
GROUND FLOOR LEASE 

THIS LEASE, made and entered into this December 15.2007, by and h e e n  GLOBAL LJFE 
MANAGEMENT UC, a Hawaii limited liability company, whose principal place of business, and post 
office address is SuipLz E$mIu~u, Hawaii 96813, hereinafter called 
"Laadlord" and r7, , whose mailing address is 

, h ~ ~ r  called 'Te~aeP, 

1. SPECIAL PROVISIONS: The following entries constitute certain specific provisions 
of this Lease and are referred to elsewhere herein: 

a Two story building ooneing a tdal leaseable area of 15,230 square feet (h 
"Bailding") at the 808 SHERIDAN (the "Center"), Suite number 2("Pmmises") 

b. Area of Premises: Refitable Floor Area (inclusive of allocable share of common 
areas) approximately 22.000 sq. R, constituting 13.1 3% of the rentable area of the 
entire center. 

c. The term of this Lease shall commence on the date hereof ('Rent Commencement 
Date") and shall continue for a period of December 15.2810, subject to the 
provisions of Paragraph 7 hereof. Tenant shall have the option upon twelve (1  2) 
months prior written notice to renew the Lease for one (1) additional tern of four 
@ years on the same terms end coditions as herein set forth except as to base rent. 
If Tenant does nut properly renew the Lease for any renewal term, its option to 
renew the Lease for any subsequent renewal term shall also expire. 
Notwibhstand'ing the foregoing to the contmy, Tenant &all not be entitfed to 
exercise any applicable renewal option if it is in default under the Lease at the time 
of renewal option is exercised or as of the beginning of the renewal term, or if 
Tenant has been in &fault under this Lease more Ulan one time during the Term. In 
determining the base rent for the option period herein, Landlord and Tenant agree as 
follows: 

Theinitial determination of the base reat shil be made by Landlord. 
Landlord shall give notice to Tenant of the proposed base rent on or prior to 
the date which is thirty (30) days prior to the commencement of the option 
p&d. 
If Tenant disputes the pmposed base rent, the base rent shall be determined 
by arbitration. 

(a) If h d l o r d  and Tenant cannot agree upon a mutually acceptable 
arbitrator within five (5) days, the arbitrators appointed by Landlord 
and Tenant shaIl designate a third arbitrator. 

(b) Ifthe two arbitrators fail to agnx upon the designation of a third 
arbitrator within five (5) business days, then either Landlord or 
Tenant may apply to the American Arbitration Association or its 
successor fix the designation of a third arbitrator. 

The arbitrator or arbitrators, as the case may be, shall conduct the hearing as 
they deem appropriate. The arbibratorfs) shalt not have the power to add to, 
m d i  or change any provision of this Lease. 
The a&itrator(s) shall base the award on the higher of (a) the highest rental 
paid by tenants for new teases for similar space in the Center or other 
similar projects, or (b) the fair rental value of the Premises. 



(v) The base rent fw the option siaail not be less than the base rent paid 
by Tenant m the immediately prtxdhg twelve month period in- by 
five mrceat ( S o l  

(vi) 'Ihe arbitrator(s) shall make a determimion in writing, and shall give 
notice to Landlord and Tenant of their determination as soon as practicable, 

(vii) The mmmnce of any two of the three arbitrators shall be binding upon 
Teaant and Landlord. 

(viii) Zf and whenever the determination of base rent is under arbitration, Tenant, 
pending the thereof, shall contIwe to pay the teen base rent 
and any and all additional mnb which was due during the immediately 
preceding twelve month period. 

d. Monthly Rent: The sum of 
(i) ]Bsse rent in the following muoullts: $7.000.00; 
(ii) Additional rent of $66637. represeating Teoant's sham of estimated 

operating expenses, subject to djustment as set fd in Pamppb 28 
herein below: and 

(iii) Hawaii State General Excise Tax (as provided for and subject to adjustment 
under Paragraph 26 of this L,ease). 

e. Security Deposit $ 7.996.07 . 
f. Tenmt's use of premises shall be for the following purpose(s) Sna and Relaxation. 
g. Advance rent $7.9%.07 

2. EXHIBTTS AND SPECIAL CONDmONS 

a The following drawings arad special ptovisioas are attached hereta as exbibits d 
made a part of this Lease: 

Exhibit A: Floor Platl Odiiaing the Frmises. 

Exhibit B: Rules and Regulatins Pertaining to 808 SHERIDAN. 

Exhibit C: Specifications for Tenant Lmprovemnts. 

Exhibit D: Pemnal Guaranty 

(1) ADVANCE RENT: Upon execution of this base, Tenant shall pay to 
Landlord the sum specified in Pa~agtaph 1.g as "Advance Rent." The 
Advance Rent shall be applied to Tenant's obligation to pay monthly rent 
for the fist month or months in which monthly rent is due. 

(2) BASE RENT: Notwithstgndiag anything pvided to the contwy in 
Pmqyaph 1 .d.(i) ofthis Lease, the monthly base rent shall be as folIows: 

(a) For the period commencing on the Rent Commencement Date and 
ending TWELVE (121 months thereafter (i.e December 3 1,2007), 
the monthly base rent sbdl be $7.000.00 per month; and 

(b) For the perhd comme~eiag on the fvst day following the end of the 
period described in subsection (a) above, 



and on the first clay of each successive anniversary thereafter, the base 
rent shall incregse by FI[VE percent (5%) fiom the previous rent 
m. 

OPERATING EXPENSES: For ioformatid purpsses only, the 
amount of $666.37 per month represents Tenant's shtm of estimated 
ope- expemes for 2007, and sad =aunt shall be d j d  in 
accordance with Paragraph 28 of this Lease. 

PARIO[N6, LamMd agms to provide Teffant with visitor perlcing fbr 
its customer's use on a non-exclusive h i s  with other users. Such use shall 
be subject to mles and regutations as Landlord may h r n  time to time 
adopt. L d k d  shall at d time have the sole control, management a d  
direction of parking areas, and Landlord shall have the right to alterthe 
padckgarea in anyway. 

TEE PARTIES COVENANT AND AGREE AS l70LLOWS: 

4. RENT: 

a T e n a n t ~ l p a y ~ ~ d l o r d m o n t h C y i n a d v ~ ~ ~ t h e ~ ~ m o a W y  
rent for the Remises set forth in Paragraph I .d. hereof, in United St* currency, over aud above all other 
chsrges berein set forth and without any &-off or counterclaim whatsoever. The installment of rent payable 
forsnyportian~~affofa~mon~shallbapm~sh8feofhrentpotyabbfmafulI 
calendar month. 

b. Every bstdment of rent and evay o k  payment due h u n d e r  from Tenant to 
Landlord which &dl not be paid within fifteen (25) days after the same shall have become due and payable 
shaI1 b e s  interest at the rate of one permat (1%) pet month after the date that the same became due payable 
until paid, wWwr or not demand be made themfbre. It is aIso agreed that since collection of any amount 
past due imposes an administrative cost on Landlord, in addition to any fees of collection agents or attorneys 
or other out-of-pocket costs, Tenad will pay to hdlord a sum to reimburse Landlord for such 
adm'midve costs equal to five an@ ($0.05) fw every dok past due as s& fbrth in each billing or other 
written demand rendered or made by Landlord, cornputtxi on the total amount of each such biiling or 
demand but not to e x d  one sts~h billing or &mad per month. 

c. All payments of rent after the first payment shall be paid without notice on or before 
tbf*lrstdayofea&andmery d d a r m o n t h  dtningthetemhereof orasy extertskthereoff 

5. QUIET ENJOYMENT: Landlord ag~ees that upon payment of the rent herein 
provided for, and upon the observmce and perfixmarice by Tenaat of the covenants hereinafter contained 
and on the jmk of T e d  to be observed a d  pezfcrrmed, subject to the pvis ims of this Lestse, h d  any 
unddyhg lease and my m-e on Landloni's estate, Tenant shall peaceably hold a d  enjoy the Premises 
for tbe Bern hemby demised* 



6. USE: Premises may be wed and occupied ody for the purpose(s) set forth in Paragraph 
1.f. above and hr no other purpose or purposes, except as permitted in writing by Landlord. No use shall be 
made of Premises, nor wt done in or dmt Ptemises, which is illegal, mbwful, or which will iacrease the 
existing rate of insurance upon tbe Building, nor shall any use be made of the Premises which would awe 
Laadlord to be in &&ult under any undertying lesse on all or any part of the Center. Tenant shall not 
commit or allow to be comnitbd any waste upon Wmtses, or arty public or private nuisance or other act or 
thing which disturbs the quiet enjoyment of any other tenmt in the Center, nor shall Teaant use any 
apparatus, machinay or device in or about the Premises which shall oause any substantial noise or vibration, 
nor shall T a m t  overlossd the floor of said Premises. If any of Tenant's office ~~ and equipment 
should d i d  the quiet enjoyment of any other fenant in the Center? then Tenant shalI provide adequate 
insulation, or take such other action as may be necessary to elirninab the disturbance. Tenant will comply, 
at its own expense, with all laws and o m s ,  and govanmental r u b  d regulations appiicable to the 
Premises. 

