOTICE: No part of these works may be reproduced in any form without permission in writing.
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AIRCRZ

ARBITRATION AGREEMENT
STANDARD LEASE ADDENDUM

Dated: October 23, 2019
By and Between
Lessor: Creative Concepts Group, Inc,
Lessee: JV Noodles LLC
Property Address: 11911 Wilshire Blvd., Los Angeles, CA 90025

(street address, city, state, zip)

Paragraph: 53
A.  ARBITRATION OF DISPUTES:

Except as provided in Paragraph B below, the Parties agree to resolve any and all clalms, disputes or disagreements arising under this Lease, Including, but not limited
to any matter relating to Lessor's fallure to approve an assignment, sublease or other transfer of Lessee's interest in the Lease under Paragraph 12 of this Lease, any
other defaults by Lessor, or any defaults by Lessee by and through arbitration as provided below and irrevacably walve any and all rights to the contrary, The Parties
agree to atall times conduct themselves in strict, full, complete and timely accordance with the terms hereof and that any attempt to clrcumvent the terms of this
Arbitration Agreement shall be absolutely null and vold and of no force or effect whatsoever.

B.  DISPUTES EXCLUDED FROM ARBITRATION:

The following claims, disputes or disagreements under this Lease are expressly excluded from the arbltration procedures set forth herein: 1. Disputes for which a
different reselution determination Is specifically set forth in this Lease, 2, All claims by either party which (a) seek anything other than enforcement or determination
of rights under this Lease, or (b) are primarily founded upon matters of fraud, willful miscanduct, bad faith or any other allegations of tortious action, and seek the
award of punitive or exemplary damages, 3. Claims relating to (a) Lessor's exercise of any unlawful detainer rights pursuant to applicable law or (b) rights or remedies
used by Lessor to gain possession of the Premises ar terminate Lessee's right of possession to the Premises, all of which disputes shall be resolved by suit filed in the
applicable court of Jurisdiction, the decision of which court shall be subject ta appeal pursuant to applicable law 4. Any claim or dispute that Is within the jurisdiction
of the Small Claims Court and 5. All claims arising under Paragraph 39 of this Lease,

€. APPOINTMENT OF AN ARBITRATOR:

|
All disputes subject to this Arbitration Agreement, shall be determined by binding arbitration before: .\/I aretired judge of the applicable court of Jurisdiction (e.g.,
the Superior Court of the State of California) affiliated with Judiclal Arbitration & Mediation Services, Inc. ("JAMS"), the American Arbitration Assoclation ("AAA")

under its commerclal arbitration rules, { ‘ , or as may be otherwise mutually agreed by Lessor and Lessee (the "Arbitrator"}. In the event that the
parties elect to use an arbltrator other than one affillated with JAMS or AAA then such arbitrator shall be obligated to comply with the Code of Ethlcs for Arbltrators in
Commercial Disputes (see: http://www.adr.org/aaa/ShowProperty?nodeld=/UCM/ADRSTG_003867). Such arbltration shall be Initiated by the Parties, or either of
them, within ten (10) days after either party sends written notice (the "Arbitration Notice") of a demand to arbitrate by registered or certified mail to the other party
and to the Arbitrator. The Arbitration Notice shall contain a description of the subject matter of the arbitration, the dispute with respect thereto, the amount
Involved, If any, and the remedy or determination sought. If the Parties have agreed to use JAMS they may agree on a retired judge from the JAMS panel. If they are
unable to agree within ten days, JAMS will provide a list of three avallable Judges and each party may strike one. The remalning judge {or if there are two, the one
selected by JAMS) will serve as the Arbitrator. Ifthe Parties have elected to ulilize AAA or some other organization, the Arbitrator shall be selected In accordance with
sald organization's rules. Inthe event the Arbitrator Is not selected as provided for above for any reason, the party Initiating arbitration shall apply to the appropriate
Court for the appointment of a qualified retired Judge to act as the Arbitrator,

D.  ARBITRATION PROCEDURE:

1. PRE-HEARING ACTIONS. The Arbitrator shall schedule a pre-hearing conference to resolve procedural matters, arrange for the exchange of Information,
obtaln stipulations, and narrow the Issues, The Parties will submit proposed discovery schedules to the Arbitrator at the pre-hearing conference. The scope and
duration of discovery wlll be within the sole discretion of the Arbitrator. The Arbitrator shall have the discretion to erder a pre-hearing exchange of information by the
Parties, Including, without limitation, production of requested documents, exchange of summarles of testimony of proposed witnesses, and examination by deposition
of parties and third-party witnesses. This discretion shall be exercised in favor of discovery reasonable under the circumstances, The Arbltrator shall Issue subpoenas
and subpoenas duces tecum as provided for In the applicable statutory or case law {e.g., In Californla Code of Civil Procedure Section 1282,6).

2. THE DECISION, The arbitration shall be conducted In the city or county within which the Premises are located at a reasonably convenient site. Any Party
may be represented by counsel or other authorized representative. In rendering a declslon(s), the Arbitrator shall determine the rights and obligations of the Parties
according ta the substantive laws and the terms and provisions of this Lease. The Arbltrator's decision shall be based on the evidence Introduced at the hearing,
including all loglcal and reasonable Inferences therefrom. The Arbitrator may make any determination and/or grant any remedy or relief that Is Just and equitable.
The decision must be based on, and accompanied by, a written statement of decislon explaining the factual and legal basis for the decision as ta each of the principal
controverted [ssues, The declslon shall be conclusive and binding, and it may thereafter be confirmed as a Judgment by the court of applicable jurisdiction, subject
only to challenge on the grounds set forth In the applicable statutory or case law (e.g., in Californla Code of Civil Procedure Section 1286.2). The valldity and
enforceability of the Arbitrator's declsion Is to be determined exclusively by the court of approprlate Jurlsdiction pursuant to the provisions of this Lease. The

(A5 A

INITIALS INITIALS
© 2017 AIR CRE. All Rights Reserved. Last Edited: 10/23/2019 10:19 AM

ARB-3.02, Revised 01-01-2019 Page 1 of 2




| Arbitrator may award costs, Including without limitation, Arbitrator's fees and costs, reasonable attorneys' fees, and expert and witness costs, to the prevalling
party, If any, as determined by the Arbiteator In hls discretion.

Whenever a matter which has been submitted to arbitration involves a dispute as to whether or nota particular act or omission {other than a failure to pay
money) constitutes a Default, the time to commence or cease such action shall be tolled from the date that the Notice of Arbitration is served through and until the
date the Arbitrator renders his or her decision. Provided, however, that this provision shall NOT apply in the event that the Arbltrator determines that the Arbitration
Notice was prepared In bad faith,

Whenever a dispute arises between the Parties concerning whether or not the failure to make a payment of imoney constitutes a default, the service of an
Arbitration Notice shall NOT toll the time period In which to pay the money. The Party allegedly obllgated to pay the money may, however, elect to pay the money
"under protest" by accompanying sald payment with a written statement setting forth the reasons for such protest. I thereafter, the Arbitrator determines that the
Party who recelved sald money was not entitled to such payment, sald money shall be promptly returned to the Party who pald such money under protest together
with Interest thereon as defined In Paragraph 13.5. Ifa Party makes a payment "under protest” but no Notice of Arbitration is filed within thirty days, then such
protest shall be deemed waived. (See also Paragraph 42 or 43)

AIR CRE. 500 North Brand Blvd, Sulte 900, Glendale, CA 91203, Tel 213-687-8777, Emall contracts@alrcre.com
NOTICE: No part of these works may be reproduced In any form without permission In wrlting.
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AIRCRZ

GUARANTY OF LEASE ‘

WHEREAS, Creative Concepts Group, Inc. , hereinafter"Lessor’,and _JV Noodles LLC |, hereinafter “Lessee”, are aboul
to execute a document entitled "Lease" dated _Ocltober 23, 2019  concerning the premises commonly known as (street address, city, state, 21p) |
11911 Wilshire Blvd., Los Angeles, CA 90025 wherelnLessor will lease the premises to Lessee, and i

WHEREAS, _Hua Gui Liang, an individual  herelnafter "Guarantors” have a financial interest in Lessee, and

WHEREAS, Lessor would not execute the Lease if Guarantors did not execute and deliver to Lessor this Guaranty of Lease.

NOW THEREFORE, In conslderation of the execution of said Lease by Lessor and as a material inducement to Lessor to execute sald Lease, Guarantors hereby
Jointly, severally, unconditionally and Irrevacably guarantee the prompt payment by Lessee of all rents and all other sums payable by Lessee under said Lease and the
falthful and prompt performance by Lessee of each and every one of the terms, conditions and covenants of said Lease to be kept and performed by Lessee,

] Itis specifically agreed by Lessor and Guarantors that: (i) the terms of the foregolng Lease may be modified by wiitten agreement between Lessor and Lessee,
or by a course of conduct, and (li) said Lease may be assigned by Lessor or any assignee of Lessor without the consent of or notice to Guarantors and that this
Guaranty shall guarantee the performance of said Lease as so modified.

This Guaranty shall not be released, modified or affected by the failure or delay on the part of Lessor to enforce any of the rights or remedies of the Lessor under
said Lease.

No notice of default by Lessee under the Lease need be given by Lessor to Guarantars, it being specifically agreed that the guarantee of the undersigned Is a
continuing guarantee under which Lessor may proceed Immediately agalnst Lessee and/or against Guarantors following any breach or default by Lessee or for the
enforcement of any rights which Lessor may have as against Lessee under the terms of the Lease or at law or In equity,

Lessor shall have the right to proceed against Guarantors following any breach or default by Lessee under the Lease without first proceeding against Lessee and
without previous notice to or demand upon either Lessee or Guarantors,

Guarantors hereby waive (a) notice of acceptance of this Guaranty. {b) demand of payment, presentation and protest, (c)-alldght ta assart ar plaad amistatite.
oflimitations relating to.this Guarantyor the Lease (d) any right to require the Lessor to proceed agalnst the Lessee or any other Guarantor or any other person or
entity lable to Lessor, (e) anyright to require Lessor to apply to any default any security deposit or other security It may hold under the Lease, (f) any right to require [
Lessor to proceed under any other remedy Lessor may have before proceeding against Guarantors, (g) any right of subrogation that Guarantors may have against
Lessee,

Guarantors do hereby subordinate all existing or future indebtedness of Lessee to Guarantors to the obligations owed to Lessor under the Lease and this
Guaranty.

Ifa Guarantor Is married, such Guarantor expressly agrees that recourse may be had against his or her separate property for all of the obligations hereunder, |

The obligations of Lessee under the Lease to execute and deliver estoppel statements and financlal statements, as thereln provided, shall be deemed to also
require the Guarantors to provide estoppel statements and financlal statements to Lessor, The fallure of the Guarantors to provide the same to Lessor shall constitute |
adefault under the Lease.

The term “Lessor" refers to and means the Lessor named in the Lease and also Lessor's successors and assigns. So long as Lessor's Interestin the Lease, the
leased premises or the rents, issues and profits therefrom, are subject to any mortgage or deed of trust or assignment for security, no acquisition by Guarantors of the
Lessor's interest shall affect the continuing obllgation of Guarantors under this Guaranty which shall nevertheless continue in full force and effect for the benefit of the
mortgagee, heneficiary, trustee or asslgnee under such mortgage, deed of trust or assignment and their successors and assigns.

The term "Lessee" refers to and means the Lessee named In the Lease and also Lessee's successors and assigns.

Any recovery by Lessor from any other guarantor or Insurer shall first be credited to the portion of Lessee's indebtedness to Lessor which exceeds the maximum
liability of Guarantors under thls Guaranty,

No provision of this Guaranty or right of the Lessor can be walved, nor can the Guarantors be released from their obligations except in writing signed by the
Lessor.

Any litigation concerning this Guaranty shall be Initlated In a state court of competent Jurlsdiction In the county in which the leased premises are located and the
Guarantors consent to the jurisdiction of such caurt, This Guaranty shall be governed by the laws of the State In which the leased premises are located and for the
purposes of any rules regarding conflicts of law the parties shall be treated as if they were all residents or domiciles of such State.

In the event any action be brought by sald Lessor against Guarantors hereunder to enforce the obligation of Guarantors hereunder, the unsuccessful party In
such action shall pay to the prevailing party therein a reasonable attorney's fee, The attorney's fee award shall not be computed In accordance with any court fee
schedule, but shall be such as to full reimburse all attorneys' fees reasonably incurred.

If any Guarantor Is a corporation, partnership, or limited llability company, each individual executing this Guaranty on sald entity's behalf represents and
warrants that he or she is duly authorized to execute this Guaranty on behalf of such entity.

If this Form has been filled In, it has been prepared for submission to your attorney for hls approval, No representation or recommendation Is made BY AIR CRE,
the real estate broker or its agents or employees as to the legal sufficiency, legal effect, or tax consequences of this Form or the transaction relating thereto.
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By: By:
Name Printe| Name Printed:
Title: g Title:

Address: _ 21700 Copley Dr, Ste 320 Address:
Diamond Bar, CA 91765

AIR CRE. 500 North Brand Blvd, Sulte 900, Glendale, CA 91203, Tel 213-687-8777, Emall contracts@alrcre.com
NOTICE: No part of these works may be reproduced In any form without permission In writing.
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Addendum to Standard Multi-Tenant Shopping Center Lease — Net

This Addendum to Standard Multi-Tenant Shopping Center Lease — Net
(this “Addendun”) is made and entered into by and between CREATIVE CONCEPTS GROUP,
INC,, a California corporation (“Lessor™) and JV NOODLES LLC, a California limited liability
company (“Lessec”), and is dated as of the date set forth on the first page of the Standard Multi-
Tenant Shopping Center Lease — Net between Lessor and Lessee (“Base Lease™) to which this
Addendum is attached, The Base Lease covers certain improved real property located at 11911
Wilshire Blvd., Los Angeles, California 90025 (the “Premises™). The promises, covenants,
agreements and declarations made and set forth herein are intended to and shall have the same
force and effect as if set forth at length in the body of the Base Lease. To the extent that the
provisions of this Addendum are inconsistent with the terms and conditions of the Base Lease, the
terms and conditions of this Addendum shall control, Capitalized terms used herein and not
otherwise defined shall have the meanings given those terms in the Base Lease. As used in this
Addendum, the term “Lease” means the Base Lease as modified by this Addendum,

2.10  (continued) Comunon Areas — Changes. Notwithstanding anything to the contrary in this
Lease, Lessor shall make no changes to the Shopping Center that will materially and adversely
limit, restrict or impair (1) Lessee’s use and occupancy of the Premises, (2) access to and from the
Premises, (3) visibility of the Premises, or (4) parking for the Premises. Further, Lessor shall use
reasonable efforts to minimize interference with Lessee’s business as a result of any such changes
to the Shopping Center.

4.2(d) (continued) Common Area Operating Expenses. All controllable Common
Area Operating Expenses (which shall consist of all Common Area Operating Expenses excluding
taxes, insurance, utilities, security services, and resurfacing of the Common Area parking lots no
more than once every 5 years) shall not increase by more than five percent (5%) per annum on a
non-cumulative basis.

4.2(H) (continued) Common Area Operating Expenses. In addition, and
notwithstanding anything to the contrary in this Lease, Common Area Operating Expenses shall
not include: (i) expenses for which the Lessor is or will be reimbursed by another source, (ii) costs
incurred to benefit {or as a result of) a specific tenant or items and services selectively supplied to
any specific tenant, (iii) expenses for the defense of the Lessor’s title to the Shopping Center, (iv)
structural repairs and replacements, (v) financing costs, including interest and principal
amortization of debts, (vi) charitable, lobbying, special interest or political contributions, (vii)
costs of improving ox renovating space for a tenant or space vacated by a tenant, (viii) expenses
paid directly by any tenant for any reason (such as excessive utility use), (ix) leasing commissions,
advertising expenses and other costs incurred in leasing or procuring new tenants, (x) rental on
ground leases or other underlying leases, {xi) amounis which are duplicative or do not represent
costs incurred for actual services, (xii) any repairs, restoration or other work occasioned by fire,
wind, the elements or other casually; (xiii) income and franchise taxes of Lessor; (xiv)
compensation paid to any employee of Lessor or its affiliates or agents above the grade of property
manager; (xv) any depreciation allowance or expense; (xvi) any overhead, interest or profit to the
Lessor or one of its affiliates; (xvii) capital expenses except to the extent permitied under
Paragraphs 2.3 and 4.2(a)(ix); (xviii) any costs or expenses which are the responsibility of any
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particular tenant; (xix) any costs or legal fees incurred in connection with any particular tenant;
(xx) any costs incurred as a result of any violation by Lessor of any law or the terms of any lease
or mortgage; (xxi) any costs or expenses incurred for the removal or remediation of pollutants,
contaminants or hazardous materials as such terms are defined by governmental authorities; (xxit)
any expense resulting from the negligence or willful misconduct of the Lessor, its agents,
employees or contractors; (xxiii) the cost of any repair to remedy damage directly caused by or
directly resulting from the negligence of any other tenants; (xxiv); (xxv) all interest and penalties
incurred as a result of Lessor’s negligently failing to pay any bill as the same shall become due;
(xxvi) costs of purchasing sculptures, paintings or other art works; (xxvii} any costs or expenses
for marketing, advertising or promotion of the Shopping Center or any event or entertainment
thereon (including, without limitation, any costs or expenses associated with any merchant’s
association or similar association, except as otherwise expressly provided in this Lease); (xxviii)
any costs or expenses associated with any kiosk, childcare center, postal or packaging services
facility or governmental offices located on the Shopping Center; (xxix) any costs or expenses
associated with any undeveloped portion of the Shopping Center; (xxx) any costs or expenses
associated with the operation of any valet parking service; (xxxi) the amount by which the sum of
all property management, administrative, and similar fees, costs and expenses (whether paid to
Lessor or a third-party) exceeds five percent (5%) of Base Rent; (xxxii) any costs or expenses
associated with any space occupied exclusively by Lessor or any of its affiliates or agents; or
(xxxiif) any costs and expenses paid by any tenant whose floor area is not included in the
denominator in calculating Lessee’s pro rata share of Common Area Operating Expenses,

44  Lessee’s Audit Right. Lessor shall maintain books and records of Common Area
Operating Expenses and Real Property Taxes for a period of three (3) years following the end of
each calendar or fiscal year, as applicable. Within three (3) years following Lessee’s receipt of an
annual statement of Common Area Operating Expenses and upon ten (10) days’ prior written
notice, Lessee or Lessee’s accountant shail have the right to audit Lessor’s books and records
relating to the prior year’'s Common Area Operating Expenses at Lessor's local office (or property
manager’s office), if one exists, or if none exists, at I.essor’s main offices. In addition, Lessor
shall provide Lessee with such records in electronic format if requested by Lessee. If the audit
discloses that the total amount invoiced to Lessee exceeds the actual Common Area Operating
Expenses, Lessor, at Lessee’s option, shall either credit the amount of overpayment towards
Lessee’s next due payment of Base Rent or any other amounts due under this Lease, or refund the
same to Lessee within ten (10) days after written demand therefor. If such audit discloses that the
total amount invoiced to Lessee is less than Lessee’s Share of Common Area Operating Expenses,
Lessee shall promptly pay the difference to Lessor. Lessor’s and Lessee’s obligations under this
paragraph shall survive the expiration or sooner termination of this Lease.

