808 SHERIDAN

GROUND FLOOR LEASE

THIS LEASE, made and entered into this 28" day of January , 2009, by and between Ohana
Realty LLC (Property Management Company) Hawaii limited liability company, whose principal place
of business, and post office address i Street, Suite #1223, Honolulu, Hawaii 96813,
hereinafter called “Landlord” and / p. dba Bella Wedding Services, whose principal place of
business and post ofﬁc ; ian Street Suite #6, Honolulu, HI 96814, hereinafter called
“Tenant”,

a. 15,230 square feet (the
ite number 6 (“Premises™)
b. cable share of common
the rentable area of the
c. 2009 hereof (“Rent

ars, subject to the

hall not be entitled to
it under the Lease at the time

of renewal opt ‘
Tenant has bee 4 ease more than one time during the Term. In

(a) If Landlord and Tenant cannot agree upon a mutually acceptable
arbitrator within five'(5) days, the arbitrators appomted by Landlord
*. and Tenant shall desigfiate a third arbltrator -
(b) If the two arbitrators fail to agree upon the de51gnat10n of a third
arbitrator within five (5) business days, then either Landlord or
Tenant may apply to the American Arbitration Association or its
successor for the designation of a third arbitrator.
(iii) The arbitrator or arbitrators, as the case may be, shall conduct the hearing as
they deem appropriate. The arbitrator(s) shall not have the power to add to,
modify or change any provision of this Lease.
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YKIK Corp Dba Bella Wedding

(iv)

)

The arbitrator(s) shall base the award on the higher of (a) the highest rental
paid by tenants for new leases for similar space in the Center or other
similar projects, or (b) the fair rental value of the Premises.
The base rent for the option period shall not be less than the base rent paid
by Tenant in the immediately preceding twelve month period increase by
five percent (5%)
The arbitrator(s) shall make a determination in writing, and shall give

i sandlerd-and Tenant of their determination as soon as practicable.
ce of any two of the three arbitrators shall be binding upon
Landlord.
the determination of base rent is under arbitration, Tenant,
tion thereof shall continue to pay the then base rent
which was due during the immediately

nting Tenant s share of
tment as set forth in

Iie hereto as exhibits and

Landlord the sum: spec1ﬁed in-Paragraph 1.g as “Advance Rent.” The
Advance Rent shalfi be apphed to Tenant’s obhgatmn to pay monthly rent
for the first month or months in which monthly rent is due.

BASE RENT: Notwithstanding anything provided to the contrary in
Paragraph 1.d.(i) of this Lease, the monthly base rent shall be as follows:



(a) For the period commencing on the Rent Commencement Date and
ending January 31, 2012 (36) months thereafter, the monthly base
rent shall be $4,250 per month; and

(b) For the period commencing on the first day following the end of the
period described in subsection (a) above, and on the first day of each
successive anniversary thereafter, the base rent shall increase by Five
percent (5%) from the previous rent period.

3) OPE FING EXPENSES:  For informational purposes only, the
¢ £ $1.020 per month represents Tenant’s share of estimated

for 2009, and said amount shall be adjusted in

ble control, management and
have the right to alter the

THE PARTIES COV

3. P = , ereby leases from
Landlord, upon the term on mises described in Paragraph 1.a.
Y Premises”. In addition
to the Premises, Te ; , the Premises over and
across such entra 3 ; e to time designate

dvance throughout the term the monthly
tates currency, over and above all other

until paid, whether or not denan
past due imposes an administrative cost on Landlord, in addition to any fees of collection agents or attorneys
or other out-af-pocket costs, Tenant will pay to Landlord a sum to reimburse Landlord for such
administrative costs equal to five cents ($0.10) for every dollar past due as set forth in each billing or other
written demand rendered or made by Landlord, computed on the total amount of each such billing or
demand but not to exceed one such billing or demand per month.

c. All payments of rent after the first payment shall be paid without notice on or before
the first day of each and every calendar month during the term her¢0f or any extension thereof.
\
5. QUIET ENJOYMENT: Landlord agrees tl}at upon payment of the rent herein
provided for, and upon the observance and performance by Tenant of the covenants hereinafter contained
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and on the part of Tenant to be observed and performed, subject to the provisions of this Lease, and any
underlying lease and any mortgage on Landlord’s estate, Tenant shall peaceably hold and enjoy the Premises
for the term hereby demised.

