COMMERCIAL LEASE

THIS LEASE ("Lease") is made this | (;“\dny of November, 2021, by and between Greenwood Properties,
LLC ("Landlord"), and S&R Keystone Pharmacy, LLC, ("Tenant").

RECITALS

A. Landlord is the owner of the real property and improvements thereon known generally as 1358-1360 W.
North Avenue, Baltimore, Maryland 21217 (the "Property").

B. Tenant desires to lease a portion of 1358 W. North Avenue, Baltimore, Maryland 21217. The leased areas
shall be the first floor leased area currently used in the operation of the “Keystone Pharmacy”; a portion of the
basement directly below and in the same dimensions as the first floor leased area, said basement leased area
shall not include the rear shop area of Building 3; and, certain exterior parking spaces. Said leased areas and
exterior parking spaces are shown as an area designated in red outlined on EXHIBIT A attached hereto and
made a part hereof (hereinafter the "Leased Premises").

C. Landlord has agreed to lease to Tenant, and Tenant has agreed to rent from Landlord, the Leased Premises
upon the terms and subject to the conditions hereinafter set forth.

NOW, THEREFORE, in consideration of the premises and the mutual covenants and conditions contained
herein, Landlord and Tenant hereby agree as follows:

TERM

1.A. Initial Term. The term of the Lease (the "Initial Lease Term"), shall commence on November 18, 2021
(the "Commencement Date"), and shall expire as of midnight November 30, 2026 (the “Expiration Date™).
The first lease year of this Lease shall commence on the Commencement Date and shall end at the close of the
twelfth (12") full calendar month after the Commencement Date; thereafter, each lease year shall consist of
twelve (12) full calendar months commencing with each anniversary of the first day of the first full calendar

month of the first lease year, (each such first lease year and subsequent lease year are hereinafter referred to as
a "Lease Year").

B. Renewal Options. The tenancy created under this Lease shall continue for two (2) additional periods
of five (5) years each unless Landlord or Tenant, whichever desires not to renew the Lease, gives the other
written notice, by certified mail - return receipt requested, of its intention not to renew the Lease at least one
hundred eighty (180) days prior to the expiration of the Initial Lease Term, or immediately preceding renewal
period, if applicable. Each renewal period shall be upon the same terms, covenants and conditions set forth
herein with respect to the Initial Lease Term, including inter alias, Tenant's liability for increased rent as
described herein. All references in this Lease to the "Lease Term" shall be construed to mean the Initial Lease
Term and the renewal period(s) unless the context clearly indicates that another meaning is intended. The last
year of the Initial Lease Term or any renewal period shall be considered the immediately preceding lease year
for the first year of the first or, if applicable, next renewal period. This renewal provision shall, at the sole
option of Landlord, be absolutely null and void if Tenant shall, at any time, default under any of the terms or
provisions of this Lease.

RENT

2.A. Payment of Rent. Tenant covenants and agrees to pay Landlord, without offset or deduction, annual rent
("Annual Rent") of Twenty Thousand Four Hundred and 00/100 Dollars ($20,400.00), payable in advance on
the first day of each and every month during the Initial Lease Term in equal monthly installments of One
Thousand Seven Hundred and 00/100 Dollars ($1,700.00) each; together with all additional sums, charges or
amounts of whatever nature to be paid by Tenant to Landlord in accordance with the provisions of this Lease,
whether or not such sums, charges or amounts are referred to as additional rent (all of the foregoing being




collectively referred to as "Additional Rent"). Additional Rent may sometimes hereinafter collectively be
referred to as "Rent."

Simultaneously with the execution of this Lease Tenant shall pay to Landlord the sum of Two Thousand Four
Hundred Thirty-Six and 67/100 Dollars ($2,436.67), which represents the first month's installment of Annual
Rent plus thirteen (13) days pro rata Annual Rent for November 18, 2021 through November 30, 2021.

