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IN CONSIDERATION of the agrecments set forth in this Lease, the parties agree as follows:

ARTICLE ONE: DEFINED TERMS. As used in this Commercial Lease Agreement (the

¥ ) I “Lease™), the terms set forth in this Article One
bhave the following respective meanings:

1.01.  Effective Date: The last date set forth by the signatures of Landlord and Tenant on page 9 below.

1.02.  Landiord: Collin Countv Health Care Trust Foundation
Address: 4600 Community Ave,
McKinney, TX 75071 Telephone: (972) 547-5333 Fax: (9723 547-5385
1.03.  Tenant: WIC
Address: 825 North McDonald
MeKinney TX 78069 Telephone: 975y 570 2200 Fax: (977} spg-zcep
l-N- D i d ?l
A. Street address: 825 North McDonald .
McKipney, TX 7509 n Collin County, Texas.
B. Floor Plan or Site Plan; Being a floor area of approximately 2,560 square feet and being approximately
feet by feet ( ed to the extenor of outside walls and 10 the center of the

interior walls) and being more partcutarly shown in outine form on Exhibit A, FLOOR PLAN OR SITE PLAN.

C. Legal description: The property on which the Demised Premises is situated (the “Property™) is more particularly described
as: Block #2 of Shorts Addition, McKinney, TX 75069

or is described 1n Exhibit B, SURVEY AND/OR LEGAL DESCRIPTION.

D. Tenant's pro rata share of the Property is %. [Sec Addendum A, if applicable}

1.05.  Lease Term: S two 7 years and no months beginning on _January 1, 2006  (the “Commencement Date™)

and ending on _December 31, 2008 _ (ihe "E.\'pifagion Date™). .
. | A0 (&)

1.06.  BaseRent: $__1.0:590 ae¥ . 5(.0 232 .“idalBase Rent for the Lease Term payable in monthly instaliments
of$ __2.343.00 per month in advance. (The total amount of Rent is defined in Section 3.01)

1.07.  Pcrcentage Rental Rate: 0 %. [See Addcndum D if applicable]

1.08.  Security Deposit: S 0 (duc upon exccution of this Lease). [See Section 3.04)

1.09.  Permitted Usc: Women, Infant apd Children Nurritios Program

- [See Section 6.01)

1.10.  Party to whom Tenant is to deliver payments under this Leasc [check onef: BX Landiord (3 Principal Broker
O Other }
Landiord may designate in wniung the party authorized 10 act on behall of Landlord (o enforce this Tease. Any such
authorization will remain in effect until it is revoked by Landlord in writing.

1.11.  Principal Broker: N/A , acting as
agent 1%: fcheck onef: (T the Landlord exclusively, OJ the Tenant exclusively, L both Landiord and Tenant as dual agenl.
Principal Broker's Address:

Telephone: Fax:

1.12.  Cooperating Broker: _ N/A , acling as
agexs. for /cfzck onej: [Jthe Landlord exclusively, [J the Tcnant exclusively, O both Landiord and Tonant as dual agent.
Cooperating Broker's Address:

Telephone: Fax:
1.13.  The Fee: The Professional Service Fee as set forth in fcheck onej: O Paragraph A, or (3 Paragraph B of Section 15.01.
A. The percentage applicable for leases in Sections 15.01 and 15.03 shall be percent ( %).
B. The percentage applicable in Section 15.04 in the event of a sale shall be percent Ye).
1.14.  Acccptance: The number of days for acceptance of this offer is days. {Sec Section 16.14}
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ARTICLE TWO: LEASE AND LEASE TERM

2.01. Lease of Demised Premises for Lease Term. Landlord lcases the Demised Premises 1 cnan| Demised
) ! : o Tenant and T 1

Premises from Landlord for the Lease Term stated in Section 1.05. The Commencement Date js the date s.::ciﬁed inlSl:z? u11605 unl

advanced or delayed under any provision of this Lease. " e

2.02. Deiay in Commencement. Landlord shall not be liable to Tenant if Landlord does not deliver ion is i

Tenant on the Commencement Date specified in Section 1.05 above. Landlord's non-dc:livcryhoti:r p(r)ssession o?ru‘fl:ll)):nnuls;;{ l;lru_msc: o
Tenant on the Commcnc(_mcm Date will not affect this Lease or the obligations of Tenant under this Lease However, the Co o
Date shall be delayed until possession of the Demised Premises is delivered to Tenant. The Lease Term shall be extended for armn_e:dcc::mi
to the delay in delivery of pc on of the Demised Premises to Tenant, plus the number of days necessary for the Lease T ]:cn e o
the last day of a month. If Landiord does not deliver poss ’ ) dave aber

) 3 ! ession of the Demused Premises to T t withi
Commencement Date specified in Section 1.05, Tenant may cancel this Lease by giving wnitten no o oy in, sixty (60) T

Lease, and the Lease Term shall commence upon the delivery of possession of the Demised Premises to Tena i i

) nt. If dei £
the Demised Premuses to Tenant is delayed, Landlord and Tenant shall, upon such delivery, execute an amendment 1o l}:xy:rifc:s:o s;fue:lsg?gxflf
the revised Commencement Date and Expiration Date of the Lease Term.

2.03. Early Occupancy. If Tenant occupies the Demised Prernises prior to the Commencement Date, Tenant's occupanc i

) e S L 3 of the Demised
Premises shall be subject to all of the provisions of this Lease. Early occupancy of the Demised Premises shall not agavanic the Expiration
Date. Uniess otherwise provided hercin, Tenant shall pay Base Rent and all other charges specified in this Lease for the period of occupancy.
2.04. Holding Over. Tenant shall vacate the Demised Prem

0 : ] ises immediately upon the expiration of the Lease Term or earlier termination of
this Lease. Tenant shall reimburse Landlord for and indemnify Landlord against all damages incurred by Landiord as a result of any delay by

Tenant in vacating the Demused Premises. If Tenant does not vacate the Dernised Premises upon the expiration of the Lease Term or earlier
termnation of this Leasc, Tenant's occupancy of the Demised Premises shall be a day-to-day tenancy, subject to all of the terms of this Leasc
except that the Base Rent during the holdover period shall be increased to an amount which is one-and-one-half (1%) times the Base Rent in
effect on the expiration or termunation of this Lease, computed on a daily basis for cach day of the holdover period, plus all additional sums
duc under this Lease. This paragraph shall not be construed as Landlord's consent for Tenant to hold over or to extend this Leasc.

ARTICLE THREE: RENT AND SECURITY DEPOSIT

3.01. Manner of Payment. All sums payable under this Lease by Tenant (the “Rent”) shall be made to the Landlord at the address
designated in Section 1.02, uniess another person is designated in Section 1.10, or 10 any other party or address as Landlord may designatc in
wriung. Any and all payments made (o 2 designated third party for the account of the Landlord shall be deemed made to Landlord when
received by the designated third party. All sums payable by Tenant under this Lease, whether or not expressly denorninated as rent, shall
constitute rent for the purposes of Section 502(b)(6) of the Bankruptcy Code and for all other purposes. The Base Rent is the minimum rent
for the Demised Premises and is subject to the terms and conditions contained in this Lease, together with the attached Addenda, if any.

3.02. Time of Payment. Upon execution of this Lease, Tenant shall pay the installment of Base Rent for the first month of the Lease Term.
On or before the first day of the second month of the Lease Term and of each month thereafier, the installment of Base Rent and other sums
duc under this Lease shall be due and payable, in advance, without off-set, deduction or prior demand. If the Lease Term commences or ends

on a day other than the first or last day of a calendar month, the rent for any fractional calendar month following the Commencement Date or
preceding the end of the Lease Term shall be prorated by days.

3.03. Late Charges. Tenant's failure to promptly pay sums duc under this Lease may cause Landlord to incur unanticipated costs. The
exact amount of those costs is impractical or extremely difficult to ascertain. The costs may include, but are not limited to, processing and
accounting charges and late charges which may be imposed on Landlord by any ground lease or deed of trust encumbening the Demised
Premises. Payments due to Landlord under this Lease are not an extension of credit. Therefore, Landlord may, at Landlord's option and to
the extent allowed by applicable law, imposc a Late Charge on any payments which are not received by Landiord on or before the due date in
an amount equal to one-half of one percent (0.5%) of the amount of the past due payment (the “Late Charge™ per day for cach day afier the
due date, until the past duc amount in Good Funds is received by Landlord, up to a maximum of ten percent (10%) of the past due amount. A
Late Charge may be tmposed only once on cach past due payment. Any Late Charge will be in eddition to Landlord’s other remedies for
nonpayment of rent. 1f any check tendered to Landiord by Tenant under this Lease is dishonored for any reason, Tenant shall pay to the party
recciving payments under this Lease a fee of twenty-{ive dollars (325.00), plus (at Landlord’s option) a Late Charge as provided above until
good funds arc received by Landliord. The parties agree that any Late Charge and dishonored check fee represent a fair and reasonable
estimate -of the costs Landlord will incur by reason of the latc payment or dishonored check. Payments reccived from Tenant shall be applied
first to any Late Charges, second 10 Base Rent, and last to other unpaid charges or reimbursements due to Landlord. Notwithstanding the
foregoing, Landlord will not impose & Late Charge as to the first late payment 1n any calendar year, unless Tenant fails to pay the late payment
to Landlord within three (3) business days after the delivery of o written notice from Landlord to Tenant demanding the late payment be paid.
However, Landlord may impose a Late Charge without advance notice to Tenant on any subsequent late payment in the same calendar year.

