1.1

SHOPPING CENTER LEASE

ARTICLE]
DEFINITIONS AND CERTAIN BASIC PROVISIONS

The following list sets out certain defined lerms and cerfain financial and olher information pertaining to this lease:

{a)
b)
)
(@)

e)
0
(9
(h)

i)

(k)

0

Landlord;

Landlord's Address; _

Tenant,__Vonnacher TaeKwonDo, L.L.C.

Tenant's
Legal Address: Phone: !

Tenant’s Trade Name: Vonnacher Tae Kwon Do

Tenant's Guarantor (if applicable, attach Guaranty as an exh ibity;

Agentl;

Cooperaling Agent:_ NONE

Shopping Center: Landlord’s property located in the City of _Mission , _Hidalgo Caunty, Texas, which propery is
described on Exhibit A" as 2401 S. Shary Rd, and shown on Exhibit “B”, as Ste. L _oeach atiached to this lease. With regard lo
Exhibit ‘B, {he parlies agree that the exhibit is atached solely for the purpose of localing the Demised Premises within the
Shopping Center.

Demised Premises: a store unil in the Shopping Center containing approximately 2,002 square feet of rentable area (measured
by calculating lengths and widlhs to Ihe exterior of the outside walls and to the center of (he interior walls), being known as SEE
EXHIBIT “B” and contained within the area described on Exhibit "A”. No representation, warranty or covenant is to be implied by
any other information shown on the exhibil (i.s., any information as to buildings, tenants or praspeclive lenants, etc., is subject (o
change at any time}. Without limiting the generality of the foregoing, Landlord does not make any representalion, warranly or
covenant regarding (i) the names of proposed occupants of the Shepping Cenler, (i) the proposed location and size of the
buildings within the Shopping Center depicted on Exhibit “B” or (i) at what peried in time, if al all, that such buildings may be
constructed and/or accupied by other tenants or occupants of the Shopping Center (Tenant hereby acknowledging that the
Shopping Center may be conslrucled in phases). Further, while Exhibit "B" sets forth the general layout of the Shopping Center;
Landlord specifically reserves the right to construct or demolish buildings or improvements or 1o relocate or add or delele any
buildings, improvements, parking areas and other common areas in the Shopping Center.

Rent Commencement Date shall be the sadier of:
(i} the date upon which Tenant opens for business at the Demised Premises, or

{ii) whichever of the following alternatives may be appropriate {place an “X” or other mark
designating a choics in the appropriate bax):

.20

. days after the final execufion of this lease by both Landlard and Tenant,

‘ 30 days after the Demised Premises are deemed “ready for occupancy” (as defined in Exhibit °C" atiached to this
X lease), Il being Landlord's estimate that lhe Demised Premises wil be ‘ready for occupancy” on or before

12/01/2014.

Lease Term: Commencing on the Renl Commencement Date and continuing for _3_ years and_Q_ months afler the Rent
Commencement Date; provided that if the Rent Commencement Date is a date other than the first day of a calendar month, the
lease term shall be extended for said number of years and months in addition to the remainder of the calendar month ia which the
Rent Commencement Dale occurs.
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(n
(0)

)

(@)

{0

ty

{u)

Base Rent.

Base Rent Rate
Period Per Square Foot Monthly Base Rent

112 $17.28 $2,882.88
13 --24 $17.80 $2,969.37
25~36 $18.33 $3.058.45

Any minimum guaranteed rental adjusted ar increased pursuant to Section 4.2 andlor Exhibil "E" shall also be referred o as
minimum guaranieed rental. The Common Area maintenance charges, Tenani's obligations for ihe management fee,
administrative fee, taxes, ofher real estate charges and insurance, together with any other charges which may become due to
Landlord under this lsase are sometimes collectively referred to in this lease as “addilional rental’. The minimum guaranteed
rental, percentage renlal {defined below) and additional rental are sometimes collectively refered to in this lease as “rent” or
“rental”,

Pereentage-rental-rate———%-

Common area maintenance charge, adminisiralive fee and management fee: A minimum of § per month, payable in
advance.

Prepaid renlal: $_2,882,88 being an estimate of the minimum guaranteed rental, common area maintenance charge,
management fee, admmistrative fee, and Tenant's obligations for taxes, other real estate charges and insurance, and {if
applicable) merchanis' association dues or promotional fund for the first full month of the Jease term, such prepaid rental being
due and payable upon execution of this lease. Note: If Tenant desires credit for prapald rental upon execution of this lease,
Tenant should list the check number , drawee bank , date of check

, 20 , and amount § s

Security deposit: $2882.88, such security deposit being due and payable upon execution of this lease, Note: If Tenant desires
credit for security deposit upan execution of Ihis lease, Tenant should list the check number drawee bank
, date of check . 20 , and amount $

Permitted Use: Tae Kwon Do Gym and for no other purpose. Tenant acknowledges that the abave specification of a “permitied
use” means only that Landlord has no objection to the specified use and does not include any rapresentation or wamanty by
Landlord as to whelher or not such specified use complies with applicable laws and/or requires special govemmental permils. In
this regard, Tenant acknowledges that this Section 1.1 (r) is subject to Sections 3.1 and 9.9 of this lease

Effeclive Dale: This lease shall be effeciive upan the execution hereof by both Landlord and Tenant.

Rental rate: as described in paragraph (m), subject to the terms and conditions for renewal optians as set forth in Exhibit "E” of this
lease.

Lease year: Each consecutive period of twelve {12) calendar months, commencing on the first day of the calendar month
immediately fallowing the monlh in which the Rent Commencement Date occurs and each anniversary of such day, except that the
first lease year shall also inciude the period from the Rent Commencement Date until the first day of the following month.

1.2 The following chart is provided as an estimate of Tenant's initial monthly payment broken down info its components. This chart, hawever,
does not supersede The specific provisions contained elsewhere in this lease:

Initial Minimum Guaranteed Rental

2,882.88

(Sections 1.1{m) and 4.2}

Initial Common Area Mainienance Charge

{Sections 1.1(0) and 7.4)

{Sections 1.1(0) and 7.4)

Initial Management Fee

{Sections 1.1(0) and 7.4)

Initial Escrow Payment for Texes and Other Real Estate Charges
{Article VI)

Initial Escrow Payment for insurance

{Article V1)

$

:
initial Administrative Fee $

$

$

$
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Initial Payment for Merchants’ Association Duss or Promotional Fund $

{Article VIII}
Tolal Initial Monthiy Payment § 288288
ARTICLE It
GRANTING CLAUSE
2.1 Landlord leases the Demised Premisas to Tenant upon the terms and conditions set forth Int this lease.
ARTICLE Il
DELIVERY OF PREMISES; RELOCATION OF PREMISES
31 Except to the extent modified by Landlord's express assumption of construction obligations, if any, in an exhibit attached to lhis lease, the

Demised Premises is being leased “AS IS", with Tenant accepting all defects, if any; and Landlord makes no wamanty of any kind, express or implied,
wilh respect o the Demised Premises (without limltation, Landlord makes no warranty as to the habitability, fitness or suitability of the Demised
Premises for a particular purpose nor as to the absence of any toxic or othenvise hazardous substances). This Section 3.1 is subject o any contrary
requirements under applicable law, however, in this regard Tenan! acknowledges that it has been given the opportunity to inspect the Demised
Premises and to have qualified experts inspect the Demised Premises prior to taking possession thereof, Tenant acknowledges and agress that no
representations regarding the condition of the Demised Premises have been made by Landlord or its agents 1o Tenant. Tenant hereby waives any
Implied warranties, Including but not limited to filness, suitability and habitability.

3.2 if this leass is axeculed before the Demised Premises bacomes vacant, or if any prasent tenant or accupant of lhe Demised Premises holds
over and Landlord cannol acquire possession of the Demised Premises prior to the Rent Commencement Date of this lease, as above defined,
Landlord shall not be deemed to be in default under this lease; and in such event Tenant agrees fo accept possession of the Demised Premises al such
time as Landiord is able to tender the same. If Landtord utiiizes the provisions of this Section, Landlord will walve the payment of rent and ather charges
covering any period prior to tender of possession of the Demised Premises to Tanant.

33 in the event Landlord determines 1o ufilize the Demised Premises for other purposes during the lease lenm, Tenant agrees to relocate to
olher space owned by Landlord and located within the Shopping Cenier, provided such other space is of equal or larger size than the Demised
Premises. Landlord shall give Tenant at least 120 days written notice of any such relocation. 1.andlord shall pay all reasonable out-of-pocket expenses
of any such relocatior, including the expenses of moving and reconstuction of alt Tenant-furnished and Landlord-furnished improvements, together with
the costs of raprinting a reasonable supply of stationery and announcements deplcling Tenant's new address, but niot including any component for sales
which may be lost during the relocation. In the event of such refocation, this lease shalt continue in full force and effect without any change in the terms
or other conditions, but with 1he new location substituted for the old location set forth in subsection (j) of Section 1.1 of this leass.

ARTICLEV
RENT

4.1 Rental shall accrue from the Rent Commencement Dale, and shall be payable to Landlord without pravious notice or demand therefor and
without any abatement, seloff or deduction whatsoever at Landlord's address, or (at Landlord's option) at such other address as is spacified by Landlord
in writing.

4.2 The minimum guaranteed rental shall be calculated based upon the rental rate per square feo! of rentable area of the Demised Premises.
The final determination of the rentable area of the Demised Premises made by Landlord's architect shall cause a proporiionate adjustment in the
tinimum gueranteed rental and any other rental based on the rantable area of the Demised Premises. Subject to the foregoing adjusiment, Tenant
shall pay to Landlord minimum guaranteed rental in monthly installments in the amount(s} specified in Section 1.1({m) of this lease. The first such
monthly installment shall be due and payable upon execution of this lease, and subsequent installments shall be due and payable on or before the first
day of each suceeeding calendar month following the Rent Commencement Date during the lease term; provided that if the Rent Commencement Date
is a date other than the first day of a calendar month, thers shall be due and payable on or before such date as minimum guaranteed renlal for the
balance of such calendar month a sum equal to that proportion of the rent specifiad 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.

43 In addition to the minimum guarantesd rental, Tenant shall aiso pay to Landlord each year percentage rental determined by (i) multiplying the
fotal gross sales made in or from the Demised Premises during the particular calendar year by the percantage rental rate specified in Section 1.1 (n) of
this lease and then (ji) subtracting from the product thus obtained the minimum guaranteed rental paid by Tenant to Landlord for such calendar year.
The perceritage rental shall be paid In manthly installments as follows: On or before the 10th day of each calendar month during the term of this lease,
Tenant shall pay to Landlord, after deducting therefrom the minimum guaranteed rental paid for the preceding calendar month, a sum of money equal to
ihe product of the percentage rental rate spscified multiplied by the totat gross sales mads in or from the Demised Premises during such previous
month. In the event that the telal of the monihly payments of percentage rental for any calendar year is not equal to the annual percentage rental
compuled on the amaunt of gross sales for such calendar year in accordance wilh the specified rate, then Tenant shall pay to Landlord any deficiency
or Landlord shall refund to Tenant any overpayment, as the case may be, wilhin sixty days after the end of such calendar year. In no event shall the rent
1o be paid by Tenant and retained by Landlord for any calendar year be less than the annual minimum guaranteed rental specified in this lease.

4.4 If this Jease should commence on a date other than the first day of a calendar year or terminate on a date other than the last day of a
calendar year, percantage rental for such fractional part of the calendar year following the Rent Commencement Date or preceding the termination date,
as the case may be, shall be prorated 1o account for the parfiel year. Upon the termination of this lease, Tenant shall make a payment of percentage
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rental for the final month or partial calendar month of the lemn of this lease determined in accordance with (and subject to) the provisions of the third
sentence of Seclion 4.3 above.

4.5 The term “gross sales”, as used in Section 4.3 and alsewhere in this lease, shall be construed to include the entire amount of the sales price,
vihether for cash or otherwise (including the full purchase price of purchases in whole or in part by means of gift certificates, advertising certificates or
trade-ins), of all sales of merchandise and services, and other receipts whatsoever, of-all business conducted in or from the Demised Premises,
including, by way of llusiration (but in no way limited to), mail or telephone-orders received o filled af the Demised Premises, ayaways" and other
deposils {offset by such sums refunded to purchasers), orders taken (although such orders may be filled elsewhere), sales to employees, sales through
vending machines, electronic games or other devices, and sales by any sublessee, concessionaire or licensae or otherwise (2s well as licensee fees,
franchise fees and similar fees) in or from the Demised Premises. Each sale upon instaliment or credit shall be reated as a sale for the full price in the
month during which the sale was made, imespective of tha time when Tenant recaives payment from its customer. No deduction shall be allowed for
uncollected credit accounts. Gross sales shall not inciude, nowever, any sums collected and paid out for any sales or excise tax imposed by any duly
constiluted govemmental authority, nor shall it include the exchange of merchandise bstween the stores of Tenant, if any, where such exchanges are
made solely for the convanient operation of the business of Tenantand not for the purpose of consummaling a sale which has therefofore been mads in
or from the Demised Premises, and/or for the purpose of depriving Landlord of the benefit of 2 sale which otherwise would be made in or from the
Demised Premises, nor the amount of returns to shippers or manufacturers, nor the amount of any cash or credit refund made Upon any sale when the
merchandise sold, or some parl thereof, is thereafter retumed by purchaser and accepted by Tenant, nor sales of Tenant's fixtures.

46 It is understood that the minimum guaranteed rental is payable on or before the first day of each calendar month (in accordance 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 natura. In ihe event any rental is not received within 10 days after its due date for any reason whatsoever, or if any rental payment [s by check
which is retumed for insufficient funds, then in addition to the past due amount Tenant shall pay to Landlord both of the following {unless one of the
foregoing is improper under applicable law, in which event such improper sum will not be required to be paid under this lease): (a) a late charge in an
amount equal fo ten percent (10%) of the rental then dus, in order fo compensate Landlord for its administrative and ofher overhead
expenses; and {b) inferest on the rental then due at the maximum contractual rate which could lsgally be charged in the event of a loan of
such rental to Tenant (but in no event to exceed 1% % per month) {the "Maximum Rate"), such interest to accrue conlinuously on any unpaid
balance due to Landlord by Tenant during the period commencing with the rental due date and terminating with the date on which Tenant makes full
paymenl of all amounts owing to Landlord at the time of said payment. Any such late charge or interest payment shall be payable as additional rental
under this lease, shall not be considered as a deduction from minimum guaranteed rental, percentage rental or any other amount due to Landlord under
this lease, and shall be payable immediately on demand. If any rent is paid by check which is retumned for insufficient funds, Tenant shall immediately
make the required payment to Landlord In good funds; moreover, Tenant shall also pay Landlord the amounts specified above in this Section 4.8, plus
an additional fee of $50.00 to compensate Landlord for its expense and effort In connection with the dishanored chack. Notwithstanding anything
contained In this Section 4.6 or in this lease to the contrary, no sum received by Landlord under this lease as interest shall ever exceed the Maximum
Rate, and Landlora shall immediately refund or credit Tenant any amount received under ihis lease in excess of the Maximum Rate.

47 If Tenant fails two limes in any twelve consecutive month period to make rental payments within ten days after due, Landlord, in order o
reduce its administrative costs may require, by giving written notice to Tenant (and in addition fo any late charge or interest accruing pursuant to Section
4.6 above, as well as any other rights and remedies accruing pursuant to Article XXII or Article XXIIl below, or any other provision of this lease or at
law), that minimum guaranteed rentals are to be paid quarterly in advance instead of monthly and that all future rental paymenis 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 carporate check will no longer constitute a
payment of rental as provided in this Jease. Any acceptance of a monthly rental payment or of a personal or cosporate check thereafter by Landlord
shall not be construed as a subsequent walver of said rights.

438 In addilion to the above rentals, Tenant shall pay to Landlord, as additional rental, all applicable taxes then in farce which may be imposed on
rentals to be received by Landlord. All rental shall be paid in advance, without nofice, demand, abatement, set off or deduction excapl as otheiwise
axpressly 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 term of this lease, Tenant shall prepare and deliver to Landlord at the place
where rental is then payable a certified statement of gross sales made fram the Demised Premises during the preceding calendar month. In addition,
within sixty days afler the expiration of each calendar year and within sixty days after the termination of this laase if this lease should not lemminals at
the end of a calendar year, Tenant shall prepare and deliver to Landlord at the ptace where rental is then payable a statement of gross sales made from
the Demised Premises during the preceding year (or partial calendar year), certified to be comect by an independent Certified Public Accountant,
Tenant shall furnish similar statements for ifs licensees, concessionaires and subtenants, if any. All such stalements shall be in such form as Landiord
may require; and, if requesled by Landlord, Tenant shall also provide to Landiord copies of sales reports submitted by Tenant to the Comptroller of the
State of Texas. Tenant acknowledges Landlord's concem for prompt, accurate sales records, inasmuch as those records not only form the basis for
percentage rentals but also enable Landlord te monitor the success of the Shopping Center. Tenant also acknowledges that its failure to submit
statements of gross sales as required above will result in additional (although not réadlly ascertainable) expense 1o Landlord. Tenant therefore agrees
thatif it does not deliver to Landlord a statement of gross sales withir ten {10) days following delivery 1o Tenant of & written demand from Landlord, then
notwilhstanding anything to the contrary contained elsewhere in this lease, the minimum guaranteed rental for the particular month during which the
statement was due and for each month thereafter (until the statement is delivered) shall automalically be increased by two hundred dollars ($200.00),
wilh the increase not to be considered as addilionai rental and not as a caduction from percentage rental. In addition, if Tenant fails for two consecutive
months to deliver statements of gross sales within the times speciflad in the first two sentences of this Section 5.1, then for the remainder of this lease
the prerequisite of a written demand from Landlord shall cease and the renlal inrease of the immedialely preceding sentence shall be applicable for
any month in which the statement of gross sales is not delivered within len (10} days following the prescribed due date. The rights of Landlord under
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the immediately preceding sentences are cumuiative with the rights prescribed in Section 5.3, Article XX{, Article XXli and elsewhere in this [ease or at
law.

52 Tenant shall keep in the Demised Premises or at some other location in the city where the Demised Premises is jocated a permanent,
accurate set of books and records of all sales of merchandise and revenue derived from business conducted in the Demised Premises, and all
supporting records such as tax reports and banking records. All such books and records shell be retained and preserved for at least twenty-four months
after the end of the ¢alendar year to which they relate, and shall be subject to inspection and audit by Landlord and its agent(s) at all reasonable times.

53 In the event that Tenant fails to deliver statements of gross sales for two consecutive months or in the event that Landlard is not satisfied with
the statements of gross sales submitted by Tenant, Landkrd shall have the right to have its suditors make a special audit of all books and records,
wherever located, pertaining to sales made in or from the Demised Premises. Tenant agrees to make all such records and books reasonably available
1o Landlord or its representative, and shall cooperate fully in any such audit review. [f Tenant’s statements are found to be incorrect to an extent of
more than two percent {2%) over the figures submitted by Tenant, or if Tenant has failed to defiver statements, Tenant shall pay for such audit. 'n
addttion, Tenant shall prompfly pay to Landkord any deficiency, with interest at the Maximum Rate, which is established by such audit.

54 If the lease term for this lease is in excess of one year, and f the gross sales for the fist lease year are insufficient for Tenant to pay
percentage rental for that year, then i addition to the statements and reports prescrbed ahove, Tenant shafl, within ten [10) days after a request from
Landlord at any time thereatter, deliver to Landlord such financial statements as are reasonably required by Landlord ta venfy the net worth of Tenant
and any guarantor of Tenant's obligations under this tease. This obligation will continue from time to time and during each subsequent year in which
Tenant's sales are insufficient for Tenant to pay percentage rental for the immediately preceding year.

