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IN THE COUNTY COURT IN AND FOR MIAMI-DADE COUNTY, FLORIDA

5501 NE 2ND AVENUE, LLC,
a Florida limited company, CIVIL DIVISION

Plaintiff, CASE NO.:
Vs.
DISTRICT LIVE, LLC,
a Florida limited company,

and all others in possession,

Defendant.
/

SINGLE COUNT EVICTION COMPLAINT FOR POSSESSION
(Pursuant to Florida Statutes Section 231.011 Summary Procedure and Chapter 83)

Plaintiff, 5501 NE 2ND AVENUE, LLC, (the “Plaintiff”), by and through its undersigned
counsel, sues Defendant, DISTRICT LIVE, LLC (“Tenant” or “Defendant”), and alleges as
follows:

VENUE AND JURISDICTION

1. This is an action for possession of non-residential property located in MIAMI-
DADE County, Florida, pursuant to the summary procedure prescribed by Florida Statutes
§51.011 and Chapter 83. This Court has subject matter jurisdiction over this action.

2. Plaintiff, 5501 NE 2ND AVENUE, LLC, is the owner of certain real property
located at: 5501 NE 2ND AVENUE, (ALSO KNOWN AS 215 NE 55TH STREET), MIAMI, FL
33137, 5431 NE 2ND AVENUE, MIAMI, FL 33137 and 222 NE 55TH STREET, MIAMI, FL
33137, and is authorized to do business in MIAMI-DADE County, Florida.

3. Defendant, DISTRICT LIVE, LLC is a Florida limited liability company, with its

principal place of business in Miami-Dade County, Florida.
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COUNT I - EVICTION

4. Plaintiff owns the following described real property located in MIAMI-DADE
County, Florida: 5501 NE 2ND AVENUE, (ALSO KNOWN AS 215 NE 55TH STREET),
MIAMI, FL 33137, 5431 NE 2ND AVENUE, MIAMI, FL 33137 and 222 NE 55TH STREET,
MIAMI, FL 33137, (the “Premises”).

5. Plaintiff, as Landlord, entered into a written Lease agreement, (the “Lease’), with
the Defendant, DISTRICT LIVE, LLC, who became Tenant under the Lease, which commenced
on or about April 1, 2019. A copy of the Lease, including all exhibits and
amendments/addendums/assignments thereto, is attached hereto as Exhibit “A.”

6. In accordance with the Lease, the Defendant took possession of the Premises.

7. Pursuant to the agreements between the parties, Defendant agreed to pay the
Landlord monthly base rent, without setoff or abatement, as well as additional rent and late fees as
defined by the Lease, and without prior demand, as well as all taxes due and owing on such monies.
See Section 5 of the Lease.

8. Pursuant to the Lease, the Defendant would be in default under the Lease if any
base rent was in arrears or if the Defendant was in breach in the payment terms or the performance
of any obligations owed to the Landlord. See Section 23 of the Lease.

9. The Defendant defaulted under the terms of the Lease as a result of the failure to
pay the monthly rent and additional rent for the Premises to Plaintiff.

10. Consequently, on or about August 18, 2020, pursuant to Florida Statutes § 83.20,
Defendant was served with a Three-Day Notice to Pay Rent (“Notice”), a copy of which is attached

hereto as Exhibit “B”.
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11. The Notice informed Defendant that it owed Plaintiff the sum of $105,864.03 which
was past due as of that date.

12. Defendant failed to cure the default by failing to pay to Plaintiff the sums set forth
in the Notice.

13. Pursuant to the Lease and Florida Statutes, Defendant is obligated to pay the
attorneys’ fees and expenses incurred by Plaintiff to enforce its rights under the Lease and to evict
the Defendant. See Section 24 of the Lease.

14. Plaintiff has retained the undersigned attorneys, to whom Plaintiff is obligated to
pay a reasonable fee for services, to enforce its rights under the Lease.

15. Plaintiff has performed each and every obligation arising under the Lease.

16.  All conditions precedent to the maintenance of this action have occurred, or have
been performed, waived or excused.

17. Plaintiff reserves the right to bring an action to enforce any other remedies provided
in the Lease, or by law, including, but not limited to, an action for damages for the total rent due
and pursuant to the personal guaranty executed by Defendant’s principal.

WHEREFORE, Plaintiff, 5501 NE 2ND AVENUE, LLC, demands judgment against
Defendant, DISTRICT LIVE, LLC, for:

A. Immediate Possession of the Premises;
B. Plaintiff's reasonable attorneys' fees and costs; and
C. For such other and further relief as this Court deems just and proper.

NO DEMAND FOR JURY TRIAL

No jury trial is requested and the Defendant has waived its rights to request a jury trial

under the terms of the Lease.
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RESERVATION OF RIGHT TO AMEND PLEADINGS

Plaintiff reserves the right to amend these pleadings to add any and all claims that it

determines are just and appropriate.

DESIGNATION OF E-MAIL ADDRESSES

Zalman Law, P.A., hereby designates, pursuant to Rule 2.516, the following e-mail
addresses for the purpose of service of all documents required to be served pursuant to Rule
2.516 in this proceeding: Primary E-Mail Address: eService@ZalmanLawFirm.com

Respectfully Submitted,

By: /s/ Hilary Zalman
HILARY R. ZALMAN, ESQ.
F.B.N.: 31182

ZALMAN LAW, P.A.

7050 Montrico Drive

Boca Raton, FL 33433

Phone:  561.716.3327

Fax: 888.628.2038

Email:  eService@ZalmanLawFirm.com
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Exhibit “A”





Preamble

Preamble

Preamble

Section 2.0

Section 2.0

Section 3.1

Section 4.1

Section 4.1

Section 4.1

Section 4.3

Section 5.1

Section 5.1

Section 5.2

BASIC LEASE INFORMATION RIDER

Date of Lease: April 1,2019
Landlord: 5501 NE 2™ Avenue, LLC

Tenant: District Live, LLC

Premises/Building: 5501 NE 2™ Avenue (also known as 215 NE 55" Street), 206 NE 55™ Terrace, 5431
NE 2™ Avenue and 222 NE 55" Street Miami, FL 33137

Approximate Net Rentable Area of Premises: (1) The roughly 5,172 square feet of building on a 9,180
square foot lot known as 5501 NE 2" Avenue, in addition to the 11,084 square feet of land known as
5421 NE 2™ Avenue and 222 NE 55" Street, as per 2014 boundary survey attached hereto as Exhibit "D"
("Premises 1"); and (2) The roughly 1,250 square feet of space commonly knows at Unit 206 in the
building located at 200 NE 55" Terrace ("Premises 2"). Collectively known as the “Premises” unless
specifically identified herein. Premises 2 is included as a Sub Lease and therefore all terms with respect
to Premises 2 included herein are subject to change as per the terms of the Premises 2 Master Lease.

Tenant’s Use of Premises: Churchill’s Pub (Bar/Restaurant/Live Music Venue), including the sale of
food, liquor, beer and wine. Churchill’s Pub shall remain the sole use of the premises for the entirety of

the Lease unless authorized in writing by the Landlord.

Lease Commencement Date: April 1, 2019

Expiration Date: March 31st, 2022

Lease Term: Three (3) years

Renewal Term: Two (2) Three-(3) year Renewal Terms

Rent Commencement Date: April 1, 2019

Initial Base Rent: Rent for Premises 1 shall be payable at a rate of $8,800.00 per month, Triple Net. Rent
for Premises 2 shall be payable at a rate of $1,400.00 per month Gross Rent. Tenant’s first monthly
installment of Base Rent shall be due upon execution hereof. Base rents will be subject to review in May
and June, 2019. Premises 2 is included as a Sub Lease and therefore Base Rent for Premises 2 shall be

subject to adjustment based on the Premises 2 Master Lease.

Base Rent shall increase and adjust annually pursuant to the Rent Schedule below:

Monthly Rent (Premises 1) Monthly Rent (Premises 2) Total Base Rent

Year 1 $8,800.00 $1,400.00 $10,200.00
Year 2 $9,300.00 $1,500.00 $10,800.00
Year 3 $9,800.00 $1,600.00 $11,400.00
Renewal Term 1

Year 4 Market Rate Market Rate

Year 5 3% Increase 3% Increase

Year 6 3% Increase 3% Increase

Renewal Term 2

Year 7 Market Rate Market Rate

Year 8 3% Increase 3% Increase

Year 9 3% Increase 3% Increase





Section 7.0 Tenant’s Share: 100%. This is a triple net lease and Tenant shall pay any and all costs and expenses for
the operation and maintenance of the Premises (Premises 1), including but not limited to real estate taxes,
assessments and insurance. Premises 2 is being Leased as a Sub Lease and is subject to changes in rent
on the Master Lease but shall not be subject to Triple Net Operating Costs as defined in this Lease.

Sections 7.0 Rent Payment and Landlord Notice Location:

& 22.0 Management Office
300 NE 71* Street, Miami, FL 33138, or such other Location as Landlord may designate in writing from
time to time.

Tenant’s Address for Notices After Lease Commencement Date:
District Live, LLC

16003 Kingsmoore Way

Miami, FL 33014

Section 7.2 Gross Sales Additional Percentage Rent due to Landlord: Upon the execution of the Lease, and in
addition to all other rents, sales tax, pass thru expenses and expenses payable to the Landlord, tenant shall
pay Landlord 3% of the Gross Sales in excess of $1,300,000 but less than $1,500,000, and 6% of the
Gross Sales in excess of $1,500,000 transacted during that year of the lease. In the event Gross Sales
meet either of those thresholds Landlord shall contribute One Percent (1%) of the Gross Sales towards a
“Live Music Trust” for use by the Landlord and Tenant in the area.

Section 10.0 Security Deposit: $10,200 or 1X average rent of Initial Lease Term. To be adjusted at each option term
under same average and rounded to nearest number divisible by 100.

Section 20.0 Amount of General Comprehensive Liability Insurance: $2,000,000
Section 38.0 Tenant’s Real Estate Broker or Salesperson: None

Landlord’s Real Estate Broker or Salesperson: None
Certain of the information relating to the Lease, including many of the principal economic terms, are set forth in the
foregoing Basic Lease Information Rider (the “BLI Rider”). The BLI Rider and the Lease are, by this reference, hereby
incorporated into one another. In the event of any direct conflict between the terms of the BLI Rider and the terms of the
Lease, the BLI Rider shall control. Where the Lease simply supplements the BLI Rider and does not conflict directly

therewith, the Lease shall control.

IN WITNESS WHEREOF, Landlord and Tenant have signed this BLI Rider as of this__ 30  day
of March, 2019.

Witness: “LANDLORD”

5501 NE 2"! Avenue, LLC,
a Florida Jimised iabi'zcompany

>
By: JV ¥\ p -
Name: JDAN 1/ [ERLITT
its:  SUANA 72—

“TENANT”
Witness:
District Live, LLC,

#/' g a Florida limited liability company

F~CTHen 77 e L Nam®_ Fraalla Dale.






COMMERCIAL LEASE AGREEMENT

1.0 Parties. This Commercial Lease Agreement (this “Lease”) is made as of the date set forth in the Basic
Lease Information Rider attached hereto and incorporated herein by reference (“BLI Rider”) between 5501 NE 2™ Avenue,
LLC, a Florida limited liability company, located at 300 NE 71* St, Miami, Florida 33138 (“Landlord”); and District Live
LLC, a Florida limited liability company, with a mailing address of 16003 Kingsmoore Way, Miami, FL 33014 (“Tenant”).

2.0 Demised Premises. Subject to the terms and provisions of this Lease, Landlord hereby leases to Tenant
and Tenant hereby leases from Landlord, those certain Premises known as “Premises 1” and “Premises 2” respectively
containing the approximate net rentable square feet shown in the BLI Rider (the "Premises") located in and comprising the
entire building at (See BLI Rider), City of Miami in the County of Miami-Dade, State of Florida (the "Building") and the
land upon which the Building is situated (See Boundary Survey, attached hereto as Exhibit D). Premises 2 is included as a
Sub Lease and therefore all terms with respect to Premises 2 included herein are subject to change as per the terms of the
Premises 2 Master Lease. Landlord makes no guarantee of its ability to continue occupancy of Premises 2. In the event
Landlord’s occupancy of Premises 2 is no longer viable, Landlord will notify Tenant in writing with 60 days prior written
notice and Landlord and Tenant mutually agree that all terms and conditions herein applicable to Premises 2 will cease.
Tenant’s taking of possession of the Premises and its payment of the Rent and Security Deposit due hereunder shall
constitute Tenant’s acceptance of the Premises in all respect, including its square footage configuration and other physical
features.

3.0 USE OF PREMISES.

3.1 Permitted Use/Business Name/Liquor License. The Premises shall be used and occupied by
Tenant solely for the purpose(s) set forth in the BLI Rider and for no other purpose. The business of the Tenant in the
Premises shall be carried on under the name and style set forth in the BLI Rider and under no other name and style unless
approved by the Landlord in writing. Any violation of this provision shall constitute a default of the Lease and be subject
to default provisions herein. Tenant and Landlord shall enter into a separate agreement for the use of the Churchill's Pub
full liquor license and sale of alcohol as permitted by law. Said use of the liquor license shall run the entire life of this
Lease and any Lease Renewal Terms outlined herein. At no point during the entirety of the Lease Term may the Tenant be
permitted to obtain a separate liquor license for use on the premises. Any violation of this provision shall constitute a
default of the Lease and be subject to default provisions herein. Tenant understands that at all times throughout the term of
the Lease, its display windows and interior design are an integral part of the Premises and the aesthetic integrity of the
property. Tenant warrants that its display windows and interior design shall be of professional caliber and quality at all
times.

3.2 Hours of Business. During the term, the Tenant shall conduct its business in the Premises,
continuously and uninterruptedly, except on holidays acceptable to Landlord. Tenant acknowledges that Tenant’s
obligation to keep the Demised Premises open and operating during such regular business hours is a material inducement to
Landlord entering into this Lease.

33 Tenant's Covenants as to Use and Occupancy. Tenant shall exercise reasonable care in its use
of the Premises or Building and shall not do or permit anything to be done in or about the Premises or Building, nor bring
nor keep anything in the Premises or Building which will in any way affect the fire or other insurance upon the Building, or
any of its contents, or which shall in any way conflict with any statute, ordinance, rule, regulation, order, law or other
requirement (collectively the "Laws") affecting the occupancy and use of the Premises or Building, which is now, or may
hereafter be, enacted or promulgated by any public authority. Tenant shall not obstruct or interfere with the rights of other
tenants of the Building, or injure or annoy them. Tenant shall not use, or allow the Premises to be used, for any illegal
purpose, or any purpose constituting a public or private nuisance or for sleeping purposes, and nothing shall be prepared,
manufactured, or mixed in the Premises which would emit an odor and/or fumes of any type into or around any part of the
Building, save and except for such odors as are customarily associated with a restaurant and lounge. Tenant shall promptly
comply with and execute all of the aforesaid Laws and all rules, orders and regulations of the Southeastern Underwriters
Association for the prevention of fires, at Tenant's own cost and expense. Tenant shall pay for any increases in Landlord's
insurance due specifically to Tenant's use of the Premises or Building and for all damage and any amounts expended by
Landlord to correct a breach by Tenant of this Section. On or prior to the opening of the Premises for business to the public
and at all times during the Term of this Lease and any extensions or renewals thercof, Tenant shall, at its expense, obtain
and maintain all permits, licenses and other governmental authorizations which are necessary for the operation of its
business in accordance with Section 3.1.






3.4 Prohibited Uses. Tenant shall not use the Premises nor permit them to be used for any of the
following purposes: (A) for the sale of second-hand goods, war surplus articles, insurance salvage stock, fire sale stock,
merchandise damaged by or held out to be damaged by fire; (B) as an auction or flea market; (C) for a bankruptcy sale or
going-out-of-business sale or liquidation sale or any similar sale, unless the Tenant is in fact in bankruptcy or is going out
of business or is in liquidation, in which case such sale shall not continue beyond 30 days; (D) a business primarily used for
a mail order office or catalog store; (E) any business in which the Tenant is engaged in intentionally deceptive or fraudulent
advertising or selling practices or any other act or business practice contrary to honest retail practices; (F) Tenant shall not
sell lottery tickets; (G) “Adult” bookstores or cinemas; (H) pawn shops; (I) soup kitchen or homeless shelter; (J) Mental
health facility, substance abuse facility or other rehabilitation center; (K) gambling or bingo facility; (L) Funeral home or
mortuary services; (M) Laundromat or dry cleaners with on-premises cleaning plants or facilities; (N) Automobile,
recreational vehicle or mobile home sales, rentals or repairs, excluding luxury or so-called “exotic” automobile sales; (O)
Manufacturing facilities; (P) Tenant shall not sell any phone cards or other telecommunication or internet cards, or any use
other than as specified in paragraph 3.1 above.

4.0 Term/Renewal Term/Termination Option.

4.1 The term (the “Term”) of this Lease shall be for the period of years set forth in the BLI Rider
beginning on the Commencement Date shown in the BLI Rider (the Commencement Date") and ending on the Expiration
Date shown in the BLI Rider (“Expiration Date™) or sooner, if terminated as provided herein. If Tenant, with Landlord's
prior consent, shall occupy the Premises before commencement of the Term, all provisions of this Lease shall be in full
force and effect commencing upon the occupancy, and Base Rent and Additional Rent for such period shall be paid by
Tenant at the same rate herein specified for the Term.

4.2 If, for any reason, Landlord is unable to give possession of the Leased Premises on the date of
commencement of this Lease, this Lease shall not be affected thereby nor shall Tenant have any claim against Landlord by
reason thereof. All claims for damages arising out of such delay other than a proportionate abatement of rent are hereby
waived and released by Tenant. Nothing herein contained shall operate to extend the term of this Lease beyond the agreed
termination date and Tenant's only remedy and Landlord's only liability shall be the abatement of rent herein referred to. If
Landlord is unable to give possession of the Leased Premises to Tenant within ninety (90) days next after the
commencement of the term of this Lease, then Tenant shall have the right to cancel this Lease upon written notice thereof
delivered to Landlord within ten (10) days after the lapse of said ninety (90) day period, and upon such cancellation,
Landlord and Tenant each shall be released and discharged from any and all liability in connection with this Lease.

