808 SHERIDAN
GROUND FLOOR LEASE

THIS LEASE, made and entered into this 23" day of January, 2009, by and between Ohana

. Realty LLC (Property Management Company), a Hawaii limited liability company, whose principal place
of busmess ‘and post office address is 1088 Bishop Street Suite #1223, Honolulu, Hawaii 96813,

8 W& whose principal place of business and post office
address is 808 Sheridian Street, Heh litfic HI 96814, hereinafter called “Tenant”,

1.
of this Lease and aﬁe refe

liiitis 2 total leaseable’ X ¢
,‘t’,“‘?*% AN (the “Centerij; uite number 6B (“Premises™)

."’k‘ Q)llJ.SlVC "a; allocable share of common

“hne time during the Term. In
in, Landlord and Tenant agree as

and Tenant shall des1gnate a third arbitrator.
If the two drtiitiators¥ail’to agree upfin the dé& lgnatlom of7a third
arbifrator w1t}§m five ( ) business dag's, then gither Laiidlord or
Tenant may apply to the American Arbitration Assocmtmn orits
: successor for the designation of a third arbitrator. o
(i)  The arbitrator or arbitrators, as thé case may be, shall conduct the hearing as -
they deem appropriate. The arbxtrator(s) shall not have the power to add to,
modify or change any provision of this Lease.
(iv).  The arbitrator(s) shall base the award on the hxgher of (a): the highest rental
paid by tenants for new leases for similar space in the Center or other
similar projects, or (b) the fair rental value of the Premises.
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Litthe Seoul Restaurant -2ad Floor Leste

The base rent for the option perlod shall not be less than the base rent paid
by Tenant in the nmmediateiy preceding twelve month period increase by

. five percent (5%)

The arbitrator(s) shalI make a determination in wntmg, and shall give
notice to Landlord and Tenant of their determination as soon as practicable.
The concurrence of any two of the three arbitrators shall be binding upon
Tenarit and Landlord
If and Ly gpthe determination of base rent is under arbitration, Tenant,
ingiied etermination thereof, shall continue to pay the then base rent
: add:uonai rents which was due during the immediately

$1.600_($2.00 psf):

sepresenting Tenant’s share of

. ﬂ”ixgyi‘,ﬁt ‘ EoNnL:
g‘i rmof 480 .v»

SE NT' Iﬁqgwthstagﬂdmg anythm rovide to the ¢ ntrary in
agrag 1 d.(i) %;f this Le e ‘the mont%g/ base r%ﬂ: shalfge as follows:

(a) FreeRent Fora period commencing on the Rent Cominencement
Date and ending March 31, 2009, Tenant shall pay operating
expenses and the monthly base rent shall not be charged.

(b) For the period commencing on the Rent Commencement Date and
ending January 31, 2012 (36) months thereafter, the monthly base
rent shall be $1.600 per month; and :

() For the period commencing on the first day following the end of the
period described in subsection (2) above, and on the first day of each

“2 -



successive anniversary thereafter, the base rent shall increase by Five
percent (3%) from the previous rent period.

(3) OPERATING EXPENSES: For mformatlonal purposes-only, the
“amount of $480 per month répresents Tenant’s share of estimated operating
 expenses for 2009, and said amount shall be adgusted in accordance with
Paragraph 28 of thls Lease.

Landlord agrees to provide Tenant with visitor parking for
n.a non-exclusive basis with other users. Such use shall
regulatmns as Landlord may from time to time

sty mj es have the sole control, management and

d “Premises”. In addition
,a:a the Premises over and

rbm time to time designate

and b and shown outhne; a}ft red o} {‘
to the Premlses Tenanp%ll" asihin

charges herein sct forth h 1 : COMMIER i witiatso o " installment of rent payable
for any portion less than g5 , ‘ ‘
calendar month.

Landlord which, shall ). paid i a , : d payable
shall bear intgrsst it therak 3 iy Syt thet : ¢ payable
until paid, whithe 945 preed’ s ; ¥ amount
past due imp e r attorneys
orother()uté ant Willtbay ¢ dior _ _ ! i
administratiys il fofive: (50. 10 for & A is s¢iifogthap ench billing or other
written de ” : ] B i nih or
demand but n '

;%;All 'paymé’%ts of r%nt after e first p ment shall bg pald wg% out nok ice on or before

the first day of each and every Saleridar monith durmg the term hereof or any extension theregf

5. - QUIET ENJOYMENT‘ Landlord agrees that upon payment of the rent herein
provided for, and upon the observance and performance by Tenant of the covenants hereinafter contained
and on the part of Tenant to be observed and performed, subject to the provisions of this Lease, and any
underlying lease and any mortgage on Landlord’s estate, Tenant shall peaceably hold and enjoy the Premises
for the term hereby demised.
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6. USE: Premises may be used and occupxed only for the purpose(s) set forth in Paragraph
1.£. above and for no other purpose or purposes, €xcept as permitted in writing by Landlord. No use shall be
made of Premises, nor act done in or about Premises, which is illegal, unlawful, or which will increase the
existing rate of insurance upon the Building, nor shall any use be made of the Premises which would cause’
Landlord to be in default under any underlying lease on all or any part of the Centet. Tenant shall not
commit or allow to be committed any waste upon Premises, or any public or private nuisance or other act or
thing which dlsturbs the qmet en_;oyment of any other tenant in the Center, nor shall Tenant use any

remises which shall cause any substantial noise or vibration,
ises, If any of Tenant's office machines and equipment
e tenant in the Center, then Tenant shall provide adequate

should disturb the quiet gz
insulation, or take suchittheralion o %
at its own expense, with.aliiBiths uid ofdiranc s, and governmental rules and regulations applicable to the
Premises. L ‘ :

