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In re Flemung Companies, Inc , et al
United States Bankruptcy Court for the District of Delaware
Chapter 11 Case No 03-10945 (MFW) (Jointly Admimstered)

Summary of claim of Rebnec Nine, Inc

As part of the Debtors’ wholesale distribution business, the Debtors lease a warehouse
facility located at 2001 West Magnolia Avenue, Geneva, Alabama (the “Warehouse”) from
Rebnec Nine, Inc (“Rebnec”)

The Sublease and Agreement (the “Sublease”), dated November 20, 1986, between BNE
Capital Corporation (“BNE”), as Lessor, and Fleming Foods of Alabama, Inc , as Lessee, sets
forth the terms upon which the Debtors agreed to lease the Warehouse A copy of the Sublease
1s attached hereto as Exhibit A Under the Sublease, the Debtors are obligated to make quarterly
rent payments as set forth on Exhibit B to the Tax Indemnity Agreement In addition to its
quarterly rent obligations, under certain circumstances, the Debtors may also be liable for other
fees associated with thus facility The obligations of the Debtors under the Sublease are partially
secured by certain property and equipment located 1n the Warehouse The value of the collateral
1s currently unknown

Fleming Companies, Inc , a Debtor 1n these jointly-administered cases, signed a Sublease
Guaranty agreement for the Warehouse thereby assuring the Lessor that all of the obligations of
Fleming Foods of Alabama, Inc for this Warehouse would be satisfied by either Fleming Foods

of Alabama, Inc or by Fleming Companies, Inc A copy of the Sublease Guaranty 1s attached
hereto as Exhibit B

On November 20, 1986, the Debtors also entered 1nto the Tax Indemnity Agreement with
BNE Under the Tax Indemmty Agreement, the Debtors agreed to indemnify BNE for its loss of
tax benefits which result from certain specified actions of the Debtors See Section 4 to Tax
Indemnity Agreement (a copy of which is attached hereto as Exhibit C) Like the Sublease,
Fleming Companies, Inc also entered mto a Tax Indemnity Guaranty with BNE for Fleming
Foods of Alabama, Inc ’s obligations under the Tax Indemnity Agreement A copy of the Tax
Indemmty Guaranty 1s attached hereto as Exhibit D

On August 19, 1994, BNE assigned all of its rights in the vanous lease documents to
Rebnec and Rebnec assumed the role of Lessor under the Sublease and the Tax Indemmty
Agreement A copy of the Assignment and Assumption Agreement 1s attached hereto as Exhibit
E This assignment included the Sublease Guaranty with Fleming Companies, Inc

Rebnec files this claim for all unpaid rent, additional rent (including attorneys’ fees), and
for indemnification by the Debtors for its losses under the Tax Indemnity Agreement Rebnec 1s
aware that the Debtors no longer operate out of the Warehouse and that the Court has approved
the Debtors’ rejection of this facility Rebnec reserves all of its rights to supplement this claim
with an administrative claim, a rejection damages claim, and to include any additional amounts
owed that are not known to Rebnec at the time of this filing The deadline to file all additional
claims that flow from the rejection of this facility has not arnived as of the date of this claim

Accordingly, Rebnec reserves the nght to submut supplemental claims that include amounts due
from the rejection of the Warehouse by filing this claim



EXHIBIT A
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SUBLEASE AND AGREEMENT

Between

BNE CAPITAL CORPORATION,
as Lessor

and

FLEMING FOODS OF ALABAMA, INC ,
as lLessee

THIS SUBLEASE AND AGREEMENT HAS BEEN ASSIGNED TO AND IS SUBJECT TO A SECURITY
INTEREST IN FAVOR OF MORGAN GUARANTY TRUST COMPANY OF NEW YORK, AS TRUSTEE,
UNDER A TRUST INDENTURE, DATED AS OF THE DATE HEREOF, BETWEEN THE INDUSTRIAL
DEVELOPMENT BOARD OF THE CITY OF GENEVA, AN ALABAMA PUBLIC CORPORATION, AS
GRANTOR, TO MORGAN GUARANTY TRUST COMPANY OF NEW YORK, AS TRUSTEE

INFORMATION CONCERNING SAID SECURITY INTEREST MAY BE OBTAINED FROM SAID
TRUSTEE AT 30 WEST BROADWAY, NEW YORK, NEW YORK 10015 NO POSSESSORY SECURITY
INTEREST MAY BE OBTAINED IN THIS SUBLEASE AND AGREEMENT BY ANY PERSON OTHER
THAN SAID TRUSTEE BY POSSESSION OF ANY COUNTERPART OF THIS SUBLEASE AND
AGREEMENT OTHER THAN A COUNTERPART WHICH HAS BEEN SIGNED BY AN AUTHORIZED
OFFICER OF SAID TRUSTEE ON THE SIGNATURE PAGE HEREOF

Dated as of November 20, 1986
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SUBLEASE and AGREEMENT, dated as of November 20, 1986 (herein, as
amended and supplemented from time to time as permitted hereby, cailed this
Sublease), between BNE CAPITAL CORPORATION, a Massachusetts corporation
(herein, together with 1ts successors and assigns, called Lessor), having an
address at 28 State Street, Boston, Massachusetts 02109, and FLEMING FOODS OF
ALABAMA, INC , an Alabama corporation (herein, together with any corporation
succeeding thereto by consolidation, merger or acquisition of 1ts assets
substantially as an entirety, called Lessee), having an address at 6301
Waterford Boulevard, P O Box 26647, Oklahoma City, Oklahoma 73126-0647

1 Sublease of Premises and tEquipment, Title and Condition,
Guaranty, Tax Indemnity Agreement

(a) In consideration of the rents and covenants herein stipulated to
be paid and performed by Lessee and upon the terms and conditions herein
specified, Lessor hereby leases to Lessee, and Lessee hereby leases from
Lessor, (1) the premises (the Premises) consisting of the land described 1n
Schedule A, all buildings, structures and other i1mprovements now or hereafter
located thereon (the Improvements), and all easements, rights and
appurtenances relating thereto, and (11) the equipment, machinery and other
personal property (the Eguipment) described 1n Schedule A-1 hereto 1ncluding
any additions, alterations, accessions, substitutions, renewals, repairs and
replacements thereof Lessor's 1nterest in the Premises and Equipment 1s
created by a Lease and Agreement, dated as of the date hereof (the Lease), by
and between the Industrial Development Board of the City of Geneva (the
Board) as lessor, and Lessor, as lessee In connection with the execution
and delivery of the Lease, the Board has provided for the permanent financing
of the Premises and the Equipment by the 1ssuance and sale of (1) 1ts
$10,400,000 aggregate original principal amount of 1ts 9 375% Industrial
Development Bonds (Fleming Foods 1986 Project), Series A, Due 2011 (the
Seri1es A Bonds), which Series A Bonds have been secured by a mortgage lien on
the Premises and a security interest in the Equipment created by a Trust
Indenture (the Mortgage), dated as of the date hereof, by and between the
Board as mortgagor and Morgan Guaranty Trust Company of New York, as trustee
(the Mortgagee), and (11) 1ts $2,600,000 original principal amount 9 00%
Industrial Development Bond (Fleming Foods, 1986 Project), Series B, Due 2011
(the Series B Bond) The Premises and the Equipment are leased to Lessee 1n
their present condition without representation or warranty by Lessor and
subject to the terms and conditions of the Lease, to the rights of parties 1n
possession, to the existing state of title, and to all applicable legal
requirements now or hereafter in effect Lessee has examined the Premises and
the Equipment and title thereto and has found the same satisfactory

(b)Y As an i1nducement for Lessor to sublease the Premises and the
Equipment to Lessee hereunder, (1) Fieming Companies, Inc , an Oklahoma
corporation (the Guarantor) 1s simultaneously entering i1nto a guaranty of all
of Lessee's obligations hereunder pursuant to a Sublease Guaranty from
Guarantor to Lessor dated as of the date hereof and a separate guaranty of all
of Lessee's obligations under the Tax Indemnity Agreement hereinafter
described pursuant to a Tax Indemnity Guaranty, from Guarantor to Lessor dated
as of the date hereof, and (11) Lessee 15 simultaneously entering into a Tax
Indemnity Agreement with Lessor dated as of the date hereof



2 Use, Quiet Enjoyment, Identification (a) Lessee may use the
Premises and the Equipment for any lawful purpose The Equipment 1s located
on the Premises and Lessee shall not remove the Equipment from the Premises
without the prior written consent of the Lessor So long as no default has
occurred and 1s continuing hereunder, Lessor warrants peaceful and quiet
enjoyment of the Premises and the Equipment by lLessee against acts of Lessor
or anyone claiming through Lessor, provided that Lessor and its agents may
enter upon the Premises and examine the Premises and the Equipment at
reasonable times and upon reasonable advance notice

(b)> Lessee agrees, upon the request of Lessor, at Lessee's sole cost
and expense, to place markings on the Equipment by stenci) or by a metal tag
or plate affixed thereto showing plainly, distinctly and conspicuously
Lessor's estate therein, and, 1f requested by Mortgagee, Mortgagee's security
interest therein, provided, however, that such 1dent:ficatron markings are to
be placed so as not to 1nterfere with the usefulness of such Item of
Equipment If during the term hereof any such i1dentification marking shall at
any time be defaced or destroyed, Lessee shall 1mmediately cause such defaced
or destroyed 1dentification marking to be restored or replaced Lessee shall
not allow the name of any person to be placed upon any part of the Equipment
as a designation which might be 1nterpreted as i1ndicating a claim of ownership
thereof or a security interest therein by any person other than Lessor or
Mor tgagee

3 Terms The Premises and the Equipment are leased hereunder for a
primary term (the Primary Term) and, at Lessee's option, up to four
consecutive additional terms of five years each and a fifth successive
additional term of fifty-four (54) months (the Extended Terms) unless and
unt1l the term of this Sublease shall expire or be terminated pursuant to any
provision hereof The Primary Term and each Extended Term shall commence and
expire on the dates set forth in Schedule B So long as no event of default
has occurred and 1s continuing hereunder, Lessee may exercise 1ts option to
extend the term of this Sublease for an Extended Term with respect to the
Premises and Equipment by giving notice thereof to Lessor not less than 180
days prior to the expiration of the then existing term

4 Rent

(a) Lessee shall pay to Lessor 1n lawful money of the United States,
as fixed rent for the Premises and the Equipment, the amounts, subject to
adjustment (upwards and not downwards) as provided i1n the Tax Indemnity
Agreement, set forth i1n Schedule B (Basic Rent) on the dates set forth therein
(Payment Dates), at Lessor's address set forth above, or at such other address
or to such other person as Lessor from time to time may designate

(b) A1l amounts which Lessee 1s required to pay pursuant to this
Sublease (other than Basic Rent, amounts payable upon purchase of the Premises
and the Equipment and amounts payable as liquidated damages pursuant to
paragraph 17), together with every fine, penaity, interest and cost which may



be added for non-payment or late payment thereof, shall constitute additional
rent If Lessee shall fail to pay any additional rent, Lessor shall have the
right to pay the same and shall have all rights, powers and remedies with
respect thereto as are provided herein or by law 1n the case of non-payment of
Basic Rent Lessee shall pay to Lessor interest at the rate per annum equal
to 2% over the 1nterest rate on the Series A Bonds on all overdue Basic Rent
from the due date thereof (notwithstanding any requirements of notice or the
expiration of grace periods contained herein) until paid, and on all overdue
additional rent paid by Lessor on behalf of Lessee from the date of payment by
Lessor until repaid by Lessee Lessee shall perform all 1ts obligations under
this Sublease at 1ts sole cost and expense, and shall pay all Basic Rent and
additional rent when due, without notice or demand

S Net Lease, Non-Terminability

(a) This Sublease 1s a net lease and the Basic Rent, additional rent
and all other sums payable hereunder by Lessee, whether as the purchase prices
for the Premises and the Equipment or any portion thereof or otherwise, shall
be paid without notice or demand and, any present or future law to the
contrary notwithstanding, this Sublease shall not terminate, nor shall Lessee
have any right to terminate this Sublease (except as otherwise expressly
provided n paragraphs 11¢b), 11(c) and 13{(a) of this Sublease), nor shall
Lessee be entitled to any abatement, reduction, set-off, counterclaim, defense
or deduction with respect to any Basic Rent, additional rent or other sum
payable hereunder (except as otherwise expressly provided 1n paragraph 10(d)
of this Sublease), nor shall the obligations of Lessee hereunder be affected,
by reason of any termination of the Lease any damage to or destruction of
the Premises and/or the Equipment, any taking of the Premises and/or the
Equipment or any part thereof by condemnation or otherwise, any prohibition,
Timitation, restriction or prevention of Lessee's use, occupancy or enjoyment
of the Premises and/or the Equipment, or any interference with such use,
occupancy or enjoyment by any person, any eviction by paramount title or
otherwise, any default by Lessor hereunder or under any other agreement, the
impossibility or 11leqality of performance by Lessor, lLessee or both, any
action of any governmental authority, or any other cause whether simlar or
dissimitar to the foregoing Lessor and Lessee i1ntend that the obligations of
Lessee hereunder shall be separate and i1ndependent covenants and agreements
and shall continue unaffected uniess such obliigations shall have been modified
or terminated pursuant to an express provision of this Sublease

(b) Lessee agrees to remain obiigated under this Subliease 1in
accordance with 1ts terms and to take no action to terminate, rescind or avoid
this Sublease, notwithstanding any bankruptcy, i1nsolvency, reorganization,
Tiquidation, dissolution or other proceeding affecting Lessor or any assignee
of Lessor or any action with respect to this Sublease which may be taken by
any trustee, receiver or liquidator or by any court or any termination of the
Lease



(c) Lessee waives all rights which may now or hereafter be conferred
by taw (1) to terminate this Sublease or any part thereof, or (11) to any
abatement, suspension, deferment or reduction of the Basic Rent, additional
rent or any other sums payable under this Sublease, except as otherwise
expressly provided herein

6 Taxes and Assessments, Compliance with Law

(a) Lessee shall pay (1) all taxes, assessments, levies, fees,
water and sewer rents and charges, and all other governmental charges, general
and special, ordinary and extraordinary, foreseen and unforeseen which are,
at any time prior to or during the term hereof, i1mposed or levied upon or
assessed against (A) the Premises and/or the Equipment, (B) any Basic Rent,
additional rent or other sum payable hereunder or (C) this Sublease or the
leasehold estate hereby created, or which arise 1n respect of the operation,
possession or use of the Premises and/or the Equipment, (11) all gross
receipts or stmlar taxes 1mposed or levied upon, assessed against or measured
by any Basic Rent, additional rent or other sum payable hereunder, (i11) all
sales, use and similar taxes at any time levied, assessed or payable on
account of the acquisition, leasing or use of the Premises and/or the
Equipment and (1v) all charges for utilities serving the Premises Lessee
shall not be required to pay any franchise, estate, i1nheritance, transfer,
income or similar tax of Lessor (other than any tax referred to tn clause (i1)
above) unless such tax 1s 1mposed, levied or assessed 1n substitution for any
other tax, assessment, charge or levy that Lessee 15 required to pay pursuant
to this paragraph 6(a) No tax shall be considered 1n substitution for
another tax, assessment, charge or levy that Lessee 1s required to pay
pursuant to this paragraph 6(a) unless such tax applies principally to
property, owners of property or i1ncome derived from property and then Lessee
shall be obligated to pay only so much of such tax as would be payable 1f the
Lessor's 1nterest 1n Premises and the Equipment were the sole assets of
Lessor Lessee will furnish to Lessor, promptly after demand therefor, proof
of payment of all 1tems referred to above which are payable by Lessee If any
such assessment may legally be paid 1n 1nstaliments, Lessee may pay such
assessment 1n installments, 1n such event, Lessee shail be Tiable oniy for
those 1nstallments which become due and payable prior to or during the term
hereof

(b) Lessee shall comply with and cause the Premises and the
Equipment to comply with (1) the Lease, (11) all legal requirements applicable
to the Premises and the Equipment or the use thereof, and (1131) all contracts
(1including 1nsurance policies), agreements and restrictions applicable to the
Premises or the Equipment or the ownership, occupancy or use thereof,
including all such legal requirements, contracts, agreements and restrictions
which require structural, unforeseen or extraordinary changes to the
Improvements or the Equipment



7  Liens Lessee will promptly remove and discharge any charge,
l1en, security 1nterest or encumbrance upon the Premises and/or the Equipment
or any Basic Rent, additional rent or other sum payable hereunder which arises
for any reason, 1ncluding all liens which arise out of the use, occupancy,
construction, repair or rebuilding of the Premises and/or the Equipment or by
reason of labor or materials furnished or claimed to have been furnished to
Lessee or for the Premises and/or the Equipment, but not i1ncluding the liens
and encumbrances set forth 1n Part II of Schedule A and any mortgage, charge,
l1en, security 1nterest or encumbrance created by Lessor without the prior
written consent of Lessee At the request of Lessee, Lessor shall join 1n, to
the extent of 1ts 1nterest 1n the Premises, any (1) grant of easements and
other rights in the nature of easements, (11) release of existing easements or
other rights 1n the nature of easements which are for the benefit of the
Premises, (111) dedication or transfer of unimproved portions of the Premises
for road, highway or other public purposes, (iv) execution of petitions to
have the Premises annexed to any municipal corporation or utiltity district,
(v) execution of amendments to any covenants and restrictions affecting the
Premises, and (v1) execution and delivery to any person of any instrument
appropriate to confirm or effect such grant, release, dedication or transfer,
but only upon delivery to Lessor of (x) a certificate of Lessee stating that
such grant, release, dedication, transfer, petition or amendment 1s not
detrimental to the proper conduct of the business of Lessee on the Premises,
the consideration, 1f any, being paid for such grant, release, dedication,
transfer petition or amendment and that such grant, release, dedication,
transfer, petition or amendment does not materially impair the use of the
Premises or reduce their value by more than the amount of such consideration,
(y) an acknowledgment by Lessee that Lessee remains obligated hereunder to the
same extent as 1f such grant, release, dedication, transfer, petition or
amendment had not been made, and (2) such other instruments, certificates and
opinions of counsel as Lessor may reasonably request Any such grant,
release, dedication, transfer, petition or amendment shall be at the sole cost
and expense of Lessee Lessor shall be entitled to receive any consideration
pald 1n connection with any such grant, release, dedication, transfer,
petition or amendment and the Basic Rent payable hereunder, amounts payable
upon the purchase of the Premises and the Equipment and amounts payable as
l1quidated damages pursuant to paragraph 17 shall not be reduced

8 Indemnification Lessee shall pay, and shall protect, indemnify
and save harmless Lessor, the Board, the Mortgagee, any owner of any of the
Series A Bonds or the Series B Bond, and any partner, officer, director or
shareholder of any thereof (collectively, Indemnified Parties) from and
against, all liabilities, losses, damages, costs, expenses (1ncluding
reasonable attorneys' fees and expenses), causes of action, suits, clawms,
demands or judgments of any nature to which any Indemnified Party 1s subject
solely because of Lessor's, the Board's, or the Mortgagee's interest 1in the
Premises and the Equipment or the Lease or this Sublease and arising from (1)
1njury to or death of any person, or damage to or loss of property, on the
Premises or on adjoining sidewalks, streets or ways, or connected with the
use, condition or occupancy of any thereof, (11) any failure on the part of
Lessee to perform or observe the provisions of this Sublease and (111) any




contest referred to 1n paragraph 16 and (1v) any negligence, tortious act or
violation of this Sublease on the part of any of 1ts agents, contractors,
sublessees, licensees or 1nvitees

9 Maintenance and Repair Disclaimer of HWarranties Lessee will
maintain the Premises and the Equipment 1n good repair and condition, except
for ordinary wear and tear, and will make all structural and non-structural,
foreseen and unforeseen and ordinary and extraordinary changes and repairs
which may be required to keep the Premises and the Equipment 1n good repair
and condition Lessee will comply with such maintenance and repair standards
and procedures as are set forth 1n the manufacturer's manuals pertaining to
the Equipment and as otherwise necessary to maintain any manufacturer's
warranties with respect thereto So long as no event of default has occurred
and 1s continuing hereunder, Lessor hereby assigns to the Lessee any rights 1t
may have under any mapufacturer's warranties relating to the Equipment, to
extent permitted by the terms of such warranties Lessor shall not be
required to maintain, repair or rebuild the Improvements or the Equipment or
to maintain the Premises, and Lessee waives the right to make repairs at the
expense of Lessor pursuant to any law at any time 1n effect