7. POSSESSION: 

a In the event of Landlord's in&@ to deliver pasession of the h i s e s  at the 
commencement of the lase term, Landlord shaIl not be liable for any damage caused thereby nor shall this 
Lease become void or voidable, but in such w n t  no rental shall be payable by Tenant to Landlord for any 
portion of the lease tam prior to delivery of possession of the Premises and the date of termination of this 
Lease Ml be extended by a period of time equal to the nearest number of full calendar months during 
which Landlord was unable to deliver possession of the Remises to Tenaat If Teaa~t, with Lrtnd!ord's 
permission, enters into possession of the Premises prior to commencement of the Ieese term, all o f  the terms 
and conditions of this Lease? Including the payment of re* shall apply during such prior period If the 
termination date is extanded as herein provide4 the parties agree to en- into a supp1emental agmment 
mending and fixing the term of the lease as hemin agreed. 

b. For the purposm of this para%raph, possession shaH be deemed to be delivered on 
the date specified by the Landlord that tbe Premises are ready for occupancy. Such specification MI be 
wri#ennotimtoTeMBtbyLBtlfllofd 

8. SERVICES PROMDED BY LANDLORD: Provided Tenant shall not be in default 
hereunder, Landlord shall furaish electricity and janitorid services in the common mas of the Center, 
subject, however, to the cost of such operating expenses bing ckged back to Tenant as additionid rent in 
accordance with the provisions of Paragraph 28 herein; and Landlord shall not be liable for any damage 
caused thereby, or for stoppage or intenuption of any such services caused by repah, labor disturbances or 
labor diutes. mident w other causes beyond the mtm1 of nor shall my such firilure relieve 
Tenant &om the duty to pay the full amount of rent herein reserved. Landlord s t d l  not be obligated to 
h i &  water or electric current to the Premises unless such utility services shall have been furnished 
immediately prior to the commencement of the term of this Lease and them are existing pipes, lines and 
other kilities which d l e  Landlord to M s h  such utility services at Tenant's sole cost and expense in the 
manner and in such reasonable quantities desired by Tenant; provided, however, that if T-5 at Tenant's 
sole expense, shall iastall the p i p ,  lines and other facilities mcessay to &le Landlord to furnish wh 
utility sewices in the manner and in such reasonable quantities desired by Tenant, Landlord shall furnish 
such utility services at Teaant's sole cost and expense. 

9. DAMAGES TO PREMISES: 

a. huseib.~remisesor~e~uildia~~hhlbodss(m~dordmna~byfirbaofha 
casualty, making the Premises or the Building untamtabble, Landlord may at LandIord's option exercised by 
written notice to Teaant within ninety (90) days bxn the happening of the casualty, elect that said damages 
be tepaiffd. If Landlord does not so elect that solid damages be repaired, this Lease may be terminated by 
either party as of the date of such damage by written notice to the o k .  If Ladlord e h  that said 



damages be repaired, Landlord shalI at its own expense pmptly repah said damages to the Building, and 
any damages to the Ptemises shall be repaired in gccotdance with the provisions of Paragraph 27 herein. 
Tenant sball be entitled to an abstemtnt of the W or a fEr and just pmporcion thereof, according to the 
nature of the damage sustained, until the Remises h e  been made fit for occupancy and use, d e s s  such 
damage or destruction was caused by the act or negligence of Tenaat, its employees, agents or invites. 

b. If Landlord elects to reconstruct or repair the damage in the event of my casualty, 
Tenant shall continue the operation of Tenant's business in the Premises during any period of reconstruction 
or repair to the extent reasonably p d i a b l e  from the standpoint of good business practice. 

c. If Landlord becomes obligated to repair or reconstruct the Remises or the Building, 
Landlord shall be relieved of such obligation and Landlord may terminate this b e  if Landlord is unable to 
obtain the necessary labor or materials, or if Landlord is unable to w o r n  such obligation due to any cause 
beyond its control, including, but not limited to strikes, lockouts, labor dishrrbances, acts of civil or military 
authorities, restrictions by municipal authorities, restrictions by municipal wdinances or federal or state 
statutes and militmy activity, riots or civil commotions. 

10. CONDEMNATION: 

a. Termination of Lense as to Portion Taken. Unless otherwise terminated 
hereunder, if the Premises or any part thereof or inberest therein be taken by condemoation (other than a 
temporary taking which is provided for in Paragraph 1O.f.) this M shall terminate as to the part so taken 
as of the time possession thereof shall vest in the condemnor or title thereof shall vest in the condemnor, 
whichever shall &t occur. 

b. Ladlord's Option to Termhate. If (i) the Premises or any part thereof or 
interest themin is taken by condemnation or (ii) a substantid portion of tbe Building is taken by 
condemnation and Landlord shdl decide to discontinue the use or operation of the Building, or to demolish, 
alter or rebuild the samey as a a u l t  of such taking, then in any such event stated in (i) or (ii), Landtord shdl 
have the right to terminate this Lease by giving Tenant writen notice of termination within sixty (60) days 
&r such taking. Any such terminartion shalt be effective as of the last day of the calendar month next 
following the month in whiih such notice is given. 

c. Contianation of Bnsiuess. If the LandIord elects to reconstruct or mpair the 
damage in the event of any condemnation, Taunt shalI continue the aperation of Tenant's business in the 
Premises during any period of monstmction or repair to the extent e l y  pmcthble hrn the 
standpoint of good business practice. 

d. Redwtiou ef Rental. If part of the Premises is taken by condemnation (other than 
a temporary taking which is provided for in Paragraph 1 O X )  and Landlord elects not to terminate this Lease 
as provided herein, then this Lease shall continue in hll force and effect as to the part of tbe Premises not 
taken and the rent herein shall be reduced, as of the date of such taking, in the same propottion as the 
useable floor areor 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 sMI be prorated as of the date of such 
termination, provided that rent MI be payable by Tenaot to Landlord for any holdover tenancy according to 
the provisions of Paragraph 1 1 of this Lease. 

e. Riget to Compemsatien. h the event of my taking specified in a orb. above, all 
campensation and damages payable or to be paid for or by reason of such taking shdl be payable to and be 
the sole property of Landlord without any apportionment to- Teaaat, and Tenant hereby assigns to Landlord 
any tight to compensation or damages for its Leasehold intms&iq the Premises condemned. Termination of 
mia LOW by ~ s a d ~ ~ r d  PUMUI~ to m p t ~  10.b. SII~A not srffect'ihs right of~andlad  and ~ m t  to 



(3) No sublessee shall have a right to sublet further or to assign its mterest; 

(4) Deleted 

(5)  The sublease and all rights ofthe sublessee thereunder shall be subject to 
this Lease, and 

1. As to a proposed mortgage, Tenant shall submit to Landlord for review a wpy of the pposed  
mortgage and the note to be secwed thereby. Landlord's consent shall not b ~ u a b i y  withheld 
if the proposed mortgagee is a recognized lending institution and the mortgage is for the purpose of 
making impvements on the subject Premises. Upon recordation of a11 documents relating to the 
mortgaging of this Lease or any interest herein, Tenant shall deliver to Landlord ~rtif ied copies of 
same as soon as possible thereafter. 

19. CHANGE OF CONTROL: Deleted1 

20. NON-LIABILITY OF LANDLORD: Tenant will and hemby does assume dl risk of Ioss 
or damage to furnituq fUrtures, supplies, memhmdise, and other property, by whomsoever omed, s t o d  or 
placed in upon or about the Premises and does hereby agree that Landlord will not be responsible for loss or 
damage to any such pmperty, unless caused by the willful act or gross neglect of trtndlord, and Tenant 
hereby agrees to indemnifL and save harmless Landlord fkom and agaiast my and all claim for such loss ar 
damage, other than damage caused by the willful act or gross neglect of Landlord or arising out of a defect 
which Landlord is required hereunder to repair and bas Wed to remedy within a reasonable time a .  
having been given notice in writing tkmf. Without prejudice ta the generality of the foregoing, Landlord 
&If not be liable for any damage to any property at mytime stored or k q t  in the Premises or in any other 
part of the Center, either h m  rain or h m  any other water which may I& issue or flow fiom any part of 
the Centery or h m  the pipes or plumbing of the same or f k m  any Other place or quarter, nor shall Landlord 
be liable for any damage to property in the Center caused by accident, or for c b q e  of my character arising 
out of defects of construction either of the Center, or the Remises or any machineryy equipment, electrical 
wiring or facility therein or firilure or breakdown thereof or from Iack of repair or proper operation of the 
same or from any other cause, unless the cause to be a d e w  which LandIord is required hereunder to repair 
and Landlord shall have hiled to remedy suchdefect: within a reasonable time after writtea notice thmf .  
Tenant shaI1 give to Landlord prompt wri#en notice of my accident to, or de&ct in, any wafer or other pipes 
or plumbing, electric lights or fixbures or other fixhrres or ather equipment or appurtenances of the Premises. 
Tenant ~ckuowledges that it has notice that Landlord may renovate or redevelop the Centery and Tenant 
hereby waives any claim it might have for damages which might result fbm such acts, including, without 
limitation, damages from noise, dirt, dust, vibration and restrictions of light, air and access during my 
demolition or renovation of existing improvements or erection of new improvements theredk. 