3.04. Sccurity Depeosit. Upon execution of this Lease, Tenant shall deposit with Landlord a cash Security Deposit in the amount stated in
Section 1.08. Landlord may apply all or part of the Security Deposit to any unpaid Rent or other charges due from Tenant or to cure any other
defaults of Tenant. If Landlord uses any part of the Secunty Deposit, Tenant shall restore the Secunity Dcposit to its full amount within ten
(10) days after Landlord’s written demand. Tenant's failure to restore the full amount of the Security Deposit within the time specified shall
be & default under this Lease. No interest will be paid on the Secunty Deposit. Landlord will not be required to keep the Security Deposit
separate from its other accounts and no trust relationship is created with respect to the Secunty Deposit. Upon any termination of this Lease
not resulting from Tensnt's default, and after Tenant has vacated the Property and cleancd and restored the Demised Premuses in the manner
required by this Lease, Landlord shail refund the unuscd portion of the Secunty Deposit to Tenant within thirty days after the Termination
Date or thirty days after Tenant fully complies with the conditions of termination as required in Section 7.05, whichever is later.

3.05. Good Funds Payments. If, for any scason whatsoever, any two or more payments by check from Tenant to Landlord for Rent are
dishonored and returned unpaid, thereafter Landlord may, at Landlord’s sole opuon, upon written notice to Tenant, require that all future
paymeats of Rent for the remaining term of the Lease must be made by cash, cerufied check, cashier's check, or moncy order (“Good Funds™)
and that the delivery of Tenant's personal or corporate check will no longer constitute payment of Rent under this Lease.  Any acceptance by
Landlord of a payment for Rent by Tenant's personal or corporate check thereafier shall not be construed as a waiver of Landlord's right to
insist upon payment by Good Funds as set forth herein.

ARTICLE FOUR: TAXES

4.01. Payment by Landlord. Landlord shali pay the real estate taxes on the Demised Premises during the Lease Term.

4.02. Improvements by Tenant. If the real estatc taxes levied against the Pemised Premuses for the real estate tax year in which the Lease
Term commences are increased as & result of any alicrations, additions or improvements madc by Tenant or by Lundlord at the request of
Tenant, Tenant shall pay to Landlord upon demand the amount of the increase and continue to pay the increase during the Leasc Term.
Landiord shail use reasonable efforts to obtain from the tax assessor or assessors a written statement of the total amount of the increase.

4.03. Joint Assessment. If the real estate taxes arc assessed against the Demised Premises jointly with other property not constituting a part
of the Demised Premuses, the real estate taxes applicable to the Demised Prerruses shall be equal to the amount beanng the same proportion to
the aggregate assessment that the total square feet of building area in the Demised Premises bears to the total square fect of building area
included i the joint assessment.

4.04. Personal Property Taxes. Tenant shall pay all taxes assessed against trade fixtures, furnishings, equipment, inventory, products, or
any other personal property belonging to Tenanl. Tenant shal use reasonabie cfforts to have Tenant's personal property taxed separately from
the Demised Premises. 1€ any of Tenant's personal property is taxed with the Demised Premises, Tenant shail pay the taxes {or the personal
property to Landlord withun fifieen (15) days afier Tenant receives 2 wnitten statement from Landlord for the personal property taxes.
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ARTICLE FIVE: INSURANCE AND INDEMNITY

5.01. Casuaity Insurance. During the Lease Term. Landlord shall maintain policies of insurance covering loss of or damage to the Demised
Premuses in an amount or pereentage of replacement value as Landlord deems reasonable in relation to the age, location, type of construction
and physical condition of the Denmused Premises and the availability of insurance at reasonable rates. The policics shall provide protection
against all penls included within the classification of firc and extended coverage and any other perils which Landlord deerns necessary.
Landlord may, at Landlord’s option, obtain insurance coverage for Tenant's fixtures, equipment or building improvements instailed by Tenant
w or on the Demised Premises. Tenant shall, at Tenant's €Xpense, maintain insurance on its fixtures, equipment and building improvements
as Tenant deems necessary to protect Tenant's interest. Tenant shall not do or permit to be done anything which invalidates any insursnce
po‘hcxc& Ainy casualty tnsurance camied by Landlord or Tenant shall be for the sole benefit of the panty carrying the insurance and under its
50lc control. .

5.02 Increase in Premiums. Tenant shall not permit any operalion or acuvity to be conducted, or storage or use of any volatile or any other
matcnals, on or about the Demised Premises that would cause suspension or cancellation of any fire andg:xlcnd.ed covc);agc insumwcypolicy
camed by Landlord, or increase the premiums therefor, without the prior written consent of Landlord. If Tenant's use and occupancy of the
Demised Premuses causcs an increase in the premiusms tor any fire and extended coverage insurance policy carried by Landlord, Tenant shall
pay to Landlord, as additional rental, the amount of the increase within ten days after demand and presentation by Landlord of written
evidence of the increase. ’

5.03. Liability Insurance. During the Lease Term, Tenant shall maintain a commercial general liability policy of insurance, at Tenant's
expense, insunng Landlord against liability arising out of the ownership, use, occupancy, or mai of the Demised Premi The
initial amounts of the insurance must be at least: $1,000.000 for Each Occurrence, $2,000,000 Genern] Aggregate per policy year, $100,000
Property Damage for the Demised Premises, and $10,000 Medical Expense: plus a $5,000,000 commercial general Lability umbrella, and
shall be subject 1o periodic increases based upon econormic factors as Landlord may determune, in Landlord's discretion, exercised in good
faith. However, the amounts of the ins

n c s of | urance shall not limit Tenant's hability nor relieve Tenant of any obligation under this Lease. The
policies must contain cross-liability endorsements, if applicabie, and must insure L

p on Tenant's performance of the indemnity provisions of Section
5.04. The policies must contain a provision which prohibits cancellation or medification of the policy except upon thirty (30) days’ prior
wntten nouce to Landlord. Tenant may discharge Tenant's obligations under this Section by naming Landlord as an additionsl insured under
a comprehensive policy of commercial general liability insurance maintained by Tenant and containing the coverage and provisions described
1n this Scction. Tenant shali deliver a copy of the policy or certificate (or a renewal) to Landiord prior to the Commencement Date and prior to
the expiration of the policy during the Lease Term. If Tenant fails to maintain the policy, Landlord may elect 10 maintain the insurance at
Tenant's expense. Tenant may, at Tenant's cxpense, maintin other liability insurance as Tenant deems necessary to protect Tenant.

5.04. Indemnity. Landlord shall not be liable to Tenant or to Tenant’s employecs, agents, invitees or visitors, or to any other person, for any
injury lo persons or damage to property on or about the Demised Premises or any adjacent area owned by Landlord caused by the negligence
or rmusconduct of Tenant, Tenant’s employees, sub agents, Ii or concessionaires or any other person entening the 1
Premises under express or implied invitation of Tenant, or ansing out of the use of the Demised Premises by Tenant and the conduct of
Tenant's business, or arising out of any breach or default by Tenant in the performance of Tenant’s obligations under this Lease; and Tenant
hereby agrees to indemnify and hold Landlord harmless from any loss, expense or ciaims ansing out of such damage or injury. Tenant shall
not be liable for any injury or damage caused by the negligence or misconduct of Landiord, or Landiord’s empioyees or agents, and Landlord
agrees 10 indemnufy and hold Tenant harmless from any loss, expense or damage arising out of such damage or injury.

5.05. Comparative Negligence. Tenant and Landlord hereby unconditionally and irrevocably agree to indemnify, defend and hold each
other and their officers, agents, directors, subsidiaries, pariners, employees, licensees and counsel harmiess, to the extent of each party’s
comparative negligence, if any, from and against any and all loss, liability, demand, damage, judgment, suit, claim, deficiency, interest, fee,
charge, cost or expense (including, without limitation, interest, court costs and penalties, reasonabie attorney’s fees and disbursements and
amounts paid in settlement, or liabilitics resulting from any change in federal, state or local law or regulation or mterpretation of this Lease) of
whatever nature, on a comparative negligence basis, even when caused in part by Landlord's or Tenant's negligence or the joint or concuTing
neghigence of Landlord, Tenant, and any other person or entity, which may result or to which Landlord or Tenant and/or any of their officers,
agents, directors, employees, subsidiaries, partners, licensees and counsel may sustain, suffer, incur or become subject to in connection with
or arising in any way whatsoever out of the leasing, operation, promotion, management, maintenance, repair, use or occupation of the
Demised Premises, or any other acivity of whatever nature in connection therewith, or arising out of or by reason of any mvestigation,
liigation or other proceedings brought or threatened, arising out of or based upon the leasing, operation, promotion, managemecat,

maintenance, repair, use or occupancy of the Demised Premiscs, or any other acuvity on the Demised Premises. This provision shall survive
the expiration or tenmination of this Lease.