58 Landlord shall use good faith efforts to keep confidential all sales reports, records and financial slatements supplied by Tenant, however,
Landiord shall have the right to reveal such informatian to mortgagees, prospective purchasers and their mortgagees (and agents in such regard) and to
Landlord’s own managerial and administrative staff.

586 At the request of Landlord, within ninety {90) days after the end of each of Tenant’s fiscal years, Tenant will deliver to Landlord an anpual
consolidated financial statement showing in reasonable detail all income and expenses of Tenant to the preceding fiscal year, including, without
limitation, a balance sheet and income statement,

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

6.1 Tenant shall be liable for all taxes levied against personal property and frade fixtures placed by Tenant in the Demised Premises. If any such
taxes are levied against Landlord or Landlord’s property and if Landlord elects to pay the same or if the assessed value of Landlord’s property is
increased by inclusion of personal property and rade fodures placed by Tenant in the Demised Premises and Landlord elects to pay the taxes hased on
such mcrease, Tenant shall pay to Landlord upon demand that part of such taxes for which Tenant is primarily liabie hereunter.

6.2 During the term of this lease, Tenant shall aiso be liable for ‘Tenant's proportionate share” (as defined below) of all ‘real estate charges™ (as
defined below) and “insurance expenses” (as defined below] related to the Shopping Center or Landlord's ownership of the Shop ping Center. Tenant's
obligations under this Section 6.2 shall be prorated during any pertial year (i.e., the first year and the last year of the lease term). 'Tenants
proportionate share” shall be a fraction the numerator of which is the total floor area (all of which is deamed “leasable” in the Demised Premises) and
the denominator of which is the total leasable floor area of all buildings in the Shopping Center af the time when the respective charge was incuired,
excluding however, areas for which any such resl estate charges or insurance expenses, or both, are paid by a party or parties other than Landlord.
"Real estate charges” shall include ad valorem taxes, general and special assessments, parking surcharges, any tax or excise on rents, any tax or
charge for govemmental services (such as sirest maintenance or police or fire protection) and any tax or charge which replaces any of such above-
described Teal estate charges®; provided, however, that ‘real estate charges” shall not be deemed to include any franchise, estate, inheritance or
general income tax. ‘“lnsurance expenses” shall include all premiums and other expenses incurred by Landlord for ligbiity insurance, rental value
insurance and fire and extended coverage property insurance {plus whatever endorsements or special coverages which Landiord, in Landlord's sole
discretion, may consider appropriate).

6.3 Landlord and Tenant may attempt fo obtain separate assessmenis for Tenant's obfigations pursuant to Section 6.1 and, with respect to
Section 6.2, for such of the ‘Teal estete charges” as sre readily susceptible of separate assessment. To the extent of & separate assessment, Tenart
agrees to pay such assessment before it becomes delinquent and to keep the Demised Premises free from any lien or attachment; moreover, as to eil
periods of time during the lease term, this covenant of Tenant shall survive the termination of the lease. With regard to the calendar year during whic?
the lease term expires, Landlord at its option either may bill Tenant when the charges become payable or may charge the Tenant an eslimate of
Tenant's pro rata share of whichever charges have been being paid direcily by Tenant {(besed upon information available for the current yesr pius, if
current year information is not adequate in itseff, information relating to the immediately preceding yeer).

6.4 During each month of the term of this lease at the same time as monihly instaiments of minimum guaranteed rental are due, Tenant sheil
make a monthly escrow deposit with Landiord equal to one-twelfth {1/12) of Tenant's proportionate share of the “real estate charges” and "insurancs
expenses” related to the Shopping Center, which Landiord reasonably estimates will be due and payable for that particular year. In the evant Landlord
daes not otherwise notify Tenant of the monthly amounts to be deposited under this Adicle VI, then Tenant shall continue to pay such monthly deposits
in an amount equal to one-twelfth (1/12) of Tenant's proportionate share of the "real estate charges” and “insurance expenses" for the immediately
preceding twelve (12) month period. Tenant authorizes Landiord to use the funds deposited by Tenant with Landbord under this Acticle VI to pay the
‘rea) estate charges” and “insurance expenses® incurred by Landlord. Each real estate cherge escrow payment and insurance expense escrow
payment shall be due and payable at the same time and the same manner as the time and manner of the payment of minimum guaranteed rental as
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provided in Ihis lease. The amount of the initial monthly real estate charge escrow payment and Insurance expense escrow payment will be that
amount set out in Articls I, Section 1.3 above. The initial monthly real estate charge escrow payment and Insurance expense escrow payment are
based upon Tenan('s proportionate share of the estimated "rea) estate charges® and "insurance expenses” for the year in question, and the monthly real
estale charge escrow payment and insurance sxpense escrow payment are subject lo increase at any time during the term of this lease as determined
by Landlord to refiect an accurate escrow of Tenant's estimated proportionate share of the “real estate charges" and "insurance expenses”. The real
estate charge escrow payment and insurance expense escrow payment accounts of Tenant shall be reconclled annually. If Tenant's total real estate
charge escrow payments and insurance expenss escrow paymenis are less than Tenant's actual proportionats share of the “real estate charges” and
“insurance expenses’, Tenant shall pay to Landlord upon demand the difference; if the total real estate charge escrow payments and Insurance
expense escrow payments of Tenant are more than Tenant's actual proporlionate share of the "real estate charges” and "insurance expenses”,
Landlord shall relain such excess and at Landlord's option such excess sum shall sither (i) be credited against the next maturing installments due from
Tenant to Landlord for Tenant's proporlionats share of actual "real estale charges® and “insurance expenses"” or (unless otherwise provided herein), {ii)
be refunded by Landlord to Tenant upon termination of this lease.

8.5 Landlord shall have the exclusive right, bul not the obligation, to contest any and all such rea! eslate charges. In the event that such contast
results in a reduction of the amount of the real estate charges so contested, that portion of any refund, reduction, cradit or racavery from the taxing
aulhorities shall be credited or refunded proporiionately 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
hired on a contingency fee basis. Tenant agrees that Tenant will not protest or appeal any appraisal or re-appraisal of the Demised Premises or any
portion of the Shopping Center before any governmental authority and Tenant hereby waives any right to receive nofices of re-appraisal, which waiver
includes, without limitation, any rights which may otherwise exist under applicable law.

ARTICLE VIl
COMMON AREA

7.1 The term "Common Area" is defined for all purposes of this lease as that part of the Shopping Center intended for the common use of all
tenants, including among other facilities (as such may be applicable to the Shopping Center), parking area, private streets and alleys, landscaping and
landscaped areas, krigation syslems, slorm water drainage faclities, utiliiss to the extent nol maintained by a ulllity provider, curbs, common loading area, sidewalks,
malls and promenades (enclosed or otherwise), lighting facilities, crinking fountains, meeting rooms, public toflets, and the like but excluding i) space in buildings
(now or hereafter exisling) designated for rental for commercial purposas, as the same may exist from fime to time, (i) uliiies, easements, sireets and
alleys maintained by a ulility company or public authority, (i) loading areas reserved for the uss of a single tenant, and (iv) areas within the Shopping
Cenler which may from fime to time not be cwned by Landlord (unless subject fo a cross-access agreement benefiing the area which includes the
Demised Premises), and (v) areas leased to 3 single-purpose user (such as a bank or fast food restaurant) where access is restricted. {n addition,
although the roof(s) and exterior walls of the building(s) in the Shopping Center are not literally part of the Common Area, they will bs deemed to be so
included for purposes of (i) Landlord's ability to preseribe rules and regulations regarding same and (fi) their inclusion for purposes of common area
mainlenance reimbursements. Finally, storm water drainage and outlet faciliies and retenfion and detention areas and related faciities that may not be
part of the Common Area but nevertheless serve the Shopping Center shall be deemed Common Area and shall be included for purposes of
determining the Common Area maintenance charges, as will real estate charges and insurance expenses related thereto. Landlord reserves the right to
change from time to 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 immadiately preceding senience, Landlord
may from time to time substitute for any parking area other areas reasonably accassible to the tenants of the Shopping Center, which areas may be
elevaled, surface or underground. i

7.2 Tenant and its employees and customers, and when duly authorized pursuant to the provisicns of this lease, its sublenants, licensees and
concesslonaires, shall have the nonexclusive right to use the Common Area (excluding roofs of buildings in the Shepping Center) as constituted from
time to time, stich use to be in common with Landlord, other tenants in the Shopping Center and other persons permitted by Landlord {o use the same,
and subject to such reasonable nules and regulations goveming all aspects of the Common Area, Tenant agrees as follows:

(a) Tenant and Tenant's employees shall park their cars only in those parking areas designated for that purpose by Landlord.
Tenant shall funish Landlord vith state automobile ficense numbers assigned to Tenant's car or cars, and cars of Tenant's employees, wilhin five (5)
days after taking possession of the Demised property and shall thereafter notify Landlord of any changes wilhin five (5) days after such changes occur.
In the event Tenant or iis employees fail to park their cars In designated parking areas as aforesaid, then Landlord at its option 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 o be towed from the Shopping Center
and Tenant shall reimburse landiord for the cost thereof upon demand, and otherwise indemnify and hold Landlord hammless with respect thereto.

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

{0) Landlord may temparerily close any par of the Common Area for such periods of time as may be necessary to make repairs ar
aiterations or to prevent the public from obtaining prescriplive rights.

{d) With regard lo the roof(s) of the building(s) In the Shopping Center, use of the roof(s) is reserved to Landlord or, with regard to any
tenant demonstraling to Landlord's satisfaction a need to use same, fo such tenant after receiving prior written consent from Landlord. Except for
access to maintain Tenanl's rooftop heating, air conditioning and ventilation system, Tenant shall not have access to the roof wilhoul the prior written
consent of Landlord, which shall not be unreasenably withheld. In the event of an emergency requiring immediate roof access, Tenant must varbally
contact Landlord with the nature of tha emergency. Any raof penetration must be performad by Landlord's roofer so as not to void Landlord’s
roof wamanty. Within three (3) days after any work requiring reof penetration is completed, Tenant shall nolify Landlond ang accompany Landlord’s
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representalive oni an inspection of the roof to determine whether any damage was caused to the roof. If damage to the roof occurred following Tenant's
access thereof, Tenant shall be liable for the costs of repairing the roof and for any damage incurred by Landlord, Tsnant or any other tenant in the
Shopping Center as result thereof,

7.3 Landlord shall be respansible for the operation, management and maintenance of the Common Ares, the manner of maintenanca and the
expenditures lherefor to be in the sole discretion of Landlord, but to be generally in keeping with simitar shopping centers within the same gsographical
area as the Shopping Center. Without limiting the generality of the immediately preceding senlencs, Tenant acknowledges that LANDLORD MAKES
NO REPRESENTATION OR WARRANTY REGARDING WHETHER OR NOT LANDLORD WILL PROVIDE SECURITY SERVICES OR, IF SO, WHAT
FORM OF SECURITY SERVICES WILL BE PROVIDED.

74 In addition to the rentals and other charges prescribed in this lease, Tenant shall pay to Landlord Tenant's proportionate share of the cost of
operation, repair, maintenance and replacement of the Common Area which may be Incurrad by Landlord in ita discretion, incdluding, among other costs,
those for lighting, painting, waler, sewerage, storm water drainage systems and other utilities, landscaping, wellands areas, valet parking, gardening,
resurfacing, striping, bumpers, exterminating, cleaning, policing, inspecting, repairing, replacing, {and, if there is an enclosad mall or promenads in the
Shopping Center, heafing and cooling), security (if and to the extent Landlord provides securily), advertising, seasonal decorations, a reasonable portion
of whatever management fee Landlord pays to the manager of the Shopping Center, a reasonable allowance for Landlord's overhead costs and the cost
of any insurance for which Landlord is not reimbursed pursuant to Section 6.2, but specifically excluding all expenses paid or reimbursed pursuant to
Aricle VI. In addilion, aithough the roof(s) and exterior walls of the building(s) in the Shopping Center are not literally part of the Common Area,
Landlord and Tenant agree that mainlenance, rapair and replacement of the same shall be included as a common area maintenance item to the extent
not specifically allacated to Tenant under this lease nor to another tenant pursuant to ils lease. With regard to capital expenditures (i) the original
investment in capital improvements, l.e., upon the initial construction of the Shopplng Center, shall not be included and (i) improvements and
replacements, to the extent capitalized on Landlord's recards, shall be included only o the extent of a reasonable depreciation or amortization (including
interest accruals commensurate with Landiord's interest costs). The proportionale share to be paid by Tenant of the cost of operalion, repair,
maintenance and replacement of the Common Area shall be computed on the ratio that the tofal floor area (all of which is deemed “easable”) of the
Demised Premises bears to the tolal leasable floor area of all buildings within the Shopping Center (excluding, however, areas owned or maintained by
a party or parties other than Landlord); provided that in no event shall such share be less than the amount specified In Section 1.1(o) above. If this
lease should commence on a date other than the first day of a calendar year or terminate on a date other than the last day of a calendar yaar, Tenant's
reimbursement obligations under this Secfion 7.4 shall be prorated based upon Landlord’s expenses for the enfire calendar year. Tenant shall make
such payments lo Landlord on demand on intervals not more frequent than monthly. Landlord may at its option make monthly or other periodic charges
based upon the estimated annual cost of operation and maintenance of the Cammon Area, payable in advance but subject to adjustment aiter the end
of the year on the basis of the aclual cost for such year. If Tenant's lotal Common Area maintenance charge payments for the year in question are less
than Tenants actual proportionate share of the Common Area maintenance charges for such year, Tenant shall pay to Landlord, upon demand, the
difference; if the fotal Common Area maintenance charge payments of Tenant for the year in question are more than Tenant's actual proporfionate
share of he Comman Area maintenance charges for such year, Landlord shall retain such excess and at Landlord's optlon such excess sum shall eiiher
(i) be credited against the next maturing installments due fiom Tenant to Landlord for Tenanl's proportionale share of the actual Common Area
maintenance charges or (unless otherwise provided herein), (if) be refunded by Landlord to Tenant upon termination of this lease.

ARTICLE VI
MERCHANTS' ASSOCIATION OR PROMOTIONAL FUND

8.1 in the event thal Landlord shalf organize a merchants’ asseciation composed of tenants in the Shopping Center, Tenant agress that it will join
and maintain membership in such association, will pay such dues and assessments as may be fixed and determined from time to time by the
association and will comply with such other bylav:s, rules and regulations as may be adopted from time to time by {he assaciation.

82 In Ihe event that Landlord shall establish a promolional fund to pay for advertising and other marketing activities of the Shopping Center (as
may be diracted by Landlord from time to fime), Tenant shall pay whatever sums Landlord shall reasonably designate as Tenant's proportionate
contribution to the promotional fund.

ARTICLE IX
USE AND CARE OF DEMISED PREMISES

9.1 Tenant shall commence business operations in the Demised Premises on or immediately afier the Rent Commencement Date and shall
operate ils business in an efficient, high class and repulable manner so as to produce the maximum amount of sales from the Damised Premises.
Occupancy of the Demised Premises by Tenant prior te the Rent Commencement Date shali be subject to all of the terms and provisions of this lease
excepling only those requiring the payment of rental. If Tenant fails to take possession of the Demised Premises after notice from Landiord that the
Demised Premises are ready for occupancy, unless otherwise provided herein, or if Tenant fails within any time limits hersin or any sxhibit hereto to
complete any work or perform any of the requirements to be performed by Tenant prior to the Rent Commencement Date, ot if Tenant shall cause a
delay in the completion of any work, Landlord shall have the oplion to terminate this leass, said termination to be effective immediately upon Landiord's
exercise of such oplion. If Tenant fails to open for business within ninety (90) days after obtaining possession of the Demised Premises, Landlord shall
have the oplion to terminate this lease, said termination to be effective immediately upon Landlord's exercise of such option. In the evenl of any such
fermination under the provisions in this paragraph, Tenant shall be liable tc Landlord as for default. Tenant shall not at anytime leave the Demised
Premises vacant, but shall in good faith continuously throughoul the term of this lease conduct and camy on in the enfire De mised Premises the fype of
business for which the Demised Premises is leased. Tenant shall, except during reasonable pericds for repairing, cleaning and decorating, keep the
Demised Premises open to the public for business with adequate personnet In attendance on all days (induding, if designated by Landlord, Sundays
and holidays) and during afl hours {including, if designated by Landiord, evenings) established by Landlord from time to lime as business days and store
hours for the Shopping Center (including, if designated by Landlord, extended days and hours during the shopping season prior to Christmas and
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whenever eise that the majority of the retail tenants in Ihe Shopping Center apsn for business during extended days or hours, or both), except lo the
extent Tenant may be prohibited from being apen for business by applicable law, ordinancs or governmental regulation.

92 The Demised Premises may be used only for the purpose or purposss specified in Section 1.1{¢) above, and only under the trade name
specified (n Seclion 1.1(e) above {or, if Section 1,1(e) is not filled in, any trade name approved In advance by Landlord), and for no other purpose and
under no other irade name, it being understood and acknowledged that Landlord has entered into this lsasa in large part because it bslieves that such
use and trade name will benefit the Shopping Center as a whole.

8.3 Tenant shall not, without Landlord's prior written consent, keep anything within the Demised Premises or use the Demised Pramises for any
purpose which creates a risk of toxlc or otherwise hazardous substances or which increases the insurance premium cost or invalidates any insurance
palicy carmied on the Demised Premises or other parts of the Shapping Center. Al property kept, stored or maintained within the Demised Premlses by
Tenant shall be at Tenant’s sole risk. Tenant shall be responsible for the installation, maintenance, service, monitoring fees and all ather costs, fees
andor expenses relating to any fire alarm syslem required, or desired by Tenant, to be installed in the Demised Premises. Tenant shall indemnify
Landlord and hold Landlord harmless from and agginsl any and all liability, liens, claims, demands, damages, expenses, fees, costs, fines, penalties,
suits, proceedings, aclions, and causes of action (including without limitation all attomeys' fees and expenses) arising out of or relaling to, directly or
indirectly, any violation or alleged violation by Tenant of any government authority perfaining to heallh or the environment relating to the Demised
Premises and the Shopping Center {Environmental Laws"), now exisling or hereafter arising, except for violations of Environmental Law caused by
Landlord. This indemnification shall survive the expiration or termination of this lease.

94 Tenant shall not conduct within the Demised Premises any fire, auction, bankruptcy, “going-out-of-business,” ‘lost-ourdease” or similar sale;
nor shall Tenant operate within Demised Premisas a "‘wholesale” or “factery outlal” store, a cooperative store, a “second hand” store, a “surplus” stora or
a slore commonly referred (o as a “discount house.” The purpose for this restriction is the mainlanance of a first-class shopping center imaga, not price
regulation; therefore, Landlord agrees that items may be sold, and on occasion be advariised as belng sold, al discounted prices as long as Tenant
complies with all applicable laws and maintains an image consistent with a first-class shopping center.

95 Tenant shall not permit any objeclionable noises or oders to emanale from the Demised Pramises; nor place or permit any radlo, 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 Pramises; nor
place any antenna, equipment, awning or ather projection on the exterior of the Demised Premises; nor take any other action which would constitute a
nuisance or would disiurh or endanger other tenants of the Shopping Center or unreasaonably interfere with their use of their respective premises; nor
permit any untawful or immoral practice to be carried on or committed on the Demised Premises; nor do anything which would tend to injure the
reputation of the Shopping Center.

