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ARTICLE ONE: DEFINED TERMS. Asused in this Commercial Lease Agreement (the “Lease™), the terms set forth in this Article One
have Lhe following respective meanings:

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

1.02. Landlord: __ CMK Associates, Ltd, c/o VPI, Inc,
—-2824 Broadvwell Drive

Address:

Plana, TX 750013 Telephone: 972 _60R_NRNO  Fax:972-AOR-2934
1.03.  Tcnant: VarTec Telecam, Inc
Address; e
Carrollton, TX 75006 Telephone: Fax:

1.04. Demised Premises: __ Suites 104 & 106

A. Street address: 2514 Tarpley Road :
Carrolltan, TX 75006 in_Dallas County, Texas.
B. Floor Plan or Site Plan: Being a floor area of spproximately 7,500 rantab]e*square feet and being approximately
75 feet by 100 feet (measured to the exterior of outside walls and (o the center of the

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

* floor area includes exterior front entrance canc
C. Legal description: The prope:'lty on which the Demise%%xemfses is Extualed (the “Property™) i;p t¥nore particularly described
L

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

D. Tenant’s pro rata share of the Property is_thirty (30) o {Sec Addendum A, if applicable]

105, Lease Term:One (1)yearsand _1/2  months beginningon ___ 10/15/05 (the “Commencement Date™)
and ending on 10/31/96 (the “Expiration Date™),

1.06. Base Rent: § 63,750,00 total Base Rent for the Lease Term payable in monthiy installments
of$ __5,312 580 * per month in advance. (The total amount of Rent is defined in Section 3.01.)
* Base Rent f 10 -
1.07.  Percentage ﬁcnm te! or N,ﬂ 5/05 10/31 /%5 (?ekel i%(}enﬁuem Eqra%glicablcl
1.08,  Security Deposit: § _2,937.50 (due upon execution of this Lease). [See Section 3.04)

1.09.  Permitted Use:
equipment "and parts ——-—-—-—-———— e ———e = A

. [See Secuon 6.01)

1.10.  Party towhom Tenant s to deliver payments under this Leasc fcheck one): :ﬂ Landlord O Principal Broker

J Other N/A -
Landlord may designate in writing the party authorized to act on behalf of Landlord to enforce this Lease. Any such

authorization will remain in effect uniil it is revoked by Landlord in writing,
111 Principal Broker: Duggan Realty Ac}visors, LLC , acting as
agent for fcheck onej: I the Landlord exclusively, ¢ Tenan( exclusively, OJ both Landlord and Tenant as dual agent.

Principal Broker's Address: 15770 Dallas Parkway Suite 850
Dallas, TX 75248 Telephone: _ 9729809686 Fax: _972.980-9705
1.12.  Cooperating Broker: None , acung as

agen! for [check onef: T the Landlord exclusively, LJ the Tenant exclusively, (J both Landlord and Tenant as dual agent.

Cooperating Broker's Address: .
peraing Telephone: Fax:
1.13.  The Fee: The Professional Service Fee as sct forth in fcheck one/: Mnmgraph A, :
& 1/2 percent (4§ _ %)

A. The percentage applicable for leases in Scctions 15.01 and 15.03 shall be four

mmwmmmﬁw——m“ PEECRALLA R lod
: P bt

Acceptance: The number of days for aceeplance of this offer is Two (2] days. [See Section 16.14]

L4,
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ARTICLE TWO: LEASE AND LEASE TERM

2.01. Lease of Demised Premises for Lease Term. Llnleld |eﬂlcl the Demised Premises to Tenant and Tenant leases the De used
. N . -
Premises &om ndlord for the Lease Te; stated in Seotion 1.05. The C t te spec. cclior ¢
Landl for Term ommencement Date is the da ified in Seceu 05, unless

2.0% Delay in Commencement. Landiord shall not be liable to Tenant if Landlord does not deliver possession of the Dernised Premises w0
Tenant on the Commencement Date specified in Section 1.05 sbove. Landlord's non-delivery of possession of the Demised Premuses to
Tenant on the Commencement Date wili not affect this Lease or the obligations of Tenant under this Lease. However, the Commencement
Date shall be delayed until possession of the Demised Premises is delivered to Tenant. The Lease Term shall be extended for 2 period equal
to the delay in delivery of possession of the Demised Premises to Tenant, plus the number of days necessary for the Lease Term (o cxpirc on
the last day of s month. If Landlord docs not deliver possession of the Demised Premises to Tenant within sixty (60) days sfer the
Commencement Date specified in Section 1.05, Tenant may cancel this Lease by giving wrilten notice to Landlord within ten (10) days aRer
the 60-day period ends. If Tenant gives such notice, this Lease shall bo canceled efTective as of the date of ils exscution, and no party shall
have any obligations under this Lisse. If Tendnt does niot givé suchinotice within the lime specified, Tenant shall have no right 1o cancel this
Lease, and the Lease Term shall commence upon the delivery of passession of the Demised Premises to Tenant. If delivery of possession of
the Dermused Premises o Tenant is delayed, Landlord and Tenant shail, upon such delivery, execute an amendment 1o this Lease sewung forh
the revised Commencement Date and Expiration Dale of the Lease Termn.

2.03, Eatly Occupancy. If Tenanl occupies the Demised Premises prior to the Commencement Date, Tenant's occupancy of the Demysed
Premuses shall be subject to all of the provisions of this Lease. Eafly occupancy of the Demised Premises shall not advance the Expuauon
Date. Unless otherwise provided herein, Tenant shall pay Base Rent and all other charges specified in this Lease for the period of oceupancy

2.04. Holding Over. Tenant shall vacate the Demised Premises ifmediately upon the expiration of the Lease Term or eatlier termination of
this Lease. Tenant shall reimburse Landlord for and indemnily Landlord 'S:m“ all damages incurred by Landlord as s result of any delay by
Tenont in vecating the Demised Premises. If Tcnant does not vacate the Demised Premises upon the, expiration of the Lease Term or earlier
termination of this Lease, Tenanl's occupancy of the Demised Premises shall be & day-to-day tenancy; subject to all of the terms of this Lease.
except that the Base Rent during the holdover period shall be increased to an amount which is one-end-one-half (1'%) times the Base Rent in
efTect on the expiration or termunation of this Lease, computed on 2 dnily basis for each day of the holdover period, plus all additiona! sums
due under this Lease. This paragraph shall not be construed as Landlord's consent for Tenant to hold over or to extend this Lease.

ARTICLE THREE: RENT AND SECURITY DfPOSIT

3.01, Manncr of Payment. All sums payable under this Lease by Tenant (the.“Rent™) shall be made to the Landlord st the address
designated in Section 1.02, unless another person is designated in Séetion 1.10, or 1o any other party or address 85 Landlord may designaie in
wnting. Any and sil payments made to » designated third party for the account of the Landlord shall be deemed made 10 Landlord when
received by the designated third me. All sums payable by Tenant under this Lease, whether or not. expressly denominated as rent, shall
constitute rent for the purposes of Section 502(b)(6) of the Bankrupicy Code and for sll other purposes. The Base Rent is the minimum rent
for the Demised Premises and is subjec! to the lerms and condilions contained in this Lease, wgether with the attached Addenda. if any

3.02. Time of Payment. Upon exccution of this Lease, Tenant shall pay the installment of Base Rent for the first month of the Lense Term
On or before the first doy of the second month of the Lease Term and of each month thereafier, the instaliment of Base Rent and other sums
due under this Lease shall be dus and psyable, in advance, without off-set, deduction or prior demand. If the Lease Term commences or encs
on a day other than the {irsi or Jast day of s calendar month, the rent for sny fractional calendar month following the Commencement Date or
preceding the end.of the L%uEe Term ’F Il be prorated by days. o Ef:: AD

3.03. Late Charge emnﬁ?ﬁilmIX%ro%gWF ﬁxms %l?csuhgcr A\Eﬁ.uu mnychﬁgi’m\d]%rd to incur unanticipated costs The
exsct amount of Lhos¢ costs is impractical or extremely difficult to ascertain. The costs may include, but are not limited to, processing and
accounting charges gnd late charges which may bs imposed on Landlord by any ground lease or deed of trust encumbering the Demised
Premises. Paymentsfdue to Landiord under this Lease are not an extension of credit. ' Therefore, Landlord may, at Landlord's option and to
the extent sllowed by applicable law, impose a Late Charge on any payments which are not received by Landlord on or before the due date 1n
an smount equal to (the “Late Charge™) per day for cach day after the
due date, until the past due amount in Good Funds is received by Landlord, i A
Late Charge may be imposed only once on each past due _Pnymenl. An& Late Charge will be in addition to Landlord's other remedies for
nonpayment of rent. If any check tendered to Landlord by Tenant under this Lease is dishonored for any reason, Tenant shall pay 10 the party
r:;iiving cﬁnymem.s under this Lease a fee of dollars ($25-66), c:‘plus (at Landlord's option) a Late Charge ss provided above unu}
g fun

are received by Landlord. The Rarties agros that any Lale Charge and dishonored check fee represent a fair and reasonable

estumate of the costs Landlord will incur by regson of the late !rermm or dishonored check. Payments received from Tenant shall be spphed
first to any Late Charges, second to Base Rent, and last 10 0 unpaid chu:ges of reimbursements due (o Landlord, Notwithstendrmg~tho-
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3.04. Security Deposit. Upon execution of this Eme, ¥m(n?3191r280lu with Landlord & cash Security Deposit in the amount staled 1n
Section 1.08. Landlord may apply all or part of the Security Deposit to any unpaid Rent or other charges due from Tenant or to cure eny other
defaults of Tenant, If Landlord uses any pant of the Secunity Deposit, Tenant shall restore the Secunty Deposit 10 its full amount withun tere
(10) days after Landlord's writen demnmf Tenant's {ailure to resiore the full amount of the Security Deposit within the time specified sha:i
be s default under this Lease. No interest will be paid on the Security Deposit. Landlord will not be required to keep the Secunity Depos::
separate from its other sccounts and no trust relationship is created with respect to the Security Deposit. Upon any termination of tns Lease
not resulting from Tenant’s default, and after Tenant has vacated the Property and cleaned and.restored Lhe Demised Premuses in the manner
required by this Lease, Landlord shali refund the unusoed portion of the Security Deposit to Tenant within thirty days afler the Termination
Date or thirty days afier Tenant fully complies with the conditions of tenmination as required in Section 7.05, whichever is later

3.05, Good Funds Payments. 1f, for any reason whatsoever, any two or more payments by check from Tenant to Landlord for Rent are
dishonored and retumed unpaid, thereafter Landlord may, at Landlord’s solé option, upon wriltén notce to Tenant, require that all funve
payments of Rent for the remaining tesm of the Lease must be made by cash, eerlified check, éashier's check, or money order ("Good Funds™)
and that the delivery of Tenant’s personal or corporate cheek will no longer constitute payment of Rent under this Lease. Any acceplance by
Landlord of a payment for Rent by Tenanl's personal or corporate check thereafter shall not be construed as a waiver of Landlord™s nght io
insist upon payment by Good Funds es set forth herein. : . B

ARTICLE FOUR: TAXES ) O
4.01, Payment by Landlord. Landlord shall pay the real eslate taxes on the Demised Premises during the Lease Term.

