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COMMERCIAL LEASE AGREEMENT
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IN CONSIDERATION of the agreements sct forth in this Lease, the panies agree as follows:

ARTICLE ONE: DEFINED TERMS. As used in this Commercial Lease A, t (the “Lease” i i
have the ot D T : e Agreement (the se™), the terms sct forth in this Article One

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

1.02.  Landlord: Collin County Construction / Plapnpnipne
Address: 4600 Community Ave,
McKinney, TX 75071 Telephone: _(9773547-5331 Fax: (979} 5,7 cage
1.03.  Tenant: Collin County Homeland Securiry
Address: 4300 _Community Ave
McKinney, TX 75071 Telephone: (977) sig.7 387 Fax:
1.04.  Demised Premi University Drive Courts Facjlies,
A. Street address: 1800 N. Graves Street
McKinney, TX 75069 Mm_(oltin County, Texas.
B. Floor Plan or Site Plan: Being a floor area of approxamately __Lﬁ square feet and being approximately
feet by feer ( 1 to the exterior of outside walls and 1o the center of the

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

C. Legal description: The property on which the Demised Premiscs is situated (the “Property”) is more panticularly described
as:

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

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

1.05.  Lease Term: 0 __yearsand months beginning on _February 1, 2006 (the “C ement Date™)
and ending on _ August 31, 200§ (the “Expiration Date™). .

1.06. BaseRent: $ 2 .800.00 total Base Rent for the Lease Term payable in monthly instaliments
of$ 400.00 per month in advance. (The total amount of Rent is defined in Section joly

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

1.08.  Security Deposit: $_ -- (due upon exccution of this Lease). {See Section 3.04)

1.09. Permitted Use: _ Storage

[See Section 6.01)

1.10.  Party to whom Tenant is to deliver payments under this Leasc /check onef: X3 Landlord () Principal Broker

er
Landlord may designate in wrniting the party authorized to act on behalf of Landlord to enforce this Lease. Any such
authorization will remain in effect until it is revoked by Landlord in writing.

1.11.  Principal Broker: . acting as
agent f‘:)r [check onej: T3 the Landlord exclusively, (J thc Tenant exclusively, [J both Landiord and Tenant as dual agent.

Principal Broker's Address:

Tetephonc: Fax:

1.12.  Cooperating Broker: acuing as
agcn': for fcheck onej: [J the Landlord exciusively, [J the Tenant exclusively. (J both Landlord and Tenant as dual agent.

Cooperating Broker's Address:

Teleph Fax:
1.13.  The Fee: The Professional Service Fee as set forth in Jeheck onej: O3 Paragraph A, or 3 Paragraph B of Scction 15.01.
A. The percentage applicabic for leases in Sections 15.01 and 15.03 shall be percent ( %).
B. The percentage applicabic in Section 15.04 in the event of a sale shall be percent ( %).
1.14.  Acccptance: The number of days for acceptance of this offcr is days. {See Section 16.14]
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ARTICLE TWO: LEASE AND LEASE TERM

2.01. Lease of Demised Premises for Lease Term. Landiord leases the Demised Premi: Demu

) ! ses to Tenant and T 1
Premuses from Landiord for the Lease Term stated in Section 1.05. The Commencement Date is the date s.p:ciﬁ:i“ x:tSI:;? ul’cOS unlwd
advanced or delayed under any provision of this Lease. " e

%02. Delzy in (_Commencement. undlog\‘i_ shall not be liable to Tenant if Landiord does not deliver po: ion of the Demised Premises to

Tc-nml on t:m c at Date sp 1 in Section 1.05 above. Landlord's non-delivery of possession of the Demised Premises 10

D:?:Thz;!l beed(zlmnmedmouc_rlnen( Date Mltl' :;:m l;ﬁ'ec_t lhx&sc or the obligations of Tenant under this Lease. However the Commencement
¢ delayed until p 1 of the dF ises is delivered 10 Tenant. The Lease Term shall be ded f 1

to the delay in delivery of ion of the Demised Premises to Tenant, plus th he Lo e e o oual

vofp F plus the number of days necessary for the Leas:

the last day of a month. If Landlord does not deliver possession of the Demused Premises to Tcmmr};viol;:incsxxty ?61(;?':3:12 c:gcu;e 1;2

&on(\z\cnumqu Date specified in Section 1.05, Tenant may cancel this Lease by giving wnitten notice to Landiord within ten (10) days after

h; ~day period ends. If Tenant gives such notice, this Leasc shall be canceled effective as of the date of its execution. and no party shal]

ve any obligations under tus Lease. If Tenant does nol give such notice within the time specificd, Tenant shall have no right 1o cancel this

ﬁmﬁmTﬂ shall cogulncr;cmm; delivery of pc ton of the Demised Premises to Tenant. If dehivery of possession of
0 Tenant 15 delayr ord and Tenant shall, upon such delivery, e ! i i

the revised Commencement Date and Expiration Dale of the Lease Term. pon YER, ©XSeule s amendment to this Lease seting forth

2.03. Early Occupancy. If Tenant occupics the Demised Premises prior to the Commencement Date, Tenant's occ Demi

) Y ey cs \ 8 s f
Premises shall be subject to all of the provisions of this Lease. Early occupancy of the Demised Premises shall not :m{eom? %xpu-a’:::
Date. Unless otherwise provided herein, Tenant shall pay Basc Rent and all other charges specified in this Lease for the peniod of occupancy.

2.04. Holding Over. Tenant shall vacate the Demised Premises immediately upon the expiration of the Lease Term or earlier termuination of

this Lease. Tenant shall reimburse Landlord for and indemnify Landlord against all damages incurred by Landlord as a resuit of delay by
Tenant in vacating the Demised Prcmjss If Tenant does not vacate the Demised Premi upon the t:?:-r' ion of the Lease %;;lyorceai,li;
termination of this Lease, Tenant's occupancy of the Demised Premises shall be a day-to-day tenancy, subject to all of the terms of this Lease,

except that the B_asc‘Rem during the holdoyer period shall be increased to an amount which is one-and-one-half (1'h) times the Base Rent in
effect on the expiration or termination of this Lease, computed on & daily basis for each day of the holdover period; plus all additional sums
due under this Lease. This paragraph shall not be construed as Landlord's consent for Tenant to hold over or to extend this Lease.