5.06. Waiver of Subrogation. Each party to this Lease waives any and every claim which arises or may arise in its favor against the other
party during the term of this Lease or any renewal or extension of this Lease for any and all loss of, or damage to, any of its property located
within or upon, or constituting a part of, the Demused Premises, which loss or damage is covered by valid and collectible fire and extended
coverage insurance policies, 1o the extent that such loss or damage is secoverable under such insurance policies. These mutual waivers shall
be in addition to, and not in limitation or derogation of, any other waiver or release contained in this Lease with respect to any loss of, or
damage to, property of the parties. Inasmuch as these mutual waivers will preciude the assignment of any aforesaid claim by way of
subrogation or otherwisc (0 an insurance company {or any other person), cach party hereby agrees to give immediately to each msurance
company (which has issued to such party policies of firc and extended coverage insurance) wnitten notice of the terms of such mutual waivers,
and to cause such insurance policies to be properly endorsed to prevent the invalidation of the insurance coverage by reason of these waivers.

ARTICLE SIX: USE OF DEMISED PREMISES

6.01. Permitted Use. Tenant may use the Demised Premises only for the Permitted Use stated in Section 1.09. The parties Lo this Lease
acknowledge that the current use of the Demised Premises or the improvements iocated on the Demised Premuises, or both, may or may not
conform to the city zoning ordinancc with respect to the permutied use, height, setback requirements, minimum parking requirements,
coverage ralio of improvements to total area of land, and other matters which may have a significant economic impact upon the Tenant’s
intended use of the Demised Premises. Tenant acknowlcdges that Tenant has or will independently investigate and venfy to Tenant's
satisfaction the extent of any limitations or non-conforming uses of the Demised Premises. Tenant further acknowledges that Tenant is 1‘1::
relying upon any warranties or representations of Landlord or the Brokers who are participaling in the negotiation of this Leasc concemning
Permitted Use of the Demised Premises, or with respect 1o any uses of the improvements iocated on the Demised Premises.

6.02. Compliunce with Law. Tenant shall comply with all governmental laws, ordinances and regulations applicable to the use of th:;
Demised Premises, and shall promptly comply with ali govemmental orders and directives for the correction, preventon and abatement o
nuisances and other activities in or upon, or connected with the Demised Premises, all at Tenant's sole expense, including mﬁm mblod or cost
resulting from the construction or installation of fixtures and improvements or other accommodations for han_d.xcappeldBor d led ?;nmo;;z
required for compliance with governmental laws and reguiations, including but not {imited to the Texas An:hchlum‘h arners edc le
9102 and any successor statute) and the Americans with Disabilities Act (the “ADA™). To the extent any alterations to the Demiss lpmmuo
are required by the ADA or other applicabic laws or reguiations, Tenant shall bear the expensc of the alterations. To the extent a.nyra e nsr
to arcas of the Property outside the Demised Premises are required by Title 111 of the ADA or other applicable laws or reguiations (for “path o
travel” requirements or otherwise), Landlord shall bear the expense of the alterauons.

6.03. Certificate of Occupancy. If required, Tenant shall obtain a Certificate of Occupancy from the municipality in which the Property is
located prior to occupancy of the Demised Premises. Tenant may apply for a Centificate of Occupancy prior to the Commencement Date :axif
if Tenant is unable to obtain a Certificate of Occupancy, Tenant shall have the right to terminate this Lease by written mul‘f\nmdldl do i
Landlord or Tenant is unwilling or unabic to cure the defects which prevented the issuance of the Certificate of Occup;nhcy. d or mal}'.
but has no obligation to, cure any such defects, including any repairs, installations, or rcplacements of any items which are not presently
cxisting on the Demised Premises, or which have not been expressly agreed upon by Landlord in wriling.
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5.04. Signs. Without the prior written consent of Landlord, Tenant may not

or on the Property, including but not limited to the roof or exterior of the building or other improvements on the Property, or paint or

otherwisc decorate or deface the extenor of the building. Any signs installed by Tenant must conf; ith i deed icti
on the Property, and other applicable requirements. Tenant must remove all si . ooty o e o, evmanaton

. gns, decorations and omaments at th 1 {erminau
of this Lease and must reparr any damage and close any holes caused by the removal. H e omimhoner b

place any signs, omaments or other objects upon the Demised

6.05. Utility Services. Tenant shall pay the cost of all utility services, includin

gas, waler, sewerage, storm water disposal, commaunications and electricity

g but not limited 1o initia} connection charges, al charges for
lights, lamps and tubes.

used on the Demised Prenuses, and for replacing all electric

6.06. Landlord’s Access, Landlord and Landlord's agents shall have the right 1o, during norma! busin reasol
advance notice, and without unrcasonably interfering with Tenont's business, cmgc{'l the DcmisSd Premises: (a)?: i::soptlms gu::;al oonélﬁ:)l:
and state of repair of the Demised Premises, (b) to make repairs required or permitted under this Lease, (¢) to show the Demused Premises or
the Property 0 any prospective tenant or purchaser, and (d) for any other reasonable purpose. If Tenant changes the locks on the Demised
Premuses, Tenant must provide Landlord with a copy of each separate kev. During the final one hundred fifty (150) days of the Lease Term,
La?dlorc]i and Landlord’s agents may erect and maintain on or about the Demised Premises signs advertising the Demised Premises for lease
or for sale.

6.07. Possession If Tenant pays the rent, properly maintains the Demised Premises, and compli i i
| ) ! . plies with ali other terms of this Lease, Tenant
may occupy and enjoy the Demised Premises for the full Lease Term, subject to the provisions of this Lease.

6.08. !_'.umpnong from Liability. Landlord shall not be liabie for any damage or injury to the persons, business (or any loss of income),
goods, inventory, furnishings, fixtures, equipment, merchandise or other property of Tenant, Tepant's cmployees, invitees, customers or any
other person in or about the Demised Prermuses, whether the damage or injury is caused by or results from: (a) fire, steam, clectricity, water,
gas or wind; (b) the breakage, leakage, obstruction or other defects of pipes, sprinklers, wires, appliances, plumbing, air conditioning or
lighting fixtures or any other cause; (c) conditions arising on or about the Demised Premises or upon other portions of any building of which
the Demised Premises is a part, or from other sources or places; or (d) any act or

] omission of any other lenant of any building on the Property.
Landlord shall not be liable for any damage or injury even though the cause of or the means of repairing the damage or injury are not

accessible to Tenant. The provisions of this Section 6.08 shall not, however, exempt Landlord from liability for Landlord's gross negligence
or willful misconduct.

ARTICLE SEVEN: PROPERTY CONDITION, MAINTENANCE, REPAIRS AND ALTERATIONS

7.01. Property Condition. Except as disclosed in wriling by Landlord to Tenant contemporaneously with the execution of this Lease, to the
best of Landlord’s actual knowledge the Demised Premises has no known latent structural defects, construction defects of a material nature,
and to the best of Landlord's actual knowledge none of the improvements has been constructed with materials known to be a poteatial health
hazard (o occupants of the Demised Premises. Tenant acknowiedges that neither the Principal Broker nor any Cooperating Broker has made
any warranty or representation to Tenant with respect to the condition of the Demised Premises, and that Tenant is relying exclusively upon
Tenant’s own investigations and the representations of Landlord, if any, with respect to the condition of the Demised Presises. Landlord and
Tenant agres to hold the Brokers harmless of and from any and all damages, claims, costs and expenses of every kind and character resulting
from or related to Landlord’s furnishing to the Brokers any false, incorrect or inaccurate information with respect to the Demised Premises, or
Landiord's concealing any material information with respect to the condition of the Demised Premuses. Other than as expressty set forth in
this Lease, Landlord represents that on the Commencement Date (and for a period of thirty (30) days thereafier) the building fixtures and
equipment, plumbing and plumbing fixtures, electrical and lighting system, any fire protection sprinkler system, ventilating equipment,
heaung system, air conditioning equipment, roof, skylights, doors, overhead doors, windows, dock levelers, elevators, and the intenor of the
Demused Prerruses in general are in good operaung condition. Tenant shall have a peniod of thirty (30) days following the Commencement
Date in which to inspect the Demised Premises and to notify Landlord in writing of any defects and mai ce, repairs or repl

required to the above named equipment, fixtures, systems and interior. Within a reasonable peniod of time after the timely receipt of any such
wntten notice from Tenant, Landlord shall, at Landlord's expense, correct the defects and perform the maintenance, repairs and replacements.

7.02. A of Demised Pr

4

Subject to the provisions in Section 7.01, Tenant acknowledges that: (a) a full and complete
inspection of the Demised Premises and adjacent common arcas has been made and Landlord has fully and adequately disciosed the existence
of any defects which would interfere with Tenant's use of the Demised Premises for their intended commercial purpose, and (b) s a result of

such inspection and disclosure, Tenant has taken possession of the Dermsed Premises and accepts the Demised Premises in ils “As Is”
condition.