96 Tenant shall take good care of the Demised Premises; shall keep the Demised Premises sacure (i.e., Tenant acknowledges that it is not
relying on any representation or warranty by Landlord in this regard), and shall keap the same free from wasle at all times. Tenant shall not ovedoad
the floors in the Demised Premises, nor deface or injure the Demised Premises. Tenant shall keep the Demised Premises and sidewalks, servics-ways
and loading areas adjacent fo the Demised Premises neat, clean and free from dirt, rubbish, ice or snow at all times. Tenant shall store all trash and
garbage within the Demised Premises, or in a trash dumpster or similar container approved by Landlord as 1o type, location and screening; and Tenant
shall arrange for the reguler pick-up of such trash and garbage at Tenant's expenss (unless Landlord finds it necessary to furnish such a servica, in
which event Tenant shall be charged an equitable portion of the total charges !o all fenants using the service). Receiving and delivery of goods and
merchandise and removal of garbage and trash shall be mede only in the manner and areas prescribed by Landlord. Tenant shail not operate an
incinerator or bum trash or garbage within the Shopping Center.

9.7 Tenant shall maintain all display windows in a neat, attractive condition, and shalt keep all display windows, exterior electric signs and
exterior lighting under any canopy in front of the Demised Premises lighted from dusk until 11:00p.m., everyday. Including Sundays and holidays (or any
other 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 throughout the calendar year unless as specifically authorized in writing by landlord throughout the term of the lease.

9.8 Tenant shall include the address and identity of its business actlvities in the Demised Premises in afl adveriisements made by Tenant in
which the address and identity of any similar local business activity of Tenant is mentioned.

99 Tenant shall procure at its sole expense any permits and licenses required for the transaction of business in the Demised Premises and
othenwise comply with all applicable laws, ordinances and governmental regulations. In addilion, if the nature of Tenant's business makes it advisable
for Tenant to take any extra precautions (for example, in the case of a business which is affected by so-called “dramshop” laws, Tenant's compliance
with all “dramshop” educational programs and pracedures), Tenant shall take all such extra precautions. At Landlord’s request, Tenant shall deliver to
Landiord copies of all such permils and licenses and proof of Tenant's compliance with all such laws, ordinances, governmental regulations and extra
precautions.

9.10 Tenant shall be responsible for compliance with the Americans with Disabilities Act of 1990, as amended from time to time, and related state
and municipal laws and regulations, in all matters regarding both the configuration of the Demised Prarmises (the interior as well as all public andfor
employee door entrances) and Tenant's business operations at the Demised Premises.

9.11 In cennection with Tenant's grand opening (or other special event), Tenant shall, at Tenant's sole cost and expense, provide for securiy of
the Demised Premises and Common Areas prior to, during and for a reasonable period following such event, and, notwithstanding any other term or
pravision of this lease to e confrary, Tenant shall indemnify, defend afid hold Landlord harmless from and agalnst any clairms, damages, losses, costs
or expenses incurred by or alleged against Landlord arising out of any such activilies.
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ARTICLE X
MAINTENANCE AND REPAIR OF DEMISED PREMISES

10.1 Landlord shall keap the foundation, the exterior walls (sxcept plate glass; windows, doors and olher exterior apenings; window and door
frames, malding, closure devices, locks and hardware; special store fronts; lighting, heating, air conditioning, plumbing and other electrical, mechanical
and efectromotive installation equlpment and fixlures; signs, placards, decorations or other advertising media of any type; and interior painling or other
treatment of interior walls) and roof (subject to Seclion 7.4 above) of the Demised Premises in good repair. Landlord, howsver, shall not be required to
make any repairs occasioned by the act or negligence of Tenant, its agents, employees, subtenants, licansees and concessionaires (indluding, but not
limited 1o, roof leaks resufting from Tenant's installation of air conditioning equipment ar any other roof penetration or placement); and the provisions of
1he previous sentence are expressly recognized to be subjact to the provisions of Article XVIl and Article XVINl of this lease. In the event that the
Demised Premises should become in need of repalrs required to be made by Landlord hereunder, Tenanl shall give immediate written notice thereof to
Landlord and Landlord shall have a reasonable time after receipt by Landlord of such writien notice, in which to make such repairs.

10.2 Tenant, at Tenant's sole cost, shall (i) keep the Demised Premises in good, clean, habitable condition, (I} keep the Demised Premises free
from insecls, rodents, vermin and other pests and (i) make all needed repairs and replacements, including replacement of cracked or broken glass,
except for repairs and replacements required lo be mads by Landlord under the provisions of Section 10.1, Adicle XVIl and Articla XVIN. Without
limiting the coverage of the previous sentence, it is understood thal Tenant's responsibilities therein include the repair and raplacement of all lighting,
heating, air conditioning, plumbing, and other electical, mechanical and slectromotive instailation, equipment and fixtures and also include afl utility
repairs in ducts, canduits, pipes, and wiring, and any sewar stoppage located in, under and abova the Demised Premises, regardless of when or how
the defect or olher cause for repair or replacement occurrad or became apparent as well as regular maintenance, service and repair of Tenanl's grease
trap and grease frap lines, if any, all at Tenant's sole cost and expense. With respect to Tenant's maintenance of the ventiation squipment, Tenant
agrees to mainlain such ventilation equipment in proper working order so as to venfilate all fumes, smells and odors from the Demised Premises so that
the same does not infillrate any olher premises in the Shopping Center ar affect the operations of nelghboring tenants. Tenant agrees that as a
condition to Tenant's right 1o sell or prepare food for on-ptemises or off-premisas consumption within the Demised Premises, Tenant, at Tenant's sole
cosl and expense, 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 a manner acceptable to Landlord, Including the use of a kitchen exhaust air scrubber and {b)
provide angoing trash and debris removal from all sidewalk and palio areas adjacent o the Demised Premisas and Tenant's dumpster area (including
power washing the rear sidewalk on an as needed basis). If any repairs required 1o be made by Tanant hereunder are not made within ten days after
writlen nolice defivered to Tenant by Landlord, Landlord may at its option make such repairs without lability to Tenant far any loss or damage which
may result lo ils stock or business by reason of such repalrs; and Tenant shalf pay to Landlord upon demand, as additional rental hereunder, the cost of
such repairs plus 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 {0 exceed 1% % per month), such Interest to accrue continuously from the date of payment by Landlord until repayment by Tenant. Al the
expiralion of this lease, Tenant shall surender the Demised Premises in good condition, excepting reasonable wear and tear and losses required o be
resiored by Landlord in Section 10.1, Article XVII, and Article XVt of this lease and remove all signage placed by or on behalf of Tenant on the
Demised Premises. Any and all alterations, addilions, and improvements {including, without limitatlon, all floor coverings and all HYAC equipment,
elecirical equipment and lighting, but excluding Tsnant's fumiturs, fixtures and equipment) which may be made or installed by either party upen the
Demised Premises shall become the properly of Landlard upon installation and shall remain upon and be sumendered with the Demised Premises at the
fermination of this lease, unless Landlord requests their removal at the time of installation, in which event Tenant shall remove the same and restore the
Demised Premises to its original condition at Tenant's expense. At the expiration of this lease, Tanant may, subject to the terms of Section 23.1 of this
lease, remove all of Tenant's fumiture, fixtures and equipment placed in the Demised Premises by Tenant {but Tenant cannat remove any such ilem
which was paid for, in whole or in part, by Landiord).

10.3 Tenant shall be responsible for preventive maintenance on the heating, ventilation and air conditioning equipment (HVAC) for the Demised
Pramises. Without limiting the generality of the immediately preceding sentence: (a} Tenant shall repiace all filters in the HVAC system at least once
every six weeks; and (b) Tenant shall have the enlire heating, ventilation and air conditioning equipment inspected by a quaiifisd or licensed HVAC
coniractor at least once a year. The inspection specified in item (b) immediately above shall be complsted between March 1st and May 31st of each
year. Tenant shall provide Landlord with a copy of the invoice or report from the inspecting company, giving evidence ihat the system has been
inspected. If Landlord has not received from Tenant by June 15th of each year a copy of the inspection report, then Landlord shall have the right to
have the heating, ventilation and air conditioning equipment inspected by a company to be selecled by Landlord. Landlord shall bill Tenant for the cost
of this inspection, which shall be paid within 10 days of recaipt of Landlord's invoice.

ARTICLE XI
ALTERATIONS

1.1 Tenant shall nol make any allsrations, additions or improvements to lhe Demised Premises wilhout the prior writtan consent of Landlord,
except for the installation of unattached, movable rade fixtures which may be installed without drilling, cutting, or otherwise defacing the Demised
Premises. Without limiting the generality of the immediately preceding sentence, any installation or replacement of Tenant's heating or air conditioning
equipment must be effected striclly in accordance with Landlord’s instructions. Al alterafions, additions, improvements and fixiures (including, without
limitation, ail floor coverings and all heating and air conditioning equipment but excluding Tenant's unattached, readily movable furniture and office
equipment} which may be made or installed by either party upon the Demised Premises shall remain upen and be surmendered wilh the Demised
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Premises and become the properly of Landlerd at the termination of this lease, unless Landlord requests thelr removal, In which evenit Tenant shall

remove the same and restors the Demised Premises to its eriginal condition at Tenant's expense,

1.2 All construction work done by Tanant within the Demised Premises shall only be performed (i} with Landlord's prior writien approval, (il) in a
good and workmanlike manner, {ill) llen-fres, (iv) in compliancs with all govemmental requirements, and (v) in such manner as to cause a minimum of
inferference with other construction in pragress and with the iransaction of business in the Shopping Center. Tenant agrees to indemnify Landiord and
hold Landlord harmless against any loss, cost, llability or damage resulting fram such work, and Tenant shall, if requested by Landlord, fumish a bond or
other security satisfactory to Landlord against any such loss, cost, liability or damage. Upon completion of all approved improvements and ailerations to
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id.L 1TEHAENL a1l 1endniy SO Lust ang expanse, Yrgiining an g [ENL Lommencement vaie, snail procure, pday 1or ang KEep in i jorce ana
effact the following types of insurance, in at least the amounts and in the forms specified below:

(a) Commercial general liability insurance with coverage limits of not less than Two Milion Dollars ($2,000,000.00) combined single
fimit for bodily injury, personal injury, death and property damage llability per cecurrence or the current limit carried by Tenant, whichever is grealer,
insuring against any and all liability of the insureds with respect to the Demised Premises or arising oul of the mainlenanca, use or occupancy of the
Demised Premises or refated to the exercise of any rights of Tenant pursuant to this lease. In the event Landlord or Landlord's first mortgagee or
beneficlary deems it reasonably necessary ta increase the amounts or limits of insurance required to be carried by Tenant under this lease, Landlord
may reasonably increase stich amounts or limits of insurance and Tenant shall increase he amounts or limits of the insurance required to be carried by
Tenant under this lease and shall provide Landlord with policies or ariginal certificates indicating the increased amaunts or limits as provided in Section
15.2 of this lease. All such liability insurance shall specifically insure lhe performance by Tenant of the indemnity agreement as to fiability for injury to or
death of persons and injury or damage to property set forth in Section 16.1. Further, all liabllity insurance shall include, but not be limited to, personal
injury, blanket conlractual, cross-liability and severability of interest dauses, products/completed operations, broad form property damage, independenl
contractors, owned, non-owned and hired vehicles and, if alcoholic beverages are served, sold, consumed or abiained In the Demised Premises, liquor
liability.

(b) Worker's compensation coverage as required by law, and employer's liability coverage, with a limit of not less than Two Milllon
Dollars ($2,000,000.00) and waiver by Tenant's insurer of any right of subrogation against Landlord by reason of any payment pursuant 1o such
coverage.

(© Business interruption or loss of income insurance In an amount equal to the Minimum Guarantesd Rental and Percentage Rental
payable under this lease for a twefve (12) month pariod.

(d) Plale glass insurance covering all plate glass on the Demised Premises at full replacement value. Tanant shall have the option
aither to insure the risk or to self-insure.

{e) Property insurance in the "causes of loss — special form” covering "all risks" and covering all of Tenants Work {as defined in the
Work Letier), Tenants leasehold improvements, trade fixtures, merchandise and personal property from fime to time in, on or about the Demised
Premises in an amount not less than 100% of the then-cument full replacement cost of the Improvaments and other properly being insured pursuant
thereto, including a replacement cost endorsement, in an amount necessary io comply with any coinsurance percentage stipulated 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 property increasas, without any further notification required by the insured, nol deleting any perl
covered by & standard fire and extended coverage properly insurance policy with additional coverages for sprinkler damage, vandalism and malicious
mischiel. In addition, Tenant shall cary comprehensive boiler and machinery coverage on all heating, venlilating and air conditioning equipment,
eleclrical, mechanical and other such systems serving the Demised Premises in amounts reasonably safisfactory to Landlord. Any policy proceeds
shall be used for the repair or replacement of the property damagad or destroyed.

il Any insurance policies designated necessary by Landlord with regard to Tenant's, or Tenant's contractors' construction of
Tenant's Work, as well as with regard to the construction of alterations including, but not limited to, contingent liability and causes of loss - special form
“all risks" builders' risk Insurance, with minimum limits of Two Million Dollars ($2,000,000.00).

15.3 All policies of insurance provided for in this lease shall be Issued by insurance companies with general policy holder's rating of not less than
A and a financial rating of not less than Class Xli, as rated in the most curent available "Besf's Key Rating Guide®, and which are qualified to do
business in the state in which the Demised Premises are located. All such policies shall be of a nonreporting nature and shall name and shall be for the
mutual and joint benefit and protection of Landlord and shall name Landlord’s mortgagee(s) or beneficiary(ies) as additional insureds or loss payees, as
their interests may appear. Executed copies of the policies of insurance or legally enforceable certificates thereof shall be delivered to Landlord prior o
Tenant, its agents or employees, entering the Demised Premises for any purpose. Thereafter, exscuted copies of renewal policies or certificates
thereof shall be delivered to Landlord (within thirty (30) days prior to the expiration of the term of each policy). ANl policies of insuranca delivered to
Landlord must contain a provision that the company writing the policy will give to Landlord at least thirty (30) days' notice in writing, in advance, of any
cancellation or lapse or the effective date of any reduction in the amounts of insurance. Al public liability, properly damage and other casually policies
shall be endorsed to read that such policies are primary policies and that any insurance caried by Landlord shall be noncontributing with respect to
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such policies. All property policies, including causes of loss — special form property insurance, builder's risk insurance, and any other insurance policy
capable of such endarsement or amendment shall provide that as to Landlord's interest, such policy shall ramain valid and enforceable and shalt insure
Landiord, as additional insured, regardiess of any: (i) named insured's acl, failure lo act, negligence, or violation of any waranties, declarations or
conditions; (b) personal defenses of the insurer against the named insured; (c) occupancy or use of the Demlsed Premises for purposes more
hazardous than those permitted; or (¢) Landlord, or Landlord's morigagee(s)' or beneficiary(ies)' exercise of any of their respective remedies.

154 Notwithstanding anything to tha contrary contalned in this Article XV, Tenant's cbligation to carry insurance may be satisfled by coverage
under a so-called "blanket policy” or policies of insurance; provided, however, that all insurance certificates provided by Tenant to Landlord pursuant to
Section 15.3 above shall reflect that Tenant has been afforded coverage specifically with respect to the Demised Premises, Landiord and Landlord’s
mortgagee(s) or beneficiary(ies) shall be named as additional insureds or loss payees, as their interests may appear, the coverage afforded Landlord
shall not be reduced or diminished and the requirements set forth in this lease shall be otherwise satisfied by such blanket policy or polices.

18.5 Tenant shall not do any act in or about the Demised Premises which will tend to increase the insurance rates upon the Demised Premises,
the building of which the Demised Premises is a part or lhe Shopping Center of which the Demised Premises are a part. Tenant agrees to pay to
Landiord, upon demand, the amount of any increase in pramium for insurance resulling from Tenant's use of the Demised Premises, whether or nol
Landlord shall have consented to the act on the part of Tenant. If Tenant inslalls upon the Demised Premises any electrical equipment which
conslitutes an overoad of the electrical lines servicing the Demised Premises, Tenant, at Tenant's own expense, shall make whalsver chan ges are
necessary to comply with the requirements of the Insurance underwriters and any appropriate govemmental authority.

15.6 Landlord makes ne representation that the limits or forms of coverage of insuranca requlred to be maintained by Tenant as specifisd in this
Article XV are adequate to cover Tenant's proparty or Tenant's abligations under this leass.

ARTICLE Xvi
WAIVER OF LIABILITY; MUTUAL WAIVER COF SUBROGATION

16.1 To the fullest extent permitted by law, Tenant covenants with Landlord that Landlord and Landlord's agents and empioyees shall not be liable
te Tenant nor to Tenani's employees, agents or visitors, nor to any other person whomsaever, for any damage or liability of any kind or for any injury fo
or death of persons or damage to prapesty of Tenant or any other persan occurring from and after the date the Demised Premises are delivered to
Tenant (or such earlier date if Tenant is given access to the Demised Premises) (a) from any cause whatsoever related to the use, octupancy or
enjoyment of the Demised Premises by Tenant or any person lhereon or halding under Tenant including, but not fimited to, damages resulting from any
labor dispute, (b) caused by the Demised Premises or other portions of the Shopping Center beceming out of repair or by defect or failure of any
slructural element of the Demised Premises or of any equipment, pipes or witing, or broken glass, or by the backing up of drains, or by gas, water,
staam, elactricity or oil leaking, escaping or flowing into the Demised Premises (except where due to Landlord's williul failure to make repairs required to
be made hereunder, after the expiration of a reasonable ime after written notice to Landlord of the need for such repairs), (c) caused by the negligence
or misconduct of Tenanl, its employees, subtenants, licensees ar concessionaires, or of any other person entering the Shopping Center under exprass
or implied invitation of Tenant (with the exception of customers in the Common Area), or (d) otcasioned by or through the acls or amissions of other
tenants of the Shopping Center or of any olher persons whomsoever, excepting only duly authorized employees and agents of Landlord. Landlord shall
not be held responsible in any way on account of any canstruction, repair, reconslruction (including widening) of any private or public roadways,
walkways or utllity lines. Tenant shall defend, indemnify and save Landlord harmless fram all liability whatsoever on account of any real or alleged
damage or infury and from liens, claims and demands (i) related to the use of the Demised Pramises and its facilities, or (ii) related to the use of the
Common Areas during Tenant's grand opening or other speclal event, (iii) arising out of any repairs, allerations or improvements (Including original
improvements and fixtures specified as Tanant's Work) which Tenant may make or cause to be made upon the Demised Pramises, or {iif} arising out of
any breach of this lease by Tenant, and any loss or interruption of business or loss of rental income resulling therafrom, which obligation shall survive
the termination or expirafion of this lease. This obligation to Indemnify shall include reasonable attorneys’ fees and investigation costs and all other
reasonable costs, expenses and liabllities incurred by Landlord or its counsel from the first notice that any claim or demand Is to be made or may be
made. LANDLORD AND TENANT INTEND FOR THE INDEMNITY OBLIGATICNS OF TENANT SET FORTH IN THIS SECTION 16.1 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
hold Tenant harmiess from afl acts, injuries, losses, or tlaims and all damage to personal property or any causes of aclion that atise in the Shopping
Center or the Common Areas or 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 other on account of any loss or damage occasioned to Landlord or
Tenant, as Ihe case may bs, their respacive praperty, the Demised Premises or its contents, or to other portions of the Shopping Center arising from
any Tabfity, loss, damage or injury caused by fire or ofher casualty for which property insurance is carded or required 1o be carried pursuant to this
lease. { ANDLORD AND TENANT INTEND FOR THE WAIVER OF CLAIMS SET FORTH IN THIS SECTION 16,2 TO APPLY EVEN IF THE LOSS CR
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 policies obfained by
Landlord and Tenant pursuant to this lease shall contain endorsements waiving any right of subrogation which ihe insurer may otherwise have against
the noninsuring party. The foregoing release and the foreguing requirement for waivers of subrogation shall be operative only so Jong as the same shall
neitner preclude the obtaining of such insurance nor diminish, reduce or impair the liability of any Insurer.