The Annual Rent for the renewal periods, if exercised, shall be as follows: 1{7@ o
ANNUAL MONTHLY
First Renewal Period Years 1 & 2: $21,600.00 $1,800.00
First Renewal Period Years 3 - 5: $22,800.00 $1,900.00
Second Renewal Period Years 1 -5: $24,000.00 $2,000.00

All Annual Rent for the renewal periods shall be without offset or deduction, payable in advance on the first
day of each and every month during the renewal period(s) in equal monthly installments as set forth above;
together with all additional sums, charges or amounts of whatever nature to be paid by Tenant to Landlord in
accordance with the provisions of this Lease, whether or not such sums, charges or amounts are referred to as
additional rent (all of the foregoing being collectively referred to as "Additional Rent"). Additional Rent may
sometimes hereinafter collectively be referred to as "Rent."

Said Annual and Additional Rent shall be made payable to Greenwood Properties, LLC and shall be sent to
Landlord at 1370 W. North Avenue, Baltimore, Maryland 21217, or at such other place or person or entity as
Landlord may from time to time designate in writing. Simultaneously with the execution of this Lease.

B. Manner of Payment In the event any sum due under this Lease payable to Landlord by Tenant is paid by
check and such check is returned for non-sufficient funds, Tenant shall pay areturned check fee of $50.00
which shall be deemed Additional Rent. Landlord, in addition to the rights and remedies set forth in this
Lease pertaining to default, has the right to require that any replacement payment and all future payments be
made in cash or by certified check or money order.

C. Rent Increase. Commencing with the second Lease Year and for each succeeding Lease Year thereafter, to
include any renewal periods(s), the Annual Rent for the Leased Premises shall be increased to an amount
equal to 103% of the Annual Rent for the immediately preceding Lease Year.

D. Late Payments. In the event any payment of Annual Rent, Additional Rent or any other sums due under
this Lease are not received by Landlord on or before the fifth (5th) day after the due date thereof, Landlord
shall give written notice thereof to Tenant and Tenant shall pay to Landlord an additional ten percent (10%) of
such sums due as Additional Rent. Such Additional Rent is to be payable, without demand from Landlord, on
or before the first day of the next calendar month and failure to do so shall be considered an Event of Default
(as hereinafter defined). In addition, any payment or installment of rent or any other sums due under this Lease
not paid when due shall bear interest from the due date until paid in full at a rate of twelve percent (12%) per

annum (the "Default Rate").
E. Operating Costs. [INTENTIONALLY OMITTED]

F. Security Deposit. Simultaneously with the execution of this Lease, Tenant shall deposit with Landlord the
sum of One Thousand Seven Hundred 00/100 Dollars ($1,700.00) (the "Security Deposit"), which shall be
held by Landlord as security for the faithful performance by Tenant of any and all of the Tenant's covenauts
and obligations under this Lease. The Security Deposit shall be refunded to Tenant upon the expiration of the
Lease Term, less any part thereof validly applied by Landlord for any Rent or other obligation or liability of
Tenant hereunder. If any portion of the Security Deposit is so used or applied, Tenant shall, upon demand
therefore, immediately deposit cash with Landlord in an amount sufficient to restore the Security Deposit to its
original amount and Tenant's failure to do so shall constitute an Event of Default hereunder by Tenant. The
Security Deposit shall in no event be considered or construed as liquidated damages and shall not relieve




Tenant from the payment of any and all Rent payable during the Lease Term at the times stipulated therefore.
Any Mortgagee (hereinafter defined), or purchaser of the Property, shall be relieved and released from any
obligation to return the Security Deposit in the event such Mortgagee or purchaser comes into possession of
the Property by reason of foreclosure (including deed in lieu thereof) or proceeding in lieu of foreclosure
unless the Security Deposit shall have been actually delivered to such Mortgagee or purchaser.

USE AND OCCUPANCY

3. Tenant shall have the right to use and occupy the Leased Premises solely for a pharmacy and the sale of
sundries and lottery tickets incidental thereto and for no other purpose. The sale of alcohol on the Premises is

strictly prohibited.
TAXES

4. In the event of any increase in real estate taxes resulting from tenant improvements, Tenant shall pay all of
said increase. Tenant's improvements are considered to be all improvements to the Leased Premises. Said
taxes include, but are not limited to, paving taxes and any and all benefits or assessments which may be levied
on the Leased Premises hereby leased, but not including the income tax or any state or other tax upon the

income or rent payable hereunder.