4.02. Improvements by Tenant. If the real estate taxes levied usuinsl the Demised Premises for the real estate tax year in which the Lease
Term commences are increassd as a result of any alterations, additions or improvements made by Tenant or by Landlord al the request of
Tenont, Tenant shall pay to Landlord upon demand the amount of the increase and contiriue 16 pay the increase during the Lease Term
Landiord shall use reasonable efforts to oblain from the tax assessor or assessors & wrilten statement of the tolal amount of the increase

4.03. Jolnt Assessment. lf the real estate wxes are assessed agrinst the Demlsed Premiises jointly with other g:‘openy not constituting 8 pan
of the Demised Premisés, the real estate taxes applicable to Ulg-Demised Premises shall be equal to the amount bearing the same proportion 1o
the aggregate sssessment thal the total square feet of building srea in the Demised Premises bears to the total square fect of building srea
included in the joint assessment. : R o -
4.04. Personal Property Tazes. Tenant shall pay ail taxes assessed against tade fixtures, fimishings, squipment, inventory, produsts, of
any other personal property belonging to Tenant. Tenant shall use reasonable cfforis to have Tenant's personal property taxed separately from
the Demised Premises. 1f any of Tenant's personal property is taxed with the Demised Premises, Tenant shall pay the taxes for the persona!
property to Landlord within fifteen (15) days afier Tenant roceives 8 wrilten ststement from Landlord for the personal property taxes

. . Page 2 /QGe
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ARTICLE FIVE: INSURANCE AND INDEMNITY

5.01. Casualty Insurance. During the Lease Term, Landlord shall maintain policies of insurance covering loss of or damage to the Dermsed
Premises in an amount or percentage of replacement vajue as Landlord deems reasonable in relation to the age, location, type of constuction
and physical condition of the Demised Premises and the availability of insurance at reasonable rates. The policies shall provide protection
against all perils included within the classification of fire and extended coverage and any other perils which Landlord deems necessary.
Landlord may, at Landlord's option, obtain insurance coverage for Tenant's fixtures, squipment or building improvements installed by Tenam
in or on the Demised Premises. Tenant shall, at Tenant's expense, maintain insurance on its fixtures, cquipment and building improvements
as Tenanl deems neccssary (o protect Tenant’s interest. Tenant shall not do or permit to be done anything which invalidates any insurance
po]heies, P:ny casualty insurance carmied by Landlord or Tenant shall be for the sole benefit of the party carrying the insurance and under its
sole controi. .

5.0% Increase in Premlumas. Tenant shall not permit any operation or activity to be conducted, or storage or use of any volatile or any other
matenals, on or about the Demised Premises that would cause suspension or cancellation of any fire and extended coverage insurance policy
carried by Landlord, or increase the premiums therefor, without the prior written consent of Landlord. If Tenant's use and occupancy of the
Demised Premises causes an increase in the premiums for any fire and extended coverage insurance policy carried by Landlord, Tenant shall
pay to Landlord, as sdditional rental, the amount of the increase within ten days after demand and presentation by Landlord of writien
evidence of the increase.

5.03. Llability Insurance. During the Lease Term, Tenant shall maintsin a commercial general liability policy of insurance, at Tenant's
expense, insuring Landlord against lisbility arising out of the ownership, use, occupancy, or maintenance of the Demised Premises. The
initial amounts of the insurance must be at least: $1,000,000 for Each Occurrence, $2,000,000 General Aggregate per policy year, $100,000
Proj Damage for the Demised Premises, and $10,000 Medics] Expense; ¢ sobry . and
shall be subject to periodic increases based upon economic factors as Landlord may determine, in Landlord's discretion, exercised in good
faith. However, the amounts of the insurance shall not limit Tenant's liability nor relieve Tenant of any obligation under this Lease. The
policies must contain cross-liability endorsements, if applicable, and must insure Tenant's performance of the indemnity provisions of Section
5.04. The policies must contain a provision which prohibits cancellation or modification of the policy except upon thirty (30) days’ prior
wTitten notice to Landlord. Tenant may discharge Tenant's obligations under this Section by naming Landlord as an additional insured under
& comprehensive policy of commercial general hiability insurance maintained by Tenant and containing the coverage and provisions described
n this Section. Tenant shall deliver & copy of the policy or certificate (or a renewal) to Landlord prior to the Commencement Date and prior to
the expiration of the policy during the Lease Term. If Tenant fails to maintain the policy, Landlord may elect to maintain the insurance 8t
Tenant's expense. Tenant may, at Tenant’s expense, maintain other liability insurance as Tenant deems necessary to protect Tenant.

5.04. Indemnity. Landiord shall not be liable to Tenant or to Tenant’s employees, agents, invitees or visitors, or to any other person, for any
njury to persons or damage to property on or sbout the Demised Premises or any adjacent area owned by Landlord caused by the negligence
or musconduct of Tenant, Tenant’s employees, subtenants, agents, licensees or concessionaires or any other person entering the Demised
Premises under express or implied invitation of Tenant, or arising out of the use of the Demised Premises by Tenant and the conduct of
Tenant's business, or arising out of any breach or default by Tenant in the performance of Tenant's obligations under this Lease; and Tenant
hereby agrees to indemnify and hold Landiord harmless from any loss, expense or claims arising out of such damage or injury. Tenant shall
not be liable for any injury or damage saused by the negligence or misconduct of Landlord, or Landiord’s employees or agents, and Landlord
agrees to indemnify and hold Tenant harmless sny loss, expense or damege anising out of such damage or injury.

5.0S. Comparative Negligence. Tenant and Landiord hereby unconditionally and imrevocably a to indemnify, defend and hold cach
other and their officers, agents, directors, subsidiaries, partners, cmgloyees. licensees and counsel harmless, to the extent of each party's
comparative negligence, if any, from and against any and sl loss, liability, demand, damage, judgment, suit, claim, deficiency, interest, fee,
charge, cost or cxpense (including, without limitation, interest, court costs and penalties, reasonable attomey's fees and disbursements and
amounts paid in settlement, or liabilities resulting from any change in federal, state or local law or regulation or interpretation of this Lease) of
whalever nature, on a comparative negligence basis, even when caused in pert by Landlord’s or Tenant’s negligence or the joint or concumng
negligence of Landlord, Tenant, and any other person or enlity, which may result or to which Landlord or Tenant and/or any of their officers,
agents, directors, employees, subsidiaries, partners, licensees and oounse! may sustain, suffer, incur or become subject to in connection with
or arising in any way whatsoever out of the leasing, operation, promotion, management, maintenance, repair, use or occupation of the
Demised Premises, or any other activity of whatever nature in connection therewith, or arising out of or by reason of any investigation,
litigation or other proceedings brought or threatened, arising out of or based upon the leasing, operation, promotion, management,
mamntenance, repair, use or occupancy of the Demised Premises, or any other activity on the Demised Premises. This provision shall survive
the expiration or termination of this Lease. - .

5.06. Waiver of Subrogation. Each party 10 this Leass waives any and every claim which arises or may arise in its favor against the other
party during the term of this Lease or any renswal or extension of this Lease for any and all loss of, or damage to, any of its property located
within or upon, or constituting a part of, the Demised Premises, which loss or damage is covered by valid and collectible fire and extended
coverage insurance policies, to the extent that such loss or damage is recoverable under such insurance policies. These mutual waivers shal}
be in addition to, and not in limitation or derogation of, any other waiver or release contained in this Lease with respect to any loss of, or
damage to, property of the parties. Inasmuch as thess mutual waivers will proclude the assignment of any aforesaid claim by way of
subrogation or otherwise to an insurence company (or any other person), each party hereby agrees to give immediately to each wnsurance
company (which has issued to such party policies of fire and extended coverage insurance) wntten notice of the terms of such mutual waivers,
and to cause such insurance policies to be properly endorsed to prevent the invalidation of the insurance coverage by reason of these waivers.

ARTICLE SIX: USE OF DEMISED PREMISES

6.0t. Permitted Use. Tenant may use the Demised Premises only for the Permitted Use stated in Section 1.09. The parties to this Lease
acknowledge that the current use of the Demised Premises or the improvements located on the Demised Premises, or both, may or may not
conform to the city zoning ordinance with respect to the permitied use, height, setback requirements, minimum parking requirements,
coverage ratio of improvements to tolal arca of land, and other malters which may have a significant economic impact upon the Tenant's
intended use of the Demised Premises. Tenant acknowledges that Tenant has or will independently investigate and verify to Tenant's
satisfaction the extent of any limitations or non-conforming uses of the Demised Premises, Tenant further acknowledges that Tenant is not
relying upon any warranties or represeniations of Landlord or the Brokers who are participating in the negoliation of this Lease concerning the
Permitted Use of the Demised Premises, or with respect to apy uses of the improvements located on the Demised Premises.

6.02. Compliance with Law, Tenant shall comply with all governmenial laws, ordinances and regulations applicable to the use of the
Demised Premises, and shall promptly comply with all governmental orders end directives for the comrection, prevention and sbatement of
nuisances and other activities in or upon, or connected with the Demised Premises, ell at Tenant's sole expense, including any expense or cost
resulting from the construstion or installation of fixtures and improvements or other accommeodations for handicapped or disabled persons
required for compliance with governmental laws and regulations, including but not limited 1o the Texas Architectural Barriers Act (Article
9102 and any successor statute) and the Americans with Disabilities Act (the “ADA™). To the extent any alterations to the Dernised Premises
are required by the ADA or other applicable laws or regulations, Tenant shall bear the expense of the alterations. To the extent any alterations
10 areas of the Property outside the ised Premises are required by Title Iil of the ADA or other applicable laws or regulations (for “peth of
travel” requirements or otherwise), Landlord shall bear the expense of the siterations.
+

6.03. Certificate of Occupancy, If required, Tenant shall obtain a Certificale of Occupancy from the municipelity in which the Property is
located prior to occupancy of the Demised Premises. Tenant may apply for 8 Certificale of Occupancy prior to the Commencement Date and,
if Tenant is unable to obtain a Certificate of Occupancy, Tenant shall have the right to terminate this Lease by written notice to Landlord if
Landlord or Tenant is unwilling or unabe to cure the defects which prevented the issuance of the Centificate of Occupancy. Landlord may,
but has nio obligation to, cure any such defects, including any repairs, installations, or replacements of any items which are not presenily
existing on the Demised Premises, or which have not been expressly agreed upon by Landiord in wriling.
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6.04. Signs. Without i consent of Landlord, Tenant ma
Premises of on the Property, including but nol limuted to the roof or exterior of th

otherwise decorale or deface the extenior of the buiiding,  Any signs installed by Tenant must conform with applicable laws, deed restrictions
on the Property, and other apphcaEle requiroments. 1 enant must remove all signs, decorations and omaments at the expiration or termination
of this Lease and must repair any damage and close any holes caused by the removal.

6.05. Utility Services. Tenant shall pay the cost of all utility services, including but net Jimited lo initial connection charges, all charges for
gas, waler, sewerageastorm water disposal, communications and electricity used on lhe Demised Premises, and for replacing all electric

Iights, lamps and tubcs»— TOQ INCLUDE TRASH REMOVAL - :

6.06. Landlord's Access. Landiord and Landlord's agents shell have the right to, during normal business hours and upon reasonable
advance notice, and without unreasonably interfering with Tenant's business, enter the Demised Premises: (8) to inspect the generat condition
and state of repair of the Demised Premises, (b) to make r?-in required or permitted under this Lease, (¢} to show the Demised Premises or
the Property to any prospective tenant or purchaser, and (d) for any other reasonable purpose. If Tenant changes the locks on the Demnised
Premises, Tenant must provide Landlord with a copy of each sg&me kgE. ing the final one hundred fifty (150) days of the Lease Term,
La:; lo l and Landiord's sgents may ereot and maintain on or about mised Premuses signs advertising the Demised Premises for lease
or {Or sale. '

6.07. Possession. If Tenant pays the rent, properly maintains the Demised Premises, and complies with all other terms of this Lease, Tenant
may occupy and enjoy the Demised Premises for the full Lease Term, subject to the provisions of this Lease.

