Commercial Real Estate Due Diligence Checklist

. Physical
a. Property description including detailed description of mechanical systems
b. Plans and specifications, if available
c. Roofreport
d. Engmeenng reports to cover the following items:
i. Structure including the condition of the slab, columns, bumpers, structural
walls, exterior walls, exterior doors, and dock doors
ii. Masonry
iii. Exterior caulking
iv. Exterior painting
v. Washrooms and locker rooms
vi. Interior ventilation
vii. Unit heaters
viii. Mechanical systems including sprinkler sysi
HVAC p
ix. Lighting, ceiling tiles and light lensest
X. Comphance with laws and ordmances (in
xi. Building size
xii. Parking lot
xiii., Landscaping
Phase I Environmental Assess
Phase II Environmental Assés
. Floor or space plans

»enant 1nte Views covering the tenants plans regarding the building, comments
egardlng ﬂle building and its management, and a discussion of the business outlook

. Economics of Pronertv
a. Analysis of historical income and expense statements
b. Comparison of historical income and expense statements to purchaset's pro
formas/budgets
¢. Cash flow analysis
d. Review of tenant files including billing statements, tenant collections, and
comparison to lease
e. Review and analyze retmbursable and nonreimbursable expenses
. Lease Analysis (If There Are Tenants)




Review all leases and abstract the same
Analyze lease problems, if any
¢. Analyze for conflicts with respect to expansmn rights and option space in mu]tlple
tenant buildings
d. Analyze potential conflicts between use clauses and restrictions on retail multi-tenant
propetties
e. Review options to purchase, options to terminate, and rights of extension or renewal
f. Review "Go-Dark" clauses and assignability clause on multiple tenant retail
properties
5. Market Analysis
Rent comparable and sale comparable
Market descriptions/supply and demand o e
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Review the title commitment and exception documents
Review survey

Review searches

Review zoning

7. Ancillary Contracts

Insurance

Certificates of occupancy or equivalent
Management contracts to manage the property
Service contracts: Cancellation cla_ E L

Other agreements -
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CHECK LIST OF AREAS QF CONCERN AND DUE DILIGENCE FOR A

COMMERCIAL LEASE AND/OR PURCHASE

Address of Property
Zoning of Property
Tetm of Lease
Rent
a. If not flat, then what type?
Deposits
Expitation
Renewal Option
Floor Area
Commencement Date

. Batly Tetmination

. Improvements

. Prohibited Uses

. Tenants Use

. Bxclusive Use

. Title

. Taxes

. Insurance

. Utilities (Direct)

. Maintenance and Repairs e
. CAM (Common Area Mamtenance)

. Signage

. Parking

. Landlotd Inspections
. Vacation of Premises
. Bxterior and Stru
. Surrender

27. Quiet Possession
28. Landlord's Repairs
29. Hazardous Materials
30, ADA Compliance
31. Landlord Setvices
32. Defaults (Tenant-Landlotd)
33. Estoppel Certlﬁcate
34, Condemnation F
35,
36.

45:"Memorandum of lease (Record)
6. Holding Over

7 47, Interpretation of Agreement
48. Attotney Fees

49. Broket's Commission

50. Choice of Law

51. Atrbitration/Mediation




COMMERCIAL TRANSACTION CLOSING CHECKLIST

*Compare and check this list against closing instructions provided by the lender.

1. Date
. File No.
3. Buyer
a. Name
b. Address
c. Phone
d. Email
4. Buyer Counsel
a. Name
b. Address
c. Phone
d. Email
5. Seller
2. Name
b. Address
c. Phone
d. Email
6. Seller Counsel
a. Name
b. Address
c. Phone
d. Email
7. Lender
a. Name
b. Address
c. Phone
d. Email
8. Lender's Counsel
a. Name
b. Address
c. Phone
d. Email
9. First Mortgage
a. Name
b. Address
c. Phone
d. Email
10. Title Insurer
a. Name
b. Addtess
c. Phone
d. Email

11. Guarantor



a. Name

b. Address

¢. Phone

d. Email
12. Project

a. Addtess

b. Legal Description
13. Putrchase Price
14. Prorated Items as of
Insurance
Security Deposit
Prepaid Rent
Personal Property Taxes
Real Estate Taxes
Special Assessments
Mortgage Payments
Utility Expenses
Electricity
Gas
15. Items to be delivered and to whom (Buy
Deposit
Sale Agreement
Loan Agteement
Buy-Sell Agreement °
Lending Commitment %,
Warranty Deed/Ass1gnmcnt of_- ease,s
Bill of Sale a,nd'"'A_ 1gnment
Promissory Note*.
Mortgage‘
Release R
.. Assighmefit of Lessor s,];nterests i Leases
Guaranty: Agreement
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Assumptlo v‘.Agreement
Aas1gnmcnt of Insurance Policies

Abstract

Owner's Title Policy

Mortgagee's Title Policy

Sutvey

Plans and Specifications

Appraisal

Insurance Policies

aa. Sellet's Certificate of Rent Roll, Inventory, Contracts
bb. Rent Roll with Secutity Deposits
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cc. Inventory
dd. Contracts or Leas Affecting Property
ee. Termite Certificate
ff. Flood Hazatd Certificate
gg. Building Permit
hh. Building Code Certificate
ii. Certificate of Occupancy
jj.  Lien Affidavit
kk. Mottgage, Conveyance, UCC-1 and Tax Certificate
ll. Closing Memorandum
mm. Cash to Closing
16. Expenses (Buyer, Sellet, Lendet)
Attotney's Fee
Recording Fee
Deed
Mortgage
Release of Mortgage
Cettificates
Absttact Fee
Survey
Inspection Fee
Morttgagee's Title Policy
Ownet's Title Policy .
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Authority in a Real Estate Transaction

1. Individuals

a. Is the individual single?
b. If married, must consider whether community property applies?
c. If married, has the couple entered into an agreement for separate property?
d. If living separate and apart, has a Court terminated the community property regime?
e. If divorced, is there a Community Property Settlement field?
2. Co-Owners

a. Ask to see previous sale if co-owners are the sellers.

b. Inquire whether there is a written or oral agreement between the co-owners.
3. Partnerships

a. How many partners are there?

b. Are there relevant Partnership Agreement provisions regarding the sale or purchase
of property? There must be a Partnership Agreement in order for a Partnership to
own immovable property in Louisiana.

c. Critical parties to Authorizations: Partners, may be general or limited.

d. Critical Documents: Partnership Agreement (must be written)

4. Corporations

a. Pull what is filed with the Secretary of State.

b. Are there relevant Corporate Provisions regarding the sale or purchase of property?

c. Inquire whether there is a Corporate Resolution authorizing the sale/purchase
and/or authorizing an individual to sing on behalf of the corporation.

d. Critical parties to Authorizations: President, Vice President, Secretary, Board
Members.

e. Critical Documents: Articles of Incorporation, Resolution of the Board

5. Limited Liability Companies

a.

b.

C.

d.

Pull what is filed with Secretary of State.

Are there relevant Operating Agreement provisions regarding the sale or purchase of
property? (Operating Agreement is the agreement between the members delineating
what the members and/or manager(s) may do

Inquire whether there is a Certificate of Authority authoring the sale/purchase
and/or authorizing an individual to sign on behalf of the corporation?

