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SHOPPING CENTER LEASE

ARTICLE |
DEFINITIONS AND CERTAIN BASIC PROVISIONS

1.1 The following list sets out certain defined terms and certain financial and other information pertaining to this lease:
@ Landlord; e . S
(b) Landlord’s Address: [
() Tenant__ L3 Vila Spa, LP., A Texas Limited Partnership N -
{d) Tenants
Legal Address: ___Phone: e
{e) Tenant's Trade Name: .. laVilaSpa = RNy e - B
{N Tenant's Guararior {if applicable, atiach Guaranty as an exhibit): .
(9) Agent: -
(h Cooperating Agent;

(i) Shopping Center: Landlord's property lacated in the City of _Mission | _Hidalga  County, Texas, which property is
described on Exhibit “A” and shown on Exhibit “B", each atiached to this lease. With regard to Exhibit "B, the parties agree that
the exhibit is attached solely for the purpose of locating the Demised Premises within the Shopping Center.

0] Demised Premises: a stora unit in the Shopping Center containing approximately 1,000 square feet of rentable area {measured
Oy caloulating lengths and widths to the exterior of the outside walls and 1o the center of the inferior walls), being known as 2401
S. Shary Road, Ste. 8-2, Mission, TX 78572 SEE EXHIBIT 'B* and contained within the area described on Exhibit "A" . No
‘epresentation, warranty or covenant is la be implied by any olher informalion shown on the exhibit (ie., any information as to
buildings, tenants or prospective tenants, alc., is subject to change at any time). Without limiting the generality of the foreqaing,
Landiord coes nat make any representatian, warranty or covenanl regarding (i) the names of proposec occupants of the Shopping
Center, (i) the praposed location and size of the buildings within the Shopping Center depicted on Exhibit "8" or [iii) al what period
in ¥me, if al all, that such bulldings may be constructen andlor occupied by other tenants or aceupans of the Shapping Centar
{Tenant heredby acknowledging 1hat the Shopping Cenier may be constructed in phases). Further, while Exhibit "B” sels forth the
general layout of the Shopping Center, Landlord specifically reserves the nght fo canstruct or demolish buildings or improvements
or lo relocate or add or delete any buildings, improvements, parking areas and other common areas In the Shopping Center.

(k) Rent Commencement Date skall be the eariier of:
(i) the date upon which Tenant opens for business at the Demised Premises, or

(i} whicnever of the following alternatives may be appropriate (place an “X” or other mark
designaling a choice in the appropriate baox):

| _.___days after the final execution of this lease by both Landlord and Tenant,

45 days after the Demised Premises are deemed “ready for occupancy” (as definec in Exhibit “C* attached to

X | this Iease), it beipg Landlord's estimate that the Demised Pramises will be “ready for occupancy” on or before
L F | 2org

{iy Lease Term  Commencing on the Rent Commencement Date and continuing for _3 years and_0_ months after the Rert
Commencament Date; provided that if the Rent Commencement Date ‘s a date other than the first day of a calendar month, the
Isase tarm shall be extended for said aumber of years and months in acdition 1o the remainder of the calendar month in which the
Rent Commencement Date cccurs.
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Base Rent.

Annual Base Rent Rate
Period/Month

Per Square Foot

Monthly Base Rent

i 12

$17.28

$1,440.00

1324

$17.80

$1.483.20

2

36

L

S18.33

$1.527.70

Any minimum guaranieed rental adjusted or increased pursuant to Section 4.2 andior Exhibit “E“ shall also be referred to as
minimum guaranteed rental. The Common Area maintenance charges, Tenani's obligations for the management fee
administralive fee, taxes, ather real estate charges znd insurance, together with any other charges which may become due w
Landlord under this lease are sometimes collectively referred to in this lease as “additional rental®  The minimum guaranieed
rental, percentage rental (defined bslow) and additional rental are sometimes collective y referred to in this lease as "renl” or

12

‘rentai”,
(n Percentage reatrate- — %

(o) Common area maintenance charge, administrative fee and management fee: A minimum of $_0.00 per month, payable in
advance.

p) Prepaid rental: $1,440.00 , being an estimate of the mirimum guaranteed rentsl, common ares maintenance charge,
management fee, adminisirative fee, and Tenani's obligalions for taxes, other real estate charges and insurance, and (if
applicable) merchants' association dues or prometionai fund “or the first full month of the lease term, such prepaid rental being
due and payable upon execution of this lease. Note: If Tenant desires credit for prepaid rental upcn execution of this lease,

Tenant should list the check number
20

__. drawee bank
,and amount$_

,dafeof check

Q) Security deposit: $ 1,440.00 , such security deposit being due and payable upon execution of this lease. Noie: If Tenant desires

credit for security deposit upon execution of this lezse, Tenant shoukd list the check number
, dale of check 20 , and amount $

, drawee

{ry Permitied Use: _Naii Salon and Spa and for no other ourpose. Tenant acknowledges that the above specificalion of a “permitted
use” means only thal Landlord has no objection to the specified use and does not inciuds any representation or wairanty by
Landlord as lo whether or not such specified use complies with applicable laws and/or requires special governmental permits. In

this regard, Tenant acknowledges that this Section 1.1 ir} is subject to Sections 3.1 and 9.9 of this lease

(s} Effective Date: This lease shall be effective upon the execution hereof by both Landlord and Tenant.

(] Rentai rate: as described in paragraph (m), subject to the terms and conditions for renewal options as set forth in Exhibil “E* of this

Iease.

(u) Lease year Each consecutive panad of twelve (12} calendar months/periads, commencing on the first day of the calendar month
immediately ‘oliowing the month in which the Rent Commencement Date occurs and each anniversary of such day, except inat the

first lzase year shall alse include the penod from the Rent Commencement Date until the firet day of the following month.

The following chart is provided as an estmate of Tenant's initial monhly payment broken down into its components. This chart, however,

does not supersede the specific provisions contained elsewaere in ihis lease:

Initial Minimum Guaranteed Rental §$__ 144000 o
(Sections 1.1(m} and 4.2)
Initial Common Area Maintenance Charge S .
{Seciions 1.1(0) and 7.4)
initial Administrative Fee $_ R
{Sections 1.1{o) and 7 4}
Inifial Management Fee $ .
{Sections 1.1{0} and 7.4
initia] Escrow Payment for Taxes and Other Real Eslate Charges §
{Atticle VI}
Initiai Escrow Payment for Insurance s
(Article V1)
Initiai Payment far Merchants’ Association Dues or Promotional Fund 3 - _
(Article VIil) B —
Total Initial Monthly Payment $ 144000 B
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ARTICLE N
GRANTING CLAUSE

2.1 Landiord ieases the Demised Premises to Tenan: upon the terms and conditions set forth in this lease

ARTICLE It
DELIVERY OF PREMISES; RELOCATION OF PREMISES

31 Excepl to the exienl medified oy Landlord's express assumption of construction obligaticns, if any, in an exhibit attached to this lease, the
Dermised Premises is being leased “AS IS”, with Tenant accepting all defects, if any; and Landlord makes no warranty of any kind, express of impliad,
with respect to the Demised Premises (without fimitation, Landicrd makes no warranty as fo the habiability, fitness or suitability of the Demised
Premises for a particular purpose not as to the absence of any toxic or olherwise hazardous substances). This Section 3.1 is subject to any contrary
requirements under applicable law, however, in his regard Tenant acknowledges that it has been given Ihe opportunity to inspect the Demised

remises and 1o have qualified experts inspect the Demised Premises orior to laking possession thersof, Tenant acknowledges and agrees that no
representalions regarding the condition of the Demised Premises have been made by Landlord or its agents to Tenant. Tenant hereby waives any
implied warsanties, including but net limited to fitness, suitability and habitability.

32 it his lease is executed before the Demised Premises bacomes vacant, or if any present lenant or occupant of the Demised Premises holds
over and Landiord cannot acquire possession of the Demised Premises prior to the Rent Commencement Bate of this lease, as above defined
Landlord shall not be deemed 10 be in default under this lease, and in such event Tenant agrees to accepl possession of the Demised Premises at such
time as Landlord is able o tender the same. ¥ Landlord utilizes the provisions of this Section, Landlord will waive the payment of rent and other charges
covering any paniod prior to tender of possession of the Demised Premises fo Tenant.

3.3 In the event Landiord delermines to utilize the Demised Premises for ofher pumposes during the lease term, Tenant agrees 1o relocate o
other space owned by Landlord and located within the Shapping Center, provided suen other space is of equal or larger size than the Demised
Premises, Landlord shall give Tenant at leas: 120 days written notice of any such raiocation. Landlord shall pay all reasonable out-of-pocket expenses
of any sucn relocation, including the expenses of moving and recanstruction of all Tenant-fumished and Landlord-furnished improvements, together with
the costs of reprinting a reasonable supply of stationery and announcements depicting Tenant's new address, bul not including any component for sales
which may be lost during the relocation. [n the event of such relocation, this lease shall continue in full force and effect without any change in the terms
or other conditions, but with the new location substituted for the old iccation set forth in subsection (j) of Section 1.1 af this lease

ARTICLE IV
RENT

41 Rental shall accrue from the Rent Commencement Date, and shall be payable 1o Landlord without previous nolice or demand therefor and

without any abatement, setoff or deduction whatsoever at Landiord's address, or (at Landlord's option) at such ather address as is specified by Land!ord
in writing.

42 The minimum guaranteed rental shall be calculated based upen the rental rate per square foot of rentabie area of the Demised Premises.
The finai determination of the renlable area of the Demised Premises made by Landlord's architect shall cause 2 proportionate adjusiment In the
minimum guaranteed rental and any other renta! based on the rentabie area of the Demisad Premises. Subject o the loregoing adjustment, Tenan!
srall pay to Landlord minimum guaranised rental in marthly instaliments in the amount(s) spacified in Section 1.1{m) of this lease, The first such
monthly instalment shall be due and payable upon execulion of this leass, and subsequent instaliments shall be due and payable on or before the first
day of each succeeding calendar month following the Rent Commencement Dale during the lease term; provided that if the Rent Commencement Dale
is a date other than the first day of a calendar month, there shall be due and payable on or bafore such date as minimum guaranteed rental for the
balance of such calendar manth a sum equal to that praporticn of the rent specified for the first full calendar month as herein provided, which the
number of days from the Rent Commencement Date to the end of the calendar month during the Rent Commencement Date shall fall bears to the total
number of days in such month,

4.4 If ifus lease should commanca on a date ather than the first day of a calendar year or terminale on a daie other than the |ast day of a
calendar year, percentage rental for such fractional part of the calendar year following the Rent Commencament Dale or preceding the lermination date,
as the case may be, shall be prorated to account for the pertial yeer. Upon the termination of this lease, Tenant shall make 3 payment of percentage
rental for the final month or partial calendar month of the term of this lease determined in accordance with {and subject to) the provisions of the third
sentence of Section 4.3 apove.
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46 It is understood that the minimum guaranteed rental I1s payabie on of before the firs! day of each calendar month (in accardance with
Sections 4.1 and 4.2 above) and percentage rental If any, is payable on or before the 10th day of each calendar month, without offset or deduction of
any naiure. In the event any rental is not received within 10 days after its due date for any reason whalsoever. or if any rental payment is by check
which is returned for insufficient funds, then in adcition o the past due amount Tenant shall pay 1o Landlord both of the following (unless one of the
foregaing is improper under applicable law, in which event such improper sum will not be feguired ta be paid under this lease). {a) a late charge in an
amount equal to ten percent (10%) of the rental then due, in order to compensate Landlord for its administrative and other overhead
expenses; and (b) interest on the rental then due at the maximum contractual rate which could legally be charged In the event of a loan of
such rental to Tenant (buf in no event to exceed 1% % per month) {the "Maximum Rate"), such interest o accrue continuously on any unpaid
balance due to Landlord by Tenant dunng the pericd commencing with the rental due dale and terminating with the date on which Tenant makes full
paynent of all amounts owing to Landlord af the time of said payment. Any such late charge or interest payment shall be payable as adgjtional rental
under this lease, shall not be considered as a deduclion from minimum guaranteed rental, percentage rentai or any other amount due to Landlord under
this lease, and shall be payable imimediately on demand. If any rent is paid by check which is returned ‘or insufiicient funds, Tenant shall immediately
make the required payment to Landlord in good funds, moreover, Tenant shall also pay Landlord the amounls specified above in this Section 4 6, plus
an additional fee of $75.00 to corpensats Landlerd for its expense and effort in connection with the dishonared check. Notwithstanding anything
contained in this Section 4.6 or in this lease tc the contrary, no sum raceived by Landlord under this lease as inferest shall aver exceed the Maximum
Rate, and Landlord shall immediately refund or credit Tenant any amount received under this lease in excess of the Maximum Rale.

47 If Tenant fails two times in any fwelve consecuilve month period to make rental payments within ten days after due, Landlord, in order to
reduce its administrative costs may require, by giving written notice to Terant (and In addition (o any late charge or interest aceruing pursuant to Section
4.6 above, as well as any other rights and remedies accruing pursuant ' Article XXII or Article XXII below, or any other provision of this lease or al
law), that minimum guaranteed rentals are to be paid quarterly In advance instead of monihly and that all future rental payments are to be made on or
before the due date by cash, cashiers check. or money order and that the delivery of Tenant's personal or corporate check will no longer constitute a
payment of remal as providad in this lease. Any acceptance of a monthly rental payment or of a personal or corporate check thereafter by Landlord
shall not be construed as a subsequent waiver of said rights.

48 In addition to the above rentals, Tenant shall pay to Landlara, as additional rentzl, all applicable taxes then in force which may be imposad on
rentals to be received by Landlord. All rental shall be paid in advance, withaut notice, demand, abatement, set off or deduction except as otherwise
oxpressly set forth in this Lease

ARTICLEV
SALES REPORTS, RECORDS AND FINANCIAL STATEMENTS

5.1 On or before the 10th day of each calendar month during the ferm of this lease, Tonant shall prepare and deliver to Landlord at the placa
where rental is then payable a certified statement of gross sales made from the Demisad Premisas during the preceding calendar month. In addition,
within sixty days afisr the expiration of each calendar year and within sixty days afier the termination of this leass # this lease should nol terminate at
the end of a calendar year, Tenant shall prepare and deliver to Landlord at the place where rental is then payable a statement of gross sales made from
the Demised Premises during ihe preceding year (or partial calandar year), cerified to be comect by an independent Certified Public Accountant.
Tenant shall fumish similar statements for ils ficensees, concessicnaires and subfenanis, if any. All such statements shall be in such form as Landiord
may require; and, if requested by Landiord, Tenant shall alss provide io Landlord copies of sales reports submitted by Tenant to the Comptroller of the
State of Texas. Tenant acknowledges Landierd's concem for promot, accurale sales records, inasmuch as those records not anly form the basis for
percentage rentals but also enable Lancicrd to monitor the success of the Snecping Center.  Tenant also acknowledges that its failure 1o submil
statements of gross sales as required above will result in acdilional (although not readlly ascertainable) expense to Lenglord. Tanant therefore agrees
that if it does nat deliver to Landlord a statement of gross sales within ten (10} cays ollowing delivery to Tenant of a wnitten demand from Landlord, then
notwithstanding anything fo fhe contrary contained elsewhere in this lease, the minimum guaranteed rental for the particular monih during which the
statement was due and for each month therezfer (unt! the statement is dalivered) shall automatically be increased by two hundred dollars ($200.00),
with the increase not to be considered as additanal rental and not as a deduction fram percentage renlal In adaition, if Tenant fails for two consecutive
months to deliver statements of gross sales within the tmes specified It the first two santences of this Section 5 1, then for the remainder of this lease
the prerequisite of a written demand from Landlord shall cease and the rental increase of the immediately preceding sentence shall be applicable for
any monlh in which the statement of gross sales is not delivered within ten (10) days following the prescribed dus date. The rights of Landlord under
the immediately preceding senterces are cumulative with the rights prescrived in Section 5 3, Article XXII, Article XXIII and slsewhere in this lsase or at
Iaw.

-
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5.2 Tenant shall keep in the Demised Premises or al some ofher location in the city wnere the Demised Premises is located a permanent,
accurate sel of books ard records of all sales of merchandise and revenya derivo¢ from business conducted in the Demised Premises, and all
supporting records such as tax reporis and banking records. All such books and records shall oe retained and preserved for at ieast twenty-four months
aftef the end of the calendar year to which they relate, ana shall be subject 16 iInspection and audit by Landlord and its agent(s) at all reasonable times.

53 In the event thal Tenant fails 1o deliver statements of gross sales for two consecutive months or in the event that Landlord 15 not satisfied with
the statements of gross sales submitted by Tenant, Landiord shall have the right to have its auditors make & spacial audit of all books and records,
wherever located, pertaining to sales made in or from the Demised Premises. Tenanl agrees to make ali such records and books reasonably available
to Landlorc or its representative, and shall cooperate fully in any such audit review, If Tenant's statements are found to be incorrect to an extent of
more tan two percent (2%) over the figures submitted by Terant, or f Tenant has failed o deliver statements, Tenant shall pay for such audit. In
addition, Tenant shall promptly pay to Landlord any deficiency, with interest at the Maximum Rate, wrich is established by such audit.

54 If the lease term for this lease is in excess 3 one year, and |f the grass sales for the first lease year are insufficient for Tenant to pay
percenlage rental for that year, then in addition to the statements and raports prescribed above, Terant shall, within ten (10) days afler a request from
Landlord ai any time thereafter, deliver to Landlorc such financial statements as are reasonably required by Landlord to verify the net worth of Tenanl
and any guarantor of Tenant's obligaticns under this lease. This obligation will continue from time lo time and during each subsequent year in which
Tenant's sales are insufficient for Tenant o pay percentage rental for the immediately preceding yegr

3.5 Landiord shall use good faith effors to kesp confidential all sales reports, records and financial statements supplied by Tenant; however,
Landlord shall have the right t reveal such information to morigagees, prospeciiva purchasers and their morigagees (and agents in such regard) and 1o
Landlord's own managerial and administrative staff

56 Al the request of Landiord, within ninety (90} days after the snd of each of Tenant's fiscal years, Tenant will deliver io Landlord an annual
consclidated financial statement showing in reasonable detail all income and expenses of Tenant to the preceding fiscal year, including, without
limitation, a balance shee! and income statement.

ARTICLE Wi
TENANT'S RESPONSIBILITY FOR TAXES, OTHER
REAL ESTATE CHARGES AND INSURANCE EXPENSES

8.1 Tenant shall be liable for all taxes lavied against parsonal properly and trade fixtures placed by Tenantin the Demised Premises. If any such
1axes are levied against Landiord or Landiord's preperty and if Landlord elecis 1o pay the same or if the assessed value of Landlord's property is
increased by inclusion of personal property and trade fixtures placed by Tenant in the Demised Premises and Landlord elects 1o pay the taxes based on
such increase, Tenant shall pay to Landlord upon demand that part of such taxes for which Tenant is primarily liabie hereunder.