OPERATIONS

5.A. Sicns and Advertising. Etc. Tenant will not place or suffer to be placed or maintained on the exterior of
the Leased Premises any sign, advertising matter, awning, pole, light, or any other thing of any kind, and will
not place or maintain any decoration, letter or advertising matter on the glass of any window or door of the
Leased Premises unless the same is approved in writing by Landlord. All signage must meet Landlord’s
specifications and comply with all local laws and ordinances. Tenant will, at its sole cost and expense,
maintain such sign, decoration, lettering, advertising matter or other thing as may be permitted hereunder in
good condition and repair at all times, and pay any governmental tax or charge imposed thereon. "Signs" shall
include all signs, designs, monuments, canopies, poles, logos, banners, projected images, pennants, decals,
advertisements, pictures, notices, lettering, numerals, graphics, or decoration.

B. Use and Condition. Tenant covenants and agrees not to do anything that directly or indirectly will take
away any of the rights of ingress or egress from any other tenant of Landlord or do anything which will, in any
way, change the uniform and general design of the Property of Landlord of which the Leased Premises hereby
leased shall constitute a part or unit. Tenant will also keep steps, porches and loading dock serving the Leased
Premises and area immediately surrounding such areas reasonably free and clear of ice, snow and debris.
Tenant shall use only those parking spaces as provided, which are Identified on Exhibit A. Tenant shall
provide at its sole cost and expense a trash container of a size and design approved by Landlord and Tenant
shall maintain such trash container in a good repair and sanitary condition. Tenant shall at its expense,
regularly and routinely, empty such trash container and shall not allow any trash or debris to be placed outside
of the trash container nor allow any odor or unsanitary condition to be generated by the trash container or such

trash contained therein.

C. Maintenance. Tenant shall occupy the Leased Premises and operate its business and work in a manner as
not to damage the Leased Premises and keep the Leased Premises and appurtenances (including windows,
doors, plumbing, heating and electrical works thereof) in good order and condition and will make all necessary
repairs thereto at its own expense, except that Landlord will make all necessary repairs (except painting) to the
exterior masonry walls and roof of the Leased Premises, after being notified of the need for such repairs.
Tenant is responsible for the maintenance of the mechanical systems of the Leased Premises, to include but
not limited to sprinkler systems, plumbing, electrical, fire and safety systems. Tenant shall provide Landlord
with written confirmation annually that Tenant has secured the services of a qualified contractor to provide
normal and preventive maintenance for such systems. Tenant is responsible for the maintenance, repair and/or
replacement of the heating, ventilation and air conditioning system (the "H.V.A.C. System") servicing the
Leased Premises and shall secure the services of a qualified contractor to provide normal and preventive

Page 3 of 22




maintenance for the H.V.A.C. System. Tenant shall provide Landlord annually with a copy of the contract
outlining the exact services being performed on the H.V.A.C. System and when said services are being
performed. Tenant shall also maintain any driveways and parking areas designated for its exclusive use.
Tenant agrees to and acknowledges the Building Code Requirements of the Baltimore County Fire
Department, and that reasonable heat must be kept on in all commercial establishments where sprinkler
Systems are located in order, to keep the water in the pipes from freezing.

D. Trailers. Tenant shall not be permitted to park, store, or station any trailer or other similar vehicle on the
Property. Tenant acknowledges and agrees that in the event that any trailer or other vehicle is parked, stored,
stationed, or maintained anywhere on the Property for any period of time during the Lease Term, such act will
constitute an Event of Default hereunder.

E. Conduct. Tenant shall not do, or permit anything to be done in the Leased Premises, or bring or keep
anything therein which will, in any way, increase the rate of fire insurance on the Property, or invalidate or
conflict with the fire insurance policies on the Property, fixtures or personal property kept therein, or obstruct
or interfere with the rights of Landlord or of other tenants, or in any other way injure or annoy Landlord or the
other tenants, or subject Landlord to any liability for injury to persons or damage to property. Tenant agrees
that any increase in the fire insurance premiums on the Property caused by the occupancy of Tenant shall be
immediately due and payable by Tenant to Landlord and considered Additional Rent under this Lease.