6.1(a) Agreed Use; Agreed Trade Name. Notwithstanding anything to the contrary in this
Lease, Lessee may, without secking Lessor's prior written consent (but with prior written notice to
Lessor), change the Agreed Trade Name to any trade name to which all or substantially all of the
other locations in California previously operating under the original Agreed Trade Name are
changed. Sounds and odors emanating from the Premises which are consistent with the Permitted
Use shall not be deemed a nuisance,
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6.1(b) Operation. Lessee shall have the right to operate and conduct the Agreed Use under the
Agreed Trade Name within the Premises during those hours customary for an Uncharted
Vietnamese Fusion located in the Los Angeles atea, which in no event shall be less than 11:30
am. to 8:30 p.m., Monday through Saturday, and 12:00 p.m. to 5:00 p.m. on Sundays. Lessee
shall be permitted to close on any nationally-recognized holiday and up to five (5) days per
calendar year, selected by Lessee at Lessee's sole discretion, for (i) the purpose of conducting
companywide training(s) and (ii) companywide holiday(s).

6.1(e) Exclusive Use Rights.

(i) Lessor agrees not to sell, lease, let lease, or permit to be used any other premises or
space withint the Shopping Center at any time during the Lease or any Lease extension to any other
tenant, person or entity selling pho or Vietnamese food (“Lessee’s Exclusive Use”),

(i)  If there is a violation of Lessee’s Exclusive Use and such violation continues for
more than sixty (60} days after Lessee has given Lessor notice of such violation, Lessee shall be
allowed to reduce Base Rent to 50% of the Base Rent due (“Alternative Rent”) until such violation
is cured. Should the violation continue for twelve (12) consecutive, full calendar months after the
date that Lessee commences paying Alternative Rent, then Lessee may terminate the Lease upon
thirty (30) days prior notice to Lessor or begin to pay full Base Rent, Notwithstanding the
foregoing, Lessor shall not be considered to be in violation of this provision if a tenant in the
Shopping Center acts as a “Rogue Lessee” (which is defined as another tenant within the Shopping
Center who violates Lessee's Exclusive Use and such tenant's lease would not allow such violation
without Lessor's consent). In such event, Lessor agrees to pursue commercially reasonable efforts
to stop the Rogue Lessee's continued operation in violation of Lessee's Exclusive Use. Such efforts
shall include but not be limited to (i) filing of pleadings in a court of competent jurisdiction and
diligently pursuing such litigation to conclusion (however, Lessor shall not be obligated to pursue
an appeal of a final decision of the court); and (ii) filing for temporary or permanent injunctive
relief asking the court to stop the Rogue Lessee from violating Lessee's Exclusive. In the event of
such violation as provided above, Lessee shall remain at full Base Rent for four (4) months
beginning after the violation occurs, If the violation has not been cured after said four (4) months,
Lessee shall begin paying Alternative Rent, and, upon written request from Lessee, Lessor shall
assign to Lessee the right for Lessee to enforce Lessee’s exclusive rights directly against such
Rogue Lessce. However, if the violation has not been cuted after twelve (12) months, Lessce shall
have the option to terminate this Lease or resume paying fuil Base Rent.

(i)  So long as Lazy Daisy is a tenant in the Shopping Center, Tenant agrees that Lazy
Daisy’s current menu, attached hereto as Schedule 6.1(e)(iii), does not violate Lessee’s Exclusive
Use,

6.2(¢) (continued) Lessor Indemnification. Prior to the date possession of the Premises is
delivered to Lessee, Lessor shall remove all Hazardous Substances, if any, located it or on the
Premises.

7.3(d) Tables and Chairs. Lessor agrees that Lessee shall have the right to secure or bolt its
tables to the floor using a method reasonably approved by Lessor.
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8.7  (continued) Indemnity. Lessor agrees to indemnify and hold harmless Lessee and
Lessee’s successors, assigns, and agents from and against, all claims, demands, damages, costs
and liabilities, including reasonable attorneys’ fees and costs, to the extent arising out of, in
connection with or resulting from (i) personal injury or property damage to the extent caused by
the negligent acts or omissions of Lessor in or about the Shopping Center, (ii) from the initial
design or construction of any portion of the Shopping Center or of any repairs, alteration or
maintenance thereof or from any defect in the Premises, (iii) from any and all personal injuries
occurring in the Common Areas or (iii) any breach or default in the performance of any obligation
to be performed by Lessor under this Lease; provided, however, Lessor shall not be liable for such
damage or injury to the extent and in the proportion that the same is ultimately determined to be
attributable to the negligence or misconduct of Lessee.

9.5  (continued) Damage Near End of Term. Notwithstanding the foregoing, if Lessee has a
valid, unexercised option to extend the term of this Lease, then Lessor’s rights to terminate this
Lease shall be mull and void if Lessee gives Lessor notice of Lessee's infent to exercise its option
to extend the term of this Lease within thirty (30) days after receiving notice from Lessor that
Lessor is terminating this Lease pursuant to this Paragraph, and Lessor shall repair or replace the
Premises or building of which they are a part as otherwise provided in this Article 9.

9.9  Lessee’s Termination Right. Within thirty (30) days after the occurrence of a casualty,
L.essor shall give written notice to Lessee of Lessor’s election to either terminate this Lease or
proceed with the reconstruction and restoration of the Premises and/or the Shopping Center
pursuant to Lessor’s rights set forth in this Article, along with the estimated timeline for such
reconstruction and restoration. Notwithstanding anything to the contrary in this Lease, Lessee
shall have the right to terminate this Lease upon written notice to the Lessor within thirty (30) days
after receipt of Lessor’s notice if (i) the necessary reconstruction or restoration required to be
performed by Lessor and the necessary reconstruction or restoration of the Common Areas
necessary for the efficient operation of Lessee’s business at the Premises cannot reasonably be
completed within 180 days from the date of such casualty in the event of non-substantial damage
to the Premises or Shopping Center or within 270 days from the date of such casualty in the event
of substantial damage to the Premises or Shopping Center, or (ii) the square footage of the Premises
following reconstruction would be less than 90% of the square footage of the Premises set forth in
Paragraph 1.2, Further, if Lessor undextakes such reconstruction but fails fo complete the same
within 180 days or 270 days, as applicable, after the date of the casualty, Lessee shall have the
right to terminate this Lease upon written notice to Lessor at any time prior to completion of such
restoration. In the event this Lease is terminated as a result of a casualty, then Lessee shall be
entitled to its insurance proceeds, if any, recovered as a result of such casualty for Lessee's Work,
Lessee's leasehold improvements, trade fixtures, merchandise, signs and other personal property.

9.10 Lessee’s Insurance Proceeds. Upon termination of this Lease pursuant to this Article 9,
Lessee shall be entitled to its insurance proceeds, if any, recovered as a resulf of such casualty for
its personal property and initial improvements.

10.1  (continued) Definition, Notwithstanding anything to the contrary in this Lease, Real
Property Taxes shall not include the following: (i) any local, state or federal income tax imposed

-~ o el
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on Lessor, (ii) any estate or death tax imposed on Lessor or with respect to the Shopping Center
as a result of the death of Lessor or its partners, (i) any transfer taxes, or (iv) any franchise taxes.

I} (continued) Utilities and Services. Notwithstanding the foregoing provisions of this
Paragraph, if (i) there is an interruption in any of the utility services provided to the Premises due
to the negligence or willful misconduct of Lessor or Lessor’s agents or employees (“Utility
Interruption™) and (ii) the Utility Interruption materially, adversely interferes with Lessee’s use
and occupancy of the Premises such that Lessec caunot reasonably conduct business upon the
Premises and (iii) Lessee does not use the Premises during the period of the Utility Interruption
and (iv) Lessee has notified Lessor in writing of the Utility Interruption (“Utility Interruption
Notice™), then if the Utility Interruption continues for three (3) consecutive days following the date
Lessor receives the Utility Interruption Notice, Base Rent and additional rent shall be abated
commencing on the fourth (4th) consecutive day following the date Lessor receives the Utility
Interruption Notice and continuing until the earlier of the date the Utility Interruption ceases or
Lessee conducts any business upon the Premises,

124  Permitted Transfers. Notwithstanding anything in this Lease to the contrary, Lessee
shall, without Lessor’s consent, be able to sublet the Premises or assign this Lease to (i) a
subsidiary, affiliate, division or corporation controlling, controlled by or under common control
with Lessee or the principal of Lessee; (ii) a successor entity related to Lessee by merger,
consolidation, non-bankruptcy reorganization, or government action; and/or (iii) a purchaser of
substantially all of I.essee’s assets that are located in the Premises (each a “Permitted Transfer”
and collectively “Permitted Transfers”). Additionally, the sale of Lessee’s capital stock through
any public exchange, or issuances for purposes of raising financing, shall not be deemed an
assignment, subletting, or any other transfer of this Lease or the Premises.

12.5 Release of Lessee. Notwithstanding anything to the contrary in this Lease, following
Permitted Transfer, Lessce shall be released of all liability hereunder arising after the date of such
assignment, Further, following an assignment consented to by Lessor pursuant to this Article 12,
Lessee shall be released of all Hability hereunder arising after the expiration of the then-current
term.

13.7 Mitigation of Damages, Lessor agrees that in the event Lessee defaults under this Lease
and Lessor ¢lects to dispossess Lessee from the Premises and/or terminate this Lease, Lessor shall
use its reasonable efforts to release the Premises and mitigate monetary damages arising out of
Lessec’s default or breach of this Lease. In no event shail Lessee be liable to Lessor for special,
consequential or punitive damages, except that Lessee shall remain liable for consequential
damages resulting from holding over in the Premises commencing thirty (30) days after the
expiration or earlier termination of this Lease and Lessee’s receipt of writien notice from Lessor
to vacate,

14 (continued) Condemnation. In the event of a Condemnation and this Lease is not
terminated, Rent payable hereunder shall be abated proportionately with the degree to which
Lessee’s use of the Premises is impaired following the Condemnation and during such
reconstruction,
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23.1  (continued) Notice Requirements. Copies of all notices sent to Lessee shall be sent with
a copy to!

Copper Canyon Law LLC

Attention: Alan P. Christenson, Esq,
43 East 1% Ave.

Mesa, AZ 85210

30.5 SNDA. Lessor represents and warrants to Lessee that, as of the date of this Lease, there
are no holders of any morigage, deed of trust, ground lease or other sceurity interests superior to
Lessee’s interest in the Premises,

30.6  Waiver of Lien Rights. So long as there is not then in existence a default beyond any
applicable notice and cure period, Lessor shall subordinate its lien rights to any security interest
granted by Lessee in connection with a financing, the proceeds of which are used to acquire
inventory or items of equipment, machinery, removable personal property and trade fixtures
located at the Premises. Lessor shall, within fifteen (15) days afier Lessee'’s written request,
execute a commercially reasonable subordination to evidence the subordination of Lessor’s
statutory and contractual liens to such financing.

34 (continued). Signs. Notwithstanding anything to the contrary in this Lease, Lessee, subject {o
Lessor’s prior approval, which shall not be unreasonably withheld, conditioned or delayed, shall
have the right to install the maximum signage allowable by all governing authorities, at its sole
cost and expense, which shall consist of one set of its standard corporate signage over each exterior
surface of the Premises. In addition, Lessce shall have rights to any sign position used by the prior
tenant, Wahoo, including without limitation the rooftop sign position.

Lessee shall be permitted to use the interior windows of the Premises for signage without Lessor’s
prior consent, provided such signage is: (a) professionally prepared, (b) consistent and comparable
with interior window signage used from time to time in its other stores in California, if any, (c)
temporary in nature, and (d) complies with all governmental requirements,

Prior to Lessee’s opening, Lessee shall be permitted, subject to all applicable governmental laws,
regulations, ordinances and code, to display temporary professionally prepared banner signage on
the Premises advertising such things as “Coming Soon” and “Now Hiring” for thirty (30) days
prior to Lessee opening, Upon opening Lessee shall also be permitted, during the initial thirty (30)
days of Lessee opening, and subject to all applicable governmental laws, regulations, ordinances
and code, to display temporary professionally prepared banner signage on the Premises advertising
such things as “Grand Opening” and “Now Open.”

41 (continued) Reservations. Lessor represents and warrants to Lessee that the terms,
covenanis and conditions contained in the leases of any other tenants of the Shopping Center do
not limit Lessee’s ability to operate the Permitted Use at the Premises. Lessor shall not consent to
any modifications to any existing covenants, conditions, reciprocal easement agreements,
restrictions, easements, mortgages and other matters of record affecting the Premises (collectively,
“CC&Rs”), or execute new CC&Rs, that would materially limit Lessee’s rights fo operate the
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Agreed Use at the Premises in accordance with the terms of this Lease to the extent Lessor may
withhold its consent to such modifications (or refuse to execute new CC&Rs) without breaching
any agreement in place as of the date of this Lease.

50 (continued). Accessibility; Americans with Disabilities Act. Lessor represents and warrants
to Lessee that as of the Term Commencement Date, the Common Areas shall comply with
applicable laws, including but not limited to the Americans with Disabilities Act. Lessor shall
indemnify, defend, hold harmless and reimburse Lessee from and against any and all claims,
actions, causes of action, damages, demands, liabilities, obligations, losses or expenses
(specifically including, but not limited to reasonable attorneys’ fees, coutt costs, and expert witness
fees), proceedings, suits, debts, or any claimed indebtedness alleged against Lessee, its agents and
assigns, to the extent arising out of or in connection with Lessor’s failure to maintain the Common
Areas in compliance with the Americans with Disabilities Act and/or other Applicable
Requirements.

55. No Recording. Neither party will record this Lease or any memorandum of this Lease.

56.  Force Majeure. Any prevention, delay or stoppage due to strikes, lockouts, labor
disputes, acts of God, inability to obtain labor or materials or reasonable substitutes therefor,
governmental actions, civil commotions, fire or other casualty, and other causes beyond the
reasonable control of the party obligated to perform, shall excuse the performance of such party
for a period equal to any such prevention, delay or stoppage, except the obligations, once accrued,
imposed with regard to Rent to be paid by Lessee pursuant to this Lease.

57.  Counterparts. The Lease and this Addendum may be executed in counterparts, each of
which shall be deemed an original, and all of which together shall be deemed one and the same
instrument. Delivery of an executed counterpart of cach of the Lease and this Addendum
electronically shall be equally as effective as delivery of an original executed counterpart.

[SIGNATURE PAGE FOLLOWS]
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IN WITNESS WHEREOF, the Parties have executed this Addendum as of the date first
set forth above,

Lessor:

CREATIVE CONCEPTS GROUP, INC.,
a California corporation

y:
16!
Its:

Lessee:

JVNOODLES LLC, a
California limited liability c‘jipany

Nandé: Lo 9 BTN
Its: \\r\(‘jiu\\ﬁf " 1/7 ~4

p—

By: U LQ\A\ A NN\ ame
"\( Y

)
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SCHEDULE 6. 1(E)(III)
Lazy Daisy’s Current Menu

[See attached]
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,ergﬁ Z)a'ilr/ Oj{ Bmu‘rawr&ga

Hems  Breabfist  lunch  Diloks  ContsctlUs

(310) 4778580

BREAKFAST

Staples

Buttermilk Panscakes 10.00

Avalhible cholcen Phinwith strawbecles aad
banand bai o, Bdnanawalmat, Bhackeny, or
Chaocolste chip

choose:

Avathbla buck whaot paneskes; +§1

French Toast 10.00

Served with fresh mrawberrles and benaso en
rop :

Healthy and Lowfat
Fresh Brult Bowl 8.00
Frujt + Yogurt Special 1100

Served with (nulton the batram, phin orvenilfa
yogurt, snd deflefouss organte granofs on top

Hearty Oatmeal 850

Served with waliwtw, raishung, and brown sugsy
Add frale strawberies, bansras, and
bluchenien +3.00

Eggs

Crispy Belglan Waffle

Sevved with frech strawberstes on top
Available back wheat wafile: 1

Laxy Datsy Breakfast

"Fivo tgga your way, your cheles of pancakes,
waffhy o frenchican wlth svawderiy on op
und yoar choice of bacon, rkeybacon, kurge,
orturbepususage

choorts

Avallable buck wheat paneakes ot wafiler

Organic Granola Bow!
Seavedwith youe chaiee of milk o7 yogurt {plrin

or vanila)

Add fewlt surawbereles, bansoay, and
bhicherfen 43,00

Soy Mitha 11

Almond Mitk +1.23

Eresh Daily Pastrles

Muffin, coolssants, sad bogels (plets, poppy,
seuapne, o¢ averpihing)

Feived with fresh fin, rossed potatoss; sndtaast (Sourdough, whest poppy scad 1ye, rostinary, orollve) (Beg

vhiees only +2.00)
Two Eggs Any Style 10.00

Two Egga Aoy Style with Meat 100

Your thalce of bacon, tarkey bacon, shiizge, a7
turkay s1uEge

Egz Whites w/ Tomato and Basil 12,00

Stotded with ofive ol aud gaglle, ower sgg whites.
Served with toast and fresh (ol only,

Greek Scrambled 1L00

Splnach, red onlang, Fets cheexe, snd semmhbled
8

Green Eggs and Ham

Thick skeed conzdlanbacon accompanled by
farra fresh cggs, sevpmbled withw garticbasii
petio.