4.3 Renewal Options.  Provided Tenant is not in default of any material term, condition or
covenant contained in this Lease at the time of exercise of the option to extend this Lease beyond any period for curing
same, Tenant shall have the option to extend the original term hereof for Two (2) additional terms of three (3) years (the
“Renewal Terms”). The Second Renewal Term as defined in the BLI Rider (Renewal Term 2) shall be subject to Landlord
approval of which the Landlord shall not be obligated to provide. Tenant shall exercise each such option, if at all, by
delivering written notice of such election not less than one hundred eighty (180) days prior to the expiration of the then
current term. If such option is duly exercised, the term of this Lease shall be automatically extended for the period of the
option, upon all of the terms, provisions, conditions and agreements set forth in this Lease, except that the Base Rent shall
continue to increase annually by the sum as shown in the Rent Schedule set forth in the BLI Rider. In the event Tenant
effectively exercises Tenant’s Renewal Term, the Base Rent shall be equal to at least 95% of the then market rate or fair
market value per square foot (“Market Rate™) determined at the commencement of such Renewal Terms. As used in this
Lease, Market Rate shall be determined by Landlord. Landlord shall, no later than thirty (30) days after receipt of the
applicable extension notice from Tenant, advise Tenant in writing (“Landlord’s Notice”) of its determination of Market
Rate for the Renewal Term. If Tenant disagrees with Landlord’s determination of Market Rate, Tenant shall so notify
Landlord in writing no later than fifteen (15) days following receipt of Landlord’s Notice of Market Rate. If Landlord and
Tenant cannot agree on the Market Rate as above described within thirty (30) days after Tenant’s notice of disagreement,
then each party shall, within fifteen (15) days following the 30-day workout period, select an independent MAI appraiser,
each having at least five (5) years of experience in the appraisal of commercial real estate in Miami-Dade County, Florida,
with reasonable experience in the appraisal of retail/commercial buildings in the City of Miami, Florida, to make a
determination of the Market Rate. Both MAI appraisers chosen by Landlord and Tenant shall then agree upon a third MAI
appraiser, and each of the threc (3) appraisers shall submit their appraisals to Landlord and Tenant no later than thirty (30)
days prior to the expiration of the applicable term of this Lease. The Market Rate shall be the average of the determination
of the three (3) appraisals; provided, however, if the difference in Market Rate of any appraisal is less than five (5%)
percent of the average of the other two (2) appraisals, then the Market Rate shall be the average of the two (2) closest
appraisals. Each party shall pay the fees and costs of the appraiser it has selected and both parties shall split the fees and






costs of the third appraiser equally. Notwithstanding the foregoing, in no event shall the Base Rent for the first year of the
Second Renewal Term be less than the Base Rent payable during the last year of the immediately preceding Term plus
three percent (3%). Further, during each subsequent year of each Renewal Term, the said Market Rate (Base Rent) shall be
increased on each anniversary date thereof, by multiplying the Base Rent for the immediately preceding Lease Year by
1.03.

44 Cancellation Option. Should Landlord decide to demolish said Premises or otherwise
redevelop the Property at any time subsequent to the initial Lease Term hereof, Landlord may terminate this Lease in its
entirety upon Landlord notifying the Tenant in writing One Hundred Fifty Days (150) prior to the date that Landlord deems
necessary for the Tenant to vacate the Premises. The Landlord cancellation option shall only apply to the Lease Renewal
Option terms. In the event Landlord intends to redevelop the portion of the Premises known as the 11,084 square feet of
land defined as 5421 NE 2™ Avenue and 222 NE 55™ Street, as per 2014 boundary survey attached hereto as Exhibit "D"
Landlord shall have the right to terminate the Tenants’ rights under the Lease to that portion of the Leased Premises upon
120 Days prior written notice at any time during the Initial Lease Term and subsequent Lease Renewal Terms. In the event
Landlord intends to exercise its right to terminate Tenants’ rights to 5421 NE 2™ Avenue and 222 NE 55" Street Landlord
agrees that the Base Rent may be reduced by a mutually agreed upon amount of which Tenants consent will not be
unreasonably withheld.

(a) In such event, Tenant shall have the right, at Tenant’s sole cost and expense and with
60-days prior written notice to Landlord, to remove any and all fixtures, which Tenant paid for at the beginning of the
initial Lease Term and dispose of at Tenant’s discretion. To determine what these specific fixtures are, Tenant shall prepare
and deliver to Landlord a detailed list of fixtures at any time prior to the Rent Commencement Date.

(b) No removal of fixtures shall be made until all plans for such removal have been
approved by Landlord, which approval shall not be unreasonably withheld. Landlord shall have fifteen (15) days from its
receipt of all such plans to review the same and to send its written comments regarding the same to Tenant. Within ten (10)
days after receipt of Landlord’s notice of changes (if any), Tenant shall cause all such changes to be made, which changes
shall be circled and dated, and Tenant shall resubmit the revised plans for Landlord’s review. Within ten (10) days after
receipt of the revised plans, Landlord shall review and approve or state what changes Landlord requires to be made. The
revisions and resubmission shall continue until Landlord, in its reasonable discretion, shall have approved Tenant’s plans.

(c) At a minimum, Tenant will leave on premises and in working order the bathrooms and
existing HVAC, as well as all external doors securing the property. The roof and external structure must be leak-free and in
secure condition, fully repaired from any removal of fixtures made by Tenant.

(d) Tenant shall remove such fixtures with diligence and continuity and in a good and
workmanlike manner, and Tenant shall (i) comply with all laws, ordinances and governmental regulations in its removal of
said fixtures, (ii) provide Landlord with such security or assurances as Landlord may reasonably require to guarantee that,
once commenced, sufficient funds will be available to cause the appropriate removal of all such fixtures, (iii) provide
Landlord, prior to commencement of any removal, with proof of compliance, in form reasonably satisfactory to Landlord,
with all planning, zoning, design review and other requirements imposed by all applicable City, County, State and Federal
and other governmental authorities, and (iv) indemnify and hold harmless Landlord from and against all loss, cost or
damage suffered by Landlord, including, without limitation, reasonable attorneys’ and paralegals’ fees and disbursements,
on account of Tenant’s removal of said fixtures, or any injury to person or property occasioned thereby;

(e) Tenant agrees to indemnify and save Landlord harmless from and against any and all
bills for labor performed and equipment and materials furnished to Tenant and applicable sales taxes thereon and from and
against any and all liens, bills or claims therefor or against the Premises and from and against all losses, damages, costs,
expenses, suits and claims whatsoever in connection with the removal of any such fixtures.

5.0 Base Rent.

51 As rental for the lease of the Premises, Tenant shall pay to Landlord, at Landlord's address set
forth in Section 22 hereof, or at such other place and to such other person as Landlord may from time to time designate in
writing for the initial term of this Lease, commencing on the Rent Commencement Date set forth in the BLI Rider, total
monthly base rent at § (see BLI Rider), plus applicable state sales tax, (subject to escalation as described in Section 5.2






below) payable in monthly installments, in advance, without notice, due on the first day of each calendar month during the
term of this Lease, free from all claims, demands or setoffs against Landlord of any kind or character whatsoever. If the
Term of this Lease shall begin or terminate on other than the first or last day respectively of a calendar month, all Base Rent
and other charges accruing under this Lease for such portion of the partial calendar month shall be apportioned and paid on
the basis of a thirty (30) day month. In addition to any other sums due under this Lease, simultaneously with Tenant's
execution of this Lease, Tenant shall pay Landlord the first month's rent. The period between the Delivery Date and the
Rent Commencement Date shall be deemed the ‘Rent Free Period’, provided that during the Rent Free Period, Tenant shall
pay all utility charges and other expenses due in connection with Tenant’s use and operation of the Premises.

5.2 The Base Rent set forth in Section 5.1 above shall be adjusted at the beginning of each Lease
Year (as hereinafter defined) during the term of this Lease (and any renewal hereof) by the amount set forth in the BLI
Rider. A "Lease Year" shall be the twelve (12) month period commencing with the Commencement Date of this Lease and
ending one (1) year later, except for the last Lease year of the term, which may be less than twelve (12) months. Each
subsequent Lease Year is the twelve (12) full calendar months immediately following the preceding Lease Year. The first
adjustment of Base Rent shall be made at the beginning of the second Lease Year, and at the beginning of each new Lease
Year thereafter.

53 Additional Rent. The term “Additional Rent” is sometimes used herein to refer to any and all
other sums payable by Tenant hereunder. Tenant agrees to pay Additional Rent upon demand by Landlord. Additional
Rent is to be treated in the same manner as Rent hereunder, both in terms of the lien for Rent herein provided and in terms
of the default provisions herein contained.

6.0 Covenant of Rent. Tenant agrees that the provisions for payment of Base Rent herein are independent
covenants of Tenant and Tenant shall not interpose any counterclaim or counterclaims in a summary proceeding or in any

action based solely upon non-payment of rent or any other payment required of Tenant hereunder.

7.0 Operating Cost Pass Through and Gross Sales Percentage Rent

71 Operating Cost Pass Through. For purposes of this Lease, the following terms shall have the
following meanings: "Parcel" means the land owned by Landlord on which the Building is located. "Tenant's Share" means
and is conclusively agreed to be 100%. Landlord and Tenant acknowledge that the stipulated Tenant’s Share has been
obtained by taking the approximate net rentable area of the Premises, and dividing such number by the approximate total
net rentable area of the Building. In the event Tenant’s Share is changed during a calendar year by reason of a change in
the net rentable area of the Premises or the Building, Tenant’s Share shall thereafter mean the result obtained by dividing
the new net rentable area of the Premises by the net rentable square feet of the Building and multiplying such quotient by
100.

In addition to Base Rent and adjustments thereto, Tenant shall pay to Landlord as additional rent Tenant's
Share of all Operating Costs. This shall be deemed a triple net Lease and Tenant shall pay Tenant’s Share of all
Operating Costs without regard to a base year. Operating Costs shall include all “Taxes” (including, without limitation,
all impositions, taxes, ad valorem real property taxes, municipal, county and federal assessments (special or otherwise),
water and sewer assessments, local improvement rates, and assessments and other governmental liens or charges of any and
every kind, nature and sort whatsoever, ordinary and extraordinary, and substitutes therefor), assessments, insurance costs,
governmental liens and any other charges, costs and expenses of Landlord of any nature and sort whatsoever, ordinary,
foreseen, or unforeseen, computed on the accrual basis, which arise from Landlord's ownership, operation or use of the
Parcel or Building, or any part thereof ("Operating Costs"). Operating Costs shall also be deemed to include (i) any and all
costs of ownership, management, operation, repair, refurbishing, redecorating, replacement, and administration and
maintenance of the Building, common areas and parking areas including, without limitation, wages, salaries, taxes,
insurance, benefits and other payroll burdens of all employees, janitorial, maintenance, security, and other services,
building management office rent or rental value, power, fuel, water, waste disposal, landscaping care, garbage removal,
window cleaning, system maintenance, advertising, and any and all other utilities (including, but not limited to electricity
for the Building), materials, supplies, maintenance, repairs, casualty and liability insurance applicable to the Building and
Landlord’s personal property and depreciation on personal property, (ii) the cost (amortized over such reasonable period as
Landlord shall determine together with interest at the rate of three (3) points over Citibank’s prime rate per annum on the
unamortized balance) of any capital improvements made to the Building by Landlord after the date of this Lease that arc
required under any governmental law or regulation; provided, however, that Operating Expenses shall not include
depreciation on the Building other than depreciation on carpeting in public corridors and common areas, costs of tenant
improvements, real estate brokers’ commissions, interest and capital items other than those referred to in this subsection






(ii). There shall be excluded from the definition of Taxes: any inheritance, estate, succession, transfer or gift taxes imposed
upon Landlord or any income taxes specifically payable by Landlord as a scparate taxpaying entity without regard to
Landlord’s income source as arising from or out of the Building and/or the land on which it is located.

Tenant agrees to pay Tenant's Share of annual Operating Costs, plus applicable state sales tax thercon,
within ten (10) days of request therefor from Landlord. Following the end of each calendar year, Landlord shall advise
Tenant of Tenant's Share of the actual Operating Costs payable for the prior calendar year as computed based upon the
actual cost thereof to the Landlord. If there shall have been an underpayment by the Tenant based on Landlord's estimates,
the Tenant shall pay the difference within ten (10) days of request therefor from Landlord; if there shall have been an
overpayment by Tenant, Tenant shall be given a credit towards the next due payment of Tenant's Share of Operating Costs
for the current year.

Tenant shall have ninety days, after receiving Landlord's annual notification regarding the actual year end
figures for the Operating Costs in which to dispute or request additional information regarding Landlord's calculation of
Operating Costs. If Tenant has not objected in writing within said ninety days than Tenant shall have deemed to have
accepted Landlord's figures and will have no further rights relating to the dispute of same.

The Tenant's Share of actual Operating Costs for the final calendar year of this Lease shall be due and
payable even though it may not be finally calculated until after the expiration of the Lease Term.

7.2 Gross Sales Percentage Rent.

(a) Tenant shall also pay, as “Percentage Rent” for each Lease Year included in the Initial
Term and all subsequent Renewal Terms, payable as hereinafter provided, the amount, if any, by which Tenant’s Gross
Sales in excess of One Million Three Hundred Thousand Doliars ($1,300,000) but less than One Million Five Hundred
Thousand Dollars ($1,500,000) transacted during such Lease Year, multiplied by Three percent (3%) (the “Percentage Rent
Rate™); and the amount, if any, by which Tenant’s Gross Sales in excess of One Million Five Hundred Thousand Dollars
(81,500,000) transacted during such Lease Year multiplied by a Percentage Rent Rate of Six percent (6%). In the event
Gross Sales meet either of those thresholds Landlord shall contribute One Percent (1%) of the Gross Sales towards a “Live
Music Trust” for use by the Landlord and Tenant in the area

b) The term “Gross Sales” as used herein is defined to mean the total amount in dollars of
the actual prices charged, whether for cash or on credit or trade-in or partly for cash, credit or trade-in, for all sales or leases
of merchandise, food, liquor, wines, beverages and services (including finance or service charges thereon), redeemed gift or
merchandise certificates, irrespective of where sold, and all other receipts of business conducted at, in, on, about or from
the Demised Premises, including, but not limited to, all mail or telephone orders received or filled at, in, on, about or from
the Demised Premises, and including all deposits not refunded, all orders taken at, in, on, about or from the Demised
Premises, whether or not said orders are filled elsewhere, total receipts of sales through any vending machine(s) or other
coin or token operated devices, and total sales by any sublessee, concessionaire or licensee or any other occupant (to the
extent permitted herein) otherwise at, in, on, about or from the Demised Premises, and sales and receipts occurring or
arising as a result of solicitation off the Demised Premises conducted by personnel operating from, or reporting to, or under
the supervision of any employee of Tenant located at the Demised Premises. Provided that Tenant keeps proper evidence
thereof, Gross Sales shall not, however, include (i) any sums collected and paid out for any retail sales tax or retail excise
tax imposed by any Governmental authority and paid directly by Tenant to that Governmental Authority and separately
stated, (ii) any exchange of goods or merchandise between the stores of Tenant where such exchange of goods or
merchandise is made solely for the convenient operation of the business of Tenant and not for the purpose of consummating
a sale which had theretofore been made at, in, on, about or from the Demised Premises, nor for the purpose of depriving
Landlord of the benefits of a sale which otherwise would be made at, in, on, about or from the Premises (iii) the amount of
returns to shippers, suppliers or manufacturers, (iv) the amount of any cash or credit refund, limited to the sales prices,
made upon any sale where the merchandise sold, or some part thereof, is thereafter returned by the purchaser and accepted
by Tenant, (v) sales of fixtures, furniture, machinery or equipment which are not in the ordinary course of business, (vi) the
amount of any discount on sales to employees of the Demised Premises, (vii) to the extent that the amount thereof was
previously included in Gross Sales, bad debts, uncollectable accounts and costs of collection, not exceeding two (2%)
percent of Gross Sales per Lease Year, (viii) to the extent such charges do not materially exceed Tenant’s costs, separately
stated charges for delivery services rendered to Tenant’s customers, (ix) tips and gratuities, and (x) finance charges, interest
and discounts attributable to charge accounts and credit cards to the extent that same are collected from Tenant's customers
for transmittal to credit card providers or otherwise paid by Tenant to credit card providers for credit sales to Tenant's
customers. Each sale upon installment or credit shall be treated as a sale for the full amount when Tenant shall receive any





payment from its customer, and subject to the limitation set forth above, no deduction shall be allowed for uncollectable
credit accounts.