F. Operational Covenants. Tenant agrees: (a) to use, maintain and occupy the Leased Premises in a careful,
safe and proper manner; (b) without the prior written consent of Landlord, not to place or maintain any
merchandise or other articles in any vestibule or entry to the Leased Premises, on the sidewalks or parking lot
in the front, rear or sides of the building or adjacent thereto or elsewhere on the exterior thereof; (c) to
maintain the Leased Premises in a clean, orderly and sanitary condition, free of insects, rodents, vermin and
other pests and to maintain a contract with a pest control company to regularly service the Leased Premises;
(d) not to use, nor permit nor suffer the use of, any apparatus or instruments for musical or other sound or
video reproductions or transmission other than "background music," or any business or mechanical machines
in such manner that would result I n the sounds emanating therefrom or caused thereby being audible beyond
the interior of the Leased Premises; (e) not to receive or ship articles, fixtures, or merchandise of any kind
other than from that portion of the Leased Premises designated on Exhibit A for such purposes; (1) not to store
goods, wares or merchandise on the Leased Premises except for items which Tenant intends to use or offer for
sale in the regular course of its business; (g) to use for office or clerical space in the Leased Premises only
such space as is reasonably required for Tenant's business therein; (h) to keep clean all exterior surfaces of the
Leased Premises; (i) to replace promptly any glass cracked or broken by Tenant, its agent, employees,
contractors and invitees with glass of like color, kind, and quality; (j) to keep all mechanical apparatus
reasonably free of vibration and noise which may be transmitted beyond the Leased Premises; (k) to properly
vent and control any odors and not cause or permit objectionable odors to emanate or be dispelled from the
Leased Premises; (1) not to obstruct any driveway, corridor, foot walks or parking area, or any other common
area; (m) not to conduct or permit to be conducted any auction, fictitious fire sale, going-out-of-business sale
or bankruptcy sale, or other similar type sale in or connected with the Leased Premises; (n) not to place a load
upon any floor which exceeds the floor load which the floor was designed to carry: and (0) not to use the
Leased Premises for any unlawful or illegal business, use or purpose, or for any business, use or purpose
which is immoral or disreputable, or which is hazardous, or in such manner as to constitute a nuisance of any
kind (public or private), or for any purpose or in any way in violation of the certificates of occupancy (or other
similar approvals of applicable governmental authorities).

Tenant shall not install, or permit to be installed, any rooftop equipment without the prior written approval of
Landlord, which approval may be withheld in Landlord's sole discretion. In the event, however, that Tenant
obtains the written approval of Landlord to use the roof, Tenant shall then assume full responsibility for the
voiding or termination of any existing warranty associated with the roof and the roof system caused by
Tenant's, its agents', employees', contractors' or other invitees' activities on the roof, and Tenant shall promptly
pay for any and all future repairs that may result from Tenant's use of the roof. Any and all rooftop equipment
permitted by Landlord pursuant to such prior written approval shall be subject to a separate license agreement
between Landlord and Tenant and Landlord's then applicable rooftop annual rental rate.
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COMMON AREAS

6. In addition to the Leased Premises, Tenant shall have a license for the non-exclusive use in common with
Landlord and other tenants and each of their agents, employees, contractors and invitees, of such loading
facilities, elevators, and other facilities as may be constructed and intended for common use, and of the
common driveways, footways and parking areas on the Property, subject to such rules and regulations as
Landlord may, from time to time, prescribe governing such common areas, and to Landlord's right to
designate limited reserve parking areas for other tenants, provided that such designation does not materially
and adversely affect Tenant's use of the existing common areas. Landlord shall at all times have full and
exclusive control, management and direction of all common areas. Landlord shall provide reasonable
illumination for outdoor common areas and keep the same in reasonable repair and reasonably free of litter
and snow and ice. It is understood and agreed by both Landlord and Tenant that Tenant, its agents, invitees
(other than customers), contractors and employees: (a) shall park within the paved parking area located
immediately in front and, if applicable, back of the Leased Premises and contained within the area determined
by drawing imaginary lines perpendicular to the front and, if applicable, back of the Leased Premises, from the
edge of each outside corner of the Leased Premises to the end of the paved parking area or beginning of the
common area; and (b) shall not park within the other common areas on the Property. Furthermore, it is
understood and agreed that Landlord shall not be obligated to patrol, police or monitor said parking areas.