GreenEggs and 8am

Deliciows pilled satenon Ales sarvad with farm
fresh eggs, ecnantbled with a getichastt pesto

Egpe OR TofuBruschetta

Rama tomateey, fresh basil, gedic, ond alive oit
Served with touse snd fied eggs oc tofu.

10.00

1250

830

3.50

1L00

14,00

1.00




EgginaHole 1L00

Comes withiwo tlices of taasted, budtcred whest
bread with a Mifed egp b ihe middlc, Seaved whih
your chafce af bacon, turkey bicon, sanrage, or
turkey stusage,

Eggs Benedict 1200

An englich muffin, poiched eggs, canadtan
Eacon, $eed tomnto, and meany hotfandstce
sauce,

choose:

Add Sadmoni+3

Our Famous Omelets

Eggs Florentine

Aneaglidy veffin, poached egge, splnach, seed
tamate, and creamy holbindsie poce,

Egga in New York

Serumbled eggs with dow, cream chasse, and
groest drdona,

Sevvedwith fresh fruk, roasted potatoes, andoast {Sourdough, whess poppy seed, cye, 1oxtmary, of olive) (Bgg

whites coly +200)

White Daisy Omelet 13.00

Served with £gg whitet only, tomatn, avecado,
revashioomy, btocoot, and jack cheese. Yarmd

California Omelet 12.00

Spinack, mushsaams, onlons, tamatasy,
wstehind and eelis cheese,

TheLazy Omelet 1200
Chicken, avocsdo, smushroom, wndfack ehrese.

Oven-roasted Sundried Tomato 1200

Sun-drled womarors, basih, spinach, snd goit
chetse,

Smoked Salmon and Spinach 13.00

Cafe Specials

Huevos Rancheros 12,00

Two fried eage rerved on corn routiihs, spantsh
ot brown rice, Black beans, guacamole, ploo de
g, sourcrasy, and ferechees,

Brealfast Bgg Sandwich 12.00

Fritd o serenbled eges, on youi choics of
engtish mufRn, bagel oo toast abong widh
cheddarcheese 1d your ehofea of haton o
turkey bacon, Sexved with fresh fruk snd voasied
pottoss.

Sunndse Sandwich 1250

A crotesenl suffed with Bacon or ruskey bacan,
sorpushled eggs cheddar chocsa lettuce, tomata,
wd aveeado. Seoved with fresh fiult sod vossted
PR,

Monte Cristo 1250

Turkey, ha, wriss and jack dlieese on
sourdough bread, griladnntl golden. Stved
with fresh Fruit and voasted potamer.

Sanite Fe Omelet

Mexdean dhvorbrs ssusage, honemade ploo de
gafloslsa, corty, blickheang snd bk theess

Denver Omelet

Conadian bacon, red bell peppers, and dheddar
cheese,

Omalet Your Way
Comeawith threa eggs end your cholee of three
of the fallned , eufons, mushsaoms,

spinach, Imacell, bacon, turkey bacom, hasa,
wirkey xausage, sssage, carrots, tofy, mochind,
bell peppera wvacado, kdamana olfves, cheese
(feca, mvica, cheddar, jack, goat, or blus chess)
Add Yitemne+)

Add chicken +2

Addsmoked selinons 43

Breakfast Burrdto

Three seeammbledd e with black beans,
garcitsly ploo de gallo, Jack cheese, and your
chofee uf mexican chorine taesaze, bacon, torkey
bacon, satigage, tnthey stuaags, or b hn o flovr
arwhast tartitla, Served with fresh Fruk smd
ronsted potatoes,

Breakfast Quesadiila

Sceambled eggs, Jsck and chadder chasss, plos do
galle, puarsmels, murhysasse, andyour choles
af bacon, nackay bacon, tunags, rkeyismsge,
ar b in s flovr torthl. Servd wich fred frult
and roasted potatoes,

Avocado Toast
Gultied artkean bread topped with frash svoradn,
radish, miceogreens, evached 1d prppes, bemon,

sl emd pepper.
Add T ezgs any siyde: +53

iL.GO

1250

12,00
1200

12.00

12400

.00

el




Chilaquiles 1200 Smoked Salmon Wirap 13.95
Servedwith eom bonsille dhips madgoeen Smaked salmen, ¢ggs, cream cheese, snd ved
tomatilin tauce tapped with Fota cheese, sour onlans, weapped ing oot toaith. Seved with
oream, gukeamale, kind koukaresp. Saved with fresh frut and roasted potatoes.
blatkbrans and ezcambled egge
| Smoked Saltnon Sandwich 13.55

Stmoked Salmon Plate 395 Sesvedon abaged with ved anbons, tusnstees,
Sawved with 4 bagel, ved onlons, tomatoas, capeny, el crenm eheera, Served vith fresh Fralt
eapers, ond eserm theese, and podsted potmtoss,
Protein and Fitness Specials
Add a deacalption about ehit category
Balance Plate 1450 LeanPlate 13.00
Fresh gritlod eatmon flec {wild) topped wieh Scrambled ¢gg vrhites with sllead tametoes,
braachala siice with axpatagut spears end seamed splpach or braccoli, mubyour chatee of
grilled vegetables. Served with your chatce of geifled premfumchickenbreast, rosemary ankey
spandshar brownvlcs, puzty, oe Lean boal patty. (Fresh geilled Baleoon bs

svatlable for addivdenal §3),

Steel Butrito 13.00

Grifled ehicken hreass, stosmied apinach,

scrambled &gy whites, asd spenish or brown Hee,

With yoar chofee of Rour or whea romilla,

LAZY DAISY CAFE BRENTWOOD

Copyright £ 2008 L axy Datey Cofe Reonnwnsd - AIFRIghts Reserved. Powered by Golhddy
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Home  Bradfast  Lunch Dok Contucttls

Hot & Grilled Sandwiches

(310} 4+77-8580

LUNCH

All bt & grifted sandiviches aseved with 2 baby mbeed greens sshadapd rossted poistosr,

Lazy Chicken Sandwick

Saved with eggpiany srugale, inayo, and rassted
prpprot

Grilled Tuna Melt
Sevved with cheddsr cheese,

Caprese Panini

Feash meanarells, basll, tomators, roasted 1ed
belt peppears, barit pesto, mined greens, and
babsamyle vinegar,

Difen Chicken Sandwich

Grilledchicken breast, bacon of furkey baton,
Tewes, womaroes, avocedo, wnd swla clieest on
coatdongh,

Goat Cheese and Eggplant Melt

Giilled emiony, aptnach, eggplant, melted goat
cheaty shredded cirven and sun-diled onate
psto prad,

Cold Sandwiches

Alcol sandwiches sevved with s kaby prived greesss selrd.

Turkey Sandwich

Prash oven-rossred mrkey heast, ferruce coanazo,
and maiyo,

Tuna Salad Sandwich
Tunz albacore 1k, etude, and tasnazo

Chiclten Salad Sandwich
Chickenealnd, latince, and 1omaze.

Tacos & Quesadillas

Secasenal Veggies Quesadilla

Ona fovr tordtis with mabred ok and dredidas
eheese, pleo de gallo, and vegetables.

1200

12,00

1200

250

1200

1L00

Lo

1.00

Turkey Club

Fredbs even-toasted turkey bteast writh bacon oo
turkey bacon, Jeunies, tamute, and maye,

Chipotle Chicken Wrap

Bpeclal hiparko sroce, leovwts, tormais, cheddar
chiste, and grilled chicken,

Turkey Club Panini

Clahadabread, hasfl pesto, over-roasted varkey
breas, turkey bacon, tomata, lsttuce, and
“wvocada,

Chicken Breast Panint

Clsbatrabread, letnaes, 1aninto, avorada, golled
onfons and sun-dif od tomato pesta,

Tutkey Wrap

Frevhnarkey breast, avocads, kenuce, towmato,
Jack cheese, ard chlpotle maye.

Bgg Salad Sandwich
Ry salad, lettuce, and tomato.

Vegetarian Sandwlch

Lettucs, tontate, avocedo, shredded carma,
kproust, red onform, sun-3ried Lomato pesta
spread, and fack theese.

‘Tuna Mek Quesadilla

Comeswith sphiyich, jack and cheddar cheess,
guicamole, ind shredded carzots,

Batbegue Chicken Quesadilia
Comes wlth goat cheese and spinach,

12.00

12.00

12.50

1230

12,00

1100

1.co

12.00

12.00




Chicken Quesadilla 1200
Grilled onfons, fack svd cheddar dierss, pleade

geta, and guacamats,

Szlmen & Goat Ch, Quesadiila 12.50

Grilfed vabinon (wild), goitcheess, ond spinach,

Fresh Gourmet Burgers

Grilted Satnon or Ahi Soft Tacos 13,50

‘Two solt 1a¢on fiiled with delicious saared aht
wuna cuts oe fresh grifled safman, burhoremads
pecial spley chipotle esuer, ploo de gallo, and
goramok,

Grilled Chicken Taros 12,00

Seaved with ouy epecdat spley chipotlanauce, ples
de gallo, wnd guacnnols,

Barger comawith mayo, difon, lerruce, romarces, plebles, and prillod anfons Served oo 1 whole wheat, golden, or

oniou bun Add evoeade, bacoss or cheese (cheddar, jack, or bwis} 4150

Ground Sitloin Burger 150
Prexich Onion Burger L.50
Gaitled imushrooma, soviss chossr,

Rosemary Turkey Burger 150

Soup + Sandwich or Salad Combo

Smell Soup {12 0x) 550

1/2 Hot Sandwich + Soup 13.00

Served with rozsted potstoes and baby raixed
sreent safag.

1/2 Salad + Seup 1200

Chonse:Mived geaen Sshed, geerk 1ahd, or
caesarsalad,

Salads

Afovurdrersings tro bontersads datlp?

Organic Mixed Green Salad .50

Servesd whih bahemic vinalgeeste,
Add chlcken breast, warkey orbeed mty, i
shad, er giflled wafis + 4,00

Caesar Salad 10.00

Served with avorzdo,
Add Chicker +4
Add Gritled Sulnon +6

Goat Cheese and Crouton Safed 12.00

dixed greebswith watne msrinated goat chsse
logwith hasil pestn, pumplda s2eds, snd srutded
vegetibles. Bervad with habssmic vinalgrere.

Grilled Chicken Breast Burger 150
Roasted bell pepparand cagn s maye

Portabello Mushroom Burger .50

Avecado, lattuce, tomats, chedidss, digon
wurtzrd, and ntayo.

Latga Soup (160x) 650

1/2 Cold Sandwich + Soup 12.00
Sesvedwithababy mived presons salad.

GreelcSalad 1L5¢

Romalns lecuey tomatoes, red ontons, kabunate
olives, mudnated feta cheess, and
cuennhers, Served with balsambe vinslgrerte,

Sesame- Crusted Selmon Salsd 14.00

Fueahikabe, slleed shuonds, fe1a e, dares,
nyango, and stravebarries, Served with manga
tlreseing,

Chinese Chicken Salad 12,00

Napa abbags, red eablige, baby mixed greens,
mandatin otanges, and fried woatns Seyved
with ourspecld homamade ginger sesame
dressing.




High Proteln Salad 1250 Salmon or Ahi Tuna Selad 14,00
Seocpof dl white meal alhscore tura sadad, ono {Sushi grade) Over bed of mixed greens topped
haed boiled egg totman, and your chalce of weith salia fresca, Sevvpd with balesmbe
prevafurm griffad ehdcken breast or frosh aven winsigreste.
roasted turkey beeast everralead greens, Shived
with baltamie vinabgraue.
Mango Chicken Salad 12,50
Mixed greens, wontony, eendted walpaty, frech
Appic Walaut Chicken Salad 12.50 C® iA0g0, el premium gritked chicken braast,
Mhxed greeny, ted onfors, candicd walrwts, and Served with oot homesoads besmne peanut
geal cheete, Served with our homemadamange dressing.
dressing,
1300 Chopped Salad 13.00
Chicken Cobb Salad . Chepped romaline bwrace, rrkey bacon.
Ranulne ltwes, poershat glled chicken woeada, promiven grilled chickea breas, deed
beeass, bacon, snged blue chascs, hard balled gg, tamazods, gachamua beans, beets, snd gorgonvels
avocdo, tod tomatess, Sesved with onr chosye. Served with bobamievinalgrete
homemade blse chesse dreatlng.
Blackened S2imon Salad 14.00
Freh sruguly, gout cheets, tanbende, bects,
cutclied walnues, and geosnapples. Seeved with
habsumbe fsialgrente.
Pastas
Carbonara 1200 Amatriclana 12,00
Galig bacon, panmesan cheexe with cream Bacon, maatlnare smrcs, ontons, and pansesan
e, chrese,
Vegetalt 1200 Penne Speciat 1200
S fed vogetables with miriare sauce and Gulifad cidcken, sun-dried romaucaes, broctoll,
parmessn cheese. imarinan blsos, 2nd parmesin cese.
Sides
Fresh Frulc 350 Toast 2,50
Twoallces of whear-poppy sead, sardugh, ©
sosenhary, ofive, oF Iye.
Roasted Potatoes 350
‘Two Egps Any Style 350
Meat 4,00
Bacon, Turkey Dacon, Sssinge, Turhey Seusage, Avocado or Guacamole 200
Har, Turkey o1 Beef Patcy, or Chlcken Beeast
Grilled Sshuon or Ahi Tuna 8BS0  Veggles 3.50
Truecali, Splanch, or Wiy Vegarables,
Cottage Cheese 350
LAZY DAY CAFEBRENTWOOD
Capryright € 2008 Lavey Dabey Cafe Rrepionund « AN RTghts Reaerved. Bowered by GoDaddy
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Lfgg, Drzy (s -Brw(ra‘dﬂ.{ﬁ‘ (310) 4778380
Home  Breslfst Lok Dedokn Conbalh
Cold Beverages
Fresh Squeezed Orange Julce 500 OrgentcSoy Milk 3.00
Carrot fulce 500  Botiled Drinks 2350
Snapple, Orsnging, AppleJules, Perrler,
Gaorada
Lemonade 350
Boteled Water
3.50-450
Soda 250  MedhonFijh3so
ok, Diet Cekes, Sprive feanned) Large Fjh 450
Cold Milk 230 Peleprine
3.50-4.50
Mediunud.50
Lerge: 4350
Fresh Fruit Smoothies
Addprotetnfor 12,50
Strawherry & Banena 600 Blueberry & Banana 400
Strawherry, Banana, & Pineapple 600  Mixed Berry & Banana 6.00
Strawbetry & Mango 600 Carrot, Banana, & Honey 6.00
Strawherzry & Pineapple 600 Green Smoothie 8.00
Kale, sphnach, avisado, banans, mango, protefn,
stmand milk
Blonde 600
Banany, Pineapple, & Mango
Fresh Juices (200z)
Sunsise 600  Cleanser 6.00
b Apple, 0,503 ginger, rest cavm dox cusumbern, Jozbeer, rearcitrot
Green Goddess 600 Fruit Ginger 6.00

Yaxcueumber, handfud of spinach, 3 sitane
panifey, restcalesy

0.50x glager, Fapple, rest orange e

TGy

|
|
|
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Bloody Cocktail
oxhzels, rent e3rrot b celery

Six Pack

3oz cocamber, 3ox beet, 112 spple, 0.5%0a ginger,
reat celery fe earvot

Organic Loose Leaf T'ea
Hor 83251 2001 8350

Jastine Green Tea
Moroccan Mint (Green Tea)
Genmaf Chai (Green Tea)

Earl Grey (Blnck Tea)

Organic Coffee

House Blend

RegulsrorDecaf
16ar 3,25
o 350

Café Au Leit

CofTes end reamed witk,
JL TR
206011350

Chocolate
Hot Chocolata

Han 300
1001350

Organic Espresso

Espresso
Dogsbler 1.00

Gafé Macchlato

Rapeesio and aspoanful of foam.
Double 3,25

Organic Espresso Classics

600

6.00

Super Detox 6.00
Carton, bets, celery, rest orange jufoe

Tnglish Break{ast (Black Tea)

Chamornfle (Herbal Tea)

Peppermint (Herbal Tea)

Iced Coffee

Earge (204): 3.5
Addsyrup: 0.0
{vantlia sugsr-free vamilla, caranl, arelne)