7.03. Maintenance and Repair. Except as otherwise provided in this Lease, Landlord shall be under no obligation to perform any repair,
ma or gement service in the Demised Premises or adjacent common areas. Tenant shail be fully responsible, at its expense, for
all repair, maintenance and management scrvices other than those which are expressly assumed by Landiord.

A. Landlord’s Obligation.

(1) Subject to the provisions of Article Eight (Damage or Destruction) and Article Nine (Condemnation) and except for damage
caused by any act or omission of Tenant, Landlord shall keep the roof, skylights, foundation, structural components and the structural portions
of exterior walls of the Demised Premises in good order, condition and rcpair. Landlord shall not be obligated to maintain or repair windows,
doors, overhead doors, plate glass or the surfaces of walls. In addition, Landiord shall not be obligated to make any repairs under this Section
until a reasonable time after receipt of written notice from Tenant of the need for repairs. If any repairs are required to be made by Landlord,
Tenant shall, at Tenant's sole cost and expense. promptly remove Tenant's furnishings, fixtures, inventory, equipment and other property, t0
the extent required to enable Landiord to make repairs. Landlord’s liability under this Section shall be limited to the cost of those repairs or
corrections. Tenant waives the benefit of any present or future law which might give Tenant the right to repair the Demised Premuses at
Landlord’s expense or to tenminate the Lease because of the condition.

(2) All repair, maintenance, management and other services to be performed by Landlord or Landlord’s agents involve the exercise

of professional judgment by service providers, and Tenant expressly waives any claims for breach of warranty arising from the performance of
those services.

B. Tenant’s Obligation.

(1) Subject to the provisions of Section 7.01, Section 7.03.A, Article Eight (Damage or Destruction) and Article Nine
(Condemnation), Tenant shall, at all times, keep all other portions of the Demised Premises in good order, condition and repair, ordinary wear
and tear excepted, including but not limited to maintenance, repairs and all necessary replacements of the windows, plate glass, doors,
overhead doors, heating system, ventilating equipment, air conditioning equipment, clectrical and lighting systems, fire protection spnxnkla’d
system, dock levelers, elevators, interior and extenor plumbing, the intenor of the Demised Premuses in gqlcml. _pest control an t
extermination, downspouts, gutiers, paving, railroad siding, care of landscaping and regular mowing of grass, and including the exterior o
the Demised Premises. In addition, Tenant shall, at Tenant's cxpense, repair any damage to any portion of u"xc Property, including lh_; roof,
skylights, foundation, or structural components and exterior walls of the Demised Premuses, caused b\y Tenant's acts or ofussions. If m:cll
fails 1o maintain and repair the Property as required by this Section, Landlord may, on ten (10) days’ prior wnitten notice, entet the Dcn'uk;u
Premises and perform the maintenance or repair on behalf of Tenant, except that no notice is required in case of emergency, and Tenant she
reimburse Landiord immediately upon demand for all costs incurred in performing the maintenance or repair, plus 2 reasonablc service

charge.

. . . . . d

(2) HVAC Service. Tenant shall, at Tenant's own cost and expense, enter into a regularly scheduled preventative maintenance an
service contract for all refrigeration, heating, ventilating, and air conditioning systems and equipment within the DcmlsedPrums? :1:“'1?8 the
Lease Term. I Tenant fails to enter into such a service contract accepinble to Landlord, Landlord may do so on Tenant’s behal enant
agrees 1o pay Landlord the cost and expensc thereof, plus a reasonable service charge, regularly upon demand.
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7.04. Alterati Additions and Impr Tenant shall not create any openings i i 1
i I : \ gs in the roof or exterior walls,
additions or improvements 1o the Demised Premises without the prior wnitten consent of Landlord. o o oo S eratians,

it ¢ Consent for non- i

additions or improvements shall not be unreasonably withheld by Landlord. Tenant may erect or install mdr;ox;_):“u;:;ur:}lw:l’xzn l{)olgss
machinery, heating, ventilating and air condilioning equipment and, provided that Tenant complies with all applicable govémm:nml' laws,
ordinances, codes, and regulations. At the expiration or termination of this Lease, Tenant shall, subject 10 the restrictions of Section 7.05
below, have the right to remove items installed by Tenant, provided Tenant is not 1 default at the time of the removal and provided further
that Tenant shall, at the ume of removal of the items, repair in a good and workmanjike manner any damage caused by the installation or
removal. Tenant shall pay for all costs incurted or anising out of alterations, additions or improvements in or to the Demised Premises and
shall not permit any mechanic’s or materialman’s lien 1o be filed against the Demised Premises or the Property. Upon request by Landiord
Tenant shall deliver to Landlord proof of payment reasonably satisfactory 1o Landlord of all costs incurred or arising out of any alterations.
additons or improvements. i . '

7.05. Condition upon Ter ion. Upon the expiration or termination of this Leasc, Tenant shall surrende Demised Premisi
Landiord broom clean and in the same condition as recetved, except for ordinary wear and tear which Tenant isrnlc}:‘lc olhen:i‘:: obligat:; :g
remedy under any provision of this Lease. Tenant shall not be obligated to repair any damage which Landlord is required 1o repair under
Article Seven (Property_Condition) or Article Eight (Damage or Destruction). In addition, Landlord may require Tenanl 1o remove any
alterations, additions or improvements (whether or not made with Landlord's consent) prior to the expiration or termination of this Lease and
to restore the Demmused Prenuses 10 its prior condition, all at Tenant's expense. All alterations, additions and improvements which Landlord
has not required Tenant to remove shall become Landlord's property and shall be surrendered 1o Landiord upan the expiration or termination
of this Lease. Inno event, hqwever, shall Tenant remove any of the following materials or equipment without Landlord's prior written
consent: (i) any electrical wiring or power panels; (ii) lighting or lighting fixwures; (iii) wall coverings, drapes, blinds or other window
coverings; (iv) carpets or other floor coverings; (v) heating, venulating, or air conditioning equipment; (Vi) fencing or security gates;, or (vii)
any other fixtures, cquipment or items which, if removed, would affect the operation or the exterior appearance of the Property.

ARTICLE EIGHT: DAMAGE OR DESTRUCTION

8.01. Notice, If any buildings or other improvements situated on the Property are damaged or destroyed by fire, flood, windstorm, tomado or
other casualty, Tenant shall immediately give written notice of the damage or destruction to Landlord.

8.02. Partial Damage. If the building or other improvements situated on the Demised Premises are damaged by fire, tomado, or other
casualty but not to such an extent that rebuilding or repairs cannot reasonably be completed within one hundred twenty (120) days from the
date Landlord reccives written notification by Tenant of the occurrence of the damage, this Lease shall not terminate, but Landiord shall
proceed with reasonable diligence to rebuild or repair the building and other improvements on the Demised Premises (other than leasehold
improvements made by Tenant or any assignee, sublenant or other occupant of the Demised Premiscs) to substanually the condition in which
they existed prior to the damage. If the casualty occurs during the final cighteen (18) months of the Lease Term, Landlord shall not be
required Lo rebuild or repair the damage unless Tenant exercises Tenant's renewal option (if any) within fifieen (15) days afer the date of
receipt by Landlord of the notification of the occurrence of the damage. If Tenant does not exercise its renewal option, or if there is no renewal
option contained in this Lease, Landlord may, at Landlord's option, terminate this Lease by promptly delivering a written termination notice
1o Tenant, in which event the Rent shall be abated for the unexpired portion of the Lease Term, effective from the date of receipt by Landlord
of the written notification of the damage. To the extent the Dermised Premises cannot be occupied (in whole or in part) following the casualty,
the Rent payable under this Lease duning the period in which the Demised Premises cannot be fully occupied shall be adjusted equitably.

8.03. Substantial or Total Destruction. If the building or other improverments situated on the Demised Premises are substantially or totally
destroyed by fire, tornado, or other casualty, or so damaged that rebuilding or repairs cannot reasonably be completed within one hundred
twenty (120) days from the date Landlord receives written notification by Tenant of the occurrence of the damage, cither Landlord or Tenant
may termiunate this Lease by promptly delivering a written termination notice to the other party, in which cvent the monthly instailments of
Rent shall be abated for the unexpired ponion of the Lease Term, effective from the date of the damage or destruction. If neither party
promptly terminates this Lease, Landlord shall proceed with reasonable diligence to rebuild and repair the building and other improvements
(except that Tenant shall rebuild and repair Tenant's fixtures and improvements tn the Demised Premises). To the extent the Demised

Premuses cannot be occupied (in whole or in part) following the casualty, the Rent payable under this Lease during the period in which the
Demised Premises cannot be fully occupied shall be adjusted equitably.