Critical patties for Authorizations: members and/or managers

Critical Documents: Articles of Organization, Operating Agreement

Ask to see Trust formation documents.

Inquire whether there is a resolution authorizing the sale/purchase signed by all
Trustees appointing an individual to sign on behalf of the Trust.

Critical parties for Authorizations: Trustee

Critical Documents: Trust documents, Extract of Trust

7. Succession

a.

b.

Inquire whether the succession is open or have the heirs been actually placed into
possession (a Judgment of Possession has been signed by the Court).

Is the succession testate (with a will and testament) or intestate (without a will and
testament)?



c. Inquire whether an Executor/Executrix or Independent Administrat(or/trix) has
been appointed by the Court. If so, ask to a copy of the Letters Testamentary or
Letters of Independent Administration.
Critical parties for Authorizations: Executor, Administrator, Heirs, Legatees

e. Critical Documents: Letters Testamentary, Letters of Independent Administration,
Judgment of Possession

8. Tax Sales

a. If dealing with a tax sale purchaser, an abstract and title opinion should be obtained
before proceeding too far with a deal due to the complexities of title issues involved.

b. Generally, a tax sale purchaser cannot warrant title and many underwriters will not

issue a title policy on said properties.



Types of Commercial Real Estate Leases

Type of Lease Rent Basis Often Used In
Percentage Lease Base Rent + Percent of Monthly Sales Retail Businesses; Malls

. Any commercial lease;
In addition to rent, tenant pays some or all of taxes,

Net Lease . . usually favors landlord’s
insurance, or maintenance. .
interests.
Any commercial lease;
Double Net Lease Tenant pays rent + taxes and insurance. usually favors landlord’s
interests.
Tenant pays rent + taxes, insurance, and Any commercial lease;
. X u
Triple Net Lease Jant pay ’ ’ usually favors landlord’s
maintenance. .
interests.
Fully Serviced Landlord directly pays all or most usual costs. . .
Y y pay ) Office, Some industrial and
Lease (Gross These costs are often passed on to the tenant in .
iy o, retail leases.
Lease) rent as a “Load Factor.

e Base Rent: This is the very least you'll have to pay each month — other fees, if any, are added to
this amount. Think of it as the base of a hill or mountain.

e Double Net Lease: "Double" means two additional costs will be added to your base rent: tax
and insurance costs incurred by the landlord.

e Fully Serviced Lease: Also called a gross lease, your landlord will take responsibility for paying
for most of the "extras," but make no mistake, they will most likely trickle down to you as a
"load factor." You can think of "fully serviced" as "it includes everything," but your rent will
most likely be substantially more than "base rent."

e Load Factor: Load factor is a method of calculating total monthly rent costs combining usable
square feet with a percentage of the square feet of common areas used by all tenants. Common
areas typically include restrooms, lobby, elevators, stairwells, and hallways. If you share a
building with three other tenants and each of your usable square feet — the area you're actually
renting as your store or office — is substantially equal, your percentage contribution toward the
common areas might be 25 percent or so.

e Net Lease: This is a somewhat undefined version of a double or triple net lease. You'll pay for
some taxes, insurance and maintenance costs incurred by the landlord, if not 100 percent of one
or all of them. The percentage can often be negotiable.

o Percentage Lease: The word "percentage” does not relate to the usable square feet you can
claim as your own in a commercial building nor the percentage of taxes, insurance, and
maintenance you might pay as part of a net lease. It's a percentage of your monthly sales over a
certain threshold. You might expect to pay this if you rent retail space in a mall.

¢ Rentable Square Feet: This is your usable square feet plus your percentage of the common
area square footage.

o Triple Net Lease: "Triple" means three additional costs over and above your base rent: taxes,
insurance, and maintenance.



Listing Firm Selling Firm

Firm:
Agent:
Phone:
E-mail
Received By: Date: Time:
AGREEMENT OF BUY OR SALE
COMMERCIAL PROPERTY
Date:

1. THE CONTRACT. SELLER agrees to sell and convey to BUYER, and BUYER agrees
to purchase and accept conveyance of the Property, as herein defined, under the terms and
conditions set forth below.

2. PROPERTY. The Property consists of that parcel of land and any improvements thereon
containing approximately 5,615 square-feet of total building and 6324 square-feet of gross building area,
located at XXXX Canal Street, New Otleans, LA 70119 (the “Propetty”), as more particularly
described in Exhibit “A” attached hereto and made apart thereof.

3. INCLUSIONS AND EXCLUSIONS TO THE SALE: The following movable items will
temain with the property and are included in the Sale Price: all buildings, structures, component
parts, and all installed, built-in, permanently attached improvements, together with all fences,
security systems, all installed speakers or sound systems, all landscaping, all air conditioning or
heating systems including window units, all outside TV antennas, all satellite dishes, all installed or
built in kitchen appliances, all ceiling fans, all bathroom mirrors, all window coverings, blinds and
associated hardware, all built in desks and shelves, all insulation, all millwork, all fireplaces and
fireplace mantels, all garage doors and garage door openers, all shutters, all flooring, all carpeting, all
cabinet tops, all cabinet knobs or handles, all doors, all door knobs or handles, all windows, all
clectrical systems and electrical fixtures, all roofing, gutters and downspouts, all sprinkler systems, all
plumbing systems and plumbing fixtures, all water heaters or water supply or conditioning systems,
telephone distribution systems (lines, jacks and connections), suspended ceilings, all installed lighting
fixtures and associated hardware, all wall coverings, all other constructions permanently attached to
the ground. The following items will also remain with the property and are included in the Sale
Price:

The following items are excluded from the sale:
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4. PRICE. SELLER agrees to accept and BUYER agrees to pay as consideration (the “Purchase
Price”) for the sale of Property a sum equal to ONE MILLION FOUR HUNDRED FIFTY
THOUSAND AND NO/100 ($1,450,000.00) DOLLARS.

5. ACT OF SALE. The Property shall be sold and purchased at a closing to be held on or before
OCTOBER 15, 2018, at a time and place mutually acceptable and agreed to by both the SELLER and
BUYER. At closing SELLER shall deliver to BUYER, at SELLER’s sold cost and expense:

a. ONE HUNDRED (100%) PERCENT interest of the Propetty ownership by a valid
Act of Cash Sale (the “Deed”) conveying title of the Propetty to BUYER;

b. Possession of the Property; and

c. Such other documents as are reasonably requested by the Title Company or BUYER
to close the sale and purchase of the Property.

6. MINERAL RIGHTS: The SELLER transfers all mineral rights to the BUYER without
warranty.

7. DEPOSIT. Within FIFTEEN (15) business days following receipt of BUYER of a duly
executed copy of this Agreement evidencing SELLER’s acceptance, BUYER shall deliver to
BUYER’S CHOICE OF TITLE COMPANY (“Escrow Agent”), for deposit, the sum of FIVE
THOUSAND AND NO/100 ($5,000) DOLLARS, to which the deposit shall be applied to the

purchase Price of the Property.

The deposit SHALL NOT be considered Earnest Money.
Failure to deliver the Deposit shall be considered a breach of this Agreement.