Hot White Cliscolate

1o02:3.00
Hos: 350

Caramel Macchiato

Eapreno, carund, snd ¢ tpoontul of fosm.
eyl s

Choare wholy low-fa2 (2} ot nonfae milk. [ Soy MUE 4100 or Almond Milk +125




Café Americano

Espressa andwaree
lhom 3,28
Hoan3 I

Red Eyo

Espresso end coffee
162350
Wom3H

Cappuclno

Espresso, tteanied mik, und a bt of faxm
Moz 450
00w 475

CaféLatte

Espress, steamed el wnd u linde Fasm,
Moo 430
2000475

Café Macha

1ok 4.5
Mow .75

Organic Iced Espresso
Ora Site Only (20az)

Teed Amerlcano
Iced Cappuccine
Teed Café Latte
Teed Café Mocha

Iced White Chocalate Mocha

Organic Tea (with Milk)

325

4,50

4.50

475

4,73

White Chocolate Mocha

16o1: 4.50
en 475

Vanilla Latte

1dox: 430
Zoa: 4,75

Haxelnut Latte

1baz; 450
et 4T3

Caramel Latte

Hon 430
Howt s

HaneyLatte

Hon 450
Hou 75

Iced VanillaLatte

Iced Hazelnut Latte

Tced Caramel Latte

Iced Honey Latte

Choates whals, Jow-fiy (28}, ornonfst nilk fSayp Mk 100 or Almand Milk +1. 25

Vanillz Chai

Asweat S eploy, smooth & erezeny blend of pure

indian wra, midk, honey, herbs, 1ad splese.
Laer 4,50
Hloa 475

Green Matcha Chat
Splce blend of , cloves, soise, exnt

and glnger nanra! flaver, bowrbon venilla
extoaer.

ton 450

20024.75

Tiget Spicy Chai

Abkoore splea.
1603: 450
2003 4.75

475

475

475

475

Nél




Iced Tea

Tced Tea 300  Iced Green Matcha Chai
Armold Palmer 350 JIced Tiger Spicy Chai
Ieed Vanilla Chal 4.75
Organic Iced Blended
[ced Blended Mocha 475 Iced Blended Vanilla Chat
Tced Blended White Mocha 475 Iced Blended Green Tea Chai
Tced Blended Vanilla Late 475 leed Blonded Tiger Spicy Chat
Teed Blended Caramel Latte AT
Coffee Extras
Espresso +00  Osganic Soy Milk
Shat of Syrup +0350  Organic Almond Milk

LAZY [RAISY CAPE BRENTWOOD

Copyaiaht £ 2008 Lacy Dhisy Cafe Brentwood - AL RNs Resened

475

475

4.75
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+1.00
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EXHIBIT'B*

RULES AND REGULATIONS

Thoroughfares
1. No person shall use any roadway or walkway logated In the Shopping Center except as a mesns of egress from or
ingress to the Commerciel Areas and Parking Areas within tha Shopplag Center or adjacent public streels. Roadways and
walkways shall be used in an orderdy manner and In accordance wilh directional or other slgns or guldes. The spaed limjt
for sutomoblies on tha roadways shall nat excead posted rates, Parking or stopping on roadways Is prohiblted except for
the immedlate loading or unloading of passengers, Walkways are limiad to padestrian use,
Parking Areas
2. Parklng In the Parking Areas of the Shopplng Center Is imited to those persons uslng the Shopping Center, and shall be
permftied only for tha pericd duting which the person Is patronizing, conducting business refated lo, or otherwise using the
Shopplng Center. All automoblies shall be parked In an ordery manner within the painted lines definling tha Individual
parking spaces. Parkdng may be Bmited by iength of ime In designated portiens of the Parking Areas. Only automoblles,
vans, and lruoks nol exceeding three quarters of a ton may park Iin the Parking Areas,
Employes Parking
3. Evety tenant ar other occupant of the Shopping Center {"Occupant”) or the employee of any Occupan! shall park hls or
her aulomobfls only in the portions of the Common Areas, if any, designated as “EmployeePark Ing”, The jocation of
employae parking may be changad from fime fo ime by written notice given to Tenant by Landiord.
Dellvery Areas
4, Dalivery aress, loading docks, and service roads shall be used only for making deliverlas or providing other services
{Including imanagerment and security services) to the ratail establishments in the Shopping Center. Except for deliveres
mada when the Shapping Cenler is not open for business. alf delivarles made to retall establishmarits in the Shopplng
Center shall be mads through the delivery ereas locatad at the rear of the buidings in the Commerclat Areas of the
Shopping Center and designated for Occupants® uss.
Business Hours
$. All retall establishments shall be open for business during all usual business hours and on all such days as comparable
businesses of kke nature In the area are open for business. Alt Occupants shall Ifuminate thelr window dlsplays, exterior
slgns, and exterlor advertising displays during alt hours Lhsy are requirad to be open for businaas,
Exterior of Bulldings
6. The axteror of buildings, Including all entrancas, doors, slorafroml windows, plate glass, and fbdures, shall at af imes
be maintained In a safe, neat, and clean condltion.
Plumbing
7. Plumbing facilitles shall not be used for any purpose other than that for which thay areconstructed.
Ramoval of Trash and Litter
8. Al trash, refuse, and waste materials shalf be ragulary removed from the Premises by its Gocupant. Until ramoved, the
foregoing malerials shall be slored In adequala contalners and placed where customers of the Shopping Center, In a
mannier that will not constitute a health or fire hazard or nulsance to any Occupant or user of the Shopping Center cannot
sea hem. Bumning of {rash, refuse, or waste materials Is stricy prohiblied,
Residentlat Uses
9. No portlon of the Shopping Center shall ha used for any residential or lodging purposas,
Induatrial and Manufacturing Uses
10. No portion of the Shopping Center shall be used for any Industr taf or manifacturing purpose, Warehousing uses shall
not be parmiited excapi as otherwise provided in Qocupant's laase.
Displays on Common Areas
1. The Common Areas {including the sidewalks and watkways of the Common Areas) may not ba used by any Occupant
to display, sel), store, of place any merchandise, equiprtent, or other items, No merchandisa or othar lterms may be placed
outside the exterlor walls of tha Premises for pirposes of aale, display, or otherwise,
Promotional Event&
12, . No twithstanding any provision in Section |, to the contrary, portions of the Commen Areas may bhe used for
gpedal promotional events, but only i the spocific event Is first approved in writing by the Landlord.
Advertising
13. No form of advertising medium {including fashlng Hght, searchiight, budspeaker, phonograph, radic, or televislon}
shall be malntalned on the Common Araas. No sound or fight may be {ransmitted beyond the boundarles of the Premlses.
Close-Out Promotions
14. No suction, fire, bankruptey, or galng-out-of-husiness sale shall be conducted In, at, on, or about the Shopplng Center
or the Pramises.
Unlawful Uses
15. Naither the Shopping Center nor the Premises shall be used for any purpose thal violates any law, ordinance, or
regulation or that constitules anulsance,
Hazardous Substances
16, Hazardous subslances shalinot be used or stored on the Prenilses or any othar porilen of the Shopping Center,
Gther Unauthaorized Activitias
17, (a) Subject lo Subsection (b) balow, no person shall do any of the faltowing in or on any part of tha CommonAreas:
(1)Sell, distibute. or solielt orders for sale or distrbullon of eny merchandise, device, service, periodical,
book, pamphlel, or cther maltter,
{2)Exhiblt any sign placard, banner, notice, or other written materia).
{3)Distribute any clreular, baoklet, handbil: placard, or other material,

Exhibit "BY
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(4) Solicit membership in any organization, group, or assoclation or a contribution for any purposa,

(5} Parads, patrol, picket, demonstrate, rafly, or engage in any conduct that might tend to (1) interfere with
or impede the usa of any of the Common Areas by any user of the Shopping Cenler, (il) creata a
disturbance, (1) etiract attention, or {iv) harass, annay, disparage, or ba derimental 1o the interest of
any of the retall establishments within the Shopping Center.

{6) Usa any Common Area for any purpose al a time when no retal] estabishment in tha Shepping
Canter Is open for business or employment,

{7} Throw, discard, or deposlt any papar, glass, or extranacus mattsr of any kind, excep! In desighatedreceptacles,
ar creale Hitter or hazards of any kind,

{8) Uso any sound-making devica of any kind or creata or praduca in any manner nolse or sound
that is annoylng, unpleasant, or distasteful to Ocoupants or usars of the Shopplng Center.

(9) Defacs, damage, or demolish any slgn, light standard, fidura, landscaplng materlal, or other
Improvement within the Canler or the property of any Occupant or user lacated In the Shopping
Center,

{b}Subsactions{a){1} through (6) of thls Section 17 shall not apply {and shall not be Interpreted or
consirued) to (1) prevent any access to the Common Areas by sny person when the access ls raqulred
of parmittad by law, or (2) prohiit the conduel of any activity thal s permitted by law. Howsvar,
Landlord shall have the right to take reasonable measuras parmited by law to minimize any disruption
or Interference with the businass of the Shopping Canter causad by the accass or conduct.
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Exhibit A

11911 Wilshire Blvd., Los Angeles, CA 90025 - Site Plan
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DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIP
(As required by the Civil Code)

When you enter Into a discussion with a real estate agent regarding a real estate transaction, you should from the outset understand what type of agency relationship
or representation you wish to have with the agent In the transaction.
SELLER'S AGENT

ASeller's agentunder a listing agreement with the Seller acts as the agent for the Seller only. A Seller's agent or a subagent of that agent has the following affirmative
obligations:
Tothe Seller: A fiduciary duty of utmost care, integrity, honesty and loyalty in dealings with the Seller.
To the Buyer and the Seller:

(a) Diligent exercise of reasonable skill and care in performance of the agent's duties.

(b)  Aduty of henest and fair dealing and good faith.
(c) Aduty todisclose all facts known to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention
and observation of, the parties.

An agent Is not obligated to reveal to either party any confidential Information obtained from the other party that does not involve the affirmative duties set
forth above,

BUYER'S AGENT

A Buyer's agent can, with a Buyer's consent, agree to act as agent for the Buyer only. In these situations, the agent is not the Seller's agent, even if by agreement the
agentmay receive compensation for services rendered, either In full or in part from the Seller. Anagent acting only for a Buyer has the following affirmative
obllgations:
To the Buyer: A fiduciary duty of utmost care, Integrity, henesty and loyalty In dealings with the Buyer,
To the Buyer and the Seller:

(a) Diligent exercise of reasonable skill and care In performance of the agent's duties,

(b)  Aduty of honest and fair dealing and good faith.

(c) Aduty todisclose all facts known to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent
attention and observation of, the parties.
An agent s not obligated to reveal to either party any confidential information abtained from the other party that does not involve the affirmative duties set forth
above.

AGENT REPRESENTING BOTH SELLER AND BUYER

Areal estate agent, either acting directly or through ene or more salesperson and broker associates, can legally be the agent of both the Seller and the Buyer ina
transaction, but enly with the knowledge and consent of both the Seller and the Buyer,
Ina dual agency situation, the agent has the followlng affirmative obligations to both the Seller and the Buyer:

(a) A fiduciary duty of utmost care, integrity, honesty and loyalty In the dealings with elther the Seller or the Buyer.

(b) Other duties to the Seller and the Buyer as stated above In thelr respective sections.
Inrepresenting both Seller and Buyer, a dual agent may not, without the express permission of the respective party, disclose to the other party confidential
Information, Including, but not limited to, facts relating to either the Buyer's or Seller’s financial position, motivations, bargalning position, or other personal
Information that may impact price, Including the Seller's willingness to accept a price less than the listing price or the Buyer’s willingness to pay a price greater than
the price offered.

SELLER AND BUYER RESPONSIBILITIES

Either the purchase agreement or a separate document will contaln a confirmation of which agent Is representing you and whether that agent is representing you
exclusively in the transaction or acting as a dual agent. Please pay altention to that confirmation to make sure It accurately reflects your understanding of your agent’s
role. The above duties of the agent in a real estate transaction do not relieve a Seller or Buyer from the responsibllity to protect his or her own interests. You should
carefully read all agreements to assure that they adequately express your understanding of the transaction, A real estate agentis a person qualified to advise about
real estate. If legal or tax advice is desired, cansult a competent professional, If you are a Buyer, you have the duty to exercise reasonable care to protect yourself,
Including as to those facts about the property which are known to you or within your diligent attention and observation, Both Sellers and Buyers should strongly
cansider obtalning tax advice from a competent professional because the federal and state tax consequences of atransaction can be complex and subject to change.

Throughout your real property transaction you may receive more than one disclosure form, depending upon the number of agents assisting in the transaction, The
law requires each agent with whom you have more than a casual relationship to present you with this disclosure form. You should read Its contents each time itls
presented to you, considering the relationship between you and the real estate agent In your specific transaction. This disclosure form Includes the provislons of
Sections 2079.13 to 2079.24, Inclusive, of the Civil Code set forth on page 2. Read it carefully. I/WE ACKNOWLEDGE RECEIPT OF A COPY OF THIS DISCLOSURE AND
THE PORTIONS OF THE CIVIL CODE PRINTED ON THE BACK (OR A SEPARATE PAGE),

Date:

Date: Et)‘

|
| Buyer | ‘ Seller "" Lessor [ I Lessee

l |Buyer ‘: JS.e"er { !Lessar 4 Lessee

Agent: Matthews Retail Group, Inc  DRELc.#:
Real Estate Broker (Firm)

By: | DRE Lic. #: Date:

(Salesperson or Broker-Associate)
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THIS FORM HAS BEEN PREPARED BY AR CRE, NO REPRESENTATION IS MADE A5 TO THE LEGAL VALIDITY DR ADEQUACY OF THIS FORM EOR ANY SPECIFIC
TRANSACTION. PLEASE SEEK LEGAL COUNSELAS TO THE APPROPRIATENESS OF THIS FORM,
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DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIP
CIVIL CODE SECTIONS 2079.13 THROUGH 2079.24 (2079.16 APPEARS ON THE FRONT)

2079,13. As used In Sections 2079.7 and 2079.14 10 2079,24, Inclusive, the following terms have the folfowing reanings:

(a) “Agent” maans a person acting under provisions of Title & {commencing with Section 2285}1n a real property transaction, and Includes a person who s Heensed as
a reaf estate broker under Chapter 3 {commencing with Sectlon 10130) of Part 1 of Divislon 4 of the Business and Professtons Code, and under whose license a ilsting
Is executed of an offerto purchase Is obtalned. The agent in the reat property transaction bears responsibility for that agent’s salespersons ar broker associates who
perform as agents of the agent. When a salesperson or broker assoclate owes a duty to any principal, or to any buyer or seller who Is not a princlpal, Ina real property
transaction, that duty Is equivalent to the duty owed to that party by the broker for whom the salesperson or broker associote functions. (b} “Buyer” means a
transferee In a real property transaction, and Includes a person who executes an offer to purchase real property fram a sefler through an agent, or who seeks the
services of an agent In more than a casual, transitory, or preliminary manner, with the object of entering Into a real property transaction. “Buyer” fncludes vendee or
lessee of real property. (¢} “Commerclat rea) property” means al real property In the state, except {1} single-family residential real property, {2) dwelling units made
subfect to Chapter 2 {commencing with Section 1940} of Title 5, (3) a mobllehome, as defined In Section 798.3, (4) vacant land, or {5) a recreational vehicle, as defined
in Section 799,29, (d) “Dual agent” means an agent acting, elther directly or through a salesperson or broker assoclate, as agent for boththe seller and the buyer ina
resl property transaction, {e) “Usting agreement” means a written contract between a saller of rea) property and an agent, by which the agent has been authorlzed to
sellthe real property or to find or ebtaln a buyer, including rendering other services for which a real estate license [s required to the selier pursuant to the terms of the
agreement. (f} “Seller’s agent” means a person who has obtalned a Hsting of reat proparty ta act as an bgent for compensation. (g) “Usting price” is the amotnt
expressed in dollars specified In the iisting for which the seller s willing to sell the real property through the seller’s agent. {h} "Gffering price® s the amount
expressed in dolfars specified inan offer to purchase for which the buyer Is wiliing to buy the real property. {f) “Offer to purchase” means a written contract exacuted
hy a buyer acting through 2 buyer’s agent that becomes the contract for the sale of the real property upoi acceptance by the selter. {j} *Real property® means any
estate specified by subdivisfon {1) or {2) of Section 761 in property, and includes (1) single-family resldential property, {2) multivntt residential property with more
than four dwelling units, {3} commerclal real property, (4} vacant land, (3} a ground lease coupled with improvements, or {6) a manufactured home as defined in
Section 18007 of the Health and Safety Code, ora mobllehome as defined In Section 18008 of the Health and Safety Cade, when offered {or sale or sold through an
agent pursuant to the authority contatned in Saction 10431.6 of the Buslness and Professions Code, (k) “Real property transaction” means a transaction for the sale of
real property in which an agent Is retained by a buyer, seller, or both a buyer and sefler to act in that transattion, and Includes a Hsting or an offer to purchase. (1)
“Sell” “sale,” or “sold” refers to a transaction for the teansfer of real property fram the seller ta the bauyer and Includes exchanges of real property between the seller
and buyer, transactions for the creatfon of a real property sales contract withia the meaning of Section 2985, and transactions for the creation of a leasehold
axceeding one year's duration, {m) “Seller” means the transferor in a real properly transaction and incudes an owner who Hsts real property with an agent, whether
or not a transfer results, or who recelves an offer to purchase real propertly of which he or she Is the owner from an agenton behalf of another. *Seller” includes hoth
avendor and a lessor of real property. {n) “Buyer's agent” means an agent whe represents a buyer In a real property transactfon.