7.

commencement of the leas i

enant to Landlord for any
late of termination of this

‘which Landlord was un > deliver A i ant, with Landlord’s
o o AT i erterm, all of the terms
r period. If the

termination date is ekt emental agreement
amending and ﬁxi;;”%ﬁg-

b to be delivered on
the date specified by specification shall be

in the cominon areas of the Center, -

subject, however, to the cost of such ogiera i i rged back to Tenant as additional rent in

accordance with the, oy ion _%ﬂ-,:«,n aph.28 herein. and Landlord shall.r able for.any g“amage
caused there ; : rbances or
labor disputg relieve
Tenant fro ed to
furnish wate ed
immediately; s and
other faciht: ense in the

manner and  such e ant. at Tenant's
sole expense afh%u inst; idlord to furnish stch
utility servxce{; i iti€ ¥ deSIred by F&nant L@mdim‘d hali furnish

9. DAMAGES TO PREMISES:

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

b If Landlord elects to reconstruct or repair the damage in the event of any casualty,
Tenant shall continue the operation of | 1t 'mess in the Premises durmg any perlod of reconstructlon

g to repair or reconsiruct the Premisés or the Building,
I‘ord may terminate this Lease if Landlord is unable to

fidble.to perform such obligation due to any cause
i tSdbor dlsturbances acts of civil or military
"51 uthormes restrlctlons by mu i

{13t
1§¥>

Jrc

10.
é. ) i x _Unlessigtherwise terminated
hereunder, if the Premisgyior any A 3 ”e._ mnation {other than a
temporary takmg whi pro ! 04 15 ierniis

Hation within sixty (60) days
fihe calendar month next

findiérd elects to reconstruct or repair the

th
*,@{ s in the

as provided Hoteingth Tipisliallivong ' A ises not
taken and the Hi the f 2 '
useable ﬂoor@r?g of th -‘Premlses@shal} haye beenfvr iced 2 .a result of sugh takingsOn any;suoh
termination, therent ari ! other charges, if gny, paya! h%ie hereu ider shall be pforated aj of the ¢ jate of such
termination, provided that rent shalf be payabie by Tenant to Tandlord for any ‘holdovet- tenan&y according to

the provisions of Paragraph 11 of this Lease. :

e. Right to Conipensatien. In the event of any taking specified in a. or b, above, all
compensation and damages payable. or to be paid for or by reason of such taking shall be payable to and be
the sole property of Landlord without any apportionment to Tenant, and Tenant hereby assigns to Landlord
any right to compensation or damages for its leasehold interest in the Premises condemned. Termination of
this Lease by Landlord pursuant to paragraph 10.b. shall not affect the right of Landlord and Tenant to
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compensation and damages and Tenant shall not hereby be prevented from filing any .ci‘aim for the taking of
any fixtures owned by Tenant and for 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 shall continue to pay in full the
rent prowded for herein, in the manner and at the times herein specified and, except only to the extent that
Tenant is prevented from so doing by reason of any order of the condemning authority, Tenant shall
contmue to perform and observe all of t ﬁgv gyenants, agreements, terms and provnsmns of this Lease

amount paid by the govegtightal ayth j. ' ths respect o govemmental oacupancy of the Premises durmg
the term of this Leaseda¥ coAntho

such governmental occy,
the governmental au ‘.w \
that Landiord shallm:hve aflibno
same, to be held without jsfer
accrue during the period.siTengnt
prior to the expiration or J"ﬁ@ !
the Premises and improver ﬁé" ats ther
prior to such taking. ; '
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4 gftem ination of this Lease, prowded however,
Bt ipayable to %‘*f. i dmay require Tenant to assign to it the
o £ ‘ther sums payable by Tenant to.
zisnch limited or specified period
&'“- ole cost and expense, restore

o

wpndition which the same were

11. HOLD N i 1 < e the expiration or sooner
termination of this Leas Sl theid ' Bk inue to apply and bind
1 A Lg,, except that if Tenant’
remains in posses‘ pravithouttand 3 31 Just shall*befese (2) times the
monthly rental paya e forthe Jasin Hiepn Rere: daif§; Basts for each day that
Tenant remains in posisssidiy, 4 [ e f Helan
failure to surrende
‘tenancy shall be fi
written notice.