6.2 Buring the term of this lease, Tenant shall alsa be able for “Tenant's proporlionate share” (as defined below) of all *real estate charges” (as
defined below) and “insurance expenses” (as defined below) related to the Snopping Center or Land'ord's ownership of the Shopping Center. Tenant's
obligations under this Section 6.2 shail be prorated during any partial year (i.e., the first year and the last year of the lease term). “Tenant's
proportionate share” shall be a fraction the numerator of which is the total floos area (all of wnich is ceemed "gasable” in the Demised Premises) and
the denominator of which is the total leasable fioor area of all buildings in the Shopping Center at the time when the respective charge was incured,
excluding however, areas for which any such real estate charges or Insurance expenses, aor both, are paid by a party or parties other than Landlord,
"Real sstale charges” shall include ad valorem laxes, general and special assassments, parking surcharges, any tax ar excise on rents, any tax or
crarge for govemmental services (such as street malntenance or police or fire protection) and any tax or charge which replaces ary of such above-
descrbed “real estate charges™; provided, however, that “real estaie charges” shall not be deemed to include any franchise, estate, inhentance cr
general income fax. “Insurance expenses” shall include all premiums and other expenses incurred by Landlord for liability insurance, rental valug
insurance and fire and extended coverage property insurance (plus whatever endorsements or special coverages which Landiord, in Landlord's sole
discretion, may consider appropriate),

8.3 Landiord and Tenant may attempt to oblain separate assessments for Tenant's obligations pursuant to Section 8.1 and, with respect to
Saclion 6.2, for such of the “real estate charges” as are readily susceptible of separate assessment. To the extent of a separale 2ssessment, Tenant
agrees 1o pay such assessment before it becomes delinquent and to keeo the Demised Pramises free from any lien or allachment. moreover, as 1o all
periods of time during the lsase term, this cavenant of Tenant shall survive the termination of the lease. With regard 1o the calendar year during which
the lease term expires. Landlord al its oplion either may bill Tenant when Ihe charges become payable or may charge the Tenant an estimate of
Tenant's pro rata share of whichaver charges have been being paid directly by Tenant (based upon information available for the current year plus. if

0.4 During sach montn of the term of this lease at the same time as menthly instaliments of minimum guaranteed rental zre due, Tenani shall
make a monthly escrow deposil with Landiord equal io one-twalfth {1/12) of Tenant's propertionate share of the "real estale charges” and “insurance
expenses” rzlated to the Shapping Center, which Landlord reasonably estimates will be due and payabdle for ihat particular vear. In tha event Landiord
does not othenwise notify Tenant of the monthly amounts to be deposited under n's Articie VI then Tenant shall conlinuz lo pay such monthly deposits
11 an amount equal fo one-welfth (1/12) of Tenani's proportionate share of the "real estate charges” and “insurance expenses” for the immediately
preceding twelve (12) month peniod. Tenant authorizes Landiord ‘a use the funds depositec by Tenant with Landlord under this Artele VI o pay the
‘real estate charges” and “insurance expenses” incurred by Landlord. Each real estale charge escrow payment and insurance expense escrow
payment shall be due and payable at the same time and the same manner as the ime anc manner of the payment of minimum guaranteed rental as
provided In this lease. The amount of the Initial menthly real estate charge escrow payment and insurance experse escrow payment will be that
amount set out in Article |, Section 1.3 above. The initial menthly real estale charge escrow payment and insurance expense escraw paymeni are
based upor Tenani's proporionate share of the 2stimated “real estate charges’ and “insurance expenses” for the year in question, and the monthly real
-~
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estate charge escrow payment and insurance expense esciow payment are subject to increase &t any iime during the term of this lease as determined
by Landlord to reflect an accuraio escrow of Tepant's estimated proportionate share of the “real estaie charges” and “insurance expanses™. The real
estale charge escrow payment and insurance expense escrow payment accounts of Tenant shalj be reconciled annually. If Tenant's fotal real estate
charge escrow payments and insurance expense escrow payments are less than Tenant's actual proportionate share of the “real estate charges” and
“insurance expenses’, Tenant shall pay to Landiord upen demand the difference; if the lolal real estate charge escrow payments and insurance
expense escrow paymens of Tanant are mare fnan Tenanl's aciual proportionate share of the “real estate charges” and "Insurance expenses”
Landiord shall retain such excess and at Landlerd's option suich excess sum shail sither (1) be credited against the next maturing installments due from
Tenant lo Landlord for Tenant's proportionate share of actual “real estate charges” and “insurance expenses” or (unless otherwise provided hereln), (i)
be refunded by Landlord to Tenant upon termination of this lease.

6.5 Landlord shall have the exclusive right, but not the obligation, ta contest any and all such real estate charges. In the event that such contest
fesults in & reduction of the amount of the real estate charges so canlosted, that portion of any refund, reduction, eredit o recovery from the taxing
authonities shall be credited or refunded proportionately to Tenant, less all incurred fees, costs and expenses, whether such fees, costs or expenses are
incurred on a fixed or contingent basis, including but not limited to, and only by way of example, all fees, costs, and expenses payable to a consultant
nred on @ contingency fee basis. Tenant agrees that Tenant will not protest or appeal any appraisal or re-appraisal of the Demised Premisas or any
porticn of the Shopping Center before any governmental authority and Tenant hereby waives any fight o receive nolices of re-appraisal, which waiver
inciudes, without limitation, any rights which may otherwise exist under applicable law.

ARTICLE Vil
COMMON AREA

71 The tem “Common Area” is defined for all purposes of this lease as that part of the Shopping Center intended for the common use of all
tenanis, inciuding among other facilities {as such may be applicable o the Shopping Center), parking area, private streets and alleys, landscaping and
landscaped areas, mgation systems, storm water drainage facilities, utlities to the extent not maintained by a utility provider, curbs, common loading
area, sidewalks, malls and promenades (enclosed or athenwise), lighting facilities, drinking fountains, meeting moms, public tailets, and the like bul
excluding (I} space in buildings (now or hereafter existing) designated for rental for commarcial purposes, as the same may exist from time to time, (i)
utilities, easements, streels and alleys maintained by a ulility company or public authority, (ji) loading areas reserved for the use of a single tenant, and
(v} areas within the Shopping Center which may from fime to fime not be awned by Landlord (unless subject to a cross-access agreement benefiting
the area which includes the Demised Premises). and {v) areas leased to a single-purpose user (such as a bank or fast food restaurant) where access is
restricted. In addition, although the roof(s) and exterior walls of the buildingis} in the Shopping Center are not literaily part of the Comman Area, they
will be cesmea to be so inciuded for purposes of {i) Landlord's ability 1o prescribe rules and requiations regarding same and (i} their inclusion for
purposes of common area maintenance reimbursements. Finally, storm water drainage and outiet facilities and refention and delention areas and
related facilities that may not be part of the Comman Area but nevertneless serve the Shopping Center shall be deemed Common Area and shall be
included for pumoses of determining the Cammon Area maintenance charges, as will real estate charges and insurance expenses related thereto.
Landlord reserves the right 1o change from time fo time the dimensions and location of the Common Area, as well as the dimensions, identities,
locations and types of any buildings, signs or other improvements in the Shopping Center. For example, and without limiting the generality of the
immediately preceding sentence. Landlord may from time to fime substitute for any parking area ather areas reasonably accessile to the tenants of the
Shopping Center, which areas may be elevated, surface or underground.

7.2 Tenani and its employees and cuslomers, and when duly authorized pursuant 1o the provisions of this lease, its subtenants, licensees and
concessionaires, shall have the nonexclusive nght to use the Common Area (excluding roofs of buildings ir the Shopping Center) as constituted from
time to time, such use o be in common with Landlord. other lenants in the Shopping Center and other persons permitted by Landiord o use the same,
and subject to such reasonable rules and regulations governing all aspects of the Common Area, Tenant agrees as follows:

(@) Tenanl and Tenant's employees shall park their cars only in those parking aseas designated for that pumose by Landiord.
Terant shall furnish Landlord with state automabile license numbers assigned o Tenant's car or cars, and cars of Tenant's employees, within five (5}
days after taking possessior: of the Demised property and shall thereafter notify Landlord of any changes within five (5) days after such changes occur,
n the event Tenant or its employees fail to park their cars in designaled par<ing areas as aforesaid, then Landiord &t ifs optien shall charge Tenant Ten
Dollars ($10.00) per day per car parked in any area other than those designated, as and for liquidated damages and Tenant shall pay such charges
upon demand. Tenant authorizes Landlord to cause any car which is not parked in the designated parking areas to be towed from Ihe Shopping Center
and Tenant shall reimburse landiord for the cosl thereof upan demand, anc othenvise indemnify and hold Landlord harmless with respect thereto.

(b) Tenant shall not solicit business within the Common Area nor take any action which would interfere with the rights of other
persans to use the Common Area.

(c) Landlord may temporarily close any part of the Common Area for such periods of time as may be necessary to make repairs ar
aflerations or to prevent the public from obtaining prescriptive rights.

{a) With regard to the roof(s) of the bullding(s) in the Shepping Center, Lse of the roof(s) is reserved fo Landlord or, with regard i any
lenant demonsrating to Landlard's satisfaction a need to use same. to such tenant after roceiving prior written consent from Landlord. Except for
access (o maintain Tenant's rooftap heating, air conditioning and ventilation system, Tenant shall not have access 1o the roof without the prior written
censent of Landiard, which shall net be unreasonably withkeld In the event of an emergency requining immediate roof access, Tenant must varbally
contact Landlord with the nalure of the emergency. Any roof penetration must be performed by Landlord's roofer so as not to void Landlord's
roof warranty, Wilhin three (3) days after any work requiring roof penetration is completed, Tenant shall notify Landlord and accompany Landiord's
recresentative on an inspection of the roof to determine whether any damage was caused fo the rool. if damage In the roof occurred foliowing Tenant's
access thereof, Tepant shall be liable for the costs of repairing the roof and for any damage incurred by Landlord, Terart or any other tenant in the
Shopping Center as result thersof.
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73 Langlord shall be responsibie Tor Ihe operation, management and maintenance of the Comman Area, the manner of maintenance and the
expendituras thareler to be in the sole discretion of Landlord, but io be generally in keeping wilh similar shopping centers within the same ceographical
area as the Shopping Center. Without limiting the genarality of the immediately preceding sentence. Tenant acknowledges that LANDLORD MAKES
NO REPRESENTATION OR WARRANTY REGARDING WHETHER OR NOT LANDLORD WILL PROVIDE SECURITY SERVICES OR, IF S0, WHAT
FORM OF SECURITY SERVICES WILL RE PROVIDED.

74 In addilion to the rentals and other charges prescribed in this leass. Tenant shall pay to Landlord Tenant's properiionate share of the cost of
oparalion, repair, mainlenance and replacement of the Common Area which may be incurred by Landlord in its discration, including, among ofher costs,
those for lighting, painting, water, sewerage, storm water crainage systems and other utilities, landscaping, wetlands zreas, valet parking, gardening,
resurfacing, striping, bumpers, exterminating, cleaning, policing, inspecting, repairing, replacing, (and, if there is an enclosed mall or promenade in the
Snopping Center, heating and cooling), security (if and to the extent Landlord provides security), advertising, seasonal decorations, a reasonable porlion
of whalever management fee Landiord pays o the manager of the Shopping Center, a reasonable allowance for Landlord's overnead costs and the cost
of any insurance for which Landlord is not reimbursed pursuant to Section 6.2, but specifically sxcluding all expensas paid or reimbursed pursuant 1o
Article VI. In adeition, although the roof(s) and exterior walls of the building(s) in the Shopping Center are not lterally part of tha Common Area,
Lanalord and Tarnant agree thal maintenance, repair and replacement of the same shall be included as a common area maintenance ilem to the extent
not specifically allecated to Tenant under this lease nor 1o another lenant pursuani to ils lease. With regard to capital expenditures (1) the original
investment in capital improvements, i.e., upon the initial construction of the Shepping Center, shall nat be included and (i) improvements and
replacements, 1o the extent capilalized on Landlord's recerds, shall be included only to the extent of a reasonable depreciation or amontization (including
interest accruals commensurate with Landlord's interest costs). The proportionate share to be paid by Tenant of the cost of operation, repair,
maintenance and replacement of the Common Area shail be computed on the ratio that the tolal floor area (all of whicn is desmed “leasable” of the
Uemised Premises bears to the toal ‘easable floor area of all buildings within the Shepping Center {excluding, however, arsas owned or maintained by
a party or parfies other than Landlord); provided that in no everit shall such share be less than the amount specified in Seclion 1.1(0) above. If this
lease should commence on a date other than the first day of a calendar year or larminate on a date ather than the last day of a calendar year, Tenant's
reimbursement obiigations under this Section 7.4 shall be prorated based upon Landlord's expanses for the entire calendar year. Tenant shall make
such payments 1o Landlord on demand on intervals not mare frequent than monihly. Landlord may at its option make monthly or other periodic charges
based upon Ihe estimated annual cost of operation and maintenance of the Common Area, payable in advance oul subject to adjustment after the end
of the year on the basis of the actual cost for such year. If Tenant's tetal Common Area maintenance charge paymenis for the year in question are less
than Tenant's actual proportionale share of the Common Area mainfenance charges for such year, Tenant shall pay lo Landlord, upon demand, the
difference; if the total Common Area maintenance charge payments of Tenant for the year in question are more than Tenant's actual proportionate
shars of the Common Area maintenance charges for such yaar, Landiord shall retain such excess and at Landlord’s option such excess sum shall either
(i) be credited against the next maturing installments due from Tenant to Landiord for Tenant's proportionate share of the actual Common Area
Maintenance charges or (urless othenwise provided herein), i} be refunded by Landiord to Tenanl upon termination of this lease.

ARTICLE Vil
MERCHANTS ASSOCIATION OR PROMOTIONAL FUND

81 In the event that Landlord shall organize a merchants association composed of tenants in the Shopping Center, Tenant agrees that it will join
and maintain membership in such asscsiation, will pay such dues and assessments as may be fixed and determined fiom time to time by the
assocation and will comply with such other bylaws, rules and feguiations as may be adopled from time to ime by the association.

8.2 in the event that Landlord shall establish a promotional fund to pay for advertising and other marketing activities of the Shopping Center (as
may be directec by Landlord from time to time), Tenant shall pay whalever sums Landlord shall reasonably designate as Tenanls proportionate
coniribution to the promotional fund.

ARTICLE IX
USE AND CARE OF DEMISED PREMISES

91 Tenant shail commence business operations in the Demised Premises on or immediately afler the Rent Commencement Date and shall
operate its business in an efficient. high class and reputable manner so as lo produce the maximum amount of sales from the Demisec Premises.
Occupancy of the Demised Premises by Tenanl prior fo the Rent Commencament Dale shall be subiject to all of the terms and provisions of this lease
excepling only those requiring the payment of rental. If Tenant fai's to lake possession of tha Demised Premises after notice from Landlord that the
Demised Premises are ready for cccupancy, Unless otherwise provided herein, or ii Tenant fails within any time limits hetein or any exhibit herelo to
complete any work or parform any of the requirements to be performed by Tenant prior 1o the Ren! Commencement Date. or if Tenant shall cause 2
delay in the completion of any work, Landlore shall have the aption to terminate this lease, said termination to be effective immediately upon Landlord's
exercise of such aption  If Tenan! fails to open for business within ninety (80} days afier obtaining possession of the Demised Premises, Landlord shali
have the option to terminate this lease, said termination to be effective immediately upon Landlord's exercise of such cption, In the svent of any such
termination under fthe provisions In this paragraph, Tenant shall be liable 1o Landlord as for default. Tenant shall not at anytime ‘eave the Demised
Premises vacant, but shall in good faith continuously throughout the term of this lease conduct and carry on in the antire Demisad Premises the type of
business for which the Demised Premises is keased. Tenant shall, except during reasonable periods for repainng, cleaning and decorating, keep the
Demised Premises open 1o the public for business with adequate personnel in atiendance on alf days {inctuding, if designated by Landlord, Sundays
and halidays) and during all houss (including, it aesignated by Landiord, evenings) established by Landlord from time to time as business days and store
hours for tne Shopping Center {including, If designated by Landlod, extendeg days and hours during the shopping seasor prior la Christmas and
whanever else that the majority of the retail lenants i the Shopping Center open for business during oxtended days or hours, or both), except to the
exient Tanant may be prohibited from teing open for business oy applicable law. ordinance or governmental regulation
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9.2 The Demised Premises may be used only for the purpose or purposes specified in Section 1.1(r) abave, and only under the trade name
specified in Section 1.1(e) above (or, it Section 1.1(e) is not filied in. any Irade name approved in advance by Landlord). and for no other purpose and
under nc other trade name, It being understood and acknowledged that Landlord has entered into this lease in large part because it believes ihat such
use and trade name will benefit the Shapping Center as a whole

9.3 Tenanl shall not, without Landlord’s prior written consent, keep anything within the Demised Premises or use the Demised Premises for any
purpose which creaies a risk of loxic or otherwise hazardous substances or which increases the insurance premium cost or invalidates any insurance
policy carried an the Demisad Premises or other parts of the Shopping Cenler. All property kept, stored or maintained within tha Demised Premises by
Tenant shall be at Tenant's sole risk. Tenant shall be responsible for the inslallation, maintenance, service, monitoring fees and all other cosls, fees
andfor expenses relating {c any fire alarm system required, or desired by Tenant, to be installed in the Demisec Premises. Tenant shall indemnify
Landiord anc hold Landlore harmless from and against any and all liability, liens, claims, demands, damages, expenses, fees, costs, fines, penallies,
sults, proceedings, actions, and causes of action (including without limitation all allomeys' fees and expenses) arising out of o relating to, dicectly or
indirectly, any violation or alleged violation by Tenant of any govemment authority peraining to health or the environment relating to the Demised
Premises and the Shopping Center {*Environmental Laws"), now existing or hereafter arising, except for violations of Snvironmental Law caused by
Landlord. This indemnification shall survive the expiration or termination of this lease.

94 Tenant shall nat concuct within the Demisec Premises any fire, austion, bankruptey, “going-oul-cf-business.” “lost-ourdease” or similar sale;
nor snali Tenant cperate within Demised Premises a “wholesale” or “factory outlet” store, a cooperative store, a *second hand” store, a "surplus” store or
a store commonly referred to as a “discount houss.” The purpose for this resiriction is the maintenance of a first-ciass shopping center image, no: price
regulation; therefore, Landlord agrees that items may be sold, ana on occasion be advertised as being sold, at discounted prices as leng as Tenant
complies with ali applicable laws and maintains an image consistent with a first-class shopping center.

a5 Tenanl shail not permit any objectionable noises or odors to emanate from the Demised Premises; nor place or permit any radio, television,
loudspeaker or amplifier on the roof or outside the Demised Premises or where the same can be seen or heard from outside the Demised Premises: nor
place any anlenna, equipmert, awning or other prejection on the exterior of the Demised Premises; nor take any other action which would constitute a
Auisance or would disturb or endanger other tenants of the Shopping Center or unreasonably interfere with their use of their respective premises; nor
permit any unlawlul or immoral practice ¢ be carried on or committed on the Demised Premises; nor de anything which would lend o injure the
reputation of the Shopping Center.

96 Tenant shall lake good care of the Demised Premises; shall keep the Demised Premises secure (i.e., Tenant acknowledges that it is not
relying on any representatior: or warranty by Landlotd in this regard), and shall keep the same free from waste at ali times. Tenant shall not overload
the floors in the Demised Premises, nor deface or injure the Demised Premises. Tenant shall keep the Demised Premises and sidewalks, service-ways
and loading areas adjacent to the Demised Premises neat, clean and free from ditt, rubbish, ice or snow at all imes. Tenant shall store all trash and
garbage within the Demised Premises, or in a trash dumpster or similar container approved by Landiord as to type, location and screening; and Tenant
shall arrange for the regular pick-up of such trash and garbage at Tenant's axpense {unless Landiord finds it necessary to furnish such a service. in
which event Tenant shall be charged an squitable portion of the total charges to all tenanis using the service). Receiving and delivery of goods and
merchandise and removal of garbage and trash shall be made only in the manner and areas prescribed by Landlord. Tenant shalt not aperate an
incinerator or burn trash or garbage within the Shopping Center.

87 Tenant shafl maintair ail display windows in a neat, atlractive condition, and shall keep all dispiay windows, exterior electric signs and
extenos lighting under any canopy in front of the Demised Premises iighted from dusk untit 11:00p.m., everyday, inciuding Sundays and holidays (o any
ather hours established by Landlord for the Shopping Center). Tenant additionally acknowledges that no business shall be conducted between the
hours of 12:00am and 6:00am thraughout the calendar year unless as specifically authorized in writing by landlord throughout the term of the iease

98 Tenarit shall include the address and identity of is business activities in the Demised Premises in all advertisements made by Tenant in
which the address and identity of any similar locai busiress activity of Tenant is mentioned.

93 Tenant shall procure at its sole expense any permits and licenses required for the transaction cf business in the Demised Premises and
otherwise comply with all applicable laws, ordinances and govemmental regulations, In addition, if the nature of Tenant's business makes it advisable
for Tenant to take any extra precautions (for example, in the case of 3 business which is affected by so-called "dramshop” laws, Tenant's compliance
with ll “gramshop” educational programs and procadures), Tenant shall take all such extra precautions. At Landlord's reques!, Tanant shall deliver 1o
Landiord copies of all such permits and licenses and proof of Terant's compliance with all such laws, ordinances, govemmental regutations and exira
precautions.

9.10 Tenant shall be responsible for compliance with the Americans with Disabilitiss Act of 1990, as amended from ime o time, and related state
and municipal laws and regulations, in all matters regarding both the configuration of the Demised Premises {the intenor as well as all public and/or
empioyee door enirances) and Tenant's business operations at the Demised Premises.