2079.24. A seller's agent and buyer's agent shall provide the seller and buyer In a real property transaction with a copy of the disclosure form specified In Secllon
2072.16, and shall obtaln a slgned acknowladgment of receipt from that seller and buyer, except as provided in Section 2079.15, as follows: (a) The seller’s agent, if
any, shall provide the disclosure formto the selier prior to entering into the listing agreement, (k) The buyer's agent shall provide the disclosura form to the buyer as
001 33 practicable prior to executfon of the buyer's offer to purchase. If tha offer to purchase Is not prepared by the buyer's agent, the buyar's agent shall present the
disclosure form to the buyer not later than the next business day after recelving the offer to purchase from the buyer,

2079.15. In any clrcumstance In which the seller or buyer refuses to sign an acknowledgment of recelpt puirsuant to Section 2079.14, the agent shall set forth, sign,
and date awritten declaration of the facts of the refusal,

2079.16 Reproduced on Page 1 of this AD form,

207912} As soon as practicable, the buyer's agent shall disclose to the buyer and seller whether the agent Is acting in the real property transaction as the buyar's
agent, of a¢ & dual agent representing both the buyer and the seller. This relationship shall be canfirmed In the contract to purchase and sell real property or ina
separate writing executed or acknewledged by the seller, the buyer, and the buyar's agent prlot to or caincldent with execution of that contract by the buyer and the
selfer, respectively. {b) As soon as practicable, the seller’s agent shall disclose ta the seller whether the seller’s agent Js acting tn the real property transaction as the
seller's agent, or as a dual agent representing both the buyer and seller, This relationship shall be confirmed In the contract to purchase and sell real property or in a
separate writing executed or acknowledged by the seller and the seller’s agent prior to or colncident with the execution of that contract by the seller,
{C} CONFIRMAYION: The follawing ag are o his teansaction,

Seller's Brokerage Firm DO'NOGT COMPLETE; SAMPLE'ONLY Licanse Number

Is the broker of {check cne); [T Ihe sefler; or O both the buyer and sellar, {duat agent)

Saller's Agent BO'NOT.C ETE SAMPLE ONLY Licanse Number

Is {chack ona}: T3 the Sellar's Ag (sa!esparsong; broker assoclate); or [3 both the Buyer's Agent and the Saller's Agent. {duat agent)

Buyer's Brokerage Firm BONOT COMPLETE SAMPLE ONLY. tleense Number

Is the broker of (check one): O the buyer; or O both the buyer and seller, (dual agent)

Buyer's Agent DONOT-COMPLETE; SAMPLE ONLY License Number

Is (check one): O the Buyer's Agent. (salesperson or broker asseclate); or [1 both the Buyer's Agent and the Seller's Agent. (dual agent)

(d} The disclosures and confirmation required by this section shall be inaddition to the disclosure requlred by Section 2079.14, An agent’s duty to provide disclosure
and confirmation of representation Inthis section maybe performed by areal estate salesperson or broker assoclate affillated with that hroker,

207918 (Repealed pursuant to AB-1289, 2017-18 California Legisfative sesslon}

2075,12 The payment of compensation or the obligation ta pay compensation to an agent by the sefer or buyer Is not necessarlly determinative of a particular agency
relationship between an agent and the seller or buyer. Alisting agent and a selling agent may agree Lo share any compensation or cemmission pald, or any sight to any
caempensation or commission for which an obligation arlses as tha result of a real estata transaction, and the terms of any such agreament shall not necessarily be
determinative of a particutar relatienship.

2079.20 Nothing inthis artfcle prevents an agent from selecting, as a candltion of the agent’s loyment, a specific form of agency relationship not specifically
.rﬂ"i
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prohibited by this article If the requirements of Section 2078.14 and Seclion 2079.17 are complied with,

2079.21 {s) A dual agent may not, without the express permission of the seller, disclose to the buyer any confidential information oblalned from the selier, {b} A dua!
agent may nat, without the express permlisslon of the buyer, disclose to the selfer any confidential Information obtalned fram the buyer. (c]) “Confidential Information”
raeans facts relating to the ellent’s financial position, mativations, bargalning position, or other persenat Information that may Impact price, such as the sefler s willing
toaccept a price less than the Hsting price or the buyer Iswilfing to pay a price greater than the price offered. (d} This section does not alter In any way the duty or
responsibliity of a dual agent to any principal with respect to confidential Information other than price,

2079.22 Nothing In this article precludes a seffer’s agent from also being a buyer’s agent, f a seller or buyer in a transaction cooses to not be represented by an
agent, that does not, of itself, make that agent a duat agent,

2079.23 {a) A contract between the princlpal and sgent may be modified or altered to change the agency relationship at any time before the performance of the act
which is the obect of the agency with the wrilten consent of the parties to the agency relationship. {b} A lender or an auction company retained by a lender to
conteol aspects of a transaction of real property subject to this pan, Including vaikdating the sales price, shall not require, as a condition of recelving the lender's
approval of the transaction, the homeowner or listing agent to defend or indemnify the lender of auctian company from any lishility alleged to result from the actions
of the lender or auction company. Any dause, provision, covenant, or agreement purporting to impose an obfigation te defend or Indemnify a lender or an auction
company In violation of this subdivision s agalnst public polley, vold, and unenforceable.

2079.24 Nothing In this article shall be construed to either diminish the duty of disclosure owed huyers and sellers by agents and thelr assoelate licensees, subagents,
and employees or to refleve agents and thelr assoclate licensees, subagents, and employees from Habliity for thelr conduct In connection with acts governed by this
article or for any breach of a fiduclary duty or a duty of disclosure.

AR CRE, 500 North Brand Blvd, Sulta 00, Glendate, CA 91203, Tel 213-687-8777, Emall contracts@alrcre.com
NOTICE: No part of these works may be repraduced In any form withous permission tn writing.
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LEASE TERMINATION AGREEMENT

This Letasc Termination Agreement (“Agreement”) is made as of May 20, 2021, by and
between Creative Concepts Group, LLC, a California limited liability company (“Landlord™).

and Pedro Barragan and Lazy Daisy Cafe, Inc. (collecti vely “Tenant™).

A. o Landlord (as successor in interest to Creative Concept Group, Inc.) and Tenant (as
successor In iInterest to Yongmi Kim and Zong Eun Kim) are parties to that certain Standard
Multi-Tenant Shopping Center Lease — Net, dated November 30, 2009, as amended by that
certain First Amendment to Lease dated November 8, 2010; as assigned pursuant to that certain
Assignment of Lease dated on or about November 30, 2010; as assigned pursuant to that certain
Assignment of Lease dated on or about September 26, 2011; as further amended by that certain
Second Amendment to Lease dated June 13, 2014: as further amended by that certain Third
Amendment to Lease Agreement dated April 24, 2017; as further amended by that certain
Fourth Amendment to Lease Agreement dated November 16, 2018; as further amended by that
certain Fifth A_mendment to Lease Agreement dated January 27, 2020 (collectively, the “Lease™)
for that certain premises consisting of approximately 3,020 rentable square feet of space
located at 11913 Wilshire Blvd., Los Angeles, CA 90025 (the “Premises”), as more particularly

described in the Lease.

B. The parties desire to terminate the Lease prior to the current Lease Expiration Date,
on the terms and conditions of this Agreement.

NOW, THEREFORE, in consideration of the mutual covenants and upon the conditions
contained herein, and for other good and valuable consideration, the receipt and sufficiency
of which are hereby acknowledged, Landlord and Tenant hereby agree as follows:

1. Termination of Lease. The parties agree that the Lease shall terminate on August
31, 2021 (“Termination Date”), and the Termination Date shall be deemed the “Expiration

Date”. Tenant shall surrender the Premises and shall remove all personal property, furniture,
fixtures, and equipment from the Premises prior to the Termination Date.

2. Consideration. As consideration for the termination of the Lease and provided no
material Default then exists under the terms of the Lease:

a. Free Rent. Landlord shall abate all Rent, in full, including any and all CAM
charges/Additional Rent, for the months of June, July and August, 2021.

b. Termination Payment. In the event the Tenant has surrendered the
Premises in accordance with this Agreement and the Lease on or prior to the Termination Date,
Landlord shall pay to Tenant, a one-time, termination fee in the amount of $300,000.00

(“Termipation Pavment”) no later than June 30, 2021. Such amount, if elected by Landlord
may be deposited in Tenant’s attorney’s client trust account, for distribution on August 31, 2021,

or Landlord may use a commercial escrow company for such disbursement. Costs for escrow or
trust account usage shall be borne by the Parties equally. Additionally, Tenant’s security deposit
of $8,505.00, shall be returned in full to Tenant, on the day of final move-out.
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5. Miscellaneous. If either party hereto commences an action against the other to
enforce any of the terms hereof, or to obtain damages for any alleged breach of any of the
terms hereof, or for a declaration of rights hereunder, the losing party shall pay to the
prevailing party the prevailing party's reasonable attorneys' fees and costs incurred in
connection with the prosecution of such action, whether or not such action proceeds to trial or
appeal. Any and all dispute resolution including litigation shall take place in the County of Los
Angeles. The internal laws of California shall apply to all litigation. This Agreement shall inure
to the benefit of, and shall be binding upon, the parties hereto and their respective legal
representatives, successors and assigns. Time is of the essence of this Agreement and the
provisions contained herein. The parties have read this Agreement and mutual release as
contained herein, and on the advice of counsel they have freely and voluntarily entered into this
Agreement. All of the foregoing recitals are incorporated herein as though set forth at length.
Capitalized terms used herein but not otherwise defined herein shall have the meanings assigned
to such terms in the Lease. This Agreement may be executed in counterparts, each of which
shall be deemed an original part and all of which together shall constitute a single agreement.

6. Authority. All parties signing this Agreement attest to the fact they he/she has th.e
proper corporate authority to enter into this Agreement and bind the entity in which he/she is
signing on behalf of.

IN WITNESS WHEREOF, the parties have entered into this Agreement as of the day and
year first set forth above.

LANDLORD: . TENANT:

LAZY DAISY CAFE, INC.
CREATIVE CONCEPTS GROUP, LLC

a California limited liability company
ﬂDOCUSignm By: ?e-&tb Ea.\t_*éu. oA
wine. Marie Badumann PEDRO BARRAGAN

Anne M?ﬁg‘ﬁeggﬁ?ﬂaﬂﬂmﬂ of the
Second Amended And Restated John
J. Vinciguerra Trust dated

June 6,2017

Manager

DocuSigned by:

By:|_Jdun ) Vindiguerva (ll, Truster
4 P37 iviéd Fuerra, 111, Trustee of the
Second Amended And Restated
John J. Vinciguerra Trust dated
June 6,2017
Manager

By:

ST "
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LEASE TERMINATION AGREEMENT

THIS LEASE TERMINATION AGREEMENT (“Agreement”) is made and entered into as of
June 15 , 2021, by and between CREATIVE CONCEPTS GROUP, LLC, a California limited liability
company (“Landlord”), JV NOODLES LLC, a California limited liability company (“Tenant™), and HUA
GUI LIANG, an individual (“Guarantor”).

A Landlord (as successor in interest to Creative Concepts Group, Inc.) and Tenant are parties
to that certain Standard Multi-Tenant Shopping Center Lease — Net, October 23, 2019 (the “Lease”) for
that certain premises consisting of approximately 3,020 rentable square feet of space located at 11911
Wilshire Blvd., Los Angeles, CA 90025 (the “Premises™), as more particulaily described in the Lease

B. Guarantor exccuted that certain Guaranty of Lease on October 25, 2019 (“Guaranty”), in
favor of Landlord in connection with the obligations of Tenant under the Lease.

C. The parties desire to terminate the Lease on the terms and conditions of this Agreement.

NOW, THEREFORE, in consideration of the mutual covenants and upon the conditions contained
herein, and for other good and valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, Landlord, Tenant, and Guarantor hereby agree as follows:

1. Recitals: Capitalized Terms. All of the foregoing recitals are incorporated herein as though
set forth at length. Capitalized terms used herein but not otherwise defined herein shall have the meanings
assigned to such terms in the Lease.

2. Surrender of Premises and Termination of Lease and Guaranty. The Tenant agrees to and
shall surrender the Premises and all of Tenant's right, title and interest in and to the Premises on or before
thirty (30) days following the date of this Agreement (“Termination Date™), and shall comply with all
terms and conditions of this Agreement relating to the retumn of the Premises to Landlord upon the
Termination Date. Notwithstanding anything to the contrary in the Lease, Tenant shall have the right to
remove all of its personal property, including without limitation Tenant's trade fixtures and equipment,
furniture, furnishings, and fixtures including without limit the followin g: walk-in coolers, walk-in freczers,
exhaust hood systems, griddle, stoves, ovens, broilers, grills, rice cookers, fryers, refrigerators, freezers,
prep and work tables, prep and work counters, soda machines and fountains, ice making machines, dining
chairs, dining tables, wall decorations, and any trade fixtures or signs bearing Tenant's trademark, trade
name, trade dress, or logo. Further notwithstanding anything to the contrary in the Lease, Tenant shall use
commercially reasonable efforts to minimize damage caused by the removal of any such items but shall not
be obligated to repair any damage caused by such removal. The Lease shall terminate as of the Termination
Date. The Termination Date shall be deemed the “Expiration Date”. Upon the Expiration Date, the Lease
and Guaranty shall each be rendered of no further force or effect, and Landlord’s and Tenant’s respective
obligations and liabilities arising under and related to the Lease and Guarantor’s obligations and liabilities
arising under and related to the Guaranty, shall cease. Notwithstanding anything to the contrary in the Lease
or the Guaranty, no obligations of Landlord, Tenant, or Guarantor under the Lease or the Guaranty shall
survive the Expiration Date.

3. Consideration. As consideration for the termination of the Lease and provided no Breach
then exists under the terms of the Lease, Landlord hereby agrees to pay to Tenant the sum of $400,000
(“Iermination Fee”), and release any claims to any delinquent or deferred rent under the terms of the
Lease. The Termination Fee which shall be payable in accordance with the terms of that certain Promissory
Note in the form attached hereto as Exhibit A (“Promissory Note®) and that certain Deed of Trust in the
form attached hereto as Exhibit B (“Deed of Trust™).
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4. Contingency. This Agreement is contingent upon satisfaction of the following conditions,
which the parties agree to perform on the Termination Date: (a) Landlord’s delivery to Tenant of the fully
executed Promissory Note, (b) Landlord’s delivery to Tenant of a fully executed Deed of Trust recorded in
the public records of Los Angeles County, California, (¢) Landlord’s return to Tenant of the $24,994.28
security deposit currently held by Landlord under the Lease, and (d) Tenant’s delivery of possession of the
Premises to Landlord in accordance with the provisions of this Agreement.

- Release by Tenant. Effective on the Termination Date, Tenant, on behalf of itself and ifs.
predecessors, successors, affiliates and assigns, and all other persons, firms and corporations claiming
through Tenant, and each of them (collectively, the “Tenant Releasing Parties”), does hereby release
Landlord and its predecessors, successors, affiliates and assigns, and their respective partners, officers,
sharcholders, agents, contractors, representatives, members, employees and attorneys (collectively the
“Landlord Released Parties™), of and from any and all claims, demands, disputes, damages, liabilities,
obligations, controversies, debts, costs, expenses, lawsuits, actions, causes of action and other rights to
relief, both legal and equitable, of every kind and nature, whether now known or unknown, suspected or
unsuspected, past or present, contingent or fixed, which the Tenant Releasing Parties, or any of them, now
have, had, or at any time hereafter may have, against the Landlord Released Parties, or any of them, arising
out of or in connection with the Lease, the Premises, or any dealings between the Landlord Released Parties,
or any of them, on the one hand, and the Tenant Releasing Parties, or any of them, on the other hand. In
connection therewith, Tenant hereby expressly waives all rights which it has, or may hereafter claim to
have; that any claim, demand, obligation and/or cause of action has, through ignorance, oversight or error,
been omitted from the terms of this Agreement, and hereby expressly waives all rights it may have, or claim
to have, under the provisions of California Civil Code Section 1542, or equivalent law of any jurisdiction,
which provides:

“A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS THE CREDITOR DOES
NOT KNOW OR SUSPECT TO EXIST IN HIS OR HER FAVOR AT THE TIME OF
EXECUTING THE RELEASE, WHICH IF KNOWN BY HIM OR HER MUST HAVE
MATERIALLY AFFECTED HIS OR HER SETTLEMENT WITH THE DEBTOR.”

VD

Tenant's Initials

6. Release by Guarantor. Effective on the Termination Date, Guarantor, on behalf of itself
and. its predecessors, successors, affiliates and assigns, and all other persons, firms and corporations:
claiming through Guarantor, and each of them (collectively, the “Guarantor Releasing Parties”), does
hereby release the Landlord Released Parties, of and from any and all claims, demands, disputes, damages,
liabilities, obligations, controversies, debts, costs, expenses, lawsuits, actions, causes of action and other
rights to relief, both legal and equitable, of every kind and nature, whether now known or unknown,
suspected or unsuspected, past or present, contingent or fixed, which the Guarantor Releasing Parties, or
any of them, now have, had, or at any time hereafter may have, against the Landlord Released Parties, or
any of them, arising out of or in connection with the Lease, the Premises, or any dealings between the
Landlord Released Parties, or any of them, on the one hand, and the Guarantor Releasing Parties, or any of
them, on the other hand. In connection therewith, Guarantor hereby expressly waives all rights which it
has, or may hereafter claim to have, that any claim, demand, obligation and/or cause of action has, through:
ignorance, oversight or error, been omitted from the terms of this Agreement, and heréby expressly waives
all rights it may have, or claim to have, under the provisions of California Civil Code Section 1542, or
equivalent law of any jurisdiction, which provides:

“A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS THE CREDITOR DOES
NOT KNOW OR SUSPECT TO EXIST IN HIS OR HER FAVOR AT THE TIME OF
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EXECUTING THE RELEASE, WHICH IF KNOWN BY HIM OR HER MUST HAVE
MATERIALLY AFFECTED HIS OR HER SETTLEMENT WITH THE DEBTOR.”