LESSEE ACKNOWLEDGES THAT THE EQUIPMENT IS OF THE TYPE, DESIGN, SIZE,
CAPACITY AND MANUFACTURE SELECTED BY LESSEE, THAT LESSOR IS NOT A MANUFACTURER
OR REPRESENTATIVE OF, OR MERCHANT OR DEALER IN, THE EQUIPMENT, THAT LESSOR
WILL NOT, AND HAS NO OBLIGATION TO, INSPECT THE EQUIPMENT PRIOR TO DELIVERY TO
LESSEE, AND THAT LESSOR HAS NOT MADE AND WILL NOT MAKE ANY REPRESENTATION,
WARRANTY OR COVENANT, EXPRESS OR IMPLIED, ON WHICH LESSEE MAY RELY, WITH
RESPECT TO (1) THE MERCHANTABILITY, FITNESS, SAFETY, CONDITION, QUALITY,
DURABILITY OR SUITABILITY FOR LESSEE'S PURPOSES OF THE EQUIPMENT IN ANY
RESPECT, (11) THE EQUIPMENT'S COMPLIANCE WITH ANY LAW, RULE, SPECIFICATION OR
CONTRACT PERTAINING THERETO, (111> PATENT INFRINGEMENT, (1v) LATENT DEFECTS,
OR (v) ANY OTHER REPRESENTATION, WARRANTY OR COVENANT, EXPRESS OR IMPLIED
LESSOR SHALL NOT BE LIABLE TO LESSEE FOR ANY LIABILITY, LOSS OR DAMAGE CAUSED
OR ALLEGED TO BE CAUSED DIRECTLY OR INDIRECTLY BY THE EQUIPMENT OR BY ANY
INADEQUACY THEREOF OR DEFICIENCY OR DEFECT THEREIN, WHETHER DIRECT, INDIRECT,
EXEMPLARY OR PUNITIVE, WHETHER OR NOT LESSOR HAS BEEN ADVISED OF THE
POSSIBILITY OF SUCH DAMAGES

10 Alterations (a) So long as no event of default has occurred
and 1s continuing hereunder Lessee may, at 1ts expense, make additions and
alterations to the Improvements and/or the Equipment, construct additional
Improvements and make substitutions and replacements for the Improvements
and/or the Equipment, provided that (1) the fair market value of the Premises
and/or the Equipment, as the case may be, shall not be materially lessened
thereby, (11) such work shall be expeditiously completed 1n a good and
workmanlike manner and 1n compliance with all applicable legal requirements
and the requirements of any i1nsurance policy required to be maintained by
Lessee hereunder, and ¢111) no Improvements shall be demolished unless Lessee
shall have first furnished Lessor with such surety bonds or other security
acceptable to Lessor as shall be reasonably necessary to assure rebuilding of
such Improvements Lessee shall provide Lessor with plans and specifications



for any alterations (herein "Substantial Alterations") which have a projected
cost of $250,000 or greater Subject to the provisions of Section 10(d)
hereof, all such additions, alterations, additional Improvements,
substitutions and replacements shall be and remain part of the realty and/or
the Equipment, as the case may be, and the property of Lessor and shall be
subject to this Sublease

In the case of any alterations or additions to the Equipment which
are not readily removable without causing material damage to the Equipment,
Lessee may not make such alteration or addition unless (1) such alteration or
addition will not cause such Equipment to become limited use property within
the meaning of Revenue Procedure 76-30, or materially alter or reduce its
general usefulness, and (11) such alteration or addition satisfies the
conditions of Section 4(4) 03(B) of Revenue Procedure 75-21, as amended by
Revenue Procedure 79-48, and 1s described 1n subparagraph (1) or (131) of
Section 4(4) 03(C) of Revenue Procedure 75-21 Lessee may make readily
removable alteration or addition to the Equipment 1f such alteration or
addition 1s readily removable without causing material damage to the Equipment
or impairing the value, ut1lity or condition which such Equipment would have
had 1f such alteration or addition had not been so affixed or 1nstalled

(b) Lessee may request (a Lessee's Request) that Lessor pay or cause
to be paid to Lessee costs and expenses that Lessee has incurred or 1ntends to
incur for any Substantial Alterations Saitd costs and expenses are hereln
called the Reimbursable Expenses Reimbursable Expenses may include (1) the
actual cost of the additions, alterations, replacements or substitutions for
the Equipment, buildings, improvements (i1ncluding site improvements, storm
drains, offsite road construction and utilities), adjacent land for roads
dedicated or to be dedicated to municipalities and, with respect to the
Premises, such personal property as, 1n the opinmion of Lessee, has been
incorporated 1nto the buirlding and constitutes real property under the law of
the state where the Premises are located, provided, however, the cost of any
Substantial Alterations shall constitute Reimbursable Expenses only to the
extent that such costs result 1n an increase 1n the fair market value of the
Equipment at least equal to such costs, (11) costs and expenses of acquisition
of easements and rights 1n the nature of easements necessary to the operation
of the Premises and of acquisition of any 1nterest constituting a portion of
Lessor's i1nterest 1n the Substantial Alterations, (111) all fees and expenses
incurred tn connection with the placement, 1ssuance and sale of the
Indebtedness (as defined 1n paragraph 10(c)(11)) (1v) survey costs, transfer
fees, taxes and expenses, title insurance premiums and recording fees, taxes
and expenses all incurred with respect to such Substantial Alterations, (v)
interest, real estate taxes and i1nsurance premiums, i1ncurred 1n connection
with and prior to completion of any such Substantial Alterations, and (v1)
fees and disbursements of architects, engineers, surveyors and counsel
(1ncluding the Mortgagee's counsel) 1incurred 1n connection with such
Substantial Alterations Lessee may make any such request only 1f (1) the
construction or acquisition of the Substantial Alterations 1s completed or
Lessee's Request 15 made not more than two years after the completion of such
construction or acquisition, (11) the amount of the Reimbursable Expenses



equals or exceeds $250,000, and (111) Lessee was not required to make such
Substantial Alterations pursuant to any provision of this Sublease Each
Lessee's Request shall describe the Substantial Alterations and shall be
accompanied by (A) architects' drawings and specifications of the Substantial
Alterations to the extent such Substantial Alterations relate to the Premises,
(B) 1nvoices and/or purchase orders with respect to any Substantial
Alterations relating to the Equipment (C) a certificate of Lessee (1) setting
forth in reasonable detai1l the amount and character of the Reimbursable
Expenses referred to 1n such Request, (11) stating that the acquisition or
construction of the Substantial Alterations has been or will be completed 1n
accordance with paragraph 10¢(a) and this paragraph 10¢(b), (111) specifying the
dates on which such acquisition or construction was or will be completed, and
(1v) stating that Lessee has not previously been reimbursed by Lessor for such
Reimbursable Expenses and that such Reimbursable Expenses are reimbursable
hereunder 1n the amount requested

{¢c) Lessor, 1n 1ts sole discretion, may determine whether or not to
pay such Reimbursable Expenses I[f Lessor shall determine to pay such
Reimbursable Expenses, Lessor and Lessee shail negotiate in good faith as to
terms and conditions of such payment, but no such payment shall be made untess
the following conditions have been satisfied on or prior to 180 days after
receipt of such Lessee's Request

(i) All of the conditions of paragraph 10{(b) shall have
been satisfied,

(11) A1l of the conditions of the Lease relating to the
financing of such Substantial Alterations shall have
been satisfied and such Substantial Alterations shall
have become part of the leased estate under the Lease,

(111) The Board shall have 1ssued indebtedness (the
Indebtedness) to obtain funds to make such payment to
Lessee, the original principal amount of the
Indebtedness shall have been not more than the amount
of such Rewmbursable Expenses and the proceeds of the
Indebtedness actually received by the Board shall have
been not less than the amount of such Reimbursable
Expenses,

(1v) Lessor and Lessee shall have duly authorized, executed
and delivered a supplement (the Sublease Supplement)
to this Sublease, 1n form and substance satisfactory
to the Mortgagee, 1f any, which shall (A) 1ncrease
each 1nstalment of Basic Rent required to be made
during the remainder of the Primary Term by an amount
which shall be at least sufficient to make each
payment, when due, of principal of, and interest on,
the Indebtedness, (B) increase the purchase prices set
forth in Schedule C by amounts which shall at all



(v)

(v1)

(vi1)

(vit)

(1)

(x)

times during the remainder of the Primary Term be at
Teast sufficient to prepay the then outstanding
principal amount of the Indebtedness, together with
all accrued 1nterest thereon, and (C) make such other
changes, 1f any, as shall be necessary or appropriate
by reason of the transactions contemplated by this
paragraph 10,

Lessee shall have delivered to such Mortgagee an
endorsement to any mortgage title insurance policy
theretofore delivered to such Mortgagee with respect
to the Premises, i1ncreasing the net amount of such
mortgage title i1nsurance by an amount equal to that
portion of the Indebtedness relating to the Premises
and insuring the first lien of the Mortgage as of the
date of such payment to Lessee,

Lessor and the Board shall have duly authorized,
executed and delivered a supplement to the Lease, 1n
form and substance satisfactory to the Mortgagee and
Lessor and Lessee shall have duly authorized, executed
and delivered a supplement to the Tax Indemnity
Agreement,

Guarantor shall have duly authorized, executed and
delivered a supplement to the Sublease Guaranty, 1n
form and substance satisfactory to the Lessor and the
Mortgagee and a supplement to the Tax Indemnity
Guaranty 1n form and substance satisfactory to Lessor,

To the extent that such Substantial Alterations relate
to the Premises, Lessee shall have delivered to such
Mortgagee a survey of the Premises, dated within 90
days of such payment to Lessee and satisfactory in
form and substance to such Mortgagee,

Lessee shall have delivered to such Mortgagee an
appraisal of such additions, alterations or additional
Improvements by an appraiser reasonably satisfactory
to Mortgagee,

Lessor and such Mortgagee shall have recetved such
additional documents, assurances, supplements
(including without Timitation supplements to any
assignment of the Lease or the Sublease), certificates
and opinions as Lessor may reasonably request to
enable Lessor through the Board to finance the cost of
such Reimbursable Expenses by the 1ssuance by the
Board of the Indebtedness, including, without



Tirmitation, current cost certifications in reasonable
detail and confirmations of assignments of the
Sublease as supplemented by the Sublease Supplement,
and

(xi) Lessor shall have determined that the Substantial
Alterations will not detract from the value or 1mpair
the use of the Premises and/or Equipment, as the case
may be

If Lessor shall have agreed to pay such Reimbursable Expenses and ali the
conditions as set forth above shall have been satisfied, such amounts shall be
payable to Lessee only upon the completion of the acquisition or construction
of the Substantial Alterations to which such Reimbursable Expenses shall
relate

(d) If Lessor has not paid or agreed to pay (within 90 days after
recerving a Lessee's Request therefor) any Reimbursable Expenses of $250,000
or more relating to any Substantial Alterations retating to the Premises
constructed on any portion of the Premises which Lessor has a right to
purchase under the Lease that are, prior to such construction, unimproved or
do not have any major structure thereon (herein called the Unimproved Land),
then Lessee shall have the right to require Lessor to purchase on any Payment
Date from the Board the Unimproved Land and sell the Unimproved Land to Lessee
upon 90 days' notice to Lessor, provided that upon the purchase by Lessee of
such Unimproved Land, the remainder of the Premises would then (1) constitute
an integrated economic unit with adequate parking and capable of operating on
a stand-alone basis, (2) be a contiguous parcel of land, without gap or
hiatus, (3) have access to and from public highways or roads, (4) be a
separate tax parcel for real estate taxation purposes, and (5) not be In
violation of any law, ordinance, rule or requlation or any restrictive
covenant or other agreement applicable thereto, and provided, further, that
the fair market value of the remainder of the Premises would not thereby be
reduced by an amount greater than the fair market value for such Unmimproved
Land (exclusive of the amount referred to in clause (i1) below) The purchase
price for such Unimproved Land payable by Lessee to Lessor hereunder shail be
an amount equal to the area of such Unimproved Land muitiplied by the per
square foot cost set forth 1n Schedule B On the date for such purchase,
Lessor shall transfer and convey the Unimproved Land to Lessee or its designee
pursuant to and 1n compliance with paragraph 14, against payment by Lessee of
the purchase price thereof determined as provided above in this paragraph
10(d) Lessee agrees that, 1n the event of such purchase, no 1mprovements
will be undertaken upon such Unimproved Land which would reduce the value of
the remainder of the Premises If Lessee purchases any Unimproved Land, (1)
Lessor's Cost set forth 1n Schedule B shall be reduced by the amount of such
purchase price, (11> each 1nstallment of Basic Rent payable on and after the
first Payment Date occurring three months or more after such purchase shall be
reduced by an amount equal to the product of (x) such 1nstallment of BasicC
Rent and (y) a fraction, the numerator of which shall be the amount of such
purchase price and the denominator of which shall be Lessor's Cost prior to
the reduction thereof referred to 1n clause (1) above and (111) the purchase
prices shown on Schedule C and Schedule D payable on and after the first
Payment Date occurring three months or more after such purchase shall be
reduced by an amount equal to the product of (x) the respective purchase price
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set forth on schedule C or Schedule D and (y) a fraction, the numerator of
which shall be the amount of the purchase price for such Unimproved Land and
the denominator of which shall be such respective purchase price shown on
Schedule C or Schedule D

(e) Lessor shall incur no liability by reason of 1ts 1nability to
finance any Reimbursable Expenses, and, except as modified pursuant to
paragraph 10¢¢), this Sublease shall continue 1n full effect notwithstanding
such 1nability

(f) In addition to the Equipment, Lessee may place upon the Premises
any tnventory, trade fixtures, machinery or equipment belonging to Lessee or
third parties (herein called Lessee's Equipment) and may remove the same at
any time during the term of this Sublease Lessor hereby acknowledges that
the Lessee's Equipment 1s personal property and, to the extent not part of the
Equipment, not the property of Lessor, and hereby releases any claim of Lessor
to such Lessee's Equipment Lessor and Lessee hereby agree that the owner of
such Lessee's Equipment shall have the right to enter upon the Premises at
reasonable times to effect the removal of such Lessee's Equipment, provided
such owner shall repair any damage to the Premises caused by such removal at
1ts own expense Lessee shall repair or cause to be repaired any damage to
the Premises caused by such removal by Lessee or any other person

11 Condemnation and Casualty

(a) Lessee hereby 1rrevocably assigns to Lessor any award,
compensation or i1nsurance payment to which Lessee may become entitled by
reason of 1ts 1nterest 1n the Premises and/or the Equipment (1) 1f the
Premises and/or the Equipment are damaged or destroyed by fire or other
casualty (Casualty) or (311) 1f the use, occupancy or title of the Premises
and/or the Equipment or any part thereof 1s taken, requisitioned or sold in,
by or on account of any actual or threatened eminent domain proceeding or
other action by any person having the power of eminent domain (Condemnation)
Lessee 15 hereby authorized and empowered 1n the name and on behalf of Lessor
to appear 1n any such proceeding or action, to negotiate, prosecute and adjust
any clawm for any award, compensation or insurance payment on account of any
such damage, destruction, taking, requisition or saie, and to collect any such
award, compensation or insurance payment Lessor shall be entitled to
participate 1n any such proceeding, action, negotiation, prosecution or
adjustment  All amounts paid i1n connection with any such damage, destruction,
taking, requisition or sale shall be applied pursuant to this paragraph 11,
and all such amounts (minus the expense of collecting such amounts) are herein
called the Net Proceeds Lessee shall take all appropriate action 1n
connection with each such proceeding, action, negotiation, prosecution and
adjustment and shall pay all expenses thereof provided, that Lessee shall be
reimbursed for such expenses from proceeds collected as a result thereof

(b) If, during the last ten years of the Primary Term or during any
Extended Term, an occurrence of the character referred to in clause (i) of
paragraph 11¢a) shall affect all of the Premises and the Equipment or more
than fifty percent (50%) of the floor space within the Premises shall be
damaged or destroyed, then Lessee may, not later than 30 days after such
occurrence, deliver to Lessor (A) notice of 1ts i1ntention to terminate this



Subliease on the next Payment Date (the Termination Date) which occurs not less
than 30 days after the delivery of such notice, and (B) a certificate of
Lessee describing the event giving rise to such termination and certifying
that 1ts board of directors, or an executive committee thereof, has determined
that as a result of such event 1t would be uneconomic to rebuirlid or restore
the Premises and/or the Equipment for continued use and occupancy in Lessee's
business If the Termination Date occurs during the Primary Term such notice
shall be accompanied by an i1rrevocable offer by Lessee to purchase any
remaining portion of the Premtses, the Equipment, and the Net Proceeds, 1f
any, payable 1n connection with such occurrence (or the right to receive the
same when made, 1f payment thereof has not yet been made) on the Termination
Date, at prices for the Premises and the Equipment determined 1n accordance
with Schedule C If either (1) Lessor shall reject such offer by notice given
to Lessee not later than the 20th day prior to the Termination Date or (2) the
Termination Date occurs during an Extended Term, this Sublease shall terminate
on the Termination Date except with respect to obligations and liabili1ties of
Lessee hereunder, actual or contingent, which have arisen on or prior to the
Termination Date, upon payment by Lessee of all Basic Rent, additional rent
and other sums then due and payable hereunder to and 1ncluding the Termination
Date, and the Net Proceeds shall belong to Lessor So long as the Series A
Bonds shall remain outstanding no rejection by Lessor shall be effective
hereunder without Mortgagee's written consent Unless Lessor shall have
rejected such offer 1n accordance with this paragraph, Lessor shall be
conclusively presumed to have accepted such offer, and, on the Termination
Date, shall convey the remaining portion of the Premises, 1f any, and the
Equipment to Lessee or 1ts designee and shall assign to Lessee or 1ts designee
all 1ts interest in the Net Proceeds, pursuant to and upon compliance with
paragraph 14

{¢> 1If an occurrence of the character referred to 1n clause (11) of
paragraph 11(a) shall affect all or a substantial portion of the Premises with
the result that rebuilding or restoring the Premises for continued use and
occupancy 1n Lessee's business would be uneconomic, then Lessee may, not later
than 60 days after such occurrence, deliver to Lessor (A) notice of 1its
intention to terminate this Sublease on the next Payment Date (the Termination
Date) which occurs not less than 60 days after the delivery of such notice,
and (B) a certificate of Lessee describing the event giving rise to such
termination and certifying that 1ts board of directors or an executive
commi ttee thereof has determined that as a result of such event 1t would be
uneconomic to rebuild or restore the Premises for continued use and occupancy
1n Lessee’'s business  Such notice shall be accompanied by an 1rrevocable
offer by Lessee to purchase any remaining portion of the Premises, the
Equipment and the Net Proceeds, if any, payable in connection with such
occurrence (or the right to receive the same when made, if payment thereof has
not yet been made) on the Termination Date, at prices for the Premises and the
Equipment determined in accordance with Schedule C If either (1) Lessor
shall reject such offer by notice given to Lessee not later than the 20th day
prior to the Termination Date or (2) the Termination Date occurs during an
Extended Term, this Sublease shall terminate on the Termination Date except
with respect to obligations and liabil1ties of Lessee hereunder, actual or
contingent, which have arisen on or prior to the Termination Date, upon
payment by Lessee of all Basic Rent, additional rent and other sums then due



and payable hereunder to and i1ncluding the Termination Date, and the Net
Proceeds shall belong to Lessor  So long as the Series A Bonds shall remain
outstanding no rejection hereunder shall be effective without the Mortgagee's
prior written consent Unless Lessor shall have rejected such offer 1n
accordance with this paragraph, Lessor shall be conclusively presumed to have
accepted such offer, and, on the Termination Date, shall convey the remaining
portion of the Premises, 1f any, and the Equipment to Lessee or 1ts designee
and shall assign to Lessee or 1ts designee all 1ts interest in the Net
Proceeds, pursuant to and upon compliance with paragraph 14