6. USE: Premises may be used and occupied only for the purpose(s) set forth in Paragraph
1.f. above and for no other purpose or purposes, except as permitted in writing by Landlord. No use shall be
made of Premises, nor act done in or about Premises, which is illegal, unlawful, or which will increase the
existing rate of insurance upon the Building; nershall any use be made of the Premises which would cause
Landlord to be in default under any g lease on all or any part of the Center. Tenant shall not
commit or allow to be conuiiitted at ste u on Premlses or any public or private nuisance or other act or
thing which disturbs the guict : enant in the Center, nor shall Tenant use any
apparatus, machinery or Wthh shall cause any substantial noise or vibration,
enant’s office machines and equipment

should disturb the giiet e
insulation, or take such
at its own expense, with
Premises.

isturbance. Tenant will comply,
nd regulations applicable to the

7. POSSES;

| f the Premises at the

commencement of the.lea: ‘i { d thereby nor shall this
t:to Landlord for any
portion of the lea ftermi i
Lease shall be exten Tl ar months during
which Landlord was unable 1 i int. nt, with Landlord’s

the date specified by the Landlord that 1
written notice to Tenant by Landlord.

8.

Tenant from
furnish water or.electrig current to.the Premises unless:suchatility serv1ces:;shall have been furnished
immediately prfor to the commencement of the term of this ease and there are existing plpes, lines and
other facilities which enable Landlord to furnish such utility services at Tenant's sole cost and eéxpense in the
manner and in such reasonable quantities desired by Tenant; provided, however, that if Tenant, at Tenant's
sole expense, shall install the pipes, lines and other facilities necessary to enable Landlord to furnish such
utility services in the manner and in such reasonable quantities desired by Tenant, Landlord shall furnish
such utility services at Tenant's sole cost and expense.

9. DAMAGES TO PREMISES:
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a. In case the Premises or the Building shall be destroyed or damaged by fire or other
casualty, making the Premises or the Building untenantable, Landlord may at Landlord’s option exercised by
written notice to Tenant within ninety (90) days from the happening of the casualty, elect that said damages
be repaired. If Landlord does not so elect that said damages be repaired, this Lease may be terminated by
either party as of the date of such damage by written notice to the other. If Landlord elects that said
damages be repaired, Landlord shall at its own expense promptly repair said damages to the Building, and
any damages to the Premises shall be repaired in accordance with the provisions of Paragraph 27 herein.
Tenant shall be entitled to an abatement ofthe rent;-or a fair and just proportion thereof, according to the
nature of the damage sustained, unti emises have been made fit for occupancy and use, unless such
damage or destruction wa; sed b act or negligence of Tenant, its employees, agents or invitees.

or repalr the damage in the event of any casualty,
mises durmg any perlod of reconstruction

c. f1and d to repair or reconstruct the Premises or the Building,
Landlord shall be relieve i ‘ ¢'this Lease if Landlord is unable to
obtain the necessary labor obligation due to any cause
beyond its control, includi
authorities, restrictions b icipal g cipal ordinances or federal or state

as to the part so taken
in the condemnor,

S, Reductlon of Rental. If part of the Premises is taI;en by c@ndemnatlon (other than
a temporary takmg which is prov1ded for in Paragraph 10.f.) and Landlord elects not to terminate this Lease
as provided herein, then this Lease shall continue in full force and effect as to the part of the Premises not
taken and the rent herein shall be reduced, as of the date of such taking, in the same proportion as the
useable floor area of the Premises shall have been reduced as a result of such taking. On any such
termination, the rent and other charges, if any, payable hereunder shall be prorated as of the date of such
termination, provided that rent shall be payable by Tenant to Landlord for any holdover tenancy according to
the provisions of Paragraph 11 of this Lease.
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e. Right to Compensation. In the event of any taking specified in a. or b. above, all
compensation and damages payable or to be paid for or by reason of such taking shall be payable to and be
the sole property of Landlord without any apportionment to Tenant, and Tenant hereby assigns to Landlord
any right to compensation or damages for its leasehold interest in the Premises condemned. Termination of
this Lease by Landlord pursuant to paragraph 10.b. shall not affect the right of Landlord and Tenant to
compensation and damages and Tenant shall not hereby be prevented from filing any claim for the taking of
any fixtures owned by Tenant and for moving expenses.

ed Period. If the Premises or any part thereof shall be taken by
se shall not terminate and Tenant shall continue to pay in full the
herein specified and, except only to the extent that

r of the condemning authority, Tenant shall

ents, terms and prov151ons of this Lease

f.

rent provided for herein
Tenant is prevented from.:so

such governmental occup: ‘ ) Lease, all such amount paid by
the governmental authori ; g

s payable by Tenant to
ited or specified period

t and expense, restore
on which the same were

accrue during the perio
prior to the explratlon 0

11.
termination of this I
Tenant so long as

monthly rental payable fo
Tenant remains in possessic ,
failure to surrender possessmn;;and if7
tenancy shall be from month to month,
written notice.