If the Deposit is held by the Listing Broker, it must be held in accordance with the rules of the
Louisiana Real Estate Commission in a federally insured banking or savings and loan institution
without responsibility on the part of the Broker in the case of failure or suspension of such institution.

8. FINANCING: This sale is subject to the follow financial terms: BUYER to acquire financing
for NINETY (90%) PERCENT of PRICE, all in accordance with SECTION 9: LOAN
APPLICATION stated herein.

9. LOAN APPLICATION: BUYER agrees to make a good faith application, which includes
otdering and paying for an appraisal and a credit report, if required, for loan approval, within NINETY
(90) calendar days of acceptance of this offer or any counter offer. Should BUYER be unable to obtain
firm, written loan approval by SEPTEMBER 1, 2018, this Agreement shall be null and void.
WRITTEN loan approval shall consist of receipt of a completed appraisal and positive credit report
and no other contingencies then those that will be cleared as closing.

THIS SALE is CONDITIONED upon the ability of BUYER to borrow upon this property as
security the principal sum of ONE MILLION THREE HUNDRED FIVE THOUSAND AND
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NO/100°S (1,305,000.00) DOLLARS OR by a Mortgage loan or loans at an initial rate of interest not
to exceed SIX (6%) PERCENT PER ANNUM payable in equal monthly installments. Said mortgage
shall be for a term of THIRTY (30) years or on such other terms that may be acceptable to BUYER,
so long as such terms create no additional cost to SELLER and do not affect the closing date.

The BUYER acknowledges and warrants that he has available the funds which may be required to
complete the sale of the Property, including but not limited to, the deposit, the down payment, closing
costs, pre-paid items, and other expenses.

BUYER authorizes and instructs the lender to release to SELLER or SELLER’s broker or Designated
Agent, written verification of the loan application and final loan approval.

10. APPRAISAL: This Agreement IS CONDITIONED upon an appraisal being equal to or greater
than the sales price. The appraisal ordered by the BUYER’S lender, ot in the event there is ho lender,
the appraisal ordered by the BUYER shall be the appraisal of record. In the event the APPRAISED
price is less than the sales price, the BUYER has the option to pay additional cash down payment, if
required by the Lender and/or accept the property with the knowledge of the appraised price. In the
event the BUYER cannot or will not pay the additional down payment and/ot accepts the property
with the knowledge of the appraised price is less than the sales price, THEN THE SELLER HAS
THE OPTION TO REDUCE THE SALES PRICE TO THE APPRAISED PRICE. If the BUYER
does not/cannot accept the property with the appraisal being less than the sales price and in the event
the SELLER does not reduce the sales, price, then this contract is null and void, and the deposit
returned to the BUYER. BUYER to pay for inspections required by the appraisal. SELLER
responsible to pay re-inspection fee, if any charged by appraiset to inspect tepaits.

11. APPRAISAL DEADLINE: If the sale of the Propetty is conditioned upon an appraisal and
the appraisal is not completed on or prior to OCTOBER 1, 2018, then the SELLER will have the
sole right to extend the deadline for the completion of the appraisal on a day-to-day basis or
SELLER can cancel this Agreement in which event BUYER’S Deposit will be returned to BUYER
in full. If SELLER extends the appraisal deadline date on a day-to-day basis, SELLER can still
exercise SELLER’S right to cancel the Agreement at any time up until the time the appraisal is
actually completed and SELLER is notified in writing of its completion, at which time the SELLER
will lose this right to cancel the Agreement.

12. SELLER’S WARRANTY AGAINST REDHIBITORY DEFECTS. This section

becomes effective at close of sale.

[1 a WITH WARRANTIES. SELLER and BUYER acknowledge that this sale shall be
with full SELLER warranties as to any claims or causes of action for redhibition
putsuant to Louisiana Civil Code article 2520, et seq, and article 2541, et. seq.

L] b. “AS 1S” WITHOUT WARRANTIES. SELLER and BUYER hereby
acknowledge and recognize that the property being sold and purchased is to be
transferred in “as is” condition and BUYER does hereby relieve and release SELLER
from any claims or causes of action for redhibition putsuant to Louisiana Civil Code
article 2520, et seq. and article 2541, et seq. or for reduction of purchase price
pursuant to Louwsiana Civil Code article 2541, et seq. Additionally, BUYER
acknowledges that this sale is made without warranty of fitness for ordinaty ot patticular
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use pursuant to Louisiana Civil Code article 2524. It is understood that this clause
shall be made a part of the deed.

13. INSPECTION DUE DILIGENCE PERIOD. The BUYER acknowledges that the benefits
of conducting a professional inspection have been explained. The BUYER does desire to conduct an
inspection. All of the inspections are to be completed within ONE-HUNDRED AND FIFTY (150)
calendar days after the acceptance of this Agreement by all parties to, at BUYER'’S expense, perform
inspections, formulate plans, obtain reports or studies (to include, but not limited to environmental
studies), sutveys, tests, determine the availability and/or affordability of any required or desired
property, flood or other type of insurance, determine the existence of any asbestos and/or any other
hazardous material or substance as defined by federal, state or local law and which may require
investigation or remediation by same, examination of title and title restricions/covenants, verify all
property dimensions and measurements to include lot size, square footage and room measurements,
verify zoning and zoning restrictions, determining the feasibility of obtaining any necessary building
permits, and petform any other function or activity BUYER feels necessary to conduct due diligence
to determine if the Property is acceptable to BUYER or is suitable or acceptable for BUYER’S
intended use or needs. This period of time is hereinafter refetred to as the Due Diligence Period and
the process of BUYER determining the acceptability or suitability of the Property is referred to as
Due Diligence. BUYER may use experts or others of BUYER’S choosing to perform inspections,
formulate plans and assist in Buyer’s Due Diligence.

If at any time during the Due Diligence Period the BUYER determines, for any reason within
BUYER'’S sole discretion, that the Property is not acceptable ot suitable to BUYER or if the BUYER
is not satisfied with any inspection, plan, report, study, survey, tests ot any other Due Diligence
function or activity performed , the BUYER has the right to declare the Agreement to be null, void
and cancelled in which event BUYER’S deposit will be returned to BUYER in full and the BUYER
will no longer be obligated to buy the Property. To exercise this right to cancel the Agreement, the
BUYER must notify the SELLER or SELLER’S Designated Agent in writing prior to the expiration
of the Due Diligence Petiod. Failure of the BUYER to timely notify the SELLER or SELLER’S
Designated Agent in writing of the BUYER’S desire to cancel the Agreement will be conclusively
construed as the BUYER’S acceptance of the Property and the BUYER will subsequently lose the
right to cancel the Agreement under the terms provided duting the Due Diligence Period.

All Due Diligence activities conducted by BUYER during the Due Diligence Period will be
nondestructive to the Property and will not unduly interfere with the SELLER’S or any tenant’s
current use of the Property. BUYER agrees not to rely on any information provided by SELLER or
SELLER’S Designated Agent or Broker but instead to obtain all Due Diligence information from
independent soutces deemed reliable by BUYER.