ARTICLE NINE: CONDEMNATION

If, during the Lease Term or any extension thereof, all or a substantial part of the Demised Premuses are taken for any public or quasi-public
usc under any governmental law, ordinance or regulation or by right of eminent domain, or are conveyed to the condemning authonity under
threat of condemnation, this Lease shall terminate and the monthly installments of Rent shall be abated duning the unexpired portion of the
Lease Temm, cffective from the date of the taking. If less than a substantial part of the Demised Premuses is taken for public or quasi-public
use under any governmental law, ordinance or regulation, or by right of eminent domain, or is conveyed to the condemning authonty under
threat of condemnation, Landlord, at its option, may by written notice terminate this Leasc. If Landlord does not terminate this Lease,
Landlord shall promptly, at Landlord’s expense, restore and reconstruct the buildings and improvements (other than leaschold improvements
made by Tenant or any assignee, subtenant or other occupant of the Demised Premises) situated on the Demised Premises in order to make
the same reasonably tenantable and suitable for the use for which the Demised Premises is leased as defined in Section 6.01. The monthly
installments of Rent payable under this Lease during the unexpired portion of the Leasc Term shall be adjusted equitably. Landlord and
Tenant shall each be entitled to receive and retain such scparate awards and portions of lump sum awards as may be aliocated to their
fespective interests in any condemnation proceeding. The termination of this Lease shall not aflect the rights of the parues to such awards.

ARTICLE TEN: ASSIGNMENT AND SUBLETTING

t shall not, without the prior written consent of Landlord, assign this Lease or sublet the Demised Premises or any portion thereof. Any
Z::i;‘xmml or ';ublemng shallelIbe expressly subject 10 all terms and provisions of this Leasc, inciuding the provisions of Section 6.01
pertaining to the use of the Demised Premises. In the cvent of any assignment or subictting, Tenant shall remain fully liable for the full
performance of all Tenant's obligations under this Leasc. Tenant shall not assign its rights under this Lease or sublet the Demised Premises
without first obtaining a written agreement from the assignee or subiessee whereby the assignee or sublessee agrees to assume the obligations
of Tenant under this Lease and to be bound by the terms of this Lease. If an event of default occurs while the Demised Premuses is assigned
or sublet, Landlord may, at Landlord's option, in addition to any other remedies provided in this, Lease or by law, collect directly from the
assignee or subtenant all rents becoming duc under the terms of the assignment or subletting and apply the rent against any sums duc to
Landlord under this Lease. No dircct collection by Landlord from any assignee or subtenant will release Tenant from Tenant's obligauons
under this Lease.

ARTICLE ELEVEN: DEFAULT AND REMEDIES
11.01. Default. Each of the following cvents is an cvent of default under this Leasc:

i i 1 it is due and
ail f Tenant to any instaliment of the Rent or other sum payable to Landiord under this Lease on the date that it is
the c‘;;unrx:xm:co? that failumr;ga p);riod of five (5) days after Landlord delivers wnitten notice of the fmhgre to Tenant. This clausc shall not
be construed 1o permit or allow a delay in paying Rent beyond the duc date and shall not affect Landlord's right to impose a Late Charge as
permutied in Section 3.03.

. . .. . ‘
£ Tenant to comply with any term, condition or covenant of this Leasc, other than the payment of Rent or oxhc:'. sum o
mmg. ul:dmthlz‘ cc:mnuanae of lhalpra);lm for nypcriod of thirty (30) days afier Landiord delivers writien notice of the failure to Tenant;

i ¥ igati i i dmission in
C. Failure of Tenant or any guarantor of Tenant's obligations under this Lease to pay its debts as they become due or an a.
writing of inability to pay its debts, or the making of 2 general assignment for the benefit of creditors;
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D. The commencement by Tenant or any guarantor of Tenant’s obligatons under this Lease of any case, proceedin

N . . - - . N . . - v or Lhcr )

- seeking reorganization, arrangement, adjustmenl, liquidation, dissolution or composition of it or its );k:bls under anyglaworclm:::“:z
bankruptcy, msolvency, reorganization or relicf of debtors, or secking appointment of a receiver, trusiec, custodian or other similar official for
1 or for all or any substantal part of its property,

E. The commencement of any case, proceeding or other action against Tenant or any guarantor of Tenant's obligations under thi
scckmg_lp bave an order for relic{ entered against it as debtor, or seeking reorganization, armangement, adjustment, hé'&d:x:ison, disslgll:u'l;:?zi
composition of it or its debts under any law relating to bankrupicy, insolvency, reorganization or relief of debtors, or secking appointment of &
receiver, trustee, custodian or other similar official for it or for all or any substanual part of its property, and Tenant or any guarantor: (i) fails
10 obtain a dismissal of such case, proceeding, or other action wathin sixty (60) days of its commencement; or (ii) converts the case from one

chapier of the Federal Bankrupicy Code to another chapter, or (iii) is the subject of an order of relief which is not fuli
business days afier the entry thereof; and ’ © s ne Y siayed wathun seven (7)

F. Vacancy or abandonment by Tenant of any substantial poruon of the Demised Premuses or tion of th
0 i Aoy : pol s or cessation of the use of the Demised

11.02. Remedies. Upon the occurrence of any of the events of default listed in Section 11.01, Landlord shall have the option 1
one or more of the following remedices without any prior notice or demand. © e oplion fo puste sy

A. Terminate this Lease, in which event Tenant shall immediately sumender the Demised Premuses to Landlord. If Tenant fails to so
surrender the Demised Premises, Landlord may, without prejudice to any other remedy which it may have for possession of the Demised
Premises or Rent in arrcars, enter upon and take pc ion of the Demised Premises and expel or remove Tenant and any other person who
may be occupying the Demised Premises or any part thereof, by force if necessary, without being liabie for prosecution or any claim for
damages. Tenant shall pay to Landlord on demand the amount of all loss and damage which Landlord may suffer by reason of the
termination, whether through inability to relet the Demised Premises on satisfactory terms or otherwise.

B, Enter upon and take p of the Demised Pr by force if necessary, without terminating this Lease and without being
liable for prosecution or for any claim for damages, and expel or remove Tenant and any other person who may be occupying the Demised
Premises or any part thereof. Landlord may relet the Demised Premises and receive the rent therefor.  Tenant agrees to pay to Landlord
monthly or on demand from time to time any deficiency that may anse by reason of any such reletung. In determining the amount of the

deficiency, the professional service fees, attomeys’ fees, court costs, remodeling expenses and other costs of reletting shall be subtracied from
the amount of rent received under the reletting. ’

C. Enter upon the Demised Premises, by force if necessary, without termiunating this Leasc and without being liable for prosecution or
for any claim for damages, and do whatever Tenant is obligated Lo do under the terms of this Lease. Tenant agrecs to pay Landlord on
demand for expenses which Landlord may incur in thus effecting compliance with Tenant’s obligations under this Lease, together with
interest thereon at the rate of twelve percent (12%) per annum from the date expended until paid.  Landlord shall not be liable for any
damages resulting to Tenant from such action, whether caused by negligence of Landlord or otherwise.

D. Accclerate and deciare the Rent for the entire Lease Term, and all other amounts due under this Leasc, at once due and payable, and
proceed by attachment, suit or otherwise, to collect all amounts in the same manncr as if all such amounts due or 1o become due duning the
entirc Lease Term were payable in advance by the terms of this Lease, and neither the enforcement or collection by Landlord of such amounts
nor the payment by Tenant of such amounts shall constitute a waiver by Landlord of any breach, existing or in the future, of any of the terms
or provisions of this Lease by Tenant or a waiver of any rights or remedies which the Landlord may have with respect to any such breach.

E. In addition to the foregoing remedies, Landlord shall have the right to change or modify the locks on the Demised Premises in the
event Tenant fails to pay the monthly instaliment of Rent when due. Landiord shall not be obligated to provide another key to Tenant or allow
Tenant to regain eatry to the Demises Premises unless and until Tenant pays Landlord all Reat which is delinquent.  Tenant agrees that
Landiord shall not be liable for any damages resulting to the Tenant from the lockout. At such time that Landlord changes or modifies the
lock, Landlord shall post a “Notice of Change of Locks™ on the front of the Demised Premiscs. Such Notice shall state that:

(1) Tenant’s monthly installment of Rent is delinquent, and therefore, under authority of Section 11.02.E of Tenant's Lease, the
Landlord has exercised its contractual right to change or modify Tenant's door locks;

(2) The Notice has been posted on the Tenant’s front door by a representative of Landlord and Tenant should make arrangements
with the representative to pay the delinquent instaliments of Reat when Tenant picks up the key; and

(3) The failure of Tenant 1o comply with the provisions of the Leasc and the Notice and/or tampering with or changing the door
lock(s) by Tenant may subject Tenant to legal liability.