whether the
perform any of the other covenants hereinicontained:and on: Tenant s part tg be observed and performed, and
; } ; cé: ven to Tenant, or if such default
in observance or ‘performance of such other covenant cannot reasonably be cured within said 5- day period,
then such longer time as may be required, provided that Tenant shall within said period commence such cure
and thereafter diligently prosecute the same to completion, or (c) if Tenant then owning this Lease shall
become bankrupt, or file any debtor proceedings, or any case or proceeding, voluntary or involuntary, be
filed by or against Tenant as debtor under any provision of the Federal Bankruptcy Code or any State statute
governing any debtor-creditor rights, seeking or have any order or decree rendered against Tenant directing
any readjustment, arrangement, composition or reduction of Tenant’s debts, liabilities or obligations, or
make any assignment for the benefit of creditors or abandon the Premises, or (d) if any mechanics’ or
materialmen’s liens shall attach to the Premises or Tenant’s estate or interest therein and shall not be
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discharged or released within ten (10) days after such attachment, or (e) if this Lease or any estate or interest
of Tenant hereunder shall be sold under any attachment or execution, Landlord may in any such event at
once re-enter the Premises or any part thereof in the name of the whole and, upon or without such entry, at is
option, terminate this Lease and may expel and remove from the Premises Tenant and any persons claiming
under Tenant and its and their effects without being deemed guilty of any trespass or becoming liable for
any loss or damage occasioned thereby, without prejudice to any other right or remedy of action, including
summary possession, which Landlord may have for rent or any other indebtedness owing by Tenant
hereunder, whether theretofore or thereafter:aceruing or to accrue or damages for any preceding or other
breach of contract. Whether or not rd shall have taken any action above permitted, Landlord may
bring an action for sum case of such default, and in any such action, service of prior
notice or demand is h vent of such resumption of possession under this
Lease, whether by summny eans, Landlord, or any receiver appointed by a
court having jurisdictio and property from the Premises, and any
property so removed may
of Tenant, and Landlord s
waives any and all loss,
any of the aforesaid acts.
may have been incurred b

occasioned in the exercise of
torney’s fees and costs which

inated. The effective
Qtice or order

is given by Landlord to
date of termination of

Premises and the rere i s and broker’s
commissions, together wi
order and condition or in.

monthly as the same may accrue. Notwithstand such relettmg without termination, Landlord may at
anytime thereafter elect to terminate this L
terminated b
Landlord to :
to recover fr

rent payable 1 value of
the Premises to rent, as
i rue upon

>

p
without hm1tat10n as tozany other liability to Landlord hereunder, become liable to Landlord for the then
unamortized pemon of anty broker’s or reai estate agent’s commlsswn paid by Landiord for or in connection
with the execution of this Lease (amortization to be computed on a straight-line basis over the full term
hereof). It is further understood that each and all of the remedies given to Landlord hereunder are
cumulative and that the exercise of one right of remedy by Landlord shall not impair Landlord’s right to any
other remedy.

14. REPAIRS AND ALTERATIONS: Tenant agrees by taking possession of the Premises
that the Premises are then in a tenantable and good condition; that Tenant will keep and maintain the
Premises, including improvement, in good and clean condition and repair, and the same will not be altered,
improved or changed with the written consent of Landlord. When applying for any such consent Tenant
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shall furnish complete plans and specifications and a building permit covering the desired additions or
alterations. All construction, additions and alterations by Tenant shall conform to all applicable
governmental laws, rules and regulations and to specifications for Tenant improvement, Exhibit D hereto.
Unless the cost thereof shall be less than ONE THOUSAND DOLLARS ($1,000.00), before commencing
construction of any improvements in the Premises, Tenant will deposit with Landlord a bond in a penal sum
not less that the cost of such construction and in form and with surety satisfactory to Landlord guaranteeing
the completion of such construction, free and clear of all mechanics’ and materialmen’s liens, together with
such information and evidence as Landlord:may:reasonably require to assure that Tenant is able to and will
make all payments required by contr; made as and when Tenant is required to do so. Tenant will pay
to Landlord a reasonable.f , oval of said plans and specifications, including any fees
charged by an architect dlord for such review. Tenant hereby waives any right
to make repairs at Landl ‘ make changes to locks on doors or add, disturb or in
any way change any w1thout first obtaining wrltten consent of
Landlord. All damage or i
the Premises shall be pai
Tenant’s misuse of the P
necessary to maintain thes
Landlord’s expense except
enter the Premises at all re
the interior of the Premi

direction of Landlord and at
lord or its designees may
have no obligation to repair
¢ replacement of doors or

windows of the Building which ar loyee agents or invitees, and
Tenant shall not put any gurtain; 1 ows in the Premises
without first obtaini the Premises at least

once during each fi
make any alterations; ad
preservation, safety or imyp
regulations or ordi
if such is done to ¢