REPAIRS AND ALTERATIONS

7.A. Damage to Leased Premises. Tenant will repair promptly at its expense any damage to the Leased
Premises and shall, upon demand, shall reimburse Landlord, as Additional Rent for the cost of the repair of
any damage elsewhere on the Property, caused by Tenant's, its agents', employees' and contractors' actions or
omissions or arising from the installation or removal of property in or from the Leased Premises, regardless of
fault or by whom such damage shall be caused (unless caused by Landlord, its agents, invitees, employees or
contractors). Repairs shall be made promptly and as conveniently as possible, due allowance being made for
delay which may arise by reason of adjustment of loss under insurance policies and for reasonable delays due
to causes beyond Landlord's control such as strikes, weather, acts of God, etc. If Tenant shall fail to commence
such repairs within five (5) days after notice to do so, Landlord may make or cause the same to be made and
Tenant agrees to pay to Landlord promptly upon Landlord's demand, as Additional Rent, the cost thereof with
interest thereon at the default rate until paid.

B. Tenant's Alterations. Tenant shall not make any alterations, decorations, installations, additions or
improvements to the Leased Premises, including but not limited to, the installation of any fixtures, amenities,
equipment, appliances, or other apparatus, or painting or decorating of the exterior without Landlord's prior
written consent, which consent may be withheld in Landlord's sole discretion. Notwithstanding anything
contained herein to the contrary, Landlord's consent to any alterations, decorations, installations, additions or
improvements to the Leased Premises, or Landlord's approval of any plans, specifications, working drawings
or other documentation therefore, shall create no responsibility or liability on the part of Landlord for the
completeness, sufficiency or compliance of such with any applicable laws, rules, regulations, guidelines and
requirements of governmental and quasi-governmental entities, agencies or authorities. Tenant will not make
any alterations to said Leased Premises without the prior written consent of Landlord. Tenant will not paint or
decorate any part of the exterior of the Leased Premises. If Tenant shall desire to make any such alterations,
plans for the same shall first be submitted to and approved by Landlord, and the same shall be done by Tenant
at its own expense, and Tenant agrees that all such alterations shall be done in a good workmanlike manner,
that the structural integrity of the building shall not be impaired, and that no liens shall attach to the Leased
Premises by reason thereof. Tenant agrees to obtain, at Tenant's sole cost and expense, all permits pertaining
to its alterations. Tenant also agrees to obtain, prior to beginning to make such alterations, and to keep in full
force and effect at all times while such alterations are being made, at Tenant's sole cost and expense, such
policies of insurance pertaining to such alterations and/or to the making thereof which protect Landlord and
the Property, including but not limited to public liability and property damage insurance and worker's
compensation, and to furnish Landlord evidence satisfactory to Landlord of the existence of such insurance
prior to Tenant's beginning to make such alterations. Tenant acknowledges that Landlord makes no
representations or warranties concerning, and shall have no liability for, the condition, construction or code
compliance of any alterations or improvements made to the Leased Premises, or any part thereof, by any prior
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tenants of the Leased Premises, or any part thereof. Unless Landlord shall elect to require that all or part of
any future alterations beyond the initial improvements described in Section 12. of this Lease, referred to in or
contemplated by the provisions of this Section 7.B., and consented to by Landlord in writing, within 10 days,
shall remain with the Leased Premises upon the expiration of the Lease Term or earlier termination of this
Lease, then the Leased Premises shall be restored to their original condition (except to any part of said
alteration which Landlord shall elect to remain) by Tenant before the expiration of its tenancy at its sole
expense. Any such alterations shall become the property of Landlord as soon as they are affixed to the Leased
Premises and all rights, title and interest therein of Tenant shall immediately cease unless otherwise agreed to
In writing. Landlord shall have the sole right to collect any insurance for any damage of any kind to any of the
improvements placed upon the said Leased Premises by Tenant. If the making of any such alterations, or the
obtaining of permits or franchise therefore shall directly or indirectly result in a franchise, minor privilege or
other similar tax or assessment, such tax or assessment shall be paid by Tenant immediately upon its levy.