SELLER agtees to provide all necessary utilities for BUYER’S inspections, testing and Due Diligence
SELLER hereby agtees that at any reasonable time during the term of the Due Diligence Period,
BUYER or BUYER’S agents may enter upon the Property provided reasonable notice of such entry
is given to SELLER and make, at BUYER’S sole cost, risk and expense, any inspections, tests, surveys,
studies or other activities related to BUYER’S Due Diligence.

BUYER shall defend, indemnify and hold SELLER, all Brokers and all Designated Agents harmless
from and against any and all claims, demands, causes of actions, proceedings and lawsuits for any and
all damages, losses, reimbursement, compensation, injuries, costs, expenses and other relief of any and
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evety kind arising from or in connection with any inspection, test, survey, study, wotk, service and/or
other act petrformed by, or on behalf of, or at the tequest of the BUYER in the petformance of
BUYER’S Due Diligence, on or relating to the Property, or caused by the BUYER, including but not
litnited to any damage, loss or injury to the Property, or to any natural or juridical petson, ot to any
type of property, tight or interest of any natural ot jutidical person.

Upon completion of the inspection(s) and during the inspection petiod, and if the BUYER is not
satisfied with the propetty’s present condition as reflected in the inspection report(s), the BUYER
may teject the property ot request that the SELLER remedy the deficiencies. If the BUYER rejects
the property during the inspection petiod, the contract is null and void and the deposit returned to
the BUYER. A copy of the inspection report is to accompany the written rejéction of the property.

If the BUYER request that the SELLER remedy the deficiencit
from the BUYER’S request to agtee to remedy the deficiencies.
the remedy the deficiencies listed by the BUYER, then the BUYER w
of SELLER’S response or non-tesponse to do one of the following:

érformance of any of the acts herein mentioned which are
UYER’S direction and to defend any action brought by reason of

to a date not more than;-NINE IY (90) calendar d’lys from the stated date of Act of Sale.

15. RETURN OF DEPOSIT: The Deposit shall be returned to the BUYER and this Agreement
declared null and void without demand in consequence of the following events:

a. BUYER rejects the property as a result of the inspection during the Due Diligence
and Inspection petiod;

b. BUYER’s inability to obtain 2 loan or the loan is not obtained within the stated date
provided, that the BUYER has made timely applications fot the loan and made good
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faith efforts to obtain the loan;

c. Property does not appraise to the Sale Price and the SELLER will not reduce the
selling price to the appraisal value if the offer is conditioned upon an appraisal; or

d. BUYER does not accept the lease ot assessments if these are a condition of the offer
and within the inspection petiod.

16. SURVEY. BUYER is to obtain, at BUYER’s expense, its own survey. SELLER shall provide
BUYER with existing surveys in its possession. If such survey cannot be completed ptior to the Act of
Sale date, the BUYER and SELLER mutually agree to extend the Act of Sale date thirty (30) days or
longer, depending on the ability of a certified engineer to compete a survey.

17. UCC SEARCH: Any UCC search (SELLER’S title to futniture, fixtures, equipment or
appliances) deemed necessary by the BUYER or Lender shall be obtained at BUYER’S expense. Any
encumbrances reflected in the UCC search certificate shall be cancelled in advance of closing or paid
out of closing proceeds. SELLER shall pay all costs required to cancel or release any such
encumbrances.

18. HAZARDOUS MATERIALS. BUYER, may at it sole discretion, obtain their own
environmental report within ONE-HUNDRED AND TWENTY (120) calendar day period and
determine if the Property is acceptable to BUYER’s tequirements treparding hazardous materials.
Upon BUYER requesting an environmental report to be completed, both the BUYER and the
SELLER mutually agree to extend the Act of Sale date to accommodate the completion of such reportt.

19. PRIVATE WATER/SEWERAGE: In the event there is a private water system or ptivate
sewerage system on the Property, the SELLER shall provide, at SELLER’S expense, approval by the
appropriate governmental entity of the private water or sewerage system. An approved sewerage
and/or water inspection report will be issued within THIRTY (30) calendar days prior to the Act of
Sale by the appropriate governmental agency. The approved inspection and test on the water and/or
sewerage system ate to be furnished and paid for by the SELLER. Any private water system or private
sewerage system repairs necessary to obtain approved inspection certificate will be paid by SELLER.

20. REPRESENTATIONS OF SELLER. SELLER makes the following representations to
BUYER which are true and correct as of the date of execution of this Agreement and which shall
be true and cotrect at Closing:

a. SELLER holds good and indefeasible title to the Property, free and clear of any liens,
encumbtances or adverse claims;

b. To the best of SELLER’s knowledge, SELLER has not received any notice, and
has no actual knowledge, of any pending or threatened litigation or pending ot
threatened condemnation proceeding affecting the Project;

c. To the best of the SELLER’s knowledge, there are no mechanic’s liens or unrecorded

liens against the Property or for any activities attributable to SELLER, its agents or
employees; and
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d. SELLER is a Louisiana limited liability company, validly existing and in good
standing, with full power and authotity to enter into this Agreement, to consummate

the sale and putchase of the Property, and to petform the covenants and agreements
of SELLER, all as contemplated by this Agreement.

21. BUYER’S AND SELLER’S OBLIGATIONS AT CLOSING. BUYER, at BUYER’s
expense, may obtain their own title abstract and determine if title is satisfactory. SELLER agrees
to forward all present title information within TEN (10) calendar days of signing of Purchase
Agreement by both SELLER and BUYER.

22. CLOSING COSTS. BUYER shall pay for title search or abstract prep

fle, it’s attorney
md closmg fees, survey, title insurance prermum and othet exp: ‘nggs inc '

fees.

23. DELIVERY OF DOCUMENTS OR INFORMA'
other documents or information that SELLER is requite
Agteement, the SELLER will provide the following to B
after acceptance of this Agreement by all parties:

a.

with a written statement describing the reason SELLER can not
e of SELLER to timely furnish BUYER with the herein described
ritten state meht desctibing the reason SELLER can not ptovide certain documents,
rsgle right to cancel this Agreement in which event BUYER’S Deposit will
be returned to BUYER' 1 full. BUYER can exetcise this tight to cancel the Agreement at any time
from the aforementioned deadline date for SELLER to deliver the stated documents to BUYER until
the time SELLER actually delivers the documents to BUYER at which time BUYER will lose this
tight to cancel the Agreement. BUYER also has the right to demand that SELLER fulfill SELLER’S
obligation to furnish the stated documents in which event BUYER will retain the right to subsequently
cancel this Agreement as previously stated hetein.

24. SELLER’S TITLE: SELLER’S title shall be merchantable and free of all liens, encumbtances,
and defects, except those that can be satisfied at the act of sale ot insured by title insurance. If curative
wotk in connection with the title is required, the parties agree to extend the time for closing the sale

by NINETY (90) calendar days. SELLER shall pay all costs required to make the title merchantable,
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including all necessary tax and mortgage releases, certificates, and cancellations, if any. In the event
the title is not valid or merchantable, this Agreement may be declated null and void at the option of
the BUYER.

In the event Act of Sale is extended under the terms stated herein, then SELLER will pay all
costs related to extending BUYER’S loan commitment to the extended Act of Sale date since
the extension of Act of Sale was through no fault of BUYER but rather SELLER’S inability to
timely deliver a merchantable title.