neeessary for the
with any laws, codes,

’s employees, agent, brokers,
descrlbed herein to enable them to,

exhibiting

16.
Tenant will 5
whenever an
excepted, PR
this Lease, Ten
days prior to the.end ofithe term hereof, Tenant shall remove prior to the tegmination: of this Lease all signs
and trade ﬁxt‘ures erected or placed upon the Premlses and onsuch notice shall also remove any
improvements made or placed by Tenant in the Premises, as specified in such notice by Landlord, and
Tenant shall replace and repair all damage to the Premises, caused by or resulting from such removal and
leave the Premises in a clean and orderly condition. In the event Tenant shall fail to perform such removal
and/or restoration in accordance with requirements hereof, Landlord may do so and Tenant, upon demand,
will pay to Landlord the cost hereof, plus interest at the rate of one percent (1%) per month from the date the
same be demanded by Landlord until paid. This obligation shall survive the termination of this Lease. Any
property left upon the Premises by Tenant at the termination of this Lease may, at the option of Landlord (a)
be removed and stored by Landlord, at the cost of and for the account of Tenant, or (b) be deemed and
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declared by Landlord to have been abandoned by Tenant, in which case Landlord may appropriate, destroy
or dispose of the same without liability or accountability to Tenant.

17. ACTION OR SUIT: In the event of any action or proceeding brought by either party
hereto against the other based upon or arising out of any breach of the terms and conditions hereof, the
prevailing party shall be entitled to recover all costs, including reasonable attorney’s fees from the other.
Tenant also agrees to pay all costs and reasonable attorney’s fee which may be incurred or paid by Landlord
in enforcing without litigation any of the.covenants; conditions or agreements contained in this Lease, and
all such amounts shall be deemed addit fent payable upon demand.

18. ASSIGNME
prior written consent of L
thereof, or mortgag

G AND MORTGAGING: Tenant shall not, without the
y interest herein, or sublet the Premises or any part

by Landlord shall not rele
consent to any subsequen

regarding the agreement t
assumed. If consent is give
half (1/2) of any sums or

sideration therefore one-
sult of such assignment,

shall submit to
Landlord for review anagreement to sublease, executed by Tenant and the proposed: sublessee setting forth
the terms of the proposed sublease i in full, together with curret financial statement of the sublessee.
Landlord shall have the following options, exercisable by written notice to Tenant within twenty (20) days
after receipt of the proposed agreement to sublease; (i) Landlord may sublet from Tenant such space at the
rental and other terms set forth in the proposed sublease agreement, or (ii) Landlord may consent to the
proposed sublease on the terms submitted, subject to the provisions set forth below, or (iii) Landlord may
refuse consent to the proposed sublease. If Landlord does not exercise its option to sublet the Premises or
notify Tenant that it refuses consent to the proposed sublease within the twenty (20) day period specified,
Landlord’s consent shall be assumed to be given, subject to the provisions set forth below. If consent is
given or so assumed, Tenant shall sublet such space subject to the following conditions:
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0] The sublease shall be on the same terms set forth in the agreement to
sublease given to Landlord;

2) No sublease shall be valid and no sublessee shall take possession of the
Premised subleased until an executed counterpart of such sublease, together with a current certificate of
insurance attached thereto as evidence that a comprehensive general liability insurance policy is in effect,
naming Landlord, Tenant and the sublessee as insured, have been delivered to Landlord for review and
written consent. Such certificate of insuranee:shall-conform to the provisions of Paragraph 27.a. herein;

hall have a right to sublet further or to assign its interest;

time to time to Tenan
denominated rentalsunde;
Tenant is obligated to pa
portion of the Premises su
attributable to the amorti
Premises by Tenant), shal

this Lease; and

C. , review a copy of
the proposed mortgag the ng n: ot be unreasonably
withheld if the propos rtgag : ‘

,le o stock‘ merger, consolidation or
business, Tenant shall give immediate
seat anytlme after recelpt of such notice or
interest by giving

Tenant’s business shall be changed a
otherw1se so as to result in a change i

damage to any such property, unless caused by the willful act or gross neglect of Landlord, and Tenant
hereby agrees:to.indemnify and save harmless Landlord from and against any and all claims for such loss or
damage, other than damage causecfz;by the i;liwillful acfééor gro
which Landlord is requlred hereunder to repair and has failed to remedy within a reasonable time after
having been given notice in writing thereof. Without prejudice to the generality of the foregoing, Landlord
shall not be liable for any damage to any property at anytime stored or kept in the Premises or in any other
part of the Center, either from rain or from any other water which may leak, issue or flow from any part of
the Center, or from the pipes or plumbing of the same or from any other place or quarter, nor shall Landlord
be liable for any damage to property in the Center caused by accident, or for damage of any character arising
out of defects of construction either of the Center, or the Premises or any machinery, equipment, electrical
wiring or facility therein or failure or breakdown thereof or from lack of repair or proper operation of the
same or from any other cause, unless the cause to be a defect which Landlord is required hereunder to repair
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and Landlord shall have failed to remedy such-defect within a reasonable time after written notice thereof.
Tenant shall give to Landlord prompt written notice of any accident to, or defect in, any water or other pipes
or plumbing, electric lights or fixtures or other fixtures or other equipment or appurtenances of the Premises.
Tenant acknowledges that it has notice that Landlord may renovate or redevelop the Center, and Tenant
hereby waives any claim it might have for damages which might result from such acts, including, without
limitation, damages from noise, dirt, dust, vibration and restrictions of light, air and access during any
demolition or renovation of existing improvements or erection of new improvements thereafter.