21. INDEMNITY AND RISK OF INJURY: Tenant will and daes hereby assume d l  risk of 
bodily injury, wrongful death andor property damage occasioned by any nuisance made or suffbed in the 
Remises, or resulting from any fkilure on the part of Tenant to maintain the Premises in a safe condition, 



and Tenant hereby agrees to indemnifL and save harmless Landlord fiom and against any and ail claims for 
bodiIy injury, wrongful death andlor property damage by pemns (includ'mg without limiting the generality 

'. . of said term, officers, partners, employees or agents of Tenant or Landlord) arising out of, caused by, 
occasioned by or resulting fiom any such accident, fire, nuisance, or failure to maintain, except where such 
injury or death is d by the wiffil act or gross neglect of landlord, or the failure of Landlord, afler 
restsonable written notice of a strudud defect to repair the same. Without limitation, Tenant will indemnify 
and save harmless Landlord against and from any and all claims by a on behalf of any person or persons, 
finn or firms, cuqmration or corporations, arising from the conduct w management of any work or thing 
whatsoever done by Tenant in or about, or 4km transactions of Tenaat concerning tbe Premises, and will 
further indemnify a d  save landlord harmless against and fiom my and all claims arising from any beach 
or d e M t  or the part of Tenant in the performance of any covenant or agreement on the part of Tenant to be 
performed pursu8nt to the terms of this Lease, or arising fkom any act or negligence of Tenant, or any of its 
agents, contractors, servants, employees, or licensees and .from and against the cost, attorney's fees, 
expenses and liabilitia i n c d  in or about any sucb claim of any action or proceeding brought thereon. 

22. ADVERTISING: Tenant shdl not inscribe any inscription or post, place or in any manner 
display any sign, notice, picture, placard or poster, or any advertising matter whatsoever, anywhere in or 
about the Premises or the Center at places visible (either directly or indirecq as an outline or shadow on a 
glass pane) fbm anywhere outside the Premises, except as -tted under the Rules and Regulation of the 
Buikiiig (Exhibit B). 

23. RULES AND REGUILATIONS: Landlord, for the proper maintenance, safety, order and 
cleanliness of the Center, and for the rendering of good services, the protection and the quiet enjoyment of 
tenants, may h m  time tu time make, amend and enforce rules and regulations appropriate for such purposes 
applicable to all tenants of the Center. The rules and regulations in fbrce at the date hereof are those set 
forth in Exhibit B. Tmmt shall observe and comply with all such rules and regulations, including those set 
forth in Exhibit B, and all amendments thereto and all additional rules and regdations of which Tenant 
receives notice which are not inconsistent with the terms of this Lease. Landlord shall not be liable or 
responsible to Tenant for the violation by any other tenant or occupant of the Building of any such ruIes and 
regulations. 

24. SUBORDINATIO1Y: This Lease shall be subject to and subordinate at a11 times to any 
underlying lease on dl or any part of the Center and to such Iiens and encumbrances as are now on or as 
Landlord may hereafter impose on the Center or the Remises, and on Landlord's inktest or estate herein 
without the necessity of any further i@mment or act on the part of Tenant to effectuate such subordination, 
and such subordination of Tenant's interest shall be seIf-operating and no further instrument of 
subordination shall be required. In confirmation of such subordination, Tenant agrees to promptly execute 
and deliver any instnuneat 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 f i l  to do so within ten 
(10) days after request is made. If any Landlord under such underlying lease or such holder of a Iien or 
pushaset on foreclosure of such lien shall require, Tenant shall attorn to it and this Lease shall then continue 
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 oonstmction 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 prior to such mortgage. In the event of any sale, assignment or 
hypothecation of the Pxemises or of the Center and/or of any leasehold mt- therein by Landlord and in 
the event a statement be required from Tenant as to status of this Lease and as to any defenses Tenant may 



have against Landlord, Tenant agrees to furnish said statement to the party demmd'ig the same accurateIy 
within ten (10) days dbr request. In the event asy proceedings are brought for the fbreclosure of, or in the 
event of exercise of the power of sale under any mortgage covering the Premises, whether or not this Lease 
is terminated by such foreclosure or sale, Tenant agrees that it will, upon request by the purchaser, attorn to 
the purchaser upon any foredosure or sale and recognize such purchaser as Landlord under this Lease, and 
agrees to execute on request a nondisturbance and attornment agreement with any such mortgagee* it being 
the intent hereof that ifthis Lease should be terminated by such forecbswe or sale, it shall, upon request by 
the purchaser, be reimtated as a lease between the purchaser and Tenant. In the event that any mortgagee of 
Landord's interest hereunder &dl take possession of the Premises prior to or pending forecIosure p w m t  
to the tenns of such mortgage, Tenant agrees upon request of such mortgagee to attorn to the mortgagee as 
provided iu the immediately preceding sentence. Tenant, upon request of any party in interest, shall execute 
such instrument or instruments as shall be quested to carry out the requirements of this -h. 

26. TAX ON RENT AND/OR GROSS RECEIPTS: In addition to the mt herein provided, 
Tenant shaIl also pay over and reimburse unto Landlord on each rental payment date during the tern hereof 
an amount equal to tbat portion of the State general excise or gross income tax amssd against Landlord 
and attributable to the rent and any other payments made by or on behalf of T e m t  under ?he terns of this 
Lease, and Tenant shall also pay m y  and all increases in said taxes from time to time and any and all other 
taxes or duties tevied or assessed by the State of Hawaii, the City and C o w  of Honoldq or any other 
political subdivision of the State of Hawaii now or hereafter having power to levy taxes or duties which are 
attriiutrtble to the rent or other payments made by or on behalf of Tenant under the terms of this Lease. It is 
the intent of this provision and of the other provisions of this Lease to insure that the rent herein provided to 
be paid to Landlord by Tenant will be received by Landlord without diminution by any tax assessmenf 
charge or levy of any nature whatever* except United States and State net income taxes, and the terms and 
conditions of this Lease shall be l i M l y  construed to effect: such purpow. Tenant shall also pay any 
conveyance tax which may be due by reason of execution of this Lease or any extension, amendment or 
renewal thereat 

a Tenant shall procure at Tenant's expense and keep in force during the term of this 
Lease, and any extension thefeof, commercial general liability insurauce, and liquor liability insurance if 
liquor is sold or served in the Premises, covering Landlord, Tenant and any mortgagee of Landlord's and/or 
Tenant's interest hereunder with respect to the Premises, such insmame policies to be written by a company 
acwptable to LandIord and to have reasonable minimum limits set by Landford from time to time, based on 
acceptable minimum limits used for similar properties at the time of such setting, but initially each poIicy 
not less thgn 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 defmd in Paragraph 4 1 
hereinbelow) whenever and by whomsoever made in the Premises with fire, extended coverage, 
vandalism, malicious mischief and sprinkler leakage coverage with a responsible insurance company 
acceptabb 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 MI replacement cost thereofl in the 
joint names of Landlord, Tenant and any mortgagee of Landkmi's andlor Tenant's interest bereunder 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 dl proceeds of such insurance for 
rebuilding, @ng or otherwise reinstating the improvements in a good and substantial manner, and 
Tenant will make up from its own funds any deficiency in the insurance proceeds, unless this Lease is 
terminated as provided in Paragraph 9 above, in which case Tenant shall be entitled to payment h m  the 
proceeds of an amount wpd to Teoant's unamortized cost of improvements made by Tenant, and the 



balance of the pmeeds shall be kept by Landlord. The firegoing provisions MI not affect any business 
intermptiw, insurance which Temt  may carry and keep the proceeds thereof for its own account. 

o. Each insurance policy required under the provisions of this -h shall provide that 
it cannot be canceled without not less than thirty (30) days' prior notice to Landlord and any such 
mortgage&) snd, if obtainable, shall provide for notice to Landlord and any such mortgagee(s) if not 
renewed at the expiration thereof. A current certificate that each such poky is in effect, and, if required by 
Landlord, a true copy of such policy shall be deposited with Landlord and any such mortgap$s) by Tenant 
at the commencement of the term and renewed from time to time themdbr so as to keep current 1 all 
times. 

28. OPERATING EXPENSES: 

a. Payment of Additiomd k m t .  The monthly rent provided in Paragraph I .d. above 
is the sum of (A) a base rent as set forth in Paragraph 1 .d.(i) plus (B) Tenants share of the average monthly 
estimated operating expenses (computed on the basis of known or estimated operating expenses for each 
calendar year), plus (C) the Hawaii Stab General Excise Tax as set f& in P a m g q h  26 above. The 
amount of Tenant's initial share of said estimated operating expenses for the calendar year in which the term 
hereof commences is as stated in Paragraph l,d.(ii) above. The monthiy rental payable to Landlord shall be 
adjusted mually as ofthe commencement of each calendar year by inmasing the additional rent for such 
year over the additional rent payable during the preceding year by the amount of Tenant's share of any 
increase in the estimated operating expenses for such year over the estimated operating expenses for the 
preceding year or by reducing the additional rent for such year by the amount of Tenant's share of any 
reduction in the estimated operating expenses a s  cornpared with the estimared operating expenses for the 
preceding year. Landlord shall notifj. Tenant of Tenant's share of the estimated operating expenses for such 
year and the additional rent during such year shall be djustsd as aforesaid, effective as of the 
commencement of such year, and payable in equal monthly installments. Tenant's sham of the operating 
expenses shall be in the same percentage as the demised area is of the rentable area of the entire Center. 

b. Anadihtlan. After the end of each calendar year (including the years in which 
the term hereof commences and terminates) Landlord shall compute the actual operating expenses for such 
calendar year, to the extent not already computed, and noti& Tenant of any correction from the estimated 
operating expenses as soon as reasonably possible after the end of each such year. Within thrrty (30) days 
aAer the giving of notice that the actual expenses were grea€er than the estimated expenses, Tenant shall pay 
to Landlord an amount equal to T e n d s  share of the excess of the actual operating expenses over the 
estimated operating e x p m s  upon which Tenants rent had been based during the p r d i n g  year. Should it 
be determined that the actual operating expenses for my 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 s h  of the difference between the actual operating expenses and the 
esthated operating expenses. 