F. No re-entry or taking px ion of the Demised Px by Landiord shall be construcd as en election to terminale this Lease,
unless a written notice of that intention is given to Tenant. Notwithstanding any such reletting or re-entry or taking possession, Landiord
may, at any time thereafier, elect to terminate this Lease for a previous default. Pursuit of any of the foregoing remedies shall not preclude
pursuit of any other remedies provided by law, nor shall pursuit of any remedy provided in this Lease constitute a forfeiture or waiver of any
monthly installment of Rent due to Landlord under this Lease or of any damages accruing to Landlord by reason of the violation of any of the
terms, provisions and covenants contained in this Lease. Failure of Landlord to declare any default immediately upon its occurrence, or
failure 1o enforce onc or more of Landlord's remedies, or forbearance by Landiord to cnforee one or more of Landlord’s remedies upon an
event of default shall not be deemed or construed to constitute & waiver of default or waiver of any violation or breach of the terms of this
Lease. Pursuit of any one of the above remedics shall not preclude pursuit by Landlord of any of the other rcmedics_ provided i_n this Lease.
The loss or damage that Landlord may suffer by reason of termination of this Lease or the deficiency from any rcle_umg as provided for .nbove
shall include the expense of repossession and any repairs of remodeling undertaken by Landiord following possession. If Landlord terminates
this Lease at any time for any default, in addition 1o other remedies Landlord may have, Lancuord may recover from Tenant all damagcs
Landiord may incur by reason of the default, including the cost of recovering the Demised Premises and the cost of the Rent then remaining
unpaid.

11.03. Notice of Default. Tenant shall give writien notice of any failure by Landiord to perform any of Landlord’s obligations under this
ground mortga ciary under any deed of trust bering the D d Pn whose

xn::: ;m lhx:::ob:mfy fumishetlﬁ:o'?mm ing:ﬁ?i;:.m gndlroyxd shall ngl_be in default under this Eeasc unicss Landlord (or such

ground lessor, mortgagee ot beneficiary) fails to curc the nonperformance within thirty (30) days after rcc:xpt_og;r enant’s notice. Hcr:;cv;rduxxt;

the nonperformance reasonably requires morc than thirty (30) days to cure, Landlord shall not be in default if the cure is commenced wil

the 30-day period and is thereafier diligently pursued to completion.

' . used in this Lease, the term “Landlord” means only the current owner or owners of the fee
:,:13:0 i‘:‘;‘"%'}r L.!‘db;i l;lcl“hbuét’;d ?ssmle under 2 ground lease of the Demised Premiscs at the time in question. Each L@:}ldlor:‘r:s
obligated to perform the obligations of Landlord under this Leasc only during the time such Landlord owns such‘mﬁl or title. y
Landlord who transfers its tile or interest is relicved of all liability with respect to the obligations of Landlord under this L de ahc:ruudx:% on (:r
afier the date of transfer, and Tenant sgrees to recognize the transferee as Landlord under this Lease. However, cach Lm;‘h;n' L; iver 10
its transferee the Security Deposit held by Landlord if such Secunty Deposit has not then been applicd under the terms of thus Lease.

ARTICLE TWELVE: LANDLORD'S CONTRACTUAL LIEN

tutory i ity i 1l Rent and other sums
ition to the sta Landlord's lien, Tenant hereby grants to Landlord a security inierest 1o secure payment of a

?}mmbming due under this Lease from Tensnt, upon all inventory, goods, wares, equipment, fixtures, furniture and all other personal
property of Tenant situated in or upon the Demised Premises, together with the proceeds from the sale or lease thercof. Tenant may not
remove such property without the conseat of Landlord until all Rent in arrcars and other swms of moncy thea due to Landlord under this Lease
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have first boen peid and discharged. Upon the occurrence of an event of defauit, Landlord may. in additi remedi i i
this Leasc or by law, enter upon the Demused Premises and take possession of any and all g)&xis, evd:rl;sme‘:m"gn:hfﬁm dﬁx;mm:utdedmlid‘
olhcr_ personal property o( Tenant sxmlcd on the Demised Prerruses without liability for trespass or oonvefsion and sell Limc pcrty at public
or private sale, with or without having the property at the sale, after giving Tenant reasonable notice of the time and place g?nn suchpsal
Unless otherwise required by law, notice to Tenant of the sale shall be deemed sufficient if given in the manner prescribed in l}}’xis Leas cvt
least ten (10) days before the time of the sale. Any public sale made under this Articie shall be deemed to have been conducted o
commercially reasonable manner if held on the Demused Premises or where the property is located, after the time, place and method of 1:1:
and 2 general description of the types of property to be sold have been advertised in a daily newspaper publishc;d in the county where the
Demised Premuses is located for five (5) conseculive days before the date of the sale. Landlord or its assigns may purchase at a public salc
and, uniess prohxbncd. by law, at a pnvate s_alc. The proceeds from any disposition dealt with in this Artcle, less any and al}? expenses
connected with thc; taking of possession, holding and sclling of the property (including reasonable attorneys’ fees a'nd Icgal expenses), shall be
applied as a credit against the indebtedness secured by the secunty interest granted herein.  Any swrplus shall be puici lo Tenant or as
otherwisc required by law, and Tenant shall promptly pay any deficiencics. Upon request by Landlord, Tenant agrees to execute and deliver
to Landlord a Financing Statement in a form sufficient to perfect the security interest of Landlord in the aforementoned property and proceeds
thereof under the provisions of the Business and Commerce Code in force in the State of Texas. The statutory lien for rent is cxpress]
reserved, the security interest herein granted is in addition and supplementary thereto. Provided Tenant is not 1 default under any of lhi
terms of this Lease, upon written request by Tenant Landlord shall deliver a wnitten subordination of Landlord's statutory and contractual

liens to any licns and secunty interests secunng any institutional third party financing of Tenant. Landlord 1
delay the delivery of Landlord’s written subordination. pe 8 ord shall ot unreasonably withhold or

ARTICLE THIRTEEN: PROTECTION OF LENDERS

13.01. Subordination and Attormnment. Landlord shall have the right to subordinate this Lease to any future ground Lease, deed of trus

mortgage encumbering the Demised Premiscs, and advances made on the secunity thereof and any rgxewals, ?odiﬁcalions'. wnsolgdau;n‘:r
replacements or extensions thereof, whenever made or recorded.  Landlord’s right to obtain such 2 subordination is subject to Landlord’s
providing Tenant with a written Subordination, Nondisturbance and Attornment Agreement from the ground lessor, beneficiary or mortgagee
wherein Tenant's right to peaceable possession of the Demised Premises during the Lease Term shall not be disturbed if Tenant pays the Rent
and performs all of Tenant's obligations under this Leasc and is not otherwise in default, in which casc Tenant shall attorn to the transferee of
or successor to Landiord’s interest in the Dermised Premuses and recognize the transferee or successor as Landlord under this Lease. If any
ground lessor, bencficiary or mortgagec ciccts to have this Lease superior to the lien of its ground lease, deed of trust or mortgage and gives
Tenant written notice thereof, this Lease shall be deemcd superior to the ground lease, deed of trust or mortgage whether this Lease is dated
prior or subsequent to the date of the ground lease, deed of trust or mortgage or the date of recording thereof. Tenant's rights under this Lease,

unless specifically modified at the ume this Lease is executed, are subordinaled to any existing ground lease, deed of trust m,
encumbering the Demised Premises. Y i * ° of monesee

13.02. Signing of Documents. Tenant shall sign and deliver any instruments or documents necessary or appropnate to evidence any
attornment or subordination or any agreement to atlorn or subordinate. If Tenant fails to do so within ten (10) days after written request,
Tenant hereby makes, consttutes and urcvocably appoints Landlord, or any transferee or successor of Landlord, the attorney-in-fact of Tenant
to execute and deliver the attornment or subordination docurnent or agreement.

13.03. Estoppel Certificates.

A Upon Landlord’s written request, Tenant shali execute, acknowiedge and deliver to Landlord a written statement certifying: (i) that
none of the terms or provisions of this Lease have been changed (or if they have been changed, stating how they have been changed); (ii) that
this Lease has not been canceled or terminated; (iii) the last date of payment of the Base Rent and other charges and the time period covercd
by that payment; 2nd (iv) that Landlord is not in default under this Lease (or, if Landlord is claimed to be in default, stating why). Tenant
shall deliver the statement to Landlord within ten (10) days after Landlord's request. Landiord may forward any such statement to any

prospective purchaser or lender of the Demised Premises. The purchaser or lender may rely conclusively upon the statement as truc and
correct.

B. If Tenant does not deliver the written statement to Landiord within the 10-day period, Landlord, and any prospective purchaser or
lender, may conclusively presume and rely upon the following facts: (i) that the terms and provisions of this Lease have not been changed
except as otherwise represented by Landlord; (if) that this Leasc has not been canceled or terminated except as otherwise represented by
Landlord; (iii) that not more than onc monthly instailment of Basc Rent or other charges have been paid in advance; and (iv) that Landlord is
ot in default under this Lease. In such event, Tenant shall be estopped from denying the truth of the presumed facts.

13.04. Tenant’s Financial Condition. Within ten (10) days after written request from Landlord, Tenant shall deliver to Landlord financial
statements as are reasonably required by Landlord to verify the net worth of Tenant, or any assignee, subtenant, or guarantor of Tenant In
addition, Tenant shail deliver to any lender designated by Landlord any financial statements required by the lender to facilitate the financing
or refinancing of the Demised Premises. Tenant represents and warmants to Landlord that each financial statement is & true, complete, and

accurate statcrnent as of the date of the statement. Ail financial statements shall be confidential and shall be used only for the purposes set
forth in this Lease.