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 Landiord at the address
designated in Section 1.02, unless another person is designated in Section 1.10, or to any other party or address as Landlord may designate in
writing. Any and all payments made to a designated third party for the account of the Landiord shal] be deemed made to Landiord when
received by the designated third party. All sums payable by Tenant under this Lease, whether or not expressly denominated as rent, shall
consttute 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 Leasc, Tenant shall pay the instaliment 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 instaliment of Base Rent and other sums
due 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 10 promptly pay sums duc under this Lease may cause Landlord to incur unanticipated costs. The
exact amount of those costs is impractical or extremely difficuit to ascertain. The costs may include, but are not limited to, processing and
accounting charges and late charges which may be imposed on Landiord by any ground lease or deed of trust encumbering the Demised
Premises. Payments due to Landlord under this Lease are not an extension of credit. Therefore, Landiord may, at Landlord’s option and to
the extent ailowed by applicabie law, imposc a Late Charge on any payments which are not received by Landlord on or before the due date in
an amount equal to onc-half of one percent (0.5%) of the amount of the past due payment (the “Late Charge™) per day for each day afier the
due date, until the past due 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 imposed only once on each past due payment. Any Late Charge will be in addition to Landlord’s other remedies for
nonpayment of renL If any check tendered 1o Landlord by Tenant under this Leasc is dishonored for any reason, Tenant shall pay to the party
receiving paviments under this Lease a fee of twenty-five dollars ($25.00), plus (at Landlord's option) a Late Charge as provided above until
good funds arc received by Landlord. The panties 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 late pavment or dishonored check. Payments received from Tenant shall be applied
first to any Late Charges, second to Base Rent, and last (o other unpaid charges or reimbursements due to Landlord. Notwithstanding the
foregaing, Landlord will not impose a Late Charge as to the first late payment n any calendar year, unless Tenant fails to pay the late payment
to Landiord within three (3) business days afier the delivery of s 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. Security Deposit. Upon exccution 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 Secunity Deposit, Tenant shall restore the Secunty Deposit to its full amount within ten
(10) days afier Landlord’s written demand. Tenant's failure to restore the full amount of the Security Deposit within the time specified shall
be a default under this Lease. No interest will be paid on the Security 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 Security Deposit. Upon any termination of this Lease
not resulting from Tenant’s default, and afler Tenant has vacated the Property and cleaned and restored the Demised Premuises in the manner
required by this Lease, Landlord shall refund the unused portion of the Security Deposit to Tenant within thirty days after the Termination
Date or thurty 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 reason 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 option, upon written notice to Tenant, requ.lreAlhal all future
payments of Rent for the remaining temm of the Lease must be made by cash, certified check, cashier’s check, or money order (“Good Funds™)
and that the delivery of Tenant's personai 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 &s set forth herein.

ARTICLE FOUR: TAXES
4.01. Payment by Landiord. Landlord shall pay the real estate taxes on the Demised Premises during the Lease Term.

Y 1 i i 1 in which the Lease
4.02. Improvements by Tenant. If the real estate taxes levied against the Demised Premises for lhg real estate tax year in wi
Term . are ir d as a result of any alterations, additions or improvements made by Tenant or by Lundiord at the request of
Tenant, Tenant shall pay to Landlord upon d d the of the incr and cc to pay the increase during the Lease Term.
Landlord shall 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 are d against the Demised Premises jointy with other property nol constituting a parn
of the Doemised Premises, the teal estate taxes applicabie to the Demised Premises shall be equal to the amount beaning the same proportion to
the aggregate assessment that the total square feet of building arca in the Demised Premises bears to the total square feet of building erea

included in the joint assessment.

4. onal P Taxes. Tenant shall pay all taxes assessed agninst trade fixtures, furnishings, equipment, inventory, products, or
m';tn]:r;mmlm belonging to Tenant. p’;ennn( shall use reasonable efforts to have Tenant's personal property taxed separately from
the Demised Premases. If any of Tenant's personai property is taxed with the Demised Premuses, Tenant shall pay the taxes for the personal
property to Landlord within fifieen (15) days afier Tenant receives a writien statement from Landlord for the personsl property taxes.
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ARTICLE FIVE: INSURANCE AND INDEMNITY

5.01. Casuaity Insurance. During the Lease Term, Landlord shali in policies of i covering loss of or damage to the Demised
qumnd ;5;: lamgﬁxm o;_ l{hc cniag (ifr.:_.r 1 value as _I;aqd_lmd deems reasonable in relation to the age, location, type of construction
p y:“ afier on o st iF and the a y of insurance at reasonable rates. _The policies shall provide protection

as Tenant deems necessary

‘ ne anything which invalidates any insuran;
po‘hclcs.u/}n_v casualty insurance camed by Landlord or Tenant shall be for the sole benetit of ; y s
sole control.

5.02. Increase in Premiums. Tenant shall pot permut any operation or activity to be c clc
matenals, on or about the Demiscd Premises that would ¢:ius‘ic usy ancell o ot oay e o
cammed by Landlord, or increase the i ¢
Dermised Prermises causes an increas:
pay to Landlord, as additional remn
evidence of the increase.

2 ge or usc of any volatile or any other
or of any fire and extended coverage insurance policy
t of Landlord. If Tenant's use and occupancy of the
€ in the premiums for any fire and extended coverage insurance policy carried by Landlord, Tenant shail
tal, the amount of the increase within ten days after demand and presentation by Landlord of written

5.03. Liability Insurance. Dunng the Lease Term, Tenant shall maintain a commercial general liability policy of insurance, at Tenant’s
expense, sunng Landlord against liability anstng out of thc ownership, use, occupancy, or mai of the Demised Pn . The
mitial amounts of the insurance must be at least: $1.000,000 for Each Occurrence, $2,000.000 General Aggregate per policy year, $100,000
Property Damage for the Demised Premises, and $10,000 Medical Expense: plus a $5,000,000 commercial general liability umbrella; and
shall be subject to penodic increases based upon economic factors as Landlord may determine, in Landlord’s discretion, exercised in good
faith. However, the amounts of the insurance shall not limit Tenant's liability nor relieve Tenant of any obligation under this Lease. The
policies must contain cross-liability endorsements, if applicable, and must insure Tenant’s performance of the ind ity provisions of Section
5.04. The policies must contain a provision which prolubits cancellation or medification of the policy except upon thirty (30) days’ prior
written notice to Landlord. Tenant may discharge Tenant’s obligations under this Section by naming Landlord as an additional insured under
a comprehensive policy of commercial general liability insurance maintained by Tenant and containing the coverage and provisions described
in this Section. Tenant shall deliver a copy of the policy or certificate (or a renewal) to Landlord prior to the Commencement Date and prior to
the expiration of the policy during the Lease Term. If Tenant fails to maintam the policy, Landlord may elect to maintain the insurance at
Tenant's expense. Tenant may, at Tenant's expensc, maintain other liability insurance as Tenant deems necessary to protect Tenant.

5.04. Indemnity. Landlord shall not be liable to Tenant or lo Tenant's employees, agents, invitees or visitors, or to any other person, for any
injury 1o persons or damage to property on or about the Demised Premises or any adjacent area owned by Landlord caused by the negligence
or musconduct of Tenant, Tenant’s employees, sub agents, ki or ionaires or any other person entering the Demised
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 indemnnify and hold Landlord harmiess from any loss, expense or claims ansing out of such damage or injury. Tenant shall
not be liable for any injury or damage caused by the negligence or misconduct of Landlord, or Landlord’s employees or agents, and Landlord
agrees 1o indemnufy and hold Tenant harmiess from any loss, expensc or damage anising out of such damage or injury.

5.05. Comparative Neglig Tenant and Landlord hereby unconditionally and irrevocably agree to indemnify, defend and hold each
other and their officers, agents, directors, subsidiarics, partners, employees, li and 1 harmless, to the extent of each party’s
comparative negligence, if any, from and against any and all loss, hability, demand, damage, judgment, suit, claim, deficiency, interest, fee,
charge, cost or expense (including, without limitation, interest, court costs and penaities, reasonable attorney’s fees and disbursements and
amounts paid in settlement, or liabilities resulting from any change in federal, state or local law or regulation or interpretation of this Lease) of
whalever nature, on a comparative negligence basis, even when caused in part by Landlord’s or Tenant's negligence or the joint or concurring
negligence of Landiord, 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, subsidianes, partners, li and | may in, suffer, tncur or become subject to in connection with
or arising in any way whatsoever out of the leasing, operation, promotion, r g mair . Tepair, use or occupation of the
Demised Premises, or any other activity of whatever nature in connection therewith, or arising out of or by reason of any mnvestigation,
liugation or other proceedings brought or threatened, arising out of or based upon the leasing, operation, promotion, management,
maintenance, fepair, use or occupancy of the Demised Premises, or any other acuvity on the Demised Premises. This provision shall survive
the expiration or termination of this Lease.