6.08. Exemptions from Liabllity. Landlord shall not be liable for any damage or injury to the persons, business (or any loss of income),
goods, inventory, fumishings, fixtures, equipment, merchandise or other property of Tenant, Tenant’s employees, invitees, customers or any
other person in or about the Demised Prenuses, whether the damage or injury is caused by or results fom: (a) fire, stcam, clectricity, water,
gas or wind; (b) the breakage, leakage, obstruction or other defects of pipes, sprinklers, wires, appliances, plumbing, air conditioning or
lighting fixtures or any other cause; (c) oconditions arising on or about the Demised Premises or upon other portions of any building of which
the Dernised Premises is a part, or from other sources or places; or (d) any.act or omission of any other tenant of any building on the Property
Landlord shail not be liable for any damage or injury even though the causs of or the means of repairing the damage or injury are not
nccessir:l]e to Tenant. The provisions of this Section 6.08 shall not, however, exempt Landlord from lisbility for Landlord's gross negligence
or willful misconduct. .

ARTICLE SEYEN; PROPERTY CONDITION, MAINTENANCE, REPAIRS AND ALTERATIONS

7.01. Property Condition. Exﬁt as disclosed in writing by Landlord to Tenant contemporansously with the execution of this Lease, to the
best of Landlord's actual knowledge the Demised Premises has no known latent structural defects, construction defects of a matenal nature,
and to the best of Landlord’s actual knowledges none of the improvements has been constructed with materials known to be & potential health
hazard to ocoupants of the Demised Premises. Tenant acknowledges that neither the Principal Broker nor any Cooperating Broker has made
any warranty or representation to Tenant wilh respeot to the condition-of the Demised Premises, and that Tenant is relying exclusively upon
Tenant's own investigations and the representations of Landlord, if any, with respest lo the condition of the Demited Premises. Landlord and
Tenant agree 1o hold the Brokers hanmless of and from any and all damages, claims, costs and expenses of every kind and character resulting
from or related to Landlord's furnishing to the Brokers any false, incorrect or insccurate information with respect to the Demised Premises, or
Landlord’s concealing any material information with respect to the condition of the Demised Premises, Other than as expressly set forth in
this Lease, Landlord represents that on the Commencement Dats (and for a period of thirty (30) days thereafter) the building fixtures and
equipment, plumbing and plumbing fixtures, electrical and lighting system, any fire protection sprinkler system, ventilating equipment,
heating system, air conditioning equipment, roof, skylights, doors, overhead doors, windows, dock levelers, elevators, and the intenor of the
Dernised Premises in general ars in good operating condition. Tenant shall have & period of thisty (30) days following thc Commencement
Date in which o inspect the Demised Premisss and to notify Landlord in writing of any defects and maintenance, repairs or replacements
required to the above named equipment, fixtures, systems and interior, Within & reasonable period of time after the timely receipt of any such
whitten notice from Tenant, Landlord shall, st Landlord's expense, correct the defeots and perform the maintenance, repairs and replacements.

7.02. Acceptance of Demised Premises. Subject to the provisions in Section 7.01, Tenant acknowledges that: (a) a full and complete
inspection of the Demised Premises and sdjacent common areas has been made and Landiord has fully and adequately disclosed the existence
of any defects which would interfers with Tenant's use of the Demised Premises for their intended commercial purpose, and (b) as a result of
such inspection and disclosure, Tenant has taken possession of the Demised Premises and accepts the Demised Premises in its “As Is”
condition. '

7.03. Maintenance and Repair. Except as otherwise provided in this Lease, Landlord shall be under no obligation to perform any repair,
mainienance or management service in the Demised Premises or adjacent common areas. Tenant shall be fully responsible, a1 its expense, for
all repair, maintenance and management services other than those which are expressly assumed by Landlord. ’

A. Landlord’s Obligation, . . B

(1) Subject to the provisions of Article Eight (Damage or Destruction) and Article Nine'(Condemnation) and excep! for damage
caused by any act or omission of Tenant, Landlord shall keep the roof, skylights, foundation, structural components and the structural portions
of exterior walls of the Demised Premises in good order, condition and repair. Landlord shall not be obligated to maintain or repair windows,
doors, overhead doors, plats glass or the surfaces of walls. In sddition, Landlord shall not be obligated to make any repairs under this Section
until a reasonable time after receipt of written nolice from Tenant of the need for repairs. If any repairs are required to be made by Landlord,
Tenant shali, et Tenant’s sole cost and expense, promptly remove Tenant's furnishings, fixtures, inventory, equipment and other property. to
the extent required to enable Landlord to make repairs. Landlord's lisbility under this Section shall be Jimited to the cos! of those repairs or
corrections. Tenant waives the benefit of any present or futurs law which rhight give Tenant the right to repair the Demised Premises at
Landlord’s expense or to terminate the Lease because of the condition,

(2) All repair, maintensnce, management and other services to be performed by Landlord or Landlord's agents involve the exercise
of professional judgment by service providers, and Tenant expressly waives any claims for breach of warranty arising from the performance of
those services. i : - : -

B. Tenant's Obligation. o

(1) Subject to the provisions of Section 7.01, Section 7.03.A, Article Eight (Damage or Destruction) and Article Nine
(Condemnation), Tenant shall, at all times, keep all other portions of the Demised Premises in good order, condition and repair, ordinary wear
and tear excepted, including but not limited to maintenancs, repairs and all necessary replacements of the windows, plate glass, doors,
overhead doors, healing system, ventilating equipment, air conditioning equipment, electrical and lighting systems, * ¥
T 0 , interior and <ierier plumbing, the interior of the Demised Premises in general, pest control and
extermination, downspouts, gutters, paving, ek tding: . : , and including the exterior of
the Demised Premises. In |§dx'tion. gaemnt shall, al Tenant's expense, repair any damage (o any porlion of the Property, including the reof,
skylights, foundation, or structurai components and exterior walls of the Demised Premises, caused by Tenant's acts or omissions. If Tenant
fails to maintain and repair the Property as required by this Seetion, Landlord may, on ten (10) days™ prior written notice, enter the Demised
Premises and perform tm maintenance or repair on If of Tenant, except that no nolice is required in case of emergency, and Tenant shall
rehi:nburse Landlord immediately upan demand for all costs inourred in performing the maintenance or repair, plus a reasonable service
charge. .

(2) HVAC Service. Tenant shall, at Tenant's own cost and expense, eater into a regularly scheduled preventative maintenance and
service contract for all refrigeration, heating, ventilating, and air conditioning systems and equipment within the Demised Premises during the
Lease Term. 1f Tenant fails to enter into such a service contract acceplable to Landlond, Lendlord may do 20 on Tenant's behalf and Tenant
egrees to pay Landlord the cost and expense thereof, plus & reasonable service charge, regularly upon demand.
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USE OF THE ROOF IS RESERVED TO THE LANDLORD,
TENANT WILL NOT BE ALLOWED ROOF ACCESS
WITHOUT LANDLORD'S WRITTEN CONSENT /s

7.04. Alterations, Additions and Improvements. Tenant shall not create any openings in the roof‘or exterior walls, or make anv alterauons,
addiions_or improvements to the Demised Premises without the Enor wrilten consent of Landlord. Consent lor non-structural alterauons,
additions or mprovements shall not unreasonably withheld by Landlord. “Tenant may ‘erect or install trade fixtures, sheives, bins.
machinery, heating, ventilating and air conditioning equipment and, provided that Tenant complies with ail applicable governmental laws,
ordinances, codes, and regulations. At the expiration or termnination of this Lease, Tenant shall, subject o the resinclions of Secuon 705
betow, have the right to remove items installed by Tenant, provided Tenant is not in default at the time of the removal and provided further
that Tenant shall, at the time of removal of the items, repair in & good and workmanlike manner any damage caused by the installation or
removal. Tenant shall pay for all costs incurred or arising out of alterations, additions or improvements in or to the Demised Premuses and
shall not permit any mechanic’s or materialman’s lien to ge filed against the Demised Premises or the Property. Upon request by Landlord.
Tenant shall deliver to Landlord proof of payment rcasonably satisfactory to Landlord of all costs incurred or ansing out of any alterations,
additions or improvernents,

7.05. Condition upon Termination. Upon the expiration or termination of this Lease, Tenant shall surrender the Demised Premises to
Landlord broom clean and in the same condition as received, except {or ordinary wear and tear which Tenant is not otherwise obligated to
remedy under any provision of this Lease. Tenant shall not be obligated to repair any dsmage which Landlord is required to repair under
Arcle Seven (Property_Condition) or Anticle Eight (Damage or Destruction). In_addition, Landlord may require Tenant 10 remove any
alierations, additions or improvements (whether or not made with Landlord's consemi prior to the expiration or termmation of this Lease and
to restore the Dermuised Preruses to its pnior condition, all at Tenant's expense. All alterations, additions and improvements whic ndlord
has not required Tenant 1o remove shall become Landlord s property and shall be surrendered io Landlord upon the expiration or lermination
of this Lease. In no event, however, shall Tenani remove any ol the lollowing materials or equipment without Landlord’s pror wntlen
consent. (1) any electrical wiring or power panels; (ii) lighting or lighting fixtures, (1ii) wall coverings, drapes, blinds or other window
covenings; (1v) carpets or other floor coverings; (v) heating, ventilating. or air conditioning equipment. (v1) fencing or security gates: or (\ii)
any other fixtures, equipment or items which, if removed, would affect the operation or the extenor appearance of the Property.

ARTICLE EIGHT: DAMAGE OR DESTRUCTION

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

8.02. Partial Damage. If the building or other improvements situaled on the Denused Premises are damaged by fire, tomado, or other
casualty but not to such an extent Lhat rebuilding or repairs cannoi reasonably be completed within one hundred nwenty (120) days from the
date Landlord receives wnitten notification by Tenani ol the occurrence of the damage, this Lease shall not terminate, bul Landlord shall
proceed with reasonable diligence 1o rebuild or repair the building and other improvements on the Demused Premises (other than leasehold
improvements made by Tenent or any gssignee, sublenant or other occupant of the Demised Premises) o substontially the condition in which
they cxisted prior to the damage. If the casualty occurs during the final eighteen (18) months of the Lease Term, Landlord shall not be
required to rebuild or repair the damsage unless Tenant exercises Tenant's renewal option (if any) within fifteen (I5) days efler the date of
recetpt by Landlord of the notification of the occusence of the damoge. If Tenant does not exercise its renewal option, or if there s no renewal
option contained in this Lease, Landlord may, a1 Landlord’s option, terminate this Lease by promptly delivening a written termunauon nouce
1o Tenant, in which event the Rent shall be abated for the unexpired portion of the Lease Term, cffecuve [fom the date of receipt by Landlord
ol the written notification of the damage. To the extent the Demised Premises cannot be occupied (in shole or in part) (ollowing the casualty.
the Rent payable under this Lease dunng the period in which the Demised Premises cannot be fully occupied shall be adjusted equiably.