OF INJURY: Tenant will and does hereby assume all risk of
rty damage occasioned by any nuisance made or suffered in the
enant to maintain the Premises in a safe condition,

s Landlord from and against any and all claims for
: (including without limiting the generality

21. INDEMNITY AN
bodily injury, wrongful death and/g
Premises, or resulting from:
and Tenant hereby agree:
bodily injury, wron
of said term, officers, pa
occasioned by or resultin
injury or death is caused |
reasonable written notice ‘
and save harmless Landlord against'a : j € ehalf of any person or persons,

t ent of any work or thing

he the Premises, and will
arising from any breach
0 the part of Tenant to be

e to maintain, except where such
he failure of Landlord, after

whatsoever done by Tena
further indemnify and s
or default or the part of
performed pursuant.t
agents, contractor:
expenses and liabilities

22.  AD
display any sign, noti
about the Premises or'the,

glass pane) from anywhe
Building (Exhibit B).

applicable t
forth in Exh

receives not;
responsible
regulations.

24. . SUBORDINATION: This Lease shall be:subject to and subordinate at all times to any
underlying lease on all orany part ‘of the Center and to such Hens and encumbrances as are oW on or as
Landlord may hereafter impose on the Center or the Premises, and on Landlord’s interest or estate herein
without the necessity of any further instrument or act on the part of Tenant to effectuate such subordination,
and such subordination of Tenant’s interest shall be self-operating and no further instrument of
subordination shall be required. In confirmation of such subordination, Tenant agrees to promptly execute
and deliver any instrument that the holder of any such underlying lease or lien holder may require to
evidence such subordination, and Tenant hereby irrevocably appoints Landlord its attorney-in-fact to
execute and deliver such instruments on behalf of Tenant should Tenant refuse or fail to do so within ten
(10) days after request is made. If any Landlord under such underlying lease or such holder of a lien or
purchaser on foreclosure of such lien shall require, Tenant shall attorn to it and this Lease shall then continue
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in effect in the event of termination of such underlying lease or acquisition of the interest of Landlord by
such lien holder or purchaser on foreclosure of such lien. Said power of attorney is coupled with an interest
and shall be irrevocable. Said liens shall include, without limitation, the lien of a mortgage executed in part
to secure a loan to pay for the construction of improvements in or to the Center.

25. MORTGAGE REQUIREMENTS: In the event any mortgagee of Landlord shall elect to
have this Lease as a lien prior to its mortgage, then and in such event, upon such mortgagee notifying Tenant
in writing to that effect, this Lease shall have priority over the lien of such mortgage to the same extent as if
the same had been placed on record such mortgage. In the event of any sale, assignment or
hypothecation of the Premi , ter and/or of any leasehold interest therein by Landlord and in
the event a statement.be tus of this Lease and as to any defenses Tenant may
have against Landlord, Ten: ement to the party demanding the same accurately
e brought for the foreclosure of, or in the

event of exercise of'the p
is terminated by such for; equest by the purchaser, attorn to
-Landlord under this Lease, and
any such mortgagee, it being
ale, it shall, upon request by
event that any mortgagee of
nding foreclosure pursuant
ttorn to the mortgagee as

/ in interest, shall execute

this paragraph.

agrees to execute on requ
the intent hereof that if th
the purchaser, be reinstat
Landlord's interest hereus
to the terms of such mo
prov1ded in the immedi

sed against Landlord
der the terms of this

Honolulu, or any other
v taxes or duties which are

taxes or duties levied or a
political subdivision of th

charge or levy

Lease, and any extensmn thereof, commercial general liability insurance, and liquor liability insurance if
liquor is sold orserved in‘the Premgses coyermg Landlord, Tenant and anyquortgagee of Landlord's and/or
Tenant's interest hereunder with respect to the Premises, such insurance policies to be written by a company
acceptable to Landlord and to have reasonable minimum limits set by Landlord from time to time, based on
acceptable minimum limits used for similar properties at the time of such setting, but initially each policy
not less than a combined single limit of bodily injury, personal injury, and property damage coverage of
$1,000,000.

b. Tenant shall procure at its own expense and will keep in force during the term of this