C. Changes and Additions to Property. Landlord reserves the right at any time and from time to time to: (a)
make or permit changes or revisions in the plan for the Property including, but not limited to, additions to,
subtractions from, rearrangements of, alterations, modifications of, or supplements to, the building areas,
walkways, driveways, parking areas, or other common areas: (b) construct improvements on the Property and
make alterations thereof or additions thereto and build additional stories on or in any such building(s) and
build adjoining same: and (c) make or permit changes or revisions on the Property, including additions thereto.

Landlord shall have the exclusive right to use all or any part of the roof of the Leased Premises for any
purpose; to erect additional stories or other structures over all or any part of the Leased Premises: to erect in
connection with the construction thereof temporary scaffolds and other aids to construction on the exterior of
the Leased Premises, provided that access to the Leased Premises shall not be denied: and to install, maintain,
use, repair and replace within the Leased Premises pipes, ducts, conduits, wires and all other mechanical
equipment serving other parts of the Property, the same to be in locations within the Leased Premises as will
not unreasonably deny Tenant's use thereof. Landlord may make any use it desires of the side or rear walls of
the Leased Premises, provided that such use shall not encroach on the interior of the Leased Premises.

As aresult of any such alterations, improvements or additions by Landlord, Landlord deems it necessary, in
order to accommodate structural modifications and/or utility modifications, to utilize space in the Leased
Premises for such modification, then in such event Landlord shall have the right to repossess not more than
five percent (5%) of Tenant's Leased Premises for such use, upon thirty (30) days written notice to Tenant.
Landlord will use reasonable efforts to provide that such modification of the Leased Premises conform with
the original Tenant floor plan and rent as it applies to that portion of the Leased Premises to be modified shall
abate as of the date construction commences on the Leased Premises to achieve such modification.

UTILITIES

8.A. Utilities. Tenant shall pay Landlord, as Additional Rent, all water use charge, water distribution charge,
sewer service charges and other metropolitan charges. Tenant shall pay to Landlord as, Additional Rent,
Tenant's Share (40.00%) of gas, electric (if not separately metered) (hereinafter "Utility Charges") attributable
to the entire Property (BGE Acct. No. 7053571000). Tenant shall have the right to have gas and electrical
meters installed at its own expense and thereafter pay for all fuel, gas, and electricity used in and about the
Leased Premises. If there are any supplemental H.V.A.C. systems, supplemental or backup generators, and/or
other similar supplemental utility systems that are separate from the utility systems of the Property and that are
used exclusively by Tenant (regardless of whether such systems were installed by Landlord or Tenant), Tenant
shall maintain, in good order and repair, all such supplemental systems and shall pay all costs in connection
with the operation, maintenance and repair thereof.

B. Discontinuances and Interruptions of Utility Services. Landlord reserves the right to discontinue, upon
notice to Tenant, furnishing any utility services furnished by Landlord at any time when Tenant has failed to
pay any amount (whether as Rent or otherwise) due under this Lease. Landlord shall not be liable for any
damages resulting from or arising out of any such discontinuance and the same shall not constitute a
termination of this Lease or an eviction of Tenant. Landlord shall not be liable to Tenant in damages or
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otherwise: (i) if any utility shall become unavailable from any public utility company, public authority or any
other person or entity (including Landlord) supplying or distributing such utility; or (ii) for any interruption in
any utility service (including, without limitation, any heating, ventilation, air conditioning or sprinkler) caused
by the making of any necessary repairs or improvements or by any cause beyond Landlord's reasonable
control, and the same shall not constitute a termination of this Lease or an eviction of Tenant.