(©) Tenant shall utilize, and cause to be utilized, cash registers equipped with sealed
continuous totals or such other devices for recording sales as Landlord shall reasonably approve to record all sales, and
Tenant shall keep at its principal office in the continental United States for at least thirty-six (36) months after expiration of
each Lease Year full, true and accurate books of account and records conforming to generally accepted accounting
principles showing all of the Gross Sales transacted at, in, on, about or from the Demised Premises for such Lease Year,
including all sales or similar tax reports and returns, dated cash register tapes, sales checks, sales books, bank deposit
records, computer tapes, discs, chips, printouts or other storage media and any other records normally maintained by Tenant
and other supporting data. Landlord shall have the right, from time to time, to inspect Tenant’s recordkeeping system and,
in connection therewith, to make test audits of Gross Sales. Within fifteen (15) days after the end of each calendar month,
or portion thereof, Tenant shall furnish to Landlord a statement signed and verified by Tenant (or by an authorized officer if
Tenant be a corporation, or other entity of the Gross Sales transacted during such month or portion thereof; and within sixty
(60) days after the end of each Lease Year and within sixty (60) days after the end of the Term, Tenant shall furnish to
Landlord a statement, hereinafter called the annual statement, certified to Landlord by an executive officer of Tenant, of
Gross Sales transacted during the preceding Lease Year included in the Term. The certification by said officer shall
expressly state that the Gross Sales shown on said statement conform with and are computed in compliance with the
definition thereof contained in Subsection 3.2(b) hereof. In the event Gross sales for each of two (2) Lease Years are
misstated by more than three (3%) percent, thereafter the annual statement of Gross Sales must be certified by an
independent certified public accountant. Landlord shall have the right, from time to time, by its accountants or
representatives, to audit Tenant’s Gross Sales and, in connection with such audits, to examine all of tenant’s records
(including sales or similar tax returns, an actual inventory of tenant’s stock-in-trade and all supporting data and any other
records from which gross Sales may be tested or determined) of Gross Sales disclosed in any statement given to Landlord
by Tenant and Tenant shall make all such records readily available at Tenant’s main office, for such examination. If any
such audit discloses that the Gross Sales transacted by Tenant exceed those reported, Tenant shall forthwith pay to
Landlord such additional Percentage Rent as my be shown to be payable and, if the actual Gross Sales exceed the Gross
Sales reported by Tenant by more than three (3%) percent, or if Tenant’s records or systems do not comply with the
requirements of this Subsection, Tenant shall also then pay the reasonable cost of such audit and examination, including
travel, food and lodging and related expenses of Landlord’s auditors. In the event Tenant has understated Gross Sales by
five (5%) percent or more, Landlord may, in addition to any other remedies, terminate this Lease; provided, however, that
Landlord shall not exercise its right to terminate this Lease if Tenant shall demonstrate to Landlord’s reasonable
satisfaction that such understatement was made inadvertently. Any information obtained by Landlord pursuant to the
provisions of this Subsection shall be treated as confidential, except in any litigation or arbitration proceedings between the
parties and, except further, that Landlord may disclose such information to prospective buyers, to prospective or existing
lenders, in any registration statement filed with the Securities and exchange Commission or other similar body or in
compliance with subpoenas and judicial orders. In no event shall this Subsection be deemed to limit Landlord’s right of
pre-trial discovery and disclosure in any action or proceeding.

) If Tenant fails to submit a monthly statement of Gross Sales within fifteen (15) days
following Landlord’s request therefor, then until such statement is received by Landlord, Gross Sales for such month shall
be deemed equal to Tenant’s highest previously reported monthly Gross Sales (or, if Tenant has never previously reported,
to the Gross Sales reasonably estimated by Landlord), and if such failure shall occur twice in any Lease Year, Landlord
may, at Tenant's expense, conduct an audit of Tenant's Gross Sales as set forth in Subsection 7.2(c) above.

Percentage Rent shall be payable by Tenant not later than the twentieth (20th) day of each calendar month
for and in respect to the preceding calendar month. Such payment shall be a sum equal to the amount by which Tenant’s
Gross Sales for the then current Lease Year, through the last day of the preceding month, multiplied by the Percentage Rent
Rate, shall exceed the Minimum Rent payable for said period, less any Percentage Rent previously paid for such Lease
Year. Upon receipt by Landlord of the certified annual statement of gross Sales to be furnished as hereinabove provided,
there shall be an adjustment between Landlord and Tenant with payment to or credit by Landlord as the case may be, to the
end that Landlord shall receive the entire amount of Percentage Rent payable under this Lease for the preceding Lease Year
and no more.

8.0 Sales and Use Taxes. All payments of Base Rent, Tenant's Share of Operating Costs and any other
charges arising under this Lease shall be paid by Tenant together with applicable Florida Sales, use and any other taxes
thercon. The Tenant shall pay when due all taxes (whether imposed on the Landlord or Tenant) attributable to the personal
property, trade fixtures, business income, occupancy or sales of the Tenant or any other occupant of the Premises and to the






use of the Building by the Tenant (collectively the "Business Tax"). If the Tenant's Business Tax is payable by the
Landlord, such charge to be computed for the entire period for which the amount is overdue. All late charges shall be due
immediately upon demand by Landlord without set-off or defense.

9.0 Rent Past Due. Tenant hereby acknowledges that late payment by Tenant to Landlord of rent and other
sums due hereunder will cause Landlord to incur costs not contemplated by this Lease, the exact amount of which will be
extremely difficult to ascertain. Such costs include, but are not limited to, processing and accounting charges, and late
charges, which may be imposed on Landlord by the terms of any mortgage covering the Demised Premises. Accordingly,
in the event any installment of Base Rent, Tenant's Share of Operating Costs, Additional Rent or other charges accruing
under this Lease shall become overdue for a period of ten (10) days following the due date, a late charge of five percent
(5%) of the delinquent sum may be charged by Landlord. If any installment of Base Rent, Tenant's Share of Operating
Costs, Additional Rent or other charges accruing under this Lease remain overdue for more than ten days, an additional late
charge in an amount equal to interest at the rate of one and one half percent (1.5%) per month (eighteen percent (18%) per
annum) or the maximum permitted by law, on the delinquent amount may be charged by Landlord, such charge to be
computed for the entire period for which the amount is overdue. The parties hereby agree that such late charge represents a
fair and reasonable estimate of the costs Landlord will incur by reason of late payment by Tenant. Acceptance of such late
charge by Landlord shall in no event constitute a waiver of Tenant’s default with respect to such overdue amount, nor
prevent Landlord from exercising any of the other rights and remedies granted hereunder.

The Rent for the portion of the Premises herein defined as Premises 2 in the BLI Rider shall be do and payable on
the Ist (First) of the month without grace and is not subject to the period of ten (10) days outlined in this paragraph. Such
costs outlined herein may be imposed by Landlord onto Tenant upon failure to pay the rent on Premises 2 on the 1* of the
month.

All late charges shall be due immediately upon demand by Landlord without set-off or defense.

In the event that any check, bank draft, order for payment or negotiable instrument given to Landlord for any
payment due under this Lease, shall be dishonored for any reason whatsoever, not attributable to Landlord, Landlord shall
be entitled to make an administrative charge to Tenant, as additional rent, the greater of $50.00, or five percent (5%) of the
delinquent amount (however, not to exceed amount permissible by Florida law) for each such occurrence.

In the event than more than one (1) check, bank draft, order for payment or negotiable instrument given to
Landlord for any payment due under this Lease shall be dishonored for any reason whatsoever, not attributable to Landlord,
during the term of this Lease or any renewal or extension thereof, Landlord shall require that all subsequent payments made
by Tenant to Landlord, be made by either United States Postal Money Order or a Florida Bank Cashier's Check.

10.0 Security Deposit. Simultaneously with the execution of this Lease, Tenant has paid to Landlord the sum
set forth in the BLI Rider, representing Tenant's “Security Deposit”, to be held by Landlord without interest for the full
and faithful performance by Tenant of the terms and conditions of this Lease. Landlord may utilize such part of the
security deposit as is necessary to cure any default of Tenant under this Lease and in such event Tenant shall immediately
replace such portions as may be expended by Landlord. Upon the expiration of this Lease (except arising due to a default
by Tenant), delivery of the Premises to Landlord in their original condition, ordinary wear and tear excepted, and payment
to Landlord of Tenant's Share of all actual Operating Costs for the final calendar year of this Lease, then the security
deposit shall be returned to Tenant without interest. Upon any conveyance of the Building by Landlord to a successor in
title, the successor shall become liable to Tenant for the return of the security deposit and the conveying party released from
same. Landlord shall not be required to hold the security deposit in any special account for the benefit of the Tenant and the
security deposit may be co-mingled with Landlord's funds. In the event any installment of Base Rent or other charges
accruing under this Lease shall not be paid when due (including the return of any of Tenant's checks for insufficient or
uncollected funds or otherwise), the Landlord shall have the right, at the Landlord's sole discretion, to require the Tenant to
place with Landlord an additional security deposit (in excess of the original security deposit), of up to two (2) installments
of the then current Base Rent, which sum shall become a part of the original security deposit. If the Security Deposit is
insufficient to cover any actual damages sustained by Landlord for default (hereinafter defined) of Tenant, Tenant shall pay
to Landlord upon demand an amount sufficient to fully compensate Landlord for any and all actual damages sustained by
Landlord. The rights of the Landlord shall in no way be limited or restricted by the security deposit, and the Landlord shall
have the absolute right to pursue any available remedies to protect its interests herein, as if the security deposit had not been
made.

11.0 Improvements and Delivery of Possession/Landlord’s Work.






(a) Tenant acknowledges that Tenant has inspected the Premises and Tenant is accepting the same
in "as is" condition. No representations except those expressly contained herein have been relied on by Tenant with respect
to the condition, design, amenities or completion of the Building or Premises. Tenant will make no claim against Landlord
on account of any representation of any kind, whether made by any renting agent, broker, officer or other representative of
Landlord or which may be contained in any advertisement relating to the Building unless such representation is specifically
set forth in this Lease. Any improvements shall become Landlord's property and remain on the Premises upon the
expiration or earlier termination of this Lease. Notwithstanding anything to the contrary contained in this Lease (including,
without limitation, Section 3.4), the obtaining and maintenance of all permits, licenses, zoning and governmental
authorizations required for Tenant's business operations shall be Tenant's sole responsibility and at Tenant's sole cost and
expense and in no case shall the obtaining or maintenance of such be a condition to Tenant's obligations hereunder.
Notwithstanding any contrary provision of this Lease, if any personal property is located in the Premises, the Tenant
accepts such personal property in its existing condition, as-is, and without representation or warranty as to title, condition or
any latent-defects. Tenant shall indemnify and hold harmless the Landlord of and from any and all liens or other claims
which are asserted against any or all of such personal property by the State of Florida Department of Revenue for unpaid
personal property taxes arising prior to or after the-date of this Lease, including any such claims with respect to any such
taxes owed by any prior owner or user of such personal property.

(b) Landiord shall have no obligation to make any improvements or alterations to the Premises, and
Tenant hereby accepts the Premises and all other portions of the Building in an AS IS condition. Tenant agrees that by
taking possession of the Premises, Tenant formally accepts the same and acknowledges that the Premises are in the
condition called for hereunder. Tenant hereby acknowledges that it has relied on its own inspections and due diligence in
entering this Lease and not on any representations or warranties of Landlord or any broker or other representative of
Landlord concerning the condition or suitability of the Premises or the Project for any particular purpose or any other
matter.

(c) Landlord shall have final approval of any plans for repairs or improvements to the Leased
Premises. Tenant shall only use licensed general contractors and permit/license expediters approved in writing by the
Landlord, at its sole discretion. Landlord shall have the right to supervise every part of the improvement process, including
any plans, permits, licenses, demolition, construction and/or repairs, impact fees, and others.

12.0 Negation of Personal Liability. Notwithstanding anything to the contrary herein contained, Tenant
agrees that Landlord (and, in case Landlord is a joint venture, trust, partnership, tenancy in common, association or other
form of joint ownership, the partners, beneficiaries, members and employees of any such joint venture, trust, partnership,
tenancy-in-common, association or other form of joint ownership) shall have absolutely no personal liability with respect to
any of the provisions of this Lease, or any obligation or liability arising therefrom or in connection therewith. Tenant shall
look solely to Landlord's equity in the Premises and/or proceeds from the sale thereof, for the satisfaction of any remedies
of Tenant against Landlord including, without limitation, the collection of any judgment (or other judicial process)
requiring the payment of money by Landlord in the event of any default or breach by Landlord with respect to any of the
terms and provisions of this Lease to be observed and/or performed by Landlord, subject, however, to the prior rights of
any holder of any mortgage covering all or part of the Premises and no other assets of Landlord or any principal or partner
of Landlord shall be subject to levy, execution or other judicial process for the satisfaction of Tenant's claim and in the
event Tenant obtains a judgment against Landlord, the judgment docket shall be so noted. This exculpation of liability shall
be absolute and without exception whatsoever, including, without limitation, for any claim of negligence. This section shall
inure to the benefit of Landlord's successors and assigns and their respective principals.

13.0 Use Restrictions/Regulations. Tenant shall not abandon or vacate the Premises, shall not permit,
license, or suffer the occupancy of any other party in the Premises and shall:

(a) From and after the Commencement Date, keep the Premises continuously and uninterruptedly
open during regular business hours, subject to all applicable laws and regulations. Tenant acknowledges that Tenant’s
obligation to keep the Premises open and operating during such regular business hours is a material inducement to Landlord
entering into this Lease.

b) Keep the Premises and sidewalks, service-ways and loading areas adjacent to the Premises neat,

clean and free from dirt, rubbish, insects and pests at all times and store all trash and garbage within the Premises,
arranging for the regular pick-up of such garbage and trash at Tenant’s expense. Tenant shall store all trash and garbage
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within the area designated by Landlord for such trash pick-up and removal and only in receptacles of the size, design and
color from time to time prescribed by Landlord. Tenant shall not operate an incinerator or burn trash or garbage within the
Building. Tenant shall, at its expense, enter into a regularly scheduled (not less frequently than monthly) pest
extermination contract for the Premises.

(c) Keep the inside of all glass in the windows and doors of the Premises clean; maintain all the
windows in a neat, attractive condition; and keep all display windows and exterior electric signs in front of the Premises
lighted from dusk until not earlier than 11:00 P.M. every day, including Sundays and holidays, or as Landlord may
otherwise reasonably require.

(d) Not in any way obstruct the sidewalks adjacent thereto, except to the extent that Tenant shall
have been approved for and shall have paid, obtained and continually maintain all licenses and permits required by all
applicable governmental agencies (including, but not limited to, ADA) for outdoor seating, if any, and further including,
but not limited to, the payment of any and all impact and other fees required in connection therewith; nor solicit business or
distribute any hand bills or other advertising matter in the adjoining properties; nor permit any objectionable or unpleasant
odors to emanate from the Premises; not place or permit any radio, television, loudspeaker or amplifier on the roof or, in
the outside courtyard of the Premises. Tenant shall respect the rights of the occupants of surrounding properties to quietly
enjoy their respective properties.

(e) Maintain the decor and fixturing of the Premises, the merchandise and operation of Tenant’s
business consistent with the operation of a restaurant/bar/lounge business. In this regard, in performing original
construction and any subsequent alterations of the Premises, Tenant shall retain an architect certified and in good standing
in the State of Florida for the preparation of space plans and, further, shall utilize and install only new materials, business
fixtures and related machinery. Tenant shall operate its business at the Premises in a respectable, reputable, tasteful,
competent and dignified manner.

6] At its sole cost and expense, comply with all present and future laws, orders, and regulations of
all state, federal, municipal, and local govemments, departments, commissions, and boards regarding the collection, sorting,
separation, storage and recycling of waste products, garbage, refuse, and trash. Tenant shall sort and separate such waste
products, garbage, refuse, and trash into such categories as provided by law. Each separately sorted category of waste
products, garbage, refuse, and trash shall be placed in separate receptacles reasonably approved by Landlord. Such separate
receptacles may, at Landlord’s option, be removed from the Premises in accordance with a collection schedule prescribed
by law. Landlord reserves the right to refuse to allow the collection from Tenant of any waste products, garbage, refuse, or
trash that is not separated and sorted as required by law, and to require Tenant to arrange for such collection at Tenant’s
sole cost and expense, utilizing a contractor satisfactory to Landlord. Tenant shall pay all costs, expenses, fines, penalties,
or damages that may be imposed on Landlord or Tenant by reason of Tenant’s failure to comply with the provisions of this
Paragraph, and, at Tenant’s sole cost and expense, shall indemnify, defend, and hold Landlord harmless (including legal
fees and expenses) from and against any actions, claims, and suits arising from such noncompliance, utilizing counsel
reasonably satisfactory to Landlord.

(g) The rules and regulations as may be hereafter adopted by Landlord for the safety, cleanliness and
operation of the Building and the preservation of good order therein and for the most efficient use by all tenants, agents,
employees, invitees and visitors of the automobile parking spaces provided by Landlord, if any, are expressly made a part
of this Lease and Tenant agrees to comply with such rules and regulations. No rules and regulations shall prohibit the
reasonable use of the Premises by Tenant, its agents, employees, invitees and visitors for the purposes permitted by this
Lease. The Landlord shall not be responsible to Tenant for any nonobservance of such rules and regulations by any other
tenant of the Building. The rules and regulations shall be binding upon the Tenant upon delivery of a copy of them to
Tenant.

14.0 Lease Sale/Assignment and Subletting.
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14.1 (a) Tenant may not sublet the Premises or any part thereof, or sell or assign this Lease or
any interest herein without Landlord’s prior written consent, which shall be provided at the sole discretion of the Landlord.
Any attempted sale, assignment or subletting without such prior written consent shall be void. No consent by Landlord to
any sale, assignment or subletting shall be deemed or construed to relieve Tenant from obtaining the express written
consent of Landlord to any further sale, assignment or subletting. It shall be reasonable for Landlord to withhold its
consent to any proposed sale or assignment if at the time of the proposed sale or assignment Tenant shall be in default
under this Lease following notice and beyond any applicable notice and grace period, and/or the assignees intends to
change the use of the Premises (unless Landlord consents to same). Together with any request for Landlord’s consent to a
sale, assignment or sublease Tenant shall simultaneously submit to Landlord: (i) the name and address of the proposed
buyer, assignee or sublessee; (ii) the basic terms of the proposed sale, assignment or sublease; (iii) reasonably satisfactory
information about the nature, business and business history of the proposed assignee or sublessee; and (iv) such other
information as may be reasonably requested by Landlord. Any terms with respect to a Lease sale, assignment or sublease
between the Landlord and the Tenant may be negotiated after all the requirements of Paragraph 14.1(a) outlined herein are
met.