91 In: conriection with Tenant's grand opening (or other special event), Tenant shall, at Tenant's sole cost and expense, provide for security of
the Demised Premises ancd Common Areas prior to, during and for a reasonable period following such event, and, rowithstanding any other term or
provision of this lease to the contrary, Tenant shall incemnify, defend and hold Landiard harmless from and against any c.aims, damages. lcsses, costs
or expenses incurred by or alleged against Landiord arising out of any such activities.
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consent-to-any-omendment-er-modification o

ARTICLE X
MAINTENANCE AND REPAIR OF DEMISED PREMISES

101 Landlord shall keep the foundation, the axterior walls (except plate glass: windows, doars and other exterior openings, window and door
frames. molding, closure devices, locks and hardware: specal store fronts lighting, nezting, air conditioning (Landlord responsible for HVAC repairs
over §500.00/unityear), plumbing and other electrieal, mechanical and electromolive installation squipment and fixtures; signs, placards, decorations o
other advertising media of any type; and interior painting or cther treatment of interior walls) and roof {subject to Section 7.4 above) of the Demised
P-emises in good repalr. Landlord, however, shall not be required to make any repairs occasioned by the act or negligence of Tenant, its agents,
empicyees, sublenants, licensess and concessionaires (including, but not limited to, roof leaks resulfing from Tenant's installation of air conditioning
equipment or any other roof penctraticn or placament); and the provisions of the previous sentence are expressly recognized to be subject 1o the
provisions of Articla XV|I and Article XVIIl of this lease. In the event that the Demised Premises should become in nead of repairs required to be mace
by Landiord hereunder, Tenant shall give Immediate written notice thereof to Landlord and Landlord shall have a reasonable lime after receipt by
Landlord of such written niatice, in which te make such repairs.

10,2 Tenant, at Tenant's scle cost, shall (1) keep the Demised Premises in good, clean, habitable condition, (i) keep the Demised Premises free
from Insects, rodents, vermin and other pests and (1) make all needed repairs and replacements, including replacement of cracked or broken glass,
except for repairs and replacements required to be made by Landlord under the provisions of Section 10.1, Article XVIl and Artice XVIII. Without
limiting the coverage of the previous senfence, it is undersiood that Tenant's responsibilities therein includs the repair and replacement of all lighting,
heating, zir conditioning, plumbing. and other electrical, machanical ard electromative installation, equipment and fixtures and also indude all ulllity
repairs in ducts, conduits, pipes, and wiring, and any sewer stoppage located in, under and above the Demised Pramises, regardless of when or how
the defect or other cause for repair or replacement occurred or became apparent as well as regular maintenance, service and repar of Tenant's grease
Irap and grease trap lines, if any, all al Tenant's sole cost and expense. With respect lo Tenant's maintenance of the ventilation equipmant, Tenant
agrees (o maintain such ventilation equipment in proper working order so as o ventilate ali fumes, smells and odors from the Demised Premises so that
the same does not infillrate any other premises in the Shopping Center or affect the operations of neighboring tenants. Tenant agrees thal as a
condition to Tenant's right 1o sl or prepare food for on-premises or off-premises consumplion within the Demised Premises, Tenan!, at Tenant's sole
cost and expensg, must (a) contain all odors, fumes and smells from its operation either fully within the Demised Premises or vent said odors, fumes
and smells to the outside of the Demised Premises in 3 manner acceptable to Landlard, including the use of a kitchen exhaust air scrubber and (b)
otavide ongoing trash and debris removal from all sidewalk and patio areas adjacent to the Demised Premises and Tenant's dumpster area (including
power washing the rear sidewalk on an as needed basis), If any repairs required to be made by Tenant hereunder are not made within len days after
wnitten nofice delivered to Tenant by Landlord, Landlord may al its option make such repairs without liability to Tenant for any loss or damage which
may result to its slock or business by reason of such repairs; and Tenant shall pay fo Landlord upon demand, as additional rental nereunder, the cost of
such repairs pius interest at the maximum contractual rate which could legally be charged in the event of a loan of such payment to Tenant (but in no
event 1o exceed 1% % per month), such interest to acciue continuously from the date of payment by Landlord until repayment by Tenmant. At the
expiration of this lease, Tenant shall surrender the Demised Premises in good condilion, excepting reasonable wear anc tear and losses required to be
restored by Landlord in Section 10.1, Article XVII, and Article XVIIl of this lease and remove all signage placed by or on behalf of Tenant on the
Demised Premises. Any and all alterations, additions, and improvements (incdluding, without limitation, all floor coverings and all HVAC equipment,
eleclrical equipment and lighting, but exciuding Tenant's furniture, fixtures and equipmant} which may be made cr installed by either party upon the
Demised Premises shall become the property of Landiord upon installation and shall remain upon and be surrendered with the Demisad Fremises at the
termination of this lease, unless Landlord requests their remaval at the time of instailation, in which event Tenant shall remove the same and reslore the
Demised Premises i ts original condition al Tenants expense. Al the expiration of this lease, Tenant may, subject to the terms of Section 23.1 of this
lease, remove all of Tenant's furnifure, fixtures and equipment placed In the Demised Premises by Tenant (but Tepant cannot remove any such item
which was paid for, in whole or in part, by Landlord),

10.3 Tenant shall be responsible for preventive maintenance on the healing, ventilation and air conditioning equipment (HVAC) for the Demised
Prentises. Withou! limiting the generality of the immediately praceding sentence: (a) Tenant shall replace all filters in the HVAG syslem al least once
every six weeks; and (b) Tenant shall have the entire neating, ventilation and air conditioning equipment inspected by a qualified or licensed HVAC
contraclor al least once a year. The inspection specified in item (o) immediately above shall be completed between March 1st and May 31st of each
year. Tenant shall provide Landlord with a copy of the invaice or report from the inspecting company, giving evidence that the system has been
inspected. If Lanclord has not received from Tenant by June 15th of each year a copy of the inspection raport, then Landlord shall have the right o
have tha heating, ventilation and air conditioning equipment inspected by a company to be selecied oy Landlord. Landiord shall bill T2nant ‘or the cost
of his inspection, which shall be paid within 10 days of recaipt of Landlord’s Invoice.

ARTICLE XI
ALTERATIONS

1.1 Tenant shall not make any alterations, additions or improvements o the Demised Premises without the prior written consent of Landlord,
except for the instailation of unattached, movable frade fixlures which may be installed without drilling, culting, or othenwise defacing the Demised
Premises. Withou! limiting the generality of the immediately preceding sentence, any installation or replacement of Tenant's heating or air conditioning
eguipment must be effected strictly in accordance with Landlord's Instructions. All alterations, additions, improvements and fixtures (including, without
fimitaticn, all floor coverings and all heating and air condiianing equipment but excluding Tenant's unattached, readiy movable furniture and office
equipment) which may be made or inslalled by either party upon the Demised Pramises shall remain upon and be surrendered with the Demised
Premises and become tne property of Landlord at the termination of this lease, unless Landlord requests their removal, in which event Tenant shall
femove the same and restore the Demisad Premises to its ariginal condition at Tenant's expense.

o
2015.27 04 LVS.coc Initialed by; Landlord Tenant
Page 10 3



112 All construction work done Ly Tenant within the Demised Premises shall anly be performed (1) with Landiord's prior writter approvai, (i) in 3
good and workmanlike manner, (il]) lien-free; (iv) in campliance with all governmental requirements, and (v} in such manner as to caJse a minimum of
interference with sther conslruction in progress and wilh the transaction of business in the Shopping Center. Tenant agrees to indemnify Landlord and
hoid Landiord harmless against any loss, cesl, liabilify or damage resulting from such work, and Terant shall, if requested by Landlord, furnish a bond or
otter secunty satisfactory to Landlord against any such loss, cost, liability or damage. Lipon completion of all approved improvements and alterations 1o
the Demised Premises, Tenant, at Tenant's sole cost and expense. shall provida ta Landiord complete "as-buiit" construction plans and specfications,
including fixture pians, of the Demised Premises. Approval by Landlord of any plans and spacifications for work described in this Article X| shall not
constitule a representation or warranty by Landlord as fo the adequacy or sufficiency of such plans and specifications, or {he improvements to which
they relate, or that they comply with applicable laws, rules, regulations and codes, but sich approval shall merely ba the consant of Landiord as
required hereunder.

113 i the event Tenant uses a general cortractor to perform conslruction work within the Demised Premises, Tenant shall, prior to the
commencement of such work, require said general conlractor to execute and defive’ 1o Landiord a waiver and release of any and all ¢claims against
Landlord and liens against the Shopping Center to which such contractor might at any fime be enlitled and fo execute and recard a Bond to Pay Claims
(the "Bond") in accordance with Chapter 53, Subchapter | of the Texas Property Code, as such may by amended, superseded or replaced from time 1o
lime, and shall deliver a copy of the recorded bond to Landlord. The delivery of the waiver and release of lien and the Bond within the tima period set
forth above shali be a condition precedent to Tenant's abiity o enzer on and begin s construction work at the Demised Premises and if applicable, to
any reimbursament from Landlord for its construction work.

114 In the event that Landlord elects to remedel all or any portion of the Shopping Center, Tenant will cooperale with such remodeling, including
Tenant's tolerating temporary inconveniences (including, without limitation, the temporery removal of Tenant's signs in order to facilitate such
remodeling, as it may relate to the exerior of the Demised Premises).

ARTICLE X1t
LANDLORD'S RIGHT OF ACCESS

1241 Lendlord shall have the right to enter upon the Cemised Premises at any lime for the purpase of inspecting the same, or of making repairs to
the Demised Premises, or of making repairs, alterations, additions lo adjacant premises, or of showing the Demised Premises to prospective
purchasers, tenants or lenders

122 Tenant will permit Landlord to place and maintain “For Rent” or *For Lease” signs on the Demised Premises during the last 180 days of the
Iease term, it being understood that such signs shall in no way affect Tenant's obligatons pursuant to Section 9.4, Section 13.1 or any other provision of
this lgase.

123 Use of the roof above the Demised Premises is reserved to Landlord; howaver, Landlord agrees that it will not use he roof above the
Demised Premises for signage or olher adveriising displays without Tenant's consent.

ARTICLE Xl
SIGNS; STORE FRONTS

13.1 Tanant shall not, withoul Landlord's prior written consent () make any changes 1o the store front, or (b) install or make any changes fo any
exterior lighting, decorations, oainlings, awnings, canopies or the like, or {¢) erect o install any signs, window or door leltering, piacards, decorations,
banners, portable signs or advertising media of any type which can be viewsd from the exterior of the Damised Pramises, excepting only dignified
displays of customary type, for its display windows. Tenant shall not place any merchandise, shawcases, pay teiephenes, ice machines, rides or other
obstructions on the outside of the Demised Premises, on the sidewalks, or in any lobby or passageway adjoining the same which shall extend beyond
the barder line of the Demised Premisas. All signs, lettering, placards, decorations and advertising media (including, without limilation, the sign required
by Section 13.2 below) shall conform in all respects to all applicable laws and the sign criteria established by Landlord for the Shopping Center from
time to time in the exercise of its sole discretion and shall be subject lo Landiord's requirements as to construction, mathod of attachmen!, size, shape,
height, lighting, color and general appearance. All signs shall be kept in good condition and in proper operating order at all times.

13.2 Subject to the restrictions of Section 13.1 above, Tenant agrees 10 install a first-class sign on the front of the Demised Premises, on or prior
to the Rent Commencement Dale and to maintain such sign during the term of this lease. Upon vacation of the Demised Premises or the removal or
alteration of Tenant's signs for any reason, Tenant shall be responsibla for the repair, painting andfor replacement of the buikding fascia surface where
signs were attached

ARTICLE XIV
UTILITIES

14.1 Landlord agrees to cause to ba provided (o the Shopping Center the necessary mains, conduils anc other facilites necessary to supply
water, gas (if deemed appropriate by Landlord), slectricity, telephone senvice and sewage service ta the building in which the Demised Premises are
located. Notwithstanding any matter to the cantrary. Landlord is not responsible for otherwise providing utility, conduit or any services to Tenant.

14.2 Tenant shall pay for the cast of any melersimeter depasits andior the cost to inslall Tenant's meters and Tenant shall promptly pay ail
charges for electricity, waler, gas, 12'ephone service, sewage service and other ufiities furnished 1o the Demisad Premises. Landlord may, if it so
elects, furnish ene or more utility services to Tenant, and in such event Tenant shali purchase the use of such services as are tendered by Landlord,
and shall pay on demang as additional rental the rates establishec therefor by Landlord which shall nol exceed the rates which would be charged for the
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same services furnished direclly by the local public utility companies. Landiord may at any time discantinue furnishing any such service without
obligation to Tenant other than 10 connect the Demisad Premises to the public utility, if any. furnishing such service

14.3 It any of the services described above or elsewhere in this lease are Interrupte, Landiore shall use reasonable diligence to promptly restore
such service in any circumstance in which such restoration is within the reasanable control of Landlore. However, neither the inferruption or cessation
of such services or the failure of Landlord to restore same shall render Landiora liable In any respect for damages to person or property, or be
conslrued as an aviction of Tenart, or work an abatement of rental or relieve Tenant rom fuifiling any of its obligations urder ihis lease,

ARTICLE XV
INSURANCE COVERAGES

131 Laridlord shall procure and maintain throughout the term of this lease a policy or palicies of Insurance, at its soie cost and expense (but
subject 1o Article [V above), causing the Shopping Canter to be insurad under stanaard fire and exlended coverage insurance and liability insurance
{plus whatever endorsements or special coverages Landlord, in its sole discration, may consider appropriate], to the extent necessary to comply wilh
Landlord's obligations pursuant to other provisions of this lease.

15.2 Terant, at Tenant's sole cost and expense, beginning on the Rent Commencement Dats, shall procure, pay for and keep in full force and
effect ke fallowing types of insurance, ir: at jeast the amounts and in the forms specified oelow: '

(a) Commercial general liabifity insurance with coverage limits of not less than One Million Collars ($1,000,000.00) combined single
fimit for bodily injury, personal injury, death and property damage liability per eccurrence ar fhe current limit carried by Tenant, whichever Is greater,
insuring against any and all liability of the insureds with respect 1o the Demised Premises or ansing out of the maintenance, use or occupancy of the
Demised Premises or related te the exercise of any rights of Tenant pursuant lo Ihis lease. In the event Landiord or Landlord's first morigagee or
beneficiary deems it reasonably necessary to increase the amounts or limits of insurance required 1o be carried by Tenant under this leass, Landlord
may reasonably increase such amounts or limits of insurance and Tenant shall increase the ameunts or limits of the insurance required to be carried by
Tenanl under this lease and shall provide Landlard with policies or onginal certificates indicating the increased amounts or limits as provided in Section
15.2 of this lease. All such liability insuranco shall specifically imsure the performance by Tenant of the indemnity agreement as 1o liability for injury to or
death of persons and injury or damage to property set forth in Section 16.1. Further, all liability insurance shall includs, but not be limited to, personal
injury, blanket contractual, cross-liability and severadility of interest clauses, productsicompleted operations, broad farm proparty damage, independent
contractors, owned, non-owned and hired vehicles and, if alcoholic beverages are served, sold, consumed or obtained in the Demised Premises, liquor
Ifabifity.

(d) Plate glass insurance covering all plate glass on the Demised Premisas at full replacement value. Tenant shall have the option
etther to insure the risk or o self-insure.

{e) Praperty insurance in the "causes of loss - special form* covering "all risxs" and covering all of Tenant's Work {as defined in the
Work Letter), Tenant's leasehold improvements, trade fixtures. merchandise and persanal property from time to time in, on or about the Demised
Premises in an amount not less than 100% of the then-current full replacement cost of the improvements and other property being insured pursuant
thereta, including a replacement cost endorsement, in an amount necessary to comply with any cansurance percentage stipulaled in the policy, which
shall not be less than 80% of the value of the property, provided, however, that the insurance policy shall contain an "inflation guard* or other
endorsement Increasing coverage as the value of the praperty increases. without any further notification required by the insured, not deleting any penl
covered by a slandard fire and extended coverage property insurance policy with additional coverages for sprinkler damage, vandalism znd malicious
mischiel. In addition, Tenant shall carry comprshensive bailer and machinery coverage on all heating, ventilating and air conditioning equipment,
electrical, mechanical and other such systems serving the Demisec Premises in amounts reasonably salisfactcry to Landiord. Any policy proceeds
shall be used far the repair or replacement of the property damaged or destroyed

] Any Insurance policies designated necessary by Landiord with regard to Tenant's, or Tenant's contractors' construction of
Tenant's Work, as well as with regard to {he construction of altarations including, but not limited to, contingent liability and causes of loss — special form
"all risks" bullders' fisk insurance, with minimum limits of One Million Dallars (§1.000.000.00).

163 All policies of insurance provided for in this lease shall be issued Uy Insurance cempanies with genetal policy hokder's rating of nat less than
A and 3 financial rating of not less than Class XII. as rated in the most current available ‘Best's Key Rating Guide”, and which are qualified to do
business in the stata in which the Demised Premises are located. Alf such policies shall be of a nonreparting nalura and shall name and stall be for the
mutual and joint denefit and protection of Landlord and shall name Landlord's morigagea(s) or beneficiary(ies) as additional insureds or loss payees, as
tnair interests may appear, Executed copies of the policies of insurance or legally enforceable certificates thereof shall be delivered 1o Landiord prior to
Tenant, its agents or employees, enlering the Demised Premises for any purpose. Thereafter, executed copies of renewal policies or cerbificales
thereof shall be delivered ta Landlord (within thirty (30) days prior to the expiration of the ferm of each policy). Al policies of insurance delivered to
Landlord must contain a provision that the company writing the policy will give to Landlard at least thirty (30) days' natice in wnting, in advance, of any
cancellation or lapse or the sifeclive date of any reduction in the amaunts of insurance. Al public Fability, property damage and other casually policies
shall be endorsed {0 rezd that such policies are pnmary poiicies and that any insurance carried by Landlord shall be noncentributing with respect to
such policies. All properly policies, incuding causes of ass - soecial form proparty insurance, bullder's dsk insurance, and any other insurance policy
capable of such endorsement or amendment shall provide thal as to Landlord's inferest, such palicy shall remain valid ang enhfce/ag!e and shall insure
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Landlord, as addiional insured, regardiess of any: (i) named insured's act, failure 1o act, negliger:ce. or violation of any warranties, declarations or
conditions. {b) personal defenses of the insurer against the named insured; (¢} aceupancy or use of the Demised Premises for purposes more
hazardous than those permitted; or (d} Landlord, or Landlord's marigagee(s) or beneficiary(ies)' exercise of any of their respactive remedies

154 Notwitnstanding anything lo the contrary contained in this Article XV, Terart's obligation 1o carry insurance may be satisfied by coverage
under a so-called *blanket policy” or palicies of insurance: provided, hiowaver, that all insurance cerfificates provided by Tenant to Landlord pursuant fo
Section 15.3 above shall reflect that Tenant has been afforded coverage specifically with respact to the Demised Premises, Landlord and Landlord's
mertgagee(s) or beneficiary(ies) shall be named as additional insureds or loss payees, as iheir interesls may appear, the coverage affordad Landlord
shall not be reduced or diminished and the requirements set forth in this lease shail be otherwise satisfied by such blanket policy or poficies.

155 Tanant shall not do any act in or abeut the Demised Premises which wili tend to increase the insurance rates upon the Demised Premises,
the bullding of which the Demised Premises is a part or the Shopping Center of which the Demised Pramises are a part. Tenant agrees lo pay lo
Landiord, upon demand, the amount of any increase in premium for insurance resukting from Tenant's use of the Demised Premises, whether or not
Landlord shall have consented o the act on the part of Tenan. 1f Tenant installs upon the Demised Premises any eleclrical equipment which
conslitutes an cverload of the electrical lines servicing the Demised Premises. Tenant, at Tenant's own expense, shall make whatever changes are
necessary (0 comply with the requirements of the insurance undenwriters and any appropriate governmental authority,

15.6 Landiord makes no representation that the limits or forms of coverage of insurance required to be maintained by Tenan! as specified in this
Article XV are adequate ta cover Tenant's praperty or Tenant's abligations under *his lease.