8.03. Substantial or Total Destruction. If the building or other improvements situated on the Demised Premises are substantially or owally
destroyed by fire, tommado, or other casuaity, or so damaged that rebuilding or repairs cannot reasonably be completed within one hundred
twenty (120) days from the date Landlord receives written notification by Tenant of the occurrence of the damage, erther Landlord or Tenant
may terminate this Lease by promptly delivering a wniten termination notice (o the other party, in which event the monthly nisatlments ol
Rent shalj be abated for the unexpired portion of the Lease Term, effective from the date of the damage or destruction. If nesther party
promptly terminates this Lease, Landlord shall proceed with reasonable diligence to rebuild and repair the building and olher improvements
(except that Tenant shall rebuild and repair Tenant's fixtures and improvements in the Demised Prenuses). To the extent the Dermused
Premuses cannot be occupied (in whole or in part) following the casualty, the Rent payable under this Lease duning the penied in which the
Demised Premises cannot be fully occupied shall be adjusted equitably.

ARTICLE NINE: CONDEMNATION

If, during the Lease Term or any extension thereof, all or a substantial part of the Demised Premises are taken for any public or quasi-pubhic
use under any governmental law, ordinance or regulation or by right of eminent domain, or are conveyed 10 the condernmung authonty under
threat of condcmnation, this Lease shail terminate and the monthly installments of Rent shall be abated during the unexpired portion of the
Lease Term, effective from Lhe date of the taking. If less than a substantial part of the Demised Premuses is taken for public or quasi-public
use under any govenmental law, ordinance or regulation, or by right of eminent domain, or is conveyed to the condemning authority under
threat of condemnation, Landlord, &l its option, may by writlen notice terminate this Lease. [ Landlord does not terrunate tus Lease,
- Landlord shall promptly, at Landlord's expense, restore and reconstruct the buildings and improvements (other than ieasehold improvements
made by Tenant of any assignee, subtenant or other occupant of the Demised Prenuses) situated on the Demised Premiscs in order lo make
the same reasonably tenantable and suilable for the use II; which the Demised Premises is leased us defined in Section 6.0, The monthly
inswllments of Rent payable under this Lease during the unexpircd portion of the Lease Term shall be adjusted equitably. Landlord and
‘Tenant shall cach be entitled to receive and retain such scparuie awards and portions of lump sum wwards as may be ullocated 10 thew
respective interests in any condemnation proceeding. The 1crmination of this Lease shall not atlect the nghts of the paruies 10 such awards

ARTICLE TEN: ASSIGNMENT AND SUBLETTING

Tenant shall not, without the prior written consent of Landlord. assign this Lease or sublet the Demised Premises or any portion thereof  Any
assignment or sublelting sh'alil be expressly subject 1o all lerms anm provisions of this Lease, including the provisions of Section 6.01
peraining 1o the use of the Demised Premuses. In the event of any assignment or subletting, Tenant shall remain fully hable for the full
performance of all Tenant's obligations under this Lease. Tenant shall not assign its rights under this Lease or sublet the Derused Preruses
without first obtaining a written agreement from the assignee or sublessee whereby the assignee or sublessce agrees 1o assume the obligations
of Tenant under this Lease and to be bound by the terms of this Leasc. [f an event of default occurs while the Demused Premuses 1s assigned
or sublet, Landlord may, at Landlord’s option, in addition to any other remedics provided in this Leese or by law, collect duectly from the
assignee or subtenant all rents becoming due under the terms of the assignment or subletting and apply the rent against any sums due to
Landlord under this Lease. No direct collection by Landlord from any assignee or sublenani will release Tenant from Tenani's obligauons

under this Lease.
ARTICLE ELEVEN: DEFAULT AND REMEDIES
11.01. Default. Each of the following events is an event of default under this Lease:

A Failure of Tenant to pay any installment of the Rent or other sum payable to Landlord under this Lease on the dale that it)s due and
the continuance of that failure for a period of five (5) days sRer-bandlord-delivers-vs Hoo-of the-futuse-to-Tonemt. This clause shall nol
be construed to permit or allow a delay in paying Rent beyond the due date and shall not atlect Landlord’s right to impose a Late Charge as

permutted in Section 3.03.

B. Failure of Tenant to comply With any term, condilion or covenanl of this Leuse, other than the puyment of Rent or other sum of
money, and the continuance of that faijure for a period of phirty-t36) days after Landlord delivers wnitten notice of the failure to Tenant,
. FIFTEEN (15}
C. Failure of Tenant or any guarantor of Tenant's obligations under this Lease 10 pay its debts as they become due or an admussion in
writing of inability to pay its debts, or the making of a general assignment for the benetit of creditors;,
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D The commencement by Tenant or any guarantor of Tenant's obligations under this Lease of any case, proceeding or other action
seeking reorganization, arrangement, adjustnent, liquidation, dissolution or composition of it or ils debis under any law relaing to
bankruptcy, insolvency, reorganization or relief of debturs, or seeking appointment of & receiver, trusiee, custodian or other similar official for
it or for alf or any substantial part of its property;

E  The commencement of any case, proceeding or other action against Tenant or any guarantor of Tenant's obligations under this Lease
secking 19 have an order for relicf entered against it s debior, or secking reorganization, arrangement, adjustment, liquidation, dissolution or
composition of it or its debts under any law relating to bankrupicy, insolvency, reorganization or relief of deblors, or seeking sppointment of a
recerver, trustee, custodian or other similar oflicial for it or for all or any substantiel part of its property, and Tenant or any guaranior. (i) [ails
to obtain a dismissal of such casc, proceeding, or other action within sixty (60) days of its commencement; or (ii) convents the case from one
chapler of the Federal Bankruptey Code 1o another chapier: or (iii) is the subject of an order of relief which is not fully staved within seven (7)

business days after the entry thereof. end

F.  Vacanev or abandonment by Tenant of any substantial portion of the Demised Premises or cessation of the use of the Demused
Premuses for the purpose lcased.

11.02. Remedies. Upon the occurrence of any of the events of default listed in Section 11.01, Landlord shall have the option to pursue am
one or more of the following remedices without any prior notice or demand.

A, Terminate this Lease, in which event Tenant shall immediately surrender the Demised Premises to Landlord. 1f Tenant fails t0 so
surrender the Demised Premises, Landlord may, without prejudice to any other remedy which it may have for possession of the Demnised
Premises or Rent in arrears, enter upon and take possession of the Demised Premises and expel or remove Tenant and any other person who
may be occupying the Demised Premises or any pant thereof, by force if necessary, without being liable for prosecution or any claim for
damages. Tenant shall pay lo Landlord on demand the amount of all loss and damage which Landlord may suffer by reason qf the
termination, whether through inability 1o relet the Demised Premises on satisfactory terms or otherwise.

B. Enter upon and lake possession of the Demised Premises, by force if necessary, without terminating this Lease and without being
liable for prosceution or for any cloim for damages, and expel or remove Tenant and any other person who may be occupying the Demused
Premises or any part thereol. Landlord may relet the Demised Premises and receive the rent therefor. Tenant agrees to pay to Landlord
monthly or on demand from time 1o lime any deficiency Lhat may arise by reason of any such reletting. [n determining the amount of the
deficicney, the professional service feex, aitorneys” [oes, court costs, remodeling expenses and othicr costs of refetiing shall be subtracted from
the amount of rent recerved under the reletting.

C. Enter upon the Demised Premises, by forec if necessary, without terminating this Lease and without being liable for prosecution or
for any claim for damages, and do whatcver Tenunt is obligated to do under the terms of this Lease. Tenant agrees to pey Landlord on
dermand for expenses which Landlord may incur in thus effecting compliance with Tenant's obligations under this Lease, together with
intcrest thereon at the rate of twelve percent (12%) per annum from the date expended until paid. Landlord shall not be liable for any
damages resulung to Tenant from such action, whether caused by negligence of Landiord or otherwisc.

D. Accelerate and declare the Rent for the entire Lease Term, and sl other amounts due under this Lease, at once due and payablc, and
proceed by atlachment, suit or otherwise, to collect all amounts in the same manner as if all such amounts due or to become due during the
entire Lease Term were payable in advance by the terms of this Lease, and neither the enforcement or collection by Landiord of such amounts
nor the payment by Tenant of such amounts shall constitute & waiver by Landlord of any breach, existing or in the future, of any of the terms
or provisions of thus Lease by Tenant or a waiver of any rights or remedies which the Landlord may have with respect to any such breach.

E.

In addition fo the foregoing remedies, Landlord
enant foil the monthly instalim.

n
lock, Landlord shall post 2 “Notice of nge o X mised Premises. Such Notice shall state that:

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

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

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

F. No re-enuy or taking possession of the Demised Premises by Landiord shall be construed ss an election to teminate this Lease,
unless a written notice of that inlention is given to Tenant. Notwithstanding any such reletting or re-entry or taking possession. Landlord
may, 81 sny lime thereafcr, elect to terminate this Lease for 8 previous defsult.  Pursuil of any of the foregoing remedies shail not preclude
pursuit of any other remedies provided by law, nor shall pursuit of any remedy provided in this Lease constitute a forfeiture or waiver of any
monthly installment of Rent due to Landlord under this Lease or of any damages accruing to Landlord by reason of the violation of any of the
terms, provisions 8nd covenants contained in this Lease. Failure of Landlord to declare any default immediately upon its occurrence.. or
failure to enforce one or more of Landlord's remedics, or forbearance by Landiord to enforce one or more of Landlord's remedies upon an
cvent of default shall not be deemed or construed (o conslitute a waiver of default or waiver of any violation or breach of the terms of this
Lease. Pursuit of eny one of the above remedies shall not preclude pursuit by Landiord of any of the other remedies provided in this Lease
The loss or damage that Landlord may sufTer by reason of termination of this Lease or the deficiency from any reletting as provided for above
shall include the expense of repossession and any repairs or remodeling undertaken by Landlord following possession. If Landlord termunates
this Lease at any time for any default, in addition lo other remedies Landlord may have, Landlord may recover from Tenanl all damages
Landiord may incur by reason of the default, including the cost of recovering the Demised Premises and the cost of the Rent then remaining
unpaid. .
11.03. Notice of Default. Tenant shall give written notice of any failure by Landiord to perform any of Landlord’s obligations under this
Lease to Landlord and to any ground lessor, mortgagee or beneficiary under any deed of trust encumbering the Demised Premises whose
name and address have been furnished to Tenant in writing. Landlord shall not be in default under this Lease unless Landlord (or such

ground lessor, mortgagee or beneficiary) fails to cure the nonperformance within thirty (30) days afier reocipt of Tenant’s notice. However, if
the nonperformance reasonably requires more than thirty (30) days to cure, Landlord shall not be in default if the curc is commenced within

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

11.04. Limitation of Landiord’s Liability. As used in this Leasc, the termn “Landiord”" means only the current owner or owners of the fec
utle to the Demised Premises or the leasehold estate under a ground lease of the Demised Premises at the time in question. Each Landlord s
obligated to perform the obligations of Landlord under this Lease onlv duning the time such Landlord owns such interest or utle. An
Londiord who transfers sts tille or interest is relicved of all liability with respect to the obligations of Landlord undet this Lease accruing on or
afler the date of yansfer, and Tenant agrees \o recogaize the transferee as Landlord under this Lease. However, each Landlord shal! deliver to
its transferee the Secunity Deposit held by Landlord if such Security Deposit has not then been spplicd under the terms of this Lease.