ARTICLE FOURTEEN: ENVIRONMENTAL REPRESENTATIONS AND INDEMNITY

14.01. Tenant's Compliance with Environmental Laws. Tenant, at Tenant's expense, shall comply with all laws, rules, orders,
ordinances, directions, regulations and requiraments of Fedcral, State, county and municipal authorities pertaining to Tenant's use of the

and with the recorded covenants, conditions and restrictions, regardless of when they become effective, including, without limitation,
all applicable Federal, State and local laws, regulations or ordinances periaining to air and water quality, Hazardous Materials (as defined in
Section 14.05), waste disposal, air emissions and other environmental matters, all zoning and other land use matiers, and with any direction
of any public officer or officers, pursuant to law, which impose any duty upon Landlord or Tenant with respect to the use or occupancy of the
Propetty.

14.02. Tenant's Indemnification. Tenant shall not cause or permit any Hazardous Materials to be brought upon, kept or used in or about
the Property by Tenant, its agents, employees, contractors of invitees without the prior written conseat of Landlord. If Tenant breaches the
obligations stated in the preceding Section or sentence, of if the presence of Hazardous Matcrials on the Property caused or permitted by
Tenant results in contamination of the Property or any otber property, of if contamination of the Property or any other property by Hazardous
Materiais otherwise occurs for which Tenant is legally liabie to Landlord for damage resulting therefrom, then Tenant shall indemnify, defend
and hold Landlord harmicss from any and all claims, judgments, damages, penalties, fines, costs, liabilities or losses (including, without
limitation, diminution in value of the Property, damages for the loss or restriction on use of rentable or unusablc space or of any amenity or
a] of the Property, damages ansing from any adverse impact on marketing of building space or iand area, sums paid in scttlement
of claims, reasonable attomeys’ fecs, court costs, consultant fees and expert fecs) which arise during or after the Lease Term as a result of the
contamination. This indemnification of Landlord by Tenant includes, without limitation, costs incurred in connection with any investigauon of
site conditions or any clean-up, remedial work, removal or restoration work required by any Federal, State or local government agency
because of Hazardous Materials present in the soil or ground water on or under the Property. Without limiting the foregoing, if the presence
of any Hazardous Materials on the Property (or any other property) caused or permitted by Tenant resuits in any contarmnauon of the Property,
Tenant shall promptly take all actions at Tenant's sole expense as arc necessary (o remm the Property o the condition exising prior to the
introduction of any such Hazardous Materials, provided that Landlord's approval of such actions 15 first obtained. The foregoing indemmty
shall survive the cxpiration or termination of this Lease.

14.03. Landlord’s Representations and Warranties. Landlord represcnts and warraats, to the best of Landlord’s actual knowledge, that:
(i) any handling, transpostation, storage, treatment ot usage of Hazardous Materials thlthasqgcmedonlh;?mpmqu datc has been 1n
compliance with all applicabie Federal, State, and local laws, regul and ord s, and (ii) no leak, spill, rclease, discharge, emission
or cusposal of Hazardous Materials has occurred on the Property to date and that the soil or groundwaer on or under the Property is free of
Hazardous Matcrials as of the Commencemeat Datc, unless expressly disclosed by Landlord to Tenant in wriung.
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14.04. Landlord’s Indemnification. Landlord hereby indemnifies, defends and h from anv claims

v ation. Land h nnifies, olds Tenant harml ims, judgments,
?amngcs, penaities, fines, costs, liabilites, (including sums paid in settlements of claims) or loss, includisg wimoaut:ylix‘;ﬁuﬁo‘nJ unamcys"
ees, court costs, consultant fecs, and expert fees, which anise during or afier the term of this Lease from or in r:onnecu'on with th I
_sruspccttzd p:csmcc :)f }llnlmrdous Mal\cn?lélm thgcl soil or groundwater on or under the Property, uniess the Hazardous Material i: mcsn;: ;;
Tenant or 1s present solely as a result of the negligence or willful conduct of Tenant. Without limiting th 1 1
indemnification provided by this Section 14.04 shall specifically cover costs incurred in connection with Eny Lﬁ:?;ﬁ:&fﬁ:‘ggm& o
any clean-up, remedial work, removal or restoration work requured by any Federal, State or local governmental authority. om ot

14.05. Definition. For purposes of this Lease, the term “Hazardous Matcrials™ means an i tance, hazardo
) , 2 r y one or more pollutant, toxil
wnsu:; h)uxrdo{\fs nmxc::ml, hazardous substance, solvent or oil as defined in or pursuant to the Rcsomcep‘():onscrl\;nuo: as:gsReoo\;cry Act, :z
amended ;}:can m};,“ me;T El;l ment 1 Response, Compensation and Liability Act, as amended, the Fedoral Clean Water Act, as
subscquc}x o a{ﬂ other , State or local environmental law, regulation, ordinance, or rule, whether existing as of the date of this Lease or

14.06. Survival The representations and indemnities contained in this Article 14 shall survive the expiration or termunation of this Leasc.
ARTICLE FIFTEEN: PROFESSIONAL SERVICE FEES

15.01. Amount and Manner of Payment. Professional service fees due to the Principal Broker shall be calculated and paid as follows:

A. Landlord agrees to pay to the Principal Broker a monthly professional service fee (the “Fee™) for negotiati is Lease, plus an
! \ 0 I cgotiating thi
applicable sales taxes, equal to the percentage stated in Section 1.13.A of cach monthly Rent payment al)the time the pagme:t is due:‘. o Y

B. Landlord agrees to pay to the Principal Broker a ump sum professional service fee (the “Fec™) for negotiating this Lease, plus any
applicable sales taxes, equal 1o the parcentage stated in Section 1.13.A of the total Rent to become duc to Landlord during the Leasc Term

The Fee shall be paid to the Principal Broker (i) one-half on the date of final i  thi i
i De paid 10 he execution of this Lease, and (ii) the balance on the

15.02. Other Brokers. Both Landlord and Tenant represent and warrant to the other party that they have had no dealings with any person,
firm or agent in the negotiation of this Lease other than the Broker(s) named in this Lease, and no other broker, agent, person, ﬁxmyor entity
other than the Broker(s) is entitled to any commission or fee in connection with this Lease.

15.03. Payments on Renewal, Expansion, Extension or New Lease. If during the Lease Term (as may be rencwed or extended) or within
ten (10) years from the Commencement Date, whichever is the greater period of time, Tenant, Tenant's successors or assigns: (a) exercises
any right or option (o renew or extend the Lease Term (whether contained in this Lease or in any amendment, supplement or other agreement
pertaining o this Lease) or enters into a new lease or rental agreement with Landlord covering the Demised Premuses; or (b) enters inlo any
lease, extension, renewal, expansion or other rental agreement with Landlord demising to Tenant any premises located on or constituting all or
part of any tract or parcel of real property adjoining, adjacent to or contiguous to the Demised Premises and owned by Landlord on the
Commencement Date, Landlord shall pay to the Principal Broker an additional Fee covering the full period of the renewal, extension, lease,
cxpansion or other rental agrecment which shall be due on the date of exercise of a renewal option, or the date of execution in the case of an
extension, new lease, expansion or other agreement. The additional Fee shall be computed under Section 15.01.A or 15.01.B above
(whichever has been made applicable under Secuon 1.13), as if a new lease had been made for such period of ume.

15.04. Payments on Sale. If Tenant, Tenant's successors or assigns, purchases the Demised Premises at any time, pursuant to a purchasc
option contained in this Leasc (or any lease, extension, rencwal, expansion or other rental agreement) or, in the abscnce of any purchase
option or cxercise thereof, purchases the Demised Premises within ten (10) years from the Commencement Date, Landlord shall pay to the
Principal Broker a Professional Service Fee in cash equal to the percentage stated in Section 1.13.B of the purchase price, payable at closing.
Upon closing of 2 sale to Tenant, all monthly lease Fees shall terminate upon payment of the Professional Service Fec on the sale.

15.05. Landiord's Liability. If this Lease is negotiated by Principal Broker in cooperation with another broker, Landlord shall be liable for
payment of all Professional Service Fees to Principal Broker only, whereupon Landlord shall be protected from any claims from a Cooperating
Broker. The Principal Broker may pay a portion of the Fee 10 any Cooperating Broker pursuant to a scparate agreement between the Brokers.
15.06. Joint Liabllity of Tenant. If Tenant enters into any ncw lease, extension, renewal, expansion, or other agreement to rent, occupy, of
purchase any property described in Section 15.03 within the time specificd in that Secuon, the agreement must be handled by the Principal
Broker, otherwise Tenant shall be jointly and severally liable with Landlord for any payments due or to become due to the Princtpal Broker.

15.07. Assumption on Sale. In the event of a sale of the Demised Premises or the assignment of-this Lease by Landlord, Landlord shall
obtain from the purchaser or assignec an Assumplion Agreement in recordable form whereby the purchaser or assignee agrees 0 pay the
Principal Broker all Professional Service Fees payable under this Lease and shall deliver a fully executed original counterpart thereof to
Principal Broker on the date of closing of the sale of the Demised Premises or assignment of this Lease. Landlord shall be released from
personal liability for subsequent payments only upon the delivery to Principal Broker of that counterpart of the Assumption Agreement.