ARTICLE XVI
WAIVER OF LIABILITY; MUTUAL WAIVER OF SUBROGATION

15.1 To the fullest extent permitted by law, Tenant covenants with Landlord that Landlord and Landiord's agents and employees shall not be liable
to Tenant nor to Tenant's employees, agents or visitors, nor to any other person whomsoever, for any damage o liability of any kind or for any injury to
or death of persons or damage to property of Tenant or any other person occurring from and after the date the Demised Premises are delivered 1o
Tenant (or such earlier date if Tenant is given access o the Demised Premises) (a) from any cause whatscever ralated to the use, occupancy or
enjeyment of the Demised Premises by Tenant or any person ihereon or hoiding under Tenant including, but not limiled to, damages resulling from any
Yabor dispute, (b) caused by the Demised Premises or other portions of the Shopping Center becoming oul of repair or by defect or failure of any
structural element of the Demised Premises or of any equipment, pipes or wiring, or broken glass, or by the backing up of drains, or by gas, water,
steam, electricily or oil leaking, escaping or flowing into the Demised Premises (except whers due 1o Landlord's williul failure 1o make repairs required to
be mace hereunder, after the expiration of a reasonable time after writlen nolice to Landiord of the need for such repairs), (c) caused by the negligence
or misconduct of Tenant, its employees, sublenants, licensees or concessionaires, or of any olher serson entering the Shopping Center under express
or implied invitation of Tenant (with the exception of customers in the Common Arsa), or (d) occasiened by or through the acts or omissions of olher
tenants of the Shopping Center or of any olher persons whemsoever, excepting only duly authorized employees and agents of Landlord. Landlord shall
not be held responsible in any way on account of any consiruetion, repalr, reconstruction (including widening) of any private or public roadways,
walkways or utility lines. Tenanl shall defend, indemnify and save Landiord harmiess from all liability whatsoever on account of any real or alleged
damage or injury and from fiens, claims and demands (i) related to the use of the Demised Premises and iis facilities, or (i) refated 1o the use of the
Common Areas during Tenant's grand opening or other special avent, (i) arising out of any repairs, alterations or improvements (including original
improvements anc fixtures specified as Tenant's Work) which Tenant may make or cause o be made upon the Demised Premises, or (iif) arising out of
any breach of this lease by Tenant, and any loss ar interruption of business cr loss of rental income resulting therefrom, which obligation shall survive
the terminalion or expiration of this lease. This abligation to indemnify shall include reasonable attomeys' fees and investigation costs and all other
reasonable costs, expenses and labiliies incurred by Landlord or its counsel from the first notice hat any claim or demand is 1o be made or may be
made. LANDLORD AND TENANT INTEND FOR THE INDEMNITY OBLIGATIONS OF TENANT SET FORTH IN THIS SECTION 16.4 TO APPLY
EVEN IF THE LOSS OR DAMAGE DESCRIBED IN SUCH SECTION IS CAUSED BY THE NEGLIGENCE OF LANDLORD AND EVEN IF LANDLORD
WOULD OTHERWISE BE STRICTLY LIABLE FOR SUCH LOSS OR DAMAGE UNDER APPLICABLE LAW. Landlord hereby agrees to indemnify and
nold Tenant harmiess from all acts, injuries, losses, or claims and all damage to personal property or any causes of action that arise in the Shopping
Center or the Commen Areas ar parking lots thereof which are the result of Landlord's negligence.

16.2 Landlord and Tenant each waive any rights each may have against the ather on account of any loss or damage occasioned to Landlord or
Tenanl, as the case may be, their respective property, the Demised Premises orits canlents, or i other portions of the Shopping Center arising from
any liability, loss, damage or injury caused by fire or other casualty for which property insurance Is carried or required to be carried pursuant 1o this
lease. LANDLORD AND TENANT INTEND FOR THE WAIVER OF CLAIMS SET FORTH IN THIS SECTION 16.2 TO APPLY EVEN IF THE LOSS OR
DAMAGE DESCRIBED IN SUCH SECTION IS CAUSED BY THE NEGLIGENCE OF THE RELEASED PARTY AND EVEN iF THE RELEASED PARTY
WOULD OTHERWISE BE STRICTLY LIABLE FOR SUCH LOSS OR DAMAGE UNDER APPLICABLE LAW. The insurance peiicies obtained by
Landlerd and Tenant pursuant lo this lease shall contain endarsements watving any right of subrogation which the insurer may otherwise have against
the noninsuring party. The foregoing release and the foregoing requirement for walvers of subrogation shall be operafive only 5o long as the same shail
neither preclude the obtaining of such insurance nor diminish, reduce arimpair 1he liabifity of any insurer.

163 Broker Indemnification. As part of the consideration for the granting of this Lease, Tenant represents and warrants ic the Landlord that na
broker or agent engaged or contacted by Tenant either nagotiated or was insirumental in negotiating or consummating this Lease other than Zapphire
Rea! Estate and AP| Real Estate {the "Authorized Brokers*}, and Tenant agrees to indemnify Landiord against ary loss, expense (including reasonable
attorneys’ fees and costs), cost or liability incurred by Lardiord as a resull of a c.aim by any broker or finder other :han the Authonized Broker(s)

2015.27.04 LVS dac Initialed by: Landlord Tenant
Pege 13



ARTICLE Xvil
DAMAGES BY CASUALTY

171 Terant shall give immediate written notice to Landlord of any damage caused to the Demised Premises by fire or other casuaity.

172 In the event that the Demised Premises shall be damaged or destroyed by fire or otner casually insurable under standard fire and extanded
Coverage insurance and Landlord does not alect to terminate this lease as hersinafter provided, Landlord shall proceed with reasonabie diligence and al
its sole cost and expense 1o rebuild and repair the Demised Premises. In the avent (a) the building in which the Demised Premises are located 1§
destoyed or substantially damaged by a casualty not covered by Landlord's insutance of (0} such buitding is destroved or rendered untenantabie to &n
extent in excass of fifty parcent of the first floor area by a casually covered by Landlord's insurance, or (¢} the nolder of 2 morigage, deed of trus! or
other lien on such building at the tme of the casualty elects, pursuant 1o such martgage, deed of trust, or other lien, to require the use of all or part of
Landlord's insurance proceeds in salisfaction of all or part of the indebtedness secured by the mortgage, deed of trust or other lien, then Landlord may
elect either 10 terminate this lease or 1o proceed to rebuild and repair the Demised Premises. Landlord shall give written notice to Tenant of such

election within sixty days after the oocurence of such casualty and, if it 2lects o rebuild and repair, shall proceed to do so with reasonable diligence and
alils sole cost and expense.

17.3 Larciord's obligation to reouild and repair under this Ariicie XVII shall in any event be fimited to restoring one of the following (as may be
applicable]: (a) if this lease does not include an attached exhibit describing Landlord's initial construction responsibility (“Landlord's Work®), restoring
the Demised Premises to substaniially the condition in which the same existed upen delivery of the Demised Premises 1o Tenant, exclusive of any
allerations, additions, improvements, fixtures and equipment installed by Tenant; or {b) restoring Landiard's Work, as described in the applicable exhibit
attached to this |ease (if such an exhibit is attached), 1o substantially the same condition in which the same existed prior lo the casually. Tenant agrees
that promptly after completion of such work by Landlord, Tenant wil proceed with reasonable diligence and at Tenant's sole cost and expense 1o
restore, repair and replace all alterations, additions, improvements, fixtures, signs and equipment installed by Tenant, or, if an exhibit descrbing
Tenant's Work Is attached hereto, all items of Tenant's Work as described in such extibit, s the case may be, and reapen for business al the Demisad
Premises. Notwithstanding anything in this iease to she cantrary, Landlord's cbligations under this lease to rebuild and repair the Damised Premises
shail be limited in any evenis to the amount of insurance proceeds recovered by Landlord under its insurance policy or poiicies as a result of a casualty.

174 Tenant agrees that during any period of reconstruction or repair of the Demised Premises, it will continue the oparation of its business within
fhe Demised Premises 10 the extent practicable. During the period from the accurrence of the casualty until Landlord's repairs are completed, the
minmum guaranieed rental shall be reduced to such extent as may be fair and reasonable under the circumstances; however, thare shall be no
abatement of the percentage rental and other charges provided for herein

ARTICLE XVl
EMINENT DOMAIN

18.1 If mare than thirty percent {30%) of the floor area of the Demised Premises should be taken for any public or quasi-public use under any
govemmental law, ordinance of regulation or by fight of eminent domain or by private purchase in fieu thereof, this lease shall terminals and the rent
shall be abated during the unexpired portion of this lease, efiective on the date physical possession is taken by the condemning authority,

18.2 If less than thirty percent (30%) of the fioor area of the Demised Premises should be taken as aforesaid. this lease shail not ferminate;
however. the minimum guaranteed rental (but not percentage rental) payable hereunder during the unexpired portion of this lease (and, if appiicable,
any breakpoint of gross seles used lo determine percentage rental) shall 2e reduceg in proportion (o the area iaken, effective on the date physical
possession is taken by the condemning authority. Follewing such partial taking and Landlord's recaipt of any condemnation award, Landiord shall make
all necessary repairs of alterations to the remaining premises or, if an exnibit describing Landlord's Work is attached lo this lease, all NEcessary repairs
within the scope of Landlord's Work as described in such exhibit, as the case may be, required to make the remaining portions of the Demised Premises
an architeciural whole.

18.3 IFany part of the Common Area should be taken as aforesaid, this lease shall not terminate, nor shall the rent payable hereunder be reduced,
except that either Landlord or Tenant may terminate this lease if the area of the Common Area remaining following such taking plus any additional
parking area provided by Landiord in reasonable proximity to the Shopping Center shall be less than saventy percent (70%) of the area of the Common
Area immediately prior to the taking. Any election lo terminate this lease in accordance with his provision shall be evidenced by written notice of
termination delivered to the other party within thirty days after the date physical possession is taken by the condemning autharity.

184 All campensation awarded for any faking (or the proceeds of privale sale in lieu thereof) of the Demisad Premises or Common Area shall be
the property of Landlord, and Tenant hereby assigns its interest in any such award lo Landlord: provided, however, Landicrd shall have no interest in
any awara made (o Tenant for Tenant's moving anc relocation expenses of for the loss of Tenant's fixtures and other tangible personai property if a

separate award for such items s made to Tenant as lang as such separate award doss not reduce the amount of the award that would otherwise be
awardea ta Landlord.

ARTICLE XIX
ASSIGNMENT AND SUBLETTING

191 Tenant shall not assign or in any manner transfer this lease 61 any estaie or interest therein, or sublet the Demised Premises or any part
tiereal or grant any ficense, contession or other right of occupancy of any portien of the Demised Premises without the prior written consent of
Landlerd Landlord agrees that it will not withhold consent n a whally unreasonable and arbitrary manner (as furthec expiained in Section 28.4 of this
lease). hewever, in determining whether ar not to grant Iis consent, Landlord shall be entitled to take into consideration fagors such as Landlord's
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desired tenant mix, the repulation and net warth of the proposed transferee, and the then current market conditions {including market rentals). in
addition. Landlord shall also be entifled to charge Tenant a reascnable fee for rocessing Tenant's request, Consent by Landlord to one or more
assignments cr sublettings shall not operate as a waiver of Landlord's rights as to any subsequent assignments and sublettings

19.2 If Tenant s a corporation, parership or ofher erlity and i al any time during the term of this lease the person or persons who own 2 majority
of either the cutstanding vating nghls or the outstanding ownership interests of Tenant at the time of the execution of this lease cease to own 2 majorily
of such voting rights or ownership interests (except as a result of transfers by devise or descent), the loss of a majority of such voling rights or
ownersnip interests shall be deemed an assignment of this lease by Tanant and, therefore, subject in all respects to the provisions of Section 18.1
asove. The previcus sentence shall not apply, however, if at the time of the executian of this lease, Tenant is a corporation and the outstanding voting
shares of capilal stock of Tenant are listed on a recognized security exchange or over-the-counter market.

193 Any assignee o sublessee of an interest in and to this lease shall be deemed, by acceptance of such assignment or sublease or by taking
actual or consiructive possession of the Demised Premises, lo have assumed all of the obligations set forth in or arising under this lease. Such
assuimption shall be effective as of the earlier of the date of such assignment or sublease or the date on which the assignee or sublessee abiains
possession of the Demised Premises.

19.4 Natwithstanding any assignment or subletting, Tenant and any quarantor of Tenant's otligations under this lease shall at all times remain
fully responsible and liable for the payment of the rent herein specified and for compliance with alf of its other obligations under this lease (even if future
assignments and subiettings occur subsequent 1o the assignment or subigtting by Tenant, and regardless of whether or not Tenan!'s approval has been
ablained for such future assignments and sublatiings). Moreover, in the event that the rental due and payable by a sublessee (or a combination of the
rental payabie under such sublease pius any bonus or other consideration therefor or incident thereto} exceeds the rental payable under this lease, or if
With respect to a permitted assignment, permitted license or other fransfer by Tenan! parmitted by Landlord, the consideration payable to Tenant by the
assignee, licensea or other ransferee exceeds the renlal payable under this lease, then Tenant shall be bound and obligated to pay Landlerd all such
ixcess rental and other excess consideration within ten (10) days following receipt thereof by Tenant from such sublessee, assignee, licenses or other
trarsferee. as the case may be. Finally, in the event of an assignment ar subletting, it is understood and agreed that all rentals paid 1¢ Tenant by an
assignee or sublessee shall be received by Tenant in trust for Landiord, to be forwarded immediately to Landlora without ofiset or reduction of any kind;
and upen electon by Landlord such rentals shall be paid directly o Landiord as specified in Article IV of this lease {to be applied as a credil and offsei ‘o
Tenant's rental obligation).

195 Tenan: shall not mortgage, pledge or otherwise encumber its interest in this lease or in the Demised Premises.

198 Notwithstanding anything contained in this lease to the contrary, Landlord shall have an absolute, unequivocal right to assign or transfer ifs
Interest in this lease, whether as collateral or absolutely, to any party whatsoever whather or not such party is related to Landlord, and Tenant
covenants and agrees that ihis lease shall remain in full force and unaffected oy such transfer or assignment. In the event of the transfer or assignment
by Landlord of its interest in this lease andfor in the building containing the Demised Premises fo a person expressly assuming Landlord's obligations
under this lease, Landlord shall thereby be released from any furiher abligations hereunder, and Tenant agrees to look solely to such successor in
inferest of Landlord for performance of such obligations. Any security given by Tenant fo secure performance of Tenant's abligations hereunder may be
assigned and fransferred by Landiord to such successor in interest and Landlord shall thereby be discharged of any further obligation refating thereto.

ARTICLE XX
SUBORDINATION; ATTORNMENT; ESTOPPELS

201 Tenant accepts this lease subject and subordinate to any morigage, deed of frust or other lien, or any malters affecting rcord title o the
property upon which the Shopping Center is constructed, presently existing or hereatter placed upon the Shopping Center or any portion of the
Shopping Center which inciudes the Demised Pramises, and 10 any renewals and sxtensions thereaf. Tenant agraes thal any morigagee shal! have the
ngnt at any ime to subordinale its mortgage, deed of trust or other lien fo this lease; provided, however, notwithstanding that this ease may be (or
made to be) superior to @ morlgage, deed of trust or other lien, the morgagee shall not be liable for prepaid rentals, security deposits and claims
arcruing quring Landlord's ewnership; furthar provided that the provisions of a mortgage, deed of trust or other lien relative o the nghts of the
mongagee with respect to proceeds anising from an eminent domain taking (including a voluntary conveyance by Landiord) and provisions relative o
proceeds arising from insurance payable by reason of damage to or destruction of the Demised Premises shall be prior and superior 1o any contrary
provisions contained in this lease with respect to the payment or usage thereof. Landiord is hereby irevocably vested with ful power and authorty to
subardinate this lease to any morigage, deed of trust or other lien, or any matier affecting record fifle to the property upon which the Shapping Center is
constructed, hereafter placed upon the Demised Premises of the Shepping Center as a whole, and Tenant agrees upon demand 1o execule such further
instruments suterdinating this lease as Landlord may request: provided. however, that upon Tenant's written request and nolice ‘o Landlord, Landlord
shall use reasonable efforts to obtain from any such morigagee a writien agreement that after a foreciosure {or 2 deed in lieu of foreclosure) tha righis of
Tenant shall remain in full force and effect curing the ferm of this lease sc long 2s Tenant shall continue to recagnize and perform alf of the covenants
and condttions of this lease.

202 Alany ime when the hokier of an autstanding morigage, deed of trust or other lien covering Landord’s interest in the Demised Premsses has
giver Tenanl writien notice of its irterest in this lsase, Tenant may nol exergise any remedies for default by Landlord hereunder unless and until the
halger of the indebledness secured by such morigage. deed of trust or other lien shall have received writlen notice of such default and a reasonable
time {not less than 30 days) shall therealler have elapsed without the default having been cured.

203 Tenant specifically agrees ihat this lease shall be expressly subject to, inferior and subordinate to 2ll matters filad of record in Hidaigo
Ceunty, Texas {collectively, the "Permitled Exceptions™). including, but not limited to, the . Tenant agrees that it shall at all times
strictiy compiy with 1he terms of the Permitted Exceptions. Tenant hereby expressly acknowledges and confirms that Tenanl has reviewed a copy ofthe
.and Tenant hereby agress to comply with all of the termns, provisions, restrictions and standards set forth in such dogument
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204 Tenant agrees that itwil from tme 1o ime within seven (7) days after receipt of request by Landlord exscule and deliver to Landlord 3 written
statement addressed to Langlorc (or o & party desanated by Langlord), which statement shall identify Tenant and this lease, shall cerlify that this lzase
is unmodified and i full force anc effect (or if there have been modificalions, that the same s in full force and effect as 0 medified), shall confirm that
Landlorc is rot in default as to any obligations of Landlard under this lease (or if Landlord is in default, specifying any defaut), shall confirm Tenant's
agreements contained above in this Arlicle XX, and shall contain such other information or confirmations 25 Lanclord may reascnatly require. In
additicn, upon request by Landiord at any time prior fo or during which Landlord is performing construction activities to the Demised Premises, Tenant
shall, within seven {7) days afier request, deliver a further assurances certficate (the *Further Assurances Certificate”) “eaffirming this lease, Tenant's
abligations under this lease, and Tenant's inteat to accept delivery of the Demised Premises upon delivery thereof by Landiord and acknowledging that
Lanclord is relying upon such certificate in continuing forward with the construction of the Demised Premises and the Shopping Center in accardance
with this lease. In the evenl nat Tenant falls o deliver the Further Assurances Certificate within such 7-day penicd, Landlord shall be released from all
coligations of Landlord 1o complets constuction of the Demised Premises and the Shopping Center. Landlord is hereby irrevocably appointed and
authorized as the agent and atiorney-in-fact of Tenant to execute and deliver any such written statement on Tenant's behalf if Tenant fails 1o do so
within seven (7) cays after the delivery of a written request from Landlord fo Tenant, Notwithstariding anything contained in this lease to the cantrary, in
the event that any lender holding  lien which encumbers the Shopping Center requests a change to be made 1o this lease which dees not materially
Increase the obligations of Tenant under s lease, Tenant covenants and agrees that it shall ccopeiale with Landlord in accommodaling ina request of
such lender by modifying the provisicns of this lease. To evidence such intent, Tenant hereby irrevocably appoints Landlord as its agent and atlomey-
in-fact, which appeintment is coupled with an interest, for purposes of effecting such changes ‘o this lease. Tenant's failure to deliver the documents
referenced in this Section 204 within the time periods pravided herein shall be an immediate defauit under this lease withatt the necassity of any further
notice from Landlord notwithstanding Section 22.1(b o the contrary.