Definition of Operating Expensea Operating expenses &a11 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 wsts of utilities, automated control systems, heating, artd air 
conditioning for the common areas, trash disposd, repair and maintenance, security 
contro2, 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 h m  Tenant and other tenants of space in the Center, or at the prevailing rate 



charged h m  time to time by companies generally in the management business, 
whichever is higher), supplies, wages and salaries of employees used in maintenance 
and general operations (as distinguished h m  the cost of management contracts or 
equivalent management services aforesaid), and payroli taxes (and similar 
governmental charges) with respect thereto, depreciation or rental of equipment used 
in operation d maintenance, audit and bookkeeping expenses, fees of operator of 
parking areas and other expenses of operation thereof, legal fees and expenses, 
financing expenses relating to operation and management, insurance (including fm 
and eamded coverage, vaadalism and malicms mischief, difference in conditions 
coverage, public Iiability and property damage and workmen's compensation insurance 
customarily carried by owners of similar commercial buildings), property taxes and 
other taxes, c-es and assessments imposed by governmental authority and paid by 
Landlord with respect to the Center and the land on which the same is situated, 
including taxes upon or measureid by landlord's gross income to the exteat that such 
taxes have not dmady been recovered under Paragraph 26 of tbis or similar leases (but 
excluding taxes upon or measured by Landlord's net income), and the cost and 
expenses of any contest by appropriate legal proceedings of the amount or validity of 
any such taxes, charges or other assessments, the cost of dterations, additions and 
capital imptovements (amortized over their masonable life with interest at the rate 
usually charged Landlord for bornwing on the amount of such cost or, if the Landlord 
is prohibited by law h r n  charging interest at such rste, at the maximum rate then 
allowed by law), and the amaunt of the increase, if any, of the ground tent for the land 
on which the Center is tow&d which is held under a ground lease as compared with 
the ground rent payable at the time this Lease is executed. 

d. Nomalizetion and Pmration. For the purpose of detmmining increase in rental 
payabie by Tenant under this Pamgraph 28, the calculation shall be based on a full calendar year and 
additional rent wmputd as herein set forth shall be deemed to have d uniformly dduring the calendar 
year. The final payment under the provisions of this paragraph for the year in which this Lease ternhates 
shall be prorated, based on the actual expenses for such year, through the termination of this Lease and any 
additional rent shall be due or a mfirnd of overpayment made thirty (30) days after notification to Tenant of 
any adjustment as provided in Subparagraph b. of this P-ph 28. If any part of the Center is not fblly 
occupied and used any year, for the purpose of csllcutations under this Paragraph 28, the operating expenses, 
both estimated and aotual for such year, shdl be adjusted by adding amounts and items of operating 
expenses which would normally h a v ~  been incurred if the property had been filly occupied and used during 
such entire year and deducting any abnormal start-up costs incurred, all as estimated by Landlord, and the 
percentages set forth in Paragraph 1.b. hereinabove are and shall be based on an assumed full occupancy. 

e. S p e d  Tenant's Expenses. Where any expense over and above normal operating 
expenses is i n c d  or paid by Landlord specifically for the benefit of and at the request of a particular 
tenant, such expense shall be charged directly against such tenant and shall not be included in operating 
expenses for the purpose of this Pmgrapb 28. 

f. Definitions of Area. The following definitions shall apply in connection with the 
determination of rent. The term %table areaw shall be computed by measuring to the inside finish of 
permanent outer building walls. Such mtable 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 rentabie area. No deductions 
shall be made for columns and projections necessary to the Building. Parking areas shall be excluded. The 
rentable area is subject to adjustment fhm t h e  to time to correct any error in measurement or if changes are 
made and the percentages applicable to the Premises shdl be adjusted accordingly. 

29. CURE AND SECURITY DEPOSIT: 



a Concumntly with the execution of this Lease, Tenmt shall deliver to Landlord a 
sum equal to the mount which is set forth in Paragraph 1.g. as security for the performance by Tenant of 
every covenaut and cadition of this Lease. Said deposit may be comminglsd with other M d s  of Landlord 
and shall bear no interest. 

b. If Tenmt shall d e k h  with respect to any c u v ~ t  or condition of this Lease, 
Landlord may, without prejudice to any other right or remedy of h d l o r d  provided in this Lease, cure the 
same and Tenant shall ~imbufse Lgndlord for the cost thereof on demand. Landlord may apply the whole 
or any part of such security deposit to the payment of any sum in default or any 0th sum which Landlord 
may be requid to spend by msou of Tenant's default. In the event Laudlord should so apply all or any 
part of said deposit, T e m t  shall within fifteen (I 5) days after receipt of notice from Landlord, pay the sum 
expended in order to replenish such deposit Failure to do so shall be a default under this Lase. Should 
Tenant comply with all of the covenants and conditions of this Lease? &e security deposit or any balance 
thereof shsll be returned to Tenant at the expiration of the term hereof. 

30. HAZARM)US MATERIAL& Tenant shall not (either with or without 
negligence) cause or permit the escape, disposal or release of any biologically or chemically active or other 
hapydws substances, or materials. Tenant sMl not allow the storage or use of such substances or materials 
in any manner not sanctioned by law or by the bighest standards pwaifing in the industry for the storage 
and use of such substances or materials nor allow to be brought into the Building any such materials or 
substances except to use in the ordinary course of Tenant's business, d then only after written notice is 
given to Landlord of the identity of such substances or materials. Without limitation, hazardous substances 
and materials shall include those described in the Comprehensive Environmental Response Compensation 
and Liability Act of 1980, as amended, 42 U.S.C. Section 9601 et seg., the Resource Conservation and 
Recovery Act, as amended, 42 U.S.C. Section 6901 et seq., any applicable state of local laws and the 
regulations ad* under these acts. If any lender or governmental agency shall ever require testing to 
ascertain whether or not there has been my release of hazardous mabrials, then the reasonable costs thereof 
shall be reimbursed by Tenant to Landlord upon demand as additional charges if such requirement applies to 
the Premises. In addition, Tenant shalt execute affidavits, representations and the like from time to time at 
Landlord's request concerning T e n d s  best knowledge and belief regarding the presence of hazardous 
substances or materials on the Premises. In all events, Tenant shall indemnify Landlord in the manner 
elsewhere provided in this Lease from any release of hazardous materials on the Premises occurring while 
Tenant is in possession, or elsewhere if caused by Tenant or persons acting under Tenant. The foregoing 
covenants shall survive the expiration or d i e r  termination of the tease term. Landlord shall indemnify 
Tenant with respect to claims arisiag from any introduction of hazardous materials into the Premises by 
Landlord in violation of havudous materials laws. 

31. NOTICE: AII notices hereunder shall be given in writing and may be given or served for 
all purposes by being sent as registered or certified mail, postage prepaid addressed to Tenant at post office 
address hereinbefm p i f i e x i  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 conc~usiveIy 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. 

32. SEVERABILITY: If for any reason whatever my of the provisions hereof shall be 
unenforceable or ineffective, d l  of the other provisions shall be and remain in full force and effect. 

33. DISCLAIMER OF WARRANTIES: The provisions of this LRase constitute, and are 
intended to constitute, the entire agreement of the parties to this Lease. No terms, conditions, wafianties, 



promises or undertakings of any nature whatever, express or implied, exist between the parties except as 
herein expfessly set forth. 

34. WAIVER: Landlord's fiIure to take advantage of any default or breach of covenant on 
the part of Tenant shall not be construed as a waiver thereof, nor shall any custom or practice which may 
develop between the parties in the course of administering this Instrument be construed to waive or to lessen 
the right of Landlord to insist upon the performance by Tenant of any tenn, covenant or condition hereof, or 
to exercise my rights given Landlord on account of any such dehult. A waiver by Landlord of a particular 
breach or default shall not be cbmed to be a waiver of the same or any other subsequent breach or default. 
The acceptance of rent hereunder shall not be, or be construed to be, a waiver of any breach of any term, 
covenant or condition of this Lease, whether or not Landlord has knowledge of such breach at the time of 
such acceptance. 

35. SUBSTITUTION OF LEASED PREMISES: At any time or times during the term 
hereof Landlord shall have the right, at its option, to substitute as the Premises to be leased hereunder, 
substantiaDy equivalent area in a different portion of the Center in lieu of the premises described and 
referred to in Parrlgraph 1.8. and b. and outlined in red on Exhibit A, and in such cases, Tenant shall relocate 
to such substitute Premises and all of the terms, covenants and conditions herein set forth shall then apply to 
such substitute Premises to the same effect as if wiginally described h e r e h v e ;  provided, however, that 
Landlord shall have given Tenant written notice of its exercise of such option at least sixty (60) days prior to 
the date upon which relocation to such substitute Premises is to be accomplished, and the cost of such 
reIOCBtion shall be borne by Lendlord, including the cost of relocating or replacing any fixtures or other 
improvements installed within the original Remises by TenanG and provided M e r ,  however, that no more 
than one such r e E d o n  shall be made without the prior written consent of Tenant. It is W e r  understood 
that the term "equivalent arean shall mean an area of substantiaIly the same useable floor area and having 
substantiaffy the same number of exterior windows. Tenant shall be entitled to a ratable reduction in the rent 
for any period in excess of one (1) day during which Tenant is reasonably prevented fiom operatiag its 
business on account of such relocation. The parties shall immediately execute an gppropriate amendment to 
this Lease reflecting the substitution doresaid. 