5.06. Waiver of Subrogation. Each party to this Lease waives any and every claim which anises 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 Demised Premises, which loss or damage is covered by valid and collectible fire and extended
coverage insurance policies, to the extent that such loss or damage is recoverable under such nsurance policies. These mutual waivers shall
be In addition to, and not in limitation or derogation of, any other waiver or releasc contained in this Lease with respect to any loss of, or
damage to, property of the parties. Inasmuch as these mutual waivers will preclude the assignment of any aforesaid claim by way of
subrogauon or otherwise to an insurance company (or any other person), each party hereby agrees 1o give immediately to each msurance
company (which has issued to such party policies of firc and extended coverage insurance) written 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 Pamitted Use stated in Section 1.09. The parties to this Lease
acknowledge that the current use of the Dermised Pn or the impro ts located on the Demised Premises, or both, may or may not
conform o the city zoning ordinance with respect 1o the permitted use, height, setb k requir minimum parking relgm;unmls
coverage ratio 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 acknowledges that Tenant has or will independently investigate and verify to Tenant's
satisfaction the extent of any limitations or non—conforming uses of the Demised Premises. Tenant further acknowledges that Tenant is x:l:):l
relying upon any warranties or representations of Landiord or the Brokers who are participating in the negotiation of this Lease concerning
Permitted Use of the Demised Premises, or with respect 1o any uses of the improvements located on the Demused Prermises.

liance with Law. Tenant shall comply with all gover I laws, ordi and regulations applicable to the usc of the
g&ﬁé";:mm, and shall promptly comply \vifhyall govemlxsnmml orders and directives for the correction, prevention and nbat:mcu;o:s
nuisances and other activilies in or upon, or connected with the Demised Premises, all at Tenant's sole expense, including anm or wast
P B e o o o o e e o o T s Texas Arehitotieal Bariers AGt (ariel

1 over aws and reg 3 g 4 :

9102 andﬁ::xm s‘t‘:mlc!; and the Americans with Disabilities Act (the “ADA"). To the extent any ul;cmuo’lr_xs g:;tmeda mx
are required by the ADA or other applicabie laws or regulations, Tenant shail bear the expense of the altml;ons ] e (yfor crations
to areas of the Property ide the D d Pri are required by Title 1] of the ADA or other applicable laws or re pi
travel” requirements or otherwise), Landlord shall bear the expense of the alicrauons.

of Occupancy. If required, Tenant shall obtain a Certificate of Occupancy from the m pality in which the Property is
‘G.DJ:JC;nT:‘:o. - fr Y gf the Demised Premi Tenant may apply for a Certificate of Occupancy prior to the C_omx-nemec:xzn_ce l::iﬁa; o::dl}
if Tenant is unable 10 obtain a Centificate of Occupancy, Tenant shall have the right 1o terminate this Lease by %nctctm nocv (lo Landlord
Landlord or Tenant is unwilling or unabile to cure the defects which prevented the issuance of the Certificate of u;;:nh. - sandlord ms uyv
but has no obligation to, cure any such defects, including any repairs, instaliations, or replacements of any items whic P y
cxisting on the Demnised Premises, or which have not been expressiy agreed upon by Landlord in wniting.
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6.04. Signs. Without the prior written consent of Landlord, Tenant may not place any si other objects upon the Demised
Premises or on the Property, including but not limited to the roof of exticn af it building or oth ingprovers t Pmpmym= int or
otherwise decorate or deface the exterior of the building. Any sign:'fmtaor by T e o et ieanie 1o resictions

on the Property, and ust remove all si decorations and omaments 1 termina
of this Lease and must repair any damage and close any holes caused by the rcr%'nnos\'ml‘ s 2t the expisation or e

6.05. Utility Services. Tenant shall pay the cost of all utility services, includin
gas, waler, scwerage, storm water disposal, communicati

g but not limited to initial connection charges, all charges for
lights, lamps and tubes.

ons and electncity used on the Demised Prem and for replacing all electric

6.06. Landlord’s Access. Landlord and Landlord’s agents shail have the right to, during norma! business hours a

advance notice, and without unreasonably interfering with Tenant's business, em%’r1 the Dcmisgd Premises: (a) to inspect ’hn:i ;m{e::noxg:
and state of repair of the Demised Premuses, (b) to make repaurs required or permitied under this Lease, () to show the Demised Prernises or
the Property to any prospective tenant or purchaser, and (d) for any other reasonable purpose. If Tenant changes the jocks on the Demised
Prenuses, Tenant must provide Landiord with a copy of each separate key. Duning the final one hundred fifty (150) days of the Leasc Term,
Landlord and Landlord's agents may erect and maintain on or about the Demised Premises signs K

adverusing the Demised Premises for lease
or for sale, )
6.07. Possession. 1f Tenant pays the rent, properly maintains the Demised Pr , and complies with all other tenmus of this Lease, Tenant
may occupy and enjoy the Demised Premuses for the full Lease Term, subject to the provisions of this Lease,

6.08. E_:umptiong from Liability. Landlord shall not be liable for any damage or injury to the persons, business (or any loss of income),
goods, inventory, furnish i

{ P t, dise or other property of Tenant, Tenant’s employees, invitees, customers or any
other person 1n or about the Demised Premuses, whether the damage or injury is caused by or results from: (a) fire, steamn, electricity, water,
285 © , obstruction or other defects of pipes, sprinklers, wires, appliances, plumbing, air conditioning or
iighting fixtures or any other cause; (c) conditions ansing on or about the Demised Premises or upon other portions of any building of which
the Dermised Premises 1s a part, or from other sources or places; or (d) any act or omission of any other tenant 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 repainng the damage or injury are not

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

ARTICLE SEVEN: PROPERTY CONDITION, MAINTENANCE, REPAIRS AND ALTERATIONS

any warranty or representation to Tenant with respect 1o the condition of the Demised
Tenant’s own investigations and the representations of Landlord, if any, with respect to the condition of the Demised Premises. Landiord and
Tenant agree to hoid the Brokers harmless of and from any and all damages, claims, costs and expenses of every kind and character resulting
from or reiated to Landlord’s furnishing to the Brokers any false, incorrect or inaccurate information with respect to the Demised Premises, or
Landlord’s concealing any material information with respect 1o the condition of the Demised Premises. Other than as expressly 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
cquipment, plumbing and plumbing fixtures, clectrical 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

Prenuses in genersl are in good operaung condition. Tenant shall have a period of thirty (30) days following the Commencement
Date in which to inspect the Demised Premises and to nouify Landlord in writing of any defects and maintcnance, repairs or replacements
required to the above named equipment, fixtures, systems and interior. Within a reasonable peniod of tlime after the timely receipt of any such
wntten nouce from Tenant, Landlord shall, at Landlord’s expense, comect the defects and perform the maintenance, repairs and replacements.

7.02. Accep of Demised Premi Subject to the provisions in Secction 7.01, Tenant acknowledges that: (a) 2 full and complete
inspection of the Demised Premises and adjacent common areas has been made and Landlord has fully and adequately disclosed the existence
of any defects which would interfere with Tenant's use of the Demised Premises for their intended commercial purpose, and (b) as a result of

such inspection and disclosure, Tenant has taken p ion of the Demised Pr and accepts the Demised Premises in its “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,
I or 2 service in the Demised Premises or adjacent-common areas. Tenant shall be fully responsibic, at its expense, for
all repair, mai and 8 1t services other than those which are expressly assumed by Landlord.