(d) 1If, after an occurrence of the character referred to 1n clause
(1) or (1) of paragraph 1i1(a), Lessee shall not have given notice of 1ts
intention to terminate this Sublease as permitted by paragraphs (b) or (c¢)
above, then this Sublease shall continue 1n full effect, and Lessee shall
repair any damage to the Premises and/or Equipment caused by such event 1n
conformity with the requirements of paragraph 10¢a) so as to restore the
Premises and/or the Equipment (as nearly as practicable) to the condition and
fair market value thereof i1mmediately prior to such occurrence Lessee shall
be entitled to receive the Net Proceeds payable 1n connection with such
occurrence, but, 1f such Net Proceeds shall exceed $500,000, only against
certificates of Lessee delivered to Lessor from time to time as such work of
repair progresses, each such certificate describing the work of repair for
which Lessee 15 regquesting payment and the cost incurred by Lessee 1n
connection therewith and stating that Lessee has not theretofore received
payment for such work Lessee will receive, within 10 days after delivery of
each such required certificate, the amount of the costs certified by Lessee 1n
such certificate, provided that the aggregate of such payments shall 1n no
event exceed the Net Proceeds If any Net Proceeds remain after final payment
has been made for such work, such amount wili be paid to Lessee within 10 days
after such final payment and Basic Rent and other sums payable pursuant to
this Sublease shall continue unabated In the event of any temporary
requisition (for a period not to exceed 365 days), this Sublease shall remain
in full effect for the remainder of the term hereof and Lessee shall be
entitled to receive the entire Net Proceeds payable during the remainder of
the term hereof by reason of such requisition If the cost of any repairs
required to be made by Lessee pursuant to this paragraph 11(d) shall exceed
the amount of such Net Proceeds, the deficiency shall be paid by Lessee

12 Insurance

(a) Lessee will maintain 1nsurance with respect to the Premises and
the Equipment of the following character

(1) Insurance against loss by fire, lightning and other
risks from time to time inciuded under "extended
coverage" policies, 1n amounts sufficient to prevent
Lessor or Lessee from becoming a co-insurer of any
loss but 1n any event 1n amounts not less than the
greater of (A) 100% of the actual replacement value of
the Improvements, exclusive of foundations,
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excavations, footings and paving, and 100% of the
actual replacement value of the Equipment and (B) the
applicable amounts payable from time to time pursuant
to Schedule C hereto,

(11} Comprehensive publtic i1abiTity i1nsurance against
clamms for bodily 1njury, death or property damage
occurring on, 1n or about the Premises and adjoining
streets and sidewalks and against claims for bodily
1njury, death or property damage resulting from the
use and operation of the Equipment, with a combined
single 1imit not tess than $10,000,000,

(111) HWorker's compensation insurance to the extent required
by the law of the state in which the Premises are
located and to the extent necessary to protect Lessor
and the Premises and Equipment against workmen's
compensation claims, or 1n 11eu of such i1nsurance, a
program of self-insurance complying with the rules and
regulations of the appropriate agency of the State n
which the Premises are located, and

(1v) Such other 1insurance, in such amounts and against such
risks, as 1s commonly obtained 1n the case of property
similar 1n use to the Premises and Equipment and
located 1n the state 1n which the Premises are located

A1l such 1nsurance shall be written by companies of nationally
recognized financial standing legally qualified to 1ssue such 1nsurance, and
shall name as 1nsured parties Lessor and Lessee as their 1nterests may
appear The Mortgagee and the Board shall be named as additional insureds
with respect to any public Trabili1ty policies

(b)Y Every such policy (other than any general public liabiiity or
workmen's compensation policy) shall bear a first mortgagee endorsement 1n
favor of the Mortgagee or any successor mortgagee or beneficiary under any
instrument creating a first lien on Lessor's interest i1n the Premises, and any
toss under any such policy shaill be payabie to the Mortgagee to be held and
appliied pursuant to paragraph 11(d) Every policy referred to 1n paragraph
12¢a) shall provide that 1t will not be cancelled except after 30 days'
written notice to Lessor and the Mortgagee and that 1t shall not be
invalidated by any act or neglect of Lessor or Lessee, nor by occupancy of the
Premises, nor by use of the Premises and/or the Equipment for purposes more
hazardous than permitted by such policy, nor by any foreclosure or other
proceedings relating to the Premises and/or the Equipment, nor by change 1n
title to the Premises and/or Equipment
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(¢) Lessee shall deliver to Lessor and the Mortgagee original or
duplicate policies or certificates of insurers, satisfactory to Lessor and the
Mortgagee, evidencing the existence of all 1nsurance which 15 required to be
maintained by Lessee hereunder, such delivery to be made (1) promptly after
the execution and delivery hereof, (11) within 30 days after the end of each
annual period hereunder, and (111) within 30 days prior to the expiration of
any such i1nsurance Lessee shall not obtain or carry separate 1nsurance
concurrent 1n form or contributing 1n the event of loss with that required by
this paragraph 12 unless Lessor and the Mortgagee are named as 1nsured parties
therein, with loss payable as provided herein Lessee shall immediately
notify Lessor whenever any such separate insurance 1s obtained and shall
deliver to Lessor and the Mortgagee the policies or certificates evidencing
the same  Any 1nsurance required hereunder may be provided under blanket
policies with deductible provisions not to exceed $1,000,000

13 Uneconocmic Use, Purchase Options, Rejectible Offer

(a) If, after the expiration of the fifteenth year of the Primary
Term, the Premises shall have become uneconomic or unsuitable for continued
use and occupancy 1n Lessee's business and Lessee has discontinued use thereof
or decided to discontinue use thereof, then Lessee may give notice to Lessor
of 1ts 1ntention to terminate this Sublease on the next Payment Date (the
Termination Date) during the Primary Term relating to the Premises which
occurs not less than 90 days after the giving of such notice Such notice
shail include (i) an 1rrevocable offer by Lessee to purchase the Premises and
the Equipment (to the extent 1t remains subject to this Lease) on the
Termination Date at prices for the Premises and the Equipment determined 1n
accordance with Schedule D plus an amount equal to the then Appiicable Premium
(as defined in the Mortgage), and to simultaneously sell such Premises and
Equipment to a non-related third party purchaser and (11) a certificate of
Lessee that i1ts board of directors or an executive committee thereof has
determined that the Premises are uneconomic or unsuitable for continued use
and occupancy 1n Lessee’'s business and that Lessee has discontinued use
thereof or will discontinue use thereof, that simultaneously with the purchase
thereof from Lessor, Lessee will sell the Premises and the Equipment to a
non-related third party purchaser, and that within 90 days of the Termination
Date, Lessee w11l cease to use and occupy the Premises for a period of at
Teast five years from the expiration of such ninety day period If Lessor
shall reject such offer by notice given to Lessee not later than the 30th day
prior to the Termination Date, this Sublease shall terminate on the
Termination Date, except with respect to obligations and liabilities of Lessee
hereunder, actual or contingent, which have arisen on or prior to the
Termination Date, upon payment by Lessee of all Basic Rent, additional rent
and other sums then due and payable hereunder to and including the Termination
Date Unless Lessor shall have rejected such offer 1n accordance with this
paragraph, Lessor shall be conclusively presumed to have accepted such offer,
and, on the Termination Date, Lessor shall convey the Premises and the
Equipment to the non-related third party purchaser as designated by Lessee
pursuant to and upon compliance with paragraph 14  Within 90 days of the
Termination Date, Lessee shall cease to use and occupy the Premises for a
period of at least five years from expiration of such ninety day period the
agreement contained in the preceding sentence shall survive any termination of
this Sublease pursuant to this paragraph 13¢(a)
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(b) If Lessee 15 not at the time 1n default hereunder, Lessee shall
have the option to purchase the Premises and the Equipment on the last day of
the Primary Term or upon the last day of any of the Extended Terms, upon 180
days' prior notice to Lessor, at a price equail to the fair market value of the
Premises and the Equipment, as the case may be, taking i1nto consideration
Lessee's continuing rights and obligations under the Sublease, such value to
be as determined by Lessor and Lessee, or, 1f Lessor and Lessee fai1l to agree
within sixty (60) days after receipt of Lessee's notice, as determined by
appraisers selected 1n the following manner Lessor and Lessee shall each
appoint an appraiser, and the fair market value shall be as determined by the
two appraisers so appointed If the fair market value as determined by each
of the appraisers varies by less than five percent (5%), fair market value
shall be the average of such appraisals [f fair market value as determined
by such appraisers shall vary by five percent (5%) or more, fair market value
shall be determined by a third appraiser selected by the two appraisers
appointed by the parties hereto Fair market value as determined by such
third appraiser shall not be higher than the higher fair market value
determined by the two appraisers or lower than the lower fair market value
determined by the two appraisers All appraisers with respect to the Premises
shall be members 1n good standing of the American Institute of Real Estate
Appraisers or any organization succeeding thereto  Each party shall bear the
cost of the appraiser selected by 1t and shall share equally the cost of the
third appraiser On such date of purchase, Lessor shall convey the Premises
and the Equipment to Lessee or 1ts designee pursuant to and upon compliance
with paragraph 14

(c) In the event that either (1) the consolidated net worth of
Guarantor and 1ts consolidated subsidiaries as determined 1n accordance with
generally accepted accounting principies has falien below $375,000,000 or (i11)
the sum of the consolidated long-term debt of the Guarantor and 1ts
consolidated subsidiaries plus capital leases of Guarantor and 1ts
consolidated subsidiaries exceeds 70% of the sum of the consolidated long-term
debt of Guarantor and 1ts consolidated subsidiaries, the consolidated capital
leases of Guarantor and 1ts consolidated subsidraries, and the consolidated
net worth of Guarantor and i1ts consolidated subsidiaries, all as determined 1n
accordance with generally accepted accounting principles, then upon notice
from Lessor to Lessee, Lessee shall have the right to make an offer to
purchase the Premises and the Equipment by written notice delivered by Lessee
to Lessor by not Tater than the 90th day following the date of receipt by
Lessee of such notice from Lessor If Lessee shall not make such written
offer to purchase within such ninety day period, then the event described 1n
the first sentence hereof shall constitute an Event of Default hereunder
immedi1ately upon the expiration of such ninety day period Upon the receipt
of any such written offer, Lessor shall have thirty (30) days to notify Lessee
whether 1t will accept or reject such offer If Lessor shall reject such
offer, then this Sublease shall continue 1n full force and effect, provided,
however, Lessor shall have the right to give Lessee subsequent notices with

respect to the events described 1n the first sentence hereof so long as the
conditions described therein shall continue to exist notwithstanding any
failure to make or reject any such offer
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If Lessor shall accept such offer then the Lessee shall purchase the
Premises as described hereinafter  The price at which Lessee must purchase
the Premises and the Equipment shall be equal to the greater of the purchase
price for the Premises and Equipment determined 1n accordance with Schedule C
or the fair market value of the Premises and Equipment, taking into
consideration Lessee's continuing rights and obligations under the Lease, such
value to be as determined by Lessor and Lessee If Lessor and Lessee fai1l to
agree within sixty (60) days after receipt of Lessee's notice, such value
shall be as determined by appraisers selected in the following manner Lessor
and Lessee shall each appoint an appraiser, and the fair market value shall be
as determined by the two appraisers so appointed If the fair market value as
determined by each of the appratsers varies by less than five percent (5%),
fair market value shall be the average of such appraisals If fair market
value as determined by either appraiser shall exceed by more than five percent
(5%) the fair market value determined by the other appraiser, fair market
value shall be determined by a third appraiser selected by the two appraisers
appointed by the parties hereto  Fair market value as determined by such
third appraiser shall not be higher than the higher fair market value
determined by the two appraisers or lower than the lower fair market value
determined by the two appraisers A1l appraisers with respect to the Premises
shall be members 1n good standing of the American Institute of Real Estate
Appraisers or any organtzation succeeding thereto  Each party shall bear the
cost of the appraiser selected by 1t and shall share equally the cost of the
third appraiser On the date of purchase, Lessor shall convey the Premises
and the Equipment to Lessee or 1ts designee pursuant to and upon compliance
with paragraph 14

14  Procedure Upon Purchase

(a) If the Premises and/or the Equipment or a portion thereof are
conveyed to Lessee or 1ts designee pursuant to this Sublease, Lessor shall
convey title thereto at least as good as that which existed on the date of the
commencement of the term hereof, and Lessee or 1ts designee shall accept such
title, subject to all charges, liens, security interests and encumbrances
affecting the Premises and/or the Equipment or the portion thereof and all
appiicable legal requirements, but free of the li1en of the Mortgage and
Subordinated Mortgage and charges, liens, security interests and encumbrahces
resulting from acts of Lessor taken without the prior written consent of
Lessee Upon the conveyance of the Premises and the Equipment to Lessee
pursuant to the terms hereof, Lessor shall convey to Lessee all of 1ts right,
t1tle and i1nterest under the Lease, i1ncluding any rights 1t shall have to
purchase the Premises and/or Equipment from the Board under the Lease

(b) Upon the date fixed for any conveyance of the Premises and/or
the Equipment or a portion thereof pursuant to this Sublease, Lessee shall pay
to Lessor the purchase price therefor specified herein, together with all
Basic Rent, additional rent and other sums then due and payable hereunder to
and 1ncluding such date of conveyance, and Lessor shall deliver to Lessee a
deed to the Premises (1f only a portion of the premises 1s being purchased
hereunder, the deed shail be only for such portion), a bi111 of sale to the
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Equipment or such portion purchased hereunder and any other instruments
necessary to assign any other property then required to be assigned by Lessor
pursuant hereto Lessee shall pay all charges incident to each such
conveyance and assignment, 1ncluding counsel fees, escrow fees, recording
fees, title 1nsurance premiums and all applicable taxes (other than any income
or franchise taxes of Lessor) which may be 1mposed by reason of such
conveyance and assignment and the delivery of said deed and other

instruments  Upon the completion of such conveyance but not prior thereto
(whether or not any delay or failure i1n completion of such conveyance shall be
the fault of Lessor), this Sublease shall terminate as to the portion of the
Premises and/or Equipment so conveyed, except with respect to obligations and
Thtabil1ties of Lessee hereunder, actual or contingent, which have arisen on or
prior to such date of conveyance

15 Assignment and Subletting Lessee may sublet the Premises and
the Equipment 1n whole or 1n part, provided that each sublease shall expressly
be made subordinate to the Lease and this Sublease and subject to the
provisions hereof and any such sublease shall be upon such terms and
conditions reasonably satisfactory to Lessor and Lessee Lessor's consent to
any such proposed terms and conditions shall not be unreasonably withheld No
such sublease shall modify or 1T1mit any right or power of Lessor hereunder or
affect or reduce any obligation of Lessee hereunder, and all such obligations
shall continue 1n full effect as obligations of a principal, and not of a
guarantor or surety, as though no subletting had been made Neither this
Sublease nor the term hereby demised shall be assigned or mortgaged by Lessee,
nor shall Lessee mortgage create a security interest 1n or pledge 1ts
Interests 1n a sublease of the Premises or the Equipment or the rentals
payable thereunder Any such assignment, mortgage or pledge, and any sublease
made otherwise than as permitted by this paragraph 15, shall be void Lessee
shall, within 30 days after the execution of any such sublease, deliver a
conformed copy thereof to Lessor

16 Permitted Contests Lessee shall not be required, nor shall
Lessor have the right, to pay, discharge or remove any tax, assessment, levy,
fee, rent, charge, li1en or encumbrance, or to comply with any legal
requirement applicable to the Premises and/or the Equipment or the use
thereof, so long as Lessee shall contest the existence, amount or validity
thereof by appropriate proceedings which shall prevent the collection of or
other realization upon the tax, assessment, levy, fee, rent, charge, lien or
encumbrance so contested, and the sale, forfeiture or loss of the Premises
and/or the Equipment or any Basic Rent or any additional rent to satisfy the
same, and which shall not affect the payment of any Basic Rent or any
additional rent, provided that such contest shall not subject Lessor to the
risk of any criminal liability or material civil Tiab1lity Lessee shall give
such reasonable security as may be demanded by Lessor to 1nsure payment of
such tax, assessment, levy, fee, rent, charge, lien or encumbrance, to comply
with any legal requirement applicable to the Premises and/or the Equipment or
the use thereof and to prevent any sale or forfeiture of the Premises and/or
the Equipment by reason of such non-payment or non-compliance
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17 Conditional Limitations, Default Provision

(a) Any of the following occurrences or acts shall constitute an
event of default under this Sublease

(y) 1f Lessee shall (1) fail to pay any Basic Rent,
additional rent or other sum required to be paid by
Lessee hereunder and such failure shall continue for
ten days after Lessor shall give written notice to
Lessee of such failure, provided, however, no more
than one notice within any twelve month period during
the Primary Term shall be required for any such
failure which has continued for ten days after the
date such payment shall have been due and payable, or
(2) farl to observe or perform any other provision
hereof or 1n any agreement or certificate furnished to
Lessor, any assignee of Lessor hereunder, or any
Mortgagee 1n connection herewith and such failure
shall continue for 30 days after Lessor shall give
notice to Lessee of such failure (provided, that in
the case of any such failure which cannot be cured
solely by the payment of money and cannot with
diligence be cured within such 30 day period, 1f
Lessee shall commence promptly to cure the same and
thereafter prosecute the curing thereof with
diligence, the time within which such failure may be
cured shall be extended for such period as 1s
necessary to complete the curing thereof with
diligence) but 1n no event shall such time be extended
for a period longer than six (6) months, or

(11) 1f Lessee or the Guarantor shall file a petition
commencing a voluntary case under any federal
bankruptcy or similar law or for reorganization or for
an arrangement pursuant to any state bankruptcy law or
any stmilar federal or state law, or shall be
adjudicated a debtor or a bankrupt under any federal
or state bankruptcy law or become insolvent or shall
make an assignment for the benefit of creditors or
shall admit in writing 1ts 1nabi1l1ty to pay or shall
not pay 1ts debts generally as they become due, or 1f
an involuntary case against Lessee or Guarantor as
debtor s commenced by a petition for reorganization
or liquidation under any federal bankruptcy or similar
law or 1f a petition or answer proposing the
adjudication of Lessee or Guarantor as a bankrupt or
1ts reorganization pursuant to any state bankruptcy
Taw or any similar state Taw shall be filed 1n any
court and Lessee shall consent to or acquiesce 1n the
f1ling thereof or such case, petition or answer shall
not be dismissed, discharged or denied within 60 days
after the filing thereof, or
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(111)

v)

(v)

1f a custodian for purposes of any federal bankruptcy
statute of substantially all Lessee's or Guarantor's
assets 15 appointed or otherwise takes possession
thereof or 1f a receiver, United States trustee,
trustee or liguidator of Lessee or Guarantor or of all
or substantially all of the assets of Lessee or of the
Premises or of the Equipment or Lessee's or
Guarantor's estate therein shall be appointed 1n any
proceeding brought by Lessee or Guarantor, or 1f any
such receiver, United States trustee, trustee or
lrquidator shall be appointed 1n any proceeding
brought against Lessee and shall not be discharged
within 60 days after such appointment, or 1f Lessee or
Guarantor shall consent to or acquiesce 1n such
appointment, or

1f the Premises shall have been left unattended and
without maiyntenance for a period of 30 days (provided,
the Premises shall not be deemed to have been left
unattended and without maintenance so long as the
Premises are maintained 1n accordance with this
Sublease and there are security guards on the
Premises, even though the Premises are not actually
occupied by an operating tenant), or

(1) default shall be made by the Lessee or Guarantor
1n the payment of any installment of 1nterest on any
bond, debenture, note or other evidence of
indebtedness of, or assumed by, the Lessee or
Guarantor (but, n the case of Lessee, only 1f such
amount of such i1nstaliment, either individualiy or 1n
the aggregate, 1s greater than $100,000, and 1n the
case of the Guarantor, only 1f such amount, either
individually or 1n the aggregate, 1s greater than
$1,000,000), when and as the same shall become due and
payable and such default shall continue beyond all
applicable grace periods, if any, and any extension
periods effectively granted for the payment of such
amounts or (11) default shall be made by the Lessee or
Guarantor 1n the payment of the principal or premium,
1f any of any such bond, debenture, note or other
evidence of i1ndebtedness (but, 1n the case of Lessee,
only 1f such amount of such payment, either
individually or 1n the aggregate, 15 greater than
$100,000, and 1n the case of the Guarantor, only 1f
such amount, ei1ther i1ndividually or n the aggregate,
15 greater than $1,000,000), when and as the same
shall become due and payabie, whether at maturity, by
declaration, upon redemption, or otherwise, and such
default shall continue beyond all applicable grace
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{v1)