36. DEMOLITION OF CENTER: Tenant understands and expressly acknowledges 
that Landlord may demolish the Center and that therefore the h d l o r d  is reserving the absolute right to 
demolish d l  or part of the Center. If Landlord so elects to demolish the Center, upon ninety (90) days notice 
from Landlord to Tenant, Tenant will peaceably surrender and deliver up to Landlord the possession of the 
Premises. Upon receipt of notice of Landlord's election to demolish tfie Center, Tenant may terminate this 
Tenant Lease as of the date of the commencement of the demolition. Unless the parties otherwise agree, 
Landlord will compensate Tenant for the u n d m i t e d  value using the straight fine method of depreciation 
of Tenant's cost of improvements to Remises. Such payment by Landlord to Tenant shal be made only if 
the Landlord elects to demolish the Center during the initial term of the Lease. Tenant shall not: be 
compensated if Landlord elects to demolish the Center dtrring any option period of this base. 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 demolish and Tenant hereby agrees not to take any action which may be construed in any manner 
as being in opposition to such demolition. 

37. MODIFICATION: Landlord shall have the right at any time and fiom time to time, to 
unilaterally amend the provisions of this Lease if Landlord is advised by counsel that all or my portion of 
the monies paid by Tenant to Landlord hemunder are, or may be deemed to be, mIated business income 
within the meaning of the United States TnternaI Revenue Code or regulation issued thereunder and Tenant 
agrees that it wit1 execute all documents or Insbnunents necessary to e f f d  such amendment or amendments, 
provided that no such amendment shall mult in Tenrrnt having to pay in the aggregate more money on 
account of its occupancy of the demised premises under the terms of &is Lease as so mended and provided 



further, that no such amendment or amendments shall result in Tensnt receiving under the provisions of this 
fiease less services that it is entitled to receive, nor senices of a lesser quality. 

38. SERVICE CONTRACTS: Any services which Landlord is required to furnish pursuant 
to the provisions of this Lease may, at Landlord's option, be furnished fiom time to time in whole or in part 
by employees of Landlord or by the managing agent of the propew or by one or mom third persons, md 
Landlord further reserves the right to quire Tenant to enter into agreemmts with such third persons, in 
form and content approved by Landlord for the furnishing of such services. 

39. SUCCESSORS: A11 of the covenants, agreements, terms and mnditions contained in this 
Lease shall apply to, accrue to and be binding upan Landlord and Tenant and their respective heirs, personal 
representatives, successors and assigns. On any sale or conveyance by Landlord of the Building, the buyer 
or grantee shall become responsible for all of the c o v ~ t s  and conditions herein contained and on the part 
of Landlord to be observed or performed. After the time of such sale or conveyance, the seIler or grantor 
shall be released therefrom except as to obligations already accrued. 

40. SHORT-8ORM COUNTERPART: Upon reqmst by Landlord, Tenant will execute and 
deliver to LandIord a recordable &art-form cuuflberpart of this Lease, stating the names of the parties, the 
term, the description of the Premises, and the nature of my options for renewal. The Landlord will supply 
the short-form counterpart. 

41, DEFIlYITIONS AND MWXUANEOUS: Time is of the essence of this Lease. This 
Lease shall be governed by and construed in accordance with the law of the State of Hawaii. The term 
"hmisesw wherever it appears herein includes and shall be deemed to include (except where such meaning 
would be clearly repugnant to the cantext) the space demised and all improvements therein. The space 
demised shd consist of the area shown outlined m red on Exhibit A and be bomded by the unfinished 
interior swfhces of the perimeter w d s  and windows, tbe unfinished surfhces of interior loadbearing walls, 
the unfinished top of the floor slab and the unfinished battarn of the floor slab of the floor above, excluding, 
however, any stairs and other items within said boundaries which are not inchded in rentable area as &fmed 
in Paragraph 28.f. above. The term "improvements" wherever it appears herein shall include all 
improvements existing at the commencement of the term hereof or at anytime themafh budt by anyone in 
the space hereby demised, including, without limitation, all walls and partitions which are not loadbearing, 
the interior decorated or finished surf~ces of all perimeter and loadbearing walls and floor slabs, all non- 
standard ceilbgs and ceiling light fixtures, all interior windows, all entrance doors, d l  mechanicat and 
electrical conduits, wiring, fixhues a ~ d  equipment, a11 floor tile, carpeting and wall covering and ail other 
fixmes of all kinds, excluding, however, water, electric, telephone and other utility lines, ducts, conduits 
and other facilities w i n g  other portions of the Building which may pass through the demised area. The 
paragraph headings herein are for convenience of reference, and shall in no way defme, limit or describe the 
scope or intent of any provisions of this Lease. The term "Landlord" in these presents &dl include tbe 
above-named Landlord and its successom and assigns. In any w where this Lease is signed by more than 
one person, the obligations hereunder shall be joint and several. Tht term 'Tenantw or any pronoun used in 
place thereof shall indicate and include the mascuhe 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. 



IN WITNESS WHEREOF, the parties hereto have executed this indenture the day and year first 
above written. 

GLOBAL LIFE MANAGEMENT LLC, 
a Hawaii Limited Liability Company /7 

Landlord Tenant 



Bicycles: Bicycles are to be parked only in those areas so designated for bicycles. 

Removal of Properly: Each Tenant sbrtll deliver a list of any fixhues or improvements in the Premises 
which Tenant desires to remove fkom the Building, and the list must be approved in writing by Landlord 
before any such fixture or improvement Is removed. 

RepaiAIAIteratioDs/Additioll~ to PRmisea: Prior to commencement of construction for any repair, 
alteration or addition to the F b m b s ,  Tenant shall submit to Landlord in writing for Landlord's written 
approvd the following: (1) Work Desoription; (2) Work Schedule; (3) h m e s  of Architect, General 
C~ntractor and any Sub-Contractars; (4) Workiig Drawings and Specifications; (5) Copy of Buiidig 
Permit; (6) Copy of Performance Bond and Insurance Certificate (by Contractor); and (7) Copy of 
Completion Bond (by Tenant). Tenant shall also provide Landlord with lien releases upon request OnIy 
c o n ~ t o r s  approved by Landlord shall be &ttd to carry out any repak, alterations or additions within 
the Premises d o r  the Building. 

Maintenance Requeab: The requit.ernents of a Tenant will be attended to only upon application by such 
Tenant to Landlord. Building employees will not perform any work outside of regular duties unless under 
sped ~~ from the Ladlord or its authDrid agent. 

Window Displays: Tenant will not use any method or tjp of display or window advertising without 
Landlord's prior written approval which shall only be given if the proposals are considered by Landlord to 
be consistent with the BuiId'mg chatter. 

Sins, Screens and Awnings: No notice or advertisement visible from the emnor of the Building or the 
Premises will be permitted without prior written approvd of Landlord. All graphics, curtains, blinds, shades 
or scwens visible from the of the Buildiag or any premises d e m i  where permitted, shall conform 
to Building standards as specified by Iandlord from time to time. In the event of the violation of this rule by 
any Tenant, Landlord may remove same without any liability, and may charge the expense incurred thereby 
to the Tenant involved. 

Smoking: Smoking is prohibited anywhere in the Center. 

Solicitors: 19nnlnd reserves the right to eject h m  the Building any solicitors, mvassers or peddlers and 
any other class of persons who, in the judgment of Landlord, are annoying or interfeting with any of 
Tenant's or Landlord's operations or who are oth-se undesirable. Cmvssing, peddling, soliciting and 
distribution of any written matdak in the Building are prohibited and each Tenant shall cooperate to 
pmvent the same. 

Trrrah: Each Tenant shall be responsible for the disposal of all its trash and garbage within the interior of 
its demised Premises by placing it in the common garbage bin. No material, rubbish or debris shall be 
placed in the common garbage bin if such makaiais are of such nature as to be in violation of any law or 
o r d i c e  governing disposal of same. AU Tenant construction debris shall be removed h m  the Premises 
and Center by Tenant, its contractors or its employees. Construction debris may nut 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 ib demised Premises to be used in a 
manner ofinsive 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 pennit 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 



Exhibit B 

RULES AND REGULATIONS 

RULES AND REGULATIONS: These rules and regulations have been adopted for the purpose of 
insuring order and safety in the BuiIding and to maintain the rights of Tenants and Landlord. Landlord 
reserves the right to modify, supplement or rescind any of these rules for the safety, care and cleanliness and 
for the preservation of good order therein. Landlord may waive any one or more of these rules and 
regulations for the benefit af my particular Tenant or Tenants, but no such waiver by Landlord shall be 
construed as a waiver of such rules and regulations in favor of any other Tenant or Tenants, nor prevent 
Landlord from thereafter enforcing any such rules and regulations against any or all of the Tenants of the 
Building. Each Tenant shall be liable for injury or damage caused by the infraction of any of these mles by 
it, its employees, agents or invitees, and Landlord may repair such damage charging the cost of the same to 
such Tenant, which amount shall be added to rent due for the ensuing month. These rules and regulations 
are in addition to, and shall not be construed to in any way modify or amend, in whole or in part, the terms, 
covenants, agreements and conditions of any lease of demised Premises in the Building. 