(b) All references in this Lease to an assignment and/or sublease shall be deemed to include
all arrangements for occupancy or other use by any person or entity of all or any part of the Premises. If Tenant is a
corporation, partnership or other entity, any transfer of a majority or direct controlling interest in such corporation (i.e.,
50% or more of the outstanding voting stock of Tenant), partnership or other entity shall be deemed to be an assignment of
this Lease. In the event of any proposed assignment, subletting or other transfer for which Landlord’s consent is required
hereunder, Tenant shall promptly reimburse Landlord for all costs and expenses incurred by Landlord in connection with
reviewing any proposed transfer, including, but not limited to, reasonable attorneys” and paralegals’ fees and costs, not to
exceed $500.00.

14.2 In the event of a termination of this Lease, any subtenant of the Premises or assignee of the
Lease shall attorn to the owner of the reversion, unless the owner of the reversion shall, at the owner’s option, elect to
dispossess such subtenant or assignee or otherwise terminate its rights hereunder. Each subtenant or assignee that hereafter
takes an interest in the Premises shall be deemed to have agreed to the provisions of this Section 14.2. Tenant covenants
that each sublease of the Premises or assignment of this Lease hereafter executed shall contain a clause expressly providing
that the subtenant or assignee thereunder shall attorn to the owner of the reversion, upon request, in the event of a
termination of this Lease, but the absence of such a clause from any sublease or assignment shall not relieve the subtenant
or assignee from the provisions of this Section 14.2.

14.3 No acceptance by Landlord of any performance, rent or additional rent herein provided to be
done or paid by Tenant from any person, firm or corporation other than Tenant, shall discharge Tenant or any other person,
firm or corporation liable for performance of Tenant’s obligations hereunder (except to the extent of the performance and
payments so accepted by Landlord) from liability to pay all of the rent and additional rent herein provided to be paid by
Tenant or from liability to perform any of the terms, covenants, conditions and agreements set forth in this Lease.

14.4 Landlord (or its successors or assigns) may assign this Lease, or any interest herein and Tenant
(or its permitted subtenants, successors or assigns) shall attorn to such assignee provided such successor or assignee
assumes the obligations of Landlord thereafter accruing and from the effective date of such assignment and assumption the
assignor of the Lease shall have no further liability or obligation pursuant to this Lease.

14.5 Tenant hereby assigns to Landlord all of Tenant’s right, title and interest, following any Event of
Default by Tenant hereunder, in and to all subleases and/or to collect from any or all subtenants all rents and other sums
payable by them, and to apply the same to the payment of rent and all other amounts payable by Tenant hereunder, but no
exercise by Landlord of rights under this Section 14.5 shall be deemed a waiver by Landlord of any other rights hereunder
or shall be deemed an acceptance by Landlord of such subtenant or an acquiescence by Landlord to the occupancy of any
part of the Premises by such subtenant or a release of Tenant from the performance of any of the obligations of Tenant
hereunder.

14.6 Notwithstanding any of the foregoing provisions, covenants and conditions to the contrary, in
the event that this Lease is assigned to any person or entity pursuant to the provisions of the Bankruptcy Code, 11 U.S.C.
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101 et. seq. (the “Bankruptcy Code”), any and all monies or other consideration payable or otherwise to be delivered in
connection with such assignment allocable to this Lease shall be paid or delivered to Landlord, shall be and remain the
exclusive property of Landlord and shall not constitute property of Tenant or of the estate of Tenant within the meaning of
the Bankruptcy Code. Any and all monies or other consideration constituting Landlord's property under the preceding
sentence not paid or delivered to Landlord shall be held in trust for the benefit of Landlord and shall be promptly paid to or
turned over to Landlord. If Tenant proposes to assign this Lease pursuant to the provisions of the Bankruptcy Code to any
person or entity who shall have made a bona fide offer to accept an assignment of this Lease on terms acceptable to Tenant,
then notice of such proposed assignment setting forth (a) the name and address of such person, (b) all of the terms and
conditions of such offer, and (c) the adequate assurance to be provided by Tenant to assure such person's future
performance under the Lease including, without limitation, the assurance referred to in Section 365 of the Bankruptcy
Code, or any such successor or substitute legislation or rule thereto, shall be given to Landlord by Tenant no later than
twenty (20) days after receipt by Tenant, but in any event no later than ten (10) days prior to the date that Tenant shall make
application to a court of competent jurisdiction for authority and approval to enter into such assignment and assumption.
Landlord shall thereupon have the prior right and option, to be exercised by notice to Tenant given at any time prior to the
effective date of such proposed assignment, to accept an assignment of this Lease upon the same terms and conditions and
for the same consideration, if any, as the bona fide offer made by such person, less any brokerage commissions which may
be payable out of the consideration to be paid by such person for the assignment of this Lease. Any person or entity to
which this Lease is assigned pursuant to the provisions of the Bankruptcy Code shall be deemed without further act or deed
to have assumed all of the obligations arising under this Lease on and after the date of such assignment. Any such assignee
shall upon demand execute and deliver to Landlord an instrument confirming such assumption.

15.0 Condition of Demised Premises: Maintenance And Repairs.

15.1 Tenant Responsibilities. The parties agree that Tenant, except as provided in Section 15.2, will
be responsible, at Tenant's sole cost and expense, and at all times throughout the term and any extensions thereof, for all
maintenance, repairs and replacements in, on or about the Premises and all equipment and property thereon shall be
maintained in good condition, and in substantially the same condition as same existed upon the Commencement Date,
reasonable wear and tear excepted. Tenant's responsibilities hereunder include, but are not limited to, the replacement,
repair and maintenance of all exterior and interior improvements, fixtures, appliances, equipment, and systems, including,
but not limited to roof, structure, air conditioning, heating, plumbing, electrical systems, and plate glass, and all of the
foregoing shall be maintained in good operating condition at all times, free of dirt, rubbish and other obstructions, and shall
be kept neat and clean. Tenant shall keep the exterior walls of the Premises graffiti free and clean, and shall keep the
exterior areas (including but not limited to city property) adjacent to the Premises free of trash and debris (whether or not
said debris and trash were promulgated by Tenant).

All replacements, repairs and maintenance shall be performed by contractors or workmen designated or
approved by Landlord. Tenant shall not commit nor allow any waste or damage to be committed on any portion of the
Building or Premises. Tenant shall be responsible for the sanitation, storage and daily removal of all garbage generated by
Tenant. If the Tenant does not make repairs promptly and adequately or otherwise fails to comply with this Section, the
Landlord may, but need not, make repairs or correct such failure, and the Tenant shall pay Landlord the cost thereof on
demand.

Tenant, at its sole cost and expense, shall enter into a regularly scheduled preventive maintenance/service
contract with a maintenance contractor reasonably approved by Landlord, for servicing all heating, ventilating and air
conditioning systems and equipment servicing the Premises, and an executed copy of such contract shall be delivered to
Landlord. This service contract must include all services suggested by the equipment manufacturer within the
operations/maintenance manual and must become effective within thirty (30) days after the date Tenant shall have taken
possession of the Premises.

15.2 Landlord Responsibilities. Landlord shall not be required to maintain or make any
improvements or repairs of any kind in or upon all or any portion of the Premises; all such maintenance, repair and
replacement shall be performed by Tenant, at Tenant’s sole cost and expense. The Tenant shall pay the Landlord for
overtime and for any other expense incurred in the event repairs, alterations, decorating or other work performed by
Landlord are not made during ordinary business hours at the Tenant's request. If any damage to the Premises or Building
results from any act or neglect of the Tenant, its employees, agents, invitees, licensees, or contractors, the Landlord may, at
the Landlord's option, repair such damage, whether caused to the Building or to tenants thereof, and the Tenant shall
thereupon pay to the Landlord, upon demand, the total cost of such repairs and damages both to the Building and to the
tenants thereof, plus a sum equal to twenty percent (20%) of such cost, representing Landlord's overhead.
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15.3 Maintenance of Grease Interceptors, Grease Receptacles, and/or Grease Traps. Tenant
hereby agrees to provide, maintain, repair and replace as necessary, in compliance with all applicable county, municipal,
State and Federal codes, rules, regulations, statutes, ordinances and guidelines regarding any device which is designed to
contain waste byproducts and discharge associated with the cooking of foods, including, without limitation, grease traps.

16.0 Alterations, Additions or Improvements.

16.1 Tenant Improvements. Tenant shall have the right, from time to time during the term of this
Lease or any extension thereof, at Tenant’s sole cost and expense, to make additions, alterations, and changes (hereinafter
singularly referred to as an “Alteration” and collectively as “Alterations”) in or to the improvements then comprising a part
of the Demised Premises, provided there shall not then exist a default under this Lease.

(a) No Alteration shall be made without Landlord’s approval (which approval Landlord
may withhold in its sole discretion) if such Alteration would (i) impair the structural soundness of the improvements, (ii)
materially change the total volume or height of the improvements, (iii) modify in any material respect the basic character
and function of the improvements, (iv) modify the external appearance of the improvements or (v) cost in excess of Ten
Thousand and No/100 Dollars ($10,000.00) individually or in the aggregate in any twelve (12) month period;

M) No Alieration shall be made until all plans and specifications for any such Alteration
have been approved by Landlord. Landlord shall have fifteen (15) days from its receipt of all such plans and specifications
to review the same and to send its written comments regarding the same to Tenant. Within ten (10) days after receipt of
Landlord’s notice of changes (if any), Tenant shall cause all such changes to be made, which changes shall be circled and
dated, and Tenant shall resubmit the revised plans and specifications for Landlord’s review. Within fifteen (15) days after
receipt of the revised plans and specifications, Landlord shall review and approve or state what changes Landlord requires
to be made. The revisions and resubmission shall continue until Landlord, in its reasonable discretion, shall have approved
Tenant’s plans and specifications. Within ten (10) days after Landlord has approved of Tenant’s preliminary plans and
specifications, Tenant shall deliver to Landlord Tenant’s final plans and specifications for Landlord’s review and approval.
Landlord’s approval of the final plans and specifications shall be evidenced by Landlord and Tenant initialing two (2)
complete sets of final plans and specifications (the “Plans”), whereupon one fully executed set shall be left with the
Landlord. Within five (5) days after demand, Tenant shall pay to Landlord any fees or expenses incurred by Landlord in
connection with Landlord’s submitting such plans and specifications, as it so chooses, to an architect or engineer selected
by Landlord for review or examination of the plans and specifications, intermittent inspection of any construction, and/or
performance of any construction;

(c) The approval by Landlord of the plans and specifications, if given, shall not (i) imply
Landlord’s approval of the structural or engineering designs as to quality or fitness of any material or device used; (ii)
imply that the plans and specifications are in accordance with the law (it being agreed that such compliance is solely
Tenant’s responsibility); (iii) relieve Tenant of the responsibility to construct structurally sound improvements which are
free of defects; (iv) impose any liability on Landlord to Tenant or any third party; or (v) serve as a waiver or forfeiture of
any right of Landlord;

(d) Upon Landlord’s approval of any plans and specifications and before commencement
of construction of any Alterations, Tenant shall, at Tenant’s sole cost and expense:

1. Obtain the necessary permits, consents, authorizations and licenses from all
federal, state and/or municipal authorities having jurisdiction over such work, including but not limited to the payment of
any and all impact and other fees that may be required by the applicable governmental authorities. Landlord shall
reasonably cooperate, at no expense to Landlord, with Tenant including, without limitation, execution of applications for
building permits and consents thereto;
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ii. Fumish to Landlord a certificate or certificates of Workmen’s Compensation
Insurance covering all persons who will perform the construction or any contractor, subcontractor or other person; and

iil. Furnish to Landlord original policies of insurance as set forth below (or
certificates thereof) covering Landlord, Landlord’s agent and such other parties as Landlord shall designate, as additional
insureds, in a company approved by Landlord, which policies shall be maintained at all times during the progress of the
construction and until completion thereof, and shall provide that no termination, cancellation or modification of such policy
shall be effective unless thirty (30) days prior written notice has been given to Landlord:

(aa) Public Liability Insurance with a combined single limit of not less
than One Million and No/100 Dollars ($1,000,000.00) for injuries and damages to persons and property;

(bb) Builder’s Risk Insurance with extended coverage.

(e) Tenant shall construct any Alterations with diligence and continuity and in a good and
workmanlike manner, and Tenant shall (i) comply with all laws, ordinances and governmental regulations including all
regulations by any board of fire underwriters in its construction of said Alterations, as well as full compliance with the
Americans With Disabilities Act, (ii) provide Landlord with such security or assurances as Landlord may reasonably
require to guarantee that, once commenced, sufficient funds will be available to cause completion of all proposed
Alterations, (iii) provide Landlord with preliminary and as-built surveys reasonably acceptable to Landlord in all respects,
(iv) provide Landlord, prior to commencement of any alterations, with proof of compliance, in form reasonably satisfactory
to Landlord, with all planning, zoning, design review and other requirements imposed by all applicable City, County, State
and Federal and other governmental authorities, and (v) indemnify and hold harmless Landlord from and against all loss,
cost or damage suffered by Landlord, including, without limitation, reasonable attorneys’ and paralegals’ fees and
disbursements, on account of Tenant’s construction of said Alterations, or any injury to person or property occasioned
thereby;

) Tenant agrees to indemnify and save Landlord harmless from and against any and all
bills for labor performed and equipment, fixtures and materials furnished to Tenant and applicable sales taxes thereon and
from and against any and all liens, bills or claims therefor or against the Premises and from and against all losses, damages,
costs, expenses, suits and claims whatsoever in connection with the construction of any Alterations. Tenant shall fully pay
for the cost of the construction of any Alterations so that the Premises shall at all times be free of liens for labor and
materials supplied or claimed to have been supplied. Tenant hereby acknowledges that it has no right to cause, create, or
permit the establishment of a claim of lien against the Premises. A provision which expressly prohibits Landlord’s liability
for any liens filed against the Premises in connection with Tenant’s construction of any Alterations or other improvements
on the Premises, as well as for any labor, materials or other lien incurred by Tenant, as provided in Section 713.10 of the
Florida Statutes, may be recorded by Landlord. Tenant shall provide Landlord with all applicable partial releases of lien
executed by contractors, subcontractors and materialmen contemporaneously with each payment or draw request under
Tenant’s construction contracts. Tenant shall obtain, and shall provide Landlord with, the general contractor’s final
contractors affidavit, release, and indemnity, together with proof of closure of all open permits contemporaneously with
final payments to be made to the general contractor and all subcontractors and materialmen; and

(2 All alterations, improvements and additions made by Tenant pursuant to the plans and
specifications shall immediately become the property of the Landlord and shall remain upon the Premises at the expiration
or earlier termination of this Lease.

16.2 Mechanics Liens. Tenant shall keep the Premises and all parts thereof at all times free of
mechanic's liens and any other lien for labor, services, supplies, equipment or material purchased or procured, directly or
indirectly, by or for Tenant. Tenant further agrees that Tenant will promptly pay and satisfy all liens of contractors,
subcontractors, mechanics, laborers, material men and other items of like character, and will indemnify Landlord against all
expenses, costs and charges, including bond premiums for release of liens and attorney's fees and costs reasonably incurred
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in and about the defense of any suit in discharging the Premises, from any liens, judgments, or encumbrances caused or
suffered by Tenant. In the event any such lien shall be made or filed, Tenant shall bond against or discharge the same
within ten (10) days after the same has been made or filed. It is understood and agreed between the parties hereto that the
expenses, costs and charges above referred to shall be considered as Base Rent due and shall be included in any lien or
other claim for Base Rent.

The Tenant herein shall not have any authority to create any liens for labor or material on the Landlord's
interest in the Premises and all persons contracting with the Tenant for the construction or removal of any facilities or other
improvements on or about the Premises, and all material men, contractors, mechanics and laborers are hereby charged with
notice that they must look only to the Tenant and to the Tenant's interests in the Premises to secure the payment of any bill
for work done or material furnished at the request or instruction of Tenant.

In accordance with Florida Statutes §713.10, Landlord shall have the right to post on the Premises and to
file and/or record in the Public Records or court registry, as applicable, notices of non-responsibility and such other notices
as Landlord may reasonably deem proper for the protection of Landlord's interest in the Premises. Tenant shall, before the
commencement of any work which might result in any lien on the Premises, give Landlord reasonable written notice under
the circumstances of its intention to commence said work.

17.0 Destruction of Premises.

(a) Tenant shall give immediate written notice to Landlord of any damage caused to the Demised
Premises by fire or other casualty.

(b) If the Demised Premises should (a) be damaged by any uninsured casualty, or (b) be damaged to
an extent that the cost of replacement thereof exceeds the insurance proceeds and Tenant fails to deposit with Landlord the
full amount of such excess within thirty (30) days after notice thereof to Tenant, Landlord may elect either to terminate this
Lease or to proceed to rebuild and repair the Demised Premises. Should Landlord elect to terminate this Lease, it shall give
written notice of such election to Tenant within ninety (90) days after Landlord is notified of the occurrence of such
casualty.

(c) If the Demised Premises should be partially damaged during the last twelve (12) months of this
Lease, or if more than fifty (50%) percent of the Building in which the Demised Premises is located, has been damaged or
destroyed, Landlord may elect to terminate this Lease as of the date of occurrence of such damage by giving written notice
to Tenant within ninety (90) days after the date Landlord is notified of the occurrence of such damage.

(d) Except as otherwise provided herein, in the event the Demised Premises should be damaged by
fire or other casualty insurable under standard fire and extended coverage insurance, Landlord shall proceed with
reasonable diligence to rebuild and repair the Demised Premises. Landlord’s obligation to rebuild and repair shall be
limited to restoring the Demised Premises to substantially the condition in which same existed prior to the casualty, shall be
limited to the extent of the insurance proceeds available to Landlord for such restoration and, further, shall exclude any
obligation with regard to the personal property and trade fixtures of Tenant. Landlord shall use reasonable diligence to
cause such repairs to be completed within one hundred eighty (180) days following the casualty, provided that if Landlord
has not completed its work within three hundred sixty five (365) days following such casualty, either party shall have the
right to cancel and terminate this Lease, whereupon each party shall be released and relieved of any and all further
obligations and liabilities hereunder. Tenant agrees that, promptly upon completion of such work by Landlord, it will
proceed with reasonable diligence to restore the remainder of the Demised Premises, including, but not limited to, the
repair or restoration of signs, fixtures and equipment. During any period of reconstruction or repair of the Demised
Premises, Tenant shall continue the operation of its business within the Demised Premises to the extent practicable.