(vi1)

(vi1i)

QGx)

(x)

periods and any extension periods effectively granted
for the payment of such amounts provided, however,
that for the purposes of this clause (v), the Lessee
shall not be deemed 1n default i1f 1t (or the
Guarantor, as the case may be) shall be contesting 1n
good faith 1ts liability for the payment of the
instaliment of interest or of principal or premium 1n
question, or

1f a default shall have occurred and be continuing
under erther the Sublease Guaranty or the Collateral
Assignment, dated as of the date hereof, from Lessor
to the Board and consented to by Lessee, Guarantor or
the Assignment of Leases and Agreement, dated as of
the date hereof, from the Board to Mortgagee and
consented to by Lessee and Guarantor and any
applicable grace period thereunder shall have expired,

1f an attachment or other lien shall be filed or
levied against a substantial part of the property of
Lessee or Guarantor, and such judgment shall continue
unstayed and 1n effect, or such attachment or lien
shall continue undischarged or unbonded, for a period
of 30 days, or

1f any execution or writ or process shall be 1ssued
under any action or proceeding against Lessee whereby
any of the Premises may be taken or restrained, or

if Lessee's or Guarantor's corporate existence shall
cease or Lessee or Guarantor shall, without Lessor's
prior written consent, sell, transfer or dispose of or
pledge or otherwise encumber all or substantially all
of 1ts assets or property, or consolidate or merge
with any other entity, provided, however, that any
merger or consolidation of Lessee with the Guarantor
or any other entity which 1s a consolidated subsidiary
of Guarantor shall not be deemed an event of default
hereunder,

1f any representation or warranty of the Lessee or
Guarantor set forth 1n any notice, certificate,
demand, request or other instrument delivered 1n
connection with or pursuant to this Sublease or the
Guaranty or 1n connection with the financing by the
Lessor of 1ts interest 1n the Premises and Equipment
shall prove to be 1ncorrect or misieading in any
material respect as of the time when the same shall
have been made, or
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(x1) an event of default as described 1n paragraph 13(c)
hereof shall have occurred and 1s continuing

(b) If an event of default shall have happened and be continuing,
Lessor shall have the right to give Lessee notice of Lessor's i1ntention to
terminate the term of this Sublease on a date not less than five days after
the date of such notice Upon the giving of such notice, the term of this
Sublease and the estate hereby granted shall expire and terminate on such date
as fully and completely and with the same effect as 1f such date were the date
herein fixed for the expiration of the term of this Sublease, and all rights
of Lessee hereunder shall expire and terminate, but Lessee shall remain liable
as hereinafter provided

(c) If an event of default shall have happened and be continuing,
Lessor shail have the 1mmediate right, whether or not the term of this
Sublease shall have been terminated pursuant to paragraph 17(b), to re-enter
and repossess the Premises and the Equipment by summary proceedings, ejectment
or in any manner Lessor determines to be necessary or desirable and the right
to remove all persons and property therefrom Lessor shall be under no
11abi111ty by reason of any such re-entry, repossession or removal No such
re-entry or repossession of the Premises and/or the Equipment shall be
construed as an election by Lessor to terminate the term of this Sublease
unless a notice of such intention 1s given to Lessee pursuant to paragraph
17¢b), or unless such termination 1s decreed by a court of competent
jurisdiction

(d) At any time or from time to time after the re-entry or
repossession of the Premises and/or the Equipment pursuant to paragraph 17(c),
whether or not the term of this Sublease shall have been terminated pursuant
to paragraph 17(b), Lessor may (but shall be under no obligation to) relet the
Premises and/or the Equipment for the account of Lessee, 1n the name of Lessee
or Lessor or otherwise, without notice to Lessee, for such term or terms and
on such conditions and for such uses as Lessor, 1n 1ts absolute discretion,
may determine Lessor may collect and receive any rents payable by reason of
such reletting Lessor shall not be li1able for any failure to relet the
Premises and/or the Equipment or for any failure to collect any rent due upon
any such reletting

(e) No expiration or termination of the term of this Sublease
pursuant to paragraph 17¢(b), by operation of law or otherwise, and no re-entry
or repossession of the Premises and/or the Equipment pursuant to paragraph
17(c) or otherwise, and no reletting of the Premises and/or the Equipment
pursuant to paragraph 17(d) or otherwise, shall relieve Lessee of 1ts
11abilities and obligations hereunder, all of which shall survive such
expiration, termination, re-entry, repossession or reletting

(f) 1In the event of any expiration or termination of the term of
th1s Sublease or re-entry or repossession of the Premises and/or the Equipment
by reason of the occurrence of an event of default, Lessee will pay to Lessor
all Basic Rent, additional rent and other sums required to be paid by Lessee
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to and 1ncluding the date of such expiration, termination, re-entry or
repossession, and, thereafter, Lessee shall, until the end of what would have
been the term of this Sublease 1n the absence of such expiration, termination,
re-entry, or repossession, and whether or not the Premises and/or the
Equipment shall have been relet, be Tiable to Lessor for, and shall pay to
Lessor, as liquidated and agreed current damages (1) all Basic Rent,
additional rent and other sums which would be payable under this Sublease by
Lessee 1n the absence of such expiration, termination, re-entry, or
repossession, less (11) the net proceeds, 1f any, of any reletting effected
for the account of Lessee pursuant to paragraph 17(d), after deducting from
such proceeds all Lessor's expenses 1n connection with such reletting
(1ncluding all repossession costs, brokerage commissions, reasonable
attorneys' fees and expenses, employees' expenses, alteration costs and
expenses of preparation for such reletting) Lessee will pay such current
damages on the days on which Basic Rent would be payable under this Sublease
in the absence of such expiration, termination, re-entry, or repossession, and
Lessor shall be entitled to recover the same from Lessee on each such day

(g> At any time after such expiration or termination of the term of
this Sublease or re-entry or repossession of the Premises and/or Equipment by
reason of the occurrence of an event of default, whether or not Lessor shall
have collected any current damages pursuant to paragraph 17(f), Lessor shall
be entitled to recover from Lessee, and Lessee will pay to Lessor on demand,
as and for liquidated and agreed final damages for Lessee's default and 1n
T1veu of all liquidated and agreed current damages beyond the date of such
demand (1t being agreed that 1t would be 1mpracticable or extremely difficult
to fix the actual damages), an amount equal to the excess, 1f any, of (a) all
Basic Rent, additional rent and other sums which would be pavable under this
Sublease from the date of such demand (or, 1f 1t be earlier, the date to which
Lessee shall have satisfied i1n full 1ts obligations under paragraph 17(f) to
pay current damages) for what would be the then unexpired term of this
Subiease 1n the absence of such expiration, termination, re-entry or
repossession, discounted at the rate of 5% per annum over (b) the then fair
rental value of the Premises and the Equipment (determined by applying a
discount rate of 5% per annum) for the same period If any law shall 1imt
the amount of such liquidated final damages to less than the amount above
agreed upon, Lessor shall be entitled to the maximum amount allowable under
such law

18 Bankruptcy or Insolvency

(a) If Lessee becomes a debtor 1n a case filed under Chapter 7 of the
Bankruptcy Code and Lessee's trustee or Lessee elects to assume this Subiease
for the purpose of assigning 1t or otherwise, such election and assignment may
be made only 1f the provisions of paragraphs 18(b) and 18(d) are satisfied as
1f the election to assume were made 1n a case filed under Chapter 11 of the
Bankruptcy Code In any such Chapter 7 case, 1f Lessee or Lessee's trustee
farls to make any such election within 60 days after the filing of such
petition or such additional time as provided by the court before the
expiration of such 60 day period, this Sublease shall be deemed to have been
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rejected Immediately upon such failure, or upon a rejection by Lessee or
Sublessee's trustee of this Lease, Lessor shall be entitled to possession of
the Premises and the Equipment without further obligation to Lessee or
Lessee's trustee and thi1s Sublease shall terminate, but Lessor's right to be
compensated for damages (including, without limitation, liquidated damages
pursuant to any provision hereof) and 1ts right to exercise any other remedies
1t may have 1n any such proceeding shall survive the termination of this
Sublease

() (1) If Lessee becomes a debtor 1n a case filed under Chapter 11
of the Bankruptcy Code, or 1n a case filed under Chapter 7 of the Bankruptcy
Code which 1s transferred to Chapter 11, Lessee's trustee or Lessee as
debtor-1n-possession must elect to assume this Sublease within 120 days from
the date of the filing of the petition under Chapter 11 or the transfer
thereto or Lessee's trustee or the debtor-in-possession shall be deemed to
have rejected thrs Sublease If Lessee, Lessee's trustee or Lessee as
debtor-in-possession has failed to perform all of Lessee's obligations under
this Sublease within the time periods (excluding grace periods) during which
such performance was required, no election by Lessee's trustee or the
debtor-in-possession to assume this Sublease, shall be permitted or effective
unless each of the following conditions has been satisfied

(1) Lessee's trustee or the debtor-in-possession has cured
all defaults under this Lease, or has provided Lessor
with Assurance (as defined below) that 1t will cure
all defaults susceptible to monetary cure within 10
days after the date of such election and that 1t will
cure all other defaults under this Sublease which are
susceptible of cure by any other act promptly after
the date of such election

(2) Lessee's trustee or the debtor-in-possession has
compensated Lessor, or has provided Lessor with
Assurance that within 10 days from the date of such
election 1t will compensate Lessor, for any actual
pecunmiary Toss 1ncurred by Lessor arising from the
default of Lessee, Lessee's trustee, or the
debtor-in-possession as indicated 1n any statement of
actual pecumiary loss sent by Lessor to Lessee’s
trustee or the debtor-in-possession Lessee's trustee
or the debtor-in-possession may contest the amount
indicated 1n any such statement to the extent Lessee's
trustee or the debtor-in-possession beiieve that such
amount exceeds such actual pecuniary 10ss incurred by
Lessor, provided that Lessee's trustee or the
debtor-in-possession shail have paid all undisputed
amounts and all Rent and other sums then due and
payable under this Sublease  Any amounts for which 1t
1s determined pursuant to such contest Lessor 1s
entitied to be compensated shall bear interest at the
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then rate of 1nterest per annum on the Series A Bonds
or, 1f there 15 then no such financing, at the rate of
11 375% per annum (or, 1n either case, the maximum
amount which 1s not prohibited by law, whichever 1s
less), from the date of such election to assume this
Sublease and Lessee's trustee or the
debtor-in-possession shall pay such amounts, together
with such i1nterest, within 5 days of such
determination

(3) Lessee's trustee or the debtor-in-possession has
provided Lessor with Assurance of the future
performance of each of the obligations of Lessee under
this Sublease, and, 1f Lessee's trustee or the
debtor-1n-possession has provided such Assurance,
Lessee's trustee or the debtor-in-possession shall
also (1) deposit with Lessor, as security for the
timely payment of rent hereunder, an amount equal to 3
instalments of Basic Rent (at the rate then payable)
which shall be applied to i1nstalments of Basic Rent 1n
the 1nverse order 1n which instalments of Basic Rent
shall become due provided all the terms and provisions
of thi1s Sublease shall have been complied with, and
(11) pay 10 advance to Lessor on the date each
instaliment of Basic Rent 15 due and payable a pro
rata share of Lessee's annual obligations for
additional rent and other sums under this Sublease
such that Lessor shall hold funds sufficient to
sat1sfy all such obligations as they come due The
obligations 1mposed upon Lessee's trustee or the
debtor-1n-possession by this paragraph shall continue
with respect to Lessee or any assignee of this
Sublease after the closing of bankruptcy proceedings
unless, 1n the case of an assignee, such assignee
shall have a net worth of $500,000,000

(4) The assumption of this Sublease w11l not breach or
cause a default under any provision of any other
lease, mortgage, financing arrangement or other
agreement by which Lessor or the Board s bound

(11) For purposes of this paragraph 18 "Assurance" shall mean no less
than Lessee's trustee or the debtor-in-possession has and will continue to
have sufficient unencumbered assets after the payment of all secured
obligations and administrative expenses reasonably to assure Lessor that
sufficient funds wi1ll be available to fulfil1l the obligations of Lessee under
th1s Sublease and (x) there shall have been deposited with Lessor or the
Bankruptcy Court shall have entered an order segregating, sufficient cash
payable to Lessor, and/or (y) Lessee's trustee or the debtor-i1n-possession
shall have granted a valid and perfected first lien and security interest
and/or mortgage 1n property of Lessee, Lessee's trustee or the
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debtor-1n-possession, acceptable as to value and kind to Lessor, to secure to
Lessor the obligation of Lessee, Lessee's trustee or the debtor-in-possession
to cure the defaults under this Sublease, monetary and/or non-monetary, within
the time periods set forth above

(¢) If this Sublease 15 assumed 1n accordance with paragraph 18(b)
and 1s not subsequently assigned, and thereafter Lessee 15 liquidated or files
or has filed against 1t a subsequent petition under Chapter 7 or Chapter 11 of
the Bankruptcy Code, Lessor may, at 1ts option, terminate this Sublease and
all rights of Lessee's hereunder by giving Lessee notice of 1ts election to so
terminate within 30 days after the occurrence of any such event

(d} If Lessee, Lessee's trustee or the debtor-in-possession has
assumed this Sublease pursuant to the terms and provisions of paragraphs 18(a)
or 18(b) and thereafter elects to assign this Sublease, this Sublease may be
so assigned only 1f the proposed assignee (Assignee) has provided adequate
assurance of future performance of all of the terms, covenants and conditions
of this Sublease to be performed by Lessee As used herein "adequate
assurance of future performance" shall mean no less than that each of the
following conditions has been satisfied

(1) The Assignee has furnished Lessor with either (1) (x)
a copy of a credit rating of Assignee which Lessor
reasonably determines to be sufficient to assure the
future performance by Assignee of Lessee's obligations
under this Sublease and (y) a current fipancial
statement of Assignee audited by a certified publiic
accountant i1ndicating a net worth and working capital
1n amounts which Lessor reasonably determines to be
sufficient to assure the future performance by
Assignee of Lessee's obligations under this Sublease
or (11) a guarantee or guarantees, 1n form and
substance satisfactory to Lessor, from one or more
persons with a net worth of not less than $500,000,000
and a credit rating equal to or exceeding the credit
rating of Lessee as of the date hereof

(2) A1l consents or waivers from others required under any
lease, mortgage, financing arrangement or other
agreement by which Lessor or the Board 1s bound to
permit Lessor and the Board to consent to such
assignment have been obtained Lessor agrees to
cooperate with Lessee, Lessee's trustee or the
debtor-1n-possession 1n obtaining such consents or
walvers

(3) The proposed assignment will not release or i1mpair any
guaranty of the obligations of Lessee under this Lease
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(e) When, pursuant to the Bankruptcy Code, Lessee's trustee or the
debtor-in-possession shall be obligated to pay reasonable use and occupancy
charges for the use of the Premises and the Equipment, such charges shall not
be less than the Basic Rent, additional rent and other sums payable by Lessee
under this Sublease

(f) Neirther the whole nor any portion of Lessee's interest 1n this
Sublease nor Lessee's estate 1n the Premises shall pass to any trustee,
recelver, or assignee for the benefit of creditors, by operation of law or
otherwise, or, except as expressly provided herein, to any other person or
entity, 1n each case under the iaws of any state having jurisdiction of the
person or property of Lessee unless Lessor shall have consented to such
transfer No acceptance by Lessor of rent or any other payments from any such
trustee, receiver, assignee, person or other entity shall be deemed to
constitute such consent by Lessor nor shall 1t be deemed a waiver of Lessor's
right to terminate th1s Sublease for any such transfer of Tenant's 1nterest
under this Sublease without such consent

19 Additional Rights of Lessor

(a) No right or remedy hereunder shall be exclusive of any other
right or remedy, but shall be cumulative and 1n addition to any other right or
remedy hereunder or now or hereafter existing Farlure to insist upon the
strict performance of any provision hereof or to exercise any option, right,
power or remedy contained herein shall not constitute a waiver or
relinquishment thereof for the future Receipt by Lessor of any Basic Rent,
additional rent or other sums payable hereunder with knowledge of the breach
of any prowision hereof shall not constitute a waiver of such breach, and no
waiver by Lessor of any provision hereof shall be deemed to have been made
unless made in writing Lessor shall be entitled to 1njunctive relief 1n case
of the violation, or attempted or threatened violation, of any of the
provisions hereof, or to a decree compelling performance of any of the
provisions hereof, or to any other remedy allowed to Lessor by law

(b> To the full extent permitted by law, Lessee hereby waives and
surrenders for 1tself and all those clamming under 1t, 1ncluding creditors of
all kinds, (1) any right and privilege which 1t or any of them may have to
redeem the Premises or the Equipment or to have a continuance of this Sublease
after termnation of Lessee's right of occupancy by order or judgment of any
court or by any legal process or writ, or under the terms of this Sublease, or
after the termination of the term of this Sublease as herein provided, and
(11) the benefits of any law which exempts property from l11ability for debt or
for distress for rent

(c) If Lessee shall be 1n default in the performance of any of 1ts
obligations hereunder, Lessee shall pay to Lessor, on demand, all expenses
incurred by Lessor as a result thereof, 1ncluding reasonable attorneys' fees
and expenses If Lessor shall be made a party to any litigation commenced
against Lessee and Lessee, at 1ts expense, shall fail to provide Lessor with
counsel approved by Lessor, Lessee shall pay all costs and reasonable
attorneys' fees incurred by Lessor 1n connection with such litigation

27



20 Certain Transactions Affecting the Premises Lessor hereby
irrevocably constitutes and appoints Lessee 1ts attorney-in-fact (a) to apply
for and secure any building permit or permission of any governmental authority
for the purpose of doing any of the things which Lessee 15 required or
permitted to do under the provisions hereof, (b) to comply on behalf of Lessor
with the provisions of the Mortgage giving Lessor the power to grant or
release any easements, rights-of-way, access, party-wall rights or other
rights and privileges 1n the nature of easements with respect to the Premises,
free of the lien of the Mortgage, (¢) to comply on behalf of Lessor with the
provisions of the Mortgage giving Lessee the right to sell, assign, transfer
or convey a portion of the Premises, free of the lien of the Mortgage and (d)
to execute and deliver on behalf of Lessor any confirmation of the release of
Lessor's interest in trade fixtures, inventory, machinery or equipment
referred to 1n paragraph 10(f)

21 Notices, Demands and Other Instruments A1l notices, demands,
designations, certificates, requests, offers, consents, approvals and other
instruments given pursuant to this Sublease shall be 1n writing and shall be
validly given when mailed by prepaid registered or certified mail, (a) 1f to
Lessor, addressed to Lessor at 1ts address set forth above, and (b) 1f to
Lessee, addressed to Lessee at 1ts address set forth above with the notation,
"Attention R Randolph Devening, Vice President " Lessor and Lessee each
may from time to time specify any address i1n the United States as 1ts address
for purposes of this Sublease by giving 15 days' notice to the other party

22 Estoppel Certificates, Inspection, Financial Statements Lessee
and Lessor will each, from time to time but not in excess of four times within
any twelve month period, upon 20 days prior request by either such party,
execute, acknowledge and deliver to the requesting party a certificate stating
that this Sublease 15 unmodified and 1n full effect (or, 1f there have been
modifications, that this Sublease 1s 1n full effect as modified, and setting
forth such modifications) and the dates to which Basic Rent, additional rent
and other sums payable hereunder have been paid, and either stating that to
the knowledge of the signer of such certificate no default exists hereunder or
spec1ifying each such default of which the signer has knowledge Any such
certificate may be relied upon by any prospective mortgagee or purchaser of
the Premises Lessee will permit Lessor and Mortgagee by their respective
agents, accountants and attorneys, to visit the Premises and the Equipment and
to examine Lessee's financial records and books of account relating to the
Premises and the Equipment during normal business hours at the principal
corporate offices of Lessee and to discuss generally Lessee's affairs,
finances and accounts with 1ts corporate officers and agents at such
reasonablie time as may be requested by Lessor or Mortgagee, as the case may be