ACCESS BY LANDLORD

9. Landlord shall retain duplicate keys to all of the doors of the Leased Premises, and Landlord and its agents
shall have access to the Leased Premises at all reasonable hours in order to inspect, clean, make necessary
repairs or conduct tests and investigations within the Leased Premises or on the Property. Landlord, its agents,
servants and representatives, shall also have the right to enter the Leased Premises at all reasonable times for
the purpose of making necessary repairs to any other portion of the Property adjacent to the Leased Premises
which may require an entrance in the Leased Premises, provided, however, that it shall be done at such time or
times and under such circumstances as to cause the least disturbance or interference with Tenant's occupancy
of the Leased Premises. Landlord shall have the right to show the Leased Premises to prospective tenants at all
reasonable times during the last six (6) months of the Lease Term.

SUBORDINATION AND ATTORNMENT

10.A. Subordination. Unless a Mortgagee (hereinafter defined) shall otherwise elect as provided in Section
10.B., Tenant's rights under this Lease are and shall remain subject and subordinate to the operation and effect

of:

(a) any lease of land only or of land and building in a sale-leaseback or lease-subleaseback
transaction involving the Leased Premises or Landlord's interest therein; or

(b) any mortgage, deed of trust or other security instrument constituting a lien upon the Leased
Premises or Landlord's interest therein, whether the same shall be in existence at the date hereof or
created hereafter, any such lease, mortgage, deed of trust or other security instrument (a "Mortgage"),
and the party or parties having the benefit of the same, whether as lessor, mortgagee, trustee or
noteholder (a "Mortgagee"). Tenant covenants and agrees that all of Tenant's rights hereunder are and
shall be subject and subordinate to the lien of any Mortgage hereafter placed on the Leased Premises
or any part thereof, and to any and all renewals, modifications, consolidations, replacements,
extensions or substitutions of any Mortgage. Such subordination shall be automatic, without the
execution of any further subordination agreement by Tenant. If, however, a written subordination
agreement consistent with this provision is required by a Mortgagee from time to time, Tenant agrees
to execute, acknowledge and deliver the same and in the event of failure to do so, Landlord may, in
addition to any other remedies for breach of covenant hereunder, execute, acknowledge and deliver
the same as the agent or attorney-in-fact of Tenant, and Tenant hereby irrevocably constitutes

Landlord its attorney-in-fact for such purpose.

B. Mortgagee’s Unilateral Subordination. If a Mortgagee shall so elect by notice to Tenant or by the recording
of a unilateral declaration of subordination, this Lease and Tenant's rights hereunder shall be superior and
prior to the rights under the Mortgage of which such Mortgagee has the benefit, with the same force and effect
as if this Lease had been executed, delivered and recorded prior to the execution, delivery and recording of
such Mortgage, subject, nevertheless, to such conditions as may be set forth in any such notice or declaration.

C. Attornment. If any person shall succeed to all or part of Landlord's interest in the Leased Premises,
whether by purchase, foreclosure, deed in lieu of foreclosure, power of sale, termination of lease or otherwise,
and if so requested or required by such successor in interest, Tenant shall attorn to such successor in interest
and shall execute such agreement in confirmation of such attornment as such successor in interest shall

reasonably request.