ARTICLE XXI
DIRECTION OF TENANT'S ENERGIES

211 Tenant acknowiedges that Tenant's monetary contribution to Landlord (in the form of rentals) and Tenant's generai contribution to commerce
within the Shopping Center (alsc importanl in Landlord's determination to execuls this lease with Tenant) will be substantially raduced if during the term
of this lgase, either Tenant or any parson, corporation, or other entity, directly or indirectlly controlling, controlied by or under common control with
Tenant shall directly or indirecty operate. manage, conduct or have any intersst in any establishmenl within commarcial proximity of the Shopping
Center. Accordingly, Tenant agrees that if during the term of this lease, either Tenant or any persan, corparation, or olher entily, directly or indirectly
controliing. contrailed by or under common conirol with Tenant (and also, in the event Tenant is a carporation or other entity, if any officer or direclor
thereof or shareholder or other owner owning more than ten percent (10%) of tne outstanding stock or other ownership thereof, or any parent,
subsidiary or refated or affiliated corporation) either direclly or indirectly commences operation of any store selling or otherwise selis or offers for sale
any merchandise or services of the type 1o be sold by Tenant in the Demised Premises as provided in Section 1.1{r) hereof or similar or related items, or
in any manner competes with the business provided herain to be conducied by Tenant at the Demised Premises, within & straight fine radius of three 3

milss of the Shopping Center, which Tenant acknowledges is a reasonable area for ths purpose of this provision, then in such event, the rental payable
by Tenant hereunder shall be adjusted as follows:

{a) therezfter the minimum guaranteed rental shali be ona hundred ten percent (110%) of the amount stipulated in Section 1.4(m) of
this lease; and
v thereafier the percantage rental shall be computed as if twenty-five percent (increased to Mty percent, if the other store is within a

two-mile radius, and seventy-five percent, if the other stara is within a one-mile radius}, of all amounts which-would be “gross sales” (as defined in
Section 4.5 of this lease) ¥ the merchandise had been sold, services rendered or business conductad ator frem the Demised Premisas (in lisu of at or
from such other stare) were, in fact, “gross sales” (as so defined) and the provisions of Article V will likewise apply to the other store.

The above adjustment in rentai reflects the estimate of the parties as to the damages which Landiord would be likely to incur by reascn of the diversion
of business and customer traffic from the Demised Premises and Shopping Center to such other store within such radius, as the proximate result of the
astablisnment of such other store. Tnis provision shalt not apply lo any exisling store prasently being operated by Tenant as of the dale heredf,
provided there is no increase in the size, change in merchandise mix or Irade name of such commercial estabiishment Finally, Tenani agrees that
Landlord may waive, for any reason whatsosver all rights granted to Landiord pursuant to this Section 21.1 and may sever this seclion from the
remainder of this lease (thereby keeping the remainder of the lease unmodified and in full force and effect).

ARTICLE XXl
DEFAULT BY TENANT AND REMEDIES
221 The following events shall be deemed 1o be events of default by Tenant under this lease:
(@ Tenant shall ‘ail to pay any instaliment of rental or any other obligation under this lease invalving the payment of money and such

failura shall continue for a pesiod of ten (10) days afier writien notice tharaof to Tenant; provided, however, that for each calendar year during which
Lendiord has already civen Tenant one written nolice of the failure 1o pay an instaliment of rental, no furiher notice shall be required 1.e., the event of
default will autsmatically eecur on the tenth day afler the date upon wnich the rental was aue).

ib) Tenant shall fail {o comply with any provision of this 'ease, cther than as described in sub-secticr: (a) above, and either shall not
cure such fadure within ffteen (15) days after written nolice thereof to Tenarit, or shall cure that particular failure but shall again fail to comply with the
same provision of ihe lease within three months after Landiord's wrilen notice.
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i©) Tenant or any guarantor of Tenant's odligations under this lease shall become insolvent, or shall make a transfer in fraud of
creditars, or shall make an assignment for the berefit of creditors

)] Tenant or any guarantor of Tenant's obligations under this lease shall file a pefition seeking relief, or a petiton seeking an arder
for refief against Tenant or 2 guaranter of Tenant's obligations under this [ease is filed, under any sectior or chapter of the federal Bankruplcy Code, as
amended, or under any similar taw or statute of the Uniteg Siates or any state theraof; or Tenant o any guarantor of Tenant's obligations under this
lease shall be adiudged bankrupt or insolvent In proceedmgs filed against Tenant or any guarantor of Tenant's obligations under this jease theraunder.

(e) A receiver or Trusiee shall be appointed for the Demised Premises or for all or substantially all of the assets of Tenant or any
guarantor of Tenant's obligation under this lease.

0 Tenant shall dssert or vacaio or shall commence to desert or vacate the Demised Premises of any substantial portion of the
Demised Premises or at any fime prior ta the last month of the Jease term shall remove of attempt to remave, without prior written consent of Landlord,
all or a substantial amount of Tenant's goods, wares, equipment, fixtures, furniture, cr other personal property.

(9) Tenant shall do or permit to be done anything which creates a lien upor: the Demised Premises or upon all or any part of the
Shopping Center.
222 Upon Ihe occurrence of any such events of defauli, Land/ord shall have the option fo pursue any one or more of the following remedies:

(a) Withaul any fuether nolice or cemand whatscever, Tenant shail be obligated to reimburse Landlord for the damages suffered by

Landlord as a result of the event of defaull, pius interest on such arount at the maximum contractual rate which could legally be charged in the evant of
a loan of such amount to Tenant (but in no event to exceed 14 % per month); and Landlord may pursue a monetary recovery from Tenant. In this
regard, and without limiting the generality of the immediaiely preceding sentence, it is agreed that if Tenant fails to install 3 sign on the front of the
Demised Premises within fifteen (15) days after the Rent Commencement Date of his lease, or if Tenant fails to open for business as required in this
lease or, having opened tor business, subsequently deseris or vacates the Demised Premises or otherwise ceases to conduct business in the Demised
Premises as required in this lease, then Landlard at its option may seek monetary recovery for the loss of Tenant's anticipated contribution to commerce
within the Shopping Center; moreover, Landlord and Tenant further agree that in as much as the exact amount of damages would be difficult 1o
determine, liquidated damages will be due monthly (i) in an amount squal to fifieen percent (15%) of the minimum guarariteed rental payable for that
miontf: (Le., Tenan: will pay minimum gquaranieed rental equal 1o one hundred fifteen percent (115%) of the ameunt specified in Section 1.1 (m) of this
lease) if Tenant opens for business but fails to install a sign and (i) in an amount equal to twenty-five percent (25%) of the monthly guaranteed rental
pavable for the month if Tenant fai's to open for business as required in this lease or, having opened for business, subsequently deserts or vacates the
Demised Premises or otherwise ceases to conduct business in the Demised Promises as required by this iease (including, but not limited to, failing to
comply with the requirements of Seciion 9.1 of this lease)

{b) Without any furiher notice or demand whalsoever, Landlord may take any one or more of the actions permissible at law to insure
performance by Tenant of Tenant's covenanis and obligations under this lease. |n this regard, and withoul limiting the generality of the immediately
preceding sentence, it is agreed thatif Tenant falls to open for pusiness as required in this lease or, having opened for business, deserts or vacates the
Demised Premises. Landlord may enter upon and lake possession of such premises in order lo protect them from deterioration and cantinue to demand
from Tenant the monthly rentais and other charges provided in this lease, withcut any obligation to relet; however, if Landlord does, at iés sole discretion,
elect {6 relet the Demised Premises, such action by Landiord shall not be deemed as an acceptance of Tenant's suender of the Demised Premises
unless Landlord expressly notifies Tenant of such acceptance in writing pursuant to this subsection (b), Tenan! hereby acknowledging that Landlord
shall cthermse be reletling as Tenanl's agent and Tenant furtnermore hereby agreeing In pay lo Landlord on demand any deficiency thal may arse
vetween the monthly rantass and clner charges provided in this lease and that actually collected by Landlord. It is further agreed in this regard fhat in
the event of any default described in subsection (b} of Section 22.1 of this lzase, Landlord shall have the nght to enter upon the Demised Premises by
force if necessary without being liable for prosecution or any claim for damages thercfore, and do whatevar Tenant is obligated to do under the lerms of
this lease; and Tenant agrees to reimburse Landlord on demand for any expenses which Landlord may incur in thus effecting compliance with Tenant's
obligations under this lease, and Tenant further agrees that Landlord shall not be liable for any damages resulting to the Tenant from such action.
Finally, it is agresc thai in the event of any defauil descrided in subsection (g) of Section 22.1 of this lease, Landlord may pay or bond around such Jien,
whether or riot conlested by Tenant; and in such event Tenan! agrees to reimburse Landlord on demand for all costs and expenses incurred in
connection with any such action. together with inierest at the Maximum Rate, with Tenant further agreeing that Landlord shall In no event be iiable for
any damages o: claims resuliing from such action.

{©) Landlord may terminate this lease of Tenant's right to possess the Demised Premises by written natice to Tenanl, in which avert
lenant shall immediately surrender the Demised Premises to Landiord, and if Tenant falls to do so, Landlord may, wilhout prejudice to any other
remedy which Lardlord may have for possession or arrearages in rant (including any fate charge or interest which may have accrued pursuant to
Section 4.6 of this lease), enter upon and take possession of the Demised Pramises and expel or remove Tenant and any other person who may be
oecupying said premises or any part thereot, by forca if necessary. without being liable for prosecufion or any claim for damages therefor, Tanant
hereby waives any statutory requirement of prior written notice for fiing eviction or damage suits for nonpayment of renl. In addition. Tanant agrees to
pay to Landiord on demand the amount of all ioss end damage which Landiord may suffer by reason of any lermination effected pursuant lo the
subsection (c), said less and damage lo be determined by either of the foliowing alternative measures of damages:

0] Until Landlord is adle, through reasonabie efforts, ihe nature of which efforts shall be at the sole discretion of Landlord,
lo relel the Demised Premises under ierms satisfactory o Landlard, in its sole discretion, Tenant shall pay ta Landlord on or
before the first day of each catendar mortn, the morihly rentals and other charges provided in this lease 1f and after the Demised
Premises have been relet by Landlord, Tenan! shall pay o Landiord on the 20th day of each calendar month the difference
between the monthly rentals and other charges provided in this lease for such calendar month and that actually collected by
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Landlord for suck: month. if it is necessary for Lardiord to bring suil in order te collect any deficiency, Landlord shall have a right
w allow such deficiencles to accumulate ane lo brng an action on several or all of the accrued deficlencies at one time. Any such
suit shall not prejudice in any way the right of Landiord te bring a similar actien for any subsequent deficiency ar deficdencies. Any
amount collected by Landiore from subsequent tenants for any calendar monih in excass of the monthly rentals and other charges
provided in this lease, snall oe crediled to Tenant in reduction of Tepanl's liability for any calendar manth for which the amoun:
collected by Landlord will be less than the manthly rentals and other charges provided in this lease: bul Tenant shall have no right
to such excess other than the above-described credit

iy When Landlord desires, Landlord may demand a final settiement. Upon cemand for a final settlement. Landlord shall
have a rignt 12, and Tenant thereby agrees to pay, the difference between ihe total of all monthly rentals and other charges
provided in this Jease for the remainder of the term and the reasonable rental value of the Demisad Premises for such period,
such diiference to be discounted to nresent value at a rate equal to the rate of interest which is allowed by law in the State of
Texas when the parties o a contract have not agreed or. ary darticular rate of interest {or, in the absence of such law, at the rate
of six percent per annum).

If Landlord elects to exarcise the ramedy prescribed in subsection 22.2 (b} abave, this election shall in no way prejudice Landlord’s right at
anytime thereafier to cancel said election in favor of the remedy prescribed in subsection 22 2 (c} above, provided trat at the time of such cancellation
Tenant is still in cefault. Simiarly, if Landlord elec's to compute damages in the manner prescribed by subsection 22.2 {c) {i) above, this election shall
in no way prejudice Landlord's right at anylime thereafter to demand a final settlement in accordance with subsection 22.2 (c) fii} above. Pursuit of ary
of the abave remedies shall not preciude pursuit of any other remedies prescribed in other sections of this lease and any other remedias provided by
law. Forbearance by Landlord o enforce one or more of the remedies herain provided upon an event of default shall not be deemed or construed 1o
consliitute a waiver of such defauit.

223 Itis expressly agreed Ihat in determining “the moninly rentals and other charges provided in this lease,” as that term is used thraughout
supsections 22.2 (c) (1) and 22.2 (c} (ij) above, there shall be added to the minimum guarantsed rental {as specified in Sections 1.1(m) of this lease), a
sum equal to the cherges for maintenance of the Camman Area (us specifed in Sections 1.1(6) and 7.4 of this lease}, the payments for taxes, charges
and insurance (as specified in Aricle VI of this lease) plus one twenty-fourth of the total of all percentage rantals required 1o be paid by Tenanl
{pursuant to Secion 4.3 of this lease) because of gross sales duning the two full calendar years immediately preceding the date Landlord initiated action
pursuant 1o said subsections (of, If two full calendar years have not then elapsed, to the coresponding fraction of ali percentage rentals required to be
paid because of gross sales during the period commenging with the Rent Commencerment Dale of this lease and concluding with the date on which
Landlord initiated such action). ;

224 Itis further agreed thal, in addition lo payments required pursuant to subsections 22.2{b) and 22.2(c) above, Tenanl shall compensate
Landlord for all expenses incurred by Landlord in repossession {including, among other expenses. any increase in insurance premiums caused by the
vacancy of the Demised Premises), all expenses incurred by Landlord in reletting (including, amang other expenses, repairs, remodeling, replacements,
advertisements and brokerage fees), all concessions granted to a new tenant upon reletting (including, among other concessions, renewal options), all
losses incurred by Landlord as a direct or indirect resull of Tenant's default lincluding, among cther losses, any adverse reaction by Landlord's
morigagee or by alher tenants or potential tenants of the Shepping Center) snd 2 reasonable allowance for Landlord's administrative efforts, salaries

and overhead atfributable directly or indirectly fo Tenant's default ard Landlord's pursuing the rights and remedies provided herein and under applicable
tawi.

225 Landiord may restrain or enjoin any breach or threatened breach of any covenant, duty or obligation of Tenant herein contained without the
necessity of proving the inadequacy of any legal remedy or irreparable harm. The remedies of Landlord hereunder shall be deemad cumuiative and not
exclusive of each other.

225 If on accoun: of any breach or defalt by Tenant in its obligations hereunder, Landiord shali employ an attorney to present, enforce or defend
any of Landlard's rights or remedies hereunder, Tenant agrees to pay any reasonable atlomey's fees incurred by Landlord in such connection.

227 In the event that any one or mare provisions of this Article XXII authorizes Landlord to enter the Demised Premises, Landlord is entiied and
s hereby authorized, without any notice lo Tenant, to enter upon the Demised Pramises by use of a duplicate key, a master key, a locksmith's entry
pracedures or any other maans not invaiving persenal confrontation, and to atter or change the door locks on all eniry doors of the Demised Pramises,
thereby permanently excluding Tenant In such event Landlord shall not be abligated to place any written notice on the Demised Premises explaining
Landlord’s action; moriover, i a reasan for Landlord's action is the filure of Tenant to pay any one or more rentals when due pursuant to ihis lease,
Landlord shall not be required to provide the new key (if any) to Tenant unti and unless all rental defaults of Tenant have seen fully cured,

228 Tenant acknowledges ifs obligation 0 deposit win Landiord the sum stated in Section 1.1 (c) above, to be held by Landlord without interest
as security for the performance by Tenant of Tenant's covenants and abligations under this lease. Tenant agress that such deposit may be commingled
with Landlord’s other funds and is not an advance payment of rental or a measure of Landlord's damages In case of defaull by Tenant Upon the
occurrence of any event of default by Tenanl, Landlord may, from fime 1o time. without prejutice to any other remedy provided herein or provided by
law, use such fund 1o the extent necessary to make gocd any amears of rentals and any other damage, injury, expense or liability caused ta Landlord by
such event of default anc Tenant shall pay to Landiord on demand the amount so epplied in order to restora the security depesit to its originat amaunt.
{f Tenantis not then in default thereunder, any remaining balance of such depasit shall be returned by Landlord to Tenant upon temmination of this lease
{sudject to the provisions of Section 19.6 above).

229 In the event of any default described in subsection {d) of Section 22.1 of this leasa, any assumption and assignment must conform with the

requirements of the Bankrupley Code which provides in par. that Landicrd must ba provided with adequate assurances (i} of the source of rent and

other consideration due under this lease, (i) thal the financial condition and operating performance of any proposed assignee and its guarantors, if any,
i
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shall be similar to the financial condition and operating performance of Tenan! and its guarantors, if any, as of the date of execution of this lease; (jii}
that any percentage rent due under ihis lease will not deciine subsiantially; (iv) that any assumption or assignment is subject to all of the provisions of
this iease (inciuding, but not limiled to, restrictians as to use) and will not breach any such provision contained in any other leas, financing agreement
or other agreement relating to the Shopping Cenler. and {v) that any assumption or assignment will not disrupt any tenant mix or balance in the
Shopping Center.

(a} in order to provide Lanciord with the assurances contemplaied by the Bankruptcy Code, Tenant must fulfil the (ollowing
abligations, in adcition 1o any other reasonable obligations that Landiord may require, before any assumption of this lease is effective: (i) all defaults
under subsection {a} of Seclion 22.1 of this lease musi be cured within ten (10) days after the date of assumption; (ii} all other defaults under Section
22.1 of tnis lease other than under subsection (d) of Secticn 22.1 must be cured within fifteer: (15) days after the date of assumption; (ii} all actual
moneiary losses incurred by Landlord {including, but net limited o, reasonable attorrey fees) must be paid to Lanclord within ten (10) days after the
date of assumptior: and (iv) Larclord must receive within ten (10) days after the date of assumption a securily deposit in the amount of six (6) months
minimum guaranteed rental {using the minimum guaranteed rental in effect for the first full month immediately foliowing the assumption) and an advance
prepayment of minimum guaranteed rentai in the amount of three (3) months minimum guaranteed rental{using the minimum guaranteed rentalin effect
for the first full month immediately following the assumption), both sums to be held by Landlord in accordance with Section 22.8 above and deemed to
be rent under this lease for the purposes of the Bankruptcy Code as amended and from time to time in effect

{b) In the event this lease is assumed in accordance with the requirements of the Barkmupicy Code and this lease, and is
subsequently assigned, Lhen, in addition to any other reasonable obligations that Lardlord may require and in order to provide Landlord with the
assurances cortemplaied by the Bankrupicy Code, Landlord shall be provided with (i) a financial statement of the propased assignee prepared in
accordance with generally accepted accounting principles consistently applied, though on a cash basis, which reveals a net wonh in an amount
sufficient, in Landlord's reasonable judgment, to assure the future performance by the proposed assignee of Tenant's obligations under this lease; or (i)
a writlen guaranty by one or mare guarantors with financial ability sufficient tc assure the future performance of Tenant's obligations under this lease,
such guaranty to be in form and content salisfactory to Landlord and to cover the performance of all of Tenant's obligations under this lease.

22.10 No re-entry or laking of possession of the Demised Premises by Landiord shall be construed as an election on Landiord's part to terminate
this lease, uniess a written notice of such intention is given fo Tenant. Notwithstancing any such reletling or re-entry or taking of possession, Landlord
may at any time thereafter elect to terminate this leass. The pursuit of any remedy provided in this lease or any ofher remedies provided by law shall
not constitule a foreiture or waiver of any rentai due lo Landlord under this Jease or of any damages accruing to Landlord by reason of the violation ot
any of the ferms, provisions and covenants contained in this lease. The loss or damage Landlord may suffer by reason of termination of this lease or
the deficiency from any reletting as provided for above shall include the expense of repossession and any repairs or remodeling undertaken by Landlord
following possession  Should Landlord at any lime terminate this iease for any event of default, in addition to any other remedy Landlord may have,
Landlord may recover from Tenant all damages Landlord may incur by reason of or as a result of such event of defautt, including the cost of recovering
the Demised Premises ard the lass of rental for the remainder of the Lease Term.

2211 Tenant agrees that, in exchange for the promises made in ihis lease and other good and valuabie consideration received from Landiord, in
the event Tenant files a voluntary petition in bankruptey or is the subject of an involuntary bankmuplicy at any time during the Lease Term or any
extensions hereof, Landlord shalt not be subject to the provisions of 11 U.S.C. § 362, and shall automatically and immediately be entitled to relief from
the stay imposed theredy without necessity of further action or court approvai.