25. TITLE INSURANCE: In addition to SECTION 24: SELLER’S TITLE, it is agreed and
understood that purchases of property in excess of ONE MILLION AND NO/100’s ($1,000,000.00)
DOLLARS are subject to Title Insurance Underwriter approval. If such approval cannot be acquired
timely, BUYER and SELLER mutually agree to extend the Act of Sale date to such time that all
requirements set forth by the Title Insurance Underwriter have been met and title insurance can and
will be committed for issuance at the loan amount, or greater as demanded by Lender, and/or
BUYER’s required amount.

26. INSURANCE. The risk of loss or damage will lie with the SELLER until the Purchase Price
has been paid and the BUYER has taken possession of the property, all in accordance with the
Purchase Agreement. If loss or damage to the Property occurs before the SELLER is paid the
Purchase Price, then any insurance proceeds shall be held in trust for the BUYER and the SELLER
according to their interests in the Property.

27. ZONING: This offer is subject to the property having a current zoning designation by the
proper zoning authority or authorities which allows the property to be used for MINED-USE
COMMERCIAL PURPOSES and related facilities. If the zoning designation of the property does not
allow for said use and related facilities, then BUYER has the right, but not the obligation, to apply,
at BUYER'S sole cost, for the proper zoning designation. SELLER will reasonably cooperate with the
zoning designation request and provide within reason any information BUYER requests so that the
ptopet zoning designation application can be made. Should a new zoning designation be required,
the BUYER must make formal request with the proper zoning authority within NINETY (90)
calendar days of the acceptance of this Agteement or this Agreement is null and void, and any deposit
made herein by BUYER shall be returned to BUYER immediately. In the event that the process
to change zoning designation requires additional time, the parties mutually agree to extend the time
for closing the Act of Sale by NINFTY (90) calendar days.

28. LEASES: The property ] 1S [] IS NOT leased currently. If leased, then this
offer is conditioned on BUYER’s receipt, review, and approval of written leases within calendar days
from the date of acceptance of this Agreement.

29. FINAL WALK-THROUGH: BUYER shall have the right to review the property within
THIRTY (30) calendar days prior to the act of sale or occupancy, whichever occurs first, in order
to determine if the property is in the same or better condition as was present at the initial inspection.
If the property is not in the same or better condition, then SELLER shall be obligated to perform, at
SELLER’S sole expense, all work necessary to place the property in the condition that is was in at the
time of the initial inspection.

30. DEFAULTS. If BUYER has performed or tendered full performance of all of BUYER’s
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covenants and agreements herein set forth and SELLER fails or refuses to consummate this
Agreement or perform the covenants herein contained for any reason, then BUYER may, at its option
(1) cancel and terminate this Agreement and claim the return of the Deposit; (i) deliver notice
to SELLER specifying the default, and, if SELLER has not cured the default within THIRTY (30)
days, BUYER may cure such default and deduct the cost of curing such default from the Purchase
Price payable hereunder, or (iif) BUYER may bring suit against SELLER for specific performance
of this Agreement.

If SELLER has performed or tendered full performance of all of SELLER’s covenants and
agreements herein set forth and BUYER then fails ot refuses to consummate this Agreement for
any reason, the SELLER may, at its option, cancel and terminate this Agreement and tetain the
Deposit or bring suit against BUYER for specific performance.

The defaulting party shall also be liable for the brokerage fees and all costs and fees, including
reasonable attorney’s fees, incurred as a result of the breach of this agreement, unless this is an earnest
money contract.

3i. MOLD RELATED HAZARDS NOTICE: An informational pamphlet regarding common
mold related hazards that can affect real propetty is available at the EPA website
http://www.epa.gov/iaq/molds/index.html. By initialing this page of the Agreement, BUYER
acknowledges that the real estate agent has provided BUYER with the EPA website enabling BUYER
to obtain information regarding common mold related hazards.

32. PRORATIONS: Real estate taxes, rent income, and any similar items are to be prorated to

the date of the Act of Sale. Secutity deposits, keys and all rental agreements are to be transferred to
BUYER as of day of Act of Sale.

33. NOTICES. All notices, demands, or requests provided for or permitted to be given putrsuant
to this Agreement must be in writing and delivered to the below listed person(s) and addresses:

BUYER: (Person)

(Address)

(Telephone)

(E-mnail)

SELLER: (Person)

(Address)

(Telephone)

(E-mail)
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34. GOVERNING LAW. This Agreement shall be construed in accordance with the LAWS OF
THE STATE OF LOUISIANA. Time is of the essence of this Agreement. If the final day of any
time period or limitation set out in any provision of this Agreement falls on a Saturday, Sunday or
legal holiday under the State of Louisiana, then such period shall be extended to the next day which
is not a Saturday, Sunday or legal holiday.

35. MODIFICATION OF THIS AGREEMENT. This Agteement may not be modified,
amended ot terminated except in writing signed by the SELLER and the BUYER or their respective
successors ot assigns. This Agreement contains the entire understanding of the parties hereto with
regard to the subject matter contained herein, and supercedes all prior agreements or understanding
between or among the parties needs relating to such subject mattet. The BUYER and the
SELLER may waive any of the conditions contained herein ot any of the obligations of the other
party hereunder, but any such waiver shall be effective only if in writing and signed by the party
waiving such condition or obligation.

36. AUTHORITY. Each party represents unto the other that this Agreement, the transaction
contemplated herein, and the execution and delivery thereof, have been duly authorized by all
necessary proceedings and actions.

37. SEVERABILITY. It is mutually agreed by the parties heteto that any provision contained in
this Agreement which shall by its nature or tetms impose any obligations or duty upon any party
hereto, or give any right or benefit to any patty hereto, continuing beyond the date of conveyance
of the Property, will not be canceled, but will instead survive such conveyance and will continue
in full force and effect until all such obligations and duties ate fully performed and all such rights
and benefits are fully realized.

38. ASSIGNABILITY. BUYER shall have the right to assign this Agreement and all of BUYER’s
rights and remedies hereunder, with prior written consent by SELLER, which consent shall not be
unreasonably withheld. In such case BUYER shall be relieved of all obligations hereunder and the
assignee shall succeed to all of BUYER’s and obligations and for all purposes be substituted and
deemed to be BUYER heteunder. This Agreement may not be assigned, pledged, or hypotheticated
by SELLER without the prior written consent of the BUYER, and any attempt to do so without
such consent shall be void and in no way binding upon the BUYER. to the above limitation on
assignment, this Agreement shall be binding upon and inure to the benefit of the successor and
assigns of the parties hereto. If an assignment has been propetly consented to and the assignee has
assumed all the obligations of the assignor hereunder, then the assignor shall be relieved of all further
obligations hereunder. Notwithstanding the above, BUYER may assign this Agreement to an
affiliate or to a limited or general partnership in which it or an affiliate is the general partner without
the consent of SELLER.