Closing Premises: Each Tenant shalI see that his demised Premises are securely locked and will exercise 
caution to insure that all water faucets and powered equipment are shut off before Tenant or Tenant's 
employees leave the demised Premises, so as to prevent waste or damage. 

Common Room: Rooms used in common by Tenants shall be subject to regulations adopted by 
Landlord. 

Deliveries and Heavy Items: Only hand trucks equipped with rubber tires and side guards will be 
permitted in the Building. All carrying in or out of freight, packages or bulky matter of any description must 
lake place onIy during hours selected by LandIord and then only with prior notice to and approval by 
Landlord. Any damage to the Building caused by any such Tenant or its contractor, delivery or moving 
service will be repaired at such Tenant's expense. - 
Etectrical Systems: No Tenant shall install any special wiring or abnormal power consuming equipment 
without written approval of Landlord. 

Keys and h k s :  No locks other than those provided by Landford shall be placed on any doors without the 
written consent of the Landlord. Two keys per lock will be furnished to Tenant by Landlord. Lock 
cylinders and keys shall be changed by Landlord at Tenant's expense upon request from Tenant. All keys 
wilt be surrendered upon termination of Lease. 

Obstruction of Common A m :  All common areas will be used only for ingress and egress to the 
demised Premises. Landlord retains the right to control and prevent access onto the property, 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 LandIord will be permitted in areas housing 
mechanical, eIectrical or equipment of any kind. 

Animals: No anirnaIs or pets are allowed in Building or demised Premises at anytime except for Seeing Eye 
dogs. 



Exhibit B 

RULES ANI) REGULATIONS 

RULES AND REGULATIONS: These mIes and mgulations have been adopted for the purpose of 
insuring order and safety in the Building and to maintain the rights of Tenants and Landlord. Landlord 
reserves the right to modify, supplement or rescind any of these rules for the safety, care and cleanliness and 
for the preservation of good order therein. Landlord may waive any one or more of these rules and 
regulations for the benefit of any particular Tenant or Tenants, but no such waiver by Landlord shall be 
construed as a waiver of such rules and regulations in favor of any other Tenant or Tenants, nor prevent 
Landlord h m  thereafter enforcing any such rules and regulations against any or all of the Tenants of the 
Building. Each Tenant shall be liable for injury or damage caused by the infraction of any of these rules by 
it, its employees, agents or invitees, and Landlord may repair such damage charging the cost of the same to 
such Tenant, which amount shall be added to rent due for the ensuing month. These rules and regulations 
are in addition to, and shall not be construed to in any way modify or amend, in whole or in part, the terms, 
covenants, agreements and conditions of any lease of demised Premises in the Building. 

Closing Premises: Each Tenant shall see that his demised Remises are securely Iocked and will exercise 
caution to insure that all water faucets and powered equipment are shut off before Tenant or Tenant's 
employees leave the demised Premises, so as to prevent waste or damage. 

Common Rooms: Rooms used in common by Tenants shall be subject to regulations adopted by 
Landlord. 

Deliveries and Heavy Items: Only hand trucks equipped with rubber tires and side guards will be 
permitted in the Building. All canying in or out of freight, packages or bulky matter of my description must 
take place only during hours selected by Landlord and then only with prior notice to and approval by 
Landlord. Any damage to the Building caused by any such Tenant or its conmctor, delivery or moving 
service will be repaired at such Tenant's expense. 

Electrical Systems: No Tenant shall install any special wiring or abnormal power consuming equipment 
without written approval of Landlord. 

Keys and Lacks: No locks other than those provided by Landlord shall be placed on any doors without the 
written consent of the Landlord. Two keys per lock will be furnished to Tenant by Landlord. Lock 
cylinders and keys shall be changed by Landlord at Tenant's expense upon request from Tenant. All keys 
will be surrendered upon termination of lease. . 
Obstructioa of Common Areas: A1I common areas will be used only for ingress and egress to tbe 
demised Premises. Landlord retains the right to control and prevent access onto the property, 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 persans autharized by Landlord will be permitted in areas housing 
mechanical, electrical ar equipment of any kind. 

Animals: No animals or pets are allowed in Building or demised Premises at anytime except for Seeing Eye 
dogs. 



Bicycles: Bicycles are to be parked only in thosle areas so designated for bicycles. 

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

RepaiR(~rat ioos /Add~ns  to Pnmisea: Prior to commencement of construction fbr any repair* 
dteration or addition to the Premises, Tenant shall submit to Landlord in writing for Landlord's written 
approval the following: (1) Work Description; (2) Work ScheduIe, (3) Names of Architect, General 
Contractor and any Sub-Contractors; (4) Working Drawings and Specifications; (5) Copy of Building 
Permit; (6) Copy of Perfontlance Bond and ln~uratlce Certificate (by Contractor); and (7) Copy of 
CompIetiw Bond (by Teormnt). Tenant shall also provide Landhd with lien releases u p  request Only 
contractors approved by Landlord shall be permitted to carry out any repairs, alteratims or additions within 
the Premises and/or bre Building. 

Mninte~nee Requests: The requirements of a Tenant will be attended to only upon application by such 
Tenant to Landlord. Building employees will not perform my work outside of regular duties unless under 
special insmdorn from the Landlord or its t d m k d  agent. 

Widow Displays: Tenant will not use any method or type of display or window advertising without 
Laudlordls prior written approval which shall only be given if the proposals are considered by Landlord to 
be consistent with the Building chatter. 

S i  Screens and Awnings: No notice or advertisement visible from the exterior of the Building or the 
Premises will be permitled without prior written approval of Landlord. All graphics, curtains, blinds, shades 
or screens visible k m  the errterior of the Bdding or any premises demised, wbere pem&d, shall conform 
to Building standards as specified by Landlord h m  time to time. In the event of the violation of this rule by 
any Tenant, Landlord may remove same without any liability, and may charge the expense incurred thereby 
to the Tenant involved. 

Smobg: Smoking is prohibited anywhere in the Center. 

S O l i s b ~ :  T d  reserves the right to eject h m  the Buifding any solicitors, canvassers or peddlers and 
any other class of persons who, in the judgment of landlord, are azuloyhg or interfering with any of 
Tenmt's or Landlord's oper&ons or who are otbmise undesirable. Canvassing, peddling, soliciting and 
distribution of any written materials in the Building are prohibited and each Tenant shall cooperate to 
prevent the same. 

Tmh: Each Tenant shall be responsible for the disposal of all its trash and garbage within the interior of 
its demised Premises by placing it in the common garbage bin. No rnateri4 rubbish or debris shall be 
placed in the common garbage bin if such materials are of such nature as @ be in violation of any law or 
ordinance governing disposal of same. Afl Tenant construction debris shall be removed fium the Remises 
and Center by Tenant, its cantractors or its employees. ConstrPction debris may not be phced in the 
common garbage bin. 

Use: Except with the prior consent of Landlord, no Tenant shall conduct any business other than 
that specifically provided for in its lease. No Tenant shall pennit its demised Remises to be used in a 
manner oEensive or objectionable to the other Tenants or hdlord.  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, 
dfow or keep upon the Premises any flammable, cambustible or explosive fluid, chemical or substance in 



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 my 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. 

Vacating Premises: Each Tenant shall give Landlord at least 90 days' prior written notice of i t .  intention 
to vacate the demised Premises. Tenant shall notify Landlord in writing prior to Tenant's temporary 
vacating of Premises for more than seven (7) days. 

Violations: Landlord shall not be responsible to any Tenant for the nonobservance or violation of any 
Center rules and regulations by any other Tenant or other person. Tenant shall be deemed to have read these 
rules and regulations and to have agreed to abide by them as a condition to its occupancy of the space leased. 

Water: Water will be supplied by Landlord for drinking and toilet purposes only. 

Windows and DOOR: NO windows, glass doors or any other light sources that reflect light into the lobbies 
or other places of the Building shall be obstructed or covered except in a manner approved in writing by 
Landlord. 



EXHIBIT C 

CONFIRMATION OF RENT COMMENCEMENT DATE 

Date: December 1,2007 

To: 808 SHERIDAN 
808 Sheridan Street, Suite 2 
Honoluly Hawaii 968 13 

: Lease dated December 15,2007 between GLOBAL LIFE MANAGEMENT LLC , a Hawaii limited 
liability company, Landlord, and , Tenant, concerning Unit 2 in the 
building located at 808 Sheridan Street, Honolulu, Hawaii 96814. 

Ladies and Gentlemen: 

In accordance with the abovereferenced lease (the "Lease"), we wish to advise you andfor wnfm 
the following information: 

1. Pursuant to the provisions of the Lease, the Rent Commencement Date is 
JANUARY 1,2007 and the expiration date of the term of  the Lease is December 3 1,2007. 

2. The monthly base rent is as follows: 

(a) For the period commencing on the Rent Commencement Date and 
ending TWELVE (12) months themafter, the monthly base rent 
shall be $7400.00 per month; and 

(b) For the period commencing on the first day fbllowing the end of  the 
period described in subsection (a) above, and on the first day of each 
successive miversary thereafter, rhe base rent shall increase by five 
perrent (5%) from the previous rent period. 

3. If the Rent Commencement Date is other than the first day of a calendar month, the 
first billing will contam a pro rata adjustment. Each billing thereaAer shall be for the full amaunt of the 
monthly base rent as provided for in the Lease. 

IN WITNESS WHEREOF, the parties hereto have executed this indenture the day and year first 
above written. . 