Guarantor Initials

7. Release by Landlord. Effective on the Termination Date, Landlord, on behalf of itself and
its predecessors, successors, affiliates and assigns, and all other persons, firms and corporations claiming
through Landlord, and each of them (collectively, the “Landlord Releasing Parties™), does hereby release
Tenant, Guarantor and their predecessors, successors, affiliates and assigns, and their respective partners,
officers, shareholders, agents, contractors, representatives, members, employees and attorneys (collectively
the “Tenant Released Parties”), of and from any and all claims, demands, disputes, damages, liabilities,
obligations, controversies, debts, costs, expenses, lawsuits, actions, causes of action and other rights to
relief, both legal and equitable, of every kind and nature, whether now known or unknown, suspected or
unsuspected, past or present, contingent or fixed, which the Landlord Releasing Parties, or any of them,
now have, had, or at any time hereafter may have, against the Tenant Released Parties, or any of them,
arising out of or in connection with the Lease, the Premises, or any dealings between the Tenant Released
Parties, or any of them, on the one hand, and the Landlord Releasing Parties, or any of them, on the other
hand. In connection therewith, Landlord hereby expressly waives all rights which it has, or may hereafter
claim to have, that any claim, demand, obligation and/or cause of action has, through ignorance, oversight
or error, been omitted from the terms of this Agreement, and hereby expressly waives all rights it may have,
or claim to have, under the provisions of California Civil Code Section 1542, or equivalent law of any
jurisdiction, which provides:

“A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS THE CREDITOR DOES NOT
KNOW OR SUSPECT TO EXIST IN HIS OR HER FAVOR AT THE TIME OF EXECUTING
THE RELEASE, WHICH IF KNOWN BY HIM OR HER MUST HAVE MATERIALLY
AFFECTED HISOR HER, SETTLEMENT WITH THE DEBTOR.”

8. Representations and Warranties.

a. By Tenant. Tenant represents and warrants that: (1) Tenant is the rightful owner
of all of the Tenant's interest in the Lease; (2) Tenant has not assigned, transferred or conveyed, and agrees
not to assign, transfer or convey its interest in the Premises, the Lease, or any claims or potential claims it
may have against Landlord or any of the Landlord Released Parties; (3) Tenant has the full power, authority
and legal right to enter into and to perform and observe the provisions of this Agreement without the
authorization and consent of any other party or entity; (4) Tenant has no current, actual knowledge of any
fact or circumstance which would give rise to any claim, demand, obligation, liability, action or cause of
action arising out of or in connection with Tenant's occupancy of the Premises; (5) to Tenant’s current,
actual knowledge, Landlord is not in default under the Lease (nor does Tenant have any defenses or offsets
to the timely performance of Tenant’s obligations under the Lease or this Agreement); and (6) there are no
outstanding contracts for the supply of labor or material and no work has been done or is being done in, to
or about the Premises which has not been fully paid for and for which appropriate waivers of mechanic's
liens have not been obtained.

b. By Guarantor. Guarantor represents and warrants that: (1) Guarantor has not
assigned, transferred or conveyed, and agrees not to assign, transfer or convey its interest in the Premises,
the Lease, the Guaranty, or any claims or potential claims it may have against Landlord or any of the
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EXECUTING THE RELEASE, WHICH IF KNOWN BY HIM OR HER MUST HAVE
MATERIALLY AFFECTED HIS OR HER SETTLEMENT WITH THE DEBTOR.”

\ Lz

arantor Initials

7. Release by Landlord. Effective on the Termination Date, Landlord, on behalf of itself and
its predecessors, successors, affiliates and assigns, and all other persons, firms and corporations claiming
through Landlord, and each of them (collectively, the “Landlord Releasing Parties”), does hereby release
Tenant, Guaranior and their predecessors, successors, affiliates and assigns, and their respective partners,
officers, shareholders, agents, contractors, representatives, members, employees and attorneys (collectively
the “Tenant Released Parties™), of and from any and all claims, demands, disputes, damages, liabilities,
obligations, controversies, debts, costs, expenses, lawsuits, actions, causes of action and other rights to
relief, both legal and equitable, of every kind and nature, whether now known or unknown, suspected or
unsuspected, past or present, contingent or fixed, which the Landlord Releasing Parties, or any of them,
now have, had; or at any time hereafter may have, against the Tenant Released Parties, or any of them,
arising out of or in connection with the Lease, the Premises, or any dealings between the Tenant Released
Parties, or any of them, on the one hand, and the Landlord Releasing Parties, or any of them, on the other
hand. In connection therewith, Landlord hereby expressly waives all rights which it has, or may hereafier
claim to have, that any claim, demand, obligation and/or cause of action has, through ignorance, oversight
or error, been omitted from the terms of this Agreement, and hereby expressly waives all rights it may have,
or claim to have, under the provisions of California Civil Code Section 1542, or equivalent law of any

jurisdiction, which provides:

“A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS THE CREDITOR DOES NOT
KNOW OR SUSPECT TO EXIST IN HIS OR HER FAVOR AT THE TIME OF EXECUTING
THE RELEASE, WHICH IF KNOWN BY HIM OR HER MUST HAVE MATERIALLY
AFFECTED HIBOR ETTLEMENT WITH THE DEBTOR.”

N g

Landlord Inifials

8. Representations and Warranties.

a. By Tenant. Tenant represents and warrants that: (1) Tenant is the rightful owner
of all of the Tenant's interest in the Lease; (2) Tenant has not assigned, transferred or conveyed, and agrees
not to assign, transfer or convey its interest in the Premises, the Lease, or any claims or potential claims it
may have against Landlord or any of the Landlord Released Parties; (3) Tenant has the full power, authority
and legal right to enter into and to perform and observe the provisions of this Agreement without the
authorization and consent of any other party or entity; (4) Tenant has no current, actual knowledge of any
fact or circumstance which would give rise to any claim, demand, obligation, liability, action or cause of
action arising out of or in connection with Tenant's occupancy of the Premises; (5) to Tenant’s current,
actual knowledge, Landlord is not in default under the Lease (nor does Tenant have any defenses or offsets
to the timely performance of Tenant’s obligations under the Lease or this Agreement); and (6) there are no
outstanding contracts for the supply of labor or material and no work has been done or is being done in, to
or about the Premises which has not been fully paid for and for which appropriate waivers of mechanic's

liens have not been obtained.

b. By Guarantor. Guarantor represents and warrants that: (1) Guarantor has not
assigned, transferred or conveyed, and agrees not to assign, transfer or convey its interest in the Premises,
the Lease, the Guaranty, or any claims or potential claims it may have against Landlord or any of the
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Landlord Released Parties; (2) Guarantor has the full power, authority and legal right to enter into and to.
perform and observe the provisions of this Agreement without the authorization and consent of any other
party or entity; (3) Guarantor has no: current, actual knowledge of any fact or circumstance which would
giverise to any claim, demand, obligation, liability, action or cause of action arising-out of or in connection
with Tenant's occupancy of the Premises; and (4) to Guarantor’s current, actual knowledge, Landlord is not
in default under the Lease or Guaranty (nor does Guarantor have any defenses or offsets to the timely
performance of Guarantor’s obligations under the Lease, the Guaranty or this Agreement).

c. By Landlord. Landlord represents and warrants that: (1) Landlord is the rightful
owner of all of the Landlord's interest in the Lease and that Landlord owns fee title to the Premises; (2)
Landlord has not assigned, transferred or conveyed, and agrees not to assign, transfer or convey its interest
in'the Premises, the Lease, or any claims or potential claims it may have against Tenant or any of the Tenant
Released Parties; (3) Landlord has the full power, authority and legal right to enter into and to perform and
observe the provisions of this Agreement without the authorization and consent of any other party or entity;
and (4) to Landlord’s current, actual knowledge, excluding, however, any delinquent rent as referenced in
Section 3 above, Tenant is not in default under the Lease.

9. Miscellancous.
a. Invalidity of Provisions. If any provision of this Agreement is found to be invalid

or unenforceable by any court of competent jurisdiction, the invalidity or unenforceability of any such
provision shall not affect the validity and enforceability of the remaining provisions hereof,

b. Attorneys’ Fees. If either party hereto commences an action against the other to
enforce any of the terms hereof, or to obtain damages for any alleged breach of any of the terms hereof, or
for a declaration of rights hereunder, the losing party shall pay to the prevailing party the prevailing party's
reasonable attorneys' fees and costs incurred in connection with the prosecution of such action, whether or
not such action proceeds to trial or appeal.

c. Governing Law. This Agreement shall be governed by and construed and enforced
in accordance with the laws of the State of California.

d. Authorization. Each individual and entity executing this Agreement on behalf of
a party hereby represents and warrants that it has the capacity set forth on the signature page hercof with
full power and authority to bind such party.

€. Binding Effect. This Agreement shall inure to the benefit of, and shall be binding
upon, the parties hereto and their respective legal representatives, successors and assigns.

f. Time of the Essence. Time is of the essence of this Agreement and the provisions
contained herein.

g. Voluntary Agreement. The parties have read this Agreement and mutual release
ag contained herein, and on the advice of counsel they have freely and voluntarily entered into. this
Agreement.

h. Further Assurances. Each of the parties hereto agrees to execute and deliver all

such further documents and to take all such further actions as may be reasonably. requested by the other
party hereto to effectuate fully the terms and provisions of this Agreement, provided.such documents or
actions do not limit, reduce or impair the rights of the party upon whom such request is made.
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i Electronic Signatures; Counterparts. Each party hereto, and their respective
successors and assigns shall be authorized to rely upon the signatures of all of the parties hereto on this
Agreement which are delivered by PDF or other electronic means as constituting a duly authorized,
irrevocable, actual, current delivery of this Agreement with original ink signatures of each person and
entity. This Agreement may be executed in counterparts, each of which shall be deemed an original part
and all of which together shall constitute a single agreement.

j. Binding Agreement. This Agreement shall be binding upon and inure to the
benefit of the heirs, successors and assigns of the parties hereto.

IN WITNESS WHEREOF, the parties have entered into this Agreement as of the day and year first

set forth above.
LANDLORD: TENANT:
CREATIVE CONCEPTS GROUP, LLC JV NOODLES LLC,
a California limited liability company a California limited liability company
DocuSigned by:
lvint. Marie Pacmanin W
BY: roressioronmiso- By:
Anne Marie Bachman, Trustee of the Name: _Vy Duong
Second Amended And Restated Its: _ Manager/Member
John J. Vinciguerra Trust dated
June 6, 2017
Manager GUARANTOR:

DocuSighed by:

By Jelun 3 iwdigarva, (ll) Truster
miguerra, I11, Trustee of the
Second Amended And Restated HUA GUI LIANG
John J. Vinciguerra Trust dated
June 6, 2017
Manager
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i Electronic Signatures: Counterparts. Each party hereto, and their respective

successors and assigns shall be authorized to rely upon the signatures of all of the parties hereto on this
Agreement which are delivered by PDF ar other electronic means as constituting a duly authorized,
irrevocable, actual, current delivery of this Agreement with original ink signatures of each person and
entity. This Agreement may be executed in counterparts, each of which shall be deemed an original part
and all of which together shal constitute a single agreement.

i Binding Agreement. This Agreement shall be binding upon and inure to the
benefit of the heirs, successors and assigns of the parties hereto.

IN WITNESS WHEREOF, the parties have entered into this Agreement as of the day and year first
set forth above.

LANDLORD: TENANT:

CREATIVE CONCEPTS GROUP, LLC JV NOODLES LLC,
a California limited liability company a California limited liability company

DocuSigned by:

By: Qwnt Mari Parmann By:

TCTBBE#ST

Anne Marie Bachman, Trustee of the Name: _Vy Duong

Second Amended And Restated Its: __Manager/Member
John J. Vinciguerra Trust dated

June 6, 2017
Manager.....

By: I Jolun ) Vindiguorva (ll, Trustee
John J. Vinciguerra, 11, Trustee of the

Second Amended And Restated
John J. Vinciguerra Trust dated
June 6, 2017

Manager
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EXHIBIT A

PROMISSORY NOTE

$400,000.00 Date: , 2021

For value received, the undersigned, CREATIVE CONCEPTS GROUP, LLC, a California limited liability
company (“Borrower™), promises to pay to JV NOODLES LLC, a California limited liability company (“Lender”)
‘or its-order, the principal sum of Four Hundred Thousand and 00/100 Dollars ($400,000.00), together with interest
on the unpaid principal hereof at the rate of Six Percent (6.0%) per annum (“Interest Rate™) on the unpaid Principal
Balance in consecutive monthly:payments as set forth below:

Interest Only Pavments. Borrower shall make monthly installment payments of interest only on the first (1st) day
of every month beginning on 1, 2021, in the sum of $2,000.00 each. Interest on the principal balance of this
Note shall be calculated on a monthly basis using, as the agreed method of calculation, a three hundred sixty (360)
‘day year consisting of twelve (12) months of thirty (30) days each; provided, however, that interest for a period of
less than a full month shall be calculated by multiplying the actual n_umber of days elapsed during such partial
month by a daily rate based upon a threc hundred sixty-five (365) day year and the interest rate then due under this
Note. Principal and interest are payable in lawful money of the United States.

Maturity Date and Final Pavyment. The Maturity Date is and Final Payment is due on that day which this is the
second (2"%) anniversary of the date above, and shall include all unpaid principal, interest, charges and other amounts
due hereunder, subject to adjustment as provided below. Each payment shall be credited first to the interest then
due and then to principal, and then the charges due, and interest shall thereupon cease upon the principal so credited,
except upon default Lender may-allocate payment(s) to principal, interest and/or charges at its discretion, Borrower
acknowledges and agrees that this Note contains a balloon payment. The outstanding principal balance of this Note
plus any accrued Interest are due and payable at the Maturity Date. There is no amortization of principal under this
Note prior to the Maturity Date.

Prepayment. The Loan may be paid off at any time without any penalty provided Borrower pays the interest
through the payoff date.

Default. If Borrower should default in the payment of this Note or the performance of the Deed of Trust, then
Lender may declare the entire balance hereof immediately due and payable. Borrower shall be liable for all
expenses of collection, including attorneys fees and costs. The Default Interest Rate in the amount of ten percent
1(10%) shall apply from the date of the Borrower’s default until the date that such default is cured.

Attorneys' Fees and Other Expenses. Borrower shall pay upon demand reasonable attomeys fees, advances to
lienholders senior to Lender, and all other out-of-pocket expenses, incurred by Lender in connection with the
exercise of any right or remedy under this Note and any Deed of Trust or other security instruments securing this
Note, including attorneys' fees incurred by Lender if: (a) legal counsel is engaged to assist in the collection of this
Note after a default hereunder whether or not suit is instituted, (b) Borrower or any other party purporting to hold
-an interest in the property securmg this Note becomes subject to legal proceedmgs such as condemination, or
‘proceedings under the provisions of the Bankruptcy Code, and Lender in the exercise of prudent business practices
engages counsel to represent the interests of Lender.

Miscellaneous. This Note and all of the covenants, promises, and agreements contained in it and in the
-accompanying loan documents shall be binding on and inure to the benefit of their respective legal and personal -
representatives, devisees, heirs, successors, and assigns. Time is of the essence for each and every obligation under
this Note. This Note shall be governed by and construed in accordance with the laws of the State of California
apphed to contracts between residents thereof, to be wholly performed within the State of California. This Note

PROMISSORY NOTE-PAGE 1
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and any provisions hereof may be changed, waived, discharged or terminated but only by an instrument in writing

signed by both Borrower and Lender.
IN WITNESS WHEREOF, the undersigned has executed this instrument as of the date set forth above.
BORROWER:

CREATIVE CONCEPTS GROUP, LLC
a California limited liability company

By: [exhibit — do not sign]
Anne Marie Bachman, Trustee of the
Second Amended And Restated
John J. Vinciguerra Trust dated
June 6, 2017
Manager

By: [exhibit — do not sign]
John J. Vinciguetra, III, Trustee of the
Second Amended And Restated
John J. Vinciguerra Trust dated
June 6, 2017
Manager

PROMISSORY NOTE- PAGE 2
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EXHIBIT B
DEED OF TRUST
RECORDING REQUESTED BY:
WHEN RECORDED, MAIL TO:
JV Noodles LLC

Attn: Yih Hsuen Sun
21700 Copley Dr., Suite 320
Diamend Bar, CA 91765

(Above Space for Recorder's Use)

SHORT FORM DEED OF TRUST, ASSIGNMENT OF RENTS,
SECURITY AGREEMENT & FIXTURE FILING

THIS SHORT FORM DEED OF TRUST, ASSIGNMENT OF RENTS, SECURITY AGREEMENT & FIXTURE
FILING (*Deed of Trust”) is made this day of , 2021, by and among: CREATIVE
CONCEPTS GROUP, LLC, a California limited Liability company, whose address is 19640 Horace Street,
Chatsworth, CA 91311 (“Trustor”); CHICAGO TITLE INSURANCE COMPANY , whose address is 700 South
Flower, Suite 800, Los Angeles, California 90017 (“Trustee™); and JV NOODLES LLC, a California limited
liability company whose address is 21700 Copley Dr., Suite 320, Diamond Bar, CA 91765, Attn: Yih Hsuen Sun

(“Beneficiary”).