39. ROLES OF BROKERS AND DESIGNATED AGENTS: Broker(s) and Designated Agent(s)
have acted only as real estate brokers to bring the parties together and make no warranty to either
patty for performance or non-performance of any part of this Agreement or for any warranty of any
nature unless specifically set forth in writing. Broker(s) and Designated Agent(s) make no warranty or
other assurances whatsoever concerning Property measurements, square footage, room dimensions,
lot size, Property lines or boundaries. Broker(s) and Designated Agent(s) make no representations as
to suitability or to a particular use of the Property, and BUYER has or will independently investigate
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all conditions and characteristics of the Property which are important to BUYER. BUYER is not
relying on the Broker(s) nor the Designated Agent(s) to choose a representative to inspect or re-
inspect the Property; BUYER understands any representative desired by BUYER may petrform this
function. In the event Broker/Agent(s) provides names or sources for such advice or assistance,
Broker/Agent(s) does not warrant the services of such experts or their products and cannot warrant
the condition of Property or interest to be acquired, or guarantee that all defects are disclosed by
SELLER(s). Broker/Agent(s) do not investigate the status of permits, zoning, code compliance or
restrictive covenants. The Broker(s) and Designated Agent(s) specifically make no warranty
whatsoever as to whether or not the Property is situated in ot out of the Government’s hundred year
flood plan or is or would be classified as wetlands by the U.S. Army Cotp. of Engineers, or as to the
presence of wood destroying insects or damage there from or as to the existence of any hazardous
materials or substances. BUYER(s) are to satisfy themselves concerning these issues. Designated

Agent shall be an independent contractor for Broker if the conditions as set forth in LA R.S.
37:1446(h) are met.

Acknowledging the aforementioned roles of Brokers and Designated Agents, BUYER agrees to
release and hold harmless all Brokers and Designated Agents from any and all liability, loss, claims,
demands, causes of action, proceedings and lawsuits related in any way to anything that is stated above.

40. SINGULAR - PLURAL USE: Wherever the word BUYER or the word SELLER occuts in
this Agreement or is referred to, the same shall be construed as singular ot plural, masculine or
feminine or neuter, as the case may be.

41. DEADLINES: TIME IS OF THE ESSENCE and all deadlines are final, except where
modifications, changes, or extensions are made in writing and signed by all parties to this Agreement.
All “calendar days” as used in this Agreement shall end at 12:00 midnight in Louisiana.

42. CONDEMNATION. If during the pendency of this Agreement and prior to the closing of the
sale and purchase of the Property, condemnation proceeding ate threatened or commenced with
respect to any portion of the Propetty, Purchaser may, at its option, terminate this Agreement by
written notice to the SELLER given within TEN (10) days after BUYER is advised by written notice
from SELLER of the threat of the commencement of such condemnation proceedings. If
BUYER does not exercise such right to terminate with the petiod described, then BUYER, or his
legal representative by his attorneys, shall have the right to appear and defend in such
condemnation proceedings, and any award in condemnation shall become the property of BUYER
in the event the sale is closed and the Purchase Price shall not be reduced.

43. LIST ADDENDA TO BE ATTACHED AND MADE A PART OF THIS
AGREEMENT:

a

a

O

[]

If any of the pre-printed portions of this Agreement vary or are in conflict with any additional or
modified terms on blanks provided in this form or Addendum attached to this Agreement, the
additional, modified or Addendum provisions control.

44. ADDITIONAL TERMS AND CONDITIONS:
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- SELLER IS SHALL NOT LEASE THE PROPERTY OR ANY PART THEREOF DURING
THE PENDENCY OF THIS PURCHASE AGREEMENT.

- SELLER TO PAY ALL REAL ESTATE COMMISSIONS, INCLUDING BUYER’S AGENT,
PORTION, WHICH HE HAS BEEN ADVISED BY ANDREW SHEPARD, THAT HAS BEEN
CONTRACTED FOR BY BETWEEN THE SELLER AND CRANE REAL ESTATE
BROKERS, INC.

- SEILER TO ALLOW BUYER, IN BUYER’S SOLE DISCRETION, TO PURCHASE THE
PROPERTY THROUGH ONE OF THE BUYER’S AFFILIATES.

45. REFERENCE TO THIS AGREEMENT TO BUY OR SELL COMMERCIAL
PROPERTY: This agreement to buy or sell commercial property is referred to herein as the/this

Agreement.

46. This offer remains binding and irtevocable until: DATE , 20
Time at such time that it will be deemed to have EXPIRED.

BUYER(S): BUYER(S)

Signature Date/Time Signature Date/Time
Print Name Date/Time Print Name Date/Time
Address Address

Telephone E-mail Telephone F-mail

This offer was presented to the Seller/Buyer by Day/ Date/ Time AM/PM MIDNIGHT/NOON

This offer is: Accepted Rejected (without counter) Countered (See Attached Counter) by:

SELLER(S) SELLER(S)

Signature Date/Time Signature Date/Time

Print Name Date/Time Print Name Date/Time
BUYER’S INITIALS SELLER’S INITTALS
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Address Address

Telephone E-mail Telephone E-mail

This offer was presented to the Seller/Buyer by Day/ Date/ Time AM/PM MIDNIGHT/NOON
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Listing Firm Selling Firm

-
Seller's Designated Agent Dual Agent Buyer's Designated Agent
Phone Numbar Cffica Fax Phone Number Office Fax
Email Address Email Address
Delivered by Desighated Agent to Day Date Time AM/PM
Comments
Received by Designated Listing Agent Day Date Time AMMPM
AGREEMENT TO BUY OR SELL COMMERCIAL PROPERTY
Date:

PROPERTY DESCRIPTION: |1AVe offer and agree to Buy/Sell the propetty at:
(Municipal Address)
City s Zip ; Parish ; Loulsjana,
(Legal Description)

on lands amnd grounds measuring approximately

INCLUSIONS AND EXCLUSIONS TO THE SALE:

The following movable items will remain with the property and are included in the Sale Price: all buildings,
structures, component parts, and all installed, built-in, permanently attached improvements, together with all
fences, security systems, all installed speakers or sound systems, all landscaping, all air conditioning or heating
systems Including window units, all cutside TV antennas, all satellite dishes, all installed or built in kitchen
appliances, alt ceiling fans, all bathroom mirrors, all window coverings, blinds and associated hardware, all buili in
desks and shelves, all insulation, all millwork, all fireplaces and fireplace mantels, all garage doors and garage
door openers, all shutters, all flooring, all carpeting, all cabinet tops, all cabinet knobs or handles, all doors, all
door knobs or handles, all windows, all electrical systems and electrical fixtures, all roofing, gutters and
downspouts, all sprinkler systems, all plumbing systems and plumbing fixtures, all water healers or water supply
or conditioning systems, telephone distribution systems (lines, jacks and connections), suspended ceilings, all
installed lighting fixtures and associated hardware, all wall coverings, all other constructions permanently attached
to the ground. The following items will also remain with the property and are included in the Sale Price:

The following items are excluded from the sale:

PRICE: Tha Property will be scld and purchased subject to fitte and zoning restrictions, servitudes of record, and
law or ordinances affecting the Preperty for the sum of

Collars ($ ) {the “Sale Price”).
ACT OF SALE: The Act of Sale is to be executed on or some time within calendar days prior to
, 20 before a settlement agent or

Notary Public to be chosen by BUYER. The exact place, time and date of Act of Sale will be set by BUYER upon

Seller’s Initials Buyer’s Initials
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Property Address Agreement to Buy or Sell Dated

the giving of five (5) calendar days advange written notice thereof to SELLER. Act of Sale must take place in the
Greater New Orleans Metropolitan Area. Any change of the date for execution of the Act of Sale must be mutually
agreed upon in writing and signed by SELLER and BUYER. At closing, BUYER must provide "good funds" if
required by Louisiana statute LA R.S. 22:2092.2 ef seq.