ACCEPTED AND AGREED: 

Landlord Tenant 



EXHIBIT D 

GUARANTY OF LEASE 

WHEREAS, the Guarantor has requested GLOBAL LEE MANAGEMENT LLC .. hereinafter 
designated as the uLandl~rd," to enter into-a 1- with the as tenant, 
of Unit 2 at the building known as 808 SHERIDAN, and 

WHEREAS, the landlord has refused to enter into the said lease unless the Guarantor guaranties said 
lease in the manner hereinafter set forth. 

NOW, THEREFORE, to induce the Landlord to enter into said lease, which lease is dated this day 
and is being executed simul&neously h d t h ,  the undersigned, 

3 

residing at hereinafter r e f e d  to as the "Guarantor," 
the Guarantor hereby agrees: 

1. (a) The Guarantor unconditionally guarauties to the Lmdlord and the successors and 
assigns of the Lardlord the 111 and punctual performance and obsentance, by the Tenant, of all the terms, 
covenants and conditions in said lease contained on Tenant's part to be kept, performed or observed. This 
guaranty &dl  include any liability of Tensnt which shall accrue under said lease for any period preceding as 
well as any period following the term in said lease specified. The Guarantor waives notice of any breach or 
defiruk by Tenant. 

(b) If, at any time, defiult shall be made by the Tenant in the performance or 
observance of any of the terms, covenants or conditions in said lease contained on the Tenant's part to be 
kept, performed or observed, the Guacaator wilt keep, perform and observe the same, as the case may be, in 
plaoe and stead of the Tenant. 

2. Any act of the Laudlord, or the successors or assigns of the Landlord, consisting of a waiver 
of any of the terms or conditions of said lease, or the giving of any consent to any manner or thing relating 
to said lease, or the granting of any indulgences or extensions of time to the Tenant, may be done without 
notice to the Guarantor and without releasing the obligations of the Guarantor hereunder. 

3. The obligations of the Guarantor hereunder shall not be released by Landlord's receipt, 
application or release of security given for the performance and observance of covenants and conditions in 
said lease contained on Tenant's part to be performed or obwed; nor by any modification of said lease, but 
in case of any such modification the liability of the Guarantor, shall be deemed modified in a c c h c e  with 
the terms of any such modification of the lease. 

4. The liability of theGuaiantor hereunder shall in no way be affected by (a) the release or 
discharge of the Tenant in any creditors', receivership, bankruptcy or other proceedings, (b) the impairment, 
Limitation or modification of the liability of the Tenant or the estate of the Tenant in bankruptcy, or of any 
xemedy for the enforcement of tbe Tenant's said Liability under the learn, resulting h m  the operation of any 
present or future provision of the National Bankrupt'cy Act or other statute or fiom the decision in any court; 
(c) tb rejection or disaf lhmce of the lease in my such procsedings; (d) the assignment or transfer of the 
lease by the Tenant (e) any disability or other defense of the Tenant; or (f) the cessation from any cause 
whatsoever of the liability of the Tenant. 

5. Until all the covenants and conditions in said lease on the Tenant's part to be performed and 
observed are fully performed and observed, the Guarantor: (a) shaH have no right of subrogation against the 



compensation and damages and Teaant shall not hereby be prevented fiom fling any claim forthe bking of 
any fMms owned by Tenant and f w  moving expenses. 

f. Taking for a Limited Period. If the Premises or any part thereof shall be taken by 
condemnation for a limited period, this Lease shall not terminate and Tenant s M l  continue to pay in fidl the 
rent provided for herein, in the manaer and at the times herein specified and, except only to the extent that 
Tenant is prevented from so doing by reason of any order ofthe condemning authority, Teaant shall 
continue to perform and observe all of the other covenants, agreements, terms and provisions of this Lease 
as though sucb talcing had not occurred. In the event of any such taking, Tenatlt shall be entitled to the entire 
amount paid by the govemeatd authority with respect to govefllfnentai occupancy of the Premises during 
the term of this Lease (whether paid by the authority as damages, rent or othewise), and in the event any 
such governmental occupancy extends beyond the date of termination of this base, ail such amount paid by 
the goventmental authority shall be prorated as of the date of termination of this Lease, provided, however, 
that Landlord sM1 have a lien on d l  amounts payable to T-t and may require Tenant to assign to it the 
same, to be held witbout *st as security for the payment of m t  and other s u m  payabk by Tenant to 
accrue during the period. Tenant covenants that at the termination of any such limited or specified period 
prior to the expiration or earlier termination of this Lease, Tenant will, at its sole cost and expense, restore 
the Premises and improvements t h i n  as may be reasonably possible to the conditiotk which the same were 
prior to such taking. 

11. HOWDING OYJER: If Tenant shall remain in possession after the expiration or  sooner 
termination of this Lase, all the terms, covenants and agreements hereof shall continue to apply and bind 
Tenant so long as Tenant shall remain in possession, insofar as the same are applicable, except that if Tenant 
remains m possession without Landlord's written consent, the monthly rent shall be two (2) times the 
monthly rentid payable for the last month of the term hereof, prorated on a daily basis for each day that 
Tenant remains in possession, and Tenant shall also be liable to Landlord for any damages resuiting from 
fhilure to amender possession, ad $Tenant remains m possession with LandIord's written consent, such 
tenancy shall be from month to month, teminable by either party by not less than twenty-eight (28) days' 
written notice. 

12. LIENS: Tenant shall keep the Premises free fiom any lien, charge or encumbrance arising 
out of my act or negligence of Tenant, hctuding, without limitation, any work p e r f i d  by or for Tenant, 
materids furnished by or for Temf or obligation incufted by Tenant. 

13. DEFAULT AND RE-ENTRY: This demise is upon the express condition that (a) if 
Tenant shall fail to pay said rent or any part thereof within five (5) days after the same becomes due, 
whether the same shall or shall not have been Legally demanded, or (b) if Tenant shall fail to observe or 
perfom any of the other covenants herein contained and on Tenant's part to be observed and performed, and 
such d e h k  shall continue to five (5) days after Written notice thereof is given to Tenant, or if such default 
in observance or performam of such athermvenant 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 shaIl 
b m e  bankrupt, or file any debtorprocesdings, or any case or proceeding, voluntary or involuntary, be 
filed by or against Tenant as debtor under any provision of the Feded Bankruptcy Code or any State statute 
govemiug 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 my mechanics' or 
materialmen's liens s h d  attach to the Premises or Tenant's estate or interest therein and shall not be 
discharged or released within ten (10) days a* such attsobent, 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 reenter the M i s e s  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 h m  the Premises Tenant and any persons claiming 
under Tenant and its and their effects without king deemed guilty of any trespass or becoming liable for 



any 10- or damage occ~sioned thereby, without prejudice to any other right or mmedy of action, including 
summary possession, which h d I o r d  may have for rent or any other in&btedness owing by Tenant 
hereunder, whether theretofort or themafter d g  or to ~CCXIHS or damages for any preceding or other 
breach of contract. Whether or not Landlord shall have taken any action above permitted, Landlord may 
bring an action for summary possessian in case of such default, and in any such action, service of prior 
notice or dmmd is bereby expressly waived. In the event of sucb resumption of possession under this 
Lease, whether by summary proceedings or by any other means, Landlord, or any receiver appointed by a 
court having jurisdiction, m y  dispossess and remove all persons and property from the Premises, and any 
property so removed may be stored in any public warehouse or elsewhere at the cost of and for the account 
of T m t ,  and Landlord shall not be responsible for the oars or dekeeping thereof, and Tenant hereby 
waives any and dl loss, dmct ion ,  andlor damages or injury which may be occasioned in the exercise of 
any of the &resaid acts. Landlord may recover h m  Tenant dI damages, attorney's fws and costs which 
may have been incurred by Landlord as a result of any default of Tenant hereunder, including the expense of 
recovering possession. No re-entry or taking of possession of the k i s e s  by Landlord shall be construed 
as an election on Landlord's part to termbate this Lease, unless a written notice that this Lease is terminated 
is given by Landlord to T m t ,  or an order is secured stating that this Lease is terminated. The effective 
date of termination of this Lease Wl be as of the date set forth or provided in the notice or order 
aforementioned, as the case may be. Landlard may h m  time to time, without terminating this Lease, relet 
for the account of Tenant the Premises or my part thereof, for dl or any portion, of the remainder of said 
term to a tenant or tenants satisfactory to Landlord, and at such rental or rends  9s may, in the exercise of 
reasonable efforts be obtained, with the right of Landlord to put the Premjses in good order and condition 
and to make reasonable alterati.ons and repairs to facilitate such reletting at Tenant's expense, and Landlord 
shall receive such rentals and apply them, first to the payment of the expense of recovering possession of the 
Premises and the rerenting thereof, incldimg without limitation, all attoraey's fees and broker's 
commissions, together with such expense as Landlord may have incurred in putting the Remises in good 
order and condition or in making such a l t d o n s  and repairs, and then to the payment of the rent due by 
these presents and to the fulfillment of the covenants of Temt, the btllmce, if any, to be paid over to 
Tenant., provided that Tenant shsll remain liable for any deficiency, which deficiency Tenant agrees to pay 
monthly as the same may -me. Notwithstand'ing any such reletring without termination, Landlord may at 
anytime thereafter elect to terminate this Lease fix such previous breach. In the event of this Lease being 
teminated by Landlord by feasou of any breach thereof by Tenant or because of any other event entitling 
Landlord to so terminate as hereinabove set forth, Landlord, at Landlord's option, shall thereupon be entitled 
to recover fivm Tenant l i q u W  damages in an 8mount equal to the excess, if any, of the then cash value of 
rent payable hereunder by Tenant for the b h c e  of the stated term, over the then reasonable rental value of 
the Premises at the time of such termination for the same period and on the same tmms, except as to rent, as 
herein set forth to the extent reasonably applicable. The cause of d o n  for such damage shall accrue upon 
such termination. On any termination of this Lease under the provisions of this Paragraph 13 Tenant shall, 
without limitation as to any other liability to Landlord hereunder, become liable b Landlord for the then 
unamortized portion of any broker's or d estate agent's commission paid by Lstndlord for or in connection 
with the execution of this Lase (amoht idn to be computed on a straight-he basis over the full term 
hereof). It is firrther understood that each and all of the remedies given to Laadlord 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 Remises are then in a tenantable and good condition; that Tenant will keep and maintain the 
Premises, induding improvement, in good and clean condition and e1 and the same will not be altered, 
improved or changed with the written consent of landlord. When applying for any such consent Tenant 
shall furnish complete plans and specifications and a building pennit covering the desired additions or 
alterations. All construction, additions and alterations by Tenant sball confonn to all applicable 
govefnmental laws, rules d regulations and to ~pecificatjons for Tenant improvement, Exhibit D hereto. 
Unless the cost themof shall be less than ONE THOUSAND DOLLARS ($1,000.00), before commencing 
c o ~ c t i o n  of any improvements in the Premises, Tenant will deposit with Lmdlord a bond in a penal sum 