A. Landiord’s Obligation

1) Subject to the provisions of Article Eight (Damage or Destruction) and Article Nine (Condemnation) and except for damage
caused by(azw act Jor omissio: of Tenant, Landlord shall keep the roof, skylights, foundation, structural components and the structural po;uom
of extenor wails of the Demised Premises in good order, condition and repair. Landlord shall not be obligated to maintain or repair w1§ ows,
doors, overhead doors, plate glass or the surtaces of walls. in addition, Landiord shall not be obligated to make any repairs under Qulin ;:2:;:
until a reasonable time afler receipt of written notice from Tenant of the need for repairs. If any repairs are required to be made by c
Tenant shall, at Tenant's sole cost and expense, promptly remove Tenant’s fumnishings, fixtures, inventory, equipment and o!{;her property, to
the extent required to enable Landlord to make repairs. Landlord's liability under this Section shall be limited to the cost o(sedosc repairs Dl;
corrections. Tenant waives the benefit of any present or future law which might give Tenant the right to repair the Demised Premises a
Landlord’s expense or to termi the Lease b of the condition.

i i | ¥ involve the exercise
2) All repair, mair r g and other services to be performed by Landlord or Landlord’s agents invo
of pro&ss(io?ml judgcm by service providers, and Tenant expressly waives any claims for breach of warranty arising from the performance of
those services.

B. Tenant’s Obligation.

} isi i i i i Destruction) and Article Nine

1) Subject to the visions of Section 7.01, Section 7.03.A, Articic Eight (Damage or Des Y t
(Condam(nzion). 'Ij'enam shall, mll times, keep all other portions of the D:mlslcd Premises in lgood ::!iscr;?o;‘:u‘xvql: A-xsm?l:ém ;vo:r
tear excepled, including but not limited to maintenance, repairs and ali necessary replacements , . d .
:nvgrb::‘l doors. heating sys%em, ventilating equipment, air conditioning equipment, electrical and lighting systems, fire lprolcctuocznstz}nl:lnc;
system, dock levelers, elevators, wntenior and exterior plumbing, the intenor of the Demised Premuses in (gicpa'fu,dmpcsmc onurol and
extermination, downspouts, gutters, paving, railroad siding, care of landscaping and reguiar mowing of grass, and includ; gludm terior of
the Demused pmmv ises. In addition, Tenant shall, at Tenant's expense, rre)p;; a:dy gramagc o anye‘:l p‘:)r;l%?:n.:nltj": 2'gpcnyor o;nx:-:;ions ngTcmmi

) dation, tructural components and exterior walls of the H emuses, caused by - :

?ﬁi’g‘;ﬁu;m u::il rg;:\sir the Pmpcrrvp(:s’ required by this Section, Landlord may, on ten (10) days™ prior wnlten notice, cnl:‘l; !’i_le De:!:;:ﬁ
Premuses and perform the maintenance or repair on behaif of Tenant, except that no nolice is required in case of emergency, a bmle 1 shall

reimburse Landlord 1 diately upon d d for all costs incurred in pertorming the maintenance or repair, plus a reasona

charge.

i ! i heduled preventative maintenance and
2) HVAC Service. Tenant shall, at Tenant’s own cost and expense, enter into a regularly sched 8 ]
service co(nlinct for all refrigeration, heating, ventilating, and air conditioning systems and equpment within the D;mxsu:l annsl? ai:rl;g !hel
Lease Term. If Tenant fails to enter into such a service contract acceptable to Landlord, Landlord may do so on Tenant’s beha enan
agrees to pay Landiord the cost and exp h f, plus a ble service charge, regularly upon demand.
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7.04. Altcrations, Additions and Impro Tenant shall not create any openings in the roof or exterior walls 1

additions or improvements to the Demised Premises without the prior writien oonscngl of Landlord. Consent foxl' no:xr—:l?uii\::y :{gﬁgﬁ'
additions or improvements shall not be unreasonably withheld by Landlord. ' Tenant may erect or install trade fixtures, shelves, bins,
machinery, heating, ventilating and air conditioning equipment and, provided that Tenant complies with all applicable govémm:nuxl' laws,
ordinances, codes. and regulations. At the expiration or termination of this Lease, Tenant shall, subject to the restrictions of Section 7.0
below, have the right to remove items instalied by Tenant, provided Tenant is not in default at the time of the removal and provided further
that Tenant shall, at the time of removal of the items, repair in 2 good and workmanlike manner any damage caused by the installation or
removal. Tenant shall pay for all costs mncurred or arising out of alterations, additions or improvements in or to the Demised Premises and

shall not permit any mechanic’s or materialman’s lien to be filed inst the Dy d Premi the Pr
s [ s Pr or the Property. Upon request by Landiord,
! ;3::01 nssh:ll—l ::;:;“ lo;;f:dlord proof of payment reasonably satisfaciory to Landlord of all costs incurred or ansing out of any alterations,

2.05. Condition upon Terminati Upon the expiration or termunation of this Leasc, Tenant shall sum Demi: remis
Landlord broom clean and in the same condilion as received, except for ordinary wear and tear which Tcna::dizrnlv};tc otherwsies(: gbligal::l :g
remnedy under any provision of this Lease. Tenant shali not be obligated to repair any damage which Landlord is required to repair under
Article Seven (Property_Condition) or Articie Eight (Damage or Destruction). In addition, Landlord may require Tepant to 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 Demised Premises to its prior condition, all at Tenant's expensc. Al alterations, additions and improvements which Landlord
has not required Tenant to remove shall become Landlord's property and shall be surrendered to Landiord upon the expiration or termination
of this Lease. In no event, however, 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 fixtures; (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, equipment 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 impro 1 d on the D d Premuses are damaged by fire, tornado, 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 receives 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 unprovements on the Demised Premises (other than leaschold
improvements made by Tenant or any assignee, subtenant or other occupant of the Demised Premises) to substantially the condition in which
they existed prior to the damage. If the casualty occurs during the final cighteen (18) months of the Lease Term, Landiord shall not be
required 1o rebuild or repair the damage unless Tenant exercises Tenant’s renewal oplion (if any) within fifteen (15) days afier 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 s no renewal
option contained in this Lease, Landiord may, at Landlord’s option, terminate this Lease by promptly delivering a written termination notice
10 Tenant, in which event the Rent shall be abated for the unexpired portion of the Lease Term, eflective from the date of receipt by Landlord
of the written notification of the damage. To the extent the Demised Premises cannot be occupied (in whole or in part) following the casualty,
the Rent payable under this Lease dunng the period in which the Demised Premises cannot be fully occupied shall be adjusted equitably.

§.03. Substantial or Total Destruction. If the building or other improvements situated on the Demised Premises are substantially or tetally
destroyed by fire, tomado, 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 terminate this Lease by promptly delivering a written termination notice to the other party, in which event the monthly instaliments of
Rent shall be abated for the unexpired portion of the Lease Term, effective from the date of the damage or destruction. If neither party
promptly terminates this Lease, Landlord shall proceed with reasonabie diligence to rebuild and repair the building and other improvements
(except that Tenant shall rebuild and repair Tenant's fixtures and improvements in the Demised Premises). To the extent the Demised
Premises cannot be occupied (in whole or in part) following the casusity, the Rent payabie 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 Leasc Term or any extension thereof, all or a substantial part of the Demised Premises are taken for any public or quasi-public
use under any gover 1 law, ordi or regulation or by right of eminent domain, or are conveyed to the condemning authority under
threat of condemnation, this Lease shall terminate and the monthly instaliments of Rent shall be abated during the unexpired portion of the
Lease Term, effective from the date of the taking. If less than a substantial part of the Demised Premises is taken for public or quasi-public
use under any governmental law, ordinance or regulation, or by night of eminent domain, or is conveyed to the condemning authonity under
threat of condemnation, Landlord, at its option, may by written notice termunate this Lease. If Landlord docs 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 Pr s) sil d on the D ed Pr 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 separate awards and portions of lump sum awards as may be allocated to their

respective interests in any condemnation proceeding. The terminaton of this Lease shall not affect the rights of the parties to such awards.