12. tan
out of any act or negllgence ot

whetherthe ign ke
perform any % th'e' e

and thereafter dilig

become bankaupg, or ﬁl any debtor proc dings, o ANy casg,oxvproceedl g voluntagy or invg Imatary, be
filed by or agé, i ’I‘en t’“as debto?‘gaunder prova ion of ﬂm Federal B ptoy Gode or dhy State statute
governing any 'det tor—crechtor rfghts seekmg or haVe'any order or decree rendered agamst Tenant directing
any readjustment, arrangement, composition or reduction of Tenant’s debts, liabilities or obligations, or
make any assignment for the benefit of creditors or abandon the Premises, or (d) if any mechanics’ or
materialmen’s liens shall attach to the Premises or Tenant’s estate or interest therein and shall not be
discharged or released within ten (10) days after such attachment, or (e) if this Lease or any estate or interest
of Tenant hereunder shall be sold under any. attachment or execution, Landlord may in any such event at
once re-enter the Premises or any part thereof in the name of the whole and, upon or without such entry, at is
option, terminate this Lease and may expel and remove from the Premises Tenant and any persons claiming
under Tenant and its and their effects without being deemed guilty of any trespass or becoming liable for
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any loss or damage occasioned thereby, without prejudice to any other right or remedy of actron including
summary possession, which Landlord may have for rent or any other indebtedness owing by Tenant
hereunder, whether theretofore or thereafter accruing or to accrue 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 possession in case of such default, and in any such action, service of prior’
notice or demand is hereby expressly waived. In the event of such resumption of possessmn under this
Lease, whether by summary proceedings or by any other means, Landlord, or any receiver appointed by a
court having jurisdiction, may dispossessandsgemeve all persons and property from the Premises, and any
property so removed may be stored o ﬁc warehouse or elsewhere at the cost of and for the account
of Tenant, and Landlord ible for the care or safekeeping thereof, and Tenant hereby
waives any and all logiite: r injury which may be occasioned in the exercise of
any of the aforesaid acts; enant all damages, attorney’s fees and costs which
el _ _ i ) Tenant hereunder, 1nclud1ng the expense of
‘ ¢ 'of possession Of thi |
ninate ﬁus Lease uniess a Whillen notice that this Lease is terminated

,J.‘?(
S

recovering possess,; . Ngire
as an election on Landlox ‘ﬁ“’

is given by Landlord to T¢m Se is terminated. The effective
date of termination of this} be . et forth or prowd sdan the notice or order
aforementioned, as the casg n ay belilan e t0 i ‘e wn:htermmatlng ThiS Lease, reiet

may, in the exerclse of
od order and condition

s expense, and Landlord
hiering possession of the

term to a tenant or tenan
reasonable efforts be ob;

Premises and the 1:;; :
commissions, togeth@r '
order and condition ._

the Premises in good:
nt of the rent due by

at e »él@enant agrees to pay
monthly as the same ﬁiaxg" érmitiation, Landlord may at
anytime thereafter elect to% Sevent of this Lease being
terminated by Landlord byireason oRanpoEa . ; any - other event entitling
Landlord to so terminate as hei i wetforth, Ly it ption, shall thereupon be entitled
to recover from Tenant hquldated dam SSn at are ; e excess, if any, of the then cash value of

rent payable hereunder by Tenant for
the Premises;

herein set fo Erue upon
such te'rmm t shalil,
without Exm e then
unamortized *’, onnection
with the exegiih term

w,@ﬁ.‘;rht-.
hereof). It 1’ i

o Tenant'agrees by takmg possesszon ot}}y the Premises.
that the Premises aré then in a tenantable and good condmon, that Tenant will keep and maintain the
Premises, including improvement, in good and clean condition and repair, and the same will not be altered,
improved or changed with the written consent of Landlord. When applying for any such consent Tenant
shall furnish complete plans and specifications and a building permit covering the desired additions or
alterations. All construction, additions and alterations by Tenant shall conform to all applicable
governmental laws, rules and regulations and to specifications for Tenant improvement, Exhibit D hereto.
Unless the cost thereof shall be less than ONE THOUSAND DOLLARS ($1,000.00), before commencmg
constructron of any improvements in the Premises, Tenant will deposit with Landlord a bond in a penal sum
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not less that the cost of such construction and in form and with surety satisfactory to Landlord guaranteeing
the completion of such constmct:on free and clear of all mechanics’ and materialmen’s liens, together with
such information and evidence as Landlord may reasonably require to assure that Tenant is able to and will
make all payments required by contract to be made as and when Tenant is required to do so, Tenant will pay
to Landlotd a reasonable fee for review and approval of said plans and specifications, including any fees.
charged by an architect or engineer employed by Landlord for such review. Tenant hereby waives any ri ght
to make repairs at Landlord’s expense. Tenant shall not make changes to locks on doors or add, disturb or in
any way change any ph}mbmg, air-con swstem or wiring without first obtammg written consent of
Landlord. All damage or m_;ury do ?;f*““' temises by Tenant or by any persons who may be in or upon
the Premises shall be pa itand Tenant shall pay for all damage to the Building caused by
Tenant’s misuse of thei b jritnaiioes Ihereto. All repairs to the structure of the Building
necessary to mamtam the o % idition ' be done by or under the direction of Landlord and at
Landlord’s expense exgept : 4 & Gebherein, and Landlord or its de31gnees may
enter the Premises alI ug« 50

AN
PECE PR

windows of the Bu:ldmgﬁ s orb &' i g ‘ ees, agents Or invitees, and
Tenant shall not put any cugtims i 3
without first obtaining Lan;
once during each five (5)
make any alterations, ad
presez‘vatlon safety ori e-:.

by Landlord. Landlord may
lEem necessary for the
ply with any laws, codes,
i nergy requirements; and
if such is done to ¢ &y
energy requirement:
provided in Section

15.  INSH ON O . s
workmen and engi#l n At . ; Hefetnto enable them to
and they may, mspec%’ian‘ exdiT ] : 5g & “any emergency or to the
general maintenance of ¢ m, for the purpose of
exhibiting the same. i