(e) In the event Landlord should elect to restore the Demised Premises and Tenant should be
deprived of the occupancy and use of a portion of the Demised Premises, Base Rent shall be equitably apportioned
according to the area of the Demised Premises which is unusable by Tenant, until such time as Landlord shall have
completed its restoration as provided herein. In the event of total destruction of the Demised Premises, Tenant’s rent shall
completely abate from the date of such destruction.

® In the event the Building should be damaged to such an extent that Landlord, in its sole

discretion, should elect to discontinue or curtail operation of the Building, Landlord may cancel this Lease by giving
written notice to Tenant, and this Lease shall terminate and become null and void ninety (90) days after said notice.
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17.1 Tenant's Acts. If such damage or destruction occurs as a result of the negligence or the
intentional acts of Tenant or Tenant's employees, agents, contractors or invitees, and the proceeds of insurance which are
actually received by Landlord are not sufficient to pay for the repair of all of the damage, Tenant shall pay, at Tenant's sole
cost and expense, to Landlord upon demand, the difference between the cost of repairing the damage and the insurance
proceeds received by Landlord.

17.2 Tenant's Property. Landlord shall not be liable to Tenant or its employees, agents, contractors,
invitees or customers for loss or damage to merchandise, tenant improvements, fixtures, automobiles, furniture, equipment,
computers, files or other property (hereinafter collectively "Tenant's property") located at the Building. Tenant shall
repair or replace all of Tenant's property at Tenant's sole cost and expense. Tenant acknowledges that it is Tenant's sole
responsibility to obtain adequate insurance coverage to compensate Tenant for damage to Tenant's property.

17.3 Waiver. Landlord and Tenant hereby waive the provisions of any present or future statutes,
which relate to the termination of leases when leased property is damaged or destroyed and agree that such event shall be
governed by the terms of this Lease.

18.0 Entry, Inspection and Other Rights Reserved to Landlord. Tenant will permit Landlord and its agents
to enter the Premises at all reasonable times for the purpose of examining or inspecting the same, or for the purpose of
protecting Landlord's reversions, or to make alterations, repairs, or additions to the Premises or to any other portion of the
Building, or for maintaining any service provided by Landlord to tenants in the Building, or for the purpose of removing
placards, signs, fixtures, alterations or additions which do not conform to this Lease or the rules and regulations of the
Building, or for any other purpose which Landlord deems necessary for the safety, comfort or preservation of the Premises
or Building and during such operations, Landlord may close entrances, doors, corridors, clevators or other facilities, all
without liability to Tenant by reason of interference, inconvenience or annoyance. Tenant will permit Landlord at any time
within the earlier of: (i) one hundred twenty (120) days prior to the expiration of this Lease or (ii) failure of Tenant to cure
a default within twenty four (24) hours of notice by Landlord to bring prospective tenants upon the Premises for purposes
of inspection and to put or keep upon the doors or windows thereof a "For Rent" and/or "For Sale" notice. In furtherance of
such rights, Landlord shall retain a key to the Premises and Tenant shall not install any new locks to the Premises without
the prior written consent of Landlord and unless Tenant furnishes Landlord with a copy of such key. No entry pursuant to
this Paragraph shall in any way be deemed a breach of the covenant of quiet enjoyment. Landlord reserves the right to
change the name and/or strect address of the Building without liability of Landlord to Tenant.

19.0 Indemnity/Exculpation.

19.1 Landlord Non-Responsibility. Tenant is and shall be in exclusive control and possession of the
Premises, and Landlord shall not be responsible or liable for the theft, loss or damage to person or property in, on or about
the Premises, and/or the Building. Tenant acknowledges and agrees that Landlord is not responsible for the security of the
Premises or the Building in general. Landlord shall not be liable for any injury or damage to persons or property resulting
from fire, explosion, falling plaster, gas, clectricity, water, rain or leaks from any part of the Building or by any other cause
whatsoever, nor shall Landlord or its agents be liable for any such damage caused by other tenants or persons in the
Building; nor shall Landlord be liable for any latent defect in the Premises or in the Building.

19.2 Indemnity & Hold Harmless. Tenant agrees that Tenant, at all times, will indemnify and hold
harmless Landlord from all losses, damages, liabilities and expenses (including reasonable legal fees and court costs)
whatsoever, which may arise or be claimed against Landlord, or any injuries or damages to the persons or property of any
persons, firms or corporations, consequent upon or arising from: (i) the use or occupancy of the Premises and/or other
portions of the Building (including all Common Facilities) by Tenant, (ii) any acts, omissions, neglect or fault of Tenant,
Tenant's agents, employees, customers, or invitees, or (iii) Tenant's failure to comply with the terms and provisions of this
Lease and/or any applicable laws. In case Landlord shall be made a party to any litigation commenced against Tenant, then
Tenant shall protect and hold Landlord harmless and shall pay all costs, expenses and reasonable attorney’s fees incurred or
paid by Landlord in connection with such litigation and any appeal thereof. The provisions of this Section 19.0 shall
survive the expiration or earlier termination of this Lease.

19.3 Hazardous Materials and Indemnification. Tenant hereby covenants and agrees that it shall
not bring or transport onto the Leased Premises, or use or store in, on, or about the Premises, or in the vicinity thereof, in
connection with its use and occupancy of the Premises, or permit any other party to do any of the foregoing, any
environmentally hazardous materials, substances, or waste of any nature that is classified as such by any county, municipal,

17





state, federal or other governmental authority. Tenant agrees to indemnify Landlord and save it harmless from and against
any and all claims, losses, actions, damages, liabilities and expenses, including legal fees and expenses, clean-up costs
suffered or incurred by Landlord, and any and all costs or expenses relating to the testing of or for any and all such
hazardous materials, substances, asbestos, or waste of any nature, for or on account of or arising from or in connection with
any breach of Tenant's warranties, representations or obligations under this section, or in connection with any condition
created by Tenant as the result of any spill, discharge or release of any environmentally hazardous materials, substances or
waste in, on or about the Premises, or in the vicinity thereof.

19.4 Mold. Except for Landlord’s obligation to remove any and all mold existing in the Premises as
of the Effective Date hereof, Landlord shall not be responsible or liable at any time to the Tenant, or to those claiming by,
through or under Tenant, for any claim for loss of life, bodily or personal injury, personal property damage, damage to
property or business, advertising injury, or for business interruption or relocation expense and/or any other claim arising out
of and/or caused directly or indirectly by the existence or the actual, alleged or threatened occurrence, discharge, dispersal,
seepage, transmission, migration, release, exposure to or escape of any mold, mildew, spores, fungus or materials
containing them, at any time now or hereafter found within, upon and/or about the premises, the site or location or any
tangible property and/or the common elements and/or limited common elements, and/or in any areas or space of the
Property, Building(s) or Premises and/or from any persorn, organization located anywhere in the world. This paragraph
applies regardless of any other cause or event that contributes concurrently or in any sequence to the loss or damage.
“Mold”, “spores” and/or “fungus” means any mold, spores and/or fungus of any type or nature whatsoever that can cause or
threaten harm to any living organism (including human health or human welfare, or the health or welfare of any animal or
plan) or can cause or threaten physical damage, deterioration, loss of use and/or loss of value or marketability, to any
tangible property whatsoever. This includes, but is not limited to, any type(s) of mold, spores and/or fungus that are
harmful or potentially harmful to health, welfare (such as Stachybotrys and others), or that are damaging or potentially
damaging to tangible property (such as set or dry rot, mildew and others) or that can otherwise cause or threaten to cause
bodily injury, property damage, personal injury or advertising injury of any kind whatsoever. Tenant agrees that Tenant
shall make routine visual inspections for mold growth or signs of water damage or wetness, and that these routine
inspections are the most reliable method for identifying the presence of mold or mildew. Tenant agrees to use air-
conditioning at all times and to use heating, if at all, in moderation and in a reasonable manner and to keep the Premises
propetly ventilated by periodically opening windows to allow the circulation of fresh air during dry weather only. Tenant
agrees that the Premises shall be kept at a temperature between fifty and seventy-eight degrees Fahrenheit, at all times,
including, without limitation, when the Premises are not open for business.

20.0 Insurance. The Tenant shall maintain at its expense throughout the terms of this Lease the following
insurance coverages: (i) liability insurance for bodily injury and property damage to protect both Landlord and Tenant
against damage, costs and attorneys' fees arising out of accidents of any kind occurring on or about the Premises and
Building (including all Common Facilities) with combined single limit liability coverage of not less than $2,000,000 and
property damage coverage of not less than $1,000,000; (ii) fire and extended casualty insurance with sufficient coverage to
reimburse the loss of all of Tenant's improvements to the Premises, and all of Tenant's fixtures, equipment, personal
property and inventory; (iii) plate glass insurance to protect both Landlord and Tenant covering the replacement value of all
plate glass in or about the Premises; (iv) appropriate workmen's compensation and any and all other insurance required by
law; (v) business interruption and rent insurance in an amount equal to not less than twelve (12) months Base Rent
hereunder and (vi) beer and wine liability insurance in an amount not less than $1,000,000 or full liquor liability insurance
in an amount not less than $2,000,000, as the case may be.

All insurance shall be written by a company or companies qualified to do business in Florida and reasonably
acceptable to Landlord. A certificate of duplicate policies showing such insurance in force shall be delivered to Landlord
prior to the Commencement Date, and such insurance and updated certificates or renewed policies shall be maintained with
Landlord throughout the term of this Lease. No policy shall be canceled or subject to reduction in coverage or other change
without at least thirty (30) days advance written notice to Landlord. All policies shall be written as primary policies not
contributing with and not in excess of coverage Landlord may carry. To the extent permitted by its insurers, Tenant hereby
waives any right of recovery against Landlord for any loss covered by Tenant’s insurance or for which Tenant is required to
maintain insurance hereunder. Tenant shall apply to its insurers to obtain such waiver and shall obtain any special
endorsements if required by its insurer to evidence compliance with such waiver.

All Policies referred to above shall: (i) be taken out with insurers licensed to do business in Florida and reasonably
acceptable to the Landlord; (ii) be in a form reasonably satisfactory to the Landlord; (iii) be non-contributing with, and
shall apply only as primary and not as excess to any other insurance available to the Landlord or the Mortgagee; and (iv)
contain an undertaking by the insurers to notify the Landlord by registered or certified mail not less than thirty (30) days
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prior to any material change, cancellation or termination. Tenant shall deliver to Landlord each year during the Terms of
this Lease, on or before the anniversary of the Commencement Date, evidence of the renewal, and payment of the premium
therefor, of all insurance required to be maintained by Tenant hereunder. Certificates of insurance on the Landlord's
standard form or, if required by the Mortgagee, copies of such insurance policies certified by an authorized officer of
Tenant's insurer as being complete and current, shall be delivered to the Landlord promptly upon request. If a) the Tenant
fails to take out or to keep in force any insurance referred to in this Section, or should any such insurance not be approved
by ecither the Landlord or the Mortgagee, and b) the Tenant does not commence and continue to diligently cure such default
within forty eight (48) hours after written notice by the Landlord to the Tenant specifying the nature of such default, then
the Landlord has the right, without assuming any obligation in connection therewith, to effect such insurance at the sole
cost of the Tenant and all outlays by the Landlord shall be paid by the Tenant to the Landlord without prejudice to any
other rights or remedies of the Landlord under this Lease. In addition, the Tenant's insurance shall include Contractual
Liability Coverage, which shall cover the following Indemnity Agreement, which Agreement is hereby made a part of this
Lease.

Tenant hereby agrees to indemnify, defend, and hold harmless Landlord and its directors, officers, agents and
employees from and against any and all suits, actions, legal proceedings, liabilities, claims, demands, damages, costs,
expenses, attorneys' fees (collectively the "Claims"), and from all expenses in defending Claims, including without
limitation, court costs, attorneys' fees at all judicial levels, the amounts of any judgments recovered, and any other expenses
resulting from Claims for bodily injury, sickness or disease, including death resulting therefrom, sustained by any person or
entity and/or resulting from injury to or destruction of property, including loss of use thereof, caused by, arising from,
incident to, connected with, or arising out of the use of the Premises by Tenant, its directors, officers, agents, employees,
customers, servants, invitees, visitors, or any other person whomsoever and/or any failure of Tenant in any respect to
comply with any of the requirements or provisions of this Lease, and/or the acts or omissions of Tenant or its directors,
officers, agents, employees, customers, servants, invitees, visitors and/or by any contractor, its agents or employees, and/or
by any sub lessee, its agents, employees and customers, and/or by Landlord, its agents or employees. The certificates or
insurance required by this Section shall show that the above Indemnity Agreement has been specifically insured for the
limits specified above.

21.0 Utilities and Services. Electricity, telephone, gas (if applicable), water and sewer, trash removal and any
other utilities for the Premises shall be separately metered and billed when possible in the name of Tenant and the cost
thereof, together with the cost and performance of janitorial, telephone, and security service for the Premises shall be
Tenant's sole responsibility. In the event that the utilitics or services cannot be separately metered or determined, Tenant
will pay its pro-rata share of total Building expenses to obtain such services, or as reasonably determined by Landlord.
Landlord shall not be liable to Tenant for any interruption in the service of any utility. No interruption or failure of such
utilities or services shall relieve Tenant from the obligation to pay the full amount of rent and other charges herein reserved,
nor shall the same constitute a constructive or other eviction of Tenant.

22.0 Notices. All notices required or permitted by this Lease shall be in writing and may be delivered (a) in
person (by hand, by messenger or by courier service), (b) by U.S. Postal Service regular mail, (c) by U.S. Postal Service
certified mail, return receipt requested, (d) by U.S. Postal Service Express Mail, Federal Express or other overnight courier,
or (¢) by facsimile transmission, and shall be deemed sufficiently given if served in a manner specified in this Section. Any
notice permitted or required hereunder, and any notice to pay rent or quit or similar notice, shall be deemed personally
delivered to Tenant on the date the notice is personally delivered to any employee of Tenant at the Premises. The addresses
set forth in the BLI Rider shall be the address of each party for notice purposes. Landlord or Tenant may by written notice
to the other specify a different address for notice purposes, except that upon Tenant's taking possession of the Premises, the
Premises shall constitute Tenant's address for the purpose of mailing or delivering notices to Tenant. A copy of all notices
required or permitted to be given to Landlord hereunder shall be concurrently transmitted to such party or parties at such
addresses as Landlord may from time to time hereinafter designate by written notice to Tenant. Any notice sent by regular
mail or by certified mail, return receipt requested, shall be deemed given three (3) days after deposited with the U.S. Postal
Service. Notices delivered by U.S. Express Mail, Federal Express or other courier shall be deemed given on the date
delivered by the carrier to the appropriate party's address for notice purposes. If any notice is transmitted by facsimile
transmission, the notice shall be deemed delivered upon telephone confirmation of receipt of the transmission thereof at the
appropriate party's address for notice purposes. A copy of all notices delivered to a party by facsimile transmission shall
also be mailed to the party on the date the facsimile transmission is completed. If notice is received on Saturday, Sunday or
a legal holiday, it shall be deemed received on the next business day. Nothing contained herein shall be construed to limit
Landlord's right to serve any notice to pay rent or quit or similar notice by any method permitted by applicable law, and any
such notice shall be effective if served in accordance with any method permitted by applicable law whether or not the
requirements of this Section have been met.
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23.0 Default. Tenant covenants and agrees that any of the following events shall be a default (hereinafter
“Default”) under this Lease: (i) if any false or materially misleading financial report or statement is furnished or made by or
on behalf of Tenant or any guarantor of any of Tenant's obligations hereunder; or (ii) the failure by Tenant to make
payment of Base Rent, Operating Costs or any other payment required to be made by Tenant hereunder, as and when due,
where such failure shall continue for a period of three (3) days after written notice thereof from Landlord to Tenant; or (iii)
the failure by Tenant or Guarantor, if any, to observe or perform any of the covenants, conditions or provisions to be
observed or performed by Tenant, other than described in subsections (ii) and (vii) hereof, where such failure shall continue
for a period of fifteen (15) days after written notice thereof from Landlord to Tenant; provided, however, that if the nature
of Tenant’s default is such that more than fifteen (15) days are reasonably required for its cure, Tenant shall not be deemed
to be in default if Tenant commences such cure within said fifteen (15) day period and thereafter diligently pursues such
cure to completion; or (iv) if Tenant or any guarantor of Tenant's obligations hereunder or any affiliate of any of them shall
be in breach of any other lease with Landlord or any affiliate or in breach of or in default in the payment and performance
of any obligation owing to Landlord or any affiliate, whether or not related to this Lease and howsoever arising, whether by
operation or law or otherwise, present or future, contracted for or acquired, and whether joint, several, absolute, contingent,
secured, unsecured, matured or unmatured; or (v) if Tenant or any guarantor of any of Tenant's obligations hereunder shall
cease doing business as a going concern, make an assignment for the benefit of creditors, generally not pay its debts as they
become due, admit in writing its inability to pay its debts as they become due, become insolvent (i.e. greater liabilities than
assets), or take any action looking to its dissolution of liquidation; or (vi) if Tenant or any Guarantor should commence, in
any court pursuant to any statute either of the United States or of any State, an insolvency or bankruptcy proceeding
(including, without limitation, a proceeding for liquidation, reorganization or for adjustment of debts of an individual with
regular income), or if such a proceeding is commenced against Tenant or any said Guarantor, if any, and either an order for
relief is entered against such party or such party fails to secure a discharge of the proceeding within thirty (30) days of the
filing thereof; or (vii) if Tenant shall abandon or vacate the Premises; or (viii) if Tenant fails to pay all charges for water,
sewer, electricity and other utilities which are separately metered for the Premises within five (5) days after same are due,
or (ix) if Landlord has previously sent Tenant, at any time during the term of this Lease, two notices for the same type of
lease violation that occurs a third time, irrespective of whether such violation may have been cured at the time of receipt of
the notice; or (x) if there is any sale of Tenant’s interest in the Premises under execution or similar legal process.