MINERAL RIGHTS: The SELLER transfers all mineral rights to the BUYER without warranty.

SECURITY DEPOSITS AND KEYS TO THE PROPERTY: Rental security deposits and keys are to be
transferred to BUYER at Act of Sale.

OCCUPANCY: Cccupancy of the property is subject to any existing leases. Occupancy of any portion of the
property that Is not leased is as follows:

POSSESSION: Possession is to be granted at Act of Sale or on

[ ALL CASH SALE: The sale is not conditioned upon the ability of the BUYER to obtain a loan for the purchase
of the Property and BUYER warrants having cash readily available fo close the sale of this Property.

0 FINANCED SALE: This sala Is conditioned upon the ability of BUYER to borrow with this Property as sacurity
for the loan the sum of § or % of the Sale
Price by a mortgage lecan at an inifial interest rate not to exceed % per annum, Interest and
principal, amortized over a period of not less than years, payable in monthly installments. BUYER
agrees o pay discount points not fo exceed % of the loan amount. BUYER agrees to pay origination fees
not to exceed % of the loan amount.

COther financing conditions:

in the event BUYER is not able tc secure financing, SELLER reserves the right to provide all or part of the
morigage loan under the tems set forth above. The BUYER acknowledges and warrants that he has available the
funds which may be required to complete the sale of the Property including, but not limited to, the deposit, the
down payment, closing costs, pre-paid items, and other expenses excluding the amount of the loan.

GOOD FAITH LOAN APPLICATION: [f the sale of the Property is stated in this Agreement as a financed sale
conditioned upon the BUYER obtaining a loan, then the BUYER agrees to make good faith application for the
loan within calendar days after acceptance of this Agreement by all parties
and written proof from the lender that the good faith application has been made shall thereafter be immediately
supplied by BUYER to the SELLER with failure to timely do so being considered a breach of this Agreement
giving the SELLER the sole right to cancel this Agreement in which event BUYER'S Deposil will be retumed to
BUYER infull. The SELLER can exercise this right to cancel the Agreement at any time from the aforementioned
deadline date for BUYER to provide SELLER with written preof from the lender that the good faith lean application
has been made unfil the time BUYER actually furnishes said written statement to SELLER, at which time the
SELLER will lose this right te cancel the Agreement. SELLER also has the right to demand that BUYER fulfill
BUYER'S obligation to make good faith loan application in which event SELLER will retain the right to
subsequently cancel this Agreement as previously stated herein. BUYER is obligated to make good faith loan
application with only one (1) lender and that lender is to be chosen by BUYER.

LOAN APPROVAL: If the sale of the Property is stated in this Agreement as a financed sale conditioned upon
the BUYER obtaining a loan, then written commitment by the lender to make loan, without contingencies except
subject to approval of title and other contingencies normally imposed by lender excluding ordering appraisal and
credit report, shall be obtained by BUYER and shall constitute loan approval. Loan approval shall be obtained on

Seller’s Initials Buyer's Initials
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101 orpriorto .
102 BUYER will provide SELLER with a copy of the written loan approva! commitment from BUYER'S lender
103 immediately upon BUYER obtaining same. Failure of the BUYER to timely obtain loan approval will cause this
104  Agreement to be cancelled in which event BUYER'S Deposit will be returned to BUYER in full but only if the
105 BUYER has made timely good faith application for the Ioan and made good faith efforts to obtain the loan. Any
106  extension of the date for BUYER to obtain loan approval from lender shall be in writing and shall be signed by all
107 parties.

108

109  AUTHORIZATION TO VERIFY GOOD FAITH LOAN APPLICATION AND LOAN APPROVAL: If the sale of the
110 Property is stated in this Agreement as a financed sale conditicned upon the BUYER obtaining a loan, BUYER
111 authorizes and instructs lender to release to SELLER or SELL.ER’S Designated Agent, written verification of the
112 good faith loan application and loan approval. If BUYER"S lender wlill not issue written verification of good faith
113 loan application or loan approval, then verbal confirmation by lender to SELLER or SELLER’S Designatad Agent
114 will be acceptable. BUYER autherizes and instructs lender to provide the aforementioned verbal confirmations to
115  SELLER cr SELLER'S Designated Agent.

116

117 = APPRAISAL:

118 O This sale Is NOT cenditioned on an appraisal of the Property.

119 O This sale IS corditioned on the appralsal of the Praperty being not less than the Sale Price. If the appraised
120 value of the Property is equal to or greater than the Sale Price, the BUYER shall pay the Sale Price agreed upon
121 prior to the appraisal. If the appraised value Is less than the Sale Price, BUYER shall immediately provide written
122 notification to SELLER of appraised value and BUYER shall have the option to pay the Sale Price agreed upon
123 prior to the appraisal or to cancel this Agreement unless SELLER agrees in writing to reduce the Sale Price to the
124 appraised value in which avent BUYER agrees to accept the appraised value as the Sale Price and proceed with
125  the purchase/sale of the Preperty under the other conditions and terms contained in this Agreement.

126

127  APPRAISAL DEADLINE: If the sale of the Property is conditioned upon an appraisal and the appraisal is not
128  completed on or prior to ,
129 then the SELLER will have the sole right to extend the deadline for the completion of the appraisal on a day-to-
130  day basis or SELLER can cancel this Agreement in which event BUYER'S Depaosit will be returned to BUYER in
131 full. if SELLER exiends the appraisal deadline date on a day-to-day basis, SELLER can still exercise SELLER’S
132 right to cancel the Agreement at any time up until the fime the appraisal is actually completed and SELLER is
133 netified in writing of its completion, at which fime the SELLER will lose this right to cancel the Agreement.

134

135  VERIFICATION OF APPRAISAL:

136 Ifthe sale of the Property is stated in this Agreement as an all cash sale conditioned upon an appraisal and the
137  Property appraises for less than the Sale Price, then the BUYER agrees to furnish immediately to SELLER a
138  complete copy of the appraisal.

139 [fthe sale of the Properly is stated in this Agreement as a financed sale conditioned upon an appraisal and the
140 Property appraises for less than the Sale Price, then the BUYER agrees to either furnish immediately to SELLER
141 a complete copy of the appralsal or to immediately authorize BUYER'S lender to discuss verbally with SELLER or
142 SELLER'S Desighated Agent all details of the appraisal.

143 This verification of appraisal provision is to assist the SELLER in the decision to possibly sell the Property to
144  BUYER for the lower appraised value and also 1o verify the actual existence of the low appraisal.