‘WITNESSETH: That Trustor irrevecably GRANTS, TRANSFERS AND ASSIGNS to TRUSTEE IN TRUST,
WITH POWER OF SALE. that property located at11911 Wilshire Blvd., in the City of Los Angeles, in the County
of Los Angeles, State of California, described in Exhibit A attached hereto. TOGETHER WITH the rents, issues
and profits thereof, SUBJECT, HOWEVER, to the right, power and authority given to and conferred upon
Beneficiary by patagraph (10) of the provisions incorporated herein by reference to collect and apply such rents,
issues and profits.

For the Purpose of Securing: 1. Performance of each agreement of Trustor incorporated by reférence or contained
herein. 2. Payment of the Property Advance in the sum of $400,000.00, as defined and evidenced by that certain
Promissory Note, dated as of » 2021, and any extension or renewal thereof, executed by Trustor in
favor of Beneficiary or order. 3. Payment of such further sums as the then record owner of said property may
borrow from Beneficiary, when evidenced by another note (or notes) reciting it is so secured. '

To Protect the Security of This Deed of Trust, Trustor Agrees: By the execution and delivery of this Deed of Trust
and the rate secured hereby, that provisions (1) to (14), inclusive, of the fictitious deed of trust recorded October

23, 1961, in the book and at the page of Official Records in the office of the county recorder of the county where
said property is located, noted below opposite the name of such county, viz.:

COUNTY DATE BOOK PAGE
ORANGE 9/6/68 8714 147
VENTURA 9/6/68 3363 84
LOS ANGELES 8/28/68 T5910 842
SAN DIEGO 9/10/68 SERIES 9 BOOK 1968 PAGE 155820

SHORT FORM DEED OF TRUST- PAGE 1
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(which provisions, identical in all counties, are printed on the reverse hereof) hereby are adopted and incorporated

herein and made a part hereof as fully as though set forth herein at length; that he will observe and perform said
‘provisions; and that the references to property, obligations, and parties in said provisions shall be construed to

refer to the property, obligations, and parties set forth in this Deed of Trust.

mailed to him at his address hereinbefore sct forth.

The undersigned Trustor requests that a copy of any Notice of Default and of any Notice of Sale hereunder be

TRUSTOR:

CREATIVE CONCEPTS GROUP, LLC
a California limited liability company

By:

By:

[exhibit — do not sign]

Anne Marie Bachman, Trustee of the
Second Amended And Restated
John J. Vinciguerra Trust dated

June 6,-:2017

Manager

[exhibit — do not gien]

John J. Vinciguerra, ITI, Trustee of the
Second Amended And Restated

John J. Vinciguerra Trust dated

June 6, 2017

Manager

SHORT FORM DEED OF TRUST- PAGE 2
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A notary public or other officer completing this certificate verifies only the identity of the individual
who signed the document to which this certificate is attached, and not the truthfulness, accuracy, or
validity of that document.

. - State
of California
‘County of
On , 2021, before me, , Notary Public personally
appeared » who proved to me on the basis of satisfactory evidence to be

the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to me that he/she/they
executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument.

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

‘WITNESS my hand and official seal.

Signature (Seal)

SHORT FORM DEED OF TRUST-PAGE 3
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EXHIBIT A TO DEED OF TRUST
(Description of Real Property)

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF LOS ANGELES, IN THE
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

PARCEL 1:

LOTS 1 AND 2 IN BLOCK 4 OF THE WESTGATE TRACT, IN THE CITY OF LOS ANGELES, COUNTY

OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 7 PAGE 22 OF
MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

PARCEL 2:

LOT 3 IN BLOCK 4 OF THE WESTGATE TRACT, IN THE CITY OF LOS ANGELES, COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 7 PAGE 22 OF MAPS, IN THE
OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

APN: 4265-014-037 & 4265-014-038

SHORT FORM DEED OF TRUST — EXHIBIT A
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DO NOT RECORD

The following is a copy of provisions (1) to (14), inclusive, of the fictitious deed of trust, recorded
in each county in California, as stated in the foregoing Deed of Trust and incorporated by reference in said
Deed of Trust as being a part thereof as if set forth at length therein

To Protect the Security of This Deed of Trust, Trustor Agrees:

(1) To keep said property in good condition and repair, not to remove or demolish any building
thereon, to complete or restore promptly and in good and workmanlike manner any building which may be
constructed, damaged or destroyed thereon and to pay when due all claims for labor performed and
materials furnished therefor, to comply with all laws affecting said property or requiring any alterations or
improvements to be made thercon, not to commit or permit waste thercof, not to commit; suffer or permit
any act upon said property in violations of law to cultivate, irrigate, fertilize, fumigate, prune and do all
other acts which from the character or use of said property may be reasonably necessary, the specific
enumerations herein not excluding the general

(2) To provide maintain and deliver to Beneficiary fire insurance satisfactory to and with loss
payable to Beneficiary. The amount collected under any fire or other insurance policy may be applied by
Beneficiary upon indebtedness secured hereby and in such order as Beneficiary may determine, or at option
of Beneficiary the entire amount so collected or any part thereof may be released to Trustor. Such
application or release shall not cure or waive any default or notice of default hereunder or invalidate any
act done pursuant to such notice

(3) To appear in and defend any action or proceeding purporting to affect the security hereof or the
rights or powers of Beneficiary or Trustee, and to pay all costs and expenses including cost of evidence of
title and attorney's fees in a reasonable sum, in any such action or proceeding in which Beneficiary or
Trustee may appear, and in any suit brought by Beneficiary to foreclose this Deed

(4) To pay at least ten days before delinquency all taxes and assessments affecting said property,
including assessments on appurtenant water stock, when due, all encumbrances, charges and liens, with
interest, on said property or any part thercof, which appear to be prior or superior hereto, all costs, fees and
expenses of this Trust

Should Trustor fail to make any payment or to do any act as herein provided, then Beneficiary or
Trustee, but without obligation so to do and without notice to or demand upon Trustor and without releasing
Trustor from any obligation hereof, may make or do the same in such manner and to such extent as either
may deem necessary to protect the security hereof Beneficiary or Trustee being authorized to enter upon
said property for such purposes; appear in and defend any action or proceeding purporting to affect the
security hereof or the rights or powers of Beneficiary or Trustee, pay, purchase, contest or compromise any
encumbrance, charge or lien which in the judgment of either appears to be prior or superior hereto, and in
exercising any such powers, pay necessary expenses, employ counsel and pay his reasonable fees

(5) To pay immediately and without demand all sums so expended by Beneficiary or Trustee, with
interest from date of expenditure at the amount allowed by law in effect at the date hereof, and to pay for
any statement provided for by law in effect at the date hereof regarding the obligation secured hereby any
amount demanded by the Beneficiary not to exceed the maximum allowed by law at the time when said
statement is demanded

(6) That any award of damages in connection with any condemnation for public use of or injury to
said property or any part thereof is hereby assigned and shall be paid to Beneficiary who may apply or
release such moneys received by him in the same manner and with the same effect as above provided for
disposition of proceeds of fire or other insurance.

(7) That by accepting payment of any sum secured hereby after its due date, Beneficiary does not
waive his rights cither to require prompt payment when due of all other sums so secured or to declare default
for failure so to pay.

(8) That at any time or from time to time, without liability therefor and without notice, upon written
request of Beneficiary and presentation of this Deed and said note for endorsement, and without affecting

SHORT FORM DEED OF TRUST — EXHIBIT A
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the personal liability of any person for payment of the indebtedness secured hereby, Trustée may reconvey
any part of said property, consent to the making of any map or plot thereof; join in granting any casement
thereon; or join in any extension agreement or any agreement subordinating the lien or charge hereof.

(9) That upon written request of Beneficiary state that all sums secured hereby have been paid, and
upon surrender of this Deed and said note to Trustee for cancellation and retention and upon payment of its
fees, Trustee shall reconvey, without warranty, the property then held hereunder. The recitals in such
reconveyance of any matters or facts shall be conclusive proof of the truthfulness thereof. The grantee in
such reconveyance may be described as "The person or persons legally entitled thereto "Five years after
issuance of such full reconveyance, Trustee may destroy said note and this Deed (unless directed in such
request to retain them)

(10) That as additional security, Trustor hereby give to and confers upon Beneficiary the right,
power and authority, during the continuance of these Trusts, to collect the rents, issues and profits of said
property, reserving unto Trustor the right, prior to any default by Trustor in payment of any indebtedness
secured hereby or in performance of any agreement hereunder, to collect the rents, issues and profits of said
property, reserving unto Trustor the right, prior to any default by Trustor in payment of any indebtedness
secured hereby or in performance of any agreement hereunder, to collect and retain such rents, issues and
profits as they become due and payable. Upon any such default, Beneficiary may at any time without notice,
either in person, by agent, or by a receiver to be appointed by a court, and without regard to the adequacy
of any security for the indebtedness hereby secured, enter upon and take possession of said property or any
part thereof, in his own name sue for or otherwise collect such rents, issues and profits, including those past
due and unpaid, and apply the same, less costs and expenses of operation and collection, including
reasonable attorney's fees. Upon any indebtedness secured hereby, and in such order as Beneficiary may
determine. The entering upon and taking possession of said property, the collection of such rents, issues
and profits and the application thereof as aforesaid, shall not cure or waive any default or notice of default
hereunder or invalidate any act done pursuant to such notice.

(11) That upon default by Trustor in payment of any indebtedness secured hereby or in performance
of any agreement hereunder. Beneficiary may declare all sums secured hereby immediately due and payable
by delivery to Trustee of written declaration of default and demand for sale and of written notice of default
and of election to cause to be sold said property which notice Trustee shall cause to be filed for record.
Beneficiary also shall deposit with Trustee this Deed, said note and all documents evidencing expenditures
secured hereby .

After the lapse of such time as may then be required by law following the recordation of said notice
of default, and notice of sale having been given as then required by law, Trustee, without demand on
Trustor, shall'sell said property at the time and place fixed by it in said notice of sale, either as a whole or
in separate parcels, and in such order as it may determine, at public auction to the highest bidder for cash
in lawful money of the United States, payable at time of sale. Trustec may postpone sale of all or any portion
of said property by public announcement at such time and place of sale, and from time to time thereafter
may postpone such sale by public announcement at the time fixed by the preceding postponement Trustee
shall deliver to such purchaser its deed conveying the property so sold, but without any covenant or
warranty, express or implied. The recitals in such deed of any matters or facts shall be conclusive proof of
the truthfulness thereof. Any person, including Trustor, Trustee, or Beneficiary as hereinafter defined, may
purchase at such sale.

After deducting all costs, fees and expenses of Trustee and of this Trust, including cost of evidence
of title in connection with sale, Trustee shall apply the proceeds of sale to payment of all sums expended
under the terms hereof, not then repaid, with accrued interest at the amount allowed by law in effect at the
date hereof, all other sums then secured hereby, and the remainder, if any, to the person or persons legally
entitled thereto.

(12) Beneficiary, or any successor in ownership of any indebtedness secured hereby, may from
time to time, by instrument in writing, substitute a successor or successors to any Trustee named herein or
acting hereunder, which instrument, executed by the Beneficiary and duly acknowledged and recorded in
the office of the recorder of the county or counties where said property is situated, shall be conclusive proof

SHORT FORM DEED OF TRUST — EXHIBIT A
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of proper substitution of such successor Trustee or Trustees, who shall, without conveyance from the
Trustee predecessor, succeed to all its title, estate, rights, powers and duties. Said instrument must contain
the name of the original Trustor, Trustee and Beneficiary hereunder, the book and page where this Deed is
recorded and the name and address of the new Trustee.

(13) That this Deed applies to, inures to the benefit of, and binds all parties hereto, their heirs,
legatees, devisees, administrators, executors, successors and assigns. The term Beneficiary shall mean the
owner and holder, including pledgees, of the note secured hereby whether or not named as Beneficiary
herein in this Deed, whenever the context so requires, the masculine gender includes the feminine and/or
neuter, and the singular number includes the plural.

(14) That Trustee accepts this Trust when this Deed, duly executed and acknowledged, is made a
public record as provided by law. Trustee is not obligated to notify any party hereto of pending sale under
any other Deed of Trust or of any action or proceeding in which Trustor, Beneficiary or Trustee shall be a
party unless brought by Trustee.

SHORT FORM DEED OF TRUST — EXHIBIT A
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m =R
PROJECT DATA RESIDENTIAL UNIT MIX S 8g
PROJECT ADDRESS 11905, 11911 & 11913 WILSHIRE BLVD. ROOM TYPE AVERAGE UNIT (SF) TOTAL UNITS TOTAL AREA % E 3 37- 2
LOS ANGELES, CA 90025 1 BEDROOM 595 SF 38 22609 SF 45% . 23
LEGAL DESCRIPTION 2 BEDROOM 805 SF 20 16093 SF 32% 1= é
THE LAND REFERENCE TO HEREIN BELOW IS SITUATED IN THE CITY OF LOS ANGELES, S: 8
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS: STUDIO 491 SF 23 11297 SF 23% E: 2
PARCEL 1: . S 2
LOTS 1 AND 2 IN BLOCK 4 OF THE WESTGATE TRACT, IN THE CITY OF LOS ANGELES, COUNTY Grand total: 81 1891 SF 81 49998 SF = ‘g
OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 7 PAGE 22 OF 2 :
MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. OPEN SPACE CALCULATIONS Si §
PARCEL 2: Sk
LOT 3 IN BLOCK 4 OF THE WESTGATE TRACT, IN THE CITY OF LOS ANGELES, COUNTY OF LOS REQUIRED: 8
ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 7 PAGE 22 OF MAPS, IN UNIT TYPE # OF DWELLING UNITS SF/DU TOTAL (SF)
THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. STUDIO (<3 HABITABLE ROOMS) 23 UNITS 100 2300
1BEDROOM (<3 HABITABLE ROOMS) 38 UNITS 100 3800
APN 426-501-4037 2 BEDROOM (=3 HABITABLE ROOMS) 20 UNITS 125 2500
426-501-4038 +
TOTAL REQUIRED 8,600 SF
ZONING [Q] C4-1L-CDO PROVIDED
COMMON OPEN SPACE OUTDOOR 6,345 SF
LANDUSE DESIGNATION COMMUNITY COMMERCIAL - 3RD LEVEL AMENITY
- 7TH LEVEL AMENITY
SITE COMMON OPEN SPACE INDOOR (MAX 25% OF REQUIRED) 2,181 SF
GROSS AREA 22,488 SF -GYM
1/2 ALLEY AREA 1,125 SF - LOBBY
5' DEDICATION @ WILSHIRE BLVD - PLAZA
2.5' DEDICATION @ ALLEY PRIVATE OPEN SPACE 2,203 SF
- BALCONIES
PROJECT INFORMATION - PATIOS
TOTAL PROVIDED 10,729 SF
7 STORY RESIDENTIAL MIXED-USE o
1 LEVEL BELOW GRADE TYPE | A: SUBTERRANEAN PARKING PARKING CALCULATIONS ay
1 LEVEL TYPE | A: COMMERCIAL, LOBBY, PARKING >3
1 LEVEL TYPE | A: ABOVE GROUND PARKING COMMERCIAL REQUIRED w  fo
5 LEVELS TYPE Il A: RESIDENTIAL OCCUPANCY TYPE AREA (SF) RATIO PARKING wnX ¢O
SMALL RESTAURANT/CAFE 1000 1:200 5 STALLS L. ST I4
BASE F.AR. BY RIGHT 1.5:1 COMMERCIAL RETAIL 3000 1:250 10 STALLS =% =
BASE ALLOWED FLOOR AREA 33,732 SF = £
PROPOSED F.AR. (DB PER 12.22.A25(f)(4)(ii)) 3.0:1 REQUIRED 15 STALLS = z
PROPOSED FLOOR AREA 67,464 SF 20% REDUCTION (SEE BIKE PARKING) -3 STALLS 8o
TOTAL REQUIRED 12 STALLS =0
SITE AREA (DENSITY) : GROSS+ALLEY 23,613 SF =
COMMERCIAL PROVIDED
BUILDING HEIGHT ALLOWABLE 75, 6 STORIES STANDARD 12 STALLS
PROPOSED BUILDING HEIGHT (DB PER 12.22.A25(f)(5)) 83, 7 STORIES COMPACT 1 STALL
STANDARD (LEASING) 1 STALL
REQUIRED YARDS FOR MIXED USE MULTIFAMILY TOTAL 14 STALLS
C4 REQUIREMENTS (COMMERCIAL USE) RESIDENTIAL REQUIRED
FRONT UNIT TYPE # OF UNITS RATIO PARKING
SIDE STUDIO 23 1.0 23 STALLS
REAR 1 BEDROOM 38 15 57 STALLS
R4 REQUIREMENTS (@ RESIDENTIAL USE) 2 BEDROOM 20 2.0 40 STALLS e —
FRONT 0-0" TOTAL UNITS 81 REQUIRED 120 STALLS e
SIDE 10-0"
REAR 0-0" 30% REDUCTION (SEE BIKE PARKING) ~ -36 STALLS
PROPOSED YARDS (20% REDUCTION PER 12.22.A25(f)(1)) TOTAL REQUIRED 84 STALLS +
FRONT 0-0"
SIDE(DB) 0'-0"/8'-0" RESIDENTIAL PROVIDED
REAR 0-0" STANDARD 62 STALLS
RESIDENTIAL TANDEM (STANDARD) 12 STALLS PROEGTNG:
BASE DENSITY 60 DU TOTAL STANDARD 74 STALLS o
PROPOSED DENSITY 81DU [ —
PROPOSED AFFORDABLE (VLI)(15%) 12DU COMPACT 2 STALLS o SR,
TANDEM (COMPACT) 12 STALLS P
TOTAL COMPACT 14 STALLS et
BICYCLE PARKING TOTAL PROVIDED 88 STALLS
COMMERCIAL SHORT TERM  REQUIRED 12 PROVIDED 12 PROJECT
COMMERCIAL LONG TERM  REQUIRED 4 PROVIDED 4 ACCESSIBLE STALLS (COMMERCIAL 1-25) REQUIRED 1 STALL PROVIDED 1 VAN STALL INFORMATION
ACCESSIBLE STALLS (RESIDENTIAL 76-100) REQUIRED 4 STALLS PROVIDED 2 VAN STALLS
RESIDENTIAL REQUIRED 144  PROVIDED 144
ELECTRIC VEHICLE COMMERCIAL PROVIDED 2 STALLS BRAFAGNG:
ELECTRIC VEHICLE RESIDENTIAL PROVIDED 9 STALLS PZA-002
+ + + +
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CITY OF LOS ANGELES VMT CALCULATOR Version 1.3

Project Screening Criteria: Is this project required to conduct a vehicle miles traveled analysis?