ARTICLE TWELVE: LANDLORD'S CONTRACTUAL LIEN

In addition to the statutory Landlord's lien, Tenant hereby grants lo Landlord a security interest Lo secure payment of all Rent and other sums
of money becoming due under this Lease from Tenant, upan all inventory, goods, wares, equipment, fixtures, furniture and ali other personal
property of Tenant situated in or upon the Demised Premises, together with the proceeds from the sale ar lease thereol. Tenant may not
remove such property without the consent of Landlord unti! all Rent in amears and other sums of money then due to Landlord under this Lease
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have first been paid and discharged. Upon the occurrence of an event of default, Landlord may, in addition to any other remedies provided in
this Lease or by law, enter upon the Domised Premises and take possession of sny and ail goods, wares, equipment, fixtures, ﬁ.lpnrumre and
other personal property of Tenant situated on the Demised Premises without Jiability for trespass of conversion, and seil the property at public
or private sale, with or without having the property at the sale, after tvmg Tenant reasonable notice of the time and place of any such sale.
Unless otherwise re?:uwd law, notice to Tenant of the sale shall be deemed sufficient if given in the manner prescribed in this Lease at
least ten (10) days before time of the sale, Any public salo made under this Anticle shall be deemed to have boen conducted in a
commescislly reasonable. manner if held on the Derused Premises or where the property is located, after the time, place and method of sale
and & general description of the :_ypu of property to be sold have been advertised in u daily newspaper publishedp in the county where the
Demised Premises is located for five (5) consecutive days befors the dats of the ssle, Landlord or its essigns may purchase at a public sale
and, unless prohibited by law, at & private sale. The ”‘rnoeed: from any disposition dealt with in this Article, less any and sll expenses
connected with (he taking of possession, holding and u)&eof the property (including reasonable attorneys’ fecs and legal expenses), le:u be
applied as a credit against the indebledness socured by the socurity interest grantad herein. Any surplus shall be paid to Tensat or as
otherwise required by law, and Tenant shall promptly pay any deficiencies. Upon request by Landlord, Tenant agrees to execute and deliver
to Landlord a Financing Statement in » form sulficient to perfect the security interest of Landlord in the aforementioned property and proceeds
thereof under the provisions of the Business and Commerce Code in force in the State of Texas. The statutory licn for rent is expressly
reserved; the security interest herein granted is in addition and supplementary thereto. Provided Tenant is not w default under any of the
terms of this Lease, upon written request by Tenant Landiord shalf deliver a written subordination of Landlord’s statutory and contractual
liens to any liens and security interests securing any instilutional third party financing of Tenant. Landlord shall not unreasonably withhold or
delay the delivery of Landlord’s written subordination.

ARTICLE THIRTEEN: PROTECTION OF LENDERS

13.01. Subordination and Attornment. Landlord shall have the right to subordinate this Lease to any future ground Lease, deed of tist or
morigage encumbering the Demised Premises, and advances made on the security thereof and any renewals, modifications, consolidations,
replace or extensions thereof, whenever made or rocorded. Landlord’s right to obtain such s subordination is subject to Landlord's
providing Tenant with a written Subordination, Nondisturbance and Attarmment Agreement from the ground lessor, beneficiary or mortgagee
wherein Tenant’s right to peaceable possession of ths Demised Premises during the Lease Term shall not be disturbed if Tenant pays the Rent
and performs all of Tenant's obligations under this Lease and is not otherwise in default, in which case Tenant shall attom to the transferee of
of successor to Landlord’s interest in the Demised Premises and recognize the transferee or successor as Landlord under this Lease. If any

lessor, beneficiary or gee elects to have this Lease superior to the lien of W lease, deed of trust or mortgage and gives
Tenant written notice thereof, this Lease shall be deerned superior to the ground lease, of trust or morigage whether this Lease is dated
prior or subsequent to the date of the ground lease, doed of trust or mortgage or the date of recording thereof. Tenant’s rights under this Lease,
unless specifically modified at the ime this Lease is execuled, ars subordinated 1o any exisling ground lease, deed of trust or mortgage

13.02. Signing of Documents. Tenant shall sign and deliver any instruments or documents necessary or appropriate to evidence any
attomment or subordination or any agroement (o attom or subordinate. If Tenant fails (o do so within ten (10) days after wnitten reques,
Tenant hereby makes, oonstitutes and urevocably |;:poinu Landlord, or any transferee or successor of Landlord, the sitomey-in-fact of Tenant
to execute and deliver the attomment or subordination document or agreement.

13.03. Estoppel Certificates.

A. Upon Landlord’s written request, Tenant shall executs, acknowledge and deliver to Landlord a written statement certifying: (i) that
none of the tlerms or provisions of this Lease have been ed (or if they have been changed, stating how they have been changed); (i) that
this Lease has not been canceled o terminated; (ii(iLthe last dats of payment of the Base Rent and other charges and the time period covered
by that payment; and (iv) that Landlord is not in defsult under this Lease (or, if Landlord is claimed to be in default, stating why). Tenant
shall deliver the statement to Landlord within ten (10) days afer Landlord's est. Landlord may forward any such statement to any
prospective purchaser or lender of the Demised Premises.  The purchaser or | may rely conclusively upon the statement as true and
cofrect. - g

B. If Tenant does not deliver the written statement to Landlord within the 10-day period, Landlord, and any prospective purchaser or
lender, may conclusively presume and rely upon the following facts: (i) that the terms and provisions of this Lease have not been changed
except a3 otherwise represented by Landlord: (ii) that this Lease has not been canceled or terminaled except as otherwise represenied by
Landlord, (iii) that not mors than one monthly installment of Base Rent or other charges have been paid in advance; and (iv) that Landiord is
not in defauit under this Lease. In such event, Tenant shall be estopped from denying the truth of the presumed facts, .

13.04, Tenant’s Financisl Conditio. Within ten (10) days after written from Landiord, Tenant shall deliver to Landlord financial
statements as are reasonably required by Landlord to verify the net worth of Tenant, or any assignee, subtenant, or guarantor of Tenant. In
addition, Tenant shall deliver to any lender designated by Landlord any financial statements required by the lender to facilitate the financing
or refinancing of the Demised Premises. Tenant represents and warrants to Landlord that each financial statement is a true, complete, and
accurate statement as of the date of the statement, All financial statements shall be confidential and shall be used only for the purposes set

forth in this Lease. iy o
ARTICLE FOURTEEN: ENVIRONMENTAL REPRESENTATIONS AND INDEMNITY

14.01. Tenant’s Compliance with Environmental Laws. Tenant, at Tenant’s expense, shall comply with all laws, rules, orders,
ordinances, directions, regulations and requirements of Federal, State, county and municipal suthorities pertaining to Tenant's use of the
Property and with the recorded covenants, conditions and restrictions, regardless of when they become effective, including, without himitation,
all applicable Federsl, State and. local laws, regulations or ordinances pertaining to air and water quality, Hezardous Maierials (as defined (n
Section 14,05), waste disposal, sir emissions and other environmental matters, all zoning and other land use matters, and with any direction
of any public officer or officers, pursuant to law, which impose sny duty upon Landlord or Tenant with respect to the use or occupancy of the

14.02. Tenant's Indcmnification. Tenant shall not cause or permit any Hazardous Materials to be brought upon, kept or used in or about
the Property by Tenant, its agents, employees, contractiors or invitoes without the prior written consent of Landiord. If Tenant breaches the
obligations stated in the preceding Section or sentence; or if the precence of Hazardous Materials on the Property caused or perrnitted by
Tenant results in contaminstion o ﬂwﬁvmyoclayothu'ptupau?, or if contaminatioa of the Pr or any other property by Hazardous
Materials otherwise occurs for whigh Tenant is legally liable to Landiord for damage resulting therefrom, then Tenant shail indemnify, defend
and hold Landlord harmless from any and all ¢laims, judgments, damages, penaltics, fines, costs, liabilities or losses (including, without
limitation, diminution in value of the } , damages for the loss or restriction on use of rentable or unusable space or of any ameruty or
sppurtenance of the Property, damages ansing from any adverse impact on markeling of building space or land arca, sums paid in settlement
of claims, reasonable attorneys' (ees, oourt oosts, consultant fees and expert fees) which arise during or afier the Lease Term as a result of the

is i ification of Landlord by Tenant includes, without limitation, costs incurred in connection with any investigation of

contamination. This indemni c
site conditions or any clean-up, remedia} work, removel or restoration work required by any Federsl, State or local government agency
because of Hazardous Materials present in the s0il or ground water on or under the Property. Without limiting the foregoung, if the presence
of any Hazardous Materials on the Pmpert; (or any other property) caused or permitied by Tenant results in sny contaminauon of the Property,
Tenant shail promply take all actions at Tensnt's sole expense &3 a5 necessary to retum the Property to the condilion exisiing pnor 1o the
introduction of any such Hazardous Materials, provided that Landlord's spproval of such actions i3 first obuained. The foregoing indemnity
shall susvive the expiration or terminaticn of this Lease.

.03, dlord’s Representations and Warranties, Landlord represents and warrants, to the best of Landlord's actual knowledge. that
(li; 2: hnd.lu:g,m i trw:wuﬁon. storage, treatment or usage of Hazardous Materials that has occurred on the Property to date has been in
compliance with all applicable Federal, State, and local laws, reguiations and ordinances; and (ii) no leak, spill, release, discharge, emussion
or disposal of Hazardous Materials has occurrod on the Property (o dale and that the soil o groundwater on or under the Property is free of
Hazardous Materials as of the Commencement Date, unless expressly disclosed by Landlord to Tenant in writing.

: Page 7 &
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14.04. Landlord's Indemnification. Landlord hereby indemnifies, defends and holds Tenant harmiess from any cleims, judgments,
damages, penalties, fines, costs, liabilitics, (including sums paid in settlements of claims) or loss, including, without limutation, attorneys

fees, coun costs, consultant fees, and expert fees, which arise during or afier the term of this Lease from or in connection with the presence or
suspected presence of Hazardous Matertals in the soil or groundwater on or under the Pr‘gyeny. unless the Hazardous Matenal is released by
Tenant or is present solely as a result of the negligence or witlful conduct of Tenant. Without limiting the generality of the foregoing, the
indemnification provided by this Section 14.04 shall specifically cover costs incurved in connection with any investigation of site conditions of
any clean-up, remedial work, removal or restoration work required by any Federal, State or local governmental authority.

14.05. Definition. For purposes of this Laase, the term “Hazardous Materials™ means any one or more pollutant, toxic subslance, hazardous
waste, hazardous material, hazardous substance, solvent or oil as defined jin or pursuant to the Resource Conservation and Recovery Act, as
amended, the Comprehensive Environmental Response, Compensation and Lisbility Act, as amended, the Federal Clean Water Act, as
amended, or any other Federal, State or local environmental law, regulation, ordinance, or rule, whether existing as of the date of this Lease or
subsequently enacted.

14.06. Survival The representations and indemnities contained in this Article 14 shall survive the expiralion or termination of this Lease.

ARTICLE FIFTEEN: PROFESSIONAL SERVICE FEES
15.01. Amount and Manner of Payment. Professional service fees due to the Principal Broker shall be caiculated and paid as follows:

Do D pni. . " . . " y p . . Ao
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B. Landlord agrees to pey to the Principal Broker a lump sum professi ervice fee (the “Fee™) for negotiating this Lease, plus any
applicable sales taxes, equal to the percentage stated in Section 1.13.A of the total'Rent to becoine due to Landlord during the Lease Term.
The Fee shall be paid 1o the Principal Broker (i) one-half on the date of final execution of this Lease, and (ii) the balance on the
Commencement Date of this Lease{ subject to Tenant's actual occupancy of the Demised

rem 8).