2212 In the event suit is brought under this leass, the prevailing party shali be awarded attorneys' fees and costs whether incurred before trial, at
triai or or appeal

ARTICLE XXl
LANDLORD'S CONTRACTUAL SECURITY INTEREST

23.1 in addition o the statutory Landiord's iien, Landlorc shail have al all times a valic security interest lo secure payment of all rentals and cther
sums of money becoming due hereunder from Tenant, and to secure payment of any damages or loss which Landlord may suffer by reason of the
breach by Tenant of any covenant, agreement or condition centained herein, upon all goods, wares, equipment, fixtures, fumiture, improvements and
other personal property of Tenant presently, or which may hereafter be, siluated on the Demised Premises, and all proceeds therefrom, and such
property shall not be removed without the consent of Landiord untl ail arrearages in rent as well as any and all other sums of money then due fo
Landlord or to become due to Landlord hereunder shall first have oeer paid and discharged and all the covenants, agreemsnts and conditions hereof
have been fully complied with and performed by Tenant. Upon the accurrence of an event of default by Tenant, Landlord may, in addition to any other
remedies provided herein, enter upon the Demised Premises and take possession of any and all goods, wares. equipment, fixtures, furniture,
‘mprovements and other personai property of Tenant situated on the Demised Premises, without liability for trespass or conversion, and sell the same at
public ar private sale, with: or without having such property at the sale. afier giving Tenant reasonable notice of the time and place of any public sale cr
of the time after wnich any private saie is to be made, at which sale Landlord or ils assigns may purchase unless otherwise prohibited by law. Unless
otherwise providec by law, and without intending 1o exclude any other marner of giving Tenart reasonable notice, the requirement of reasonable notice
shall be met if such notice is given in the manner prescribed in this ease at ieast five days before the time of sale. Any sale made pursuant o the
provisions of this paragraph shall be deemed ta have been a public sale conducted in a commercially reasonabie manner if held in the above described
Demised Premises or where the praperty is jocated after the lime, piace and method of sale and a general descripiion of the types of property to be sold
have been advertised in a daily news paper pualished in the county in which the praperty is located, for five conseculive davs before the date of the
sale. The proceeds from ary such disposition, less any and ail expenses connected with the taking of possession, holding and selling of the property
(ircluding reasonable attorney's faes and legai expenses), shall be applied &s a credit against the indebtedness secured by the security interest granted
in this paragraph. Any surplus shall be paid to Tenant or as othenwse required by law; the Tenant shall pay any deficiencies forthwith. Tenant hereby
agieas that a carbon, photographic or other reproduction of this jease shall be sufficient to constitute a financial statement. Tenanl nevertheless agrees
that upon request by Landlotd, Tenarit agrees that it will execute and deiiver io Landlord a financing statement in form sufficient 9 perfect theysecurity
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mterest of Landlord in the aforementioned property and proceeds thereof under the provision of the Uniform Comme:ciai Code (or coresponding state
statute or sialules) i force in e state in which the preperty 's located, 25 well 2s any other state the laws of which Landlord may at any time consider
to be applicable, morecver Landlord is hereby irrevocably vested with a power of aitorney from Tenant to execute any and all such financing statements
on behalf of Tenan!

232 Homwithstanding Section 231, Landlord agrees that & will subordinate its secunity interest and landiord's lien {o the secunly interest of
Tenant's supplier or institvlional firancial source ‘or as iong as Ine renta! accourt of Tenant under this lease is current {of is brought current), provided
that Landlord approves the transaction as being reasonably necessary for Tenans aperations at ths Demised Premises, and further provided that the
subardination must be limited to a specified transaction and specified tems of the fixtures, equipment or inventory involved in the transaction.

ARTICLE XXIV
HOLDING OVER

241 In the event Tenant remains in possession of the Demised Premises after the expiration of this lease or the earlier termination of ihis lease
with the consent of Landiord but without the execution of a rew lease, Tenant shall be deemed to be occupying said premises as a tenant from month 1o
month at a rental equal lo the rental (inciuding any percentage rental) provided in this ieass plus fifty percent (50%) of such amounts and otherwise
subject to all the conditions, provisions and obligations of this lease insofar as the same are applicable to a month-te-month tenancy. Either party shall
have the right to terminate such tenancy upon thirty (30) days' written notice io the ather. In the event Tenant ramains in possession of the Damised
Premises after the expiration of this lease or the earlier fermination of this lease without the consent of Landlord, (i) such event shall be an immediate
gvent of default under this lease, (il) Tenant shall be deemed to be occupying said premises gs a tenant at sufferance al a rental equal lo the rantal
(including any percentage rental] provided in this lease plus one hundred percent (100%) of such amounts and otherwise subject to all the conditions,
provisions and obligations of this lease and (/i) Landlord shall have all Aghts and remedies available to Landiord under this lease and at law. Further,
Tenant shall defend, indemnify and hold Landlord hammless from and against all ciaims, losses and liabilities for all costs and damages incurred by
Landlord resulung from Tenant's failure to surrender possession of the Demised Premises alter the expiration of this Lease or earlier termination of this
lease, and such obligations shall survive the expiration or earlier termination of this lease.

ARTICLE XXV
NOTICES

251 Wherever any notice is required or permitted hereunder, such notice shall be in wriling. Any nofice or document required or permitted to be
delivered hereunder shall be deemea lo be delivered when actually recaived or refused by the designated addressee or, If sariier and regardless of
wnether actually raceived or not, three (3) business days after deposit in the United States mall, postage prepald, certified mail, retum receipt
requested. or ane (1) business cay after deposit with a natonally recognized ovemight delivery service for next day delivery, addressed to ihe parties
hereto at the respeclive addresses sat out below (or at Landiord's aption, to Tenant at the Demised Premises), or at such other addresses as they have
mnerelofore specified by written notice.

Landlord Tenant

25.2 It and wher: included wilhin the term “Landlord® as used in this insirument there are more than ane persan, firm or carporation, &l shall jointly
amange among ithamselves for Iheir joint exesution of such notice specifying some individual at some spedific address for the receipt of notices and
payments to Landlord; if and when included within the term “Tenant” as used in this instrumant there are more than one person, firm or corporation, all
shall jointly arrange among themselves for their joint execution of such a natice specifying some individual at some speciic address for the raceipt of
notices and payment lo Tenan!. All paties included within ihe terms “Landlord” and “Tenant.” respectively, shall be bound by notices and paymenis
given in accordance with the provisions of this Article to the same effect as if each had received such notice or payment. In addition, Tenant agrees that
notices to Tenant may be given by Landlord’s attorney, properly manager or ather agant.

ARTICLE XXVI
AMERICANS WITH DISABILITIES ACT

26.1 Landlord agrees that {o the extent required by the Americans With Disabilities Act of 1990 as amenced from time 1o time, and ralated staie
and municipal laws and regulations (collectively, the *ADA"), Landlcrd will improve the Comman Area of the Shopping Center in order to comply with the
ADA. All costs incurred by Landiord in this fegard shall be included as Comman Area expenses pursuant to Section 7.4 of this lease

282 Tenant shall be responsible for compliance with the ADA in ail matters regarding both the configuration of the Demised Premises (the interior
as well as all public and/or employee door entrances) and Tenant's business operaticns at the Demised Premises.

ARTICLE XxVII
REGULATIONS

271 Landlord and Tenant acknowledge inat there are i effect federal, siate, ceunty and municipal laws, orders, ruies. directves and regulations
(collectively referred to hereinafter as the "Requlations”) and thal additional Regulations may hereafter be enacted or go Into effect, relating to or

-
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affecting the Demised Premises or the Shopping Center. and conéeming the impact on the environment, construction, land use, maintenance and
operalian of structures, toxic or atherwise hazardous substances, and conduct of business. Subject o the express rights granted to Tenant under the
terms of this lease, Tenant will not cause, or permit to be caused, any act or practice, by negligance, amission or otnerwise, that wouid adversely affect
the environment, or do anything or permit anything to be done that would violate any of the Regulations or the Permitted Exceptions. Moreover, Tenant
shall have no claim against Landlord by reason of any changes Landlord may make in the Shopping Center or the Demised Premises pursuant to said
Reguiations or any charges imposed upen Tenant, Tenant's customers or other invitees pursuant to same. Tenant hereby indemnifies and holds
Landlord hanmless from and against the vioiation by Tenant, or by any of Tenanl's employees, agents, guests or invitess, of the Regulations or
Permitied Exceptions. If by reason of the enactment of any Regulation in the future which requires the expenditure of any sum of money o aliow the
continuance of Tenant's condugt of business in the Demised Premises, including but not limited to the enactment of any Reguiation which prohibits the
use of, and requires the replacement of, any portion or component of the Demised Premises (including all mechanical and electrical equipment and
construction materiais), Tenant, and not Landlord, shall bear the cost of compliance, and Tenant shall promotly comply, with such Regulation.

21.2 I, by reascr of any Regulations, the payment o, or callection by, Landlord of any rental or other charge (collectively referred to hereinafter
as "Lease Payments®) payable by Tenant to Landlord pursuant to the provisions of this lease is ir excess of the amount (the “Maximum Charge’)
permitted thereof by the Regulations, then Tenant, during the perioc {the "Freeze Period”} when the Regulations shall be in force and effect shall ot be
required to pay, nor shall Landlord be permitted to collect, any sum in excess of the Maximum Charge. Upon the earlier of (i) the expiration of the
Freeze Period, or (i) the issuance of a final order or judgment of a court of competent junsdiction declaring the Regulations io be invalid or not
applicadle to the prowisions of this lease. Tenant, to the extent not then prescribed by law, and commencing with the first day of the month immediately
following, shall pay ‘o Landlord as additional rental, in equal monthly instaliments during the balance of tha term of this lease, a sum equal to the
cumulative difference between the Maximum Charge and the Lease Payments during the Fresze Period. If any provisions of this sectior, or the
application thereof, shall to any extent be declared 10 be invalid ard unenforceabis, the same shall not be deemed to affect any of the other provisions
of this section or of this lease, all of which shall be deemed valid and enforceable to the fullest extent permitied by law

ARTICLE XXVill
MISCELLANEOUS

28.1 Nothing in this lease shall be deemed or construed by the parties hereto, nor by any third party, as creating the relationship of principal and
agent or of partnership or of joint venture between the parties hereto, it being understood and agreed that neither the method of computation of rent, nor
any other provision contained herein, ror any acts of the parties hereto, shall be deemed to create any reiaticnshiz betwesn the parties hereto other
than the relationship of landlord and tenant.

282 Tenani shall not for any reason withheid ar reduce Tenant's required payment of rentals and othar charges provided in this leass, it being
agreed that the obligations of Landlord under ihis lease are independent of Tenant's obligations except as may be otherwise expressly provided. The
Immediately prececing sentence shall nol be deemed 1o deny Tenant the ability of pursuing all rights granted #t under this lease cr at law: however, as
contemplated in Texas Rule of Civil Procedure 174(b). as amended from time to time, at the direction of Landlord, Tenani's ciaims in ‘his regard shall be
Iitigated in proceedings different from any litigation involving rental claims or other claims by Landlord against Tenant (i.e., each party may proceed to a
separate judgment without consalidation, counterclaim or offset as to the claims asserted by the other party).

28.3 In the event of any act or omission by Landlord which would give Tenant the right io lerminate this lease cr claim a partial or total eviction, or
make any clzim against Landlord for the payment of money, Tenant may not make such claim or exercise such right untii Tenant has (i) given written
notice of such act or omission to Landlord; and (i) providec Landlord with at least thirty (30) days ‘o commence curing such act or omission, and such
addifional lime as necessary, so long as Landlord is thereafter diligently pursing such cure to completion. Nothing herein contained shall create any
rights in Tenant not specifically granted in this lease or urder applicable provisions of law. Additionally, Tenant hereby waives ils stalutory lien under
Section 81.004 of the Texas Property Code. TENANT SHALL LOOK SCLELY TO THE PROCEEDS OF SALE ON EXECUTION OF THE INTEREST
OF LANDLORD IN THE DEMISED PREMISES FOR THE SATISFACTION OF ANY JUDGMENT OR DECREE REQUIRING THE PAYMENT OF
MONEY BY LANDLORD, BASED UPON ANY DEFAULT BY LANDLORD, AND NO OTHER PROPERTY OR ASSET OF LANDLORD, OR ANY
PARTNER, OFFICER, DIRECTOR, SHAREHOLDER, MORTGAGEE OR AGENT OF LANDLORD, SHALL BE SUBJECT TO LEVY, EXECUTION OR
OTHER ENFORCEMENT PROCEDURE FOR THE SATISFACTION OF SUCH JUDGMENT OR DECREE AND IN NO EVENT, iNCLUDING,
WITHOUT LIMITATION, THE SOLE, GONCURRENT OR CONTRIBUTORY NEGLIGENCE OF LANDLORD, SHALL LANDLORD BE LIABLE FOR
PUNITIVE, CONSEQUENTIAL, LOST PROFITS QR LOSS OF BUSINESS DAMAGES. IN THE EVENT TENANT VIOLATES THIS PARAGRAPH, IN
ADDITION TO ALL OTHER REMEDIES AVAILABLE TC LANDLORD, TENANT SHALL PAY TO LANDLORD AN AMOUNT EQUAL TO THREE (3)
TIMES THE COST OF LANDLOR['S EXPENSES DEFENDING THE GLAIM, AS ADDITIONAL RENTAL. THIS CLAUSE SHALL NOT BE DEEMED
TO LIMIT OR DENY ANY REMEDIES WHICH TENANT MAY HAVE IN THE EVENT OF DEFAULT BY LANDLORD UNDER THiIS LEASE, WHICH
DOES NOT INVOLVE THE PAYMENT OF MONEY 8Y LANDLORD

284 In all circumstarces under this lease where the prior consent of one parly (the "consenting pary”), whelher it be Landlord or Tenant, is
required befare the other party (lhe “requesting party”) is autharized to take any particular type of action, such consent shali not be withheld in a wholly
urreasonable and arbitrary manner; however, the requesting party agrees that its exclusive remecy if it believes that consent has been withheld
improperly {including, but not imited to, consent required from Landlord pussuant-to Section 9.2 or Section 19.1) shall be to institute Wigation either for a
deciaraiory judgment or for a mandatory Injunction requiing that such consent be given {with the requesting parly hereby waiving any claim for
damages, attorneys fees or any other remady unless the consenting party refuses to comply with a court arder ar judgment requiring it to grant its
cansent).

285 One or more waivers of any covenant, lerm or condition of this lease by either party shall not be const:ued as a waiver of a subsequent
breach of the same covenart, term or condition. The consent or approval by either party to or of any act by the ather party requiring such consent or
approval shall not be deemed to waive or render unnecessary consent to or approval of any subsequent similar act
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28.6 Whenever a pertod of time is herein prescribed for action to be taken by Landlord, Landlord Shall nat ba liabjs gr. res %R#gl e.ﬂi‘%&%epa'edas
shali be @fuded from the computation of any such period or time, any de!a%‘ﬁﬁé%%@k&?%&%’?%?ﬁf’@% %ﬁgllég'idg 'iggor ) rﬁg[e als war d
governmental laws, reguiations or restrictions or any other causes of any xind whatsoever which are beyond the reasonabie control of Landkord.

&8 F———n-the-svert-thai-he-desigration oba-persentase rentalsate-n-Sestieat el this-lease i a-Sreakpeint-ofgross-saies {e.g—5% of
7 $1060.0605 then: -[-a}eubmm mmmawmmmmm osan-deleted-and all

28.8 if any provision of this lease should be held 1o be invalid or unenforceatle, the validity and enforceability of the remaining provisions of ih's
lease shall not be affected thereby.
289 L this lease is in fact a sublease, Tenant accepis this lease subject to all of the ierms and conditions of the underlying lease under which

Landlord hokds the Shepping Center as lassee. Tenant covanants that it will da no act or thing which would constitute a violatior: by Landlord of its
obligation under such underlying lease; provided. however, that Teranl's agreement in this regard is premised on Landiord's assurances to the effect
that the terms cf this lease do not viclate such underlying lease.

2810 The laws of the State cf Texas shall govern the interpretation, validity, performance and enforcemant of this lease. Venue for any action
under this lease shall be the county in which rentals are due pursuant la Section 4.1 and Section 1.1 of this lease.

2811 The captions used herein are for convenience oniy and da not limit or amplify the provisions hereof.

28.12 Whenever higrein the singular number is used, the same shall include the plural, and words of any gender shall include each other gende:.

2013 The terms, pn‘uﬁﬁ.u&rﬁgnd covenants contalned in this Ieasg, shal-applysia, fiepdn e bemiqlaphpebmding upon the padRR/ BT RABO.IG 6207
iheir respective hegirs, su:ggsg?:r%n interest and legal representatives except as othenwise here{m%ami%w # snppeoig 620y

2814 This lease corlR6M@ entire agreement between the parties. and no righ"FRVCIEERY RITWBIURR pary other than as sfERaRRE'S 6207
expressly contemplated imisoggse. No brochure, rendering, information or corresponden&uIBHIKDEZBSEMRMRIBNSE a part of this agreeméid SARREC!S 620Y

specifically incorporated W B reference. In addition, no agreement shall be efiective fushansperosify edermipale this lease in wholesgs snpproig 670
unless such is in writing ago_guixégignea by the party against whom enforcement utwﬁﬁrwm&gmatbn is sought £# SNppeolg 5207

004 (A0 sed) 0j0S-0UBNH SINY Z# stppeosg 6207
215 05 00zs o%ﬁé‘i@“’"’“ (uaung) ewualeA E6I0 Z# snppeoig 520b
00 0fHs Cerfipatiany Tenant cerifies that: (sA10Y 15Ed) BYANY 2uyenber 1# SnppeQIg 620

(i Q0"0SHis not acting, directly or indirectly, for or on behd B3y FRARHTIBRIBORAH nation named by any ERSTRRE ™8 6207
Order or the Uniteo States Treasury Department as 2 femorist, “Specialy DesignaRi@B4RISH3AHENBAed Parson” o othFERERBAEZ0Y-S 0P
blockad persofyenityonation, or transaction pursuant to any law, order, (Weust foGisiinauthat imeslopalg or administered by th@ficprolg s1Lop

Foreign ASSE'SOO@gﬁ]é and (Juaung) zepueulaH (ney G# SNpPReolg G1ov

. - ] ) sSnppeo.g SL0V
fii) 99°0558 s not engaged in this transaction, direclly or indirectly, &”géﬁ"a?’n??ﬁ??ﬁfi’g%%g or faciiitating this trmaclﬁﬁé g
directly or indire€lig atrehalf of, any such person, group, entity, or nation.  (9A19Y 1584) S3i0]4 oLAg)Y c# snppeoig Sioy

00°0pgs IndehfiE8on: Tenant hereby agress to defend, indemnify, and %%%“a?%ﬁe’s%"&%&ﬁ'ﬁf?rﬂ% and against any and S cange, 0 S10v

damages, losses, risks, lidligéeind expenses (inciuding attomey's fee and costs) arisir MY S Rei 98 85 B ¥1Each of the foregoing ceHMEAIRIEOE S10¥
which gakgaban shall survis ¢a-termination or expiration of this leass. (luaung) sojanueg 1suer L# snppeoig S1Lov

) ; BANOY JSBd) aENQ BUISY L#Snppeo)q GL0v
28.16 This lease cur?s?s%ﬁ twenty-eight articles, Exhibits “A" through “| ", and( ]

h/ J J o s e 0. '
the exBERRSESI Article VIRG I8¢ Bvent any provision of an exhibit or other attached page mﬁ aﬂﬁ%sbrovmon in the body of_fﬁa E!ggg}? |
the pradsposs set forth in the exhibit shall be deemed to control., (jaung) saeANg UEASUY 1#Snppeosq GLOY
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3
2807 . nt unders! tgg. the Shopping Center has not yet besn constructed a ik hajdiare is,psamngyjo deveiop and construcd gamepbolg 5 1oy
acmm%?r&g%%?s Landlord&ﬂg’fﬁ ule and plans. Tenanl undersiands and agrees :rﬁg lﬁld o
al

: nd discrefion in the dEE:éFE 4G §10p
and censtruction of the SRPFAECenter and the Demised Premises. Further, TenaHt Siderk@ueemy aur "=xhibit ‘B to the Leasesits
only hgypiglimigary Site Fiabgnd not the Demised Premises. Landiord may change the Site Plan In Landiord" discretion. The Demised Premises hun
vill b defined by Landlord upon completion of the final development and canstruction of the Shopping Center and z plan of same will be substituted for
tre present Exhibit “B" at the time.

pajnoibal aq o; spasu wool Bujall L] J00) OS[E
2818 Nowithslanding poyisipmin the Lease 10 the contrary, the Lease and is enforceability are specifically 340JEEIIARMALRO PPRIGHRNEWE0IS BZ0Y
cnnsmﬁgr{gl Shopﬁngpggm; presently envisioned and as further set farth on Exhibit *B". In the event that Landlord determinesanéasglomy Guipusy
sole discretion, That the Shopping Canter development and construction is to be abandoned, terminaled, delayed or altered, Landiord may. at any tima
prior o the Rent Cemmencement Date, terminale the Lease by givirg Tenapt written notice tnereof, and return the sums previously paid to Landlord by
Tenant under the Lease 10 cate, in which event the Lease W8 bOEenE 1dMatAle®Ind 3Oidkinel iR 1A d effect and both parties will have no further

obligatons 1o one another. _l_ N n O O O V J.O _]_ N 3 V\l 3 .l. V J- S
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28.19 In the evenl that Landlord assigns this lease 1o any party. whether or not seme is an affiliate of Landicrd, Landiore will be automatically
-eleased from any obligations. duties, responsibilities or ciaims hereunder. whether past, present or future, and the assignee herecf shall thereafter be
liable therefore. in such evenl, Tenant shall look solsly o the assignee for the performance of Langlord's obligations, duties and responsibilities
hereunder.