16. SURRENDER OF P‘ ] , a1y n or sooner termmatxon of this Lease,

& Premises, mcludmg al] 1mprovements

4,

leave the Premi ; . angst a’ ['fail to pe
and/or restora;mgl in acgordance with requ%rements ereof, ndiord may dgso and Fenant, ypon demand,
will pay to Lﬁn‘ lord thi cost heraeog plus iaterest at. he rate of one percen?g 1%) persgnonth fg:vm the date the
same be demanded by Landlord until paid. This obhgatzon shall survive thé termination of thi¥ Lease. Any
property left upon the Premises by Tenant at the termination of this Lease may, at the option of Landlord (a)
be removed and stored by Landlord, at the cost of and for the account of Tenant, or (b) be deemed and
declared by Landlord to have been abandoned by Tenant, in which case Landlord may appropriate, destroy
or dispose of the same without liability or accountability to Tenant.

17. ACTION OR SUIT: In theevent of any action or prbceeding brought by either party

hereto against the other based upon or arising out of any breach of the terms and conditions hereof, the
prevailing party shall be entitled to recover all costs, including reasonable attorney’s fees from the other.
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Tenant also agrees to pay all costs and reasonable attorney’s fee which may be incurred or paid by Landlord
in enforcing without litigation any of the covenants, conditions or agreements contained in this Lease and
all such amounts shall be deemed additional rent payable upon demand '

18. ASSIGNMENT, SUBLETTING AND MORTGAGING: Tenant shall not, without the
prior written consent of Landlord, assign this Lease or any interest herein, or sublet the Premises or any part
thereof, or mortgage this Lease or any mterest herem The term “sublet” shall include, without limitation,

permitted use of the Premises by and apypaiizptiver than Tenant. Any of the foregoing acts without such
consent shall be void and constztute; 66l inder this Lease. With any request for such a consent Tenant
shall pay to Landlord ate ‘ ‘Landlord for revzew of the transactron 'Any such consent
by Landlord shall nota

consent to any subsequ
be made if there is any]

If at any» e ordrg ? ssign, sublet or mortgage, the
following provisions shall i ' iy ‘ '

dlord for review an -

‘ forth the terms of the
gnee, and the original cost
y Tenant in writing as to

s

a. A
agreement to assign, exe ~x !
proposed asszgnment in m

whether or not conseg, e ik ﬁ?‘ beessary information
regarding the agreement 16 ase : it i hiito assignment shall be
assumed. If consenfiisvryen ot ; s gion therefore one-
half (1/2) of any sunis of ¢ ' nt s ateSultof such assignment,
whether or not recew ‘ e Tenant for the then

@observe and perform
d written consent prior to
signment, Landlord shall
Jiflay period, to acquire

all obligations of the ¥ ’
entry by assignee into po :
have the option, exercisahie
Tenant’s interest under this Le {ge (ﬁ: :
equal to said unamortized cost of Iease

1 ase shall not, nor shall any interest herem

be assignable as to the interest of Tenan by pe ; ithtut the written consent of Landlord

. submit to
Landlord fo tting forth
the terms of} o
Landiord sh; all 20) days
after receipt; (;: jace at the
rental and ot} ¢ ‘ % 1o the
proposed subléa it T ord may

refuse conserg‘g‘ t&;:;zg the pr ,p@sed‘sublgease Landl@r does n%f exercise its g ption to piblet thePremises or
notify Tenantithat itre fsbs conseng to thej] 10pose "ublea s@w:thm the tw ty (20)i ay, pe d SpeC!ﬁed
Landlord’s consent shall bé assimed to be given, subject to the provisions Set forth below. If Gonsent is
given or so assumed, 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 sub]ease shall be valid and no: sublessee shall take possession of the

Premised subleased until an executed counterpart of such sublease, together with a current certificate of -
insurance attached thereto as evidence that a comprehensive general liability insurance policy is in effect,
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naming Landlord, Tenant and the sublessee as insured, have been delivered to Landlord for review and
written consent. Such certificate of insurance shall conform to the provisions of Paragraph 27 .a. herein;

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

(4)  One-half (1/2) of any sums or other economic consideration payable from
time to time to Tenant as a result of such sublettmg, whether or not received by Tenant and whether
denominated rentals under the sublease.g sise, which exceed in the aggregate the total sums which
Tenant is obligated to pay to Landlq is Lease, prorated to reflect obligations allocable to that
portion of the Premises 1se except rental or other payments received whxch are
attributable to the amo#it
Prem1ses by Tenant) sh -

C.

‘7.

pt of such notice or
rolling interest by giving
Wirnish reasonably adequate
fant as a result of the change.

if such notice shall né " .
Tenant sixty (60) days’

s A5 ol
ill and hereby does assume all rnsk of loss
property, by whomsaever owned, stored or

e, for loss or

; ny part of
the Center, or *fr@m thepipes or ph mbmg f the same-or fregx any other place or quarter, noggshall Landlord
be liable for 2 %dama to pro 1% in the Center nsed by a:pc:dent or fg damag of -any Character arising
out of defects of constrilction either of the Cénter, or the Premises or any machmery, equlpment, electrical
wiring or facility therein or failure or breakdown thereof or from lack of repair or proper operation of the
same or from any other cause, unless the cause to be a defect which Landlord is required hereunder to repair
and Landlord shall have failed to remedy such-defect within a reasonable time after written notice thereof.
Tenant shall give to Landiord prompt written notice of any accident fo, or defect in, any water or other pipes
or plumbing, electric lights or fixtures or other fixtures or other equipment or appurtenances of the Premises.
Tenant acknowledges that it has notice that Landlord may renovate or redevelop the Center, and Tenant
hereby waives a.ny claim nt might have for damages which might result from such acts including, without