ARTICLE XVil
DAMAGES BY CASUALTY
17.1 Tenant shall give immediate written notice lo Landlord of any damage caused fo the Demised Premises by fire or olher casually.
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17.2 in the event that (he Demised Premises shail be damaged or destroyed by fire or other casually insurable under standard fire and extended
coverage insurance and Landlord does not efect to terminate this lease as hereinafter provided, Landlord shall proceed with reasonable diligence and at
s sole cost and expense to rebuild and repair the Demised Premises. In the event (a) the building in which the Demised Premises are located is
destroyed or substantially damaged by & casualty not covered by Landlord’s insurance or (b) such building is destroyed or rendered untenantabls to an
extent in excess of fifty percent of the first floor area by a casually covered by Landlord's insurance, or (c) the holder of a mortgage, deed of trust or
other lien on such building at the time of the casualty elects, pursuant to such mortgage, deed of trust, or other fien, lo require the uss of all or part of
Landlord's insurance praceeds in safisfaclion of all or part of the indebtedness secured by the mortgage, deed of trust or other lien, then Landlord may
efect ither to terminate this leasa or to proceed to rebuild and repair the Demised Premises. Landlord shall give written notice to Tenant of such
election within sixty days after the occurrence of such casualty and, if it elects to rebuild and repair, shall procesd to do so with reasonable diligence and
at its sole cost and expense.

17.3 Landlord’s obligation to rebuild and repair under this Article XVII shall in any event be limited o restoring one of the following {as may he
applicable): (a) If this lease does not include an attached exhibit describing Landlord's initial construction responsibliity ("Landlord's Work?), restoring
ihe Demised Premises fo substanlially the condition in which the same existed upon delivery of the Demised Premises to Tenant, exclusive of any
alterations, addilions, improvements, fituras and equipment insfalled by Tenent; or b} restoring Landlord's Work, as describad in the applicable exhibit
attached lo this leasa (if such an exhibit is attached), lo subslantially the same condilion in which the same existed prior to the casualty. Tenant agrees
that promptly afler completion of such work by Landiord, Tenant will procesd with reasonable diligence and at Tenant's sole cost and axpense lo
restore, repair and replace all allerations, additions, improvements, fixtures, signs and equipment installed by Tenant, or, if an exhibit describing
Tenant's Work is atlached hereto, all items of Tenant’'s Work as described in such exhibit, as the case may be, and reopen for business at the Demised
Premises. Notwithstanding anything In this lease to the contrary, Landlord's abligations under this lease to rehuild and repair the Demised Premises
shall be limited in any events to the amount of insurance proceeds recovered by Landlord under its insurance policy or policies as a resuit of a casually.

174 Tenant agrees that during any period of raconstruction or repair of the Demised Premises, it will continue the operation of its business within
the Demised Premises to the extent practicable. During the period from the accurence of the casualty unlil Landlord's repairs are completed, the
minimum guaranteed rental shall be reduced to such extent as may be fair and reasonable under the circumstances; however, there shall be no
abalement of the percentage rental and other charges provided for herein.

ARTICLE XV
EMINENT DOMAIN

18.1 If more than thirty percent (30%) of the floor area of the Demised Premises should be taken for any public or quasi-public use under any
governmental law, ordinance or regulation or by right of eminent domain or by private purchase in lisu thereof, this lease shall terminate and the rent
shall be abated during the unexpired portion of this lease, effective on the dale physical possession is taken by the condemning authority.

18.2 If less than thirty percent (30%) of the floor area of the Demised Premises should be taken as aforesaid, this lease shall not lerminate;
however, the minimum guaranteed rental (but not percentage rental) payable hereunder during the unexpired portion of this lease {and, If applicable,
any breakpoint of gross sales used to delermine percentage rental) shall be reduced In proportion to the area taken, effective on the dale physical
possession is taken by ihe condemning authority. Following such partial taking and Landlord's receipt of any condemnation award, Landlord shall make
all necessary repairs or alterations to the remaining premises or, if an exhibit describing Landlord's Work is atlached to this leass, all necassary repairs
within the scope of Landlord's Work as described in such exhiblt, as the case may be, required to make the remaining portions of the Demised FPremises
an architectural whole.

18.3 If any part of the Common Area should be taken as aforesaid, this lease shall not terminate, nior shall the rent payable hereunder be reduced,
except that either Landlord or Tenant may terminate this lease if the area of the Common Area remalning following such laking plus any additional
parking area provided by Landlord in reasonable proximity to the Shopping Center shall be less than seventy percent (70%) of the area of the Common
Area immediately prior to the taking. Any election to terminate this lease in accordance with this provision shall be evidenced by written notice of
termination delivered to the other party within thirty days after the dae physical possession is taken by the condemning authority.

18.4 All compensation awarded for any taking (or the proceeds of private sale in lieu thereof) of the Demised Premises or Common Area shall be
the property of Landlord, and Tenant hereby assigns its interest in any such award te Landlord; provided, however, Landlord shall have no interest in
any award made to Tenant for Tenant's moving and relocation expenses or for the loss of Tenant's fixtures and other tangible personal property if a
separate award for such items is made to Tenant as long as such separate award does not reduce the amount of the award that would otherwise be
awarded to Landiord.

ARTICLE XIX
ASSIGNMENT AND SUBLETTING

19.1 Tenant shall not assign or in any manner transfer this lease or any estate or interest therein, or sublel the Demised Premises or any part
lhereof ar grant any license, concession or olher right of occupancy of any portion of the Demised Premises without the prior written consent of
Landlord. Landlord agress that it will not withhold consent in a wholly unreasonable and arbitrary manner (as further explained in Section 28.4 of this
lease); however, in determining whether or not to grant ils consent, Landlord shall be entitled to take into consideration factors such as Landlord's
desired tenant mix, the reputation and net worth of the proposed transferee, and the then curent market conditions {including market rentals). (n
addition, Landlord shall also be entilled to charge Tenant a reasonable fee for processing Tenant's request. Consent by Landlord to one or more
assignments or sublettings shall not operate as a waiver of Landlord's rights as to any subsequent assignments and sublettings.

19.2 If Tenant is a corporation, parinership or other entity and if al any time during the term of this lease the person or persons who own a majority
of sither the outstanding voting rights or the outstanding ownership interests of Tenant at the time of the execution of (his lease ceass to own a majoiily
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of such voling rights or ownership interests (except as a result of transfers by devise or descent), the loss of a majorily of such vollng rights or
ownership interests shall be deemed an assignment of this lease by Tenant and, therefore, subject in all respects to the provisions of Saction 19.1
above. Tha previous sentence shall not apply, howavsr, if at the time of the execution of this lease, Tenant is a corparation and the outstanding voting
shares of capilal stock of Tenant ate listed on a recognized security exchange or over-the-counter market.

19.3 Any assignes or sublessee of an interest in and 1o this lease shall be desmed, by acceptance of such assignment or sublease or by taking
aclual or censlructive possession of the Demised Premises, to have assumed all of the obligations set forth in or arising under this leass. Such
assumplion shall be effective as of the earlier of the date of such assignment or sublease or the date on which the assignee or sublessee obtlains
possession of the Demised Premises.

194 Notwithstanding any assignment or subletfing, Tenant and any guarantor of Tenant's obligations under this tease shall at all imes remain
fully responsibie and liable for the payment of the rent herein specified and for compliance with all of its other obligations under this lease {even if future
assignments and sublettings occur subsequent to he assignment or subletting by Tenant, and regardless of whether or not Tenant's approval has been
obtained for such future assignments and sublettings). Moreover, in the event that the ranlal due and payable by a sublessee (or a combination of the
rental payable under such sublease plus any bonus or other consideration therefor or Incident thereto) exceeds the rental payable under this lease, or if
with respect fo a permitted assignment, permitted license or other transfer by Tenant permitied by Landlord, the consideration payable to Tenant by the
assignee, licensee or other transferee exceeds the rental payable under this leass, then Tenant shall be bound and obligated to pay Landlord ali such
axcess rental and other excess consideration within ten (10) days following recelpt thereof by Tenant from such sublessee, assignee, licensee or other
iransferes, as the case may be. Finally, in the event of an assignment or subletting, it is understood and agreed that all rentals paid to Tenant by an
assignee or sublessee shall be received by Tenant In trust for Landlord, to be forwarded immediately to Landlord without offs et or reduction of any kind;
and upon election by Landlord such rentals shall be paid directly to Landlord as speclfied in Article IV of this lease {to be applied as a credit and offset fo
Tenant's rental obligation).

195 Tenant shall not morigage, pledge or othenwise encumber its interest in this tease or in the Demised Premises.

19.6 Notwithstanding anything contained in ihis lease to the contrary, Landlord shall have an absolute, unequivocal right to assign or transfer its
interest in this (ease, whether as collateral or absolutely, to any pary whalsoever whether or not such parly is related to Landlord, and Tenant
covenants and agrees that this lease shall remain in full foree and unaffacted by such transfer or assignment. In the event of the transfer or assignment
by Landlord of its interest in this lease and/or in the building containing the Demised Premises to a person sxpressly assuming Landlord's obligations
under this lease, Landlord shall theraby be released from any further obligations hersunder, and Tenant agrees to look solely to such successor in
interest of Landlord for performance of such obligations. Any security given by Tenant to secure performance of Tenant’s obligations hereunder may be
assigned and fransfemed by Landlord fo such successor in interest and Landlord shall thereby be discharged of any further abligation relating thereto.

ARTICLE XX
SUBORDINATION; ATTORNMENT; ESTOPPELS

20.1 Tenant accepts this lease subject and subordinate to any morigage, deed of trust or other lien, or any matters affecting record title to the
property upon which the Shopping Center Is constructed, presently existing or hereafler placed upon the Shopping Center or any portion of the
Shopping Center which includes the Demised Premises, and to any renewals and extensions thereof. Tenant agrees that any mortgages shall have the
right at any time to subordinate its morlgage, deed of trust or other lien to this lease; provided, however, notwithstanding that this lease may be {or
made to be) superior to @ morigage, deed of frust or other Jien, the mortgagee shall not be liabie for prepaid sentals, security deposits and claims
aceruing during Landlord’s ownership; further provided that the provislons of a morigage, deed of trust or other lien relative to the rights of the
morigagee with respect to proceeds arlsing from an eminent domain taking (inciuding a voluntary conveyance by Landlord) and provisions relative to
proceeds arising from insurance payable by reason of damage to or destruction of the Demised Premises shall be prior and superior to any contrary
provisions contained in this lease with respect o the payment or usage thereof. Landlord is hereby irevocably vested with full powsr and authority to
subordinate this lease 1o any mortgage, deed of trust or other fien, or any matter affecling record title to the property upon which the Shopping Center is
constructed, hereafier placed upon the Demised Premises or the Shopping Center as a whole, and Tenant agrees upon demand o execute such further
instruments subordinating this lease as Landlord may request; provided, howevar, that upon Tenant's written request and nolice to Landlord, Landiord
shall use reasonabls efforts to obtain from any such mortgagee a written agreement that after a foreclosure (or a deed in lisu of foredosure) the rights of
Tenant shall remain in full force and effect during the term of this lease so long as Tenant shall continue o recognize and perform all of the covenants
and condftions of this lease.

20.2 At any time when the holdar of an outsianding morigage, deed of trust or other lien covering Landlord's interest in the Demised Premises has
given Tenant written nofice of ils interest in this lease, Tenant may not axercise any remedies for default by Landlord hereunder unless and until the
holder of the indebtedness secured by such mortgage, deed of frust or other lien shall have received written nolice of such default and a reasonable
time (not tess than 30 days) shall thereafier have elapsed wilhout the default having been cured.

20.3 Tenant specifically agrees thai this lease shall be expressly subject te, inferior and subordinate to all matters filed of record in Hidalgo
County, Texas {collectively, the "Permitted Exceplions”), including, but not limited to, the —_ .. Tenant agrees that it shall at all times
strictly comply with the terms of the Permitted Exceplions. Tenant hereby exprassly acknowledges and confirms that Tenant has reviewed a copy of the
__, and Tenant hereby agrees to comply with all of the terms, provisions, restrictions and standards set forth in such document.

20.4 Tenant agrees that it will from time to ime within seven (7) days after receipt of request by Landiord execute and deliver to Landlord a written
slatement addressed to Landlord (or to a party designated by Landlord}, which statement shall identify Tenant and this leass, shall certify Ihat this lease
is unmodified and in full force and effect {or if there have been modifications, that the same is in full force and effect as so madified), shall confirm that
Landlord is not in defaull as to any obligalions of Landiord under this lease {or if Landlord s in default, specifying any default), shall confirm Tenant's
agreements confained above in this Arlicle XX, and shall contsin such other information or confirmations as Landlord may reasonably require. In
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addition, upon request by Landlord at any time prior to or during which Landlord s performing construction activities to the Demised Premises, Tenant
shall, within seven {7} days after request, defiver a further assurances certificate (the "Further Assurances Certificate"} reaffrming this lease, Tenant's
obligations under this lease, and Tenant's intent to accent delivery of the Demised Premises upon delivery thereof by Landiord and acknowledging that
Landlord is relying upon such certiicate in confinuing forward with the construction of the Demised Premises and the Shopping Center in accordance
with this lease. In the event that Tenant fads to deliver the Further Assurances Certificate within such 7-day perfiod, Landlord shall be released from al}
obligations of Landlord to complete construction of the Demised Premises and the Shopping Center. Landlord is hereby iravocably appointed and
authorized as the agent and attomey-in-fact of Tenant to execute and deliver any such written statement on Tenant's behalf if Tenant fails to do so
wilhin seven (7) days after the delivery of & written request from Landlord to Tenant Notwithstanding anything contained in this [ease to the contrary, in
the event that any lender holding a lien which encumbers the Shopping Center requests a change o be made to this lease which does not materially
increase the obligations of Tenant under this lease, Tenant covenants and agrees that it shall cooperate with Landlord in accommodating the request of
such lender by modifying the provisions of this lease. To evidence such intent, Tenant hereby imevocably appoints Landlord as its agent and attorney-
in-fact, which appoiniment is coupled with an interest, for purposes of eflecting such changes to this fease. Tenant's failure to deliver the documents
referenced in this Section 20.4 within the time periods provided herein shallbe an immediate default under this Jease without the necessity of any further
notice from Landlord nofwithstanding Section 22.1(b) to the contrary.

ARTICLE XXI
OIRECTION OF TENANT’S ENERGIES

211 Tenant acknowladges that Tenant's monetary contrbution to Landlord (in the form of rentals) and Tenant's general contribulion to commerce
within the Shopping Center {alsc important in Landlord’s defermination to execute this lease with Tenant) will be substantielly reduced if during the term
of this lease, either Tenant or any person, corporation, or other entity, dractly or indirectly controlling, controlied by or under common control with
Tenant shall directly or indirectly operate, manage, conduct or have any interest in any establishment within commercial proximity of the Shopping
Center. Accordingly, Tenant agrees that if during the term of this lease, either Tenant or any person, corporation, or other entity, directly or indirectly
contolkng, controlled by or under common contro! with Tenant (and also, in the event Tenant is a corporation or other entity, if any officer or director
thereof or sharehokder or other owner owning more than ten percent (10%) of the outstanding stock or other ownership thereof, or any parent,
subsidiary or related or affiliated corporation) either directly or indirectly commences operation of any store selling or otherwise sells or offers for sale
any merchandise or services of the type to be sold by Tenant in the Demised Premises as provided in Section 1.1(r) hereof ar similar or related items, or
in any manner competes with the business provided herein to be conducted by Tenant at the Demised Premises, within a straight line radius of three (3}
miles of the Shopping Center, which Tenant acknowledges is & reasonable area for the purpose of this provision, then in such event, the rental payable
by Tenant hereunder shall be adjusted as follows:

(a) thereafter the minimum guaranteed rental shall be one hundred ten percent (1109%) of the amount slipulated in Section 1.1(m) of
this lease; and

(b} therealfter the percentage rental shall be computed as if twenty-five percent (increased to fifty percent, if the other store is within a
two-mile radius, and seventy-five percent, if the other store is within a one-mile radius), of all amounts which-would be “gross sales” (as defined in
Section 4.5 of this lease) if the merchandise had been sold, services rendered or business conducied at or from the Demised Premises (in fiew of & or
from such other stare) were, in fact, “gross sales” (s so defined) and the provisions of Article V will likewise apply to the other store.

The above adjustment in rental reflects the estimate of the parties as to the damages which Landlord woukl be Iikely to incur by reason of the diversion
of business and customer traffic from the Demised Premises and Shopping Center ta such other store within such radius, as the proximate result of the
establishment of such other store. This provision shall not apply to any existing store presently being aperated by Tenant as of the date hereof,
provided there is no increase in the size, change in merchandise mix or trade name of such commercial establishment. Finally, Tenant agrees that
Landlord may waive, for any reason whatsoever all rights granted to tendlord pursuant fo this Section 21.1 and may sever this secfion from the
remainder of this lease {thereby keeping the remainder of the Jease unmodified and in full force and effect).

ARTICLE XXII
DEFAULT BY TENANT AND REMEDIES
221 The Jollowing events shell be deemed to be events of default by Tenant under this lease:
(a) Tenant shall fail to pay any instalment of rental or any other obligation under lhis lease involving the payment of money and such

failure shali continue for a period of ten (10} days after written nofice thereof to Tenant; provided, however, that for each calender year during which
Landlord has already given Tenant one written notice of the failure to pay an installment of rental, no further notice shall be required {i.e., the event of
default will automatically occur on the tenth day after the date upon which the rental was due).

() Tenant shak fail to comply with any provision of this lease, other than as described in sub-section (a) above, and either shall not
cure such failure within fifteen (15) days after written notice thereof to Tenant, ar shall cure that particular failure but shall again fail to comply with the
same provision of the lease within three months afler Landlord’s written notice.

© Tenamt or any guarantor of Tenant's obligations under this ease shell become insolvent, or shall make a tansfer in fraud of
creditars, or shall make an assignment for the benefit of creditors.

{d) Tenant or any guarantor of Tenants obligations under this Jease shall file a petition seeking relief, or a petition seeking an order
for relief against Tenant or a guarantor of Tenanl's chligations under this |ease is filed, under any section or chapter of the federal Bankrupicy Code, as
amended, or under any similar iaw or statute of the United States or any state thereof; ar Tenant or any guarantor of Tenant's obligations under this
lease shall be adjudged bankrupt or insolvent in proceedings filed against Tenent or any guarantor of Tenant's obligations under this lease thereunder.
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(e} A recaiver or Trustes shall be appointed for the Demised Premises or for all or substanfially all of the assels of Tenant or any
guarantor of Tenant's obligation under this leass.

)] Tenant shall desert or vacate or shall commence to deserl or vacale the Demised Premises or any substantial portion of the
Demised Premises or at any ime priar to the last month of the lease term shall remove or attempt to remove, without prior written consent of Landlord,
all or a substantial amount of Tenant's goods, wares, equipment, fixtures, fumiture, or ather personal property.