Lease and any extension thereof insurance on all improvements (as defined in Paragraph 41
hereinbelow) whenever and by whomsoever made in the Premises with fire, extended coverage,
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vandalism, malicious mischief and sprinkler leakage coverage with a responsible insurance company
acceptable to Landlord and in time of war against war damage to the extent such governmental insurance is
obtainable at reasonable cost, in an amount as near as practicable to the full replacement cost thereof, in the
joint names of Landlord, Tenant and any mortgagee of Landlord's and/or Tenant's interest hereunder as their
interests may appear. Tenant shall pay all premiums on such insurance when due. In every case of loss or
damage to such improvements Tenant with all reasonable speed will use all proceeds of such insurance for
rebuilding, repairing or otherwise reinstating the 1mprovements in a good and substantial manner, and
Tenant will make up from its own funds.am gtency in the insurance proceeds, unless this Lease is
terminated as provided in Paragraph in which case Tenant shall be entitled to payment from the
proceeds of an amount egy
balance of the proceeds shal
interruption, insurance whis

o

c. E ; i ' ions of this paragraph shall provide that
it cannot be canceled w
mortgagee(s) and, if ob
renewed at the expiratio
Landlord, a true copy of s
at the commencement o
times.

is in effect, and, if required by
y such mortgagee(s) by Tenant

ntpro ded in Paragraph 1.d. above

estimated operating
calendar year), plu ; 6 above. The
amount of Tenant's initial sh: ¢ dar year in which the term
hereof commences is as s yable to Landlord shall be
adjusted annually as of the e additional rent for such

after the g1v1ng of notice that the actual expenses were greater ‘than the estlmated expenses Tenant shall pay
to Landlord an amount equal to Tenant's share of the excess of the actual operating expenses over the
estimated operating expenses upon which Tenant's rent had been based during the preceding year. Should it
be determined that the actual operating expenses for any year were less than the estimated operating, Tenant
shall be entitled to a credit against future rent payments, or a refund in the case of the last year of the term
hereof, in an amount equal to Tenant's share of the difference between the actual operating expenses and the
estimated operating expenses.
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¢. Definition of Operating Expenses. Operating expenses shall be determined in
accordance with acceptable principles of sound accounting practice as applied to operation and maintenance
of similar building and the term "operating expenses" shall mean all of the expenses which shall be incurred
or paid on account of such operation and maintenance of the entire Center, including without limitation, all
parking areas. Said operating expenses shall include without limitation to the generality of the foregoing,
the costs of utilities, automated control systems, heating, and air conditioning for the common areas, trash
disposal, repair and maintenance, security control, the cost of management contracts or the cost of
equivalent management services (computed-at-an-annual rate equal to five percent (5 %) of the gross
revenues received from Tenant and ts of space in the Center, or at the prevailing rate charged
from time to time by ¢ the management business, whichever is higher), supplies,
wages and salaries of: and general operations (as distinguished from the cost
of management contracts.or vices aforesaid), and payroll taxes (and similar
governmental charges; al of equipment used in operation and
maintenance, audit and bo ; f parki
operation thereof, legal f K operation and management,
insurance (including fire 2 ‘
coverage, public liability :
by owners of similar com
imposed by governmental

ome to the extent that such
taxes have not already b ‘ ases (but excluding taxes upon
i appropriate legal
proceedings of the; the cost of alterations,
additions and capi ‘ : the rate usually
charged Landlord for bo ng on andlord shibited by law from
charging interest at s e, at’ , mount of the increase, if
any, of the ground i
compared with the

ncrease in rental
1l calendar year and

d.

additional rent computed ‘as herein sej
year. The final payment under the pr:

percentagesf

« Special Tenant's Expenses. Where any expense over and above normal operating expenses
is 1ncurred or pa:ld by Landlord spemfically for the benefit of'and at the req“"‘" stofa partlcular tenant, such
expense shall be charged directly against such tenant and shall not be included'in operating expenses for the
purpose of this Paragraph 28.

f. Definitions of Area. The following definitions shall apply in connection with the
determination of rent. The term “rentable area" shall be computed by measuring to the inside finish of
permanent outer building walls. Such rentable area shall include all area within outside walls, less stairs,
flues, pipe shafts, vertical ducts, air-conditioning rooms, fan rooms, janitor closets and electrical closets.
Washrooms within and exclusively serving the Premises shall be included in rentable area. No deductions
shall be made for columns and projections necessary to the Building. Parking areas shall be excluded. The
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rentable area is subject to adjustment from time to time to correct any error in measurement or if changes are
made and the percentages applicable to the Premises shall be adjusted accordingly.