15.02. Other Brokers. Both Lundf;rd mc?' ‘Peﬁunl)repmem and warrant to the other party that they have had no dealings with any person,
{urm or agent in the negotiation of this Laase other than the Broker(s) named in this Lease, and no other broker, agent, person, firm or entity
other Lhan the Broker(s) is entitled to any commission or fee in connection with this Lesse. .* provided Principal Brokeéer

is actively involved is such renewal, extensions new lease, expansion or ren
15.03. Payments on Renewal, Expansion, Extension or New Lease. 1f during se Term (as may be renewed or cxtended) or within
ten (10) years from the Commencement Date, whichever is the greater peried o ¢, Tenant, Tenant's successors or assigns: (8) excreises
any right or option to renew or extend the Lease Term (whether contained in Jhif Lease or in any amendment, supplement or other agreement
periaining to this Lease) or enters into a new lease or rental agreement wid{ Landiord covering the Demised Premisus; or (b) enlers inlo any
lease, extension, renewal, expansion or other rental agreement with ord demising to Tenant ariy premises located on or constituting all or
part of any tract or parcel of rea! property adjoining, adjacent é’ ntig! to the Demiscd Premises and owned by Landlord on the
Commencement Date, Landlord shall pay to the Principal BrokeY an additional Fee covering the full period of the renewal, extension, lease,
expansion or other rental agreement which shall be due on the date of exercise of s renewal option, or the date of execution in the case of an
extension, new lcase, expansion or other agreement. The additional Fee shall be computed under Scetion 15.01.A or 15.01.B above
{whichever has been made applicable under Section 1.13), as if 8 new lcase had been made for such period of time.

15,04 Da: Y - Sal 1L Tamant-tlouani's O= - & D

Y alr @ Demisad-Rren
option contained in this Lease (or any lease, exiension, renewal, expansion ot other renial sgrecment)-os:

st ATERtE any chase
oplion or exercise thereof, purchases the Demised Premisey within Oy yexrs fiam the Commencement Date, Landlord shall pay to the
Principal Broker a Profcssions tse-Foeimtaih equal to the percentage stated in Section 1.13.B of the purchase price, payable at closing.

o ¥ 8

15.05. Landlord's Lisbility. If this Lease is negotiated by Principal Broket in cooperation with another broker, Landlord shall be liable for

rayment of all Prafessional Service Fees to Principal Broker only, whereupon Lendlord shall be protected from any claims from a Cooperating
Broker. The Principal Broker may pay a portion of the Fee to any Cooperating Broker pursuant to a separate agreement between the Brokers.

1. 06—Joint-Linbilitzof-Tonant—IL Tonant-oniors-into-any e-oriensienrronewsl—enpeansion—or vtherefe‘
purchase any property described in Section 15.03 within the time specified in that Section, the agreement must be handled-by e
Broker, otherwise Tenant shall be jointly and severally liable with Landlord for any payments due or lo-beeere e to the Principal Brok:

15.07, Assumption on Sale, In the event of a sale of the Demj J

oblain from the purchaser or assignee an Assympliem-AprEement in recordabie form whereby the purchascr or assignec agrees o pay the

Principal Broker all Professional-Servic® Fees payable under this Lease and shall deliver a fully executed original counterpart thereof to

Principal Broker-ordie date of closing of the sale of the Demised Premises or assignment of this Lease. Landlord shall be released from
Evrn fa-hdn ats- a D, H R et o A M A e

[5.08. Termination. The termination of tus Lease by the mutual agreement of Landlord and Tenant shall not affect the right of the Pnincipal
Broker to continue to receive the Fees agreed to be paid under this Lease, just as if Tenant had continued to occupy the Dernised Premises and
had paid the Rent during the entire Lease Term. Termination of this Lease under Article Eight or Article Nine shall not terminate the
Principal Broker's right to collect the Fees.

15.09. Duaj Agency. If either Principal Broker and/or Cooperating Broker (together, the "Brokers™) has indicated in Sections 1.1] and 1.12 that
they are representing both Landlord and Tenanl, then Landlord and Tenant hereby consent to the duaf agency, sutliorize the applicable Broker(s) to
represent more Lhan one party 10 this Lease, and acknowledge that the source of any expected compensation Lo Lhe Brokers will be Landlord, and
the Brokers may also be paid a fee by the Tenant. If the Broker(s) are acting in a dus] sgency capacity, the Broker(s) shalf:

(1} Not disclose to Tenant that Landlord will accept a rent less than the asking rent unless otherwlise Iastructed in a separate writing
by Landlord; : .

(2) Not disclose to Landlord that Tenant will psy & rent grester than the rental submitted in a written offer to Landlord uniess
otherwise instructed in a separate writing by Tenant;

(3)" Not disclose any confidential Information, or any information a party specifically lastructs the broker(s) in writing not to disclose,
unless otherwise lostructed [n s separate writing by the respective party or required to disclose such information by taw;

{4) Treat all parties to the transaction honestly and impartially so as not to favor one party or work (g the dissdvantage of any party.

ARTICLE SIXTEEN: MISCELLANEOUS

16.01. Disclosure. Landlord and Tenant understand that a real estate broker is qualified to advise on matiers concerning real estaie 2nd is
not expert in malters of law, lax, financing, surveying, hazardous materials, engineering, construclion, safety, zoning, Jand planning,
architecture or the ADA. The Brokers hereby advise Tenant to seek expert assistance on such matters. Brokers do not investigate & property’s
comphance with building codes, governmental ordinances, statutes and laws that relale lo the use or condition of a property and ils
construction, or that relate o ils acquisition. If Brokers provide names of consultants or sources for advice or assistance, Tenant
acknowledges that the Brokers do not warrant the services of the advisors or their products and cannot wamant the suitabikity of property to be
acquired or leased. Furthermore, the Brokers do not warrant that the Landlord will disclose any or all property defects, aithough the Erokers
will disclose to Tenani any actual knowledge possessed by Brokers regarding defects of the Demised Premises and the Property. ln this
regard, Tenant agrees to make all necessary and appropriate inquiries and to use diligence in investigating the Demised Premises and the
Property before consummating this Leasc. Landlord and Tenant hereby agree lo indemnify, defend, and hold the Brokers harmiess of and
from any and al} liabilities, claims, debls, damages, costs, or expenses, including but not limited to reasonable attorneys’ fees and court costs,
related to or arising out of or in any way connected to re{menmiom coneeming matters properly the subject of advice by experts. ln
addition, to the extent permitted by apﬁ]xable law, the Brokers® liability for errors or omissions, negligence, or otherwise, is limited to the
return of (he Fee, if any, paid to the Brokers pursuant to this Lease.
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16.02. Force Majeure. [f performance by Landiord of any term, condition or covenant in this Leasc is delayed or prevented by any Act of
God, strike, lockout, shortage of material or labor, restriction by any governmental autherity, civii riot, flood, or any other cause not within the
control of Landlord, the period for performance of the term, condition or covenant shall be extended for & peniod equal 1o the period Landiord
is so delayed or proventsd.

16.03. lmerpretatlgn’. The a&iom of the Articles or Sections of this Lease are to assist the parties in reading this Lease and sre not 8 pan
of the terms or provisions of Lease, Tenant shail be responsible for the conduct, acts and omissions of Tenant's agents, employees,
customers, conlractors, invites, agents, successors of olhers using the Demised Premises with Tenant's expressed o implied permission
Whenever required by the context of this Lease, the singular shall include the plural #nd the plural shall include the singular, and the
masculine, feminine and neuter genders shall each include the other.

16.04. Waivers. All waivers to provisions of this Lesse must be in wriling and signed by the waiving party. Landlord’s delay or failwe 10
cnloree any provisions of this Leass or its scceptance of late installments of Rent shall not be o waiver and shail not prevent Landlord from
enlorcing that provision or any other provision of this Lease in the future. No statement on s puyment check {rom Tenant or i a letter
accompanying & payment check shall be binding on Landlord. Landlord may, with or without notice 1o Tenant, negotiate, cash, or endorse the
check without being bound to the conditions of eny such statement.

16.05. Severability, A determination by a count of competent jugisdiction that eny provision of this Lease is invalid or unenforceable shat)
not cancel or invalidate the remainder of that provision or this Leass; which shall remain in full foree and e(Tecl.

16.06. Jolnt and Several Liabllity, All parties signing this Lease as Tenant shall be jointy and scverally liable for all obligauons of Tenant.

16.07. Amendments or Modiflcations. This Lease is the only sgreement between the parties pertsining to the lease of the Derused
Premises and no other agreements are ellective unless made a part of this Lease. All amendments 10 this Lease must be in writing and signed

by all partics. Any other attempted amendment shall be void.

16.08. Notices. All notices and other communicalions required or permitted under this Lease must be in writing and shall be deemed
delivered, whether actually received or not, on the earlier of: (1) aclual receipt if delivered in person or by messenger with evidence of delivery,
or (i) receipt of an eloctronic facsimils transmission (“Fax™); or (iii) upon deposit in the United States Mail as required below. Notices may
be wansmitted by Fax to the Fax telephone numbers specified in Article One on the first page of this Lease, if any. Nolices delivered by mail
must be deposited in the U.S. Postal ica, first elass postage prepaid, and properly addressed to the intended recipient as set forth in Article
One. Afer possession of the Demised Premises by Tenont, 1pemnl s address for notice purposes will be the address of the Demised Premuses
unless Tenant notifies Landlord in writing of a different address 10 be used for that pwpose. Any party moy change its address for notice by
delivening written notice of its new address 1o all other parties in the manner set {on.ﬁ:bove. Copies of all notices should also be delivered 10
the Principal Broker, but failure 10 notify the Principal Broker will not couse an otherwise properly delivered notice to be ineffective.

16.09. Attorneys’ Fees. If on account of any breach or default by any party to this Lease in its obligations 0 any other party (o this Lease
(including but not limited to the Princips! Broker), il becomes necessary }: a party (o employ an automey to enlorce or defend any of its nghts
ot remedies under this Lease, the non-prevailing party agrees to pay the Prcvailing party iis reasonable atlomeys' fees and court costs, if any,
whether or not suit is instituted in ion with the enfc t or d

16.10. VYenue, All obligations under this Lease, including but nol limited to the gaymem of Fees 10 the Pnncipal Broker, shall be
performable and payable in the county in which the Proparty is located. The laws of the Suate of Texas shall govern this Lease.

16.11. Survival All obligations of any party to this Lease which are not fulfilled at the expiration or the iermination of this Lease shall
survive such expiration or termination as continuing obligations of the party.
16.12. Binding Effect. This Leass shall inure to the benefit of, and be binding upon, each of the parties 1o this Lease and their respecuve

heirs, representatives, successars and assigns. However, Landlord shall not have any obligation 1o Tenant's successors or assigns unless the
rights or interests of the successors or assigns are scquired in sccordance with the terms of this Lease.

16.13. Consult an Attorney, This Lease is an enforceable, legally binding agreement. Read it carefully. The brokers involved in the
negotiation of this Lease cannot give you lefal advice. The parties to this Lease acknowledge thal they have been advised by the Brokers 1o
have this Lease reviswed by competent legal counsel of their choics before signing this Lease. By cxecuting this Lease, Landlord and Tenant
cach agree to the provisions, terms, covenants and conditions contained in this Lease.

16.14. Offer; The execution of this Lease by the first party to do so constitutes an offer (o lease the Demised Premises. Unless within the
aumber of days stated in S¢otion 1.14 above ofier the date of its execution by the first party (0 do so, this Lease is signed by the other party and
a fully executed copy is delivered to the first party, such offes (o lease shall be sulomatically withdrawn and terminaled.

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

See ARTICLE SEVENTEEN: ADDITIONAL PROVISIONS attached to this
Lease and incorporated as part of this Lease for all purposes.