2820 Any commissions payable under this lease shall be set (orth: 'n a separaie agreement.

28.21 If Tenant's guarantor ic named in Article | above, the Guaranty altached io this lease as Exhibit "F* must be fully executed prior to the
effectiveness of Landlord's abligations under this lease

28.22 I there is more than one person or entity executing this lease as Tenant, the obligations under this lease imposed upon Tenant shail be ihe
ioint and several coligations of such persons and entities. if there is a guarantor or guarantors of Tenant's obligations under this lease. the obligations
under this lease imposed upon Tenanl shali be the joint and several obligations of Tenant and such guarantor and Landlord need not first proceec
against Tenant before proceeding against such guarantor, nar shall any such guarantor be released from his, her, their ar its guaranty for any reason
whnatsoever, including, without limitation, any amendmenits to this lease, waivers of the provisions hereof or failure ta give such guarantor any rotices
under this lease.

28.23 Landlord and Tenant agree that each provision of this lease for dstermining charges and amounts payable by Tenant {including provisions
regarding Tenant's payment of real estate charges, insurance expenses, and Common Area maintenance charges) is commercially reasonable and, as
to each such charge or amount, constitutes a statement of the amount of the charge or @ method by which the charge is to be computed for purposes of
Section 93.012 of the Texas Property Code.

26.24 Landicrd and Tenant have negotiated this lease and each has had an opportunity 10 be advised respecting the provisions contained herein;
therefore, this [ease must not be construed against either Landlord or Tenant as a result of the preparation of this iease by or on behalf of sither party.

28.25 The voluntary or involurtary surrender of this lease by Tenani, or a mutual cancellation thereof, will not constitute a merger of Landlord's fee
estate in the Demised Premises and the leasehold interest created hereby. in such event, Landlord will have the option, in Landlord's reasonable
discretion, fo either terminale or assume all or any existing subleases or sublenancies.

28.26 Except as otherwise expressly sel forth in this lease, Landlord reserves the absolute right to effect such other tenancies in the Shopping
Center as Landiord, in the exercise of its sole business judgment. shall determine to best promote the interests of the Shopping Center. Except as
otherwise expressly set forth in his lease, Tenant does nat rely on the fact, nor does Landlord represent, that any specific tenant or number of tenants
shall, during the term of this Lease, cccupy any space or any paricutar space in the Shopping Center, nor does Landlord represent or warrant that any
particuiar space wili be used for any particular purpose during the term of this Lease.

28.27 The time for the performance of all of the covenants, conditions and agreements contained in this lease is of the essence.

28.28 In no event shall Terant have the right to create or permit there to be established any lien or encumbrance of any nature agains! the
Demised Premises, the building of which the Demised Premises is a part or the Shopping Center for any improvemeni or improvements by Tenant, and
Terart shall fully pay te cost of any iraprovement or improvements made or contracted for by Tenant. Tenant's coniracts with Tenant's contractor and
ai contracts with subcontractors shail provide that such contractors and subcontractors have no right te make any lien claims against Landiord's estate
in the Demised Premises, the buiking of which the Demised Premises is a part or any other portion of the Shopping Center. To the extent any work
performed, materiais furnished or obligations incurred by Tenant or ifs agents remain unpaid, Tenant agrees to provide adequale assurances of
Tenant's obligations 1o make such payments or bond such claims for the benefit of 2 tite company (including title insurance indemnities) insuring
interests in the Shopping Center or a morigagee lender of the Shopping Center within ten {10) days after Tenant's receipt of written nofice hereof.
Landlord shall nal be liabie for any labor or materials furnished or ta be furnished to or at the insiruclion of Tenant upon credit, and no mechanics',
materialmen's or other lien for any such labor or materials shall attach to or affect the reversion or other estate or interest of Landlord in and to the
Demised Premises, the building of which the Demised Premises is a part or the Shopping Center. Whenever any mechanics', materialmen's or other
lien shall have beer filed against the Demised Premises, ihe building of which the Demised Premises is a part or the Shopping Center, based upon any
act or interest af Tenant or of any cne ciaiming through Tenant, or (f any security agreement shall have been filed for or attached to any materials,
machinery or fixlures used in the consiruction, repair or operalion thereof or annexed thereto by Tenant, Tenant shall immediately make payment or
deposit or post bond o remove the fier: or security agreement, whether of not the claim is valid, If Tenant has not removed the lien within ten (10} days
after the asserticn thereof, Landlord may pay the amount of such lien or security agreement or discharge the same by deposit, and the amount so paid
or deposited shalf be paid on demand by Tenant fo Landlord with interest at the Maximum Rate from the dats paid by Landlord to the date reimbursed
oy Tenant. Tenan: shall also reimburse Landlord on demand for any and all reasonable attoreys' fees incurred by Landlord in conrection therewith.

28.29 Neither this iease nor a memorandum of this lease shafl be recorded by sither party without the consent of the otner.

28.30 In the event Terart requests from Landlorc (i) ihe writter consent of Landlard to any proposed action for which this lease reuires such
consent and/or (i) the approval andior execution of any cocument reiating to this lease, then Landlord may require {in addition to the payment of
reasonable atiomeys' fees, which fees Tenant hereby agrees tc pay, as additional rentai, upon demand) the payment by Tenanl of a fee representing
the admiristrative cosl incurred by Landiord in processing such request, regardless of whether such consent is granted. An estimate of such fee shall
be made by Landlord, and such estimate shail be payable by Tenant &t the time such request is made by Tenant, if the estimate is not accurate,
Landlcrd or Tenan: shall reimburse or pay the other party afler the actual fee 15 determined, as appropriate.

28.31 Submission of this iease for examination does not corstitute an offer, right of first refusal, reservation or option on the Demised Premises or
ary other premises. This lease shall become effective only upon execution ard delivery by both Landlord and Tenant of this lease, ihe execyligh and
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delivery to Landlord by Tenant's guarantar(s), if any. named in Seciion 1 1 of the Guaran
Landlord of the prepaid rental and secunily deposit,

“F". and the payment to

28.52 Landlord shall have the right at any time and from time (0 time ‘c change the name or street aadress of the Shopping Center ot Demised
Premises without incurring lizbility to Tenant.

2833 WITH RESPECT TO THE SUBJECT MATTER OF THIS LEASE. THIS LEASE AND ANY CONTEMPORANEOUS WORK LETTER,
ADDENDA OR EXHIBITS SIGNED BY LANDLORD AND TENANT, CONSTITUTE THE ENTIRE, COMPLETE AND FINAL EXPRESSION OF THE
AGREEMENT OF LANDLORD AND TENANY, AND SUPERSEDE ALL PRIOR WRITTEN AGREEMENTS AND ALL PRIOR AND
CONTEMPORANEOUS ORAL AGREEMENTS, UNDERSTANDINGS AND NEGOTIATIONS LANDLORD AND TENANT AGREE THAT THERE ARE
AND WERE NO VERBAL OR WRITTEN REPRESENTATIONS, WARRANTIES, UNDERSTANDINGS, STIPULATIONS, AGREEMENTS OR
PROMISES PERTAINING TC THIS LEASE WHICH ARE NOT INCORPORATED IN WRITING INTO THIS LEASE. LANDLORD AND TENANT
AGREE THAT THERE ARE AND SHALL BE NO IMPLIED WARRANTIES OF MERCHANTABILITY, HABITABILITY, FITNESS FOR A PARTICULAR

PURPOSE OR ANY OTHER KIND ARISING QUT OF THIS LEASE AND THERE ARE NO WARRANTIES WHICH EXTEND BEYOND THOSE
EXPRESSLY SET FORTH IN TH!S LEASE.

28.34 Tenant shali not cause or permit any hazardous substances to e brought upon, kept or used in or about the Demised Premises or the
Shopping Center by Tenant or its agents, employees, contractors or invilees. |f Tenant breaches the obligations stated in the preceding sentence
fwhich shall be an event of default under this lease), or if the aresence of a hazardous substance otherwise accurs, then Tenant snall indemnify, defend
and hold harmless Landlord and Landlords' parents, subsidiaries, affiliates, officers, directors, employees, agents, attorr.eys and ofher representatives
from and against any and all claims, judgments, damages, penatties, fines. costs, liabifities or losses which arise during or after ihe term of this lease as
a result of such contamination, which obligation shall survive the termination or expiration of fhis lease. Furthermore, if Landiord discovers any
hazardous substances an or about the Shopping Center, including, but not limited to, asbestos in the building of which the Demised Premises is a part,
Landiord shall have the option 1o terminate this lease upon fifteen (15) days' notice tc Tenant. The term *hazardous substances® shall mean and
include any flammable explosives, radioactive matenals, hazardous malenals, hazardous or loxic waste, hazardous or toxic substances or related
materials defined in any and all federal, state or local environmental, health and/or safety-related laws, regulations, standards, decisions of courts,
ordinances, rules, codes, arders, decrees, directives, guidelines, permits or permit conditions, currently existing and as amended, enacted, issued of
adopted in the future which are or become applicable to Tenant, the Demised Premises. the Comman Area or the Shopping Center including, without

limitation, the Comprehensive Enviranmental Response, Compensation and Liability Act of 1980, as amended, and the Resourca Conservation and
Recovery Act of 1876, as amended.

28.35 No Prior or Other Agreements; Broker Disclaimer. This Lease cortains al! agreements between Ine Parties with respect to any matter
mentioned herein and no other pror or contemperaneous agreeiment or understanding shall be effective. Lessor and Lessee each reprasents ana
warranis te the Brokers that it has made, and is relying solely upon, ifs own inyestigation as lo the nature, quality, character and financial responsibility
of the other Party to this Lease and as lo the nature, quality and character of the Pramises. Brokers have no responsibiiity with respect thereta or with

respect to any default or breach hareof by either Party, Each Brokar shall be an intended third party beneficiary of the provisions of this Paragrapn
28.35.

28,36 Landlord 1s specifically arohibited from leasing space in the shoppirg center to a tenant for the purpose of operating any of the following
businesses: {No exclusives haye been granted by LL)

EXECUTED as of the latest date accompanying a signature by Landiord or Tenant below

LANDLORD:

A
TENANT: La Vifla Sfa, L.P. {23
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EXHIBIT “A”
LEGAL DESCRIPTION

A tract of land described as Riverside Plaza at Sharyland Lot 1, located in the city of Mission, Hidalgo County, Texas, containing 1.4434
acres, described by meles and bounds in Exhibit “A” of the deed.
And .
Atract of land described as Riverside Estates at Sharyland Phase 1 Lot 33, located in the city of Mission, Hidalgo County, Texas, contalning
3.6800 acres, described by metes and bounds in Exhibit “A” of the deed,
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EXHIBIT “B"
SITE PLAN

Riverside Plaza
(Shopping Cenier Name)

2401 S. Shary Road, Ste. B-2
Mission, TX 78572

Ll Dol .

G AR LRI ONNT

This site plan is presented solely for the purpose of
identifying the approximate location and size of tha
buildings presently contemplated by the owner.
Building sizes, sitc dimensions, access and parking
aroas, existing tenant locotions and identities are
subject {o change at the owner's discretian, sxcept
as otherwise expressly restricted herein.
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EXHIBIT “C”
DEMISED SPACE FINISH OUT
AND TENANT IMPROVEMENT ALLOWANCE

RIVERSIDE SHOPPING CENTER
{Shopping Center Namie)

The condition, description and count of the Landlord’s improvement consideration is hereby provided as a general outline and is for
demonstrative purposes only. The Demised Premise is being leased “AS IS", with Tenant accepting all defects, if any; and LANDLORD
MAKES NO WARRANTY OF ANY KIND, EXPRESS OR IMPLIED, WITH RESPECT TO THE DEMISED PREMISES (WITHOUT LIMITATION,

LANDLORD MAKES NO WARRANTY AS TO THE HABITABILITY, FITNESS OR SUITABILITY OF THE DEMISED PREMISES FOR A

3.2 and now, this provision is subject to any contrary requirements under applicable law, however, in this regard Tenant acknowledges that it
has been given the opporiunity to inspect the Demised Premises and to have qualified experis Inspect the Demised Premises prior to taking
possession thereof. Tenant acknowledges and agrees that no representations regarding the condition of the Demised Premises have been

made by Landlord or its agents to Tenant. Tenant hereby waives any implied warranties, including bul not limited to fitness, suitabllity and
habitability.

Tenant Improvement Allowance

11 Improvements. Tenant is to use construction specidcations, as cortracted for and described in Exhibit “I° for all improvements to be performed
by Landiord’s approved/designated General Contractor, and as accepted by Landlord and Tenant in wriing. Tenant is fo provide Landlord with an
itemized schedule of work to be performed by Landlord's approvedidesignated General Contractor within (10) catendar days after acceptance of lease
(Tenant must visit site within this time frame and scheduls meeting with Landlord's approved/designated G.C.). Tena:t further agrees that all work to be
performed by G.C. is to be delivered to Tenant within (90) days after execution of lease and acceptance of work/allowance schedule. Tenant also
agrees 1o hold Landlord and Landiord’s Employees/Agents harmless for any construction time overage needed, or which may accrue, due to any out-0f-
slock/special order or change order items requested by Tenant and as supptied by G.C. throughout construction. Landiard is not responsible for any
special icensing, construction permits or special use construction permits whereto they may be required. Any permits o licenses, but not limited thereto
ar hereto, are the soie responsibility and cost of Tenant. It is to be the Tenant's own responsibility and cost to comply with any and all City, Municipal,
County: State, Feceral or Governing entity whereto requirements are to be met in order to obtain a certificate of occupancy.

12 Allowance. Landlord is to pay for all Tenant Impravements as designaled by Tenant's Genera! Contractor Conslruction Contract terms
described as Exhibit 1", per construction specification's scope of work, and as accepted in writing by Tenant as Tenart Improvements. Tenant further
agrees ihat scope of work as agreec between Tenant and G.C. is in writing and is to be the total wark performed. Tenant aiss agrees to tender Landlord
with the total amount of the consiruction contract monies as described in Exhibit “I* within (10) days of construction plan acceptance or befora
occupancy begins if the amount of tenant contribution is greater than $2.000.00, minus the amount stated hers in section 1.3. and minus any deposits
directly accepted and discounted by the G.C. in writing. Tenant further agrees 1o accapt finish-out as Finafl Consideration by Landlord for all rent
concession and allowance. Any additionai Improvements aot stated n G.C.'s construction S.0.W. or overages due to change orders/special orders are
Io be at the sole net cost of Tenant and payable upon receipt by Tenant before Tenant can occupy space, so as no improvement provision in lease is
hindered or in defaull No furlher Written or Verbal Agreements Exist.

1.3 Total Allowance By Landlord: $25.00/SF Plus Perimeter Walls = $25,000,00 (Twenty Five Thousand and 00/100 Dollars)

Tenant Improvement consideration by Landlord will include and be limited to drop ceiling, inferior lighting and plugs per municipality code

based on perimeter square footage, One American with Disabilities Act “ADA" Restroom(s} or as required by municipality code based on
perimeter square footage, HVAC in accordance with perimeter square foctage, Perimeter Demising Walls per municipality  code, commercial
grade sespet based on perimeter square footage, and any additional plumbing fixtures as required by municipality code based on perimeter
square footage),

. LANDLORD IS TO BEGIN CONSTRUCTION ON IMPROVEMENTS ONCE MONIES IN 1.2 HAVE BEEN TENDERED BY TENANT AND ALL
CONSTRUCTION PLANS HAVE BEEN APPROVED BY BOTH PARTIES IN WRITING.

[Remainder of page Is biank: signatures follow on next page.)
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IN WITNESS HEREOF. tne Landiord has giver, and Tenanl has recewed. read and accepled the terms staled here as the Tenant improvements
Allowance Agreement o the date and year herein signed

LANDLOGRD:
A
TENANT: a}iilla Spa, Lll?, a Texas Limited Partnership
2015.27 04 VS dog Initialed by: Landlord _~ " Tenant
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EXHIBIT “D"
SIGN CRITERIA

RIVERSIDE PLAZA

(SFpping Cenier Name)

This criteria has been established for the purpose of assuring a uniform shopping center, for the mutual benefit of all tenants. Conformance will be
strictly enforced; and any installed non-conforming or unapproved signs must be brought into conformancs at the expense of the tenant

All signs will comply with the following:

1. Flashing, moving or audible signs will not be permitted  All electrical signs must comply with all local buitding and electricai codes. Al signs
must ba UL LABELED AND APPROVED. No exceptions.
2. All signs must be installed o raceways painted to match building. Minimum raceway size: 6" x 8°.
3, All conduits, conductors, transformers and other equipment will be concealad.
4. Maximum letter height: 75% of sign band. Minimum letter height: 18. Recommended Jetter height: 24°
5. Wording shall be limited 1o the trade name of the slore and the maximum length of the lettering shall not exceed seventy-five percent (75%)
of the horizontal storefront dimension.
6 All signs wil! be individual lighted fetters.
7. All signs will be intemnally iluminated channel letters. Depth: 5* channel with bronze retums. Any deviation requires Landiord approval.
8. Al signs shall use 6500 white neon or color to match color of plex. Any deviation requires Landlord approval.
9. Landlord shall review and approve all sign shop drawings prior to construction and/or installation. Installation required prior to Tenant
opening for busiress.
10. For more information about your sign please contact:
Sergio A. Adame, CCIM
1209 S. 10* Street, Ste. A387
McAlten, TX 78501
956.412.1412
Email: sergio@apire.us
, ~
2015.27.04 LVS.doc Initialed by: Landlord Tenant _
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EXHIBIT “D"
SIGN CRITERIA CONT.
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EXHIBIT “D"
SIGN CRITERIA CONT,
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EXHIBIT “D"
SIGN CRITERIA CONT,

DESIGNATED
i PYLON SPACE

—
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EXHIBIT “E”
RENEWAL OPTION

Tenant (but not any assignee or subtenant of Tenant, aven if Landlord's consent is obtained as required by Article XIX of this lease} is
granted the option(s) to extend the lerm of this lease for _1 ___* consecutive extended terms(s)of __ 3 year(s) each, provided
(&) Tenant is not in default at the time of exercise of the respective option, and (b) Tenant gives written notice of its exercise of the
respective option at least one hundred eighty (180} days prior to the expiration of the original term or the expiration of the then existing
term. Each extension term shall be upon the same terms, conditions and rentals, except (!) Tenant shall have no further right of renawal
after the last extension term prescribed above, and (i) subject to adjustment pursuant to Section 4.2 of this lease, the monthly minimum

guaranteed rental during the extended term(s) shalt be as outiined below:

Year 1 - $1,250.00 base renf per month based upon a rental rate of $1.25, plus NNN per square foot per annum with each additional
year to follow with 3% annual escalations.

2015.27 04 LVS.dos inltialed by: Landlord _ - Tenant _
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EXHIBIT “F*

GUARANTY
In order to induce 3 _____ (landiord’) to execute the foregoing Shopping Center Lease (“the Lease”) wilh LA VILLA 5PA, L.P,
{"Tenanl’}. for a certan Demised Premises in __RIVERSIDE PLAZA | Cityof MISSION ,  HIDALGO ., County, State of Texas, the

undersignec (whetner one or mors than onej has absolutely and unconditionally guaranteed, and by this instrument does herady absolutely,
unconditionally and irevocably guarantes, the payment and performance of all liaoilites, abligations, and duties (including, but not limited to, payment of
rent) impousec upon Tenant under the terms of the Lease, as If the undersigned has executed the Lease as Tenant hereunder.

The undersigned hereby waives notce of acceptance of this Guaranty and all other nctices in connection herewith or in connection with the
liatilities, obligations and Guties guaranteed hereby, including notices of defauft by Tenanl under the Lease, and waives diligence, presentment and suit
on the part of Landlord in the enforcement of any iiability, obligation or duty guaranteed hereby.