Litle Seoul Restayrant -26d Floor Lexse -10 -



limitation, damages from noise, dirt, dust, v1bratton and restrictions of light, air and access during any
demolition or renovatmn of ex1stmg improvements or erection of new improvements thereafter

21. lNDEMNITY AND RISK OF INJURY: Tenant will and does hereby assume ail risk of
bodily injury, wrongfil death and/or property damage occasioned by any nuisance made or suffered in the
Premises, or resulting from any failure on the part of Tenant to maintain the Premises in a safe condition,
and Tenant hereby agrees to indemnify and save harmless Landlord from and against any and all claims for
bodily injury, wrongful death and/or propent 57 W& by persons (including without limiting the generality
of said term, officers, partners, emplgs « Vees: o g‘gents of Tenant or Landlord) arising out of, caused by,
occasioned by or resuitl Einanyils '?3 100 jent, f ire, nuisance, or failure o mamtam except where such
injury or death is cansédoyitt : ‘
reasonable written notx_e_:

""r.

firm or firms, cOTpos L from the comdix
whatsoever done by Tenah

further indemnify and sav

SFaTISINg |

or default or the part of T&j ent on the part of Tenant to be
performed pursuant to the‘ ; ence of Tenant, or any of its
agents, contractors, servar i *:-e'mploy L st, attorney’s fees,
expenses and liabilities il rred in og; eeding brought thereon.

22. ERVISING: iy BstEpion or Post, place or in any manner
display any sign, ngfice,’ 3 - SGbver, anywhere in or
about the Premisesiir.he Cen gline or shadow on a.
glass pane) from anﬁ%vh% lou and Regulatmn of the
Building (Exhibit B% L

23. ce, safety, order and
cleanliness of the Centeri, OrAHe , he quiet enjoyment of
tenants, may from time ‘i FHAKE;i  anc 4 ppropriate for such purposes

date hereof are those set
| rules and

underlying } or as
Landlord m4

without the }

and such subord P g
mation of uch suh%;dmatxon Tepant agregs to promptky execute

?g,y 4
]

subordmatmn%s all he qulred 3 confi ]
and deliver a@mmstr 21t that the’&m}der 5f any Su%’l underl§ing lease or lfen holdeﬁﬁ may re*gmre to
evidence such” suéf)ordmatlon, and Ténant herfby irréVocably appoints Landlord its attomey—m—fact 0
execute and deliver such instruments on behalf of Tenant should Tenant refuse or fail to do so within ten
(10) days after request is made. If any Landlord under such underlying lease or such holder of a lien or
. purchaser on foreclosure of such lien shall require, Tenant shall attorn to it and this Lease shall then continue
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 Hen. Said power of attorney is coupled with an interest
"and shall be irrevocable. Said liens shall include, without limitation, the lien of a mortgage executed in part
to secure a loan to pay for the construction of improvements in or to the Center.
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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 Premises or of the Center and/or of any leasehold interest 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 fumxsh said statement to the party demanding the same accurateiy
within ten (10) days after request. In th sangrproceedings are brought for the foreclosure of, or in the
event of exercise of the power of salg S y mortgage covering the Premises, whether or not this Lease
is terminated by such fo ,»ifi”’ (1] eng tagrees that it wnll upon request by the purchaser attorn to
the purchaser upon anAforsoigs :
agrees 1o execute on reques
the intent hereof that s
the purchaser, be reifistated
Landlord's interest hereuf er
to the terms of such mort;
provided in the 1mmed1at
such instrument or instru

 party in interest, shall execute
ts of this paragraph.

26. liti 1t the rent herein provided,
Tenant shall also pay ov ayme sidate during the term hereof
an amount equal to that b a 10 essed against Landlord
and attributable to Sang nder the terms of this

taxes or duties levied' f ' ‘ i oty ; 1o llu or any other

political subdwaslon o ihe 51 Fawan- T todEvy Xes or duties which are
attributable to the rej :'m;,;«g: h ( ; win ek it 1 stlittpbs of this Lease. It is
the intent of this pié¥iiian 45 : vision 3 - e°rént herein provided to
be paid to Landiord b;p i tion. by finy tax assessment,

taxes, and the terms and
nt shaEl also pay any -
conveyance tax wh ich may be'd
renewal thereof.

27.
i " Fenantiy gt : or : F this
Lease, and angiextensioy thetept, comimmercial i goCceiand Fdigbiliyigastance if
liquor is solix ] : ird, | ; id's and/or
Tenant's int company

acceptable t ;
acceptable m policy

not less than g ¢ mbmegi smgle Hpit of bagdily injur pers al i mjury, and operty gamage ve:a e of
$1,000,000. | g‘ % °ﬁ§y qg O% gfr §am %, g