{9) Tenant shail do or permit to be done anything which creates a lien upan the Demised Premises or upon all or any part of the
Shopping Center.
222 Upon the occurrence of any such events of default, Landiord shall have the option to pursue any one or more of the following remedies:

(a) Without any further notice or demand whatsoever, Tenant shall be abligated to reimburse Landlord for the damages suffered by

Landilord as a result of ihe event of default, plus interest on such amount at the maximum contractual rate which could legally be charged in the event of
a loan of such amount to Tenant (but in no event 10 exceed 1% % per manth); and Landlord may pursue a monetary recovery from Tenant. In this
regard, and without limiting the generallty of the Immediately preceding sentencs, it is agreed that if Tenent fails to install & sign on the front of the
Demised Premises within fifteen {15) days afier the Rent Commencement Date of this leass, or if Tenant fails lo open for business as required in this
lease or, having opened for business, subsequently deserts or vacates the Demised Premises or otherwise ceases o conduct business in the Demised
Prarnises as required In this lease, then Landlord at its option may seek monetary recovery for the loss of Tanant's anliclpated 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 to
determine, liquidated damages will be due monthly (i} in an amount equal to fiftesn percent (15%) of the minimum guaranteed rental payable for that
month (i.e., Tenant will pay minimum guaranteed rental equal to one hundred fifteen percent {115%) of the amount spacified in Saction 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 quaranteed rental
payable for the month if Tenant fails to open for business as required in this lease ar, having opened for business, subsequently deserts or vacates the
Demised Premises or otherwise ceases to conduct business in the Demised Premises as required by this lease (including, but not limited to, fafling to
comply with the requirements of Section 9.1 of this lease).

(b) Without any further notice or demand whatsoever, Landlord may take any ona or more of the actions permissible at law to insure
performance by Tenant of Tenant's covenants and obligations under this lease. In this regard, and without limiting the generality of the immediataly
preceding sentencs, it is agreed that if Tenant fails to open for business as required in this lease or, having opened for business, deserts or vacates the
Demised Premises, Landlord may enter upon and take possession of such premises in order fo protect them from deterforation and contlnue to demand
from Tenant the monthly rentals and other charges provided in this lease, without any obligation to relet; howevar, If Landlord does, at its sole discretion,
slect fo relet Ihe Demised Premises, such action by Landiord shall not be deemed as an acceptance of Tenant's surrendar of the Demised Premises
unless Landlord expressly nofifies Tenant of such acceptance in wriling pursuant fo this subsection (b}, Tenant hereby acknowledging that Landiond
shall otherwise be reletling as Tenant's agent and Tenant furthermore hereby agreeing to pay to Landlord on demand any deficiency that may arise
between the monthly rentals and other charges provided in this lease and that actually collscted by Landiord. It is further agreed in this regard that in
the evenl of any defaull dascribed in subsection (b) of Section 22,1 of this lease, Landlord shall have the right to enter upon the Demised Premises by
force if necessary wilhout being fiable for prosecution or any claim for damages therafors, and do whatever Tenant is abligated to do under the terms of
this lease; and Tenant agrees to reimburse Landlord on demand for any expenses which Landlerd may incur in thus effecting compiance with Tenant's
obligations under this lease, and Tenant further agrees that Landlord shall not bs liable for any damages resulting to the Tenant from such action.
Finally, it is agreed that in the event of any default described in subseclion (g) of Seclion 22.1 of this lease, Landlord may pay or bond around such lien,
whether or not contested by Tenan!; and in such event Tenant agrees to reimburse Landlord on demand for all cosls and expenses incurred in
conneclion with any such action, together with interest at the Maximum Rate, with Tenant further agreeing that Landlord shall in no event be liable for
any damages or claims resulling from such action.

© Landlord may terminate this lease or Tenant's right to passess the Demised Premises by written notice to Tenant, in which event
Tenant shall immediately surrender the Demised Premises to Landlord, and If Tenant fails 1o do so, Landlord may, without prejudice to any other
remedy which Landlord may have for possession or arrearages in rent (including any late charge or interest which may have accrued pursuant to
Section 4.6 of this lease), enter upon and iake possession of the Demised Premises and expel or remove Tenant and any other person who may be
occupying said premises or any part thereof, by force if nacessary, without being liable for prosecution or any claim for damages thersfor. Tenant
hereby waives any statutory requirement of prior written nofice for filing eviction or damage suits for nonpayment of rent. In addilion, Tenant agrees lo
pay to Landlord on demand the amount of all loss and damage which Landlord may suffar by raason of any terminalion effected pursuant to the
subseclion (c), said loss and damage to be determined by either of ihe following alternative measures of damages:

{i) Uniif Landlord is able, through reasonable efforts, the nature of which efforts shall be at the sole discretion of Landlord,
to relet the Demised Premises under terms salisfactory to Landlord, in its sole discretion, Tenant shall pay to Landiard on or
before the first day of each calendar month, the monthly rentals and olher charges provided in this lease. If and after the Demised
Premises have been relet by l.andlord, Tenant shall pay to Landlord on the 20th day of each calendar month the differsnce
betweer, the monthly rentals and other charges provided in this lease far such calendar month and that actually collected by
Landiord for such month. ifit is necessary for Landlord to bring suit in order to collect any deficiency, Landlord shali have a right
to allow such deficiencies to accumulate and to bring an action on several or all of the accrued deficiencies at one lime. Any such
suit shall not prejudice in any way the right of Landlord to bring a slmllar action for any subsequent deficiency or deficiencles. Any
amount coltected by Landlord from subsequent tenants for any calendar month in excess of the monthly rentals and other charges
provided in 1his lease, shall be credited to Tenant in reduction of Tenant's liability for any calendar manth for which the amount
collected by Landlord will be less than the monthly rentals and other charges providad in this lease; but Tenant shall have no right
to such excess other than the above-described credit,
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{ii} When Landlord desires, Landlord may demand a final setiement. Upon demand for a final setllement, Landlord shall
have a right to, and Tenant tharaby agrees to pay, the difference between the tolal of all monthly rentals and other charges
provided in this lease for the remainder of the term and the reasonable rental value of the Demised Premises for such period,
such diffsrance to ba discounted to present value at a rale equal to the rate of interest which is allowed by law in the State of
Texas when the parlles to a contract have not agreed on any pariicular rate of interast {or, in the absence of such law, at the rale
of six parcent per annum).

IF Landlord elects to exercise the remedy prescribed in subsection 22.2 (b above, this election shall in no way prejudice Landlord's right at
anytime thereafter 1o cance! said election in favor of the remedy prescribed in subsection 22.2 (c) above, provided that at the time of such canceliation
Tenant is still in default. Similarly, if Landiord elects to compute damages in the manner prescribed by subsection 22.2 (c) (i) above, this elaction shall
In nio way prejudice Landlord’s right at anytime thereafter to demend a final setlemsnt in accordance with subsection 22.2 {c) (ll} abova. Pursult of any
of the above remadies shall not preclude pursuit of any other remedies prascribed in other sactlons of thls lease and any othar remedies provided by
law. Forbearance by Landlord to enforce one or more of the remedies herein provided upon an event of default shall not be deamed or canstrued to
constitute a waiver of such defauit.

223 it is exprassly agreed that in determining ‘the monthly rentals and other charges provided in this iease,” as that term is used throughout
subsections 22.2 {c) {i} and 22.2 (c) (i) above, there shall be added to the minimum guaranteed rentat (as specified In Sactions 1.1(m) of this lease}, a
sum equal to the charges for maintenance of the Common Area (as specified in Seclions 1.1{0) and 7.4 of this lease), the payments for taxes, charges
and insurance (as specified in Atticle VI of this lease) plus one twenty-fourth of the total of all percantags rentals required to be paid by Tenant
{pursuant to Section 4.3 of this lease) because of gross sales during the two full calendar years immediatsly precading the date Landlord initlated action
pursuant to said subsections (ar, if two full calendar years have not then elapsed, to the corrasponding fractlon of all percentage rentals required to be
pald because of gross sales during the period commencing with the Rent Commencement Date of this lease and concluding with the date on which
Landlord initiated such action).

224 It Is further agreed lhat, in addition to payments required pursuant to subsections 22.2{b) and 22.2(c) above, Tenant shall compensate
Landiord for all expenses incurred by Landtord in repossession (Including, among other sxpenses, any increase in Insurance premiums caused by the
vacancy of he Demised Premises), all expenses incurred by Landlord in reletling (including, among other expensas, repairs, remodeling, replacements,
adveriisements and brokerage fees), ail concessions granted to a new tenant upon reletting (induding, among other concessians, renewal options), all
losses incurrad by Landlord as a direct or indirect result of Tenant's default (including, among other losses, any adverse reaction by Landlord’s
morigages or by othar tenants or potential tenants of the Shopping Center) and a raasonable allowance for Landlord’s administratlve efforts, salaries
and overhead attributable directly or indirectly to Tenant's default and Landlord’s pursuing the rights and remedies provided herein and under applicable
law.

225 Landlord may rastrain or enjoin any breach or threatened breach of any covenant, duly or obligation of Tenant herein contained without the
necessity of proving the inadequacy of any legal remedy or imeparable harm. The remedies of Landlord hereunder shall be deemed cumulative and not
exclusive of each ather.

226 if on account of any breach or default by Tenant in its obligations hereunder, Landlord shall smploy an atiomey to present, enforce or defand
any of Landlord's rights or remedies hereundar, Tenant agress to pay any reasonable atiomey’s fees incurred by Landlord in such connection.

22.7 In the event that any ane or more piovisions of this Aricle XXII authorizes Landlord to enter the Demised Premises, Landlond is entitled and
is hersby authorized, without any notice to Tenant, to entsr upon ihe Demised Pramises by use of a duplicate key, a master key, a locksmith's eniry
procedures or any other means not involving personal confrontation, and to alter or changs the door locks on all entry doors of the Demised Premises,
theraby permanently excluding Tenanl In such event Landlord shall not be obligated ta place any written nolice on the Demisad Premises explaining
Landlord’s action; moreover, if a reason for Landiord’s action is the failure of Tenanl to pay any one or mora rentals when due pursuant o this lease,
Landlord shall not be required to provide the new key (If any) to Tenani unfil and unless all rental defaults of Tenant have been fully cured,

228 Tenant acknowledges ils obligation to deposit with Landlord the sum stated in Secfion 1.1 (q) above, tc be held by Landlord without Interest
as security for the performance by Tenant of Tanant's covenants and obligations under this lease. Tenant agrees that such daposit may be commingled
wilh Landlord's other funds and is not an advance payment of rental or a measure of Landlord's damages in case of default by Tenant. Upon the
occurrence of any avent of default by Tenant, Landlord may, from time to time, without prejudice to any other remedy provided hersin or provided by
law, use such fund to the extent necessary to make good any arrears of rantals and any other damags, injury, 8xpensa or liability caused to Landlord by
such event of default, and Tenant shali pay to Landlord on demand the amount so applied in order to restore he security deposit to lls ariginal amount.
If Tenant is not then in default thereunder, any remaining balance of such deposit shall be retumned by Landlord to Tenant upon fermination of this leass
(subject to the provisions of Section 19.6 above).

22.9 In the event of any default described in subsection (d) of Section 22.1 of this lease, any assumption and assignment must conform with the
requirements of the Bankruptcy Code which provides, in part, that Landlord must be provided with adequate assurances (i) of the source of rent and
olher consideration due under this lease, (i) (hat Ihe financial condition and operating performance of any proposed assignee and its guarantors, if any,
shall be similar to the financlal condition and operating perfarmance of Tenant and its guarantors, if any, as of the date of execution of this lease; (i)
Ihat any perceniage rent due under this lease will not decline substantially; (iv} that any assumplion ar assignment s subject to all of the provisions of
this lease {including, but not fimited to, restrictions as o use) and will not breach any such provision contained in any other leass, financing agreement
or other agreement relaling to the Shopping Center; and {v} that any assumption or assignment will not disrupt any tenant mix or balance in the
Shopping Center,
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(@) In order fo provide Landlord with the assurances contemplated by the Bankrupicy Code, Tenant must fulfill the following
obligations, in addition to any olher reasonable obligations that Landiord may require, before any assumption of this lease is effective: () all defaulls
under subsection (a) of Seclion 22.1 of this lease must be cured within ten (10) days after the date of assumption; (i) all other defaults under Section
22.1 of this leass other than under subsection (d) of Section 22.1 must be cured within fifieen (15) days after the date of assumption; (i} all actual
monetary losses incurred by Landlord (including, but not limited to, reasonable attorney fees) must be paid to Landlord within ten (10) days after the
date of assumption; and (iv) Landlord must receive within ten {10) days after the date of assumption a security deposit in the amount of six {8) months
minimum guaranteed rental (using the minimum guarantead rental In effect for the first full month immediately following the assumption) and an advance
prepayment of minimum guaranteed rental in the amount of three (3) monihs minimum guarantesd rental{using the minimum guaranteed rentalin effect
for the first full month immedialely following the assumption), both sums 1o be held by Landlord in accordance with Section 22.8 above and deemed to
be rent under this fease for the purposes of the Bankruplcy Code as amended and from lime 1o time in effect.

{b) In the event this lease is assumed in accordance with the requirements of the Bankruptcy Code and this leass, and is
subsequently assigned, then, in addition to any other reasonable obiigations that Landlord may require and in order to provide Landlord with the
assurancas conternplated by the Bankrupicy Code, Landlord shail be provided wilh {i} a financial statement of the proposed assignee prepared in
accordance with generally accepled accounting principles consistently applied, though on a cash basis, which reveals a net worth in an amount
sufficient, in Landlord's reasonable judgment, to assure the future performance by the proposed assignee of Tenant's abligations undar this lease; o (i)
a writien guaranty by one or more guarantors with financial ability sufficient to assure the future performance of Tenant's obligations under this lease,
such guaranty 1o be in form and content satisfactory to Landlord and to cover the performance of all of Tenant's abligations under this laase.

2210 No re-entry or taking of possession of the Demised Premises by Landlord shall be construed as an slection on Landlord's part to terminate
this lease, unless a writien notice of such intention is given to Tenant. Notwithstanding any such reletling or re-entry or taking of possession, Landlord
may at any ime thereafter elact lo terminate this lease. The pursuit of any remedy provided in Ihis lease or any other remedies pravided by law shall
not canslitute a forfelture or waiver of any rantal due lo Landlord under this lease or of any damages accruing to Landlord by reason of the violation of
any of the terms, provisions and covenants confained 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 time terminate this lease for any avent of default, in addition to any other remedy Landiord may have,
Landlord may recover from Tenant all damages Landiord may incur by reason of or as a result of such event of default, including the cost of recovering
the Demised Premises and the loss of rental for the remainder of the Lease Term.

21 Tenant agrees that, in exchange for the promises made in this lease and other good and valuable consideration received from Landiord, in
the avent Tenant files a voluntary pefition in bankruptcy or is the subject of an involuntary bankrupicy al any time during the Lease Term or any
exienslons hereof, Landlord shall not be subject to the provisions of 11 U.S.C. § 362, and shall automalically and immediately be entitied to relief from
ihe stay impesed thersby without necassity of further aclion or court approval.

2212 Inthe event suit is brought under this lease, the prevailing party shall be awarded attomeys' fees and costs whether incurred before trial, at
trial or on appeal.

ARTICLE XXl
LANDLORD’S CONTRACTUAL SECURITY INTEREST

231 In addition fo the staiutory Landlord's fien, Landlord shall have at ail times a valid security interest to secure payment of all rentals and other
sums of money becoming due hereunder from Tenant, and to secure payment of any damages or loss which Landiord may suffer by reason of the
breach by Tenant of any covenanl, agreement or condition contained herein, upon al goods, wares, equipment, fixtures, furniture, improvemenis and
other personal property of Tenant presently, or which may hereafter be, situated on the Demised Premises, and all proceeds therafrom, and such
property shall not be removed without the consent of Landlord until all arrearages In rent as well as any and all other sums of money then due to
Landlord or fo become due to Landlord hereunder shall first have been paid and discharged and al the covenants, agreements and conditions hereof
have been fully complied with and performed by Tenant. Upan the occurrence of an event of default by Tenant, Landlord may, in additlon to any other
remedies provided herein, enter upon the Demjsed Premises and take possession of any and all goods, wares, equipment, fixtures, furniture,
improvements and other personal property of Tenant situatad on the Demised Premises, wilhout lizbility for traspass or conversion, and sell the same at
public or private sale, with or without having such property at the sals, afler giving Tenant reasonable nofice of the fime and place of any public sale or
of the time after which any private sale is to be made, at which sale Landiord or its assigns may purchase unless otherwise prohiblled by law. Unless
otherwise provided by law, and without intending o exclude any olher manner of giving Tenant reasonable notice, the requirement of reasonable nolice
shall be met if auch notice Is given in the manner prescribed in this Isase at |east five days before the time of sale. Any sale made pursuant to the
provisions of this paragraph shall ba desmed to have been a public sale conducted in a commercially reasanable manner if held In the ahove describad
Demised Premises or whers the property is located after the time, place and method of sale and a general description of the types of property to be sold
have been adverlised in a daily news papar published in the county in which the property is located, for five consecutive days before the date of the
sale. The proceeds from any such disposition, less any and all expenses connected with the taking of possession, holding and selling of the property
{including reasonable atlomsy’s fees and legal expenses), shall be applisd as a credit against the indebtedness secured by the security interest granted
in this paragraph. Any surplus shall be paid to Tenant or as olherwise required by law; the Tenant shall pay any deficiencies forthwith. Tenant hereby
agrees that a carbon, photographic or other reproduction of this lease shall be sufficient to constitute a financial statement. Tenanlt nevartheless agrees
that upon request by Landlord, Tenant agrees that it will execute and deliver to Landlord a financing statement in form sufficient to perfect the security
infarest of Landlord in the aforementioned property and proceeds lhereof under the provision of the Uniferm Commercial Cods {or comesponding state
statule or statutes) in force in the state in which the property is lacated, as well as any other state the laws of which Landlord may at any time consider
to be appiicable; moreover Landlord is hereby irrevocably vested with a power of attomey from Tenant to exacute any and ali such financing statements
on behalf of Tenant.

080414 TKD Vonnacher Lease tnitlaled by;
Page 19



232 Notwithstanding Section 23.1, Landlord agress that it will subordinate its security Interest and landlord's lien to the securty Interest of
Tanant's suppller or institutional financial source for as long as the rental account af Tenant undar this lease is current (or is brought cument), provided
that Landiord approves the lransaction as being reasonably necessary for Tenant's operations st the Demised Premises, and further provided that the
subordination must bs limited to a specified transaction and specified items of the fixiures, equipment or inventory involved in the transaction.

ARTICLE XXIV
HOLDING OVER

241 in the event Tenant remains in possession of the Demised Premises after ihe expiration of this Jease ar the earler termination of this lease
with the consent of Landlord but without the execution of a new lease, Tenant shall be deemed to be occupying said premises as a tenant from month to
month at a rental equal to the rental {including any percentage rental) provided in this lease pius fity percent (50%) of such amounts and olhervise
subject to all the conditions, provisions and cbligations of this lease insofar as the same are applicable to a month-to-month tenancy. Either party shall
have the right to terminate such ienancy .upon thirty (30) gays' wrilten notice to the other. In the event Tenant remains in possession of the Demised
Premises after the expiration of {his (ease or the earier termination of this lease without the consent of Landlord, {i} such event shall be an immediale
event of default under this lease, (ii) Tenant shall be desined o be occupying said premises as & tenanl at sufferance at a rentel equaf lo the rental
(including any percentage rental) provided in this lease plus one hundred parcent (100%) of such amounts and otherwise subject to all the conditions,
provisions and obkgations of this fease and (/i) Landlord shall have all rights and remedies available to Landlord under this lease and at law. Further,
Tenant shall defend, indemnify and hold Landlord harmiess from and against alf claims, losses and liabilitles for all costs and damages incurred by
Landlord resulting from Tenant's failure to surrender possession of the Demised Premises after the expiration of this Lease or eariler termination of this
lease, and such obligations shall survive the expirafion or earlier termination of this lease.