Project Information

Project:

Scenario:
Address:

11905 W WILSHIRE BLVD. 90025

VENT Ui,
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ﬁ% CENTURY]
@

WESTERN

IMPERIAL

Is the project replacing an existing number of
residential units with a smaller number of
residential units AND is located within one-half

mile of a fixed-rail or fixed-guideway transit
station?

® Yes ® No

GLA

Existing Land Use

Value
Retail | High-Turnover Sit-Down Restauran :| 6.04

Retail | High-Turnover Sit-Down Restaurant 6.04

Ml Click here to add a single custom land use type (will be included in the above list)

Proposed Project Land Use

Value
Retail | General Retail =| 3

Housing | Multi-Family 72
Retail | High-Turnover Sit-Down Restaurant 1
Housing | Affordable Housing - Family 9
Retail | General Retail 3

M Click here to add a single custom land use type (will be included in the above list)

Project Screening Summary

Existing

Proposed
Land Use

617 586

Daily Vehicle Trips Daily Vehicle Trips

5,465 4,483

Daily VMT Daily VMT
Tier 1 Screening Criteria

Project will have less residential units compared

to existing residential units & is within one-half []
mile of a fixed-rail station.

Tier 2 Screening Criteria

The net increase in daily trips < 250 trips '3,1 )
Net Daily Trips

The net increase in daily VMT < 0 -982
Net Daily VMT

The proposed project consists of only retail 4.000
land uses < 50,000 square feet total. ksf

The proposed project is not required to
perform VMT analysis.

N

4
Measuring the Miles

9/1/2022



CITY OF LOS ANGELES VMT CALCULATOR Version 1.3

Project Information

Project:

Scenario:

Address:

Proposed Project Land Use Type

Housing | Multi-Family

Retail | High-Turnover Sit-Down Restaurant
Housing | Affordable Housing - Family
Retail | General Retail

11905 W WILSHIRE BLVD, 90025

108
FELZ

HOLLYWOOD

8
ND AQ’YM,,

ANTA MONICA
BEVERLY

HIGHLAf
o

LABREA

WILSHIRE

<0 OLympic
g WASHINGTON

IMPERIAL

Value

TDM Strategies

Select each section to show individual strategies

Use [ to denote if the TDM strategy is part of the proposed project or is a mitigation strategy

Proposed Project With Mitigation

Max Home Based TDM Achieved? No No
Max Work Based TDM Achieved? No No

Reduce Parking Supply

[V Proposed Prj |~ Mitigation
Unbundle Parking

[~ Proposed Prj | Mitigation
Parking Cash-Out

I~ Proposed Prj |~ Mitigation

Price Workplace Parking

I Proposed Prj | Mitigation

Residential Area Parking
Permits
I Proposed Prj [ Mitigation

Parking

city code parking provision for the project site

actual parking provision for the project site

monthly parking cost (dollar) for the project
site

percent of employees eligible

daily parking charge (dollar)

percent of employees subject to priced
parking

cost (dollar) of annual permit

Transit

Ed

ucation & Encouragement

Commute Trip Reductions

Shared Mobility

Bicycle Infrastructure

Ne

ighborhood Enhancement

Analysis Results

Proposed
Project

511

Daily Vehicle Trips

3,910

Daily VMT

N/A
Houseshold VMT
per Capita

N/A
Work VMT
per Employee

With
Mitigation

511

Daily Vehicle Trips

3,910

Daily VMT

N/A
Houseshold VMT
per Capita

N/A
Work VMT
per Employee

Significant VMT Impact?

Household: N/A Household: N/A

Threshold = 7.4
15% Below APC

Work: N/A

Threshold = 11.1
15% Below APC

Threshold = 7.4
15% Below APC

Work: N/A
Threshold = 11.1
15% Below APC

.d_.
Measuring_the Miles

9/1/2022



Date: September 1, 2022

CITY OF LOS ANGELES VMT CALCULATOR Project Name:

Project Scenario:

Report 1: Project & Analysis Overview ) )
Project Address: 11905 W WILSHIRE BLVD, 90025 Version 1.3

Project Information

Land Use Type Value Units
Multi Family 72 DU
Housing
Family 9 DU

Affordable Housing

General Retail 3.000 ksf

High-Turnover Sit-Down
Restaurant

Retail 1.000 ksf

Project and Analysis Overview
30f13



Date: September 1, 2022

CITY OF LOS ANGELES VMT CALCULATOR Project Name:

Project Scenario:

Report 1: Project & Analysis Overview )
Project Address: 11905 W WILSHIRE BLVD, 90025

Analysis Results

Total Employees: 10
Total Population: 191

Proposed Project With Mitigation
511 Daily Vehicle Trips 511 Daily Vehicle Trips
3,910 Daily VMT 3,910 Daily vMT
Household VMT Household VMT per
N/A . N/A )
per Capita Capita
Work VMT Work VMT per
N/A N/A
per Employee Employee

Significant VMT Impact?

APC: West Los Angeles
Impact Threshold: 15% Below APC Average
Household =7.4

Work =11.1
Proposed Project With Mitigation
VMT Threshold Impact VMT Threshold Impact
Household > 7.4 N/A Household > 7.4 N/A
Work > 11.1 N/A Work > 11.1 N/A

Project and Analysis Overview
4 0of 13
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Date: September 1, 2022

CITY OF LOS ANGELES VMT CALCULATOR Project Name:

Project Scenario:

Report 2: TDM Inputs Project Address: 11905 W WILSHIRE BLVD, 90025 P

TDM Strategy Inputs

Strategy Type Description Proposed Project Mitigations

City code parking
provision (spaces)
Actual parking

provision (spaces)

135 135
Reduce parking supply

102 102

Parking

(cont. on following page)

Report 2: TDM Inputs
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Date: September 1, 2022

CITY OF LOS ANGELES VMT CALCULATOR Project Name:

Project Scenario:

Report 2: TDM Inputs Project Address: 11905 W WILSHIRE BLVD, 90025 P

TDM Strategy Inputs, Cont.
Strategy Type Description Proposed Project Mitigations
Transit
Education &
Encouragement
(cont. on following page)

Report 2: TDM Inputs
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Date: September 1, 2022

CITY OF LOS ANGELES VMT CALCULATOR Project Name:

Project Scenario:

Report 2: TDM Inputs Project Address: 11905 W WILSHIRE BLVD, 90025 P

TDM Strategy Inputs, Cont.

Strategy Type Description Proposed Project Mitigations

Commute Trip
Reductions

Shared Mobility

(cont. on following page)

Report 2: TDM Inputs
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Date: September 1, 2022

CITY OF LOS ANGELES VMT CALCULATOR Project Name:

Project Scenario:

Report 2: TDM Inputs Project Address: 11905 W WILSHIRE BLVD, 90025 Version 1.3

TDM Strategy Inputs, Cont.

Strategy Type Description Proposed Project Mitigations

Include Bike parking Meets City Bike

Bicycle i
Y per LAMC Parking Code Yes Yes
Infrastructure (Yes/No)
Neighborhood
Enhancement

Report 2: TDM Inputs
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Date: September 1, 2022

CITY OF LOS ANGELES VMT CALCULATOR Project Narme:

Project Scenario: 22
Report 3: TDM Outputs Project Address: 11905 W WILSHIRE BLVD, 90025 Version 1.3

TDM Adjustments by Trip Purpose & Strategy

Place type: Suburban Center
Home Based Work Home Based Work Home Based Other Home Based Other Non-Home Based Other Non-Home Based Other
Production Attraction Production Attraction Production Attraction Source
Proposed  Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated

Reduce parking supply 12% 12% 12% 12% 12% 12% 12% 12% 12% 12% 12% 12%

TDM Strategy
Appendix, Parking
sections
1-5

Parking

TDM Strategy

Transit Appendix, Transit
sections 1-3

TDM Strategy

Education & Apper?dlx,
Education &
Encouragement Encouragement
sections 1 -2

TDM Strategy

. Appendix,
Commute Trip Cor:r‘;ute Trip
Reductions Reductions
sections 1-4

TDM Strategy
Appendix, Shared
Mobility sections

1-3

Shared Mobility

Report 3: TDM Outputs
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Date: September 1, 2022

CITY OF LOS ANGELES VMT CALCULATOR Project Narme:

Project Scenario:
Report 3: TDM Outputs Project Address: 11905 W WILSHIRE BLVD, 90025 Version 1.3

TDM Adjustments by Trip Purpose & Strategy, Cont.

Place type: Suburban Center

Home Based Work Home Based Work Home Based Other Home Based Other Non-Home Based Other Non-Home Based Other
Production Attraction Production Attraction Production Attraction Source

Proposed  Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated
TDM Strategy
Bicycle i i Appendix, Bicycl

Y Include Bike parking 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% | -penci Bevee
Infrastructure  per LAMC Infrastructure
sections1-3
TDM Strategy
Neighborhood AL
Neighborhood
Enhancement Enhancement
sections 1 -2
Final Combined & Maximum TDM Effect
Home Based Work Home Based Work Home Based Other Home Based Other Non-Home Based Other Non-Home Based Other
Production Attraction Production Attraction Production Attraction
Proposed  Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated
COMBINED
TOTAL 13% 13% 13% 13% 13% 13% 13% 13% 13% 13% 13% 13%
MAX. TDM
EFFECT 13% 13% 13% 13% 13% 13% 13% 13% 13% 13% 13% 13%
= Minimum (X%, 1-[(1-A)*(1-B)...])
where X%=
PLACE
TYPE
MAX: suburban center

Note: (1-[(1-A)*(1-B)...]) reflects the dampened combined
effectiveness of TDM Strategies (e.g., A, B,...). See the TDM
Strategy Appendix (Transportation Assessment Guidelines
Attachment G) for further discussion of dampening.

Report 3: TDM Outputs
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CITY OF LOS ANGELES VMT CALCULATOR

Report 4: MXD Methodology

Date

Project Address

: September 1, 2022
Project Name:

Project Scenario:
: 11905 W WILSHIRE BLVD, 90025

Version 1.3

MXD Methodology - Project Without TDM

Unadjusted Trips MXD Adjustment MXD Trips Average Trip Length  Unadjusted VMT MXD VMT
Home Based Work Production 72 -13.9% 62 6.6 475 409
Home Based Other Production 200 -26.0% 148 5.0 1,000 740
Non-Home Based Other Production 149 -2.7% 145 8.7 1,296 1,262
Home-Based Work Attraction 15 -33.3% 10 9.3 140 93
Home-Based Other Attraction 224 -35.3% 145 9.4 2,106 1,363
Non-Home Based Other Attraction 79 -3.8% 76 8.1 640 616

MXD Methodology with TDM Measures

Proposed Project Project with Mitigation Measures
TDM Adjustment Project Trips Project VMT TDM Adjustment Mitigated Trips Mitigated VMT
Home Based Work Production -12.8% 54 357 -12.8% 54 357
Home Based Other Production -12.8% 129 645 -12.8% 129 645
Non-Home Based Other Production -12.8% 127 1,101 -12.8% 127 1,101
Home-Based Work Attraction -12.8% 9 81 -12.8% 9 81
Home-Based Other Attraction -12.8% 126 1,189 -12.8% 126 1,189
Non-Home Based Other Attraction -12.8% 66 537 -12.8% 66 537

MXD VMT Methodology Per Capita & Per Employee

Total Population:
Total Employees:

191
10

APC: West Los Angeles
Proposed Project Project with Mitigation Measures
Total Home Based Production VMT 1,002 1,002
Total Home Based Work Attraction VMT 81 81
Total Home Based VMT Per Capita N/A N/A
Total Work Based VMT Per Employee N/A N/A

Report 4: MXD Methodologies
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VMT Calculator User Agreement

The Los Angeles Department of Transportation (LADOT), in partnership with the Department of City
Planning and Fehr & Peers, has developed the City of Los Angeles Vehicle Miles Traveled (VMT)
Calculator to estimate project-specific daily household VMT per capita and daily work VMT per
employee for land use development projects. This application, the VMT Calculator, has been provided to
You, the User, to assess vehicle miles traveled (VMT) outcomes of land use projects within the City of
Los Angeles. The term “City” as used below shall refer to the City of Los Angeles. The terms “City” and
“Fehr & Peers” as used below shall include their respective affiliates, subconsultants, employees, and
representatives.

The City is pleased to be able to provide this information to the public. The City believes that the public
is most effectively served when they are provided access to the technical tools that inform the public
review process of private and public land use investments. However, in using the VMT Calculator, You
agree to be bound by this VMT Calculator User Agreement (this Agreement).

VMT Calculator Application for the City of Los Angeles. The City’'s consultant calibrated the VMT
Calculator’s parameters in 2018 to estimate travel patterns of locations in the City, and validated those
outcomes against empirical data. However, this calibration process is limited to locations within the City,
and practitioners applying the VMT Calculator outside of the City boundaries should not apply these
estimates without further calibration and validation of travel patterns to verify the VMT Calculator’s
accuracy in estimating VMT in such other locations.

Limited License to Use. This Agreement gives You a limited, non-transferrable, non-assignable, and non-
exclusive license to use and execute a copy of the VMT Calculator on a computer system owned, leased
or otherwise controlled by You in Your own facilities, as set out below, provided You do not use the VMT
Calculator in an unauthorized manner, and that You do not republish, copy, distribute, reverse-engineer,
modify, decompile, disassemble, transfer, or sell any part of the VMT Calculator, and provided that You
know and follow the terms of this Agreement. Your failure to follow the terms of this Agreement shall
automatically terminate this license and Your right to use the VMT Calculator.

Ownership. You understand and acknowledge that the City owns the VMT Calculator, and shall continue
to own it through Your use of it, and that no transfer of ownership of any kind is intended in allowing
You to use the VMT Calculator.

Warranty Disclaimer. In spite of the efforts of the City and Fehr & Peers, some information on the VMT
Calculator may not be accurate. The VMT Calculator, OUTPUTS AND ASSOCIATED DATA ARE PROVIDED
“as is” WITHOUT WARRANTY OF ANY KIND, whether expressed, implied, statutory, or otherwise
including but not limited to, the implied warranties of merchantability and fithess for a particular
purpose.

Limitation of Liability. It is understood that the VMT Calculator is provided without charge. Neither the
City nor Fehr & Peers can be responsible or liable for any information derived from its use, or for any
delays, inaccuracies, incompleteness, errors or omissions arising out of your use of the VMT Calculator
or with respect to the material contained in the VMT Calculator. You understand and agree that Your
sole remedy against the City or Fehr & Peers for loss or damage caused by any defect or failure of the

LA VMT Calculator User Agreement Page 1 of 13



VMT Calculator, regardless of the form of action, whether in contract, tort, including negligence, strict
liability or otherwise, shall be the repair or replacement of the VMT Calculator to the extent feasible as
determined solely by the City. In no event shall the City or Fehr & Peers be responsible to You or anyone
else for, or have liability for any special, indirect, incidental or consequential damages (including,
without limitation, damages for loss of business profits or changes to businesses costs) or lost data or
downtime, however caused, and on any theory of liability from the use of, or the inability to use, the
VMT Calculator, whether the data, and/or formulas contained in the VMT Calculator are provided by the
City or Fehr & Peers, or another third party, even if the City or Fehr & Peers have been advised of the
possibility of such damages.

This Agreement and License shall be governed by the laws of the State of California without regard to
their conflicts of law provisions, and shall be effective as of the date set forth below and, unless
terminated in accordance with the above or extended by written amendment to this Agreement, shall
terminate on the earlier of the date that You are not making use of the VMT Calculator or one year after
the beginning of Your use of the VMT Calculator.

By using the VMT Calculator, You hereby waive and release all claims, responsibilities, liabilities, actions,
damages, costs, and losses, known and unknown, against the City and Fehr & Peers for Your use of the
VMT Calculator.

Before making decisions using the information provided in this application, contact City LADOT staff to
confirm the validity of the data provided.

Print and sign below, and submit to LADOT along with the transportation assessment Memorandum of
Understanding (MOU).

You, the User

By:

Print Name: Liz_Fleming

Title: V.P.

OVERLANDTRAFFIC CONSULTANT
Company:
Address: 952 MANHATTANBCH BL #100
Phone: 310 545-1235

Email Address: liz@overlandtrattic.com

Date: 9-1-22

LA VMT Calculator User Agreement Page 2 of 13


Liz Culhane
Typewritten Text
Liz Fleming

Liz Culhane
Typewritten Text
V.P.

Liz Culhane
Typewritten Text
OVERLAND TRAFFIC CONSULTANTS

Liz Culhane
Typewritten Text
952 MANHATTAN BCH BL #100

Liz Culhane
Typewritten Text
310 545-1235

Liz Culhane
Typewritten Text
liz@overlandtraffic.com

Liz Culhane
Typewritten Text
9-1-22

Liz Culhane
Typewritten Text

Liz Culhane
Typewritten Text
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