a’o*'m%

: %
" 7 E:
I ._-'A = & R »é,

.‘3 ’4+

b.  Tenant shall procure at its own expense and will keep in force duri‘ng the term of this
Lease and any extension thereof insurance on all improvements (as defined in Paragraph 41
hereinbelow) whenever and by whomsoever made in the Premises with fire, extended coverage,
vandalism, malicious mischief and sprinkler leakage coverage with a responsible insurance company
acceptable to Landlord and in time of war against war damage to the extent such governmental insurance is
obtainable at reasonable cost, in an amount as near as practicable to the full replacement cost thereof, in the
joint names of Landlord, Tenant and any mortgagee of Landlord's and/or Tenant's interest hereunder as their
interests may appear. Tenant shall pay all premiums on such insurance when due. In every case of loss or
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damage to such 1mprovements Tenant with all reasonable speed will use all proceeds of such insurance for
rebuilding, repairing or otherwise reinstating the xmprovements 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 from the
proceeds of an amount equal to Tenant's unamortized cost of improvements made by Tenant, and the
balance of the proceeds shall be kept by Landlord. The foregoing provisions shall not affect any business
interruption, insurance which Tenant may carry and keep the proceeds thereof for 1ts own account.
) R

sjuired under the pmv:srons of this paragraph shall provide that
(3{)) days’ prior notice to Landlord and any such
lice to Landlord and any such mortgagee(s) if not
*that each such policy is in effect, and, if required by

wl.andlord and any such mortgagee(s) by Tenant
at the commencem nt of* [ e id  ti tirsig) ereafter s0 as to keep current at all
times. - ,

c. Eachi insurance
it cannot be canceled
mortgagee(s) and, ifubt:
renewed at the expirati

- a ided in Paragraph 1.d. above
are of the average monthly
ing expenses for each
ih:26 above. The

ear in which the_term

3 t's share of any
gexpenses for the
Stant's share of any

i Serating expenses for the

D peratmg expenses for such

increase in the estiifiaf
preceding year or by &
reduction in the estimated
preceding year. Landlordishe ;
year and the additional rent dusing st 3
| ; = ents. Tenant's share of the operating
. : e o ) i ; JEE er__ .

expenses shall be in the same percentage ash igedhareadts of'the rentable area of the entire Center.

calendar yea!f mated
operating exj } days
after the givii; E shiall pay

to Landlord 4 4k BiHOYY /
estimated opera‘tmg’ expenses” ar.” Should it
be determmedéthgg the agfual opera ;ng expgnses fur %13; year,gwere less than he estimated oper tipg, Tenant
shall be entitle vﬁ) a creézltﬁagamst ure rept payme%fs or a féfund in the cdse of th ast yedtof the term

hereof, in an amotint eqUaE to Tenan ts share of the difference between the aétual operatmg expenses and the
estimated operating expenses.

c. Defimtnon of Operating Expenses. Operating expenses shall be determined in
accordance with acceptable principles of sound accountmg practice as applied to operation and maintenance
of similar building and the term "opetating 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 foregomg,
the costs of utlhtaes, automated control systems, heating, and a:r conditioning for the common areas, trash
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- disposal, repair and maintenance, security control the cost of managernent contracts or the cost Qf
equivalent management services (computed at an annual rate equal to five percent (5 %) of the gross
revenues received from Tenant and other tenants of space in the Center, or at the prevailing rate charged
from 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 from the cost
of management contracts or equivalent management services aforesaid), and payroll taxes (and similar
governmental charges) with respect thereto, depreciation or rental of equipment used in operation-and
maintenance, audit and bookkeeping CXRe ges of operator of parking areas and other expenses of

- operation thereof, legal fees and ex d cmg expenses relating to operation and management,
insurance (including fire ands vandalism and malicious mischief, difference in conditions
coverage, public liability" wiorkmen's compensation insurance customarily carried
by owners of similar co s , %’xes and other taxes, charges and assessments
imposed by governmg oP '
the same is situateds” ncl !
taxes have not alréady bee : Fg,‘
or measured by Landlord! -
proceedings of the amoun

T {hiét theasured by Lardiag TOsS income to the extent that such
under Paragaph 26 of this 6r'a !ar leases (but axciudmg- taxes upon

charging interest at suc
any, of the ground rent

compared with the grgm
d. Noy { ease in rental
payable by Tenant iR 1 calendar year and

additional rent compu imly during the calendar
year. The final payiiie :
shall be prorated, Bass

" additional rent shall 5 dy
i of the Center is not faily

h h 28, the operatmg expenses,

both estimated and actuai for St f‘{ h yeg
expenses which would normally have .

pp
determmatlo% rent. Fhe term “rentable ca" shalé be com iPuted by mez:éhmg to the insid ﬁmsh of
¢

permanent owiex buildi g@alls Stich ren ble area; hall inclade all area in outside wallg, less stairs,
flues, pipe shafts, vertical ducts, a1r~cond1tiomng rootns, fan réoms janitor ¢losets and electrical closets.
Washrooms within and exclusively serving the Premises shall be included in rentable area. No deductions
shall be made for columns and projections necessary to the Building. ?arking areas shall be excluded. The
rentable area is subject to adjustment from time to time to correct any error in measurement or if changes are
made and the percentages applicable to the Premises shall be adjusted accordingly.