ARTICLE TEN: ASSIGNMENT AND SUBLETTING

without the prior written consent of Landlord, assign this Lease or sublet the Demised Premises or any portion thereof. Any
mlms::lu:r“ subletting shaplll‘be expressly subject to all terms ?nd provisions of this Lease, including the prowisions of Secuon 6.01
ining to the use of the Demised Premuses. In the event of sny assignment or subletting, Tenant shall remain fully liable for the full
performance of all Tenant's obligations under this Lease. Tenant shall not assign its rights under this Lease or sublet the Demised Premises
without first obtaining a wriiten agr t from the assignee or subl 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 Premises 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 frodm the
assignee or subtenant all rents becoming due under the terms of the assignment or subletting and apply the rent against any sums duc to
Landiord under this Lease. No direct collection by Landlord from any assignee or subtenant will release Tenant from Tenant's obligations
under this Lease.

ARTICLE ELEVEN: DEFAULT AND REMEDIES

11.01. Default. Each of the following cvents is an event of default under this Lease:

i } that it is due and
i f Tenant to any instaliment of the Rent or other sum payable 10 Landlord under this Lease on the date

the e;nnwo? that failm'e':':z' ] p);ﬁod of five (5) days after Landlord delivers wnitten notice of the fmh_:.rc to Tenant. This clause shall not
be construed to permit or allow a delay in paying Rent beyond the due date and shall not affect Landlord's right to impose a Late Charge as
permutted in Section 3.03.

i 1 iu i the payment of Rent or other sum of
B. Failure of Tenant to comply with any term, condition or covenant of this Leasc, other than pa ] :
money, and the continuance of that failure for a period of thirty (30) days after Landlord delivers written notice of the failure to Tenant;

i ! igati i i due or an admission in
C. Failure of Tenant or any guarantor of Tenant’s obligations under this Lease to pay its debts as they become
writing of inability 1o pey its debts, or the making of a general assignment for the benefit of creditors;
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D. The commencement by Tenant or any guarantor of Tenant's obligati i 1 '
] mme ) antor of 2 bligations under this Lease of any case, proceedin,
- seeking reorg; arrang adjustment, liquidation, dissolution or composition of it or its yd:bts under nnygl::vozle:ﬁ::cgm:z

bankruptcy, nsoivency, reorganization or relief of debtors, or seekin intmen: recei’ i P :
it or for all or any substantial part of its property; g appoin tofa ver, trusiee, custodian or other stmilar official for

E. The commencement of any case, proceeding or other action against Tenanl or any guarantor of Tenant’ igations under thi

secking to have an order for relicf entered against it as debtor, or seeking mgani.nt.ionf!ynmngunml, ldjuslm:ntbllx!g‘ﬁxgn:om disstgljumi
compasition of it or its debts under any law relating to bankruptcy, insolvency, reorganization or relief of debtors, or secking appoinunent of &
rece1ver, trustec, custodian or other similar official for it or for all or any substantial part of its property, and Tenant or any guarantor: (i) fails
to obtain a disrrussal of such case, proceeding, or other action within sixty (60) days of its commencement; or (ii) converts the case from one

chapier of the Federal Bankruptcy Code to another chapter. or (iii) is the subject of 1 ich 1 i
e e ah e ooty e p (iti) is the subject of an order of relief which is not fully stayed within seven (7)

F.  Vacancy or abandonment by Tenant of any substaniial poruon of the Demised Premi i i
‘ i oo i Y po! 1S scs 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, Landl i
one or more of the following remedies without any prior notice or demand. ‘01, Landlord shall have the option to pursue any

A. Terminate thjs 'Peasg. n whig{x event Tenant shall immediately surender the Demised Premises to Landlord. If Tenant fails to so
surrender the Der Pr I d may, without prejyudice to any other remedy which it may have for possession of the Demised
Premises or Rent in arrears, enter upon and take p ion of the Demised i

: [ 1 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 Landiord on demand the amount of all loss and damage which Landlord may suffer b
termination, whether through inability to reiet the Demised Premises on satisfactory terms ogr otherwise. Ve ¥ xeason of the

~ B. Enter upon and take posse: of the Demised Premi by force if y. without ter ing 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
Premuses or any part thereof. Landlord may relet the Demised Premises and receive the rent therefor. Tenant agrees to pay to Landlord
r}-nornt._lﬂy or on dcn:and from time to time any deficiency that may arise by reason of any such reletting. In determining the amount of the

y. the pr onal service fees, attomeys" fecs, court costs, remodeling expenses and other costs of reietting shall be subtracied from
the amount of rent received under the reletting. '

B
1

C. Enter upon the Dx d Premi by force if y, without lerminating this Lease and without being liabie for prosecution or
for any claim for d. ges, and do whal Tenant is obligated to do under the terms of this Lease. Tenant agrees to pay Landlord on
demand for expeases which Landiord may incur in thus effecting compliance with Tenant's obligations under this Lease, together with
interest thercon at the rate of twelve percent (12%) per annum from the datc expended until paid.  Landlord shall not be lisble for any
damages resuiting to Tenant from such action, whether caused by negligence of Landiord or otherwise.

D. Accelemte and declare the Rent for the entire Lease Term, and all other amounts due under this Lease, at once due and payable, and
proceed by attachment, suit or otherwise, to coliect all amounts in the same manner as if all such amounts due or to become due during the
entire 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 nights or remedies which the Landiord 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 duc. Landlord shall not be obligated to provide another key to Tenant or aliow
Tenant 1o regain entry to the Demises Premises uniess and until Tenant pays Landlord all Rent which is delinquent  Tenant agrees that
Landlord shall not be hable 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 Premuses. 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 ised its c« 1 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 Landiord and Tenant should make amangements
with the representative to pay the delinquent instaliments of Rent when Tenant picks up the key; and

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

F. No re-eatry or taking px jon of the Demised Premises by Landlord shall be construed as an ejection to terminate this Lease,
unless 8 written notice of that intention is given to Tenant. Notwithstanding any such reletting or re-entry or taking possession, Landlord
may, at any time thercafier, elect to terminate this Leasc 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 2 forfeiture or waiver of any
monthly instaliment 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 contsined in this Lease. Failure of Landlord to declare any default immediately upon its occurrence, or
failure 10 enforce one or more of Landiord's remedies, or forbearance by Landlord to enforce one or more of Landlord’s remedics upon an
event of default shall not be deemed or construed to constitute a waiver of default or waiver of any violation or breach qf the terms of this
Leasc. Pursuit of any one of the above remedics shall not preclude pursuit by Landlord of any of the other mncdic§ provided in this Lease.
The loss or damage that Landlord may suffer by reason of termination of this Lease or the deficiency frpm any rcle}lmg as provided for above
shall include the expense of repossession and any repairs or remodeling undertaken by Landlord following possession. If Landlord terminates
this Leasc at any time for any default, in addition to other remedies Landlord may have, Land.lord may recover from Tenant all darqnges
Landlord may incur by reason of the default, including the cost of recovening the Demised Premises and the cost of the Rent then remaining
unpaid.