29. CURE AND SECURITY DEPOSIT:

a. Concurrently with the execution of this Lease, Tenant shall deliver to Landlord a sum equal
to the amount which is set forth in Paragraph 1.g. as security for the performance by Tenant of every
covenant and condition of this Lease. Said:deposit-may be commingled with other funds of Landlord and
shall bear no interest.

b. If Tenant'sha
may, without prejudice t
Tenant shall reimbur
of such security deposn to: ,. ny:other sum which Landlord may be

any covenant or condition of this Lease, Landlord

deposit, Tenant shall wit
order to replenish such def ease. Should Tenant comply

balance thereof shall be

substances, or mat
manner not sancti
of such substances or c br 11
except to use in the ordihary cours: i 1] notice is given to
Landlord of the id i
materials shall inc’ : “Compensation and
Liability Act of 1980, as ar ; servation and Recovery
Act, as amended, 42 U.S seq. aws and the regulations

adopted under these acts e testing to ascertain
whether or not there has been any rel n th easonable costs thereof shall be
reimbursed by Tenant to Landlord upon d ‘ ges if such requirement applies to the
Premises. In addition, Tenant shall execute affi presentations and the like from time to time at
Landlord's rg i rdous

substances o

Tenant with:
Landlord in 5

Y wemg sent as reglstered or certlﬁed mall postage prepaid aefdressed to Tenant at post office
address hereinbefore specified or at such other post office address as Tenant may from time to time
designate in writing by notice to Landlord, or to Landlord at its office hereinabove set forth or at such other
post office address as Landlord may from time to time designate to Tenant, and any such notice shall be
deemed conclusively to have been given or served, if on Tenant, on the date of such mailing, and if on
Landlord, on the date of receipt thereof by Landlord. If there be more than one Tenant or Landlord, mailing
to one of the Landlords or to one of the Tenants shall be construed as notice to all of the Landlords or to all
of the Tenants, as the case may be.
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32. SEVERABILITY: If for any reason whatever any of the provisions hereof shall be
unenforceable or ineffective, all of the other provisions shall be and remain in full force and effect.

33. DISCLAIMER OF WARRANTIES: The provisions of this Lease constitute, and are
intended to constitute, the entire agreement of the parties to this Lease. No terms, conditions, warranties,
promises or undertakings of any nature whatever, express or implied, exist between the parties except as
herein expressly set forth.

re to take advantage of any default or breach of covenant on

S.a walver thereof, nor shall any custom or practice which may

ing this Instrument be construed to waive or to lessen

Tenant of any term, covenant or condition hereof, or
:default. A waiver by Landlord of a partlcular

34, WAIVER: Landl, '
the part of Tenant shall ng |
develop between the partie:
the right of Landlord to in
to exercise any right v

covenant or condition of this ot Lan viedge of such breach at the time of
such acceptance. “
times during the term

be leased hereunder,

mises described and

s, Tenant shall relocate
orth shall then apply to

ixty (60) days prior to

fixtures or other
'owever that no more

relocation shall be
improvements inst:

that the term "equivalent &
substantially the same nus

notice from
of the Prem
terminate thi
otherwise agr:
of depreciation of Tenant's cost of improvements toPremises. Such payment by Landlord to.Tenant shall be
made only if the Landlord elects to redevelop the Center durmg the initial term of the Lease. Tenant shall
not be compensated if Landlord elects to redevelop the Center durlng any option period of this Lease. In
any event, Landlord will grant Tenant an option to lease space in the redeveloped Center at rental rates to be
negotiated by the parties. Tenant hereby consents to any and all activities to be undertaken by Landlord in
connection with such redevelopment and Tenant hereby agrees not to take any action which may be
construed in any manner as being in opposition to such redevelopment.

37. MODIFICATION: Landlord shall have the right at any time and from time to time, to

unilaterally amend the provisions of this Lease if Landlord is advised by counsel that all or any portion of
the monies paid by Tenant to Landlord hereunder are, or may be deemed to be, unrelated business income
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within the meaning of the United States Internal Revenue Code or regulation issued thereunder and Tenant
agrees that it will execute all documents or Instruments necessary to effect such amendment or amendments,
provided that no such amendment shall result in Tenant having to pay in the aggregate more money on
account of its occupancy of the demised premises under the terms of this Lease as so amended and provided

further, that no such amendment or amendments shall result in Tenant receiving under the provisions of this
Lease less services that it is entitled to. e porservices of a lesser quality.

Any services which Landlord is required to furnish pursuant
on, be furnished from time to time in whole or in part

nd conditions contained in this
their respective heirs, personal

39. :
Lease shall apply to, accr
representatives, successor
or grantee shall become r:

40.

41.

"Premises" wherever it app
would be clearly repugna;
demised shall consist of the area shoy
interior surfaces of the perimeter wal

fixtures of all kinds, excludmg,‘however water, electric, teIemene and other utility Tines, ducts, conduits
and other facilities serving other portions of the Building which-may pass through the demised area. The
paragraph headmgs hereln are for convenience of reference, aﬁd shall in n()'way deﬁ;)e limit or describe the
scope or intent of any provisions of this Lease. The term "Landlord" in these presents shall include the
above-named Landlord and its successors and assigns. In any case where this Lease is signed by more than
one person, the obligations hereunder shall be joint and several. The term "Tenant" or any pronoun used in
place thereof shall indicate and include the masculine or feminine, the singular or plural number individuals,
firms or corporations, and their and each of their respective successors, personal representatives and
permitted assigns, according to the context hereof.
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IN WITNESS WHEREOF, thi

s hereto have executed this indenture the day and year first
above written.