In the event of any such Default, Landlord may, at its option, without notice, elect any of the following remedies:

(a) Declare this Lease to be terminated, and take possession of the Premises whereupon the term hereby
granted and all rights, title and interest of Tenant in and to the Premises shall end. Such termination shall
be without prejudice to Landlord’s right to collect from Tenant any rental which has accrued prior to such
termination, together with all damages suffered by Landlord’s because of Tenant’s breach of any
covenant of this Lease.

) Re-take and recover possession of the Premises, without terminating this Lease, in which event Landlord
may re-rent the Premises as agent for and for the account of Tenant and recover from Tenant (A) the
worth at the time of award of the unpaid rent which had been earned at the time of termination; (B) the
worth at the time of award of the amount by which the unpaid rent which would have been earned after
termination until the time of award exceeds the amount of such rental loss that Tenant proves could have
been reasonably avoided; (C) the worth at the time of award of the amount by which the unpaid rent for
the balance of the term after the time of award exceeds the amount of such rental loss that Tenant proves
could have been reasonably avoided; and (D) any other amount necessary to compensate Landlord for all
detriment proximately caused by Tenant's failure to perform its obligations under the Lease or which in
the ordinary course of things would be likely to result therefrom, including, but not limited to, the cost of
recovering possession of the Premises, expenses of releasing, including necessary renovation and
alteration of the Premises, reasonable attorneys' fees, any real estate commissions actually paid by
Landlord and the unamortized value of any free rent, reduced rent, tenant improvement allowance or
other economic concessions provided by Landlord. The "worth at time of award" of the amounts referred
to in (A) and (B) above shall be computed by allowing interest at the lesser of ten percent (10%) per
annum or the maximum interest rate permitted by applicable law. The worth at the time of award of the
amount referred to in (C) above shall be computed by discounting such amount at the discount rate of the
Federal Reserve Bank of Atlanta at the time of award plus one percent (1%). For purposes of this
Section 23(b), "rent" shall be deemed to be all monetary obligations required to be paid by Tenant
pursuant to the terms of this Lease.
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(c) Permit the Premises to remain vacant while Landlord makes reasonable efforts to mitigate its damages by
attempting in good faith to re-let the same in which event, Tenant shall continue to be responsible for all
rental and other payments due hereunder, until such time as the Premises are re-let.

(G] Accelerate the entire remaining unpaid rent and other monetary obligations of Tenant for the balance of
the term of this Lease; declare same to be immediately due and payable forthwith; and at once take action
to recover same.

(e) If Tenant abandons or vacates the Premises, Landlord may re-enter the Premises, and such re-entry shall
not be deemed to constitute Landlord's election to accept a surrender of the Premises or to otherwise
relieve Tenant from liability for its breach of this Lease. No surrender of the Premises shall be effective
against Landlord unless Landlord has entered into a written agreement with Tenant in which Landlord
expressly agrees to (i) accept 2 surrender of the Premises and (ii) relieve Tenant of liability under the
Lease. The delivery by Tenant to Landlord of possession of the Premises shall not constitute the
termination of the Lease or the surrender of the Premises.

) Take any other action and pursue any other remedy as may be permitted at law or in equity.

All of the Landlord's remedies contained in this Lease shall be cumulative and election by Landlord to take any
one remedy shall not preclude Landlord from taking any other remedy not by its nature absolutely incompatible with any
previously or contemporaneously elected remedy. The Landlord may, at its option, apply any sums received from the
Tenant against any amounts due and payable by the Tenant under this Lease in such manner as the Landlord sees fit and
regardless of the express purpose for which the tender was made and regardless of any endorsement placed on the check by
which payment is made. The Tenant expressly waives the service of any demand for the payment of rent or for possession
and the service of any notice of the Landlord's election to terminate this Lease or to re-enter the Premises, including any
and every form of demand and notice prescribed by a statute or other law, and agrees that the simple breach of any
covenant or provision of this Lease by the Tenant shall, of itself, without the service of any notice or demand whatsoever,
constitute a forcible detainer by the Tenant of the Premises within the meaning of the statutes of the State of Florida.

In the event of a proceeding involving Tenant under the Bankruptcy Code, 11 U.S.C. §101 et. seq., if this Lease
should be assumed by Tenant’s trustee in bankruptcy (after the trustee has cured all existing defaults, compensated
Landlord for any loss resulting therefrom and provided adequate assurance of future performance), then this Lease may not
be assigned by the trustee to a third party, unless such party (a) executes and delivers to Landlord an agreement in
recordable form whereby such party assumes and agrees with Landlord to discharge all obligations of Tenant under this
Lease; (b) has a net worth and operating experience at least comparable to that possessed by Tenant and any Guarantor
hereof, if any, as of the time of execution of this Lease; and (c) grants to Landlord, to secure the performance of such
party’s obligations under this Lease, a security interest in such party’s merchandise, inventory, personal propetty, fixtures,
furnishings, and accounts receivable (and in the proceeds of all of the foregoing) with respect to its operations in the
Premises, and in connection therewith, such party shall execute such security agreements, financing statements and other
documents (the forms of which are to be prepared by Landlord) as are necessary to perfect such lien. If Landlord should
not be permitted to terminate this Lease because of the provisions of the Bankruptcy Code, Tenant as a
debtor-in-possession or any trustee for Tenant agrees promptly, within no more than fifteen (15) days after request by
Landlord to the Bankruptcy Court, to assume or reject this Lease, and Tenant on behalf of itself and any trustee agrees not
to seek or request any extension or adjournment of any application to assume or reject this Lease by Landlord with such
Court.

Landlord shall not be in default hereunder unless Landlord fails to perform obligations required of Landlord within
a reasonable time, but in no event later than thirty (30) days after written notice by Tenant to Landlord and to the holder of
any first mortgage covering the Premises whose name and address shall have theretofore been furnished to Tenant in
writing, specifying wherein Landlord has failed to perform such obligations; provided, however, that if the nature of
Landlord’s obligations is such that more than thirty (30) days are required for performance, Landlord shall not be in default
if Landlord commences performance within such thirty (30) day period and thereafter diligently prosecutes the same to
completion.

24.0 Attorneys' Fees and Costs. If Landlord or Tenant brings an action to enforce the terms hereof or declare
rights hereunder, the prevailing party in any such action, or appeal thereon, shall be entitled to its reasonable attorneys' fees
and court costs to be paid by the losing party as fixed by the court in the same or separate suit, and whether or not such
action is pursued to decision or judgment. The attorneys' fee award shall not be computed in accordance with any court fee
schedule, but shall be such as to fully reimburse all attorneys' fees and court costs reasonably incurred in good faith.
Landlord shall be entitled to reasonable attorneys' fees and all other costs and expenses incurred in the preparation and
service of notices of default and consultations in connection therewith, whether or not a legal action is subsequently
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commenced in connection with such default. Landlord and Tenant agree that attorneys' fees incurred with respect to
defaults and bankruptcy are actual pecuniary losses within the meaning of Section 365(b)(1)(B) of the Bankruptcy Code or
any successor statute.

25.0 Non-Waiver of Breach. Landlord's failure to take advantage of any default or breach of covenant on the
part of Tenant shall not be construed as a waiver thereof, nor shall any custom or practice which may grow between the
parties in the course of administering this Lease be construed or to waive or to lessen the right of Landlord to insist upon
the strict performance by Tenant of any term, covenant or condition hereof, or to exercise any rights of Landlord on account
of any such default. A waiver of a particular breach or default shall not be deemed to be a waiver of the same or any other
subsequent breach or default. The acceptance of rent hereunder shall not be, or be construed to be, a waiver of any breach
of any term, covenant or condition of this Lease. The presentation of any rent or other charge hereunder in the form of a
check marked by Tenant to constitute a waiver of any default shall not constitute such waiver even though endorsed and
cashed by Landlord unless Landlord expressly agrees to waive such default by separate written instrument. No surrender of
the Premises for the remainder of the term hereof shall operate to release Tenant from liability hereunder.

26.0 Subordination by Tenant. This Lease and Tenant's rights hereunder, are hereby made expressly subject
and subordinate to any and all security agreements, mortgages, ground or underlying leases, or like instruments resulting
from any financing or refinancing affecting the Premises or Building (or any portion thereof) which are currently in
existence or which may hereafter be created by Landlord, or its successors or assigns, including any and all extensions and
renewals, substitutions, and amendments thereof, and to any and all advances made or to be made under same (collectively
the "Mortgage"). This provision shall be self-operative without the execution of any further instruments. Tenant agrees to
execute any instrument or instruments, which the Landlord may deem necessary or desirable to further evidence the
foregoing subordination. Tenant hereby irrevocably appoints Landlord as attorney-in-fact for Tenant with full power and
authority to execute and deliver in the name of Tenant any such instrument which appointment shall be deemed coupled
with an interest and irrevocable. Tenant further agrees to make such reasonable modifications to this Lease (not increasing
Tenant's obligations hereunder) as may be requested by the holder of any such Mortgage (the "Mortgagee"). Tenant agrees
that in the event of any act or omission by Landlord which could constitute a default by Landlord or give Tenant the right to
terminate this Lease or claim a partial eviction, Tenant shall not exercise any such right until: (i) Tenant notifies Landlord
in writing of such default and Landlord fails to cure such default within thirty (30) days of such notice, or if such default
cannot reasonably be cured within such thirty (30) days; and (ii) until every holder of any Mortgage is notified in writing of
such default and fails to commence to cure such default within thirty (30) days after all of Landlord's periods to cure such
default have expired. Tenant further agrees to execute any non-disturbance and/or attornment agreement requested by any
mortgagee and/or ground lessor.

27.0 Time. It is understood and agreed between the parties hereto that time is of the essence of this Lease, and
to all of the terms, conditions and provisions contained herein.

28.0 Transferability by Landlord. Landlord shall have the right to transfer and assign, in whole or in part,
all and every feature of its rights and obligations hereunder as part of a conveyance of the Building and underlying property
and upon such assignment of this Lease or conveyance of the Building, and assumption thereof by such purchaser, the
Landlord named herein shall be released from all subsequent obligations or liabilities hereunder, and Landlord's successor
in interest shall become the new Landlord hereunder and responsible to Tenant for all obligations of Landlord. In such
event, Tenant’s Security Deposit shall be transferred to any subsequent Landlord.

29.0 Amendment of Lease. This Lease may not be altered, changed, or amended, except by an instrument in
writing, signed by the party against whom enforcement is sought. This Lease and any exhibits contain the entire agreement
reached in all previous negotiations between the parties hereto and there are no other representations, agreements or
understandings of any kind, either written or oral, except as specifically set forth herein.

30.0 Condemnation. In the event all or any material part of the Building shall be taken or condemned for any
public or quasi-public use or purpose, the Landlord may, at its option, terminate this Lease from the time title to or right to
possession of the Building shall vest in or be taken for such public or quasi-public use or purpose. Tenant shall not be
entitled to receive any portion of any award made or paid to Landlord representing the property or interest of Landlord
taken or damaged and Tenant hereby expressly waives and relinquishes any right or claim to any portion of any such award
regardless of whether any such award includes any value attributable to Tenant's lcaschold estate. However, Tenant shall
have the right to claim and recover from the condemning authority, but not from Landlord, such special and separate
damages as may be recoverable by Tenant independent of and without diminution of Landlord's recovery. Except as set
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forth above, any non-material partial taking shall be treated in the same manner as a casualty loss for which neither party
elects to terminate this Lease, as provided herein.

31.0 Surrender of Demised Premises. Tenant agrees to surrender the Premises at the termination

of the tenancy herein created, in good, reasonable, and broom-swept condition, reasonable use and wear thereof excepted
including all kitchen equipment and fixtures that were part of the Premises at Lease Commencement. Tenant agrees that, if
Tenant does not surrender to Landlord, at the end of the term of this Lease, or upon any cancellation of the term of this
Lease, said Premises, then Tenant shall pay to Landlord all damages that Landlord may suffer on account of Tenant’s
failure to so surrender to Landlord possession of said Premises, and will indemnify and save Landlord harmless from and
against all claims made by any succeeding tenant of said premises against Landlord on account of delay of Landlord in
delivering possession of said Premises to said succeeding Tenant so far as such delay is occasioned by failure of Tenant to
so surrender said Premises. At the end of this Lease, the Tenant shall surrender all locks and keys for the Premises to the
Landlord at the same address where the Tenant is then paying rent to the Landlord. Tenant agrees that if Tenant does not
perform all of its covenants under this paragraph, then Tenant shall pay to Landlord all damages that Landlord may suffer
on account of Tenant’s failure to so surrender the Premises, and will indemnify and save Landlord harmless from and
against all claims made by any succeeding tenant of the Premises against Landlord on account of delay of Landlord in
delivering possession of the Premises to the succeeding tenant so far as such delay is occasioned by failure of Tenant to so
surrender the Premises in accordance herewith or otherwise.

32.0 Holding Over. In case of holding over by Tenant after expiration or termination of this Lease, Tenant
shall be deemed a tenant at sufferance and will be liable for Landlord's damages due to such holdover and, in addition, shall
pay for each month of such holdover period two hundred percent (200%) of the amount of the Base Rent and other charges
accruing for the last month during the term of this Lease. No holding over by Tenant after the term of this Lease shall
operate to extend the Lease, except that Landlord, at its option, by written notice to Tenant, may elect to consider Tenant's
withholding of the Premises as a holdover of this Lease and treat Tenant as a tenant for another year on the same terms and
conditions as are contracted in this Lease, in which case the total rental Base Rent shall be double the rate stipulated herein.

33.0 Quiet Enjoyment. Tenant shall and may peaceably have, hold and enjoy the Premises subject to the
terms of this Lease and provided Tenant pays the rental Base Rent herein reserved and performs all the covenants and
agreements herein contained.

34.0 Attornment. In the event of any foreclosure of any mortgage encumbering the Building, or deed-in-lieu
thereof, or sale of the Building, Landlord shall be released from all liability hereunder and Tenant shall attorn to the
purchaser upon any such foreclosure or sale and recognize such purchaser as the Landlord under this Lease.

35.0 Estoppel Certificate. Within five (5) days after request therefor by Landlord, Tenant shall deliver to
Landlord, in a form satisfactory to Landlord, a certificate certifying: (i) the good standing and absence of default under this
Lease; (ii) the absence of set-offs to charges hereunder; (iii) the validity and completeness of a copy of this Lease and all
amendments to be attached to the certificate; (iv) the amount of pre-paid rent; (v) the amount of security deposit; (vi) the
commencement and expiration dates hereof; (vii) the dates and amounts of the last made and next due rental installments;
and (viii) such other matters as Landlord shall request. Landlord shall not be in default unless Landlord fails to perform
obligations required of Landlord within a reasonable time, but in no event later than thirty (30) days after written notice by
Tenant to Landlord and to the holder of any first mortgage covering the Premises whose name and address shall have
theretofore been furnished to Tenant in writing, specifying wherein Landlord has failed to perform such obligations;
provided, however, that if the nature of Landlord’s obligations is such that more than thirty (30) days are required for
performance, Landlord shall not be in default if Landlord commences performance within such thirty (30) day period and
thereafter diligently prosecutes the same to completion.

36.0 Signage and Window Treatments. Except with the prior written consent of Landlord, which consent
shall not be unreasonably withheld, the Tenant shall not erect, install, display, inscribe, paint or affix any window
treatments, signs, lettering or advertising mediums, in, upon, or above any exterior or interior portion of the Premises
including, without limitation, the storefront as well as the exterior glass surfaces thereof. Notwithstanding the foregoing,
Tenant shall have the right to prominent signage on the Building in a size and location reasonably approved by the
Landlord, subject to all applicable laws and ordinances.

37.0 Parking. Landlord shall not be liable with respect to parking by Tenant, its employees, invitees and
customers. Tenant has not relied on the use of any parking facilities in entering into this Lease. The use of the adjoining
municipal parking area, if any, and/or on street parking by Tenant, its employees, guests and invitees shall be at Tenant’s
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and their sole risk. Landlord has not provided security for any municipal parking area or any other parking area that
Tenant, its employees, invitees and/or customers may use.

38.0 Brokerage. Landlord and Tenant each warrant to the other that no real estate broker or agent has been
used or consulted in connection with the lease of the Premises except as shown in the BLI Rider to whom commission shall
be paid by Landlord pursuant to a separate agreement. Each covenants and agrees to defend, indemnify and save the other
harmless from and against any actions, damages, real estate commissions, fees, costs and/or expenses (including reasonable
attorneys’ fees), resulting or arising from any commissions, fees, costs and/or expenses due or claimed to be due to any
other real estate broker or agent because of the lease of the Premises and the execution and delivery of this Lease, due to the
acts of the indemnifying party.

39.0 Recording. Tenant or anyone claiming under Tenant shall not record this Lease or any memorandum
thereof without the prior written consent of Landlord. Landlord shall be entitled, but not required, to record a short form of
memorandum (the "Memorandum™) of this Lease. Within five (5) days of written request by Landlord, Tenant shall
execute Landlord's form Memorandum and promptly return such to Landlord.

40.0 Authority. Tenant is a duly authorized and existing limited liability company qualified to do business in
the state in which the Premises are located, and Tenant has full right and authority to enter into this Lease and each of the
persons signing on Tenant's behalf are authorized to do so. In addition, Tenant warrants that it is not necessary for any other
person, firm, corporation, or entity to join in the execution of this Leasc to make the Tenant's execution complete,
appropriate and binding.