11.03. Notice of Default. Tenant shali give wrilten notice gefn a:;v .failure:y Lmdcli:l:i :fp!:it:nn nnyLof Lnni:r;i: s obl‘?gom'm%h?s‘i
glv\lﬂd mor [gl 1c1a! under an’ ng

‘n:ns: ::dm ah:?m“;::enny fmnishetl!&:r 'rr'cnam ing:rcﬁ?i;g. u‘:dlrzxd shall nzt_be in default under this Lease unless lgndlo;id (or suc?;_

ground lessor, mortgagee ot beneficiary) fails to cure the nonperformance within thirty (30) days after dl;ccul]pl_ t?fh Tenant's n;x;rc:ﬁ g coc\;e»‘\"?u;xln

the nonperformance reasonably requires more than thirty (30) days to cure, Landlord shall not be in default if the cure 1s

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

k . As used in this Lease, the term “Landlord™ means only the current owner or owners of the fec
:.:13:0 x{;:l;: Ihﬁol:(g Lmdhor:’ ‘el“hb“'{t’:“- estate under a ground lease of the Demised Premises at the ime in que;upn. Each nglxlrdlon:x:s
obligated to perform the obligations of Landlord under this Leasc only during the time such Landlord owns ds:c thi;nl:?s: :;cnlx u: A o):'
Landlord who fers its title or 1 is relieved of all liability with respect to the obligauons of Landiord un: T s L rsd eer dc‘gwﬂ or
after the date of transfer, and Tenant agrees to recognize the transferec as Landlord under this Lease. Ho\;:rv‘e;, cac ; u\? 4 shs
ite transferee the Security Deposit held by Landiord if such Secunty Deposit has not then been applied uni ¢ terms of this c.

ARTICLE TWELVE: LANDLORD'S CONT RACTUAL LIEN

i ity 1 f all Rent and other sums
iti the sta Landlord’s lien, Tenant hereby grants to Landlord a security interest to secure payment ol
e o L e o oo, s S S L e M
T t situated in or u the Demised Premises, together wil e . m
remove sggh property without the co;-nwsr;n of Landlord until all Rent in arrears and other sums of money then due to Landlord under this Lease
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have first been peid and discharged. Upon the occurrence of an event of defaul i iti other

_ 1 : t, Landiord may, in additi i ] 1

o‘h‘;:r 1 .um 1se or lbgnl:;vcvx:!ya:lgl‘ mnuponl the Demi sutj.h Premp ises and take possession of any and all g}' ds, wnmsonelg:i'gnmt ﬁmedxrs V“’[‘l""de"dm‘g
. ” _ t i on the d Pr without liability for trespass or conversi 1 plvpcny. i

or private sale, with or without having the property at the saic, after giving Tenant msomt;:l.e notice omm:nfnzeglan; of any su::lhp:atilcm

Unless otherwise required by law, notice to Tenant of the sale shall be deemed sufficient if gi 1 mann i in thi

least ten (10) days before the time of the sale. Any public sale made under ﬁuuiﬁf\l::él::f sgkl:l:‘n l:rel gl:aned 1: l]::secr&:: ms Ltfdns'e .
commercially reasonable manner if held on the Denused Premises or where the property is located, after the time, place and mi lhu:d f p la
and a general description of the types of property to be sold have been advertised 1n & daily newspaper publishédpin the counc who slah:
Demised Premises is located for five (5) consecutive days before the date of the sale. Landlord or its assigns may purchase at :y ubﬁ?sul
and, uniess prohibited by law, at a private sale. The proceeds from any disposition dealt with in this Article, less any and al‘; cxpcns;
connected with the taking of possession, holding and scliing of the property (including reasonable attorneys® fees and lcg.al);'( es), shall be
applied as a credit agamst the indebtedness secured by the security interest granted herein. Any surplus shall be puici mm;m or as
otherwise required by law, and Tenant shall promptly pay any deficiencies. Upon request by Landlord, Tenant agrees 1o execute and deliv
to Landlord a Financing Statement in a form sufficient to perfect the security interest of Landlord in the aforemenuoned pro and oz;eg
thereof under the provisions of the Business and Commerce Code in force in the State of Texas. The statutory licnpfogc:;yxl is e;: ressi
reserved, the security interest herein granted is in addition and supplementary thereto. Provided Tenant is not in default under an pof th:,
terms of this Lease, upon wrnitten request by Tenant Landlord shall deliver a written subordination of Landlord's statutory and oonyu'actual

liens to any licas and secunty interests secunng any institutional third fi i i
rcieteog: Arimitor s ki i g g'on rd party financing of Tenant. Landlord shall not unreasonably withhold or

-ARTICLE THIRTEEN: PROTECTION OF LENDERS

13.01. Subordination and Attornment. Landiord shall have the right to subordinate this Lease to any future ground Lease, deed of trust or

mortgage bering the D d Pr and advances made on the security th f and any r is, modifications, consolidatiol
3 . N . > ’ ns'
;;Bvidmg o or thereof, whenever made or recorded. Landlord’s right to obtain such a subordination is subject to Landlord’s

enant with a written Subordination, Nondisturbance and Attornment Agreement from the i
it W St lon, anc 4 r ground lessor, beneficiary or mortga
wherein Tenant's right to p of the Dx Premises during the Lease Term shall not be disturbed if Tmlrrx{pays the Rgmee‘

and performs all of Tenant's oblig,m.i:ms under this Lease and is not otherwise in default, in which case Tenant shall

or successor to Landlord’s in the Dx d Pr and recognize the fe or as Landlord :lt::ir:r Kl?ﬂlsh?.:::f?n:;

ground lessor, beneficiary or mortgagee clects to have this Lease superior to the lien of its ground lease, deed of trust or mortgage and gives

Tenant written notice thercof, this Leasc shall be deemed superior to the ground lease, deed of trust or mortgage whether this Lease is dated

prior or subscquent to the date of the ground lease, deed of trust or mortgage or the date of recording thereof. Tenant's rights under this Lease

unlesslspgmﬁuc::lly: quxf}ed at the ume this Lease is executed, are subordinated to any existing ground lease, deed of trust or mongagé
ering 1 Pr

13.02. Signing of Documents. Tenant shall sign and deliver any instruments or documents necessary or appropriate to evidence an;
attomment or subordination or any agreement to attorn or subordinate. If Tenant fails to do so within t?n (10) dayl:r;aﬁcr written rcqucsly,
Tenant bereby makes, constitutes and irrevocably appoints Landlord, or any transferee or successor of Landlord, the attoney-in-fact of Tenant
to execute and deliver the attornment or subordination document or agreement.

13.03. Estoppel Certificates.

A. Upon Landlord’s written request, Tenant shall execute, acknowledge 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 iast date of payment of the Base Rent and other charges and the time period covered
by that payment; and (iv) that Landlord is not in default under this Lease (or, if Landlord is claimed to be in default, staung why). Tenant
shall deliver the statement to Landlord within ten (10) days afier Landlord’s request. Landlord may forward any such statement to any

prospective purchaser or lender of the Demised Premu The purct or lender may rely conclusively upon the statement as true 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; (ii) that this Lease has not been canceled or terminated except as otherwise represented by
Landlord; (iii) that not more than one monthly installment of Base Rent or other charges have been paid in advance; and (iv) that Landlord is
not 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 afier written request from Landlord, Tenant shall deliver to Landlord financial

asarer bly required by Landlord to verify the net worth of Tenant, or any assignee, subtenant, or guarantor of Tenant. In
addition, Tenant shali deliver to any lender designated by Landlord any financial statements required by the lender to facilitate the financing
or refi ing of the Demised Premises. Tenant represents and warrants to Landlord that each financial statement is a true, complete, and

accurate statcment as of the date of the statement. Al financial statements shall be confidential and shall be used only for the purposes sct
forth in this Lease.