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

b. If Tenant shall default with respect to any covenant or condition of this Lease, Landlotd
may, without prejudice to any other nght or remedy of Landlord provided in this Lease, cure the same and
Tenant shall reimburse Landlord for t : '{=: f on demand. Landlord may. apply the whole or any part
of such security deposit to the paymg
required to spend by reasen
deposit, Tenant shallﬁ%
order to replenish such d¢
with all of the covenagils
returned to Tenant &'t

(o ipt of notice from Landlord, pay the sum expended in
b 2 default under this Lease. Should Tenant comply

with or without negligence) cause
Hadiive or other hazardous

stances or inaterials in any
try for the storage and use

30.  HAZARDOUSMATERIALSgfipant shall not (eith
or permit the escape, dispagilior rejes ' TN
substances, or materials. .-;-“* !
manner not sanctioned b mi
of such substances or matey jals nor ali
except to use in the ord Ot _
Landlord of the identityigf such dous substances and.
materials shall inc’ ohe ¢ ' Ise Con

Liability Act of 19 nepge ! vation and Recovery
Act, as amended, 424 l b atic i cable Tocalily d the regulations
adopted under these a endero ; ¥ regUini festing to ascertain
whether or not there Hasgen an ' he reasdiaghl 'osts thereof shall be

reimbursed by Terhat
Premises. In additiont
Landlord's request concer?
substances or mater:als 0‘

¢ resence of hazardous
zandlord in the manner

covenants shaﬂ survive the explratlon or eal
Tenant with g

; es,by
Landlord inly :

all purposes jost office
address hereg e
designate i ; atisuch other
post office atidress as Tandiord 1 i 2 ; int, and any sech notice shall be

deemed conc} s;,veiy teshave been given og servedw, if an Tex;ant« on the dat -of suchymailing, and if on
o ‘, date oﬁrecelpt tgggeof by andlord?ﬁ If theré®be more thanmg)ne Tenght or Lajidlord, mailing
to one of the Tandlords or fo oné of the Tenants shall'be construed as noticé to alI of the Landlosrds or to all
of the Tenants, as the case may be.

32. SEVERABILITY: If for any reason whatever any of the prov1s10ns hereof shall be
unenforceable or meffec‘ﬂve all of the other prov1s;0n=; shall be and remain in full force and effect

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

34. WAIVER: Landlord's failure to take advantage of any default or breach of covenant on
the part of Tenant shall not be construed as a waiver thereof, nor shall any custom or practice which may
develop between the parties in the course of administering this Instrument be construed to waive or fo lessen
the rlght of Landlord to insist upon the performance by Tenant of any term, covenant or condition hereof, or
to exercise any rights given Landlord onaepeungofany such defauit. A waiver by Landlord of a particular

“breach or default shall not be deemeg ‘e waiver of the same or any other subsequent breach or default.
The acceptance of rent or be construed to be, a waiver of any breach of any term
covenant or conditicmﬁ
such acceptance,

35. SU;BSTI i
hereof Landlord shall hayig é‘%{ the rig
substantially equivalent 4 o in i s
referred to in Paragraph 1 snd'b. i 16
to such substitute Premisesgiid all of il nd ¢GRE ' n set forth shall then apply to
such substitute Premises iyl ‘ Y

Landlord shall have giveg

S
G Premises to be leased hereunder
e premises described and

its optmn, to substitute as 1
erent portiogpEthe Center in lieu

the date upon which rel ) and the cost of such
relocation shall be born 4# Ll_,_ : { ! any fixtures or other
improvements instal i ‘;’ ; ] pvided Tarties., oweVer,' that 1o more
than one such rele il Ten: s further understood

that the term "equwerj:t’; “shall scan - aree = Satis"usgable Hoor area and having

substantially the sameiiiftier of et ' ted able reduction in the rent
for any period in eXEES5( Y prev fom operating its
business on accOUHIGES ;a fdpriate amendment to
this Lease reflecting {.‘ :

36. : ] } e (TE d expressly acknowledges

notice from Landlord to Tenant Tenan‘ wi ~ea d dehver up to Laraciiord the possession
of the Premis
terminate this e parties
otherwise ag ine method
of depreciatig o ant shall be

made only i E%’ 4
not be comp
any event, : : J : A

negotiated by tHe p thereh AC Be undertaken by Landlord in
connection w&th&such rcawglevvelopm nt and Fenant hergby agrges, not to take- y actiopy which ?ay.jbe
construed in gf, manne;: as bemg oppo bétroﬁn to sizgh rede opment ' %ﬂ ;

o

% s
B Yo, -

37. MODIFICATION: Landlord shall have the right at any time and from time to time, to
unilateraily amend the provisions of this Lease if Landlord is advised by counsel that all or any portion of
the monies paid by Tenant to Landlord hereunder are, or may be deemed to be, unrelated business income
within the meaning of the United States Internal Revenue Code or regulation issued thereunder and Tenant
agrees that it will execute all documents or Instruments necessary to effect such amendment or amendments,
provided that no such amendment shall result in Tenant having to pay in the aggregate more money on
account of its occupancy of the demised premises under the terms of this Lease as so amended and provided
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further, that no such amendment or amendments shall result in Tenant receiving under the provisions of this
Lease less services that it is entitled to receive, nor services 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 from time to time in whole or in part
by employees of Landlord or by the managmg agent of the property or by one or more third persons, and
Landlord further reserves the right to rg ant 0 enter into agreements with such third persons, in

nat ts; agreements, terms and conditions contained in this
dlord and Tenant and their resPect;ve heirs, personal .