(b)Y If Lessee shall cease to be a consolidated subsidiary of
Guarantor (except in the case of any merger or consolidation of Lessee with
the Guarantor), then upon the request of Lessor, Lessee shall provide Lessor
promptly after they become available, copies of all financial statements,
reports, notices and proxy statements sent by Lessee to 1ts stockholders or to
the Securities and Exchange Commission, provided, however, that, 1f Lessee
shall not be a reporting company under Section 13 of the Securities Exchange
Act of 1934, Lessee w11l deliver to Lessor the following
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Within 90 days after the end of each fiscal year of Lessee, balance
sheets (consolidated, 1f kept on a consolidated basis) of Lessee and 1ts
subsidiaries as at the end of such year and statements of i1ncome, retained
earnings and changes in financial position (consolidated, 1f kept on a
consolidated basis) of Lessee and 1ts subsidiaries for such year setting forth
1n each case, in comparative form, the corresponding figures for the preceding
fiscal year 1n reasonable detail and scope, as to said financial statements,
certified by i1ndependent certified public accountants of recognized national
standing selected by Lessee, as at the end of such year, and within 45 days
after the end of each fiscal quarter of Lessee, balance sheets (consolidated,
1f kept on a consolidated basis) of Lessee and 1ts subsidiaries as at the end
of such guarter and for the guarterly and year-to-date periods then ended,
statements of 1ncome, retained earnings and changes 1n financial position
(consolidated, 1f kept on a consolidated basi1s) of Lessee and 1ts subsidiaries
setting forth 1n each case, 1n comparative form, the corresponding figures for
the similar periods of the preceding year, in reasonable detai] and scope, and
certified by a financial officer of Lessee having knowledge thereof

23 No Merger There shall be no merger of this Sublease or of the
leasehold estate hereby created with the leasehold estate 1n the Premises
created by the Lease by reason of the fact that the same person acquires or
holds, directly or i1ndirectly, this Sublease or the leasehold estate hereby
created or any interest herein or 1n such leasehold estate as well as the
leasehold estate 1n the Premises created by the Lease or any interest 1n such
Teasehold estate

24 Surrender Upon the expiration or termination of the term of
th1s Sublease, Lessee shall surrender the Premises to Lessor 1n the condition
1n which the Premises were originally received from Lessor, except as
repaired, rebuillt, restored, altered or added to as permitted or required
hereby, and except for ordinary wear and tear Lessee shall remove from the
Premises on or prior to such expiration or termination all property situated
thereon which 1s not owned by Lessor, and shall repair any damage caused by
such removal Property not so removed shall, subject to paragraph 10(f),
become the property of Lessor, and Lessor may cause such property to be
removed from the Premises and disposed of, but the cost of any such removal
and disposition and of repairing any damage caused by such removal shall be
borne by Lessee

25 Separability, Binding Effect Each provision hereof shalil be
separate and independent and the breach of any such provision by Lessor shall
not discharge or relieve Lessee from 1ts obligations to perform each and every
covenant to be performed by Lessee hereunder If any provision hereof or the
applrcation therof to any person or circumstance shall to any extent be
invalid or unenforceable, the remaining provisions hereof, or the application
of such provision to persons or circumstances other than those as to which 1t
1s 1nvalid or unenforceable, shall not be affected thereby, and each provision
hereof shall be valid and shall be enforceable to the extent permitted by
law All provisions contained 1n this Sublease shall be binding upon, 1nure
to the benefit of, and be enforceable by, the respective successors and
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assigns of Lessor and Lessee to the same extent as 1f each such successor and
assign were named as a party hereto  This Sublease may not be changed,
modified or discharged except by a writing signed by Lessor and Lessee This
Sublease may be executed 1n any number of counterparts, each of which shall be
an original, but all of which together shall constitute one and the same
instrument

If the Lease shall terminate for any reason prior to the termination
of this Sublease, Lessee agrees that this Sublease shall become a direct lease
between lessor under the Lease or any assignee thereof and Lessee hereunder

26 Exhibits and Schedules Attached hereto are Exhibits A and B
and Schedules A, A-1, B, C and D referred to in this Sublease, which Exhibits
and Schedules are hereby 1ncorporated by reference herein

27 Undertaking Lessee shall perform 1ts obligations under an
undertaking dated as of the date hereof from the Lessee to the Lessor, the
Board, the Mortgagee and the purchasers of the Series A Bonds
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IN WITNESS WHEREQF, Lessor and lessee each have caused this Sublease
to be duly executed and delivered, and its corporate seal to be hereunto

affixed and attested, all as of the date first above written

BNE CAPITAL CORPORATION,
as Lessor

[Seall By Cj> e

Vice President - Administration
Attest gmama- Lt D’L‘J

Asst S E#etary

~

FLEMING FOODS OF ALABAMA, INC ,
as Lessee

[Seal] By

y Vice President

Attest
John M Thompson,
Assistant Secretary




COMMONWEALTH OF MASSACHUSETTS)

) ss.
SUFFOLK COUNTY )

I, Janis E. Sheppard, a Notary Public in and for said County
1n said State, hereby certify that David A Meehan, whose name
as Vice President -~ Administration of BNE Capaital Corporataon, a
Massachusetts corporation, 1s signed to the foregoing instrument
and who 1s known to me, acknowledged before me on this date
that, being informed of the contents of said instrument, he, as
such officer and with full authoraity, executed the same
voluntarily for and as the act of said corporation.

P}

4.
Given under my hand thais 4;;5 day of December, 1986.

) /) (1///27 -
—54;}L£/’ ( ! /éégézéﬁff

Notary Public ./
;47

[NOTARIAL SEAL]

My commission expires: June 22, 1990



IN WITNESS WHEREQOF, Lessor and Lessee each have caused this Sublease
to be duly executed and delivered, and 1ts corporate seal to be hereunto
affixed and attested, all as of the date first above written

(Seall

Attest

, Secretary

[Seal]

Attest f

hn M Thompson
ssistant Secretary

BNE CAPITAL CORPCRATION,
as Lessor

By

, Prasigent

FLEMING FOODS OF ALABAMA, INC.,
as Lessee

By_Doretel N ELiéLJ

U | Yice Presigent

DonN ALD AN EYLER



STATE OF OKLAHOMA

COUNTY OF OKLAHOMA %;JZiLJ
\
I, 7 é% iz;&—§a%4brf » a Notary

Public 1n and for said County 1n said State, hereby certify
that Donald N. Eyler, whose name as Vice President of Fleming
Foods of Alabama, Inc., an Alabama corporation, 1s signed to
the foregoing instrument and who 1is known to me, acknowledged
before me on this day that, being i1nformed of the contents of
said instrument, he, as such officer and with full authoraity,
executed the same voluntarily for and as the act of said
corporation.

Given under my hand this the 10th day of December,

%ﬁ%@%‘

1986.

Notary Public”

[SEAL]
My commission explres:

/2 -/5-57




SCHEDULE A-1
LAND

A 1ot or parcel of land described as follows® Commencing at the po'nt where the
projected south right of way line of the L & N Raiiroad 1ntersects the

centerline of Geneva County Road #4 and running N66°-00‘W a distance of 3451.90
feet to the point of beginning, thence continuing along said railroad right of
way Tine N66°-00'wW a distance of 1800 feet to a point, thence $S24°-00'W a
distance of 1200 feet to a point, thence S66°-~00'E a distance of 1800 feet to a
point; thence N24°-00‘E a distance of 1200 feet to the point of beginning. Said
property being 1n the NWl4 of the SWY4 and the Swla of the SWla, Section 13, TIN,
RZ21E and the SEl4 of Section 14, TIN, RZ1E, Geneva County, Alabama.

Together with the Deed of Easement of Access from Alabama and Florida Railroad
Company, Inc. and CSX Transportation, Inc. to The Industrial Development Board
of The City of Geneva, dated December 2, 1986, and recorded in the Official Record

Book 30, at pages 105 and 106, records of the Probate Office of Geneva County,
Alabama
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SCHEDULE B

Terms and Basic Rent Payments

I The Primary Term shall commence on December 15, 1986 and end at
midnight on December 14, 2011 The first Extended Term shall commence on
December 15, 2011 and end at midnight on December 14, 2016 The second
Extended Term shall commence on December 15, 2016, and end at midnight on
December 14, 2021 The third Extended Term shall commence on December 15,
2021, and end at midnight on December 14, 2026 The fourth Extended Term
shall commence on December 15, 2026 and end at midnight on December 14, 2031
The fifth Extended Term shall commence on December 15, 2031, and end at
midnight on June 14, 2036

1 Each 1nstalment of Basic Rent during the Primary Term 1s
$292,318, and sard instalments are payable on March 15, 1987 and quarterly
thereafter on the 15th day of each June, September, December and March
occurring during the Primary Term to and 1ncluding December 15, 2011

2 Each instalment of Basic Rent payable during each Extended Term
shall be the applicable amounts set forth below and said instalments are
payable quarterly on the last day of each June, September, December and March,
occurring during each such Extended Term

Extended Term Rent
Ist $302,796
2nd 378,495
3rd 641,810
4th 641,810
5th 641,810

II The per square foot cost of the land 15 $0 04815 Lessor's Cost
1s $13,000,000 That portion of Lessor's Cost relating to the Land 1s
$104,000, to the Improvements 1s $10 566,992, to the Equipment 15 $2,087,868
and to transaction expenses 15 $241,140



SCHEDULE C

Purchase Prices Pursuant to
Paragraphs 131¢(b> and 11(c)

Upon the purchase of the Premises and the Equipment pursuant to
paragraph 11(b) or 11(c) of thi1s Sublease, the purchase price payable for the
Premises and the Equipment shall be an amount equal to the amount set forth 1n
Column 2 below opposite the date of purchase set forth i1n Column 1 below

Column 1 Column 2
Date of Purchase Purchase Price
33,1987 14118331
&/71987 14192248
971987 142637368
1271987 142260¢0
3/1989 11195750
471588 14242970
®/1933 142u0L01
12,1988 14322828
3/1989 1435°812
6,1989 143897314
$,.58% 144158332
1°,168° 144280648
3/1996 184454000
/1993 12409718
/199G 14478461
12,078 144028052
I/1991 144836037
£/1991 14450892
9/1991 14475087
02,1991 144046344
3/1992 14455060
6/1992 14541677
$/19%2 144245019
1271992 144083549
3I/1993 14289448
&/1993 14347904
9/19%3 14344628
1271993 143196066
33,1994 14292971
671994 142464606
/1994 142224723
1271994 14201154
371995 14147228
471995 14131274
971995 14093726
2,/199% 14034543
371996 14013804
&/1%%0 131971071
?/71%%¢ 13926646
12/19%4 13680%48
371997 1383277%
6,19%7 13782997
/1997 1373147S
1271997 13678B165

C-1



Column 1

Date of Purchase

3/1998
€/.998
9/1998
1271998
3/19%¢9
o/19S%
/1699
1271909
222000
6/,2000
9726000
1272600
3720601
&4/2001
972001
12/2001
3/2002
6, 26062
9/2002
52,2002
3/2003
6/200
/2003
12,2002
372004
672004
§/72004
1272002
I/2CCT
o, 2003
/2005
1272009
3/2006
672006
9/200¢
1272000
3720067
o0/2CL7
972067
1272067
372008
6720068
972008
1272008
3/200°¢
66,2009
?/2009
1272009
3/2010
6/2CG10
972010
12,2010
3/2011
6,2011
/732011
12,2011

Column 2

Purchase Price

134623106
13566043
13567168
134464338
1333387¢
12219211
13252884
13164542
13114280
13042060
12967524
12891827
128137337
12733741
12651798
12567860
12451869
12294015
123064277
12212490
1211B4&Cé
12623010
11825457
11620704
11724231
11326994
11515833
11408710
11297469
11iB5%04
11076062
15962557
10844643°
107231219
10616098
1$5007€3
163549234
16271019
10147375
10044030
9930481
9817483
9705210
2599705
9490429
9$3684a1%
8279683
91762868
207346350
8875120
8878529
€783959
8688631
B61919%9
B5&6317
410000

C-2



SCHEDULE D

Purchase Prices Pursuant
to Paragraph 13(a)

Upon the purchase of the Premises and the Equipment pursuant to
paragraph 13(a) of this Sublease, the purchase price payable for the Premises
and the Equipment shall be an amount equal to the amount set forth in Column 2
below opposite the date of purchase set forth 1n Column 1 below

12/720:1

Coltumn 1 Column 2
Date Purchase QOccurs Purchase Price

12,2601 11377728
3/2002 11272010
6 2002 11164019
9,20602 11053609
12,2002 10040721
2 2002 10825298
6/26C3 10707568
5 2043 10567402
1272603 10464703
3/20¢04 103237340
6r 00w 10211850
/2004 10081785
1272004 9549179
372002 L1383
ﬂ/ng' Yo/ 0
§ 2005 9SIL76¢
1272005 9294489
3720066 9249485
672006 9104571
972006 8958683
12,2006 8811807
3,2007 8663473
6/2007 €51¢007
§,2007 a3s7798
1272007 82186841
3/2008 8048428
672008 7919723
972008 7770346
1272008 7620561
372009 74469762
6/2009 7220793
§,2009 7171733
12,200¢ 7622599
3/2¢10 4872799
6/2010 6725449
/2010 65784%0
12,2010 6431832
3/2011 8283004
6/2011 61506874
F,2011 602B16é

SEITBUG]
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SUBLEASE GUARANTY

from

FLEMING COMPANIES, INC

to

BNE CAPITAL CORPORATION

Dated as of November 20, 1986



SUBLEASE GUARANTY, dated as of November 20, 1986 (herein, together
with all amendments and supplements hereto, called this Guaranty), from
FLEMING COMPANIES, INC , an Oklahoma corporation (herein, together with any
entity succeeding thereto by consolidation, merger or acquisition of its
assets substantially as an entirety, called Guarantor), having an address at
6301 Waterford Boulevard, P O Box 26647, Oklahoma City, Oklahoma 73126-0647,
to BNE CAPITAL CORPORATION, a Massachusetts corporation (herein, together with
any assignee of 1ts rights under this Guaranty, called Lessor), having an
address 28 State Street, Boston, Massachusetts 02109

Guarantor 1s the owner of all of the issued and outstanding stock of
Fleming Foods of Alabama, Inc , an Alabama corporation (herein, together with
any entity succeeding thereto by consolidation, merger or acquisition of 1ts
assets substantially as an entirety called Lessee) Lessee intends to
sublease from the Lessor a parcel of land located 1n Geneva, Alabama (the Land
Parcel) and the buildings, structures and other improvements located
respectively thereon (the Land Parcel and the improvements thereon being
herein called the Premises) and certain i1tems of machinery, equipment and
other personal property (the Equipment) to be used 1n connection therewith,
pursuant to a Sublease and Agreement, dated as of the date hereof, between
Lessor, as lessor, and Lessee, as lessee (herein, together with all amendments
and supplements thereto and any memorandum or short form thereof entered 1nto
for purposes of recording, called the Sublease)

Lessor will finance a portion of 1ts acquisition price of the
Premises and the Equipment from the 1ssuance and sale by the Industrial
Development Board of the City of Geneva, Alabama (the Board) of $10,400,000
aggregate original principal amount of 1ts 9 375% Industrial Development Bonds
(Fleming Foods, 1986 Project), Series A, Due 2011 and $2,600,000 aggregate
original principal amount of 1ts Industrial Development Bond (Fleming Foods,
1986 Project), Series B, Due 2011 and secure such Series A Bonds (the
Indebtedness) with a mortgage lien (the instrument or instruments evidencing
any such lien called the Mortgage and the party or parties entitled to the
benefits of such lien, including any trustee therefor, called the Mortgagee)
The Sublease and thi1s Guaranty will be assigned by the Lessor as security for
the Indebtedness

The executtion and delivery of this Guaranty by Guarantor 1s an
1nducement to the Lessor to execute and deliver the Sublease Guarantor, as
owner of all the 1ssued and outstanding stock of Lessee, deems 1t to be 1n 1ts
interest and for 1ts financial benefit that Lessee execute and deliver the
Sublease

NOW, THEREFORE, 1n consideration of the premises, Guarantor agrees as
follows

1 Guarantor unconditionally guarantees that all sums stated 1n the
Sublease to be payable by Lessee, whether as Basic Rent (as defined in the
Sublease) or additional rent, or as purchase prices or otherwise and all sums
to be paid by Lessee under the Collateral Assignment, dated as of the date
hereof (herein, together with all amendments and supplements thereto, called
the Collateral Assignment), from the Lessor to the Board and consented to by
Lessee and Guarantor, and the Assignment of Lease and Agreement, dated as of
the date hereof (herein, together with all amendments and supplements thereto,
called the Assignment), from the Board to the Mortgagee and consented to by



Lessee and Guarantor, will be promptly paid in full on or before the
expiration of any applicable grace period in accordance with the provisions of
sald documents, and that Lessee wi1ll punctually perform and observe each and
every covenant, agreement, tesm and condition in said documents required to be
performed or observed by Lessee This Guaranty 1s primary, irrevocable,
unconditional and absolute, 1irrespective of any circumstance which might
otherwise constitute a legal or equitable discharge or defense of or by a
guarantor or surety If for any reason any such sums shall not be paid when
due, or any such covenant, agreement, term or condition 1s not performed or
observed, in accordance with said documents, Guarantor, within 3 business days
after notice thereof, but in any event prior to the expiration of any
applicable period of grace provided therefor in the Sublease, the Collateral
Assignment, or Assignment, as the case may be (which notice shall not extend
any such grace period), shall pay the same to the persons entitled thereto
pursuant to the provisions of the Sublease and any assignments thereof or the
Collateral Assignment or Assignment, as the case may be, and will perform and
observe or cause to be promptly performed and observed every such covenant,
agreement, term and condition thereof regardless of (a) any defenses or rights
of set-off or counterclaims which Lessee or Guarantor may have or assert,

(b) whether Lessor or any Mortgagee shall have taken any steps to enforce any
rights against the Lessee or any other remedy thereunder as a result of the
default of Lessee thereunder and (c) any other condition or contingency
Failure of Guarantor to comply with the provisions of the 1mmediately
preceding sentence shall constitute an Event of Default hereunder and failure
of Guarantor to comply with any other covenant or agreement contained herein
for a period of 30 days after notice shall likewise constitute an Event of
Default hereunder Guarantor also agrees to pay to such person such further
amounts as shall be sufficient to cover the cost and expense of collecting
such sums or any part thereof, or of otherwise enforcing this Guaranty,
including, 1n any case, reasonable compensation to 1ts attorneys This
Guaranty 1s a guaranty of payment and performance and not merely of
collectability

2 The obligations, covenants, agreements and duties of Guarantor
under this Guaranty shall 1n no way be affected or impaired by reason of the
happening from time to time of any of the following, although without notice
to or the further consent of Guarantor

(a) the waiver by Lessor or any Mortgagee of the
performance or observance by Lessee, Guarantor or any
other party of any of the agreements, covenants, terms
or conditions contained 1n the Sublease, this
Guaranty, the Collateral Assignment, the Assignment or
any other 1nstrument contemplated therein or herein,

(b) the extenston, 1n whole or 1n part, of the time for
payment by Lessee or Guarantor of any sums owing or
payable under the Sublease, the Collateral Assignment,
the Assignment or this Guaranty, or of any other sums
or obligations under or arising out of or on account

of the Sublease, or this Guaranty or the renewal of
any thereof,



(c)

(d

(e)

(f)

(g

(h)

(1)

3

any assignment of the Sublease or subletting of the
Premises or the Equipment or any part thereof or any
refinancing of the Indebtedness,

the modification or amendment {(whether material or
otherwise) of any of the obligations of Lessee or
Guarantor under the Sublease, the Collateral
Assignment, the Assignment or this Guaranty,
specifically 1ncltuding (but without limitation) 1n
connection with the construction of Substantial
Alterations pursuant to Section 10 of the Sublease,

the doing or the omission of any of the acts referred
to 1n the Sublease, the Collateral Assignment, the
Assignment or this Guaranty (including, without
Timitation, the giving of any consent referred to
therein),

any failure, omssion or delay on the part of Lessor,
or any Mortgagee to maintain, enforce, assert or
exercise any right, power or remedy conferred on or
available to Lessor 1n or by the Sublease, the
Collateral Assignment, the Assignment or this Guaranty
or any other instrument, or any action on the part of
Lessor or Mortgagee granting i1ndulgence or extension
fn any form whatsoever,

the voluntary or involuntary liquidation, dissolution,
sale of all or substantially all of the assets,
marshalling of assets and 1i1abilities, receivership,
conservatorship, 1nsolvency, bankruptcy, assignment
for the benefi1t of creditors, reorganization,
arrangement, composition or readjustment of, or other
simlar proceeding affecting, Lessee or Guarantor or
any of their assets,

the release of Lessee or Guarantor from, or any
defense of Lessee or Guarantor to, the performance or
observance of any of the agreements, covenants, terms
or conditions contained 1n the Sublease, the
Collateral Assignment, the Assignment or this Guaranty
by operation of law,

any change 1n the corporate relationship between
Guarantor and Lessee, specifically including (but
without Timitation) divestiture of ownership of Lessee
by Guarantor,

the 1nab1lity of Lessor, Mortgagee or Lessee to
enforce any provisions of the Sublease, the Collateral
Assignment or the Assignment for any reason, or