ARTICLE FOURTEEN: ENVIRONMENTAL REPRESENTATIONS AND INDEMNITY

14.01. Tenant's Compli with Envir tal Laws. Tenant, at Tenant's expense, shall comply with all laws, rules, orders,
ordinances, directions, regulations and requi of Federal, State, county and municipal authoritics pertaining to Tenant's use of the
Property and with the recorded covenants, conditions and restrictions, regardless of when they become effective, inciuding, without limitation,
all applicable Federal, State and Jocal laws, regulations or ordinances pertaining 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 matters, 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 oceupancy of the

Property.

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, contraclors or invitees without the prior written consent of Landlord. If Tenant breaches the
obligations stated in the preceding Section or or if the pr ce of Hazardous Matcrials on the Property caused or permitted by
Tenant results in contamination of the Property or any other property, or if contamination of the Property or any other property by Hazardous
Materials otherwise occurs for which Tenant 1s legally liable to Landlord for damage resulting therefrom, then Tenant shall indemnify, defend
and hold Landlord harmless from any and all claims, judgments, damages, penalties. fines, costs, liabilities or losses (including, without
limnitation, diminution in value of the Property, damages for the loss or restriction on use of rentable or unusable space or of any amemity or
8] ce of the Property, demages ansing from any adverse impact on marketing of building space or Jand area, sums paid 1n settiement
of claims, reasonable attorneys’ fees, court costs, consultant fees and cxpert fees) which arise during or afier the Lease Term as a result of the
contamination. This indemnification of Landlord by Tenant includes, without limitation, costs incurred in connection with any investigation 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 results in any conlamination of the Property,
Tenant shall promptly take all actions at Tenant's solc expense as arc necessary to retum the Property to the condition existing prior to the
introduction of any such Hazardous Materials, provided that Landlord's approval of such actions ts first obtained. The foregomng indemnity
shall survive the expiration or termination of this Leasc.

14.03. Landlord’s Representations and War jes. Landl P and to the best of Landlord's actual knowledge, that:
(i) any bandiing, transportation, storage, reatment or usage of Hazardous Materials lhllhnsq‘_mmedon the Property v;o_dflehas been in
campliance with all applicable Federal, State, and local laws, regulati and ord s and (i) no leak, spill, rel BE, €

or dasposal of Hazardous Materials has occurred on the Property to date and that the soil or groundwater on or under the Property is free of
Hazardous Matcrials as of the Commencement Date, unless expressly disclosed by Landiord to Tenant in writng.
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14.04. Landlord’s Ind ifs Landlord hereby indemnifies. defends and L udgment
(fi::“c%:n:t penaities, l'mles. costs, liabilities, (including sums paid in settlements of cl:li:nlis) lall:snsl' e motr:v‘chmxs ! uomeys‘s"
fee ; coun costs, wnsqu::;rgm, and expert fees, which anise during or after the term of this Lease from or in connection with the a

s pected presence of ous Matenals in the soil or groundwater on or under the Property, uniess the Hazardous Material i Vl'lumce by
Tenant or 1s present solely as a result of the neghigence or wiliful conduct of Tenant. Without limiting the I e fores e
indemnification provided by this Section 14.04 shall specifically cover costs incurred in ion with :ny nv y of e Toregaung. e

any clean-up, remedial work, removal or restoration work required by any Federal, State or local go ol Aul.h:my of site ditions or

T

14.05. Definition. For purposes of this Lease, the term "“Hazardous Matcrials™ meal i hazard

) 8 : ns any one or nu 11
wasle, haurihdogs matenal, hmrdops substance, solvent or oil as defined in or pursuant l¥) the Reso?x:ep%o‘:::rballox:: us:g s};aex:c " AcLoui
amended, the Comprehensive Environmental Response, Compensation and Liability Act, as amended, the Federal Clean W::ry Act, :s

amended, or any other Feder: i i
baequently ﬂz’a ° wgr al, State or local environmental law, segulation, 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 termination of this Leasc.
ARTICLE FIFTEEN: PROFESSIONAL SERVICE FEES

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

A. Landlord agrees 10 pay to the Principal Broker a monthly professional service fee (the “Fee™) [ iati is Leas
y \ 0 I or negoua thi
applicable sales taxes, equal to the percentage stated in Section 1.13.A of cach monthly Rent payment at the umeg the l;:gmc:t is duf:i plus any

B. Landlord agrees to pay to the Principal Broker a lump sum professi 1 b iati i
] < T professional service fee (the “Fee™) for negotiating this Lea
applicable sales taxes, equal to the percentage stated in Section 1.13.A of the total Rent to become due to Lan%l)or:i dgrings the ﬂ:.fcl"?e}';f

'(1;he Fee shal':‘x ?cm;:u;lgf:& slhe %ciwl Broker (i) one-half on the date of final execution of this Lease, and (i) 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 broki i
other than the Broker(s) is entitled to any ission or fec in A on with this Lease. ) no other broker, agent, person. firm or entiy

15.03. Payments on Renewal, Expansion, Extension or New Lease. If during the Lease Term (as may be renewed 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 ng,ht or option to renew or ex!;nd the Lease Term (whether contained in this Lease or in any amendment, suppl t or other agr
pertaining to this Lease) or enters into a new leasc or rental agreement with Landlord covering the Demised Premises; or (b) enters into any
lease, T I, exp on or other rental agr with Landlord d g to Tenant any premiscs located on or constituting all or
part of any tract or parcel of rcal property adjoining, adjacent to or contiguous to the Demised Premises and owned by Landlord on the
Commencement Date, Landiord shall pay to the Principal Broker an additional Fee covering the full period of the renewal, extension, lease,
expansion or other rental agreement which shall be due on the date of excrcise of a renewal option, or the date of execution in the case of an
extension, new lease, exp or other agr The additional Fee shall be computed under Section 15.01.A or 15.01.B above
(whichever has been made applicable under Section 1.13), as if a new lease had been made for such period of time.

15.04. Payments on Sale. If Tenant, Tenant’s essors or assigns, purch the Demised Premises at any time, pursuant to a purchase
option contained in this Lease (or any lease, ¢ ' 1, expansion or other rental agreement) or, in the absence of any purchase
option or thereof, purct the Dy d P within ten (10) years from the Commencement Date, Landlord shall pay to the

Principal Broker a Professional Service Fec in cash equal to the percentage stated in Section 1.13.B of the purchase price, payable at closing.
Upon closing of a sale to Tenant, all monthly lease Fees shall terminate upon payment of the Professional Service Fee 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 to any Cooperating Broker pursuant to a scparatc agreement between the Brokers.

15.06. Joint Liability of Tenant. If Tenant enters into any new lease, extension, renewal, expansi or other agr to rent, occupy, or
purchase any property described in Section 15.03 within the time specified in that Section, 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 Principal Broker.