15.08. Termination. The termination of this Lease by the mutual agrecment of Landlord and Tenant shall not affect the right of the Principal
Broker to continue to receive the Fees agreed to be paid under this Leasc, just as if Tenant had continued to occupy the Demused Premises and
had paid the Rent during the entire Leasec Term. Termination of this Lease under Article Eight or Article Nine shall not terminate the
Principal Broker's right 10 collect the Fees.

15.09. Dual Agency. If either Principal Broker and/or Cooperating Broker (together, the “Brokers™) has indicated in Sections 1.11 and 1.12 that
they are representing both Laadlord and Tenant, then Landiord and Tenant hereby conscnt to the dual agency, authorize the applicable Broker(s) 10
represent more than one party 10 this Lease, and acknowledge that the source of any expected compensation 1o the Brokers will be Landlord, and
the Brokers may also be paid a fee by the Tenant. If the Broker(s) are acting in » dual agency capacity, the Broker(s) shail:

(1) Not disciose to Tenant that Landiord will accept a rent less than the asking reot unless otherwise instructed in a separate writing
by Landlord;

Y (2) Not disclose to Landlord that Tepant will pay a reot greater than the rental submitted in s written offer to Landlord uniess

otherwise instructed in s scparate writing by Tenant;

(3) Not disclose any confldentiai information, or any information & party specifically instructs the broker(s) in writing not to disclose,
unless otherwise instructed in a scparate writing by the respective party or required to disclose such information by law;

(4) Treatall partics to the transaction honcstly and impartially so as not to favor one party or work to the disadvantage of any party.

ARTICLE SIXTEEN: MISCELLANEOUS

16.01. Disciosure. landlord and Tenant understand that a real estatc broker is qualified to advise on matlers conceming real estate and is
not expert in matters of law, tax, financing, surveying, hazardous materials, engineering, construcuon, safety, zoning, land planning,
architecture or the ADA. The Brokers hereby advise Tenant to seck expert assistance on such matters. Brokers do not investigate & property’s
compliance with building codes, governmental ordinances, statutes and laws that relate to the usc or condition of a property and 1ts
construction, or that reiate to ils acquisition. If Brokers provide names of consullants or sources for advice or assistance, Tenant
acknowledges that the Brokers do not warrant the scrvices of the advisors or their products and cannot warrant the suitability of property to be
acquired or leased. Furthermore, {he Brokers do not warrant that the Landlord will disclose any or all property defects, altbough the Brokers
will disclose to Tenant any actual knowicdge possessed by Brokers regarding defects of the Demised Premises and the Property. In this
mgnd,Tcmmagrwllomnkcnunccasuymdappmpﬁawinquiﬂsnndtouse@xhgmgcmmvcsugpung the Demised Premises and the

before consummating this Leasc. Landlord and Tenant hercby agree to indemnify, defend, and bold the Brokers harmless of and
from any and all Labilities, claims, debts, dsmages, costs, or expenses, including but not limited 1o reasonable attorneys® fecs and court costs,
related 10 or arising out of or in any way connected to representations concemning matlers properly the subject of advice by experts. in
addition, 1o the extent permitted by applicable law, the Brokers™ liability for errors or omissions, negligence, or otherwise, is limited to the
return of the Fee, if any, paid to the Brokers pursuant 1o this Lease.
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16.02. Force Majeure. If performance by Landlord of any term, condition or covenant in this Leasc is dela ted
£ c i 8 ed or preven
God, strike, lockout, shortage of material or labor, restriction by any governmental authonity, civil not, ﬂl:od, ozl m)?;umr cause :gll:iyuuA:tlgg

controi of Landiord, the penod for performance of the Lemm, condition or covenant shall be 1 i
e kiayod or iy o shall be extended for a period equal to the period Landlord

16.03. Interpretation. The captions of the Articles or Sections of this Lease are to assist the parties in reading this Lease a
of the terms or provisions of this Lease. Tenant shall be responsible for the conduct, acts nmnd omissions o% Tenant's agr;\duma?x(;l:yz:
customers, contractors, invitees, agents, successors or others using the Demised Premises with Tenant's expressed or implied‘ pt:rmission'
Whenever required by the context of this Lease, the singular shall include the plural and the plural shall include the singular, and the
masculine, feminine and neuter genders shall each include the other. ’

16.04. Waivers. All waivers to provisions of this Lease must be in writing and signed by the waivin . Landlord’ i

enforce any provisions of this Lease or its acceptance of late installments of Rent s%l:ll n\;‘y be a wmve% E:dnyshall not p?ci:nell?znx?&rﬂ%;éu{ico:
enforcing that provision or any other provision of this Lease in the future. No stalement on a payment check from Tenant or in 2 letter
accompanying a payment check shall be binding on Landlord. Landlord may, with or without notice to Tenant, negotate, cash, or endorse the
check without being bound to the conditions of any such statement. '

16.05. Severability. A determination by a court of competent jurisdiction that any provision of this Lease'is invalid or uncnforceable shall
not cancel or invalidate the remainder of that provision or this Lease, which shall remain mn full force and effect.

16.06. Joint and Several Liability. All parties signing this Lease as Tenant shall be jointly and severally liable for all obligations of Tenant.

16.07. Amendments or Modifications. This Lease is the only agreement between the parties pertaining to the lease of the Demused
Premises and no other agreements are effective unless made a part of this Lease. All amendments to this Lease must be in writing and signed
by all parties. Any other attempted amendment shall be void.

16.08. Notices. All notices and other communications required or permitled under this Lease must be in writing and shall be deemed
delivered, whether actually received or not, on the earlier of: (i) actual receipt if delivered in person or by messenger with evidence of delivery;,
or (ii) receipt of an electronic facsimile transmission (“Fax™); or (iii) upon deposit in the United States Mail as required below. Notices may
be transmitted by Fax to the Fax telephone numbers specified in Anticle One on the first page of this Lease, if any. Notices delivered by mail
must be deposited in the U.S. Postal Service, first class postage prepaid, and properly addressed to the intended recipient as sct forth in Article
One. ARer possession of the Demised Premises by Tenant, Tenant's address for notice purposes will be the address of the Demised Premuses
unless Tenant notifies Landlord in writing of a different address to be used for that purpose. Any party may change its address for notice by
delivering written notice of its new address to all other parties in the manner set forth above. Copics of all notices should also be delivered to
the Principal Broker, but failure to notify the Principal Broker will not cause an otherwise properly delivered notice to be ineffective.

16.09. Attormeys’ Fecs. 1f on account of any breach or default by any party 1o this Lease in its obligations to any other party to this Lease
(including but not limited to the Principal Broker), it becomes necessary for a party to cmploy an attorney to enforce or defend any of its nghts

or remedies under this Lease, the non-prevailing party agrees to pay the prevailing party its reasonable attorneys’ fees and court costs, if any,
whether of not suit is instituted in connection with the cnforcement or defense.

16.10. Venuc. All obligations under this Lease, including but not limited to the pavment of Fees to the Principal Broker, shall be
performablec and payable in the county in which the Property is located. The laws of the State of Texas shall govem tus Lease.

16.11. SurvivalL All obligations of any party to this Leasc which are not fulfilled at the expiration or the termination of this Lease shall
survive such expiration or termination as continuing obligations of the party.

16.12. Binding Effect. This Lease shall inure to the benefit of, and be binding upon, each of the parties to this Lease and their respective
heirs, representatives, successors and assigns. However, Landlord shall not have any obligation to Tenanl's successors or assigns unless the
Tights of interests of the successors or assigns are acquired in accordance with the terms of this Lease.

16.13. Consult an Attorney. This Leasc is an enforceable, legally binding agrecnent. Read it carefully. The brokers involved in the
negotiation of this Lease cannot give you legal advice. The parties to this Lease acknowledge that they have been advised by the Brokers to
have this Lease reviewed by competent legal counsel of their choice before signing this Lease. By executing this Lease, Landiord and Tenant
each agree to the provisions, terms, covenants and conditions contained in this Lease.

16.14. Offer: The execution of this Lease by the farst party to do so constituics an offer 10 lease the Dermised Premises. Unless within the
number of days stated in Section 1.14 above afier the dale of its exccution by the first party to do so, this Leasc is signed by the other party and
a fully executed copy is delivered to the first party, such offer Lo lease shall be automatically withdrawn and terminated.

ARTICLE SEVENTEEN: ADDITIONAL PROVISIONS  [Additional provisions as direcied by the parties may be sei forth below. ]

LANDLORD TENANT

<
By [Sigr'mmreJ: //20‘/",) By [Signatﬁré_k‘. %%‘I\ . L%Qg,

i Name:
Name: Tud Harris ame
Title: F‘nu:: T:dap Title: .W \C D chnul -qu o
Date of Execution: Date of Execution:
PRINCIPAL BROKER COOPERATING BROKER
By [Signature]: By [Signature]:
Name: Name:
Title: . Title:
wNalicz:ﬂnbfovmuprm'ldzdforﬂzuzdnmdxnojllzh/onhTu'n.:C ial A rion of Realiors, Iic. Perni ishereby g d 10 make
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