ARTICLE XXV
NOTICES

25.1 Wherever any nofice is required or permitted hereunder, such notice shall be in writing. Any notice or document required or permitted to be
delivered hereunder shalf be deemed to be delivered when actually receivad or refused by the designated addrassse or, if earlier and regardless of
whether actually recelved or not, three (3) business days after deposit in the Uniled States malil, postage prepald, certified mail, relum receipt
requested, or one (1) business day after deposit with a nalionally recognized ovarnight delivery service for next day delivery, addressed to the partles
hereto at lhe respeclive addresses set out below (or at Landlord's option, to Tenant at the Demised Premises), or at such other addresses as they have
theretofore specified by wiitten notice.

Landlord Tenant
252 If and when included within the term *Landlord"™ as used in this instrument there are more than one person, firm or carporation, all shall jointly

arrange among themselves for their joint execution of such notice specifying some individual at some specific address for the racsipt of notices and
payments to Landiord; if and when included wilhin the ferm “Tenant” as used In this Instrument there ara more than one person, firm or corporation, all
shall jointly arange among themselves for lhelr joint exscution of such a nollce specifying some Individual at some spacific address for the receipt of
notices and payment to Tenant. All parties included within the terms “Landlord” and “Tenant,” respectively, shall be bound by nolices and payments
given In accordance with the provisions of this Arlicle to the same effect as if each had received such nolice or payment. In addition, Tenant agrees that
notices to Tenant may be given by Landlord's altomey, property manager ar olher agent.

ARTICLE XXVI
AMERICANS WITH DISABILITIES ACT

26.1 Landlord agrees that to the extent required by the Americans With Disabilities Act of 1990, as amended from fime to time, and related state
and municipal Jaws and regulations {collectively, the *ADA"), Landlord will improve the Common Area of the Shopping Center in order to comply with the
ADA. All costs incurred by Landlord in this regand shall be included as Common Area expenses pursuant to Section 7.4 of this lease.

26.2 Tenant shall be responsible for compllance with the ADA in &ll matters regarding boih the configuration of the Demised Premises (the Interior
as well as all public andfor employee doar entrances) and Tenant's business operations at the Demised Premises.

ARTIGLE XXVII
REGULATIONS

271 Landlord and Tenant acknowledge that there are in effect federal, state, county and municipal faws, orders, rules, direclives and regulations
(collectiveiy raferred to hereinafter as the *Regulations”) and that additional Regulations may hereafter be enacted or go Into effect, relatling to or
affecting the Demisad Premises or the Shopping Center, and concerning the impact on the environment, construction, land use, maintenance and
operation of structures, foxic or otherwise hazardous substances, and cenduct of business. Subject lo the express rights granted to Tananf under the
ferms of this iease, Tenant will not cause, or permit to be caused, any act or practice, by negligence, omission or otherwise, that would adversely affect
the environment, or do anything or permit anything to be done that would violate any of the Regulations or the Permitted Exceplions. Moreover, Tenant
shall have no claim against Landiord by reason of any changes Landlord may make in the Shopping Center or the Demised Premisas pursuant to said
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Regulations or any charges impased upon Tenant, Tenant's customers or other invitees pursuant to same. Tenant hereby indemnifies and holds
Landlord hamless from and against the violation by Tenant, or by any of Tenant's employees, agents, guests or invitees, of the Regulations or
Permitted Exceptions. |l by reason of the enaclment of any Regulation in the future which requires the expenditure of any sum of money to allow the
continuance of Tenant's conduct of business in the Demised Premises, including but not limited to the enactment of any Regutation 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 materials), Tenant, and not Landlord, shall bear the cost of compliance, and Tenant shali promplly comply, wilh such Regulation.

21.2 If, by reason of any Regulations, the payment tg, or collaction by, Landlord of any rental or other charge {collectively referred to hereinafter
as “Lease Payments’) payable by Tanant to Landlord pursuant fo the provisions of this lease is in excess of the amount (the “Maximum Charge”)
permitted thersof by the Regulalions, then Tenant, duning the period {the "Fresze Pariod’) when the Regulations shall be in force and effect shail not be
required to pay, nor shall Landlord be permitted to collact, any sum in excess of the Maximum Charge. Upon the earlier of (i) the expiration of the
Freeze Pariod, or (ii) the issuance of a final order or judgment of a court of competent jurisdicion declaring the Regulafions lo be Invalid or not
applicabie to the provislons of this lease, Tenant, lo the extent not then prescribad by law, and commencing with the first day of the month Immediately
following, shall pay to Landlord as additional rental, in equal monthly instaliments during the balance of ths term of this leasa, a sum equal lo the
cumulative difference batween the Maximum Charge and the Lease Payments during the Freeze Period. If any provisions of this section, or the
application thereof, shall to any extent be declared to be invalid and unenforceable, (he same shall not ba deemad to affect any of the other provisions
of ihis section or of lhis lease, all of which shall be desmed valid and anforceable to the fullast extent permitted by law.

ARTICLE XXVHI
MISCELLANEQUS

28.1 Nothing in lhis [ease shall be desmed or construed by the parties hereto, nor by any third party, as creating ihe relationship of princlpal and
agent or of partnership or of joint venture hetween the partles hereto, it being undarstood and agreed fhat neither the method of computafion of rent, nor
any other provision contained herein, nor any acts of the parties hereto, shall be deemed to create any relationship between the parties hereto other
than the relafionship of landlord and tenant.

28.2 Tenant shall not for any reason withhold or reduce Tenant's required payment of rentals and other charges provided in this leass, it being
agresd that the obligations of Landiord under this lease are independent of Tenant's obligations except as may be otherwise expressly provided. The
immediately preceding sentence shall not be deemed to deny Tenant the ability of pursuing all rights granted it under this lease or at law; howsver, as
contemplated in Texas Rule of Civil Procedure 174(b), as amended from time to time, at the direction of Landlord, Tenant’s claims in this regard shalt he
litigated in proceedings differant from any fitigation invalving rental claims or other claims by Landlord agalnst Tenant {l.e., each party may proceed fo a
separate judgment wilhout consolidation, countarclaim 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 to terminate this lease or claim a partial or total eviction, or
make any claim against Landlord for the payment of monay, Tenant may not make such claim ar exercise such right until Tenant has (i) given written
notice of such act or omission to Landlord; and (il) provided Landlord with at least thirty (30) days to commence curing such act or omission, and such
addltional time as necassary, so long as Landlord is thereafter diligently pursing such cure to completion. Nothing herein contained shall creale any
rights in Tenant not specifically granted in this lease or under applicable provisions of law. Addilionally, Tenant hersby walves its statulory lien under
Section 91.004 of the Texas Property Code. TENANT SHALL LOOK SOLELY 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, CONCURRENT OR CONTRIBUTORY NEGLIGENCE OF LANDLORD, SHALL LANDLORD BE LIABLE FOR
PUNITIVE, CONSEQUENTIAL, LOST PROFITS OR LOSS OF BUSINESS DAMAGES. IN THE EVENT TENANT VIOLATES THIS PARAGRAPH, IN
ADDITION TO ALL OTHER REMEDIES AVAILABLE TO LANDLORD, TENANT SHALL PAY TO LANDLORD AN AMDUNT EQUAL TO THREE (3)
TIMES THE COST OF LANDLORD'S EXPENSES DEFENDING THE CLAIM, 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 THIS LEASE, WHICH
DOES NOT INVOLVE THE PAYMENT OF MONEY BY LANDLORD.

284 In all circumstances under this lease where the prior consent of one party (the “consenting party”), whether it be Landlord or Tenant, is
required before the other party (the “requesling party’) is authorized 10 {ake any particular type of action, such cansent shall not be withheld in a wholly
unreasonable and arbilrary manner; however, the requesting party agrees that its exclusive remedy if it believes that consent has been withheld
improperiy {including, but not limited to, consent required fram Landlord pursuant to Section 9.2 or Section 19.1) shall be 1o institute litigation either fora
declaratory judgment or for a mandatory injunction requiring that such consent be given (with the requesting paity hereby waiving any claim for
damages, atiomeys fees or any other remedy unless the consenting party refuses to comply with a court order or judgment requiring it to grant is
consent).

285 One or more waivers of any covenant, term or condition of this lease by either party shall not be construed as a waiver of a subsequent
breach of the same covenani, term or condition. The consent or approval by either party to or of any act by the other party requiring such cansent or
approval shall not be deemed to waive or render unnecessary consent to or approval of any subsequent similar act.

28.6 Whenever a periad of time is herein prescribed for action to be taken by Landlord, Landlord shall not be liable or responsible for, and there
shall be excluded from the computation of any such period or time, any delays due (o strikes, riots, acts of God, shortages of labor or materials, war,
governmental laws, regulations or resirictions or any other causes of any kind whatsoever which are beyond the reasonable controf of Landlord.
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28.7 [n the event that the designation of a percentaga rental rate in Section 1.1(n) of lhis lease includes a breakpoint of gross ales (e.g., 5% of
gross sales over $100,0007, then: (a) subsection (ii) in the first sentence of Saction 4.3 of this lease shall be deemed to have been deleted and all
offier formula references in Section 4.3 adjusted accordingly; (b} the breakpoint shall be divided by twelve for purposes of computing monthly
percentage rental instaliments in the second sentence of Section 4.3; and (c) during all periods when minimum guaranlead rentals are reduced {&.9.,
pursuant to Section 17.4 or Section 18.2) the breakpoint shall be reduced accordingly.

28.8 If any provisian of this lease should be held to be invelid or unenforceable, the validity and enforceability of the ramaining provisions of this
lease shall not be affected thereby.

28.9 if this lease is in fact a sublease, Tenant accapts {hls lease subject o all of the terms and conditions of the underlying lease under which
Landiord holds the Shopping Cenler as lessas. Tenant covenanis that it will do no act or thing which would constilute a violation by Landlord of ils
obligation under such underying lease; provided, hawever, that Tenant's agreement in this regard is premised on Landlord's assurances to the effect
that the terms of this lease do not violate such underlying lease.

2810 The laws of the State of Texas shall govem the inlerpretation, validity, performance and enforcement of this lease. Venue for any action
under this lease shall be the county in which renials are due pursuant to Section 4.1 and Section 1.1 of this lease.

28.11 The caplions used herein are for convenience only and da not limit or amplify the provisions hereof,
28.12  Whensver herein the singular number is used, the same shall Include the plurai, and words of any gender shall include each other gender.

28.13  The lems, provisions and covenanis contained in this lease shall apply ta, inure to the benefit of and be binding upon the parties hereto and
their respective heirs, succassors in interest and legal representatives except as otherwiss herein expressly provided.

2814  This lease contains the entire agreement between the parties, and no rights are created in favor of either party other than as specified or
expressly contemplated in this lease. No brochure, rendering, informafion or correspondence shall be deemed to be a part of this agreement unless
specifically incorporated herein by reference. In addition, no agreement shall be effective to change, modify or terminale this leass in whole or in part
unless such is in writing and duly signed by the party against whom enforcemant of such change, madification or termination is sought.

28.15 OFAC Certification.
@) Cerfification; Tenant cerfifies that:

® It is not acting, directly or indireclly, for or on behalf of any person, group, entity, or nation named by any Executive
Order or the United States Treasury Department as a terrarist, “Spacially Designated National and Blocked Person,” or other banned or
blocked person, entily, nation, or ransaction pursuant to any law, order, rule, or regulation that is enforced or administerad by the Office of
Foreign Assets Control; and

(i} it is not engaged in this ransaction, directly or indirectly, on behalf of, or Instigating or facilitating this fransaction,
directly or indirectly on behalf of, any such person, group, entity, or nation.
{b) Indemnification: Tenant hereby agress to defend, indemnify, and hold harmless Landlord from and against any and alt claims,

damages, losses, risks, liabilities, and expenses {including attorney's fee and costs) arising from or related to any breach of the foregoing certification,
which obligation shall survive the termination or expiration of this lease.

28.16  This lease conslsts of twenty-eight articles, Exhibits “A” through "1 ", and With
the exception of Article V11, in tha event any provision of an exhibit or ather attached page shall be inconsistent with a provision in the bady of the leass,
the provision as set forth in the axhibit shall be deemed to contral.

28.17 Tenant understands that the Shopping Center has not yat been constructed and that Landlord is planning 1o develop and conslruct same in
accordance with Landlord's schedule and plans. Tenant understands and agrees that Landlord has sole authority and discretion in the develepment
and construction of the Shopping Center and the Demised Premises. Further, Tenant understands and agrees that Exhibit "B te the Lease sets forth
only tha preliminary Site Plan, and not the Demised Premises. Landlord may change the Site Plan in Landlord's soie discretion. The Demised Premises
will be defined by Landlord upon complefion of the final development and construction of the Shopping Center and a plan of same will be substituted for
the present Exhibit “B" at the time.

28.18 Notwithstanding anything in the Lease to the contrary, the Lease and its enforceability are specificaily subject to Landiord developing and
constructing the Shopping Center as presently envisioned and as further set forth on Exhibit "B". In the event that Landlord determines, in Landlord’s
sole discretion, that the Shapping Center development and construction is to be abandoned, terminated, delayed or allered, Landlord may, al any lime
prior fo the Rant Commencement Date, terminate the Lease by giving Tenant written nolice thereof, and return the sums previously paid o Landlord by
Tenant under the Lease to date, in which event the Lease will be deerned teminated and no further force and effect and beth parties will have no further
obligations o one anather.

28.19  In the event that Landlord assigns this lease to any party, whether or not same is an affiliale of Landlord, Landlord will be automatically
released from any obligations, duties, responsibilities or claims hereunder, whether past, present or future, and the assignee hereof shall thereafter be
liable therefore. In such event, Tenant shall look solely to the assignee for the performance of Landlord's obligalions, duties and responsibilities
hereunder.
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28.20  Any commissions payable under this lease shall be set forth in a separate agreement.

28.21 If Tenant's guarantor is named in Arficle | above, the Guarenty attached to this lease as Exhibit 'E" must be fuliy executed prior to the
effectiveness of Landlord's obligations under this lease.

28,22 If there is more (han one person or entity executing this lease as Tenant, the obligations under this lease imposed upon Tenant shall be the
joint and several obligations 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 Tenant shalf be the joint and several obligations of Tenant and such guarantor and Landlord need not first proceed
against Tenant before proceeding agalnst such guarantor, nor shall any such guarantor be released from his, her, their or ils guaranty for any reason
whatsoever, including, without limitation, any amendments to this lease, waivers of the provisions hereof or failure to give such guarantor any natices
under this leass,

28.23 Landlord and Tenant agree thal each provision of this fease for determining charges and amounts payable by Tenant {including provisions
regarding Tenant's payment of real estate charges, insurance expenses, and Commion Area maintenance charges) is commercially reasonabls and, as
1o each such charge or amount, constitutes a slatement of the amount of the charge or a method by which the charge is to be computed for purposes of
Saction 93.012 of the Texas Property Code.

28.24 Landlord and Tenani have negotiated this ease and each has had an opportunity lo be advised respecting the pravisions coniained harein;
therefore, this lease must not be conslrued against either Landlord or Tenant as a result of the preparation of this lease by or on behalf of either parfy.

28,25  The voluntary or involuntary sumender of this lease by Tenant, or a mutual cancellation thereof, will not constitute a merger of Landlord's fee
eslate in the Demised Premises and the leasehold interest created hereby. In such event, Landlord will have the opiion, in Landlord's reasonable
discretion, to either terminate or assume all or any existing subleases ar subtenancies.

2826  Except as otherwise expressly set forth in this lease, Landlord reserves the absolute right to effect such other tenancies in the Shopping
Center as Landlord, in the exercise of its sole business judgmant, shall determine to best promote the interests of the Shopping Center. Except as
otherwise exprassly st forth in this lease, Tenant does not rely on the fact, nor does Landtord represent, ihat any specific tenant or number of tenants
shall, during the term of this Lease, occupy any space or any particular space in the Shopping Center, nor does Landlord represent or waant that any
particular space will be used for any particular purpose duning the term of this Lease.

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

2828 In no event shall Tenant have the right to create or permit there to be established any lien or encumbrance of any nafure against the
Demised Premises, the building of which lhe Demised Premises is a part or the Shopping Center for any improvement or improvements by Tenant, and
Tenant shall fully pay the cost of any improvement or improvements made or confracted for by Tenanl. Tenant's contracls with Tenant's contractor and
all contracts with subcontractors shall provide that such contractors and subcontractors have n fight to make any llen claims against Landlord's estate
in the Demised Premises, the building of which the Demised Premises is a part or any other portion of the Shopping Canter. To the extent any work
performed, materials furnished or abligations incurred by Tenant aor its agents remain unpaid, Tenant agress to provide adequate assurances of
Tenant's obligations to make such payments or bond such claims for the benefit of a lile 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 receipl of written nofice thereof.
Landlord shall not be liable for any labor or materials fumished or ta be furnished to ar at the Instruction of Tenant upon credit, and no mechanics’,
materialmen's or other lien for any such labor or materials shall attach o or affact the reversion or ather astate or interest of Landlord in and to the
Demised Premises, the building of which the Demised Premises is a part or the Shopping Center. Whanever any mechanics’, materialmen's or other
lien shall have been filed against the Demised Premises, the bullding of which the Demised Premises is a part or the Shopping Center, based upon any
act or intsrest of Tenant or of any one claiming through Tenant, or if any security agreement shall have been filed for or aftached to any materials,
machinery or fixtures used in the consiruction, repair or operation thereof or annexed thereto by Tenant, Tenant shall iImmediately make payment or
deposit or post bond to remove the lien or security agrsemant, whethar or not the dlairn is valld. If Tenant has not removed the lien within ten (10) days
after the assertion thereof, Landiord may pay the amount of such lien or security agreament or discharge the same by deposit, and the amount so paid
or deposited shall be paid on demand by Tenant to Landlord with interest at the Maximum Rate from the date paid by Landlord to the date reimbursed
by Tenant. Tenant shall also reimburse Landlord an demand for any and all reasonable attomeys' fees incurred by Landford in connaclion therewith,

28.29  Neither this lease nor a memorandum of this lease shall be recorded by either party without the consent of the other.

28.30 In the event Tenant requests from Landlord (i} the written consent of Landlord to any proposed action for which this lease requires such
consent and/or (i) the approval andfor execution of any document relating to this lease, then Landlord may require (in addition to the paymant of
reasonable attomeys'’ fees, which fees Tenant hereby agrees to pay, as additional rental, upon demand) the payment by Tenant of a fee representing
the administrative cost incurred by Landlord in pracessing such request, regardiess of whether such consent is granted. An estimate of such fes shal
be made by Landiord, and such estimate shall be payable by Tenant at the time such request is made by Tenant; if the estimate is not accurate,
Landiord or Tenant shall reimburse or pay the other party after the aclual fes is determined, as appropriate.

28,31 Submission of this lease for examination does nof constilute an offer, right of first refusal, reservation or option on the Demised Premises or
any other premises. This lease shall become affective only upon execution and delivery by bolh Landlord and Tenant of this lease, the execution and
delivery 1o Landlord by Tenant's guarantor(s), if any, named in Section 1.1 of the Guaranty attached to this lease as Exhibit "F", and the payment to
Landlord of the prepaid rental and security deposit.
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28.32 Landlord shall have the right at any time and from time to time to changs the name or sireet address of the Shopping Center or Damised
Premises without incurring liability 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 TENANT, AND SUPERSEDE ALL PRIOR WRITTEN AGREEMENTS AND ALL PRIOR AND
CONTEMPORANEOQUS 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 TO 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 OUT OF THIS LEASE AND THERE ARE NO WARRANTIES WHICH EXTEND BEYOND THOSE
EXPRESSLY SET FORTH IN THIS LEASE.