LANDLORD TENANT
CMK Associates, Ltd. VarTec Telecom, Inc.

A=A NS
By /Signature): e / . By [Signature];

Name: SLeVEW J.7 yogdg) - Pedsident — Name:

Title: _VPI, Inc, (Elgﬂgza] Partner) Title:
Date of Execution: 19111198 Date of Execution:

PRINCIPAL BROKER ' COOPERATING BROKER
Duggan Realty advisors, LLC N/A

By [Signatusel— B> >y ' By /[Signature]:

Name: es F. Bfliggan Name;

Title: 73 Title:

Copyright Notice: TTis form i3 provided for the use of nunbers of the Nort Texas Conmercial Association of Realtors, Inc. Pemission is hereby grroved io nake
limited capies of #his fornt for use & a particular Texas reaf estate irasacrion. Couiact tie NTCAR office o corfiri hai you are using the curreny versior of dus form
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ARTICLE SEVENTEEN: ADDITIONAL PROVISIONS
" Demised Premises: Suites 104 & 106, 2514 Tarpley Road, Carrollton, TX 75006

a. Landlord, at its cost and expense, shall complete the following improvements. Other
than the improvements outlined below the “Demised Premises” is being leased in “AS
IS” condition; see Article 7.02. “Acceptance of the Demised Premises”.

1. Replace two (2) 3’x7* hollow metal doors in suite 106; doors & hardware to be
similar to the door in suite 104.

2. Install a maximum of six (6) — 8’ two lamp fluorescent fixtures in suite 106;
fixtures to match the existing light fixtures in suite 106.

3. Create a 10°x10’ cased opening in the warchouse demising wall between suites
104 & 106; remove the surface mounted electric & telephone outlets on the East
warehouse wall of suite 104

b. Landlord, at its cost, will maintain the existing roof mounted heating and air
conditioning units to ‘the Demised Premises. Tenant shall be responsible for the
warehouse gas fired unit heaters located within the Demised Premises.

c. Throughout the term of this Lease, including any renewals and/or extensicns, Tenant,
including its employees, agents, contractors and/or invitees shall have the right to park a
maximum of fifteen (15) vehicles in the parking spaces within the Common Area as
directed by the Landlord. It is understood that Tenant shall have the non-exclusive use in
common with the Landlord, other tenants, their guests and invitees of the Common Area
parking spaces subject to reasonable rules and regulations as prescribed by the Landlord.
Tenant agrees that upon written notice from Landlord it will furnish to Landlord, within
five (5) days from receipt of such notice, the state license numbers assigned to the
vehicles of Tenant, its employees, agents, contractors and/or invitees.

d. Tenant shall be responsible for keeping the Common Area adjacent to the Demised
Premises clean and free of all debris, including but not limited to snow and ice.

e. Landlord, at its cost, will provide building standard deadbolt locks on the front and
rear doors, exclusive of overhead doors. Tenant, at its cost, shall be responsible for re-
keying any and all locks.

£ Upon complete execution of this Lease Landlord will make arrangements with the
city of Carroliton for the certificate of occupancy for each suite; i.c. there will two (2)
certificates of occupancy, one for suite 104 and one for suite 106. Tenant will reimburse
Landlord for this cost in the amount of $200.00.

WES
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EXHIBIT "B"

LEGAL DESCRIPTION & SBITE PLAN

Being LOT 02R, BLOCK "A" of TRINITY MILLS BUSINESS PARK, an Addition
to the City of Carrollton, Dallas County, Texas, according to the

Plat thereof recorded in Volume 79101, Page 0585, Map Records, Dallas
County Texas, Replat thereof recorded in Volume 95125, Page 2648, Map

Records, Dallas County, Texas.
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NorTH TExas CoMMERCIAL ASSOCIATION OF REALTORS®

ADDENDUM B TO LEASE

RENEWAL OPTIONS
Demised Premises and Address; Suites 104 & 106, 2514 Tarpley Rd. Carrollton, TX 75006

[Check all boxes whick apply. Baxes not checked do not apply to this Lease.]
1. Option to Extend Term.

1

Landlord grants to Tenant two(2) option(s) {the “Option™) to extend the Lease Term for additional term of twelve ( 2m'\cm ths each
(the “Extension”), on the same terms, conditions and covenants set forth in this Lease, except as provided below. Each Option may be
exercised only by Written notice delivered to the Landlord no earlier than _ONe hundred eighty (_180 )days before,
and no later than _One hungggq t}?zgn F¥ (_ 120 _)days before, the expiration of the Lease Tenm or the preceding Extension
of the Lease Term, whichever is applicable. If Tenant fails lo deliver Landlord wnitten notice of the exercise of an Option within the
prescribed time period, such Option and any succecding Options shall lapse, and there shail be no further right 1o extend the Lease Term

Each Option may only be exercised by Tenant on the express condition that, at the time of the exercise, Tenant is not in default under any of
the provisions of this Lease. The foregoing Option(s) are persons! to Tenant and may not be exercised by any assignee or subtenant without
Landiord’s written consent. -

2. Calculation of Rent.  The Base Rent during the Extension(s) shall be determined by one of the following methods [check only one/:

monthly installment of Base Rent dth last mo

~ >

nth of the Lease Term by fractjon determined as follows:

(1) The numerator shal] be the Latest Index which means either: Jeheck one/

3 (a) the Index published for the nearest calendar month preceding the fisst day of the Extension, o
0 (b) the Index for the month of preceding the Extension.

(2) The denominator shall be the Initia] Index which means cither: feheck one/

O (8) the Index published for the nearest calendar month preceding the Commencement Date, or
3 (b) the Index for the month of preceding the Commencement Date.

[If no blanks are filled in above, the choice (o} which includes the phrase, “the nearest calendar dionth preceding,” shall apply.

The Index, as defined herein, means the Consumer Price Index for All Urban Consumers (All I for the Dallas/Fort Worth Consolidated
Metropolitan Statistical Area, published by the U. S. Depertment of Labor, Bureau of Labor SigMstics (Base Index of 1982-84 =100). If the
Index is discontinued or revised, the new index or computation which replaces the Index shafl be used in order to obtain substanually the
same result as would have boen obtained it if had not been discontinued or revised.

If such computation would reduce the Rent for the particular Extension, it shall e disregarded, and the Remt during the \mmediately
preceding period shall apply instead.

0 B. Falr Market Rental Value. The Base Rent during the Exte
Premises, determined in the following manner:

(1) The “Fair Market Rental” of the Demised Premises sficans the price that a ready and willing tenant would pay as of the
commencement of the Extension as monthly rent to a ready and willing landlord of demised premises comparable to the Demused Preruses if
the property were exposed for lease on the open market for a repSonable period of time, and taking into account the term of the Exiension, the
amount of improvements made by Tenant at its expense, dyg:ditwonmcss of the Tenant, and all of the purposes for which the property
may be used and not just the use propased to be made of $h€ Demised Premises by Tenant. Upon proper written notice by Tenant to Landlord
of Tenant’s election to exercise the renewal Option, Lardlord shall within fifteen (15) days therealter notify Tenant in wnting of Landlord's
proposed Fair Market Rental amount and Tenant shafl thereupon notify Landlord of Tenant’s acceptance or rejection of Landlord's proposed
amount. Failure of Tenant to reject Landlord’s Exir Market Rental amount within fifteen (15) days after receipt of Landlord’s notice shall be
deemed Tenant's acceptance of l!.andlord'n prgpbsed Fair Market Rental smount.

(2) If Landlord and Tenant hay¢ not been able to agree on the Fair Market Rental amount prior to the dale the option 1s required (o
be exercised, the rent for the Extensiop/£hall be determined as follows: Within thirty (30) days following the exercise of the option, Landlord
and Tenant shall endeavor in good fxfth to agree upon a single Appraiser (defined below). If Landlord and Tenant are unable to agree upon a
single Appraiser within the thi y period, each shall then appoint one Appraiser by written notice to the other, given within ten (10) days
aflez the thirty day period. Wistin ten (10) days after the two Appraisers are appointed, the two Appraisers shall appoint a third Appraser |f
either Landlord or Tenant fidls to appoint its Appraiser within the prescribed time period the single Appraiser appointed shall determine the
Fair Market Rental amgdht of the ised Premises. Each party shall bear the cost of the appraiser appointed by it and the parties shall
share equally the cogy6f the third appraiser. The term “Appraiser” means a Stete Certified Real Estate Appraiser licensed by the State of
Texas to value compafiercial property.

Fair Market Rental Value of the Denused Premises shall be the average of two of the three appraisals which are closest in
g/Cescribed below, and the third appraisal shall be disregarded. In no event shall the Rent be reduced by reason of such
computption. If the Fair Market Rental is not determined prior to the commencement of the Extension, then Tenant shall continue to pay 10
Landidrd the Rent applicable to the Demised Premises imumediately prior lo the Extension until the Fair Market Renta) amount is determuned,
agdWhen it is determined, Tenant shall pay to Landlord within ten (10) days after receipt of such notice the difference between the Rent

{n she)] be the Fair Masket Renlal amount of the Demised

ﬁ C. Fixed Rental Adjustments. The Base Rent shall be increased (o the following amounts on the following dates:

Date Amount
01/06 - 10/31/07 $5,625,00 per month

11/
17701707 - 10/31/08 35,837 .50 per month-

ware
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ADDENDUM “D" TO LEASE
LEASE AMENDMENT
Demised Premises: Suite 104 & 106, 2514 Tarpley Rd. Carrollton, TX 75006

1. Reference Section 3.03. “Late Charges™ 1t is understood that al) payments are due on or before the first day of cach
month without offset or deduction of any nature. [n the event any payment is not received within five (5) days after its

due date, for any reason whatsoever, in adition 1o the past due amount the Tenant .shull pay o Landlord the "l.ate

Charges” called for in section 3.03.

2. Reference Section 6.03. “Certificate of Occupancy”™: Immediately upon complete execution of this lease agreement
Tenant, ap its costs, will make an application with the City of Carrallton for ¢ " Certificate of Ocenupancy”, Tenant
shall be responsible to insure that the City has proper access for any required inspections.

3. Reference Section 6,05, “Utility Services™: The “Demised Premises” will_be submetered for wwater usage. Rased

on _Tenant’s gallonage consumption as recorded on the swater submeter Tenant will be billed for s prorara share of
water, sewer, Storm droinape, pencral trash and reluted taxes  The submcter bill will not include_any water/seiver
charges for common areas and will be based on actual utility company charges.

NOTE - IN THE EVENT TENANT HAS EXCESSIVE QR SPECIUAL PURPOSE TRASH AS DETERMINED Y
THE LANDLORD, IN ITS SOLE DISCRETION, TENANT SHALL THEN PROVIDE FOR ITS 0N DUMPSTER
T0 BE LOCATED IN AN AREA AS DIRECTED RY THE IANDLORD. ALl _TRASH SHALL BE PROPERLY
DISPOSED OFF IN ACCORDANCE WITH ALl GOVERNING CODES.

4. Reference Section 6,06, *Landlord’s Access™ If Tenant changes any locks originally supplicd by the Landlord,

Tenant shall immediately return to Landlord all original locks & keys Tenant shall provide Lundiord with a_key for

any and all_new locks.
5. Reference Section 7.04. "Alterations, Additions and Improvements”: Tenant shalf not be allgywved fo instoll any

equipment on the roof or create any openings in the roof. Access 1o the roof is strictly reserved-for the Landlord end

Tenant will not be allovwed roof access. In addition, Tenant shall not be allowved to paint finish or othenvise mark the

warehouse floors, walls andlor ceilings

6. Reference Section 7.05. “Condition upon Termination™: Uport the expiration or termination of this lease all floors,

including but not limited fo the warehouse area, shall be free of any end all spots, grease, oils and other materiols

Tenants shall reimburse Landlord for any and alt costs associated wilh cleaning and/or sealing office and warchouse
{loors.