(k) the modification, amendment (whether material or
otherwise) or termination of the Lease (as defined 1n
the Sublease) or any termination of the Sublease prior
to the expiration of 1ts term other than as a result
of the exercise of any purchase option thereunder, or

(1> any action or 1naction of Lessor or the Mortgagee
which results in any wmpairment or destruction of any
subrogation rights of Guarantor or any rights of
Guarantor to proceed against Lessee for reimbursement

Guarantor's liabil1ty hereunder shall not be affected or 1mpaired by
any sale, pledge, surrender, compromise, release, renewal,
extension, 1ndulgence, alteration, exchange, change in or
modification of said liabilities and obligations, either expressed
or 1mplied or any contract or contracts evidencing any thereof, or
any security or collateral therefor, 1ncluding, without limitation,
any contained 1n the Sublease or the Collateral Assignment or
Assignment

3 In the event of the rejection or disaffirmance of the
Subiease by Lessee or Lessee's trustee 1n bankruptcy pursuant to any
present or future, federal or state bankruptcy law or any other law
affecting creditors' rights, Guarantor will, and does hereby
(without the necessity of any further agreement or act) assume all
obligations and liabilities of Lessee under the Sublease to the same
extent as 1f 1t had been originally named 1nstead of Lessee as a
party to each such document and there had been no such rejection or
disaffirmance, and Guarantor will confirm such assumption 1n writing
at the request of the Lessor or Mortgagee upon or after such
rejection or disaffirmance Guarantor, upon such assumption, shall
have all rights of Lessee under the Sublease and Collateral
Assignment, the Assignment (to the extent permitted by law)

4 (a) Guarantor will deliver to Lessor and Mortgagee
copies of all financial statements, reports, notices and proxy
statements sent by Guarantor to 1ts stockholders (other than monthly
financial statements and reports) along with such additional
information (including copies of public reports filed by Guarantor
with the Securities Exchange Commission) regarding the business
affairs and financial condition of Guarantor as Lessor or Mortgagee
may reasonably request If Guarantor shall cease to be a reporting
company under Section 13 of the Securities Exchange Act of 1934,
Guarantor will deliver to Lessor the following

(1) MWithin 90 days after the end of each fiscal year of
Guarantor balance sheets (consolidated, 1f kept on a consolidated
basis) of Guarantor and 1ts subsidiaries as at the end of such year
and statements of income, retained earnings and changes 1n financial
position (consolidated, 1f kept on a consolidated basis) of
Guarantor and 1ts subsidiaries for such year setting forth in each
case, 1n comparative form, the corresponding figures for the
preceding fiscal year in reasonable detall and scope, as to said
financial statements, certified by 1ndependent certified public



accountants of recognized national standing selected by Guarantor,
as at the end of such year, and within 45 days after the end of each
fiscal quarter of Guarantor, balance sheets (consolidated, 1f kept
on a consolidated basis) of Guarantor and 1ts subsidiaries as at the
end of such quarter and for the quarterly and year to date periods
then ended, statements of i1ncome, retained earnings and changes 1in
financial position (consolidated, 1f kept on a consolidated basis)
of Guarantor and 1ts subsidiaries setting forth 1n each case, 1n
comparative form, the corresponding figures for the similar periods
of the preceding year, 1n reasonable detail and scope, and certified
by a financial officer of Guarantor having knowledge thereof,

(11) With reasonable promptness upon the reasonable
request of the Lessor or Mortgagee, if the accountant's opinion with
respect to the Guarantor's financial reports 15 qualified, copies of
such portions of any management or accountant's letter relating to
such qualification, and

(111) With reasonable promptness such additional public
information (including copies of public reports filed by Guarantor)
regarding the business affairs and financial condition of Guarantor
as the Lessor may reasonably request

A1l financial statements required to be given by clause (1)
above shall be accompanied by the certificate of the chief financial
officer of Guarantor stating that to the best of his knowliedge and
beli1ef (A) no default or Event of Default under this Guaranty or the
Sublease has occurred and 1s continuing, (B) 1f any such defauit or
Event of Default has occurred and 1s continuing, specifying the
nature and the period of existence thereof and what action Guarantor
has taken or 15 taking with respect thereto, and (C) except as
otherwise stated, that Guarantor has fulfilled all 1ts obligations
under this Guaranty and Lessee has fulfilled all 1ts obligations
under the Sublease, the Collateral Assignment and the Assignment
The certification accompanying each financial statement required to
be given above shall i1nclude a certification that such financial
statement presents fairly and completely 1n all material respects
the financial information which 1t purports to present

(b) Guarantor w11l permit the Lessor, the Mortgagee, and
any owner of any of the Series A Bonds, at their expense, to 1nspect
the financial books (and to make copies thereof or extracts
therefrom), and to discuss 1ts affairs, finances and accounts with
1ts officers and accountants, all at such reascnable times and as
often as may be reasonably requested Such Bondholders are hereby
authorized to deliver any documents, or copies thereof, received by
them from Guarantor pursuant to any provision of this Guaranty or 1n
connection with any of the transactions contemplated hereby to any
governmental body having or acquiring jurisdiction over such
Bondholder and to the National Association of Insurance
Commissioners which may request or require the same

5 Notice of acceptance of this Guaranty and notice of any
obligations or liabilities contracted or incurred by Lessee, whether



or not waived by Lessor or any Mortgagee, are hereby waived by
Guarantor

6 This Guaranty may not be modified or amended except by
a written agreement duly executed by Guarantor with the consent 1n
writing of Lessor and all assignees of Lessor, i1ncluding, without
Timitation, the Mortgagee

7 This Guaranty has been entered i1nto with the knowledge
and agreement of Guarantor that 1t will be assigned by Lessor to the
Mortgagee, as security for the Indebtedness and Guarantor hereby
consents to such assignment

8 Guarantor waives any right 1t may have to require
Lessor or the Mortgagee to proceed against Lessee Or tO pursue any
remedy within the power of Lessor or the Mortgagee  Guarantor
agrees that all of 1ts obligations hereunder are independent of the
obligations of Lessee under the Sublease, the Collateral Assignment,
and the Assignment and that a separate action may be brought against
Guarantor whether or not an action 1s commenced against Lessee under
the Sublease, the Collateral Assignment or the Assignment

9 All agreements, representations and warranties
contained herein or made in writing by Guarantor shall survive the
execution and delivery of this Guaranty

10 All notices, demands, requests, consents, approvals
and other 1instruments required or permitted £0 be given pursuant to
the terms of this Guaranty shall be 1n writing and shall be deemed
to have been properly given 1f sent by prepaid certified or
registered mai1l or by prepaid messenger service guaranteeing
overnight delivery, addressed to each party at their respective
address first above set forth Guarantor and Lessor shall each have
the right from time to time to specify as 1ts address for purposes
of this Guaranty any other address in the United States of America
upon giving 15 days' written notice thereof, similarly given, to the
other party

11 This Guaranty shall be binding upon, and inure to the
benefit of, the parties hereto and their respective successors and
assigns, whether by merger, consolidation or transfer of assets

12 This Guaranty shall be construed and enforced in
accordance with and governed by, the laws of the State of Alabama



IN AITNESS WHEREQF, Guarantor has caused this Guaranty to be duly
execuzed as of the day and year first above written

FLEMING COMPANIES, INC.
Guarantor

By W”%

Donald N Eyler, VicelPresident

(Corporate Seal)

Attast
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TAX INDEMNITY AGREEMENT

TAX INDEMNITY AGREEMENT, dated as of November 20, 1986
(this Agreement) between BNE CAPITAL CORPORATION, a
Massachusetts corporation (the Lessor) and FLEMING FOODS OF
ALABAMA, INC , an Alabama corporation (the Lessee)

WHEREAS the Lessor and Lessee are parties to that
certain Sublease and Agreement, dated as of the date hereof
(the Lease) whereby the Lessor has leased the Premises and the
Equipment as descraibed in the Lease,

WHEREAS, the Basic Rent payable by the Lessee under
the Lease has been determined in part on the basis of the
assumption that the Lessor will be treated as the owner and
lessor of the Premises and the Equipment, for Federal income
tax purposes, and will be entitled to the Federal income tax
benefits i1dentified below,

WHEREAS, the Lessor and Lessee desire to set forth the
circumstances under which the Lessee shall be required to
indemnify the Lessor for the loss of the Federal income tax
benefits i1dentified below, and

WHEREAS, all capitalized terms used herein and not
specifically defined herein shall have the same meaning as in
the Lease,

NOW THEREFORE, 1n consideration of the mutual
covenants and agreements contained herein and in the Lease, and
of other good and valuable consideration, receipt of which is
hereby acknowledged, the Lessor and Lessee agree as follows

SECTION 1 Assumptions In entering into the Lease
and the transactions contemplated hereby, the parties hereto
have assumed that

(a) the Lessor will be treated as the owner
of the Premises and the Equipment for
Federal income tax purposes,

(b) the Lessor will be entitled to the
following tax benefits



(1)

(11)

(111)

(1v)

Cost recovery deductions under Section
168 of the Internal Revenue Code of
1954, as amended to August 1, 1986 (the
Code) (the Accelerated Cost Recovery
Deductions) for the Improvements 1in the
percentages specified in Section
168(b)(2) of the Code for "19-year
property”, applied against an
"unadjusted basis"” for such
Improvements (within the meaning of
Section 168(d) of the Code) in the
amount of $10,566,992, commencing with
an accelerated cost recovery deduction
beginning in the month in which the
Premises are placed in service under
the Lease,

Accelerated Cost Recovery Deductions
for the Equipment 1n the percentages
specified i1n Section 168(b)(1) of the
Code for "5-year property," applied
against an "unadjusted basis" for such
Equipment (within the meaning of
Section 168(d) of the Code) of no less
than 100% of the purchase price
thereof, commencing with an accelerated
cost recovery deduction equal to 15
percent of such unadjusted basis for
the Equipment in the taxable year of
the Lessor that includes the month an
which Equipment 1s placed in service
under the Lease,

Deductions pursuant to Section 163 of
the Code for interest paid or accrued
with respect to any indebtedness
incurred by the Lessor 1n connection
with any financing by the Lessor of any
portion of the purchase price of any
part of the Premises and the Equipment
(the Interest Deductions),

Deductions for the amortization of the
expenses of the transaction (other than
those included in the purchase price of
the Premises and the Equipment) at a
rate no less rapid than straight-line
over the Primary Term of the Lease (the
"Amortization Deductions") (the
Accelerated Cost Recovery Deductions,
the Interest Deductions and the
Amortization Deductions are



(v)

(vi)

collectively referred to herein as the
"Tax Benefits"),

The Lessee's payments of Basic Rent
will constitute income to the Lessor
for Federal 1income tax purposes in the
amounts, and for the respective
periods, determined on the assumption
that such amounts will be received by
the Lessor on each Basic Rent payment
date under the Lease, as set forth on
Schedule B to the Lease, as such
Schedule B may be adjusted, and such
amounts together with any indemnity and
termination, purchase, and liquidated
damage payments pursuant to Sections
11, 13 and 17 of the Lease will be the
only income to be realized by the
Lessor for Federal income tax purposes
from or with respect to the Premises
and/or the Equipment or the Lease, and

All amounts includable in gross income
by the Lessor with respect to the Lease
and all deductions and credaits
allowable to the Lessor with respect to
the Lease, the Premises and the
Equipment will be treated as derived
from sources within the United States

SECTION 2 Representations and Warranties by Lessee
The Lessee represents and warrants that, for Federal income tax

purposes,

(a)

(1)

(11)

at the time the Premises are placed in
service under the Lease by Lessor and
leased to Lessee under the Lease

the Improvements will be "19-year
property"” within the meaning of Section
168(c)(2)(D) of the Code and, in
determining 1ts cost recovery
deductions under Section 168 of the
Code with respect to the Improvements
for each taxable year, the Lessor will
be entatled to utilize the percentages
applicable to such property,

Neither the Lessee nor any other person
has claimed Accelerated Cost Recovery
Deductions with respect to the
Improvements or any part thereof,



(b) at the time the Egquipment is placed in
service under the Lease and accepted
under the Lease

(1) the Equipment will be "5-year property"
within the meaning of Section
168(c)(2)(B) of the Code and, 1in
determining 1ts cost recovery
deductions under Section 168 of the
Code waith respect to the Equipment for
each taxable year, the Lessor will be
entitled to utilize the percentages
applicable to such property,

(11) the Federal income tax basis to the
Lessor of the Equipment for purposes of
determining the Accelerated Cost
Recovery Deductions will be 100% of the
purchase price therefor (assuming
Lessor does not make an election under
Section 48(g) of the Code).

(111) neither the Lessee nor any other person
has claimed Accelerated Cost Recovery
Deductions with respect to the
Equipment or any part thereof,

{1v) no improvements, modifications or
addations (other than ancillary items
of equipment of a kind that are
customarily furnished by purchasers or
lessees of property similar in nature
to such Equipment) will be required to
render such Equipment complete for 1its
intended use by Lessee,

(c) at all times during the term of the
Lease no part of the” Improvements or
any Equipment 1is or will become
“tax—exempt use property” withain the
meaning of Section 168(3)(3) of the
Code,

(d) neither the Lessee nor any of 1its
affiliates will claim that 1t 1s the
owner of any part of the Premises or
any Equipment nor will the Lessee or
any of 1i1ts affiliates file any returns
or documents 1nconsistent with the
assumption that the Lessor will be the
owner of the Premises or any Equipment
for Federal income tax purposes,



(e) at the end of the Primary Term, it 1is
reasonable to estimate that the fair
market value of the Premises and the
Equipment will be in the amount equal
to at least twenty percent (20%) of the
purchase price thereof, without
including 1n such value any increase or
decrease for inflation or deflation
during such term, and after subtracting
from such value any cost to Lessor for
removal and delivery of possession of
any Equipment to Lessor at the end of
the such term,

(f) It 1s reasonable to estimate that the
Premises and Equipment will be useful
to or usable by Lessor at the end of
the Primary Term for purposes other
than continued leasing by or transfer
to any member of the "lessee group" (as
such term 1s defined 1n Revenue
Procedure 75-21),

(g) neither (1) the ownership of the
Premises and the Equipment by the
Industrial Development Board of the
City of Geneva, Alabama (the Board),
(11) the leasing of the Premises and
the Equipment by the Board to the
Lessor pursuant to the Lease and
Agreement, dated as of the date hereof,
between the Board and the Lessor, (111)
the 1ssuance by the Board of the Series
A Bonds and Series B Bond (both as
defined in the Lease), nor (iv) the
consummation of the transactions
contemplated by the foregoing will
result in the Loss (as defined in
Section 3(b) hereof) of any of the Tax
Benefits

SECTION 3 Income Tax Indemnification (a) 1f any
Indemnified Event (as defined in Section 3(b) hereof) results
in a Final Determination (as defined in Section 6(c) hereof)
pursuant to which there occurs a Loss of Operative Benefits or
Loss (as defined in Section 3(c) hereof), then the Lessee shall
pay to the Lessor at the tame specified in paragraph (d) hereof
an amount (herein the "Tax Payment") which, after the deduction
of all taxes payable by the Lessor with respect to the receipt




thereof, 1s equal to the Tax Payment (as defined in Section
6(c) hereof) payable by the Lessor This amount shall be
computed in accordance with Section 9(b) hereof including all
interest, penalties and additions to tax payable by the Lessor
with respect to such Tax Payment (after giving credit for tax
benefits with respect to the Lessor's payment or accrual
thereof) Notwithstanding the foregoing, in any year in which
the Lessor would real:ize a reduction in Federal income taxes or
a reduction 1in i1nterest, penalties or additions to tax, as a
result of a Loss with respect to which the Lessee has
previously made an indemnity payment hereunder, the Lessor
shall pay to the Lessee an amount which, after the deduction of
all taxes payable by Lessee with respect to the receipt
thereof, will be equal to the sum of (x) the amount of such
reduction 1n income taxes, interest, penalties or additions to
tax, computed in accordance with Section 9(b) hereof, plus (y)
the amount of any interest received because of such reduction,
plus (z) the amount of any net tax benefits accruing to the
Lessor by reason of any such payment pursuant to this sentence,
except that the Lessor will not be required to make such a
payment to the Lessee 1f an event of default shall have
occurred and be continuing under Section 17 of the Lease, and
the Lessor has not waived 1ts rights with respect to such
default

{b) An "Indemnified Event" shall mean one or more of
the following

(1) the sale or other disposition of any
part of the Premises or the Equipment
or the interest of the Lessor therein
after the occurrence of an event of
default under the Lease,

(11) the incorrectness of any representation
or warranty made by the Lessee herein,
or

(1121) any act or failure to act by the Lessee
Oor any person who acquires possession
or control of any part of the Equipment
or any part of the Premises through the
Lessee, regardless of whether such act
or failure to act 1s permitted or
required by the terms of the Lease,

(1v) use by the Lessee or any sublessee of
the Equipment outside the United States,

(c) A "Loss of Operative Benefits" or a “Loss" shall
mean any of the following



(1) the Lessor shall have suffered a
disallowance, deferral or recapture of,
or 1s otherwise not allowed or loses
the right to claim all or any portion
of the Tax Benefits, or

(11) the Lessor shall be required to include
in 1ncome with respect to the Lease,
the Premises and/or the Equipment any
amounts other than or at a time other
than those specified in Section 1(b)(v)
hereof, (together with the Tax
Benefits, the "Operative Benefits")

(d) All amounts payable to the Lessor hereunder shall
be paid within thirty days of written notice from the Lessor to
the Lessee describing the Loss, provided that no amount shall
be payable prior to the date on which the Lessor makes a Tax
Payment with respect to such Loss Any payment due to the
Lessee from the Lessor shall be paid within thirty days after
the Lessor realizes a reduction in tax, 1nterest, penalties or
additions to tax, as the case may be

SECTION 4 Change in Law Indemnification

(a) In the event that a Tax Law Change (as
hereinafter defined) shall result in a reduction in Lessor's
Net After-Tax Margin (as hereinafter defined), the Lessee shall
pay the Lessor a re—-documentation fee 1in an amount necessary to
maintain 75% of Lessor's Net After-Tax Margin, giving effect to
the Tax Law Change, but in no event shall this amount be 1in
excess of 2 5% of the Acquisition Cost If such fee shall not
be sufficient to maintain 75% of the Lessor's Net After-Tax
Margin, givaing effect to the Tax Law Change, the Basic Rent
payable under the Lease shall be adjusted upwards as follows

(1) such adjustment shall result in amounts
and be based upon an implicit lease
rate necessary to maintain 75% of the
Net After-Tax Margain, giving effect to
the Tax Law Change,

(11) such new 1mplicit lease rate shall take
into account the payment of the
re-documentation fee described above
and be applied toward maintaining

Lessor's Net After-Tax Margin, and

(112) such new implicit lease rate shall not
result in the present value (using as
the discount rate the interest rate on



the indebtedness secured by a lien on
the Premises and the Equipment and
incurred by Lessor in connection with
its acquisition of the Premises and the
Equipment) of Basic Rent payable under
the Lease during the Primary Term to be
in excess of 89 5% of the Acquisition
Cost (as hereinafter defined)

(b) For the purposes of this Section 4, the following
terms have the following meaning

(1) "Acquisition Cost" means $13,000,000

(11) *“"Net After-Tax Margin" means the net
after tax yield to be derived by Lessor
from the sale and leaseback of the
Premises and the Equipment less the net
after tax cost of funds to the Lessor
as assumed by Lessor as of the date
hereof