28.34  Tenant shall not cause or permit any hazardous substances o be brought upon, kept or ussd in or about the Demised Pramises or the
Shopping Center by Tenant or its agents, employees, contractors or invitees. |f Tenant breaches the obligations siated in the preceding sentence
(which shall be an event of default under this lease), or if the presence of a hazardous substance otherwise occurs, then Tenant shail indemnify, defend
and hold harmless Landlord and Landlords' parents, subsidiaries, affiliates, officers, diractors, employeas, agents, atiomays and other representatives
from and against any and all claims, judgments, damages, penalfies, fines, cosls, liabilities or losses which arise during or aftsr the term of this Iease as
a result of such contamination, which obligation shall survive the termination or expiration of this lease. Furthermore, if Landlord discovers any
hazardous substances on or about the Shapping Center, including, but nat limited fo, asbestos in the bullding of which the Demised Premises is a part,
Landlord shall have the option to terminate this lease upon fifteen (15) days’ notice to Tenant. The term "hazardous substances™ shall mean and
include any flammable explosives, radioactive materials, hazardous materials, hazardous or toxic waste, hazardous or toxic substances or related
matenals defined in any and all faderal, slate or local enviranmental, health andler safety-related laws, regulations, slandards, dedisions of courls,
ordinances, rules, codes, orders, decrees, directives, guidelines, permils or permit conditions, currently existing and as amended, enacted, issued or
adopled in the future which are or become applicable to Tenant, the Demised Premises, the Common Area or the Shopping Center including, without
limitation, the Comprehensive Environmental Response, Compensation and Liability Act of 1980, as amended, and the Resource Conservation and
Recovery Act of 1976, as amended.

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

LANDLORD:

TENANT: Vonnacher Tas r;vano, LLc a/
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EXHIBIT “A"
LEGAL DESCRIPTION

A tract of land deseribed as Riverside Plaza at Sharyland Lot 1, located in the clty of Mission, Hidalgo County, Texas, containing 1.4434

acres, described by metas and bounds in Exhibit “A” of the deed.
And

A tract of land described as Riverside Estates at Sharyland Phase 1 Lot 33, located in the city of Misslon, Hldalgo County, Texas, containing

080414 TKD Vonnacher Lease
Page 1

3.6800 acres, described by metes and bounds in Exhibit A" of the deed.

METES AND BOUNDS

AN B.91 ACRE TRACT OF LAND OUT OF LOTS 125 a 115 JOMK M. SHARY
SUBDIVISICN, MIDALGO CGUNTY, TEXAS. ACCORDMNG 10 MAP THERECF RECORDED BN
VOLULE 1, PAGE 17 MAP FLCORDS OF MIDALGD w.mw TENAS; SAID 881 ACRE
TRACT BENG WORE PARTICULARLY DESCRIBED BY METES AMD BOUNDS AS FOLLOWS:
COMUNDING AT THE SOUTHWEST CORNER OF SAID LOT 125 ALSO BEWG YHE CENTER
LINE OF SHARY ROAD: THENCE. S B179°00° E, A DISTANCE OF 290.0 FEE], ALOWG
THE 3OUTH LINE OF SAID 107 123 ALSD GONG THE SOUTH LINE OF RIVERSIDE PLAZA
AT SHARYLAND SURDIMSION (V. 51, PO. 183, uc.un.} T0 A HALF INCH IRON ROD
FOUND AT THL SOUTHEAST COANER CF SAID RIVERSOE PLATZA AT SHARTLAND
SUBDIVISION, FOR THE SOUTHWEST CORNER OF THIS TRACT OF LAND AND THEC PONT
OF BECINNING;
THENCE. H 0FA1'00™ £, ALONG TO THC EAST UNE OF SAID RIVERSIDE PLAZA AY
SHARYLAND SUBDIVISION, A DISTANCE OF 3300 FLLT T0 A CCRANER OF THIS TRACT OF
TUENCE, S 81M0°00™ €, A DISTANCE 867.59 FTET TO A CORNIR OF THE TRACT OF
LAND HERON DESCRIBED:
THENCE S 08°41°00° W, A DISTANCE OF 130.00 FEET TO A CORKER OF THIS TRACY OF
mgnce S MI9°00° L. A DISTANCE OF 583.38 FELT 10 A CORNER OF THIS TRACT OF
@,
MICNCE WTH A CURVE TD THE LEFT HAVING & RAUIUS OF 60.00 FECT A DELTA ANGLE
OF 108'S7°46, AN ARC LEMOT™ OF 11376 FEET, A CHORD DIRECTION OF S 811M19'00° £
AND A GHORD DISTANCE OF 97.47 FEET 10 A CORNER OF THiS TRACT OF LAND:

m& S BIIWO0" € A DISTANCE OF 651.38 FEET JO A CORHER OF THIS TRACT OF

THENCE IWTH A CURVE BEING A CUL-DE—SAC HAVING A RADMIS OF 6000 FELT, A
OELTA ANGLE OF 285°37'48°, AN ARC LENGTH OF 302.2) FEET. A GHORD DRECTION
%A%‘Fog;'gz.bw' AND A CHCRD DISTANCE OF 70.00 FEET 10 A CORNER OF THS

E,!‘NOE H BINCO” W, A DISTANCE OF 631.30 FEET TO A CORNER OF THIS JRACT OF

d

THEMCE ¥ATH A CURVE TD THE LEFT HAVING A RADIUS OF (0.00 FEET, A DELTA
MNGLE OF 108737407, AN ARC LLNGTH OF 113.70, A CHORD DIRECTION OF N 6179'00°
), A DISTANCE OF P7.47" FEET TO A CORNER OF THIS TRACT OF LAND;

L“:'%CE N BITO00" W, A DISTANCE OF 558.53 fECT TO A CORNER OF THIS YHACT OF

THENCE SOUTH 08741700 W. A OISTANCE OF 130.00 FLZT TO A DORNER OF THS
TRACT OF LAND:

THENCE NCRTH B119'03" WEST, A OISTANCE OF 434.44 FEET TO THE COWT OF
BEGNNING, DONTANING B.91ecala ACRES OF LAND MGRE OR LFSS,

and
A 2,197 ACRE TRACT OF LAND (1.45 AC. NET) OUT OF THE SOUTH
430 FEET OF LOT 125, JOMN H. SHARY SUBDWISION, HIDALGO

COUNTY, TEXAS, AGCORDING TO MAP THEREOF RECORDED N
VOLUME {1, PAGE 17 MAP RECORDS OF HIDALGQ COUNTY, TEXAS.
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EXHIBIT “B”

SITE PLA
“Riverside Plaza"
2401 S. Shary Rd., Ste, C
Mission, TX. 78572
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This site plan is presentad solely for the purpose of
identifying the approximate location and size of the
buildings presently contemplated by the ownar.
Building sizes, site dimensions, actess and parking
areas, existing tenant locations and identities are
subject to change at the owner's discretion, except
as otherwise expressily restricted herein.
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EXHIBIT “C”
DEMISED SPACE FINISH OUT
AND TENANT IMPROVEMENT ALLOWANCE

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 18", 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
PARTICULAR PURPOSE NOR AS TO THE ABSENCE OF ANY TOXIC OR OTHERWISE HAZARDOUS SUBSTANCES). As referenced In Section
3.2 and now, this provision is subject to any contrary requirements under applicable law, howsver, in this regard Tenant acknowledges that It
has been aiven the opportunity to inspact the Demised Premises and to have qualiffed experts inspect the Demlsed Premises prior lo taking
possession thereof. Tenant acknowledges and agress that no representations regarding the condition of the Demised Premises have been
mads by Landlord or its agents to Tenant. Tenant hereby waives any implied warranties, including but not limited to fitness, suitability and
habitability.

Tenant Improvement Allowance

1.1 Improvements. Tenantis to use construction specificaions, as contracted for and describad in Exhibit ", for all improvements fo be performed
by Landlord's approved/designated General Conlractor, and as accepted by Landlord and Tenant in writing. Tenant is to provide Landlord with an
itemized scheduls of work fo be performed by Landlord's approved/designated General Contractor within {10) calendar days afier acceptance of lease
{Tenant must visit site within this lime frame and schedule meeling with Landlord's approved/designated G.C.). Tenant further agrees that all work lo be
performed by G.C. is to be delivered to Tenant within (60) days after execution of lease and acceptance of work/allowance schedule. Tenant also
agrees to hold Landlord and Landlord’s Employees/Agents harmless for any construction time overage needed, or which may accrue, due 10 any out-of-
slock/speciat order or change order flems requested by Tenanl and as supplied by G.C. throughout construction. Landiord is not responsible for any
special licensing, construction permits or special use construction parmits whereto Ihey may e required. Any permits or licenses, but not limited thereto
or hereto, are the sole 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, Federal or Goveming entity whereto requirements are to be metin order to obtain 2 cerlificate of occupancy.

12  Aflowance. Landiord is o pay for all Tenant Improvements as designated by Tenant's General Contractor Construction Contract terms
dascribed as Exhibit 1°, per construction specification’s scope of work, and as accepted In writing by Tenant as Tenant Improvements. Tenant further
agrees that scope of work as agreed between Tenant and G.C. is in writing and is io be ihe total work performed. Tenant also agrees to tender Landlord
with the total amount of the construclion contract monies as described In Exhibit “I” within {10) days of Lease Execution, minus the amount stated here
in section 1.3. and minus any deposits direclly accepted and discounted by the G.C. in writing. Tenant further agrees lo accept finish-out as Final
Consideration by Landlord for all rent concession and allowance. Any additional Improvements not stated in G.C.'s construction $.0.W. or overages due
to change ordars/special orders are fo 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 hinderad or in default. No further Written or Verbal Agreements Exist.

1.3 Total Allowance By Landlord: $TBD (White-Box Finish-Ouf

TENANT 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.
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IN WITNESS HEREOF, the Landiord has given, and Tenant has received, read and accepted the terms stated here as the Tenant Improvements
Aliowance Agreement on the date and year herein signed.

LANDLORD:

TENANT: Vonnacher

Title: o A

Date:
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EXHIBIT *D"
SIGN CRITERIA

RIVERSIDE PLAZA SHOPPING CENTER
{Shopping Center Name}

This critenia has been sstablished for the purpose of assuring a uniform shopping center, for the mutual bensfit of ail tenants. Conformance will be
strictly enforced; and any installed non-conforming or unapproved signs must be brought into conformance at the expense of the tenant,

All signs will comply with the following:

1.

Flashing, maving or audible signs will not be permitted. All electrical signs must comply with all local building and electrical codas, Al signs
must be UL LABELED AND APPROVED. No excaptions.

2 Al signs must be installed on raceways painted to maich building. Minimum raceway size: 6" x 8",
3. All conduits, conductors, transformers and other equipment will be concealed.
4, Maximum letter height: 75% of sign band. Minlmum letler height: 18". Recommended lefter height: 24"
5. Wording shall be limited to the trade name of the store and e maximum length of the lettering shall not exceed seventy-five percent (75%)
of the horizontal storefront dimenslon.
8. All signs will be individual lighted letters,
7. All signs will be intemally illumminated channal letters. Deplh: 5" channel with bronze refurns. Any deviation requires Landlord approval.
8. All signs shall use 6500 white nson or color to match color of plex. Any deviation requires Landlord approval.
8, Landlord shall review and approva all sign shop drawings prior to construction andlor installation. Installation required prior to Tenant
opsening for business.
10. For more information about your sign please contact:
Sergio A. Adame, CCiM
222 E. Van Buren, Ste. 408
Hadingen, TX 78550
{956) 412-1412
Moabile: (210) 845-4419
Email: sergio@apire.us
09¢414 TKD Yonnacher Leass Initialed by:
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EXHIBIT “D"
SIGN CRITERIA CONT.
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EXHIBIT “D"
SIGN CRITERIA CONT.
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EXHIBIT “E”
RENEWAL OPTION

Tenant (but not any assignee or subtenant of Tenant, even if Landlord's consent is oblained as required by Article XIX of this lease) is
granted the option(s) to extend the term of this lease for * consecutive extended tarmsis) of yaar(s) each, provided
{a) 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 expiralion 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 (I) Tenant shall have no further right of renewal
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) shall be as outlined below:

Years - $ per month based upon a rental rate of $ per square foot per annum.
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EXHIBIT “F*
GUARANTY

In order lo induce . {‘Landlord") to execute the foregoing Shopping Center Lease (‘the Lease) with
Vonnachar Taelwondo, LLC(*Tenant’), for a certain Demised Pramises in Riverside Plaza Shapping Center, City of _Mission ,
Hidalgo , County, State of Texas, the undersigned {whether ane or mare than one) has absolutely and unconditionally guaranteed, and by
this instrument does hereby absolutely, uncanditionally and irrevocably guarantee, the payment and parformance of all liabilities, obligations, and duties
(including, but not limited to, payment of rent) imposed upon Tenant under the terms of the Lease, as if the undersigned has execuled the Lease as
Tenant hereunder.

The undersigned hereby waives notice of acceptance of this Guaranty and all other notices in connaction herewith or in connection with the
liabilities, obligations and duties guaranteed heraby, Including notices of default by Tenant under the Leass, and waives dillgence, presentment and suit
on the part of Landlord in the enforcament of any liability, abligation or duty guaranteed hereby.

The undersigned further agrees that Landlord shall not ba first required to enforce against Tenant 6f any other persan any liability, obligation
or duty guaranteed hereby before sesking enforcement thereof against the undersigned. Suit may be brought and mainlained against the undersigned
by Landlord to enforce any liabllity, obligation or duty guaranteed hereby without joinder of Tenant or any other person. The liability of the undersigned
shall not be affected by any indulgence, compromise, settisment or variation of terms which may be exiended to Tenan! by Landlord or agreed upon by
Landlord and Tenant, and shall not be impalred, modified, changed, released or limited In any manner whatsoever by any impairment, modification,
change, release, or limitation of the liability of Tenant or Its estate in bankruptcy, or of any remedy for the enforcement thereof, resulting from the
operation of any present or future provision of the National Bankupicy Act, or any simiar faw or statute of the United States or any State tharaof,
Landlord and Tenant, without notice to or consent by the undersigned, may at any time or times enter into such extensions, amendments, assignments,
subleases, or other covanants with respact to tha Lease as they may deem appropriate; and the undersigned shall nol be released thereby, but shall
continue to be fully liable for the payment and performance of all liabilities, obfigations and duties of Tenant under the Lease as so extended, amended,
assigned or otherwise modified.

Itis understood thal other agreements similar to this guaranty may, at Landlord's sole discretion, be executed by other persons with raspect
to the Lease. This guaranty shall b cumulative of any such agreements and the liabilities and obligations of the undersigned hereunder shall in no
avent be affected or diminished by reason of such other agreements. Moreaver, in the event Landlord obtains ancther signature of more than one
guarantor on this Guaranty or by obtaining additional guaraniee agreements, or both, the undersigned agrees that Landlord, in Landlord’s sole
discretion, may (i) bring suit against all guaranlors of the Lease jointly and severally or against any one or more af tham, (i) compound or settle with any
one or more of the guarantors for such consideration as Landlord may deem proper, and (ifi) release one or more of the guarantors from liability. The
undersigned furiher agreas that no such action shall impair the rights of Landlord to enforce the Lease against any remaining guarantor or guarantors,
including the undersigned.

If the party executing this guaranly is a comoration, then the undersigned officer personally represents and warrants that the Board of
Directors of such comporation, in a duly held maeting, has determined that this guaranty may reasonably be expected to benefit the corparation.

The undersigned agrees that if Landlord shall employ an atiomey lo present, enforce ar defend all of Landiord’s rights or remedies
hereunder, the undersigned shall pay any reasonable attorney’s feas incurred by Landlord in such connectior.

This agreement shall be binding upon the undersigned and the successors, heirs, executors and administrators of the undersigned, and ghall
inure to the banefit of Landlord and Landlord's heirs, executors, administrators and assigns.

EXECUTED this __ j’_jf__ day of _Dgig-m .A'Q’ , 2014, to be effective the same day as the effeclive date of the Lease.
GUARANTOR(S):

L - i
“If and only if, the Guarar{tlmr is a corporation, trust or othar entity and the
Signatory is signing as the officer of such Guarantor, spetify the fitle of the
Signatory:

080414 TKD Vonnacher Laase [nitialed by: Landlord _ Ten
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EXHIBIT “G"

Approved by the Texas Real Estate Commission for Voluntary Use

Toxas lew requires all real estate licensess lo give the following information
about brokerage services to prospactiva buyers, tenants, seilers and iendiords.

Information About Brokerage Services

kxnow that the duties of a broker depend on whom

the broker represents. If you are a prospaclive

seller or landiond (owner) or a prospactive buyer or
tenant {buyer), you should know that the broker who lists
the property for sale or lease is the owner's agent. A
broker who acls as 2 subagent represents the cwner in
cooperation with the listing broker, A broker who acts 8s
a buyar's agent reprasents the buyer. A broker may act
as an intsrmediary bstween the parties if the parties
consent in wiiting. A broker can assist you in locating a
property, preparing a contract or leass, or obtaining
financing without representing you. A broker |s obligated
by law {o treat you honeslly.

IF THE BROKER REPRESENTS THE OWNER:

The broker becomes the owner’s agent by entering into an
agresment with the owner, usually through a written -
listing agreement, or by agreeing to act as a subagent by
accepling an offer of subagancy from the listing broker. A
subagent may work In a different real estals office. A
listing broker or subagent can assist the buyer but does
not rapresent the buyer and must place the interests of
the owner first. The buyer should not tell the owner's
agent anything the buyer would not want the owner to
know because an owner's agent must disclose to the
owner any matarial Information known to the agent.

IF THE BROKER REPRESENTS THE BUYER:

The broker bacomes the buyer's agsnt by entering Into an
agreemenl to repressnt the buyer, ususlly through a
written buyer representation agreement. A buyer's agent
can assisl the owner bul does not represent the awner
and must place the intsrests of the buyer first. The owner
should nattell a buyer's agent anything the owner would
notwant tha r o know because & buyer's agent must
disclosa to the buyer any material information known lo
the agent.

IF THE BROKER ACTS AS AN INTERMEDIARY:
A broker may act as an intermediary between the parfies
it the broker complies with The Texas Real Estate License

B afore working with a real estale broker, you should

Act. The broker must obtain ths written consent of each
party fo tha transaction to act as an intermediary. The
written consent must state who will pay the broker and, In
censplouous bold or underfined print, set forth the broker's
cbligations as an Intermediary. The broker Is required to
trsat sach party honestly and fairly end to comply with
The Texas Real Estale License Act. A broker who acis as
an intermediary in a transactlion:
(1) shall treat all partias honestly;
(2) may not disclose thol the owner will accept a
price less than the asking price unless authorized in
writing to do so by the owner:
{3) mey not disclose that the buyer wili pay a price
greater then the price submilted in a written offer
unless authorized in writing 1o do s0 by the buyer; and
(4) may not disclose any confldential information or
any informatian that a party spacifically Instructs the
broker in writing not to disclose unless autharized in
to disciose the Information or required to do so
by The Texas Real Estate License Acl or a court
order ar if the infarmalion materially relates to the
condition of the property.
With the parties’ consent, a broker acting as an
intermediary batwaan the parties may appoint a psrsen
whao s licensed under The Texas Real Estate License Act
and assoclated with the broker to communicate with and
camy out Instructions of one party and another person who
is llcansed under that Act and associated with the broker
to communicate with and camy out instrucions of the
other party.

if you choose to have a broker represent you,

should enter into & writtan agreemeant with the broker
that clearly establishes the broker's obligations and your
obligations. Tha sgreement should state how and by
whom the broker will be paid. You have the right to
choose the type of representation, If any, you wish to
recelve. Your payment of a fes to a broker does not
neocessarily establish that the broker represants you. If you
nave sany questions regarding the duties and
responsibilities of the broker, you should resolve those
questions before proceeding.