Its Member/Mana‘

Landlord
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Exhibit B

RULES AND REGULATIONS

808 SHERIDAN

les and regulations have been adopted for the purpose of
o maintain the rights of Tenants and Landlord. Landlord
of these rules for the safety, care and cleanliness and
2y waive any one or more of these rules and
‘ ’ 0 such waiver by Landlord shall be

RULES AND REGULATIONS
insuring order and safe
reserves the right to modi
for the preservation of ge
regulations for the benefit

construed as a waiver of su
Landlord from thereafter
Building. Each Tenant s
it, its employees, agents

ging the cost of the same to
hese rules and regulations
 whole or in part, the terms,

are in addition to, and sh
covenants, agreements ar

Closing Premises:

ked and will exercise
caution to insure that :

permitted in the Building
take place only during hogis

Obstruction of Common Areas::. All common areas will be used only fori - ingress and egress to the
demised Premises. Landlord retams the right to control and prevent access onto the propelty, including the
entire Center, by any and all persons other than those persons having a legal right to ingress to and egress
from the demised Premises. Only persons authorized by Landlord will be permitted in areas housing
mechanical, electrical or equipment of any kind.

Animals: No animals or pets are allowed in Building or demised Premises at anytime except for Seeing Eye
dogs.
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Bicycles: Bicycles are to be parked only in those areas so designated for bicycles.

Removal of Property: Each Tenant shall deliver a list of any fixtures or improvements in the Premises
which Tenant desires to remove from the Building, and the list must be approved in writing by Landlord
before any such fixture or improvement is removed.

Repairs/Alterations/Additions to Pr
alteration or addition to the Premlse,
approval the following: \ )
Contractor and any Sub
Permit; (6) Copy of Pe
Completion Bond (by T
contractors approved by
the Premises and/or the

ior to commencement of construction for any repair,
1all submit to Landlord in writing for Landlord's written
:.(2) Work Schedule; (3) Names of Architect, General
awings and Specifications; (5) Copy of Building
rtificate (by Contractor); and (7) Copy of

T dlord with 11en releases upon request. Only

Window Displays: ; nt wi or Wlnd W advertlsmg without
Landlord's prior writtes
be consistent with th

of the Building or the

5, curtains, blinds, shades
rmitted, shall conform
olation of this rule by
expense incurred thereby

Smoking: Smoking is prohibite

Solicitors: Landlord reserves the rlght to eject fi Buﬁdmg any sohcltors canvassers or peddlers and

Tenant's or ng and
distribution to
prevent the

Trash: Ea I
its demised € 5% ebrisishall be
placed in the common garbage bin'if such materials are of such nature as to be in violation of any law or
ordinance governing disposal of same. Al Tenant construction-debris shall:be remoyed from,the Premises
and Center by Tenant, tts contractors orit f‘employees Cons| ructlon debns may npt be placed in the
common garbage bin.

Use: Except with the prior written consent of Landlord, no Tenant shall conduct any business other than
that specifically provided for in its lease. No Tenant shall permit its demised Premises to be used in a
manner offensive or objectionable to the other Tenants or Landlord. No cooking, unless consented to by
Landlord shall be done or permitted in the Premises nor shall Tenant cause or permit any unusual or
objectionable odors to be produced upon or permeate from its Premises. No Tenant shall at anytime bring,
allow or keep upon the Premises any flammable, combustible or explosive fluid, chemical or substance in
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such quantities as may endanger or imperil the demised Premises or any other premises or the property or
lives of other persons. No Tenant shall make or permit to be made any unreasonable vibration, unseemly
noise or disturb or interfere with occupants of the Building or Premises or those having business with them
whether by the use of any business machines and other equipment, musical instruments, radio or television
sets, phonographs, singing or the making of any disturbing sounds. The Premises shall not be used for

lodging or sleeping.

Landlord at least 90 days' prior written notice of its intention

Vacating Premises: Each Tenant 3
i$ otify Landlord in writing prior to Tenant's temporary

to vacate the demised Pr
vacating of Premises f¢

r the nonobservance or violation of any

Violations: Landlor

Landlord.
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EXHIBIT C

CONFIRMATION OF RENT COMMENCEMENT DATE

Date: January 28, 2008

Ohana Realty LLC

zLLC, a Hawaii limited liability company,
in the building located at 808

Ténant, concerning

wing the end of the
‘the first day of each

first billing
monthly ba

oth

above written

AC“!EPTED AND AGREBD
YKIK Corp dba Bella Wedding Services.

By

i

Landlord Tenant