15.07. Assumption on Sale. In the event of a sale of the Demised Premises or the assignment of this Lease by Landlord, Landiord shall
obtain from the purchaser or assignec an Assumption Agreement n recordable form whereby the purchaser or assignee agrees 10 pay the
Principal Broker all Professional Service Fees payable under this Lease and shall deliver a fully cxecuted original counterpart thereof 10
Principal Broker on the date of closing of the sale of the D d Premuses or assig of this Lease. Landiord 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 agreement 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 Lease, just as if Tenant had continued to occupy the Demised Premises and
had paid the Rent during the entire Lease Term. Tenmination of this Lease under Article Eight or Article Nine shall not terminate the
Principal Broker's right to collect the Fees.

15.09. Dusl 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 Landlord and Tenant, then Landlord and Tenant hereby consent to the dual agency, suthorize the applicablc Broker(s) to
represent more than one party 10 this Lease, and acknowledge that the source of any expected compensation to the Brokers will be Landlord, and
the Brokers may also be paid a fee by the Tenant. If the Broker(s) are acting in a dual agency capacity, the Broker(s) shail:

(1) Not disclose to Tenant that Landiord will accept s rent less than the asking rent uniess otherwise jnstructed in a sepsrate writing

Landiord;

> (2) Not disclose to Landlord that Tcoant will psy a rent greater than the rental submitted in s written offer to Landiord unless
otherwise instructed in a separate writing by Tenant;

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

(4) Treat all parties 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. Disclosure. Landiord and Tenant understand that & real estate broker 1s qualified to advise on Matlcrs concerming real estate and is
not expert in maters of law, tax, financing, surveying, hazardous materials, engineerng, construction, safety, zoning, land planning,
architecture or the ADA. The Brokers hereby advise Tenant 1o seck expert assistance on such matters. Brokers do not investigate a propetty s
compl with building codes, go i ord and laws that relate to the usc or condition of a property and its
construction, or that reiate to ils acquisition. If Brokers provide names of consultants or sources for advice or assisiance, Tenant
acknowledges that the Brokers do not warrant the services of the advisors or thetr products and capnot warrant lh? iumlbll‘lt?' of Empcr't‘v to be
acquired or leased. Furthermore, the Brokers do not warrant that the Landlord will disclose any or all property a the B r
will disclose to Tenant any actual knowledge possessed by Brokers rcs.:;dmg dct:;.lt;s of the Dem!sed Prcm&lsesnnn@ e Property. ll:dthui
regard, grealomkeullnwesnrynndnppmpm’lein ires to use diligs n in ga c i

Ta;;;.wnsmnmﬂung this Leasc. Landlord and Tmﬂnmby agree to indemuify, defend, and hold the Brokers harmless of and
from any and all Liabiliti 1aims, debts, d costs, or expenses, including but not Jimited to reasonable attornecys foes and court costs,
relsted to or arising out of or in any way cC d to rept ions conceming matters properly the subject of advice by experts. In
addition, to the extent permitied by applicable law, the Brokers’ liability for errors or ormssions, negligence, or otherwise, 15 limited to the
return of the Fee, if any, paid to the Brokers pursuant to this Lease.
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16.02. Force Majeure. If performance by Landlord. of any term, condition or covenant in thi i

I ( of a . in this Lea

Soo:, lmslu"n}:e. Jockol:il: ;‘homg::k;_ mpt:rnfnl or labor,f restriction by any governmental authonity, civil riols,c ﬂ’:(quo‘z’ i:; ;ﬁrv::uﬁ :Z('wn,’yuu/'\: ‘u‘x’er
o o ¢ period for performance of the term, conditi : ded eni 1

conls dchyledmor e p< or shall be 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 i i i

of the terms or provisions of this Lease. Tenant shall be responsible for the duct, acts np:d le i Mdlz% 'lrmusml;;'a:eal:ld!: n:c;olln pa:l
customers, CONtractors, invitees, agents. SUCCESSOrs or others using the Demised Premises with Tenant's expressed or imgpliod‘ pa:ﬂz?:n'
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 1o provisions of this Leasc must be in writing and signed by the waivin Landlord’s d i

, . I s . 1 failure t
enforce any provisions of this Lease or its accep of late instali of Rent shall not be a wnwc% E:gyshnll not prc:cncl ﬁgél:;dugr:o:l
enforcing that provision orhani\(' (;llhlclr bzrom;non of this Lease in the future. No statement on a payment check from Tenant or in a letter
accompanying a payrment check sha binding on Landiord. Landiord may, with or without notice to Tenant, tiat
check without being bound to the conditions of any such statement. - negotiate. cash. of endorss the

16.05. Severability. A determination by a court of compctent jurisdiction that any provision of this Lease'is invalid or unenforceable shall
not cancel or invalidate the remainder of that provision or this Lease, which shall remain in 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 Dermised
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 partics. Any other attempted amendment shall be void.

16.08. Notices. All notices and other communications required or permitted under this Lease must be in writing and shall be deemed
delivered, whether actually received or not, on the earlier of: (1) actual receipt if delivered in person or by messenger with evidence of delivery;
or (ii) receipt of an el ic facsimile ission ("Fax™); or (iii) upon deposit in the Uniled States Mail as required below. Notices may
be ransmitted by Fax to the Fax teleph bers specified in Article 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 1o the intended recipient as set forth in Article
One. Afier possession of the Demised Premises by Tenant, Tenant's address for notice purposes will be the address of the Demised Premises
unless Tenant notifies Landlord in writing of a different address to be used for that purposc. Any party may change its address for notice by
delivering wrilten notice of its new address to all other parties in the manner set forth above. Copies of all notices should aiso 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. Attorneys’ Fecs.. If on account of any breach or default by any party to 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 10 employ an attomey o enforce or defend any of its nghts
or remedies under this Lease, the non-prevailing party agrees to pay the prevailing party its reasonable attomeys’ fees and court costs, if any,
whether or not suit is instituted in connection with the enforcement or defensc.

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

16.11. Survival All obligations of any party to this Lease 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, rep ives, rs and ass) However, Landlord shall not have any obligation to Tenant’s successors or assigns unless the

rights or of the \rs or assigns are acquired in accordance with the terms of this Lease.

16.13. Consult an Attorney. This Leasc is an enforceable, legally binding agr t. Read it fully. The brokers invoived in the
negotiation of this Lease cannot give you legal advice. The partics 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, Landlord and Tenant
each agree to the provisions, terms, covenants and conditions contained in this Lease.

16.14. Offer: The exccution of this Lease by the first party to do so constitutes an offer to lease the Demised Premises. Unless within the
number of days stated in Section 1.14 above after the date of its execution by the first party to do so, this Lease is signed by the other party and
a fuily exccuted copy is delivered to the first party, such offer lo lease shall be automatically withdrawn and terminated.

ARTICLE SEVENTEEN: ADDITIONAL PROVISIONS [Additional provisions as directed by the parties may be set forih below.]

LANDLORD , TENANT
P < f/"\‘(
7 r; : 7 o
T
By [Si , e]: -t s By [Signature]’ ¢ ~
Name: Judge Ron Harris - Name: Judge Ron Harri
Title: County Judge Title: County Judge .
Date of Execution: Date of Execution:
PRINCIPAL BROKER COOPERATING BROKER
Si e): By [Signature]:
IBanr[nec / Name:
Title: Title:
Copyright Notice: This form Ls Mfwﬂzmofnuvbelsoj’llzNoﬂl:TamCmmﬁnl A of Reall Inc. F i ishereby g v d to make
lmaﬂaddhjav{ﬁru’mpaﬁuhTm;mlm transaction. Caumdzmukoﬁ«ww;ﬁmdm,\wm usirng the current version of this fornt
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