(111) "Tax Law Change" means any regulations
promulgated after the date hereof under
the Internal Revenue Code of 1986, as
amended to the date hereof which
affects the timing or amounts of any of
the Operative Tax Benefits

(c) If a Tax Law Change shall occur, the Lessor shall
determine whether the provisions of paragraph (a) hereof shall
apply and 1f so, the amount of any Basic Rent increases, and
shall, i1f Lessor determines that such Tax Law Change results 1in
an increase in Basic Rent, within forty-five days after the
date of enactment of a Tax Law Change deliver to the Lessee a
notice either specifying the amount of such Basic Rent
increases with respect to the Premises and/or Equipment and
that the re-documentation fee i1s payable Upon receipt of such
notice, Lessee shall have a period of 30 days thereafter to
determine whether Lessee agrees with the calculations and
conclusions set forth therein In the event Lessee dlsagrees
with the calculations and conclusions set forth in the
certificate, Lessee shall, within 30 days of the receipt of the
certificate, notify Lessor of Lessee's disagreement and appoint
a financial consultant (reasonably acceptable to Lessor) to
make the calculations of rent increase as required by this
Section 4 Such financial consultant shall present hais
calculations and conclusions within 30 days after appointment
by Lessee In the event the conclusion of Lessee's financial
consultant as to the amount of increased rent does not differ



by more than 5% with the conclusion of Lessor, the decision of
Lessor shall be binding upon the parties and the increased
Basic Rent shall constitute the Basic Rent payable under the
Lease commencing as of the date of enactment of the Tax Law
Change In the event the conclusion of Lessee's financial
consultant as to the amount of increased rent differs by more
than 5% from the conclusion of Lessor, Lessor and Lessee shall
select a second financial consultant who shall decide which of
the two conclusions 1s more accurate The decision of the
second financial consultant shall be binding upon the parties
and the increased Basic Rent shall constitute the Basic Rent
payable under the Lease with respect to the Premises and/or the
Equipment commencing as of the date of enactment of the Tax Law
Change The re-documentation fee shall be due and payable
within five business days after notice that such is due and
payable

SECTION 5 Excluded events Notwithstanding any
provisions contained herein to the contrary, Lessee shall not
be required to make any payment to the Lessor in respect of any
Loss of Operataive Benefits 1f that Loss results solely from one
or more of the following events (hereinafter called "Excluded
Events")

(a) a voluntary or involuntary sale, transfer or
other disposition by the Lessor of any interest in the Premises
and/or Equipment, 1ncluding any such transfer or disposition
pursuant to provisions of paragraphs 11(b), 11(c), 13(a), 13(b)
and 13(c) of the Lease (in each case only to the extent that
Lessee shall have paid all amounts which it i1s requared to pay
under the Sublease i1n connection therewith) and other than any
such transfer or disposition pursuant to any assignment or
grant of a security interest to a Mortgagee pursuant to the
terms thereof as a result of Lessee's default under the Lease
or Guarantor's default under the Guaranty

(b) the failure of the Lessor timely to claim any
Operative Benefit in 1ts Federal ihcome tax return for the
appropriate year or the failure of the Lessor to follow proper
procedure or to make any necessary elections in claiming any
Operative Benefit which 1s properly allowable,

(c) the failure of the Lessor to have sufficient
income on its Federal income tax returns to benefit from
Accelerated Cost Recovery Deductions, Amortization Deductions,
or Interest Deductions (after giving effect to any carrybacks
or carryforwards to which the Lessor 1s entitled),



(d) Any event which requires or permits the payment
by the Lessee of the purchase price set forth in Schedules C or
D to the Lease, but only 1f such purchase price shall have
actually been paid by the Lessee, and

(e) a foreclosure by any person holding a lien or
interest in the Premises or any interest therein, i1f no event
of default under the Lease shall have occurred and be
continuing

SECTION 6. Contest (a) In the event that (1) the
Internal Revenue Service proposes an adjustment in the Federal
income taxes of the Lessor which, 1f successful, would require
Lessee to indemnify the Lessor pursuant to this Agreement, and
(11) the amount of the indemnity which Lessee would be required
to pay in the aggregate in respect of such adjustment would
exceed $50,000, then the Lessor shall give notice to the Lessee
of such proposed adjustment within thirty days (or a longer
period of time 1f the failure to give notice of such claim to
Lessee within thirty days does not have a materially adverse
impact on the ability of Lessee to participate in the contest
of the proposed adjustment)

(b) The Lessee shall have the right at 1ts option and
at 1ts own expense to be represented by counsel of its choice
reasonably satisfactory to Lessor and to undertake the defense,
negotiations or settlement of any such proposed adjustment
which relates to any Loss indemnified against hereunder
Except as provided in (c) below, such notice, and the
opportunity to undertake the defense, negotiations or
settlement of any such proposed adjustment, shall be a
condition precedent to any liabality of the Lessee under the
provisions of this Agreement If the Lessee shall undertake to
defend, negotiate or settle any such proposed adjustment, 1t
shall notify the Lessor of its intention to do so within 30
days of notice of any such claim for indemnity, and the Lessor
shall cooperate with the Lessee or its counsel in the defense
against any such proposed adjustmeht and in any compromise
thereof. Lessor shall be entitled to participate in any such
defense with counsel of 1ts choice and at 1ts expense After
the Lessee has notified the Lessor of its intention to
undertake to defend., negotiate or settle any such proposed
adjustment, the Lessee shall not be liable for any additional
legal expenses incurred by the Lessor in connection with any
defense, negotiation or settlement of such proposed
adjustment If the Lessee shall desire to make a final and
complete compromise with the Internal Revenue Service of all
claims arising out of any such proposed adjustment and the
Internal Revenue Service accepts such compromises and the
Lessor shall refuse to consent to such compromise, then the
Lessee’'s liability under this Agreement with respect to such
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proposed adjustment shall be limited to the amount so offered
in compromise To the extent that the Lessee elects not to
defend or settle such proposed adjustment, the Lessor may elect
reasonably and in accordance with 1ts good faith business
Judgment to defend or settle such proposed adjustment,
provided, however, that any such settlement shall be made only
with the consent of the Lessee (which consent shall not be
unreasonably withheld or delayed and shall be deemed given by
the Lessee unless the Lessee shall notify the Lessor of 1its
objection to such settilement and the reasons for such objection
by notice given within ten days after said consent shall be
requested by the Lessor) After any final judgment, or award
shall have been rendered by a court, arbitration board or
administrative agency of competent jurisdiction and the
expiration of the taime in which to appeal therefrom or a
settlement shall have been consummated or the Lessor and the
Lessee shall have arrived at a mutually binding agreement, the
Lessee shall pay all sums due hereunder in accordance with the
provisions of Section 3 hereof If the Lessee determines that
the Lessor should make a Tax Payment (as defined in paragraph
(c) below) and then sue for refund, the Lessee shall advance
the funds necessary for such Tax Payment to the Lessor free of
interest If the Final Determination (as defined in paragraph
(c) below) shall be 1in favor of the Lessor, the Lessor shall
pay to the Lessee an amount equal to the Operative Benefit to
the Lessor resulting from the payment of such amount plus the
amount of any tax, penalty or interest refunded to the Lessor
as the result of such Final Determination and any interest paid
to the Lessor by the Government, promptly upon receipt

thereof Notwithstanding the provisions of this Section 6(b),
the Lessor may at any time waive the raght to such
indemnification from the Lessee and assume the defense of any
claim, thereby relieving the Lessee for such claim

(c) The provisions of subparagraph (b) above shall not
apply 1f i1n connection with any such proposed adjustment
subject to indemnity hereunder other adjustments in the Federal
income taxes of the Lessor are proposed by the Internal Revenue
Service which are not subject to indemnity hereunder In such
case, the provision of this subparagraph (c) shall apply In
such event, 1f requested by the Lessee within 30 days of
notice, the Lessor will exercise 1ts best efforts (which are to
be determined in 1its sole discretion to be reasonable, proper
and consistent with the overall tax interests of Lessor) to
avoid requiring Lessee to pay such indemnity, provided,
however, that in no event 1s the Lessor obligated to undertake,
nor may Lessee require the Lessor to undertake, any appeal of
an adverse decision by a United States Circuit Court of
Appeals, and provided, further, that the Lessor shall determine
in 1ts sole and reasonable discretion the nature of all actions
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to be taken to contest such proposed ad-ustment including (x)
whetner any action to contest sucn proposed adjustment snall
initially be by way of judicial or administrative proceedings,
or both, (y) whether any sucn rroposed adjustment shall be
contested by resisting payment thereof cr by paying the sare
and seeking a refund thereof, and (z) 1f the Lessor shall elect
to undertake judicial action with respect to such proposed
adjustment, che court or other judicial body before which such
action shall be commenced The Lessor shall have full control
over any contest pursuant to this Section 6(c) but shall keep
the Lessee informed of the status thereof and shall, whea 1in
good faith requested, consult the Lessee concerning the contest
of such proposed adjustment

The Lessor may, at its option, commence an action
prior to mafing payments of any tax, interest, addition to tax
or penalty attriputable to a Loss of Operative Benefits (a "Tax
Payment"”) or may make such Tax Payment and then sue for a
refund If the Lessor takes such action prior to making such
Tax Payment, the Lessee shall not be regaired to make any
payments to the Lessor pursaant to Section 3(a) hereof so lcng
as such action 1s pending, provided that the Lessee shall pay
the expenses relating to such action when and as the same shall
become due In such case, 1f the Final Determination (as
defined in Section 6(c) hereof) 1s adverse to the Lessor, tne
payment required under Section 3(a) snhall be payable by the
Lessee at sucn time as the Tax Payment 1s payable (but not
sooner tnan 30 days after receip: by the Lessee of written
notice from tne Lessot) If the Lessor shall elect toc maxke
such Tax Payment and then suae for refund, the Lessee shall lenc
to the Lessor free of net interest expense the amount of such
Tax Payment If the Final Derermination shall be in favor cf
the Lessor, the Lessor shall pay to the Lessee an amount equal
to the Tax Payment paid to the Lessor by the Lessee to the
extent refunded to the Lessor as a result of such Final
Determination and any interest paid to the Lessor by the
government, promptly upon receipt thereof

"Final Determination” means any of the following (1)
a decision py the Lessor, consistent with an opinion of
independent tax counsel (selected by tne Lessor and reasonadly
acceptable to the Lessee), that the Lessor does not have a
reasonable basis for claiming any of the Operative Benefits on
1ts 1ncome tax return filed prior to the commencement of an
audit by the Internal Revenue Service, (11) a decision,
judgment, decree or other order by any court of competent
jurasdiction, which decision, juddgment, decree or other ord.r
has become final, 1 _e , all allowable appeals requested by the
Lessee pursuant to this Section 6(c) have been exhausted by
either party to the action, provided, however, that the Lessor
shall not be required to seek certiorari from the United States
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Supreme Court, (111) the settlement of such claim in accordance
with this Section 6(c), or (iv) the written agreement of the
Lessor and the Lessee that the Lessor has suffered a Loss with
respect to which the Lessor 1s entitled to indemnification
pursuant to Section 3(a) hereof

Anything to the contrary in this Section 6(c)
notwithstanding, the Lessor shall not pay., compromise or settle
any claim indemnified against herein without the consent of the
Lessee, which consent shall not be unreasonably wathheld,
provided, however, that such consent shall be deemed given 1if
such proposed compromise shall not be disapproved by the Lessee
within 30 days after written notice thereof from the Lessor to
the Lessee, or 1f the Lessee does not timely request that the
Lessor contest such claim in accordance with, and 1f so
requesting at all times comply with the requirements of, the
provisions of this Section 6(c) At any time, whether before
or after commencing to take action otherwise required pursuant
to this Section 6(c), the Lessor may decline to take such
action as 1s otherwise required by this Section 6é(c) by
notifying the Lessee in writing that the Lessee 1s relieved of
1ts obligation to indemnify the Lessor with respect to such
proposed adjustment or such portion thereof as may be specified
in such notice

Moreover, at any time, whether before or after
commencing to take any action to contest any proposed
adjustment, the Lessee may give notice in writing to the Lessor
of the Lessee's desire that such action be terminated The
Lessee shall promptly pay to the Lessor the amount that the
Lessee would be required to pay the Lessor as an indemnity
under this Agreement, assuming for this purpose only that the
adjustment proposed to be made was actually made on the date
the Lessor receives notice from the Lessee The Lessee shall
not be liable for any costs or expenses incurred in further
pursuing such action after the Lessor's receipt of such notice
in further pursuing such action except to the extent such
expenses relate to winding-up suclt action.

(d) Notwithstanding anything to the contrary in this
Section 6, the Lessor shall not be required to take any action
pursuant to either paragraph (b) or (c) of this Section 6
unless the Lessee shall have furnished Lessor, 1f requested by
Lessor, with an opinion of independent tax counsel satisfactory
to Lessor to the effect that a meritorious claim exists 1in
favor of the allowance of the item or 1tems proposed to be
adjusted.

13



SECTION 7 Survival The obligations, liabilitaes,
and rights of the Lessor and Lessee arising under this
Agreement shall continue in full force and effect,
notwithstanding the expiration or other termination of the
Lease, until all such obligations have been met, such
liabilaities have been paid in full, and such rights have been
exhausted The obligations and liabilities of the Lessee
hereunder shall be enforceable by the Lessor and its
successors, assigns and agents

SECTION 8 Recomputation of Purchase Prices If any
amount 1s paid to the Lessor by the Lessee pursuant to this
Agreement, the Lessor shall recompute the purchase prices under
Schedule C to the Lease to reflect such payment in accordance
with the manner in whach such values were originally computed

SECTION 9 Miscellaneous

(a) Notices Any notices provided for in thas
Agreement shall be in writing and shall be deemed to have been
duly given when delivered personally or when deposited in the
United States mail, registered as certified, postage prepaid,
addressed as follows*

If to the Lessor BNE Capital Corporation
28 State Street
Boston, Massachusetts 02109
Attention Vice President -
Administrataion

If to the Lessee Fleming Foods of Alabama, Inc
6301 Waterford Boulevard
P O Box 26647
Oklahoma City, OK 73126-0647
Attention R Randolph
Devening, Vice President

(b) Computations Whenever 1t may be necessary to
determine (x) whether there 1s a Loss, (y) the amount of a Loss
or (z) the amount of any payment required to be made hereunder
by either the Lessee or the Lessor, such determination and such
computation shall be made on the assumptions contained in
Section 1 hereof The computation of any Tax Payment shall be
made based upon the highest marginal tax rate applicable to
Lessor for the period to which such Tax Payment relates  All
computations required to be made hereunder shall be made
reasonably by the Lessor, and the results of such computations,
together with a statement describing in reasonable detail the
manner 1in which such computations were made, shall be delivered
to the Lessee 1in writing

14



Upon receipt of such statement, Lessee shall have a
period of ten days thereafter to determine whether Lessee
agrees with the computations and results set forth therein In
the event Lessee disagrees with the computations and results
set forth in the statement, Lessee shall, waithin 30 days of the
receipt of the statement, notify Lessor of Lessee's
disagreement Thereafter, within five days of such
notification, Lessor and Lessee shall each appoint a financial
consultant (the expenses of which to be paid by the party
appointing the same) to make the computations necessary to
determine (x), (y) or (2) above, as the case may be Such
financial consultants shall present their computations and
determinations within 30 days after appointment by Lessee and
Lessor In the event the conclusions of the financial
consultants do not differ by more than 5% with each other, the
decision of Lessor's financial consultant shall be binding upon
the partaies In the event the conclusion of Lessee's financial
consultant as to the matter under determination differs by more
than 5% from the conclusion of Lessor's financial consultant,
the two financial consultants shall select a third financial
consultant who shall decide which of the two conclusions 1s
more accurate The decision of the third financial consultant
shall be binding upon the parties and the expenses of said
third consultant shall be paid by the losing party

(c) Counterparts This Agreement may be executed in
any number of counterparts, each counterpart constituting an
original but all together one and the same instrument and
contract

(d) Governing Law This Agreement shall be governed
by and construed in accordance with the laws of The
Commonwealth of Massachusetts

(e) Payments All payments hereunder to the Lessor
shall be made by wire transfer of ammediately available funds
to such bank or account as the Lessor shall designate by prior
written notice. All payments hereunder to the Lessee shall be
made by wire transfer of immediately available funds to such
bank or account as the Lessee shall designate by prior written
notice If any payment required to be made pursuant to thais
Agreement 1s not made to the Lessor or the Lessee on or before
the date required herein, then such payments shall bear
interest at the rate provided for past due payments under the
Lease

15



IN WITNESS WHEREOF, the parties hereto have executed this

Tax Indemnity Agreement as of the date first above written.

BNE CAPITAL CORPORATION

By
Vice President - Administration

FLEMING FOODS OF ALABAMA, INC.

By:




IN WITNESS WHEREOF, the parties hereto have executed
tals Tax Indemnity Agreevent as of the date first above written.

BNE CAPITAL CORPORATION

By

FLEMING FOODS OF ALABAMA, INC

By.w)?w

Lorsge s N EIEEY v 7
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2055¢

TAX INDEMNITY GUARANTY

from

FLEMING COMPANIES, INC

to

BNE CAPITAL CORPORATION

Dated as of November 20, 1986



TAX INDEMNITY GUARANTY, dated as of November 20, 1986 (herein,
together with all amendments and supplements hereto, called this Guaranty),
from FLEMING COMPANIES, INC , an Oklahoma corporation (herein, together with
any entity succeeding thereto by consolidation, merger or acquisition of its
assets substantially as an entirety, called Guarantor), having an address at
6301 Waterford Boulevard, P O Box 26647, Oklahoma City, Oklahoma 73126-0647,
to BNE CAPITAL CORPORATION, a Massachusetts corporation (herein, together with
any assignee of its rights under this Guaranty, called Lessor), having an
address 28 State Street, Boston, Massachusetts 02109

Guarantor 1s the owner of all of the issued and outstanding stock of
Fieming Foods of Alabama, Inc , an Alabama corporation (herein, together with
any entity succeeding thereto by consolidation, merger or acquisition of 1ts
assets substantially as an entirety called Lessee) Lessee intends to
sublease from the Lessor a parcel of land located in Geneva, Alabama (the Land
Parcel) and the buildings, structures and other improvements located
respectively thereon (the Land Parcel and the improvements thereon being
herein called the Premises) and certain items of machinery and equipment (the
Equipment) to be used in connection therewith, pursuant to a Sublease and
Agreement, dated as of the date hereof, between Lessor, as lessor, and Lessee,
as lessee (herein, together with all amendments and supplements thereto and
any memorandum or short form thereof entered into for purposes of recording
called the Sublease)

In connection with the execution and delivery of the Sublease, Lessor
and Lessee have also entered i1nto a Tax Indemnity Agreement, dated as of the
date hereof (the Tax Indemnity Agreement) Lessor w11l finance a portion of
1ts acquisition price of the Premises and the Equipment from the issuance and
sale by the Industrial Development Board of the City of Geneva, Alabama (the
Board) of $10,400,000 aggregate original principal amount of i1ts Industrial
Development Bonds (Fleming Foods, 1986 Project) Series A and its $2,600,000
original principal amount Industrial Development Bond (Fleming Foods, 1986
Project) Series B and secure such Series A Bonds (the Indebtedness) with a
mortgage lien (the i1nstrument or 1nstruments evidencing such lien called the
Mortgage and the party or parties entitled to the benefits of such lien,
including any trustee therefor, called the Mortgagee) The Sublease will be
assigned by the Lessor as security for the Indebtedness

The execution and delivery of this Guaranty by Guarantor 15 an
inducement to the Lessor to execute and deliver the Sublease Guarantor, as
owner of all the issued and outstanding stock of Lessee, deems 1t to be in fts
interest and for 1ts financial benefi1t that Lessee execute and deliver the
Sublease and the Tax Indemnity Agreement