not less that the wsf of such constmtion and in form and with swety s a ~ ~  to Landlord guaranteeing 
the completion of such constnrction, f k  and clear of all mechanics' and materialmen's liens, together with 
such i n f o d o n  and evidence as Landtord may rettsonttbly q u i r e  to assure tfaat Tenant is able m and will 
make all payments required by contract to be made as and when Tenant is required to do so. Tenant wilt pay 
to Landlord a rewooable fix for review and approval of said pIans and specifications, including m y  fees 
charged by an architect or engineer employed by Landlord for such review. Tenant hereby waives any right 
to make repairs at Landlord's expense. Tenant shall not make changes to locks on doors or add, d W  or in 
any way change any plumbing, air-conditioning system or wiring without M obtaining written consent of 
Landlord. All damage or injury done to the Premises by Tenant or by any persons who may be in or upon 
the Premises shall be paid for by Tenant and Tenant shall pay for all damage to the Building d by 
Tenant's misuse of the Premises or the appurtenances thereto. All repairs to the structure of the Building 
newssty to maintain the same in good condition shalI be done by or under the direction of Landlotd and at 
Landlord's expense except as otherwise specific01lly provided herein, and Landlord or its designees may 
enter the Premises at all reasonable times to make such mpair. Laudlord shall have no obliption to repair 
the interior of the Premises or any improvements therein. Tenant shall pay for the repkmmmt of doom or 
windows of the Buildmg which are cracked or broken by Tenant, its empIoyees, agents or iavkes, and 
Tenant shall not put any curtains, draperies or other haugings on or beside the windows in the Premises 
without first obtaining Landlord's ca~ls~lst. Tenant will paint the interior surf8c&s of the Premises at least 
once during each five (5) year period of the tern hereof with, a color approved by Landlord Landlord may 
make any alterations, additions or capital improvements which Landlord may deem necesszyy for the 
preservation, safety or improvement of the Premises or the BuiMig, or to comply with any laws, codes, 
regulations or d i c e s  now or haeafh in effect, or for the purpose of reducing energy requirements; and 
if such is done to comply with any such law, code, regulation or ordinance or for the purpsse of reducing 
energy requirements' the cost thereof &ail be deemed to be a part of the operating expenses for the Center as 
provided in Section 28.c. hereinbelow. 

15. INSPECTION OF PREMISES: Lsadlord and Landhid's employees, agenf brokers, 
workmen and engineers may retain and use a passkey to the Premises described herein to enabk them to, 
and they may, inspect and examine the Premises fiom time to time with reference to any emergency or to the 
general maintenance of the Premises, or, during the last six (6) months of the term, for the purpose of 
exhibiting the same. 

16. SURRENDER OF PREMISES: At the expiration or s o o n e r ~ o n  of this Lease, 
Tenant will surrender and deliver up to Landlord, possession of the Premises, including all improvements 
whenever and by whomsoever made or placed therein, in good condition and repair, ordinary use and wear 
excepted, PROVIDED, HOWEVER, tbt if there be no defmlt on the part of Tenant at the tmnhtion of 
this Law, Tenant may, or if h d l d  shall so require, notice thereof to be given not less tban sixty (60) 
days prior to the end of the term hereoc Tenant shall remove prior to the termination of this Lease dl signs 
and trade f- erected or placed upon the Premises, and on such notice &dl 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 h m  such removal and 
leave the Premises in a clean and orderly wndition. In the event Tenant shall fail to perform such removal 
and/or restoration in a c c o h c e  wi&requkments 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%) pr month h m  the date the 
same be demanded by Landlord until paid. This obligation shall survive the €amination of this LaseLRase Any 
property lee 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 aad 
declared by Landford to have been abandoned by Tenant, in which case Landlord may appropriate, destroy 
or dispose of the same without liability or ~ccountability to Tenant. 

17. ACTlON OR S m  In the event of my d o n  or proceeding brought by either party 
hereto against the other bai~@ upon or arising out of any breach of the terms and conditions hereof, the 
prevailing party shall be e&&d to recover all costs, including reasonable attorney's f- from the o*er. 



Tenant also agrees to pay all costs and masonable attorney's fee which may be incurred or paid by Landlord 
in enforcing without litigation any of the covenants, conditiolls or agreements contained in this Lease, and all 
such mounts shall be deemed additional rent payabie upon demand. 

18. ASSIGNMENT, SUBLETTING AND MORTGAGING: Tenant shall not, without the 
prior mitten conseat of landhrd, assign this Lease or any interest herein, or sublet the Premises or any  pa^^ 
themof, or mortgage this Lease or any interest herein. The term "sublet" shall incIude, without limitation, 
permitted use of the Fremises by and any party other than Tenant. Any of the foregoing acts without such 
consent shalI be void and constitute a default under this Lease. With any request for such a consent Tenant 
shall pay to Landld a reasonable fee, as set by Landlord, fbr review of the -on. Any such consent 
by Landlord shall not release Tenant from any of Tenant's obligations hereunder, or be deemed to be a 
consent to any subsequent assignment, suble#ing or mortgage.. No assignment, subletting or mortgaging can 
be made if there is any default by Tenant under the terms of this Lease. 

If d any time or fium time to time Tenant intends to so assig, sublet or mortgage, the 
following provisions &dl govern: 

a As to a proposed assignment, Tenant Ml submit to Landlord for review an 
agreement to assign, executed by both Tenant and the proposed assignee, setting forth the t e r n  of the 
proposed assignmut in hll, together with current financial statements of the assignee, and the original cost 
and unamo- cost of Tenant's leasehold improvements. Laadlord shall notify Tenant in writing as to 
whether or not w w n t  will be given within twenty (20) days affer receipt of all necessary information 
regard'ig the agreement to assign. Landlord does not so notify, Landlord's cansent to assignment shall be 
assumed. An execIl$ed copy of the assignment with the undertaking of the assignee to observe and perform 
all obligations of the Tenant hereunder shall be furnished to Landlord for review and written consent prior to 
entry by assignee into possession. In lieu of consed ar r e h I  of consent to assignment, Landlord shall have 
the option, exercisable by writtea notice to Tenant within said twenty (20) day period, to acquire Tenant's 
interest under this Lease ( h e  of any agreement to assig@ by payment to Tenant of an amount quai to said 
utmortized cost of leasehold improvements. This Lease shall not, nor shall any interest herein be 
assignable as to the interest of Tenant by operation of law without the written consent of Landlord. 

b. As to a proposed sublease of ail or a portion of the Premises, Tenant shall submit to 
Landlord for review an agreement to sublease, executed by Tenant and the proposed sublessee, setting forth 
the terms of the proposed sublease in full, togther with current financial statement of the sublessee. 
Landlord shall have the following options, exercisgbIe by written notice to Tenant within twenty (20) days 
after receipt of the proposed agreement to sublease; (i) Landlord may sublet 6rom 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 tenns 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 
now 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 sssumed, Tenant shall sublet such space subject to the following conditions: 

(1) The sublease shall be on the same terms set forth in the agreement to 
sublease given to Landlord; 

(2) No subIease shall be valid and no sublessee shdl 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, 



Tenant by reason of any payments or acts of pedormance by the Guarantor, in compliance with the 
obligations of the Guarantor hereunder; (b) waives any right to enforce any remedy which the Guarantor 
now or hereafter shall have against the Tenant by reason of any one or more payment or acts of peformance 
in compliance with the obligations of the Guarantor hereunder, and (c) subordinates any liability or 
indebtedness of the Tenant now or hereafter held by the Guarantor to the obligations of the Tenant to the 
Landlord under said lease. 

6. This guarantee shall apply to the said lease, any extension or renewal thereof and to any 
holdover term following the term hereby granted or any extension or renewal thereof. 

1. This insfrurnent may not be changed, modified, discharged or terminated orally or in any 
manner other than by an agreement in writing signed by the -d the Landlord. 

Signature Date 