D. Estoppel Certificates. Tenant shall, without charge, at any time and from time to time, within ten (10) days
after receipt of request therefor by Landlord, execute, acknowledge and deliver to Landlord and to such
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Mortgagee or other party as may be designated by Landlord a written estoppel certificate in form and
substance as may be requested from time to time by Landlord or any Mortgagee, certifying to Landlord, any
Mortgagee, any purchaser of Landlord's interest in Property, or any other person or entity designated by
Landlord, as of the date of such estoppel certificate, the following: (a) whether Tenant is in possession of the
Leased Premises; (b) whether this Lease is in full force and effect; (c) whether there are any amendments to
this Lease, and if so, specifying such amendments; (d) whether there are any then-existing setoffs or defenses
against the enforcement of any rights hereunder, and if so, specifying such matters in detail; (¢) the dates, if
any, to which any rent or other sums due hereunder have been paid in advance and the amount of any security
deposit held by Landlord; (f) that Tenant has no knowledge of any then-existing defaults of Landlord under
this Lease, or if there are such defaults, specifying them in detail; (g) that Tenant has no knowledge of any
event having occurred that authorizes the termination of this Lease by Tenant, or if such event has occurred
specifying it in detail; (h) the address to which notices to Tenant under this Lease should be sent; and (i) any
and all other matters requested by Landlord. Any such estoppel certificate may be relied upon by any
Mortgagee and/or any other person or entity to whom it is directed or by any other person or entity who could
reasonably be expected to rely on it in the normal course of business. The failure of Tenant to execute,
acknowledge and deliver such a certificate in accordance with this Section 1 O.D. within ten (10) days after a
request therefor by Landlord shall constitute an acknowledgment by Tenant, which may be relied on by any
person or entity who would be entitled to rely upon any such certificate, that such certificate as submitted by
Landlord to Tenant is true and correct, and Landlord is hereby authorized to so certify.

ASSIGNMENT AND SUBLETTING

11. Tenant agrees for itself and its permitted successors and assigns in interest hereunder that it will not: (i)
assign or otherwise transfer, mortgage or otherwise encumber this Lease or any of its rights hereunder; (ii)
sublet the Leased Premises or any part thereof or permit the occupancy or use of the Leased Premises or any
part thereof by any person other than Tenant; and/or (iii) permit the assignment or other transfer of this Lease
or any of Tenant's rights hereunder or more than 49% of the ownership interest in Tenant (whether in one or
more assignments or transfers totaling more than 49% in the aggregate) by operation of law or otherwise (each
of the events referred to in the foregoing clauses (I), (ii) and (iii) being hereinafter referred to as a "Transfer"),
without the prior written consent of Landlord in each instance first obtained, which consent may be given or
withheld in Landlord's sole discretion. Any consent given shall not constitute a consent to any subsequent
Transfer. Any attempted Transfer without Landlord's consent shall be null and void and shall not confer any
rights upon any purported transferee, assignee, mortgagee, sublessee, or occupant. No Transfer, regardless of
whether Landlord's consent has been granted, shall be deemed to release Tenant from any of its obligations
hereunder or to alter, impair or release the obligations of any person guaranteeing the obligations of Tenant
hereunder. A Transfer shall be deemed to include any Transfer by sale, assignment, bequest, inheritance,
operation of Jaw, or other disposition of partnership interests or corporate shares or assets. Notwithstanding
anything contained herein to the contrary, Landlord shall not be required to consider or review any Transfer
request unless each such request by Tenant is accompanied by a nonrefundable fee payable to Landlord in the
amount of One Thousand and 00/100 Dollars ($1,000.00) to cover Landlord's administrative, legal and other
costs and expenses incurred in processing each of Tenant's Transfer requests. Neither Tenant's payment nor
Landlord's acceptance of such a fee shall be construed to impose any obligation whatsoever upon Landlord to

consent to Tenant's Transfer request.

Notwithstanding the foregoing, Landlord shall not unreasonably withhold its consent to a sublet or assignment
of this Lease by Tenant provided that: (a) Tenant shall provide Landlord with reasonable financial information
for Landlord to determine, in its reasonable discretion, whether such entity has a financial capacity and net
worth sufficient to comply with the terms of this Lease; (b) such proposed subtenant or assignee shall continue
to use the Leased Premises for general office use: (c) Landlord determines that the nature of the proposed
subtenant's or assignee's business is appropriate for a first class office building; (d) Tenant is not in default
under any terms, covenants, or conditions of this Lease at the time the sublet or assignment is requested or
consummated; and (e) such proposed sublet or assignment will not, in Landlord's sole determination, result in
a significant increased demand for parking spaces at the Property. Other than as specially provided in this
section, Tenant shall not encumber this Lease in any way nor shall Tenant assign, or permit the assignment of,
any of its rights under this Lease. Consent by Landlord to any assignment or subletting shall not be deemed to
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