NOW, THEREFORE, 1n consideration of the premises, Guarantor agrees as
follows

1 Guarantor unconditionally guarantees that all sums to be paid by
Lessee under the Tax Indemnity Agreement, will be promptly paid 1n full on or
before the expiration of any applicable grace period 1n accordance with the
provisions of sard document, and that Lessee will punctually perform and
observe each and every covenant, agreement, term and condition 1n said
documents required to be performed or observed by Lessee This Guaranty 1s
primary, 1rrevocable, unconditional and absolutes 1rrespective of any



circumstance which might otherwise constitute a legal or equitable discharge
or defense of or by a guarantor or surety If for any reason any such sums
shall not be paid when due, or any such covenant, agreement, term or condition
1s not performed or observed, n accordance with said documents, Guarantor,
within 3 business days after notice thereof, but in any event prior to the
expiration of any period of grace provided therefor in the Tax Indemnity
Agreement (which notice shall not extend any such grace period), shall pay the
same to the persons entitled thereto pursuant to the provisions of the Tax
Indemnity Agreement and will perform and observe or cause to be promptly
performed and observed every such covenant, agreement, term and condition
thereof regardless of (a) any defenses or rights of set-off or counterclaims
which Lessee or Guarantor may have or assert, (b) whether Lessor shall have
taken any steps to enforce any rights against the Lessee or any other remedy
thereunder as a result of the default of Lessee thereunder and (c) any other
condition or contingency Failure of Guarantor to comply with the provisions
of the immediately preceding sentence shall constitute an Event of Default
hereunder and failure of Guarantor to comply with any other covenant or
agreement contained herein for a period of 30 days after notice shall likewise
constitute an Event of Default hereunder Guarantor also agrees to pay to
such person such further amounts as shall be sufficient to cover the cost and
expense of collecting such sums or any part thereof, or of otherwise enforcing
this Guaranty, 1ncluding, 1n any case, reasonable compensation to tts
attorneys This Guaranty 1s a guaranty of payment and performance and not
merely of collectability

2 The obligations, covenants, agreements and duties of Guarantor
under thi1s Guaranty shall in no way be affected or impaired by reason of the
happening from time to time of any of the following, although without notice
to or the further consent of Guarantor

(a) the waiver by Lessor of the performance or observance
by Lessee, Guarantor or any other party of any of the
agreements, covenants, terms or conditions contained
1n this Guaranty, the Tax Indemnity Agreement or any
other 1nstrument contemplated therein or herein,

(b) the extension, 1n whole or in part, of the time for
payment by Lessee or Guarantor of any sums owing or
payable under the Tax Indemnity Agreement or this
Guaranty, or of any other sums or obligations under or
arising out of or on account of the Tax Indemmity
Agreement or this Guaranty or the renewal of any
thereof,

(¢) any assignment of the Sublease or subletting of the
Premises or the Equipment or any part thereof or any
refinancing of the Indebtedness,

(d) the modification or amendment (whether material or
otherwise) of any of the obligations of Lessee or
Guarantor under the Sublease, the Tax Indemnity
Agreement or this Guaranty, specifically including
(but without Timitation) in connection with the
construction of Substantial Alterations pursuant to
Section 10 of the Subiease,

2



(e) the doing or the omission of any of the acts referred
to in the Tax Indemnmity Agreement or this Guaranty
(including, without 1imitation, the giving of any
consent referred to therein),

(f) any failure, omission or delay on the part of Lessor
to maintain, enforce, assert or exercise any right,
power or remedy conferred on or available to Lessor 1n
or by the Tax Indemnity Agreement or this Guaranty or
any other instrument, or any action on the part of
Lessor granting indulgence or extension in any form
whatsoever,

(g) the voluntary or involuntary liquidation, dissolution,
sale of all or substantially all of the assets,
marshalling of assets and liabilities, receivership,
conservatorship, insolvency, bankruptcy, assignment
for the benefi1t of creditors, reorganmization,
arrangement, composition or readjustment of, or other
similar proceeding affecting, Lessee or Guarantor or
any of their assets,

(h) the release of Lessee or Guarantor from, or any
defense of Lessee or Guarantor to, the performance or
observance of any of the agreements, covenants, terms
or conditions contained 1n the Tax Indemnity Agreement
or this Guaranty by operation of law,

(i) any change in the corporate relationship between
Guarantor and Lessee, specifically including (but
without limitation) divestiture of ownership of Lessee
by Guarantor,

(j) the 1nability of Lessor, the Mortgagee or Lessee to
enforce any provisions of the Tax Indemnity Agreement
for any reason,

(k) the termination of the Lease (as defined in the
Sublease) or any termination of the Sublease prior to
the expiration of its term other than as a result of
the exercise of any purchase option thereunder, or

(1) any action or inaction of Lessor which results 1n any
impaliment or destruction of any subrogation rights of
Guarantor or any rights of Guarantor to proceed
against Lessee for reimbursement

Guarantor's l1abil1ty hereunder shall not be affected or 1mparred by any sale,
pledge, surrender, compromise, release, renewal, extension, indulgence,
alteration, exchange, change 1n or modification of said lrabilities and
obligations, erther expressed or 1mplied or any contract or confracts
evidencing any thereof, or any security or collateral therefor 1ncluding,
without limitation, any contained 1n the the Tax Indemnity Agreement



3 In the event of the rejection or disaffirmance of the Tax
Indemnity Agreement by Lessee or Lessee's trustee in bankruptcy pursuant to
any present or future, federal or state bankruptcy law or any other law
affecting creditors’ rights, Guarantor will, and does hereby (without the
necessity of any further agreement or act) assume all obligations and
Tivabili1ties of Lessee under the Tax Indemnity Agreement to the same extent as
1f 1t had been originally named instead of Lessee as a party to each such
document and there had been no such rejection or disaffirmance, and Guarantor
will confirm such assumption 1n writing at the request of the Lessor upon or
after such rejection or disaffirmance Guarantor, upon such assumption, shall
have all rights of Lessee under the Tax Indemnity Agreement (to the extent
permitted by law)

4 Guarantor will deliver to Lessor copies of all financial
statements, reports, notices and proxy statements sent by Guarantor to 1ts
stockholders (other than monthly financial statements and reports) along with
such additional information (including copies of public reports filed by
Guarantor with the Securit.es Exchange Commission) regarding the business
affairs and financial condition of Guarantor as Lessor may reasonably request

5 Notice of acceptrance of this Guaranty and notice of any
obligations or liabiriities contracted or incurred py Lessee, whether or not
waitved by Lessor, are hereby waived by Guarantor

6 This Guaranty may not be modified or amended excapt by a written
agreement duly executed by Guarantor with the consent 1n writing of Lessor and
all assignees of Lessor

7 Guarantor wa'ves any right it may have to require Lessor to
proceed against Lessee or to pursue any remedy within the power of Lessor
Guarantor agrees that all of i1ts obligations hereunder are 1ndependert of the
obligations of Lessee under the Tax Indemnity Agreement and that a separate
action may be brought against Guarantor whether or not an action 1s commenced
against Lessee under the Tax Indemnity Agreement

8 A1l agreements, representations and warranties contained herein
or made 1n writing by Guarantor shall survive the execution and delivery of
this Guaranty

9 All notices, demands, requests, consents, approvals and other
instruments required or permitted to be given pursuant to the terms of this
Guaranty shall be 1n writing and shall be deemed to have been properly given
if sent by prepaid certified or registered mail or by prepard messenger
service guaranteeing overnight delivery, addressed to each party at their
respective address first above set forth Guarantor and Lessor shall each
have the right from time to time to specify as 1ts address for purposes of
th1s Guaranty any other address in the United States of America upon giving 15
days' written notice thereof, similarly given, to the other party

10 This Guaranty shall be binding upon, and 1nure to the benefit
of, the parties hereto and their respective successors and assigns, whether by
merger, consolidation or transfer of assets



11 This Guaranty shall be construed and enforced in accordance with
and governed by, the laws of the State of Alabama



IN WITNESS WHEREOF, Guarantor has caused this Guaranty to be duly
executed as of the day and year first above written

FLEMING COMPANIES, INC
Guarantor

By

Donald N Eyler, Vice Predident

(Corporate Seal)

n Thompsod,
ssistant Secretary
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This Instrument Was Prepared By
and When Recorded Return To:

Mark G. Henning, Esq.
Winston & Strawn

35 West Wacker Drive
Chicago, Illinois 60601-9703

(Fleming]

ASSIGNMENT AND ASSUMPTION AGREEMENT

ASSIGNMENT AND ASSUMPTION AGREEMENT dated as of
August | , 1994 (this “"Assignment") between BNE CAPITAL
CORPORATION, a Massachusetts corporation ("Seller"), and REBNEC
Nine, Inc., a Delaware corporation ("Purchaser").

CIT

A. Seller leases from The Industrial Development Board
of the City of Geneva, an Alabama public corporation, (hereinafter
called the "Board") certain land described on Exhibit A attached
hereto and made a part hereof, and all buildings and improvements
located thereon (all of the foregoing being hereinafter
collectively called the "Premises™") pursuant to a certain Lease and
Agreement dated as of November 20, 1986 (hereinafter called the
"Lease"), which Lease was filed on December 15, 1986 in the records
of the Judge of Probate of Geneva County, Alabama in Official
Record Book 31 at pages 1-29.

B. Seller subleases the Premises to Fleming Foods of
Alabama, Inc., an Alabama corporation pursuant to a certain
Sublease and Agreement dated as of November 20, 1986 (hereinafter
called the "Sublease"), which Sublease was filed on December 15,
1986 1n the records of the Judge of Probate of Geneva County,
Alabama 1n Official Record Book 31 at pages 30-72.

cC. Pursuant to a certain Collateral Assignment dated as
of November 20, 1986 (hereinafter called the "Collateral
Assignment”), Seller assigned to the Board all of Seller’s estate,
right, title and interest 1in, to and under the Sublease and a
certain Sublease Guaranty from Fleming Companies, Inc., an Oklahoma
corporation to Seller dated as of November 20, 1986.

D. Pursuant to a certain Trust Indenture (the "Trust
Indenture”) dated as of November 20, 1986, the Board conveyed,

assigned, mortgaged and granted to Morgan Guaranty Trust Company of
New York, as Trustee (hereinafter called the "Trustee”) all of the
Board’s right, title and interest in and to, among other things,
the Premises, the Lease, the Sublease and the Sublease Guaranty; in
addition, pursuant to a certain Assignment of Leases and Agreement
dated as of November 20, 1986 (hereinafter called the "Assignment
og Leases"), the Board assigned to the Trustee all of its right,
title and interest in, to and under the Sublease, the Sublease




Guaranty, the Lease and the Collateral Assignment. The Collateral
Assignment, the Trust Indenture and the Assignment of Leases are
hereinafter collectively called the "Security Documents."

E. Seller has agreed to sell, transfer and assign to
Purchaser all of Seller'’s raght, title and interest (1) as Lessee
in, to and under the Lease and the Premises, including, but not
limited to Seller’s rights and options to purchase the Premises as
specifically provided in the Lease, and (2) as Sublessor in, to and
under the Sublease, 1n each case subject to the estate, right,
title and interest of the Trustee therein created and existing
pursuant to the Security Documents.

F. Purchaser and Seller desire to enter into this
Assignment.

NOW, THEREFORE, for good and valuable consideration, the
receipt and sufficiency of which are hereby acknowledged, the
parties hereto agree as follows:

Section 1. Assignnment. Seller does hereby assign,
transfer, sell and convey to Purchaser all of Seller’s right, title
and interest (a) as Lessee in, to and under the Lease and the
Premises, including, but not limited to Seller’s rights and options
to purchase the Premises as specifically provided in the Lease, and
(b) as Sublessor in, to and under the Sublease, 1n each case
subject to the estate, right, title and interest of the Trustee
therein created and existing pursuant to the Security Documents.

Section 2. Assumption. Purchaser hereby assumes all of
the duties and obligations of Seller under the Lease and the
Sublease arising or accruing on or after the date hereof.
Purchaser confirms that (1) 1t has the requisite corporate power
and authority to enter into and carry out the obligations of the
Lessee under the Lease and the Sublease and (ii) it shall be bound
by all of the terms of, and shall undertake all the obligations of
Seller contained in, and shall be deemed a party to the Lease and
the Sublease, 1n each case solely from and after the date hereof.

Section 3. Successors _and Assigns. This Assignment
shall be binding upon and inure to the benefit of Purchaser, Seller

and their permitted successors and assigns.

Section 4. Counterparts. This Assignment may be
executed by the parties hereto in separate counterparts, each of
which when so executed and delivered shall be an original, but all
such counterparts shall together constitute but one and the same
instrument.

Section 5. Governing Law. This Assignment, including
all matters of construction, validity and performance shall be
governed by and construed in accordance with the laws of the State




of Alabama applicable to contracts made in such state, without
regard to conflicts of laws.

Section 6. Notices. All notices, offers, documents,
approvals, waivers, requests, demands and other communications
hereunder or under the Transaction Documents shall be given to
Purchaser at:

REBNEC Nine, Inc.

1900 Indian Wood Circle
Maumee, Ohio 43547
Attn: President

Fax: (419) 893-7419

*® & * &




IN WITNESS WHEREOF the undersigned have caused this
Assignment to be duly executed as of the dates of the acknowledg-
ments set forth below to be effective however as of the day and
year first written above.

BNE CAPITAL CORPORATION

By:

Its: AL da g

REBNEC Nine, Inc.

By:

Its:

C.\DOCS\MGH\DANA\ASSUMPTION.FL2
7-26~94\1:38pm




IN WITNESS WHEREOF the undersigned have caused this
Assignment to be duly executed as of the dates of the acknowledg-
ments set forth below to be effective however as of the day and

year first written above.

C: \DOCS\MGH\DANA\ASSUMPTION. FL2
7-26-94\1:38pm

BNE CAPITAL CORPORATION

>
By:_ L0

Its: Vluz ‘[Onees Lo T




COMMONWEALTH OF MASSACHUSETTS )

COUNTY OF _\ﬁﬂmw_ )

I, the undersigned, a notary public in and for said
county in said state, hereby certify that Ben S. Branch, whose name
as President of BNE CAPITAL CORPORATION, a Massachusetts
corporation, is signed to the foregoing instrument and who is known
to me, acknowledged before me on this day that, being informed of
the contents of the instrument he, as such officer and with full
authority, executed the same voluntarily for and as the act of said

corporation.
TP v
\ day

Given under my hand and official seal this the
¥
PRTNNGEY
N

Notary Publac

My commission expires:

Darci L Dubreuil
Notary Public
Commonwealth of Massachusetts
My commussion expires March 16, 2001




STATE oF _(J o

COUNTY OF M

I, the undersigned, a notary lic in and for said
county in said state, hereby certify that ot S Rt gl
whose name as Vice President of REBNEC Nine, Inc., a Delaware
corporation, 1s signed to the foregoing instrument and who is known
to me, acknowledged before me on this day that, being informed of
the contents of the instrument he, as such officer and with full
authority, executed the same voluntarily for and as the act of said
corporation.

- g

Given under my hand and official seal this the ]g“L day
of iku&hnr'

. 1994.
W 7L .

Notary Public

5—

(NOTARIAL SEAL)

Ma
Notary pop oA K DAY

My commission expires:M}’ﬂte of Ohye

on Expxres 2299




[Fleming Foods)
ASSIGNMENT AND ASSUMPTION AGREEMENT

ASSIGNMENT AND ASSUMPTION AGREEMENT dated as of August 19,
1994 (this "Assignment") between BNE CAPITAL CORPORATION, a
Massachusetts corporation ("Seller"), and REBNEC NINE, INC., a Delaware
corporation ("Purchaser").

RECITALS

A. The parties hereto wish to effect the sale by Seller to
Purchaser of all right, title and interest of Seller in and to the
Transaction Documents (as defined below), and the assumption by
Purchaser of the obligations of the Seller under the Transaction
Documents relating to the sale to Purchaser of (i) Seller’s leasehold
interest in certain real property located in Geneva, Alabama (the
"Property") and (ii) all of Seller’s right, title and interest in and to
Industrial Revenue Bond Series B (as defined below).

B. Purchaser and Seller desire to enter into this
Assignment.

NOW, THEREFORE, for good and valuable consideration, the
receipt and sufficiency of which are hereby acknowledged, the parties
hereto agree as follows:

Section 1. Definitions. For purposes of this Assignment, the
following specific terms shall have the meanings set forth below:

"collateral Assignment™ shall mean the Collateral Assignment
dated as of November 20, 1986 from the Seller, as assignor, to the
Board, as assignee, filed December 15, 1986 and recorded in Official
Record Book 31 at pages 73-90, records of the Judge of Probate, Geneva
County, Alabama.

"closing™ shall mean the date of execution and delivery of
this Assignment.

"Board"™ shall mean The Industrial Development Board of the
City of Geneva, an Alabama public corporation.

"Industrial Revenue Bond Serjes B" shall mean the 9.00%
Industrial Development Bond (Fleming Foods, 1986 Project) Series B, due
March 15, 2011 and dated December 15, 1986 purchased by Seller with an
original face amount of $2,600,000.

"lLease™ shall mean the Lease and Agreement dated as of
November 20, 1986 between the Board, as lessor, and Seller, as lessee,
filed December 15, 1986, and recorded in Official Record Book 31 at
pages 1-29, records of the Judge of Probate, Geneva County, Alabama.

"Subleage™ shall mean the Sublease and Agreement dated as of
November 20, 1986 between Seller, as lessor, and Sublessee, as lessee,
recorded on December 15, 1986 at Official Record Book 31 pages 30-72 of



Section 4. Novation. Upon the execution and delivery of this
Assignment and thereafter, Purchaser shall be substituted in lieu of
Seller as a party to each Transaction Document to which Seller is a
party.

Section 5. Successors and Assigqns. This Assignment shall be
binding upon and i1nure to the benefit of Purchaser, Seller and their
permitted successors and assigns.

Section 6. Counterparts. This Assignment may be executed by
the parties hereto in separate counterparts, each of which when so
executed and delivered shall be an original, but all such counterparts
shall together constitute but one and the same i1nstrument.

Section 7. Governing Law. This Assignment, including all
matters of construction, validity and performance shall be governed by
and construed in accordance with the laws of the Commonwealth of
Massachusetts applicable to contracts made in such state, without regard
to conflicts of laws.

Sectaion 8. Notices. All notices, offers, documents,
approvals, waivers, requests, demands and other communications hereunder
or under the Transaction Documents shall be given to Purchaser at:

REBNEC Nine, Inc.

1900 Indian Wood Circle
Maumee, Ohio 43547
Attn: President

Fax: (419) 893-7419

All payments to be made to REBNEC Nine, Inc. shall be made to:

Society National Bank
Cleveland, Ohio

Account No. 500-079-3121
ABA No. 041-001-039
Attn: REBNEC Nine, Inc.

* * & & *




IN WITNESS WHEREOF the undersigned have caused this Assignment
to be Aduly executed as of the date of the acknowledgments set forth
below to be effective however as of the day and year first written
above.

BNE CAPITAL CORPORATION

By:
Its: @W

REBNEC NINE, INC.

By:

Its:




IN WITNESS WHEREOF the undersigned have caused this Assignment
to be duly executed as of the date of the acknowledgments set forth
below to be effective however as of the day and year first wratten

above.

BNE CAPITAL CORPORATION

By:

Its:

REBNEC NIN NC

/

By:

Its: Vué'ﬂﬁaaucur”




COMMONWEALTH OF MASSACHUSETTS )

. )SS.
COUNTY or‘w )

="
on this _\__ day oé;§§%§?gt§x;, 1994, before me appeared Ben
S. Branch, to me personally known, who, being by me duly sworn (or
affirmed), did say that he i1s the President of BNE CAPITAL CORPORATION,
a Massachusetts corporation, and that said instrument was signed on
behalf of said corporation by authority of its board of directors, and

saild President acknowledged said instrument to be the free act and deed
of said Corporation.

Notary Public

(SEAL)

Commission explres:

Darci L Dubreuil
Notary Public
Commenwealth ol Massachuselts
My commussion expires March |6, 2001




staTE oF O bos )

‘ )ss.
county or FKueas) )

On this quk. day of th&&&ﬂ* . 1994, before me appeared
oot wd , to me persdhally known, who, being by me duly
sworn (or affirmed), did say that he 1s the Vice President of REBNEC
NINE, INC., a Delaware corporation, and that said instrument was signed
on behalf of said corporation by authority of its board of directors,
and said Vice President acknowledged said instrument to be the free act

and deed of said Corporation.
N e @&«

Notary Publaic

(SEAL) M-RLA K DAY

Notary Pubic State of Ohyp

Commission expires:
P Exp res 2-2 99
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