7. “Relocation™ If this lease provides for construction prior to occupancy, Landlord shall be entilled to designale other
space comparable to the Demised Premises for occupancy by the Tenant prior (0 the commencement date,  Further,
Landiord shall be entitled to relocate the Demised Premises to a comparable location in the property aller occupancy by
the Tenant provided that Landlord pays the reasonable costs and expenses of moving Tenant's goods and inventory.

8. "Comunon Arcas™. Are defined for all purposes as those parts of tie property intesided for cotunon use of alf tenants.
Tenan, its employees and invitees shall have the non-exclusive right to use the Common Arcas as constituted from time
lo time, such us¢ to be in common with the Landlord, olher tenants of the property and other persons permilied by
Landlord to use same, and subject to such rules and regulations governing use as Landlord may prescribe, including the
designation of specilic areas within the property in which velicles etc. owned by Tenant, its employees and invitces shali

9. In the event the “Pemmifted Use” as defined in section 1.09. is determined o be in violation of the covenants and
restrictions covering this property Landlord, at its option, shall have the right to terminate this “Lease” efective ninety
(90) days after written notice to Tenant.

TENANT SHALL NOT BE ALLOWED TO SOLICIT BUSINESS, PERFORM WORK, STORE OR
DISPLAY MERCHANDISE/MATERIALS ETC, WITHIN THE COMMON AREAS OR TAKE ANY
ACTION WHICH WOULD INTERFERE WITH THE RIGHTS OF OTHER PERSONS TO USE
THE COMMON AREAS, ANY VEHICLES ETC. PARKED WITHIN THE COMMON AREAS
SHALL IN WORKING CONDITION INCLUDING BUT NOT LIMITED TO HAVING PROPERLY
INFLATED TIRES, ALL BODY PARTS ETC.

Initials: W37t
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ADDENDUM “D” TO LEASE
Page 2

Demised Premises: Suite 104 and 106, 2514 Tarpley Rd., Carrollton, TX 75006

L.

Bankruptcy Filing. On November 1, 2004, VarTec Telecom, Inc. (the “Tenant” under the lease)
and its domestic subsidiaries (the “Debtors” and each a “Debtor”) filed petitions under Chapter 1]
of the United States Code with the United States Bankruptcy Court for the Northern District of
Texas, Dallas Division (the “Bankruptcy Cases”). The Bankruptcy Cases are currently being
jointly administered under bankruptcy case No. 04-81694-HDH-11 pending before the Honorable
Harlin D. Hale, Judge of the United States Bankruptcy Court for the Northemn District of Texas,
Dallas Division (the “Bankruptey Court”).

Bankruptcy Court Approval. An express condition to the effectiveness of the Lease to which this is
attached (the “Lease”) is entry of an Order by the Bankruptcy Court on or before October 19, 2005,
approving this Lease. The Tenant shall take all steps reasonably necessary to obtain such approval
on or before October 19, 2005, although both parties acknowledge that an expedited hearing may
not be granted by the Bankruptcy Court. The term “Effective Date” shall mean the date that the
Bankruptcy Court enters an Order approving this Lease; provided, however, that if an Order of the
Bankruptcy Court approving this Lease is not obtained on or before October 19, 2005, this Lease
shall be deemed void ab initio, and no party shall have any obligations under this Lease.

Assignment. Notwithstanding anything to the contrary herein or in the Lease, if so authorized by
Order of the Bankruptcy Court in the Bankruptcy Cases, Tenant may assign the Lease to any entity
into which VarTec may merge or consolidate or that acquires substantially all of VarTec’s assets or
stock, including Comtel Telcom Assets, LP.

Confidentiality. Nothing in the Agreement shall prevent any Debtor from disclosing the
Agreement to the Rural Telephone Finance Corporation, the Official Committee of Unsecured
Creditors, or third parties in connection with the reorganization or sale, provided the recipient has
entered into a confidentiality agreement with such Debtor prior to such disclosure.

IN WITNESS WHEREOQF, Landlord and Tenant have each caused this Addendum to be signed and delivered
by its duly authorized representative.

CMK ASSOCIATES, LTD. VARTEC TELECOM, INC

By: VPIL, Inc,, G l\ll’artner %

By: fdc,/ OA\ By; ' ,/ fraae A
Name:_Steven J Vogds Name: ,E 1/ /( «35¢/ /

Title: _President Tite,_VF, (dn@state Seeices



NorTH TExas COMMERCIAL ASSOCIATION OF REALTORS®
ADDENDUM G TO LEASE
RULES AND REGULATIONS

104
Demised Premises and Address: Suites’ Zgllogarplgy Road, Carrollton, TX 75006

1. Application. The following standards shall nll'ccl.and.shnll be ohscrved by Tenant, Tenant's employees and invatees, for the murual
safety, cleanliness, care, protection, comfort and convenience of all tenants and occupants of the Propenty, and shall be applicable 10 the
building(s), to the parking garages, if any, to the common arcas, driveways, parking low, and 10 the Demised Premises, including the land
situated beneath and any appurtenances 1o,

2. Consent Required. Any exception to these Rules and Regulations must first be approved in writing by Landlord. For purposes of these
Rules and Regulations, the term “Landlord* includes the building manager, the building manager's employees, and any other agent or
designee authorized by Landlord to manage or operate the Property.

3. Rules and Regulations:

. A. Tenant may not conduct any auction, “flea market® or "garage sele" on the Demised Premises nor store any goods or merchandise on
the Property except for Tenant's own business use. Food may not be prepared in the Demised Premiscs except in small amounts for
consumption by Tenant. Vending machines or dispensing machines may not be placed in the Demised Premises without Landlord's writen
approval. The Demised Premises may not be used or occupied as sieeping quarters or for lodging purposes. Animals may not be kept i or
about the Property.

3. Tcnant shatl not obstruct sidewalks, driveways, Joading ercas, parking areas, commidors, hullways, vestibules, stairs and other simular
arcas designated for the collcctive usc of tenants, or use such arcay for Tenunt's storuge, lemporary o atherwise, or for any purpase other thun
ingress and egress (o and from the Demised Premises. Tenant shall comply with parking rules and guidelines us may be posted on the
Property {rom time to-time.

C. Tenant shall not make any loud noises, unusual vibrations, unplessant odors, abjectionable or illegal actniues on the Propeny
“Tenunt shell not permit the operstion of uny cquif in the Demised Premisos thal could annoy other oceupants of the Property Tenant
shall not interfere with the possession of other tenants of the Property.

D, “Tenant may not bring uny Nammable, explosive, 1xic, noxivus, dengervus or huzardous matenials onto the Property

E. Instwllation of svcurity systems, lolephone, television snd other conununication cubles, fixtures and cquipment must comply with
Section 7.04 of the Leaso, except (hal routinc installation and construction of normal cominunication devices which do not require any hales in
the roof or exterior walls of the Property do not require the written approval of Landlord. ‘

F. Movement into or out of the building through public entunces, lubbics ar comridors swhich requires use of s hand truck, Jolly o
pallet jack 1o carry freight, fumilure, office equipment, supplics and other lurge or heusy material, must be hnmled to the senvice entrances and
freight elevators only and must be done at times and in 8 manner so as not to unduly inconvenicnee ather vecupants of the Propenty Al
wheels for such use must have rubber tires and edge guards lo prevent damage to the building. Tununt shall be responsible for and shall puy
2ll costs to repair damages to the building caused by lgc movement of materials by Tenant.

G. Requests by Tenant for building services, maintenance ond repair must be made in writing to the office of the bulding manager
designated by Landlord and must be dated. Tenant shall give pt whiten notice to Landlord ol any sypmtican damage 1o or defects n the
Demised Premises o the Property, especially including plumbing, electrical and mechanical sysiems. heating, ventilating and air conditioning
systems, roofs, windows, doors, foundation and structural components, regardless of whose responsibility st 1s (o repair such damage.

H. Tenant shall not change locks or install additional locks on doars without the prior writlen consent of Landlord. If Tenant chunges
locks or installs additional locks on the Property, Tenant shall within five days thereafler pravide Lundlord with a copy of cach scparate key to
cach lock. Upon termination of Tenant's ocoupancy of the Demised Premises, Tenant must sumrender all keys 1o the Demised Premises and to

the Property to Landlord.

I Humbil liquids, toxic wastes, bulky objects, insoluble substances and other maierials which may cause clogging, sins or dumuge
to plumbing fixturcs or systems must not be placed in the lavatorics, water closets, sinks, or drains. Tenant must pay the costs 1o repair and
replace drains, plumbing fixtures and piping which is required because of damage caused by Tenunt.

J. Tenant shall cooperate with Landlord and other occupants of the Property in keeping the Property and the Demised Premuses neat
and clean. Nothing may be swept, thrown or feft in the carridors, stainways, elevutor shafls, Jobbies, losding urvas. parking lols or uny athet

common arcas on the Property. Al trush und debris must be proporly pluced in receplacles provided theretin.

K. landlord has the power and authon'?' to regulate the weight and position of heavy fumishings und cyuipment on the floor of thy
Demised Premises, including safes, groups of filing cabinets, machines, and eny other itlem which may overluad the floor. Tenant shall nouly
the Landlord when heavy items are (o be taken into or out of the building, and the placement and transportation of heavy itlems may be done
only with the prior written approval of Landlord.

1. Nowindow scroens, blinds, draperies, awnings, solar screen films, window ventilators or other muterials visible from the extenor of
the Demised Premises may be placed in the Demiscd Premises without Landlord's approve!. Landlord 1s ¢nthithed 10 control all highung that
may be visible from the exterior of the building. . .

M. No advertiscment, sign, notice, handbill, poster or banner may be exhibited, distributed. puinied or wllixed upon the Propery
dircctory of tenants is allowed on the Property other than that provided by Landlord.

N. Tenant agrees to cooperats with and assist Landlord in the prevention of peddling, convassing und soliciiing on the l’ropcrry»

O. Tenant accopts any and all liability for damages and injuries to persons and propenty resulting fram the serving and sules ol aleoholi
beverages on or from the erty.
P. Any person entering and leaving the building before and afler normal working hours, or building howrs if posted by Landlord,

whichever applics, may be required to dcndf{;' If to secunity personne! by signing a list and giving the time of day and desunation or
location of the applicable Demised Premises. Norma! building business hours sre established by Landlord from time to time

4. Revisions. Landlord reserves the right to revise and/or rescind any of these Rules and Regulitions and 1o muke additional rules which
Landlerd may determine are necessary from time to time for the sufety, cure, cleanliness, profection, conifort and comenience of the 1enant
und occupanis of the Property and for the care, protection and cleanliness of the building. Rewisions and addstions wall be binding upon the
Tenant as if they had been onginally prescribed harein when fllmished in writing by Landlord to Tenant, provided e additinns und revisions

apply equally to sll tenants occupying the Property.

S, Enforcement. Any failure or deloy by Landlord in enforcing these Rules and Regulutions will nut prevent Landlord from enforeing these
Rules and Regulations in the future. If uny of these Rules and Regulutions is determined to he unenfurceuble, 1t shall be severed fron i

Leasc without affecting the remainder of these Rules and Regulations.
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