Real osiate licenses asks that you acknowledge recelpt of this Information about brokerage services for the licansee’s recands.

Buyar, Seller, Landlord or Tenant

Date

Toxus Fosl Extota Brokers snd Sab & b d wnd tegulated by the Texe: Resl Extits Commission (TREC). If you have & queation
or complaind regarding o reab e5lots Voenses, you ahould contact TREC at PO, Box 12188, Austin, Taxas T8711-2188 or 5124652960,

=

O1tA TREC No, OP-K
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10.

11. (@)

Exhibit H

Rules and Regulations

Landlord agrees ic fumish Tenant two keys without charge. Additional keys will be fumished at a nominal charge. Tenant shall not change locks
or instail additional locks on doors without prior written consent of Landlord. Tenant shall not make or cause 1o be made duplicates of keys
procured from Landiord without prior written approval of Landlord. All keys to the Leased Premises shall be surrendered to Landlord upon
termination of this Lease.

Tenant will refer all contractors, contractor's representatives and installation technicians rendering any service on or to the Leased Premises for
Tanant to Landlord for Landlord's approval before performance of any contractual service. Tenanfs contraclors and installation technicians shall
comply with Landlord's rules and regulations periaining to construction and installation. This provision shall apply to all work performed on or
about the Leased Premises, including installation of lelephones, telegraph equipment, electrical devices and altachments and installations of
any nature affecling floors, walls, woodwork, trim, windows, ceilings and equipment or any other physical portion of the Leased Premises or the

Property.
Tenant shall not at any lime occupy any part of the Leased Premises as sleeping or lodging quarters.

Tenant shall not place, install or oparate on the Leased Premises or in any part of the Property any engine, stove or machinery, or conduct
mechanical operations or cook thereon ar therein, or place or use in or about the Leased Premises or lhe Property any explosives, gasoline,
kerosene, oil, acids, caustics, heating source, or any flammable, explosive or hazardous material without written consent of Landlord. Tenant
shall be permitted to mainlain a kifchen facility for its empleyees utilizing an elecric coffee maker and microwave oven.

Langlord will not be responsible for lost or stolen merchandise, trade fixtures, fumiture, fumnishings, personal propetty, equipment, money or
jewelry from the Leased Premises or the Property regardless of whether such loss occurs when the area is locked against entry or not,

No dogs, cals, fowl, or olher animals shall be brought into or kept in or about the Leased Premises or Proparty, except those ufilized by
handicapped individuals.

Empioyees of Landlord shall not receive or carry messages for or lo any Tenant or other person or coniract with or render free or paid services
to any Tenant or to any of Tenant's agents, employees or invilees.

Nane of the parking, plaza, recreation or lawn areas, enlries, passages, daors, elevators, hallways or stairways shall be blocked or obstructed
or any rubbish, liter, trash, or material of any nature placed, emptied or thrown into these areas or such area used by Tenant's agenls,
employees or invitees at any time for purpases in consistent with their daslgnation 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 nolses or any unreasonable use.

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

Tenant and its employees, agents and invitees shall park their vehicles only in those parking areas designated by Landiord. Tenant shall
fumish Landlord with state autormobile license numbers of Tenant's vehicles and its employees vahicles within five (5) days after taking
possession of the Leased Premises and shall noify Landlord of any changes within five (5) days after such change occurs. Tenant shall
not leave any vehicle in a slate of disrepair {including without limitation, flat tires, out of date inspection stickers or license plates) on the
Property. If Tenant or its employses, agents or invitees park their vehicles In areas other than the designated parking areas or leave any
vehicle in a state of disrepair, Landlord, after giving written nofice 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 with all parking rules and regulations established from time to time by
Landlord. Landiord reserves the right to charge for use of parking areas, to establish reserved parking areas and {o assign designated
parking spaces therein for exclusive use by Landlord ar other specified tenants, to establish any slicker or other identification system, ¢
aller, reduce or modify any parking areas, and to take any other aclions regarding the parking garage or parking area. Failure 1o abserve
the rules and reguiations shall terminate Tanant's right to use the parking garage ar parking area and subject the vehicle in violation of the
parking niles and regulations to removal and impoundment. No termination of parking privileges or removal of impoundment of a vehicle
shall create any liability on Landlord or be deemed to interfere with Tenant's right to possession of its Leased Premises. Vehicles must be
parked entirely within the stall lines and all directional signs, arrows and posted speed limits must be observed. Parking is prohibited in
areas not stripad for parking, in aisles, where “No Parking” signs are posled, on ramps, in cross-halched areas, and in other areas as may
be designated by Landtord. Parking stickers or ather forms of identification supplied by Landlord shall remain the property of Landiord and
not the property of Tenant and are not lransferable. Every person is required o park and lock his vehicle. All responsibility for damage to
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vehicles or persons is assumed by the owner of ihe vehicle or ifs driver,

(c) I there s an exhibit to this Lease regarding paiking, then the parking provisions set forth in such parking exhibit shall govern any contrary

12.

13.

14,

15.

16.

17.

18.

19.

20.

21.

22,

23.

24.

provisions set forth in these Rules and Regulations, but orly te the extent of the conflict.

Movement in or out of the Property of furniture or office supplies and equipment, or dispatch or receipt by Tenant of any merchandise or
materials which require use of elevators or stairways, or movement through the Proparty enfrances or lobby, shall be restricted lo hours
designated by Landlord. All such movement shall be cartied out in the manner agreed between Tenant and Landlord by prearrangsment before
performance. Such preatrangement will include determination by Landlord of time, method, and routing of mavement and limitations imposed by
safety or olher concerns which may prohibit any article, equipment or any other item from baing brought into the Property. Tenant assumes, and
shall indemnify Landlord against, all risks and claims of damage to persons and properties arising In connection with any said movement.

Tenant shall not lay floor covering wilhin the Leased Premisas without writien approval of Landlord. The use of cement or other adhesive
materials not easily remaved with water is expressly prohibited,

Tenant agrees to cooperate and assist Landiord in the prevention of canvassing, seliciting and peddiing within the Praperty.

During all hours other than regular hours, Landlord reserves the right to exclude from the Property, ail persons who are not known to the
Property security personnel and who do not present a pass to the Property signed by the Tenant. Each Tenant shall be responsible for al

persons for whom Tenant supplies a pass.

If any govemmental license or permit shall be required for the proper and Jawful conduct of Tenant's business, Tenant, before occupying the
Leased Premises, shall procure and maintain such license or permit and submit it for Landlord's inspaction. Tenant shall at all times comply with
the terms of any such license or permit.

Fxcept with the prior written consent of Landlord, Tenant shall not sell, or 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, periodicals, thealre tickels or any other
goods or merchandise, nor shall Tenant cammy on, or permit or allow any employee ar olher person to carry on, business in or from the Leased
Premises for the service or accommodation of accupants of any other portion of the Building, nor shall the Leased Premises be used for
manufacturing of any kind, or for any business or acfivity other than that spedifically provided for in the Lease.

Tenant shail not install any radio or television anlenna, satellite dish, loudspeaker or other device on the roof ar exterior walls of the Building or
elsewhere on the Property.

Tenant shall not use in any space, or in the Common Areas of the Building, any hand-trucks except those equipped with rubber tires and side
guards or such ofher material handling equipment as Landlord may approve. No other vehicles of any kind shall ba brought by Tenant into the
Building or kept in or about the Leased Pramises without prior written approval of Landlord.

Tenant shall store all its Irash and garbage within the Leased Premises until daity removal of same by Tenant to such location in the Building as
may be designated from time to time by Landlord, No material shall be placed in the Building trash boxes o receptacles if such material is of
such nature that it may no be disposed of in the ardinary and customary manner of removing and disposing 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 shall not permil the use or the operation of any coin operated machinas on the Leased Premises, including, without limitation, vending
machines, video games, pinball machines, or pay telephones wilhout the prior writien consent of Landlord.

As used in the Lease, “business days" means Manday through Saturday (except holidays); "regular hours” means 8:00 a.m. to 6:00 p.m. on
weekdays and 8:00 a.m. to 1:00 p.m. on Salurday; and "holidays” means New Year's Day, Martin Luther King Day, President's Day, Memorial
Day, Fourth of July, Labor Day, Veleran's Day, Columbus Day, Thanksgiving and Christmas, together with such other holidays designated by
Landlord consistent with those holidays designated by national banks located in the county in which the Building is located.

Landlord desires to maintain in the Property the highest standard of dignity and good iaste consistent with comfort and convenienge far tenants.
Any action or condition not meeting this high standard should be reported directly fo Landlord. Tenant's cooperation will be mufually beneficial
and sincerely appreciated. Landiord reserves the right to make such other and further reasonable rules and regulations (or amend any of the
foregoing rules or regulations) as in ils judgment may from lime to time be necessary, for the safety, care and cleanliness of the Leased
Premises and for the preservation of good order therein.

Tenant shall comply, at its sole expenas, with applicable laws, rules, regulations and standards relating to prolection of human health or safety
or the environmenl, including, without limitation, the federal Comprehensive Environmental Response, Gompensation and Liability Act, the
Federal Resource Conservation and Recovery Act
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25.  Smoking is prohibited in the Leased Premises, the Bulding, and the Common Areas. Tenant shall not permit its employees, customers,
licanseas, cantractors, agents, or invitees to smoke in the Leased Premises, the Building, or the Common Areas.

26.  Tenant is responsible for accounting for the wheraabouts of ifs employees after an evacuation of the Leased Premises and/or Building. Tenant
shall maintain an updated list of its employees and shall appoint a contact person, who shall promptly let the Bullding manager and emergency
personnel know, which, if any, of its employess are unaccounted for after an evacuation.

IN WITNESS HEREOF, the Landiord has given, and Tenant has received, read and accepied the lerms stated here as the Rules and Ragulations
Agreement on the dabe and year hersin signad.

LANDLORD:

TENANT: Vonnacher TawKwonDo, Lyc .
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Exhibit 1

General Contractor Contract

Conlract Void If this page is Blank
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FIRST AMENDMENT TO LEASE AGREEMENT

THIS FIRST AMENDMENT TO LEASE AGREEMENT (the “FIRST Amendment’) is
made and entered into by and between a Texas Limited Liabiltiy Corporation
(the “Landlord”) and Yonnacher TaeKwonDo (the “Tenant”™).

WITNESSETH:

WHEREAS, Landlord and Tenant, entered into that certain Shopping Center Lease
Agreement, dated as of December 1, 2014 as same may be hereafter modified, extended
renewed or amended (hereinafter collectively referred to as the “Lease”) wherein Landiord
leased to Tenant approximately 2,002 rentable square feet of Shopping Center space known as
Suite C (the “Premises”) located at 2401 S. Shary Rd, Mission, Texas, 78572 at Riverside Plaza
(the “Shopping Center"), all as is more fully described in the Lease; and

WHEREAS, Landlord and Tenant desire to amend the Lease as set forth below.

NOW, THEREFORE, in consideration of the mutual covenants set forth herein, Ten
Dollars ($10.00) and other good and valuable consideration, the receipt and sufficiency of which
are hereby confessed and acknowledged, Landlord and Tenant agreed to amend, and do
hereby amend, the Lease as follows:

1. Lease Term Adjustment. The Lease for the Shopping Center space is hereby adjusted
to a term commencing January 15", 2015 through May 15, 2018.

2. Base Rent. Base Rent for the Term shall be as follows:

Period Rate/YR Montly Payment
01/15/2015 — 04/15/2015 $0.00 Abated
04/16/2015 — 02/15/2016 $17.28 $2,882.88
02/16/2016 — 02/15/2017 $17.80 $2,969.37
02/16/2017 — 02/15/2018 $18.33 $3,058.45
02/16/2018 — 05/15/2018 $18.88 $3,150.20

3. Tenant Improvements. Tenant agrees toc accept the Premises for the remainder of the
Term (as extended hereby) in its current “as-is” condition as of the date of this FIRST
Amendment, and Landlord shall have no obligation to make any improvements or
refurbishments to the Premises. Landiord to loan Tenant $2,475.50 at an 18.00% annual rate.
Term for repayment will be “Six” (6) monthly instaliments of $449.72 beginning July 15%,
2015 and end on December 15", 2015. Monthly installments will be due same day as rent.
Failure to repay loan will result in additional penalties as further described in lease. Except as
may be expressly provided herein, there are no rental abatements, improvement allowances,
moving allowances or other payments, credits or allowances of any kind whatsoever being
made or provided by Landlord with respect to the extension of the Term of the Lease for the
FIRST Renewal Term.

4. Brokerage Commission. Tenant represents that it has not deait directly with any
Real Estate Brokerage Services. Landlord represents that it has dealt directly with and only with
API Real Estate (“Landlord's Broker") in connection with this FIRST Amendment. Landlord shall
indemnify and hold Tenant harmmless from all claims of any brokers claiming to have represented
Landlord in connection with this FIRST Amendment, other than Landlord’s Broker. Landiord

Amendment to Lease Agresment Vonnacher
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agrees to pay a brokerage commission to Landlord's Broker pursuant to a separate agreement
between Landlord and Landlord's Broker.

5. Counterparts. This FIRST Amendment may be executed in multiple counterparts, and
each counterpart when fully executed and delivered shall constitute an original instrument, and
all such multiple counterparts shall constitute but one and the same instrument.

6. Entire Agreement. This FIRST Amendment sets forth all covenants, agreements and
understandings between Landlord and Tenant with respect to the subject matter hereof, and
there are no other covenants, conditions or understandings, either written or oral, between the
parties hereto except as set forth in this FIRST Amendment.

7. Full Force and Effect. Except as expressly amended hereby, all other terms and
provisions of the Lease remain unchanged and continue to be in full force and effect.

8 Conflicts. The terms of this FIRST Amendment shall control over any conflicts between
the terms of the Lease and the terms of this FIRST Amendment.

9. Successors and Assigns. This FIRST Amendment shall be binding upon and inure to
the benefit of the parties hereto and their respective successors and assigns.

10. Compliance with Warranties, No Default. The representations and warranties set
forth in the Lease as amended hereby shall be true and correct with the same effect as if made
on the date of this FIRST Amendment, and no uncured default under the Lease has occurred or
is continuing on the date of this FIRST Amendment.

[signatures follow on next page.]

Amendment to Lease Agreement Vonnacher
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EXECUTED as of the 15" day of June - DS

LANDLORD:

Amendment tc Lease Agreement Vonnacher
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SECOND AMENDMENT TO LEASE AGREEMENT

THIS SECOND AMENDMENT TO LEASE AGREEMENT (the “SECOND Amendment”)
is made and entered into by and between a Texas Limited Liabiltiy Corporation
(the “Landlord”) and Vonnacher TaeKwonDo (the “Tenant”).

WITNESSETH:

WHEREAS, Landlord and Tenant, entered into that certain Shopping Center Lease
Agreement, dated as of December 1, 2014, and as amended by that certain First Amendment
dated June 5" 2015, as same may be hereafter modified, extended renewed or amended
{(hereinafter collectively referred to as the ‘Lease”) wherein Landlord leased to Tenant
approximately 2,002 rentable square feet of Shopping Center space known as Suite C (the
“Premises”) located at 2401 S. Shary Rd, Mission, Texas, 78572 at Riverside Plaza (the
“Shopping Center”), all as is more fully described in the Lease; and

WHEREAS, Landlord and Tenant desire to amend the Lease as set forth below.

NOW, THEREFORE, in consideration of the mutual covenants set forth herein, Ten
Dollars ($10.00) and other good and valuable consideration, the receipt and sufficiency of which
are hereby confessed and acknowledged, Landlord and Tenant agreed to amend, and do
hereby amend, the Lease as follows:

1. Lease Term Adjustment. The Lease for the Shopping Center space is hereby adjusted
to a term commencing June 16", 2018 through June 15%, 2023.

-
2. Base Rent. Base Rent for the Term shall be as follows: %
Period Rate/YR Montly Payment
06/16/2018 — 06/15/2019 $17.94 $2,992.99
06/16/2019 - 06/15/2020 $18.48 $3,082.78
06/16/2020 — 06/15/2021 $19.03 $3,175.26
06/16/2021 - 06/15/2022 $19.03 $3,175.26
06/16/2022 — 06/15/2023 $19.60 $3,270.52

3. Tenant Improvements. Tenant agrees to accept the Premises for the remainder of the
Term (as extended hereby) in its current “as-is" condition as of the date of this SECOND
Amendment, and Landlord shall have no obligation to make any improvements or
refurbishments to the Premises. Except as may be expressly provided herein. there are no
rental abatements, improvement allowances, moving allowances or other payments, credits or
allowances of any kind whatsoever being made or provided by Landlord with respect to the
extension of the Term of the Lease for the SECOND Renewal Term.

4. Brokerage Commission. Tenant represents that it has not dealt directly with any
Real Estate Brokerage Services. Landlord represents that it has dealt directly with and only with
API Real Estate ("Landlord’'s Broker") in connection with this SECOND Amendment. Landiord
shall indemnify and hold Tenant harmiess from all claims of any brokers claiming to have
represented Landlord in connection with this SECOND Amendment, other than Landiord's

Broker. Landlord agrees to pay a brokerage commission to Landlord's Broker pursuant to a

separate agreement between Landlord and Landlord’s Broker.

Second Second Amendment to Lease Agreement Vonnacher ;{tz 18..
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5. Renewal Options. Provided the Lease is still in full force and effect and there is no
uncured event of default by Tenant under the Lease beyond any applicable cure period, Tenant
shall have the right and option to renew the Lease for two (2) additional three (3) year term(s)
(such terms being hereinafter called the "Renewai Terms") at a rate t0 be negotiated at the time
of each subsequent renewal. Tenant shall exercise each right and option to renew the term of
this Lease by giving Landlord written notice no later than one hundred and eighty (180) days
prior to the expiration of the primary term or any preceding Renewal Term, as applicable. |If
Landlord does not receive such notice by such deadline, Tenant shall be deemed to have elected
not to exercise such renewal option.

6. Counterparts. This SECOND Amendment may be executed in multiple counterparts,
and each counterpart when fully executed and delivered shall constitute an original instrument,
and all such multiple counterparts shall constitute but one and the same instrument.

7. Entire Agreement. This SECOND Amendment sets forth all covenants, agreements
and understandings between Landlord and Tenant with respect to the subject matter hereof,
and there are no other covenants, conditions or understandings, either written or oral, between
the parties hereto except as set forth in this SECOND Amendment.

8. Full Force and Effect Except as expressly amended hereby, all other terms and
provisions of the Lease remain unchanged and continue to be in full foerce and effect.

9. Conflicts. The terms of this SECOND Amendment shall control over any conflicts
between the terms of the Lease and the terms of this SECOND Amendment.

10. Successors and Assigns. This SECOND Amendment shall be binding upon and inure
to the benefit of the parties hereto and their respective successors and assigns.

11. Compliance with Warranties, No Default. The representations and warranties set
forth in the Lease as amended hereby shall be true and correct with the same effect as if made
on the date of this SECOND Amendment, and no uncured default under the Lease has occurred
or is continuing on the date of this SECOND Amendment.

[sighatures follow on next page.]
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/e
EXECUTED as ofthe < 7 day of March . 2018.

LANDLORD:

/

TENANT: Vonndcher TaeKwonDo. LLC
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