The undersigned further agrees that Landiord shall not be first required to enforce against Tenant or any other person any iability, obligation
or duly guaranieed hereby before seeking enforcemant thereof against the undersigned. Suit may be brought and maintained against the undersigred
by Landiord to enforce any liability, obligation or duty guaranteed hereby without joinder of Tenant or any other persan. The liability of the undersigned
shall not ba affected by any indulgence, compromise, seftlement or vanation of terms which may be exiended to Tenant by Landlord or agreed upon by
Landlord and Tenant, and shall not be impaired, modified, changed, released or limited in any manner whatsoever by any impairment, modification,
change, release, or limitation of the Nabiiity of Tenant er s estats in bankruptcy, or of ary remedy for the enforcement thereof, resulting from the
operation of any present or future provision of the National Bankruptey Act. or any similar law or statute of the United States or any Stale thereof.
Landiora and Tenant, without notice 16 or consent by the undersigned, may at any time or imes enter into such extensions, amendments, assignments,
subleases, or other covenants with respect o the Lease as they may deem appropriate; and the undersigned shall not be released thereby, but shall

continue to be fully liabie for the payment and performance of all liaoilities, obligations anc duties of Tenant under the Lease as so extended, amended,
assigned or otherwise madified.

It s understocd thal other agreements similar o this guaranty may, at Landlord's sole discretion, be executed by other persons with respect
o the Lease. This guaranty shall be cumulative of any such agreements and the liabilities and obligations of the undersigned hereunder shall in no
event be affected or diminished by reason of such other agreements. Moreover, in the event Landlord obtains another signature of more than one
guarantor on this Guaranty or by cblaining additional guarantee agreements, or bath, the undersigned agrees that Landlord, in Landlord's sole
discretion, may (1} oring suit against all guaraniors of the Lease jointly and severally or against any one or more of them, (i} compeound or settle with any
one o more of the guarantors for such considaration as Landlord may deem praper, and {iii) release ore or more of the guarantors from liablity The
undersigned further agrees that ne such action shall impair the rights of Landlord to enforce the Lease agains! any remaining guarantor or guarantors,
including the undersigned.

It the party executing this guaranty is a corporation, then the undersigned officer personally represents anc warrants that the Board of
Directors of such corporation, in a duly held mesting, has determined that this guaranty may reasonably be expected to benefit the carparation.

The undersigned agrees that if Landlord shall employ an attorney to present, enforce or defend all of Landlord’s rights or remedies
figreunder. the uncersigned shall pay any reasonable allomey's fess incurred by Landlord in such connection.

This agreement shall be binding upon the undersigned and the successors, heirs, executors and administrators of the undersigned, and shall
inure t0 the benefil of Landlord and Landlord's heirs, executors, administraiors and assigns.

EXECUTED this . é i day of _ M . 2015, to be effective the same day as the effactive date o the Lease.
j GUARANTOR(S):

2015.27.04 LVS doc Initialed by: Landlord ‘enant
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EXHIBIT "G"

Approved by ths Texas Real Estats Commission for Voluntary Use

Texas law requiros all real estate ficensess fo glve the following information
about brokerage services to prospective buyers, tanants, sellers and landiords.

Information About Brokerage Services

sfore working with a real estals broker, you should

know thal the duties cf a broker depend on whom

the broker rapresents. If you are a prospective

seller or landiond (owner) or a prospective buysr or
tanant (buyer), you should know that the broker who lists
the property for sale or leass is the owner's agent. A
broker who scls as a subagent rapresents the owner in
cooperation with the listing broker. A broker who acts as
a buyar's agent represents the buyer. A broker may act
as an intermediary betwsen ths parties if the parties
consent in wminﬁ. A brokar can assist you in locating a
property, preparing & contract or leass, or obtaining
finandng without representing you. A broker is obligated
by law 1o treat you hanestly.

IF THE BROKER REPRESENTS THE OWNER:

The broker bacomes the owner's agent by enlering into an
agreement with the owner, usually through a written -
listing agreement, or by agresing 1o act as a subagent
accepting an offer of subagency from the listing broker.
subagent may work in a different real estate office, A
listing broker or subagent can assist the buyer but does
not reprasent the buysr and must place the interests of
tha owner first. The buyar should not tell the owner's
agent anything the buyer would not want the owner 1o
know because an owner's agent must disclose 1o the
owner any material informalion known to the agent.

IF THE BROKER REPRESENTS THE BUYER:

Tha broker becomes the buyer's agent by entering into an
agreament to represent the buyer, usuelly through a
written buyer repressntation agreement. A buyer's agent
can assist the owner but does not represent the owner
and must place the interasts af the buyer first. The owner
should not tell a buyer's agent anything the owner would
nol wanl the buyer io know bacause a buyer's agent must
discioss to the buyer any malarial Information known 1o
the agent.

IF THE BROKER ACTS AS AN INTERMEDIARY:
A broker may act as an intermediary betwesn the partiss
i tha broker complies with The Texas Real Estate Licensa

~ .

Act. The broker must obtain the written consant of each
party fo the transaction to act as an intermediary. The
written consent must state who will pay the broker and, in
conspicuous bold or underlined print, set forth the broker's
obligations as an intermediary. The broker is required to
treat aach party honestly and fairly and to comply with
The Taxas Resl Estate Licsrse Act A broker who acts as
an intermediary in a ransaction:
{1} shall treat all parties honestly;
{2) may not disclose thal the owner will accept a
price less than the asking price unless authorzed in
writing to do so by the owner:
{3) may not disclose that the buyer will pay a price
greater than the price submittad in 3 wiritten offer
unless authorized In writing to do so by the buysr: and
{4) may not disclosa any confldential information or
any Information that a party specifically instructs the
broker In writing not to discicss unless authorized In
writing to disclose the information or required 1o do so
by The Texas Real Estals License Act or a courl
order or if the information matsrially relates to the
condition of the property.
With the partes’ consent, a broker acting as an
intermediary between the parties may appoint a persan
who ia licensed under The Texas Real Estate License Act
and assoclated with the broker to communicate with and
cary out instructions of cne and another parson who
is llcensed under that Act and assaciatad with the broker
lo communicate with and carry out Instructions of ths
other party.

i you choose to have a broker rapresent you,
you should enter inlo @ written agreement with the broker
that ciearly sstablishes the broker’s obligations and your
obligations. The agreemant should state how and by
whom the broker will be paid. You have 1he right to
choose ms\ynenfrnprasamaﬁm.lfany‘ you wish to
receive. Your payment of a fee o a broker does not
establish that the broker represents you i you
have any questions regarding the duties and
rasponsibllities of the broker, you should resoive thosa
questions bafore proceeding.

! \
X |
( Real agtate lice)

c'k's that you acknowledge recaipi of this information about brokerage services for IIanseo's records,
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Exhibit 11

Rules and Regulations

Landlord agrees (o fumish Tenant two keys without charge. Additional keys will be furnished at a nominal charge Tenant shall not change locks
or instail additional locks an doors without pricr writien consent of Landlord. Tenant shall not make or cause to be made duplicates of keys
procurse from Landlord without prior written approval of Landiord. Al keys 1o the Leased Premises shall be surrendered to Landlord upon
termination of this Lease

Tenant will refer all contractors, contractor's representatives and installation techricians rendering any service on or to the Leased Premises for
Tenant to Landiord for Landlord's approval befors performance of any contractual service. Tenant's contractors and installation 1echnicians shall
comply witn Landiord's rules and reguiations pertaning ta construction and installation. This provision shall apply o all work performed on or
about the Leased Premises, including installation of telephones, telegraph equipment, electrical devices and attachments and instailations of

any nature affecting floors, walls, woodwork, trim, windows, ceilings and equipment or any other physical portion of the Leased Premises or the
Proparty.

Tenant shall not at any time occupy any pant of the Leased Premises as sleeping or lodging quarters.

Tenant shall not place, install or operate on the Leased Premises of in any part of the Property any engine, stove or machinery, or conduct
mechanical operations or caok therean or therein. or place or use in or about the Leased Premises or the Property any explosives, gasatine,
kerosene, ol acids, caustics, healing source. or any flammable, explosive or hazardous material without written consent of Landiord. Tenant
shall be permitied lo maintain a kitchen facility for its employees utilizing an electric coffee maker and microwave oven.

Landiord will not ba respansible for iost or stolen merchandise, trade fixtures, furriture, fumishings, personal propery, equipment, money or
jewelry from the Leased Premises or the Property regardiess of whether such loss occurs when the area is locked against entry or not.

No dogs, cals, fow!. or other animals snall be brought into or kept in or about the Leased Premises or Property, except those ulilized by
handicapped individuals.

Employees of Landlard shall not receive or carry messages for or to any Tenant or other person or cantrac! with or render free or paid services
to any Tenant or to any of Tenant's agents, employees or invitees.

Nene of the parking, plaza, recreation or lawn areas, entries, passages, doors, elevalors, hallways or stairways shall be blocked or obstructed
or any rubbish. litter, trash, or material of any nature placed, emgtied or thrawn into these areas or such area used by Tenanl's agents,
employees or invitees at any time for purposes in cansistent with their designation by Landlord.

No person shall disturb occupants of the Property by the use of any radios, record players, tape recorders, musical instruments, the making of
unseemly noises or any unreasonable use.

Nothing shall be thrown out of docrways of the Property or other passages.

Tenant and its employees, agents and invitees shall park their vahicles only in those parking areas designated by Landiord. Tenant shall
furnish Landlord with state automobile license numbers of Tenant's vehicles and its employees vehicles within five (5) days after taking
possession of the Leased Premises and shall notfy Landlord of any changes within fve (5} days after such change occurs. Tenant shall
nelieave any venicie in a state of disrepair {including withcut iimitation, Nat lires, out of date inspection stickers or license plaies) an the
Praperty. If Tenant or its empioyees, agenls or invitees park Iheir vehicles in areas other than the designated parking areas or leave any
vehicle In a state of disrepair, Landlord, after giving wriiten notice to Tenant of such violation, shall have the right to remove such vehicles
at Tenant's expense

Parking In a parking garage or parking area shall be in compliance wilh al parking rules and regulations established itom time fo time by
Lardlerd. Landlord reserves the right to sharge for use of parking areas, lo establish reserved parking areas and lo assign designated
parking spaces tharein for exclusive use by Landlord or other specified tenants, 1o establish any slicker or ather ideniification system, to
alter, reduce or madify any parking areas, and 1o take any other actions regarding lhe parking garage or parking ares. Failure ‘o abserve
the rules and regulations shall terminate Tenant's right 1o use the parking garage or parking area and subject the vehicle in violation of the
parking rules and regulalions fo removai and impoundment. No termination of parking privileges ar removal of impoundment of 2 vehicle
shall create any liabilty on Landlord or be deemed io interfere with Tenanl's right to possession of ils Leased Premises. Vehiclas must be
parked entirely within the stail ines and all directional signs, arrows and posted speed limits must be observed. Parking is prohibited in
areas not stripad for parking, in aisies. where "No Park ng ' signs are posled, on ramps, in cross-halcnes areas, and in olfier areas as may
be cesignated by Landlord. Parking stickers or other forms of identification supplied by Landlord shall remain the praperty of Landlord and
not the property of Tenant and are not transferable. Cyery person is required 1o park &ng ‘ock nis vehicle: All ragponsibllity tor damage to

-~
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12.

14,

15.

186.

17.

19.

21

22

23,

24,

vehicies or persons Is assumed by the owner of the vehicle or its driver.

(c) I there is an exnibit to this Lease regardirg parking, then the parking provisions sel forih in such parking exhibit shall govarn any contrary
provisions set forih in these Rules and Regulations, bit on’y ‘o ‘he extent of the conflicL

Movement in or cut of the Property of furniture or office suppiies and equipment, or dispatch of receipt by Tenant of any merchandise or
matenals which require use of eievators or stairways, or movement through *he Property entrances of iobby, shall be restricted to hours
designated by Landiord. All such movement shall be carried out in the manner agreed betwesn Tenant and Landiord by prearrangement before
performance. Such prearrangement will include determination by Landiord of time. method. and routing of movement and limitations imposad by
safely or other concems which may pronibit any article, aquipment or any other tem from being brought into the Property. Tenant assumes. and
shall indemnify Lardlord against. all risks and claims of damage 1o persons and properties afising in connecion with any said movement.

Tenant shall not lay floor covering within the Leased Premises without written approval of Landloré. The use of cement or olher adhesive
materials not easily removed with water is expressly prohibited.

Tenant agrees ta cooperate and assist Landlord in the preveniion of canvassing, soliciting and peddling within the Property.

During alt nours other than reguiar hours, Landlord reserves the right to exclude from the Property, all persons who are not known to the
Property security persannel and who do not present a pass to the Property signed by the Tenant. Each Tenant shall be responsible for ail
persons for whom Tenant supplies a pass

If any governmental license or permit shall be required for the proper and lawful conduct of Tenant's business, Tenant, before occupying the
Leased Premises, shall procure and mainlain such license or permit and submit it for Landlord's inspection. Tenant shall at ali limes comply with
the terms of any such license or permit.

Except with the prior written consent of Landlord, Tenant shail not sell, o permit the sale from the Leased Premises of, or use or permit the use
of any sidewalk or mall area adjacent fo the Leased Premises for the sale of newspapers, magazines, pericdicals, theafre tickets or any other
goods or merchandise, nor shali Tenani carry on, or permit or alow any employes or other person to carry on, business in or from the Leased
Premises for the service or accommodation of occupants of any other portion of the Building, nor shall the Leased Premises be used for
manufacturing of any kind, or for any business or activity other than that specifically provided for in the Lease.

Tenant shati not instali any radio or television antenna, satellite dish, loudspeaker or other device on the rof or exterior wails of the Buikding or
elsewhere on the Properly.

Tenant shail nol use in any space, or in the Common Areas cf the Building, any hand-irucks except those equipped with rubder tires and side
quards or such other material harndling ecuipment as Landlord may agprove. No other vehicles of any Kind shali be brought by Tenant into the
Building or kept in or about the Leased Premises without prior written appraval of Landlord,

Tenant shall store all its irash and garbage within the Leased Premises until daily removal of same by Tenant {o such location in the Building as
may be designated from time to time by Landlord. No material shall be piaced in the Building trash boxes or receptacles if such material is of
such nature thal it may not be disposed of in the ordinary and customary manner of removing and dispesing of trash and garbage in the city in
which the Leased Premises is located without being in violation of any law or ordinance goveming such disposal.

Tenant shali not permit the use or the operation of any coin operated machines on the Leased Premises, including, without limitation, vending
machines, video games, pinball machines, or pay telephones without the pricr written consent of Landiord.

As used in the Lease, "business days” means Menday through Safurcay (except heiidays); “reguiar hours® means 8:00 a.m. to §:00 p.m. on
weekdays and 8:00 am. to 1:00 p.m. on Saturday, and *holidays* means New Year's Day, Martin Luther King Day, President's Day, Memarial
Day, Fourth of July, Labor Day, Veteran's Day, Columbus Day, Tharksaiving and Christmas, together with such oiher halidays deskynated by
Landiord consistent with those halicays designated by national bariks Incaled in the county in which the Building is located.

Landiord desires lo maintain in ihe Property the highest standarc of dignity and good taste consistent with comior! and convenience for tenants.
Ary aclion or condition not maating this high standard should be reporied directly 1o Landlord, Tenant’s cooperation will be mulually beneficial
and sincerely apprecialed. Landiord reserves the nght io make such other and further reasonable rules and requiations (or amend any of the
foregoing rules or regulations) as in its judgment may from time 1o Ume be necessary, for the safety, care and clpaniiness of the Leased
Premises and for the prese:vation of good order therein,

Tenant shail comply, al lls sole expense, with applicable laws, rules, requlzlions and standards relating to pratection of human health or safety
or the environment, irclucing. without iimdavon, the federal Comprehensive Environmenial Respanse, Cempensation and Liability Act, the
Federal Resource Conservation and Recovary Act,

2015.27.04 LVS.doc Initialed by: Landiord Tenant
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25, Smoking is prohibited in the Leased Premises, the Building, and the Common Areas. Tenant shall not permit its employees, customers,

licensees, contractors, agents, or invitees to smoke in the Leased Premises, the Building, or the Common Areas.

26 Tenant s responsible for accounting for the whereabouts of its employees after an evacuation of the Leased Premises and/or Building. Tenant

shall maintain an updated iist of its employess and shall appoint a contact person, who shall promptly let tha Building manager and emergency
personnel know, which, if any, of its employess are unaccounted for after an evacuation.

IN WITNESS HEREOQF, the Landiord has given, and Tenant has received, read and accepted the terms staled here as the Rules and Regulations

Agreement on the date and year herein signed.

LANDLORD:

TENANT: La vm;é ,L.P_.,aTQQs Limited Partnership

.
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General Contractor Contract
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TEXAS ASSOCIATION OF REALTORS®
COMMERCIAL LEASE ADDENDUM FOR EXTENSION OF TERM

USE CF THIS FORM BY PERSTNS WHQ ARE NQ™ MEMBERS CF THE TEXAS ASSCCIATI N GF REALTORS® IS NOT AUTNORIZED
OTeass Avsociafion of REALTORS®, ine. 210

ADDENDUM TO THE COMMERCIAL LEASE BETWEEN THE UNDERSIGNED PARTIES CONCERNING
THE LEASED PREMISES AT 2401 S Shary Rd Ste B-2, Mission, TX 78572-0016

A

At Tenant's option, Tenant may extend the term of above-referenced lease for 2 additional
term(s) of 36 months each, The first additional term commences upan the expiration of the term
stated in the lease and any subsequent additional term commences upon the expiration of the then
applicable extended term.

Tenant may exercise Tenant's option(s) to extend under Paragraph A only by providing written notice to
Landlord at least 90 _  days before the end of the then current term of the lease,

Tenant may not exercise Tenant's option(s) ta extend under Paragraph A if the lease is terminated before
Tenant exercises its option to extend or Tenant is in breach of the lease at the time Tenant exercises its
option {o extend.

During the additional term(s}, all provisions of the lease will continue as in effect immediately before the
extension(s) commences except the base monthly rent during the additional term(s) will be:
(Check (1), (2) or {3) only.)

X (1) Dates Rale per rentable square foot {optional) Base Monthly

(TAR-2104) 1-268-10 Initialed for Identification by Landlord: , and Tenant: _

From To 3 Monthly Rate $ Annual Rate Rent $

06/01/2018 | 05/31/2019 1.45 Irst/month frsflyear 1,454.32

06/01/2019 | 05/31/2020 1.49 irst/month Irsflysar 1,494.86

06/01/2020 | 05/31/2021 1.53 /rst/month Irsflyear 1,539.70

Jrsf/month Irsflyear

/rsfimonth Irsffyear

- (2) adjusted to reflect increases in the Consumer Price Index for “All Urban Consumers, U.S. City

Average, All ltems”, issued by the Bureau of Labor Statistics of the U.S. Department of Labor. The'
adjustment will be determined by multiplying the base monthly rent for the last month of the lease by
the following fraction: (i) the numerator will be the published index number for January in the year the
additional term commences; and (i) the denominator will be the published index number for January in
the year in which the ariginal lease term commences.

; (3) the prevailing rental rate on the 45th day before the additional term commences for premises of

comparable size, quality, condition, improvements, utility, location, and length of term for tenant's of
similar credit standing as Tenant.

If Paragraph D(3) applies and the parties do not agree on the amount of the prevailing rental rate for the
additional term before the 30th day before the additional term commences, each party will employ a state-
certified appraiser and deliver the appraiser's written opinion of the prevailing rental rate to the other
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2401 S Shary Rd Ste B-2
Addendurn for Extension Option concemning Misslon, TX 78572-0016

party not later than the 15th day before the additional term commences. If the appraisers' opinions do nat
vary by more than 10%, the prevailing rental rate will be the average of the two opinions. if the appraisers’
opinions vary by more than 10%, the appraisers will jointly select a third appraiser whose fees will be
shared equally by the parties. If a third appraiser is engaged, the prevailing rental rate will be the average
of the two opinions that are closest in amount. If either party fails to employ or timely deliver an appraiser's

opinion as required by this paragraph, the opinion rendered by the appraiser employed by the other party
will determine the prevailing rental rate.

F. Special Provisions:

Landlord: Tenant: |3 Vilia Spa. 1__
= j— ] ' l
By e e s ; : : By i
By (signature) _ By (signature) _
Printed Name: . o Printed Name. _ -
Title L Title
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