' 39.

of Landlord to be- observ
shall be released therefrogs

40.  SHORT-
deliver to Landlord a rec t&i ; :
term, the description of tli i rem:ses-«
the short-form counterpg : 5

names of the parties, the
he Landlord will supply

41, DE &
Lease shall be gm@? _;'
"Premises” whereveti
would be clearly repug

demised shall consis

interior surfaces ofi#hg ﬁ g e) iloadbearmg walls,
 the unfinished top of’ e,? Qs Slali ] the' floor above, excluding,
however, any stairs and off "fsgg 5ai¢ ke i ded in rentable area as defined
in Paragraph 28.f. above it fermali oteh : : Sfishall include all _
improvements existing at the ¢ gmmeggentoal S5 fint anyiiine thereafter built by anyone in
the space hereby demised, including, % Fr and partmons which are not loadbearing,
 the interior decorated or f' nished surfades ok hi idioa beanng walls and floor slabs, all non-

standard ceil ical and
electrical coli dall other
fixtures of a Mﬁf' , conduits
and other fa «.f ; a. The
paragraph h' . describe the
scope or intesit e the
above-named, o ore than

one person, (i i - y‘pron oun used in
place thereofeghgjll indigate and inglude th%mascuh e or fen%nme -the singpiar or plaral number individuals,
firms or corp@mtlons, a?\d‘ their an%each their re§ sective sgpcessors pe al repk sentagges and
permltted asmgns accordmg to the context hereof
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IN WITNESS WHEREOF the parties hereto have executed th:s indenture the day and year first
above written.

Ohana Realty LLC (Property Management Company), Little Seoul Inc.
‘a Hawaii limited liability Company A Hawaii Limited liability Company

By
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Exh1b1t B

' RULES AND REGULA.TIONS

$08 SHERIDAN

Hles and regulatmns have been adopted for the purpose of

RULES AND REGULATIONS

insuring order and safetysit ;maintajn the nghts of Tenants and Landlord. Landlord
reserves the right to ni&d i of these rules for the safety, care and cleanliness and -
for the preservation of B 1ve any one or more of these rules and

regulations for the bgjf no such waiver by Landlord shali be

_ y such mleg@gnd regulatxoﬁé {
Building. Each Tenant sk inj & age caused by
it, its employees, agents 0f

such Tenant, which amout

action of any of these rules by
harging the cost of the same to

Closing Premises:
caution to insure th
employees leave t*ﬁ’

Comnon Rooms:,

Landlord.

i
Deliveries and Heav and side ‘guards will be
permitted in the Bunldmg." atter of any description must
take place only during hoiis ofite to and approval by

T

Landlord Any damage to the Bui e niractor, delivery or movmg

Electrical Sys ming equipment
without writ

Keys and Lggk ithout the
written conseji

cylinders a
will be surr

()bstructmnmf gommﬂan, ‘Areasss; All cofiimon afégs%v:ll
demised Prengt@é‘g Laq;%lo;d retamg the ri ht;to cor@xol and pfevent access nto the %rqpert}%ﬁmciudmg the
entire Center, by any and all persons other than those persons havmg a legal right to Ingress to and egress
from the demised Premises. Only persons authorized by Landlord will be permitted in areas housing
mechanical, electrical or equipment of any kind.

< used only fo%ngress ahd egresg tovthe

Ammals No animals or pets are allowed in Building or demised Premises at anyt:me except for Seemg Eye
dogs.
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Bicycles: Bicycles are to be parked only in those areas so designated for bicycles.

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

Repairs/Alterations/Additions to Pre i
alteration or addition to the Premises) L
approval the following: ( :
Contractor and any Syl
Permit; (6) Copy of Pe1 9
Completion Bond (b

contractors approves y
the Premises and/or the

Maintenance Requests' Ele
Tenant to Landlord. Buiidy n;‘
special instructions from th 4

Landlord's prnor wntten
be consistent with ¢ o

Signs, Screens and

Premises will be permil
or screens visible
to Building standatds:
any Tenant, Landlord®may
to the Tenant involved. ™

Solicitors: Landlord reserves the right
any other clz ,s j

distribution
prevent the

Trash: Ea¢
its demised | o 2% iael
placed in the' CoMmoOn parbage
ordinance go? ;eggmg digpasal of sgme. Alé‘e Tenant @ nstruci%on debns shal sbe remayed fron ths Premises
and Center b) %inant iisfcontract% or 1tggemploye s. Consiyuction deb may t be pl. ced in the
common garba ‘ ’

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

Vacating Premises: FEach Tenant

to vacate the demised Prem
vacating of Premises

Violations: Landlordishit i
Center rules and ;gg’ﬁ‘jati ;
rules and regulations andig

¥

reflect light into the Jobbies -
approved in writing by

Windoﬁ’s and Doors:
or other places of the B
Landlord. . '

s
e
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EXHIBIT C

CONF]RMATION OF RENT COMMENCEMENT DATE

Date: Januag 23, 2008

To: Ohana Realty LLC
1088 Bishop Str o
Honolulu, Hasai

Re: Lease dated J;
Landlord, and L;ttLg‘”
Honoluly, Hawaii ' 9681

C, a Hawaii limited liability company,

xxﬁ’
monthly ba

IN WiT%gXESS WHEREOJZ the pagzes henet  have: ef%mcuted this mgenture the day and year first

above writter: . :«,‘l I 1 S | . § ¥

OHANA REALTY LLC - . ACCEPTED AND AGREED:

(Property Management Conpany) LITTLE SEOUL INC.
Q_,, SR \/______._.__ &;@ C,:z, 4_~

Its :
Landlord . - o Tenant