41.0 Severability. Inapplicability, invalidation, or unenforceability of any one or more of the provisions of
this Lease or any instrument executed and delivered pursuant hereto, by judgment, court order or otherwise, shall in no way
affect any other provision of this Lease or any other such instrument, which shall remain in full force and effect.

42.0 Lien Upon Tenant's Property, Renunciation of Exemptions, and Abandonment of Personal
Property. Tenant hereby pledges and assigns to Landlord as security for the payment of any and all Base Rent, Tenant’s
Share of Real Estate Tax, Insurance Costs and Operating Expenses or other sums or amounts provided for herein, all of the
furniture, fixtures, equipment, goods and chattels of Tenant which shall or may be brought or put into the Premises, and
Tenant agrees that in the event Tenant defaults under the terms of this Lease, said lien may be enforced by distress,
foreclosure or otherwise, at the election of the Landlord. Tenant further agrees that in the event of any monetary breach,
the Tenant shall immediately itemize each item of property located on the Premises, including, without limitation, all
inventory, and the approximate value of each item of property. Tenant agrees that by failing to comply with this provision
the Tenant shall have given the Landlord a lawful basis for a pre-judgment writ of distress to ensure that no property is
removed from the Premises before the entry of a judgment for unpaid rent. Tenant hereby expressly waives and renounces
for himself and family any and all homestead and exemption rights, including, without limitation, head of household, he
may now or hereafter acquire under or by virtue of the constitution and laws of the State of Florida or of any other state, or
of the United Staltes, as against the payment of said rent or any other obligation or damage that may accrue under the terms
of this Lease. Any and all personal property within the Premises as of the termination of this Lease shall be considered
abandoned and shall be the property of the Landlord without further consideration and Tenant hereby irrevocably grants
Landlord the right to use or dispose of said property as Landlord sees fit in its sole and absolute discretion. In the event
Tenant has abandoned property in the premises, Tenant automatically relinquishes any right or interest in the property, and
Tenant hereby irrevocably authorizes Landlord to destroy any or all abandoned property, relet the Premises with said
property, or sell, or dispose of said property. Any cash proceeds realized by the Landlord from the sale of the property may
be applied by the Landlord to the account of the Tenant or to the payment of expenses incurred by the Landlord on behalf
of the Tenant, including, without limitation, any charges for moving or storing property of the Tenant after the Lease is
terminated. Tenant shall have no interest in any excess proceeds realized from the sale or other disposition of property after
same has been abandoned by Tenant. Under no circumstance shall the Landlord be responsible for the safekeeping of any
property left in the Premises after termination of the Lease, regardless of whether the keys and locks to the premises have
been changed by the Landlord or the property has been relocated by the Landlord.

43.0 Effect of Unlawful Retention of Premises by Others. If Landlord is unable to deliver possession of the
Premises to Tenant on the Commencement Date because of the unlawful retention of possession by a previous tenant,
Landlord shall not be liable to Tenant in damages or otherwise and this Lease shall not terminate, but Tenant shall have no
obligation to pay rent until possession of the Premises is delivered to Tenant.
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44.0 Binding Effect. Submission of this instrument for examination does not constitute a reservation of or
option for the Premises nor an offer to rent the same. The instrument becomes effective as a Lease only upon execution
and delivery of both Landlord and Tenant.

45.0 OFAC Certification. Tenant certifies that: (i) it is not acting, directly or indirectly, for or on behalf of
any person, group, entity, or nation named by any Executive Order or the United States Treasury Department as a terrorist,
“Specially Designated National and Blocked Person,” or other banned or blocked person, entity, nation, or transaction
pursuant to any law, order, rule, or regulation that is enforced or administered by the Office of Foreign Assets Control; and
(ii) it is not engaged in this transaction, directly or indirectly on behalf of, or instigating or facilitating this transaction,
directly or indirectly on behalf of, any such person, group, entity, or nation.

Tenant hereby agrees to defend, indemnify, and hold harmless Landlord from and against any and all
claims, damages, losses, risks, liabilities, and expenses (including attorney’s fees and costs) arising from or related to any
breach of the foregoing certification.

46.0 Force Majeure. For the purposes hereof, an “Event of Force Majeure” shall be defined as the occurrence
of any of the following (to the extent the same is unforeseeable): Act of God, war, terrorism, civil commotion, Casualty,
extreme weather conditions, labor difficulties, general shortages of labor, materials or equipment, government regulations
or other causes beyond the reasonable control of such party, its agents, employees, contractors or subcontractors (other than
causes related to such party's financial condition). To qualify as an Event of Force Majeure, the delayed party must have:
(i) provided notice to the other party hereto of such Event of Force Majeure within a reasonable time after the occurrence of
same; (ii) thereafter periodically kept the other party hereto fully advised by notice of such delays; and (iii) used
commercially reasonable efforts and all due diligence to effect the required performance. The provisions of this Section
47.0 shall only apply where expressly set forth in this Lease and shall in no event be applicable with respect to the payment
of Base Rent or other sums due by Tenant hereunder, or delays caused by lack of suitable financing or changes in economic
or market conditions.

47.0 Environmental Concerns. The Tenant represents and warrants that except to the extent of those
materials and substances required and regulated in connection with its use of the Premises as allowed hereby: (a) it will not
cause or permit the generation, storage, transportation, disposal, release or discharge of hazardous materials, hazardous
waste, hazardous substances, solid waste or pollution upon, in, over or under the Premises and that it will not, to the extent
practicable, cause or permit such materials or pollution to migrate to the Premises from neighboring property; (b) that the
Tenant will not become involved in operations at the Premises or at other locations owned or operated by the Tenant which
would lead to the imposition on the Tenant of liability under Florida Statutes, the Resource Conversation and Recovery
Act, 42 US.C. § 6901 et. seq. (“RCRA”), the Comprehensive Environmental Response Compensation and Liability Act of
1980, 42 U.S.C. § 9601 et. seq. (“CERCLA”) or any other federal, state or local ordinances, laws or regulations regarding
environmental matters or hazardous substances; (c) Tenant will promptly comply with the requirements of Florida Statutes,
RCRA, CERCLA and all federal, state and local laws and regulations regarding environmental matters or hazardous
substances as the same may each be amended from time to time (including all federal, state and local laws and regulations
regarding underground storage tanks), and all such laws and regulations relating to asbestos and asbestos-containing
materials, PCB’s, radon gas, urea formaldehyde foam insulation, and will notify Landlord promptly in the event of any
release or discharge or a threatened release or discharge of hazardous materials, hazardous wastes, hazardous substances,
solid waste or pollution upon, in, over or under the Premises as those terms are defined in Florida Statutes and any federal,
state or local ordinances, laws or regulations regarding environmental matters or hazardous substances, or the presence of
asbestos or asbestos-containing materials, PCB’s, radon gas or urea formaldehyde foam insulation at the Premises, or of the
receipt by Tenant of any notice from any governmental agency or authority or from any other person or entity with respect
to any alleged such release or presence promptly upon discovery of such release, or promptly upon receipt of such notice,
and will promptly send Landlord copies of all results of any tests regarding same on the Premises.

(a) Tenant agrees to indemnify, defend and hold the Landlord harmless from and against any claims,
losses, damages, liabilities (including, without limitation, all foreseeable and unforeseeable consequential damages),
penalties, fines, charges, interest, judgments, including without limitation attorneys’ and paralegals’ fees and disbursements
through all administrative, trial and appellate proceedings and any clean-up costs, incurred by the Landlord arising out of or
in connection with any handling, storage, transportation or disposal of hazardous substances, or any spill, discharge,
release, escape or cleanup of hazardous substances (“Hazardous Discharge™) or failure to comply with any governmental
law, rule or regulation, by the Tenant or any other user or operator of the Premises. For the purposes of this indemnity, any
acts or omissions by Tenant or by its employees, agents, contractors or others acting for or on behalf of Tenant (whether ot
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not they are negligent or intentional) shall be strictly attributable to Tenant. The foregoing indemnity shall survive the
expiration or earlier termination of this Lease.

®) Landlord agrees to indemnify and hold Tenant and its directors, officers, employees, and agents,
harmless from and against any and all claims, demands, liabilities, obligations, damages, actions, causes of action,
judgments, liens, bonding requirements, losses, expenses, fines, charges, penalties administrative and judicial proceedings
and orders, and enforcement actions of every kind (any and all of the foregoing, “Claims™), to the full extent that such claim
is attributable, directly or indirectly, to the presence of hazardous substances in or on the Premises on the Commencement
Date, or to the presence, use, generation, storage, release, or disposal of hazardous substances by Landlord or its employees,
contractors or agents during the term of this Lease. This indemnification shall include, without limitation, all costs and
expenses incurred in connection with any Claim, including payment of reasonable attorneys’ fees incurred by Tenant in
connection with the defense of any such Claim, which attorneys’ fees shall be paid as incurred, or the conduct of Tenant’s
defense by Landlord if Tenant shall so elect. The foregoing indemnity shall survive the expiration or earlier termination of
the Lease except if such Lease is terminated as a result of Tenant's default hereunder.

(©) Tenant hereby agrees to provide to the Landlord, promptly upon becoming available, copies of
all notices, reports, correspondence and filings made by, or received from, any governmental or regulatory authority or
insurance company, and such other information as the Landlord may from time to time reasonably request with respect to
the use of all or any part of any of the Premises for the handling, storage, transportation, or disposal of hazardous
substances. Tenant shall give immediate notice to Landlord of the occurrence of any Hazardous Discharge.

@ Tenant shall not install any storage tanks on the Premises without Landlord’s prior written
consent, which consent may be granted or withheld in Landlord’s sole discretion. In the event that any storage tanks are
installed, maintained, repaired, or replaced on the Premises, the Tenant agrees to comply with any and all federal, state or
local environmental laws, rules or regulations which apply to the use of storage tanks. In addition, the Tenant agrees to
install monitoring wells around any underground storage tanks that may be installed on the Premises and to regularly
monitor such wells to ensure that no leakage has occurred or is occurring into the surrounding surface or ground water. All
such storage tanks on the Premises shall be the then current state of the art in design and material.

48.0 Security Measures. Tenant hereby acknowledges that Landlord shall have no obligation whatsoever to
provide guard service or other security measures for the benefit of the Premises or the Project, and Landlord shall have no
liability to Tenant due to its failure to provide such services. Tenant assumes all responsibility for the protection of Tenant,
its agents, employees, contractors and invitees and the property of Tenant and of Tenant's agents, employees, contractors
and invitees from acts of third parties. Nothing herein contained shall prevent Landlord, at Landlord's sole option, from
implementing security measures for the Project or any part thereof, in which event Tenant shall participate in such security
measures and the cost thereof shall be included within the definition of Operating Expenses, and Landlord shall have no
liability to Tenant and its agents, employees, contractors and invitees arising out of Landlord’s negligent provision of
security measures.

49.0 Rules and Regulations. The rules and regulations as may be hereafter adopted and modified from time
to time by Landlord for the safety, cleanliness and operation of the Building and the preservation of good order therein and
for the most efficient use by all tenants, agents, employees, invitees and visitors are expressly made a part of this Lease and
Tenant agrees to comply with such rules and regulations. No rules and regulations shall prohibit the reasonable use of the
Premises by Tenant, its agents, employees, invitees and visitors for the purposes permitted by this Lease. The Landlord
shall not be responsible to Tenant for any nonobservance of such rules and regulations by any other tenant of the Building.
The rules and regulations shall be binding upon the Tenant upon delivery of a copy of them to Tenant. A copy of the
current rules and regulations are attached hereto as Exhibit “C.”

50.0 General Provisions.

(@ The captions, sections, clauses, article numbers, section numbers and table of contents, if any, of
this Lease are inserted for convenience only and in no way limit, enlarge, define or otherwise affect the scope or intent of
the Lease or any provision thereof.

(b) The parties hereto intend that the interpretation and enforcement of this Lease be governed by
the laws of the State of Florida.
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(c) The words "Landlord" and "Tenant" shall also extend to and mean the successors in interest of
the respective parties hereto and their permitted assigns, although this shall not be construed as conferring upon the Tenant
the right to assign this Lease or sublet the Premises or confer rights of occupancy upon anyone other than Tenant.

(d) All charges due from Tenant to Landlord hereunder, including, without limitation, any charges
against Tenant by Landlord for services or work done on the Premises by order of Tenant, except sales tax, shall be deemed
additional rent, shall be included in any lien for rent, and shall be paid (including sales tax) without setoff or defense of any
kind.

(e) This Lease has been fully negotiated and reviewed by the parties and their counsel and is the
work product of both Landlord and Tenant; it shall not be more strictly construed against either party. Provisions inserted
herein or affixed hereto shall not be valid unless appearing in the duplicate original hereof held by the Landlord and
initialed by the Parties hereto. In the event of variation or discrepancy, the Landlord's duplicate shall control.

® This Lease and the exhibits, schedules, addenda, riders, and guaranty, if any, attached hereto are
incorporated herein and set forth the entire agreement between the Landlord and Tenant concerning the Premises and
Building and there are no other agreements or understandings between them. Nothing in this Lease creates any relationship
between the parties other than that of lessor and lessee and nothing in this Lease constitutes the Landlord a partner of the
Tenant or a joint venturer or member of a common enterprise with the Tenant.

(® Nothing herein contained shall be deemed or construed by the parties hereto, nor by any third
party, as creating a relationship of principal and agent or of partnership or of joint venture between the parties hereto.
Neither the method of computation of rent, nor any other provisions contained herein, nor any acts of the parties hereto,
shall be deemed to create any relationship between the parties hereto other than the relationship of landlord and tenant.

h) The invalidity of any provision of this Lease as determined by a court of competent jurisdiction
shall in no way affect the validity of any other provision hereof. Landlord and Tenant acknowledge that they were each
represented by counsel in connection with this Lease and that each of them or their respective counsel reviewed and revised
this Lease and that any rule of construction to the effect that ambiguities are to be resolved against the drafting party or
Landlord shall not be employed in the interpretation of this Lease.

@) Each provision performable by Tenant shall be deemed both a covenant and a condition. This
Lease contains all agreements of the parties with respect to any matter mentioned herein. No prior agreement or
understanding pertaining to any such matter shall be effective. This Lease may be modified in writing only, signed by the
parties in interest at the time of modification.

)] Subject to the provisions hereof restricting assignment or subletting by Tenant and regarding
Landlord’s liability, this Lease shall bind the parties, their heirs, personal representatives, successors and assigns. This
Lease shall be governed by the laws of the State of Florida.

(9] The “Effective Date” of this Lease shall be the date last executed by the last of the parties to
execute this Lease without amendment or deletion to this Lease and its Exhibits.

1)) The submission of this Lease for examination by Tenant does not constitute an offer or an option
to lease the Demised Premises, nor is it intended as a reservation of the Demised Premises for the benefit of Tenant, nor
shall this Lease have any force or validity until and unless a copy of it is returned to Tenant duly executed by Landlord.

53. STATUTORY NOTICE REQUIREMENT. Tenant hereby acknowledges receipt of the following notice as
required by Chapter 88-285, Laws of Florida:

RADON GAS: RADON IS A NATURALLY OCCURRING RADIOACTIVE GAS THAT, WHEN IT HAS
ACCUMULATED IN A BUILDING IN SUFFICIENT QUANTITIES, MAY PRESENT HEALTH RISKS TO
PERSONS WHO ARE EXPOSED TO IT OVER TIME. LEVELS OF RADON THAT EXCEED FEDERAL AND
STATE GUIDELINES HAVE BEEN FOUND IN BUILDINGS IN FLORIDA. ADDITIONAL INFORMATION
REGARDING RADON AND RADON TESTING MAY BE OBTAINED FROM YOUR COUNTY PUBLIC
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HEALTH UNIT.

[SIGNATURES ON FOLLOWING PAGE]

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK]
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IN WITNESS WHEREOF, Landlord and Tenant have duly executed on this &Qday of March, 2019 this Lease in
several counterparts, each of which counterpart shall be considered an executed original. In making proof of this Lease it
shall not be necessary to produce or account for more than one counterpart.

Witness:

Tarsd ,-{-cmés

Witness:

“LANDLORD”

5501 NE 2™° AVENUE, LLC
a Florida limited liability company

fh—

Yokl LEBVITT
is:  JUlx WML¢L4

“TENANT”

District Live, LLC
a Florida limited liability company

By:
Na ﬁ‘an lb[lv\ n L.

Its: mG Q

-~
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SCHEDULE OF EXHIBITS

EXHIBIT "A" - LANDLORD'S WORK (NONE)
EXHIBIT "B" - TENANT'S IMPROVEMENTS
EXHIBIT "C" - RULES & REGULATIONS

EXHIBIT "D" - BOUNDARY SURVEY

30





EXHIBIT "A"

LANDLORD'S WORK

TENANT is familiar with the premises and is leasing the same in its "as is" condition. LANDLORD
shall have no obligation for any improvements to the premises, except as specifically provided to the contrary in the Lease.
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EXHIBIT "B"

TENANT'S IMPROVEMENTS

TENANT WILL BE RESPONSIBLE FOR ALL OF THE IMPROVEMENTS TO THE PREMISES WHICH
ARE NECESSARY FOR THE OPERATION OF A BAR RESTAURANT LIVE MUSIC VENUE FACILITY, SUBJECT,
IN ALL RESPECTS TO THE TERMS AND CONDITIONS SET FORTH IN SECTION 16.0 OF THE LEASE.

ALL WORK MUST BE DONE BY A LICENSED AND INSURED GENERAL CONTRACTOR WITH ALL OF
THE NECESSARY PERMITS.

TENANT IS RESPONSIBLE TO OBTAIN ANY AND ALL PERMITS AND LICENSES NECESSARY TO
OPERATE ITS BUSINESS IN THE CITY OF MIAMI, MIAMI-DADE COUNTY, FLORIDA.
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EXHIBIT "C"

RULES AND REGULATIONS

1. In the event of any conflict between the terms of these rules and regulations and the express provisions of the
Lease, the express, applicable provisions of the Lease shall control. Landlord reserves the right, without the approval of
Tenant, to rescind, add to and amend any rules or regulations with respect to any tenant or tenants. Tenant shall provide a
copy of these rules and regulations to each of its employees to facilitate compliance with these standards.

2. The sidewalks, walks, plaza entries, corridors, ramps, staircases and elevators, if any, of the premises shall not be
obstructed, and shall not be used by Tenant, or the employees, agents, servants, visitors or invitees of Tenants, for any
purpose other than ingress and egress to and from the Premises.

3. Tenant, or the employees, agents, servants, visitors or invitees of Tenant, shall not at any time place, leave or
discard any rubbish, paper, articles, or object of any kind whatsoever outside the doors of the Premises or in the corridors or
passageways of the Premises.

4. Tenant shall not place, or cause or allow to be placed, any sign, placard, picture, advertisement, notice or lettering
whatsoever, in, about or on the exterior of the Premises or Building except in compliance with all applicable laws and
ordinances and governmental regulations.

5. Tenant shall not place, or cause or allow to be placed, any satellite dish, communications equipment, computer or
microwave receiving equipment, antennae or other similar equipment about or on the roof or exterior of the Premises. Any
such equipment so placed without the Landlord’s prior written consent may be removed by Landlord without notice to and
at the expense of Tenant.

6. Tenant shall not bring or permit to be brought or kept in or on the Premises any inflammable, combustible,
corrosive, caustic, poisonous, or explosive substance, or firearms, or cause or permit any odors to permeate in or emanate
from the Premises, or permit or suffer the Premises to be occupied or used in a manner offensive or objectionable to
neighboring tenants by reason of light, radiation, magnetism, noise odors and/or vibrations.

7. Tenant shall give immediate notice to Landlord in case of known theft, unauthorized solicitation or accident in the
Premises or of known defects therein or in any fixtures or equipment, or of any known emergency in the Building.

8. No animals or birds shall be brought or kept in or about the Premises, with the exception of guide dogs
accompanying visually handicapped persons.

9. No portion of the Premises or any other part of the Building shall at any time be used or occupied as sleeping or
lodging quarters.

10. Tenant shall at all times keep the Premises neat and orderly.
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GUARANTY OF LEASE AGREEMENT

THIS GUARANTEE TO THE LEASE AGREEMENT (“Guaranty Agreement”) executed this the_50 _day of March
2019 by Franklin Dale collectively (“Guarantor”), and joined in by District Live, LLC (hereinafter called
“LESSEE” or “TENANT™); for the benefit of 5501 NE 2™ Avenue, LLC, a Florida limited liability company, and its
successors or assigns (“Landlord”).

WITNESSETH:

WHEREAS, Landlord and Tenant are simultaneously herewith entering into a Lease Agreement (the “Lease”), which
Lease covers the (see attached plan) Space located at : 5501 NE 2™ Avenue (Also Known As 215 NE 55 Street), 206 NE 55"
Terrace, 5431 NE 2™ Avenue and 222 NE 55" Street Miami, FL 33137 (the “Demised Premises”); and

WHEREAS, Guarantor is the parent company of and has a financial interest in Tenant and desires to induce Landlord
to enter into the Lease with Tenant; and

WHEREAS, Landlord would not enter into the Lease without this Guaranty of Lease Agreement.

NOW, THEREFORE, in consideration of the premises and for Ten ($10.00) Dollars and other good and valuable
consideration, the receipt and sufficiency whereof is hereby acknowledged by Guarantor from Landlord, and to induce Landlord
to enter into the Lease, Guarantor and Landlord do hereby agree as follows:

1. The foregoing recitations are true and correct and are incorporated herein by reference.

2. The Guarantor, jointly and severally (if more than one), does hereby guarantee unto Landlord the full,
complete, faithful and timely payment and performance of each and every of the obligations, covenants and agreements which
Tenant is required to do or perform or cause to be done or performed from and after the execution of the Lease, through,
including the expiration thereof, and further including but not limited to the prompt payment, when due, of all rents and other
sums due and to become due under the Lease.

3. Landlord shall have the right to proceed against Tenant without first proceeding against any Guarantor, and
shall have the right to proceed against any Guarantor without proceeding against Tenant or any other Guarantors, and Landlord
shall, and does have the right to, release Tenant or any Guarantors from any and all liability under the Lease or under this
Guaranty of Lease Agreement and the same shall not in any way prejudice the rights of Landlord against the Tenant or the
Guarantors not so released.

4. No defense which Tenant or any Guarantor may have with respect to this Guaranty of Lease Agreement or the
Lease (including, but not limited to, any defense based upon or arising from any insolvency or bankruptcy or otherwise) shall
operate as a defense with respect to any other Guarantor, all such other Guarantors remaining fully liable hereunder to Landlord
with the rights of Landlord as to such Guarantors not being prejudiced thereby. Furthermore, no act of forbearance on the part
of Landlord or grant of an extension of time by Landlord to Tenant shall operate as a defense to the Guarantor or release any
Guarantor from any obligations or liabilities under this Guaranty Agreement, nor shall any waiver by Landlord of any of the
obligations of Tenant under the Lease in any manner by Tenant and Landlord operate to release the Guarantor from any
obligation or liability under this Guaranty of Lease Agreement; the Guarantor being bound by, and deemed to consent to, any
such waiver, modification or amendment.

5. Guarantor shall be deemed to have notice of any matter or thing as to which Tenant has notice and any notice
given to Tenant, as provided for in the Lease, shall be deemed notice to the Guarantor, though the Guarantor recognizes and
agrees that Guarantor is not entitled to, and waives, any notice of any matter or thing as to which Tenant is not entitled to notice
under the Lease.

6. In the event it becomes necessary to enforce this Guaranty of Lease Agreement through an attorney, with or
without litigation, Landlord shall be entitled to recover from the Guarantor all costs incurred, including reasonable attorneys’
fees, which shall include Landlord’s reasonable attorneys’ fees through and including all appeals and whether or not suit be
instituted.

7. The rights of Landlord under this Guaranty of Lease Agreement are in addition to and not in lieu of Landlord’s
rights under the Lease in the event of a default by Tenant.

8. This Guaranty Agreement shall be binding upon and shall inure to the benefit of the parties hereto and their
respective heirs, executors, successors and assigns.





9. The Guaranty Agreement for the initial Lease Term (April 1st, 2019 thru March 31st, 2022) shall be for a
maximum of Three Hundred Eighty Eight Thousand Eight Hunderd Dollars ($388,800.00). Should the Lease Renewal Term
Options be exercised between the Landlord and Tenant this Guarantee shall apply to that full Lease Term’s dollar amount.

10. THE PARTIES KNOWINGLY AND BEING FULLY ADVISED, HEREBY WAIVE TRIAL BY JURY IN
ANY PROCEEDING BROUGHT BY EITHER OF THE PARTIES HERETO AGAINST THE OTHER ARISING OUT OF
OR IN ANY WAY CONNECTED WITH THIS LEASE, THE RELATIONSHIP OF LANDLORD AND TENANT,
TENANT’S USE OR OCCUPANCY OF THE DEMISED PREMISES, AND/OR ANY CLAIM FOR INJURY OR DAMAGE.

IN WITNESS WHEREOF, Landlord, Guarantor and Tenant have executed this Guaranty of Lease Agreement (Tenant
executing this Guaranty of Lease Agreement to evidence its consent to the terms and provisions hereof) the day and year first
above written.

WITNESSES:
District Live, LLC
5 By; W
Print Name: f@4fiCiscO j /28 itle: _ Men a_j e
Print Name:
(As to “Tenant”) “TENANT”

\

BY: 'F;AV\ fdi~ D&l.ﬂ_a
Print Name: 7~ AcAN &/ @2 f/élf’z&?é'

(Asto “Guarantor}) QM
ith full authority
Print Name: /

(As to “Guarantor”) “GUARANTOR”






ADDENDUM

* 5501 NE 2nd Ave (a.k.a. 215 NE 55th St)
* 206 NE 55th Terrace

* 5431 NE 2nd Avenue

» 222 NE 55th Street, Miami, FL 33137

* 4COP Liquor License Rental

This Addendum is executed on the 1st day of April 2019 by and between 5501 NE 2ND
AVENUE, LLC, CHURCHILL'S PUB, LLC and DISTRICT LIVE AGENCY, LLC (‘Lessee”)
(collectively the "Parties"), and made part of: that certain lease dated April 1, 2019; the
guarantee of lease agreement dated March 30, 2019; and the liquor license rental agreement
dated April 1, 2019.

LESSEE COMPANY NAME

The correct company name of the Lessee is "DISTRICT LIVE AGENCY, LLC", a Florida limited
liability company. The Parties hereby agree to correct the company name of the Lessee in all
three documents, replacing the incorrect DISTRICT LIVE, LLC with DISTRICT LIVE AGENCY,
LLC, in every instance where it appears.

5501 NE 2nd Avenue, LLC

a Flor)zz/«'n/ieg liability company
By: A W

Name: Donita Leavitt
Title: Manager

Witnesses:

Churchill's Pub, LLC

a Flcjjyn/?ezzmbility company
By: U % ‘

Name: Donita Leavitt
Title: Manager

District Live Agency, LLC
a Florida limited liability company

. By: =
Name:_/,ﬁ(;‘?’_‘;‘fj‘?\'l PIEAVNTS Name: Franklin Dale
CoZ=25 > Title: Manager

Name:’fébél? [ RPELouts
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THREE DAY NOTICE TO PAY RENT OR DELIVER POSSESSION
MIAMI-DADE COUNTY, FLORIDA

DATE: AUGUST 19, 2020

TO: DISTRICT LIVE AGENCY, LLC AND ALL OTHERS IN POSSESSION OF:
5501 NE 2ND AVENUE, (ALSO KNOWN AS 215 NE 557H STREET), MIAMI,
FL 33137
5431 NE 2P AVENUE, MIAMI, FL 33137 AND
222 NE 55" STREET, MIAMI, FL 33137

RE: LANDLORD’S WRITTEN DEMAND FOR RENT OR POSSESSION,
PURSUANT TO FLORIDA STATUTE 83.20(2)

YOU ARE HEREBY NOTIFIED THAT YOU ARE INDEBTED TO THE LANDLORD 5501 NE
2ND AVENUE, LLC, IN THE SUM OF $92,838.03 FOR THE RENT AND USE OF THE PREMISES
LOCATED IN MIAMI DADE COUNTY, FLORIDA AT 5501 NE 2ND AVENUE, (ALSO KNOWN
AS 215 NE S5TH STREET), MIAMI, FL.33137; 5431 NE 2ND AVENUE, MIAML, FL 33137
AND 222 NE 55TH STREET, MIAMI. FL 33137 NOW OCCUPIED BY YOU.

I DEMAND PAYMENT OF THE RENT OR POSSESSION OF SAID PREMISES WITHIN
THREE (3) DAYS (EXCLUDING SATURDAYS, SUNDAYS, AND LEGAL HOLIDAY) FROM
THE DATE OF DELIVERY OF THIS NOTICE AND SAID PAYMENT OR POSSESSION IS DUE
TO WIT: ON OR BEFORE AUGUST 24, 2020. PAYMENT OF RENT SHOULD BE PAYABLE
TO LANDLORD, 5501 NE 2ND AVENUE, LLC AND MAILED TO 300 NE 715T STREET, MIAMI,
FL 33138.

PLEASE GOVERN YO URSELF‘ ACCORDINGLY.
By: [ 7
Printed Name: A’I(AU»DW KAUDER ER

Authorized Agent for 5501 NE 2ND AVENUE, LLC
Telephone No.: 30> - 785 - 3440

CERTIFICATE OF SERVICE

[ hereby certify that a copy of this notice has been furnished to the above named tenant(s) on August
, 2020 by:

personal delivery
Federal Express, overnight delivery
X posting in a conspicuous place on the premises as tenant was absent from the above named
premises.

Signature of Person Delivering this Notice:
Print Name of Person Delivering this Notife:

\ |
JO\ ;-)?)\ML\)
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THREE DAY NOTICE TO PAY RENT OR DELIVER POSSESSION
MIAMI-DADE COUNTY, FLORIDA

DATE: AUGUST 19, 2020

TO: DISTRICT LIVE AGENCY, LLC AND ALL OTHERS IN POSSESSION OF:
5501 NE 2ND AVENUE, (ALSO KNOWN AS 215 NE 551H STREET), MIAMI,
FL 33137
5431 NE 2P AVENUE, MIAMLI, FL 33137 AND
222 NE 55™ STREET, MIAMI, FL 33137

RE: LANDLORD’S WRITTEN DEMAND FOR RENT OR POSSESSION,
PURSUANT TO FLORIDA STATUTE 83.20(2)

YOU ARE HEREBY NOTIFIED THAT YOU ARE INDEBTED TO THE LANDLORD 5501 NE
2ND AVENUE, LI.C, IN THE SUM OF $92,838.03 FOR THE RENT AND USE OF THE PREMISES
LOCATED IN MIAMI DADE COUNTY, FLORIDA AT 5501 NE 2ND AVENUE, (ALSO KNOWN
AS 215 NE 55TH STREET), MIAMIL FL 33137: 5431 NE 2ND AVENUE, MIAMI, FL._33137
AND 222 NE 55TH STREET, MIAMLI FL 33137 NOW OCCUPIED BY YOU.

I DEMAND PAYMENT OF THE RENT OR POSSESSION OF SAID PREMISES WITHIN
THREE (3) DAYS (EXCLUDING SAT URDAYS, SUNDAYS, AND LEGAL HOLIDAY) FROM
THE DATE OF DELIVERY OF THIS NOTICE AND SAID PAYMENT OR POSSESSION IS DUE
TO WIT: ON OR BEFORE AUGUST 24, 2020. PAYMENT OF RENT SHOULD BE PAYABLE
TO LANDLORD, 5501 NE 2ND AVENUE, LLC AND MAILED TO 300 NE 715T STREET, MIAMI,
FL 33138.

PLEASE GOVERN YO URSELF ACCORDINGLY.

4

By: Dl A S

Printed Name: I\/{ALLDEK/ KAUDR g
Authorized Agent for 5501 NE 2ND AVENUE, LLC
Telephone No.: 305 - 785 -3440

CERTIFICATE OF SERVICE
[ hereby certify that a copy of this notice has been furnished to the above named tenant(s) on August
, 2020 by:
personal delivery

Federal Express, overnight delivery
f" posting in a conspicuous place on the premises as tenant was absent from the above named

Y
U ol Tads
W,

Signature of Person Delivering this Notice;
Print Name of Person Delivering this Nofice:
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THREE DAY NOTICE TO PAY RENT OR DELIVER POSSESSION
MIAMI-DADE COUNTY., FLORIDA

DATE: AUGUST 19, 2020

TO: DISTRICT LIVE AGENCY, LLC AND ALL OTHERS IN POSSESSION OF:
5501 NE 2ND AVENUE, (ALSO KNOWN AS 215 NE 55TH STREET), MIAMI,
FL 33137
5431 NE 2™ AVENUE, MIAMI, FL 33137 AND
222 NE 55"M STREET, MIAMI, FL 33137

RE: LANDLORD’S WRITTEN DEMAND FOR RENT OR POSSESSION,
PURSUANT TO FLORIDA STATUTE 83.20(2)

YOU ARE HEREBY NOTIFIED THAT YOU ARE INDEBTED TO THE LANDLORD 5501 NE
2ND AVENUE, LL.C, IN THE SUM OF $92,838.03 FOR THE RENT AND USE OF THE PREMISES
LOCATED IN MIAMI DADE COUNTY, FLORIDA AT 5501 NE 2ND AVENUE, (ALSO KNOWN
AS 215 NE 55TH STREET), MIAMIL FL_33137: 5431 NE 2ND AVENUE, MIAMI, FL_ 33137
AND 222 NE 55TH STREET. MIAMI. FL 33137 NOW OCCUPIED BY YOU.

I DEMAND PAYMENT OF THE RENT OR POSSESSION OF SAID PREMISES WITHIN
THREE (3) DAYS (EXCLUDING SATURDAYS, SUNDAYS, AND LEGAL HOLIDAY) FROM
THE DATE OF DELIVERY OF THIS NOTICE AND SAID PAYMENT OR POSSESSION IS DUE
TO WIT: ON OR BEFORE AUGUST 24, 2020. PAYMENT OF RENT SHOULD BE PAYABLE
TO LANDLORD, 5501 NE 2ND AVENUE, LLC AND MAILED TO 300 NE 7157 STREET, MIAMI,
FL. 33138.

PLEASE GOVERN YO U_RSELF. ACCORDINGLY.
By: {
Printed Name: N(“\‘—LDW KAUDER E_

Authorized Agent for 5501 NE 2ND AVENUE, LLC
Telephone No.: 905 - 789 -3440

CERTIFICATE OF SERVICE

I %e by certify that a copy of this notice has been furnished to the above named tenant(s) on August
‘ , 2020 by:

personal delivery
Federal Express, overnight delivery
osting in a conspicuous place on the premises as tenant was absent from the above named

premises.
: WY
) )\ O mb\)

Signature of Person Delivering this Notice:
Print Name of Person Delivering this Nog€Ge:






for the Zalman Law, P.A.

CERTIFICATE OF SERVICE

I hereby certify that a copy of this notice has been furnished to the above named tenant(s) on
August ]a‘ , 2020 by:

personal delivery

___ Federal Express, overnight delivery
-~posting in a conspicuous place on the premi
premises.

as tenant was absent from the above named

: 9
\\}\)\‘O UQi/D

Signature of Person Delivering this Noticé:
Print Name of Person Delivering this Ndtice:

Page 2 of 3
ZALMAN LAwW, P.A.
ATTORNEY AND COUNSELOR