145  DEPOSIT: Upon accaptance of this Agreement by all parties, SELLER and BUYER shall be bound by all terms
146 and conditions of this Agreement, and BUYER or BUYER'S agent will deliver not later than hours
147  after receipt by BUYER or BUYER'S Designated Agent of a duly and fully executed copy of this Agreement
143  evidencing acceptance of it by all parties, a deposit (the “Deposit™) in the amount of $
149  to be paid in the form of:

150 [ Cash $
151 [ Check$

152 [J Promissory Note §

153  The Deposit shall be held by
154
155 Failure to timely deliver the Deposit shall be considerad a breach of this Agreement and will give the Seller the
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sole right to cancel this Agreement. The SELLER can exercise this right to cancel the Agreement at any time from
the aforementioned deadline date for BUYER to deliver the Deposit to SELLER until the time BUYER aclually
delivers the Deposit to SELLER, at which time the SELLER will lose this right to cancel the Agreement, SELLER
also has the right to demand that BUYER fulfill BUYER’S obligation to give the Deposit in which event SELLER
will retain the right to subsequently cancel this Agreement as previously stated herein. If the Deposit is held by a
Broker, it must be held in accordance with the rules of the Louisiana Real Estate Commission in a federally
insured banking or savings and loan institution without responsibility on the part of the Broker in the case of failure
or suspension of such institution. In the event the parties fail to execute an Act of Sale by date specified herein
andfor a dispute arises as to ownership of or entitlement to the Deposit or funds held in escrow, the Broker shall
abide by the Rules and Regulations set forth by the Louisiana Real Estate Commission governing such matters.

RETURBN OF DEPOSIT: If the Deposit is held by a Broker, then Broker shall abide by the Rules and Regulations
set forth by the Louisiana Real Estate Commission governing the return of the Deposit. In addition to any other
circumstances or conditions that may be statad elsewhere in this Agreement, the BUYER is entitled to the return
of the Deposit and this Agreement will be declared null and void without demand in consequence of the following
events:

1) If this Agreement is declared null and void by BUYER during the Due Diligence Period as set forth in this
Agreement;

2} If the sale of the Property is stated in this Agreement as a financed sale subject to BUYER'S ability to obtain a
Ioan and loan approval is not obtained by the data sat forth in this Agreement but only if the BUYER has made
timely good faith application for the loan and made geod faith efforts to ebtain the loan;

3) If the sale of the Property is stated in this Agreement as being conditioned on an appraisal and the appraisal is
less than the Sale Price and the SELLER will rot reduce the Sale Price to the appraised value and BUYER does
not want to purchase the Property for the Sale Price agreed upon prior to the appraisal;

4) If the sale of the Property is stated in this Agreement as a financed sale conditioned upon BUYER’S ability to
obtain a loan and BUYER is unable to obtain said lean but only if BUYER has made timely good falth loan
application and good faith effort to obtain the lean;

§) If the BUYER does not accept the leases as set forth In this Agreement;

6) If the SELLER is unable to timely deliver to the BUYER an approved sewerage and/or water inspection report
as set forth in this Agreement.

DUE DILIGENCE PERIOD: BUYER will have calendar days after acceptance of this Agreement by
all parties fo, at BUYER'S expense, perform Inspections, formulate plans, obtain reports or studies (o include, but
not limited to environmental studies), surveys, tests, determine the availability andfor affordabllity of any required
or desired property, flood or other type of insurance, determine the existence of any ashestos andfor any other
hazardous material or substance as defined by federal, state or local law and which may require investigation or
remediation by same, examination of title and title restrictions/covenants, verify all property dimensions and
measurements o include lot size, square footage and room measurements, verify zoning and zoning restrictions,
determining the feasibility of abtaining any necessary building permits, and perfarm any ofher function or activity
BUYER feels necessary fo conduct due diligence to determine if the Property is acceptable to BUYER or is
suitable or acceptable for BUYER'S inlended use or needs. This period of time is hereinafter referred to as the
Due Diligence Period and the process of BUYER determining the acceptability or suitability of the Property is
referred to as Due Diligence. BUYER may use experts or others of BUYER’S choosing to perform inspections,
formulate plans and assist in Buyer's Due Diligence.

If at any time during the Due Diligence Pericd the BUYER determines, for any reason within BUYER'S sole
discretion, that the Property is not acceptable or suitable to BUYER or if the BUYER is not satisfied with any
inspection, plan, repost, study, survey, tests or any other Due Diligence function or activity parformed , the
BUYER has the right to declare the Agreement to be null, void and cancelled in which event BUYER'S deposit will
be returned to BUYER in full and the BUYER will no longer be obligated to buy the Property. To exercise this right
to cancel the Agreement, the BUYER must notify the SELLER or SELLER'S Designated Agent in writing prior to
the expiration of the Due Diligence Period. Failure of the BUYER to timely notify the SELLER or SELLER’'S
Designated Agent in writing of the BUYER'S desire to cancel the Agreement will be conclusively construed as the
BUYER’S acceptance of the Property and the BUYER will subsequently lose the right to cancel the Agreement
under the terms provided during the Due Diligence Paried.

All Due Diligence activities conducted by BUYER during the Due Diligence Period will be nondestructive to the
Property and will not unduly interfere with the SELLER'S or any tenant’s current use of the Property. BUYER
agrees not to rely on any information provided by SELLER or SELLER'S Designated Agent or Broker but instead
to obtain all Due Diligence information from independent sources deemed reliable by BUYER.

SELLER agrees to provide all necessary utilities for BUYER'S inspections, testing and Due Diligence

Seller’s Initials Buyer’s Initlals
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Property Address Agreement to Buy or Sell Dated

SELLER hereby agress that at any reasonable time during the term of the Due Diligence Period, BUYER or
BUYER'S agents may enter upon the Property provided reasonable notice of such entry is given to SELLER and
make, at BUYER'S scle cost, risk and expense, any inspectlons, tests, surveys, studies or other activities related
to BUYER'S Due Diligencs,

BUYER shall defend, indemnify and hold SELLER, all Brokers and all Designated Agents harmless from and
against any and all claims, demands, causes of actions, proceedings and lawsuits for any and all damages,
losses, reimbursement, compensation, injuries, costs, expenses and other relief of any and every kind arising
from or in connection with any Inspection, test, survey, study, work, service and/or other act performed by, or on
behalf of, or at the request of the BUYER in the performance of BUYER'S Due Diligence, on or refating to the
Property, or caused by the BUYER, including but not limited to any damage, loss or injury to the Property, or to
any natural or juridical person, or to any type of property, right or interest of any natural or juridical persen.

SELLER 1§ NOT OBLIGATED TO MAKE REPAIRS TO THE PROPERTY, INCLUDING REPAIRS REQUIRED
BY THE BUYER’S LENDER UNLESS OTHERWISE STATED HEREIN. THE SELLER 1S RESPONSIBLE FOR
MAINTAINING THE PROPERTY IN THE SAME OR BETTER CONDITION AS IT WAS WHEN THE
AGREEMENT WAS ACCEPTED BY ALL PARTIES.

REPORTS, STUDIES OR SURVEYS PROVIDED BY SELLER: The SELLER does not warrant or guarantee any
reports (to include property inspection reports), studies or surveys that were performed by third parties and
provided by SELLER to BUYER and the BUYER specifically agrees not to rely on any of these documents but
instead to obtain BUYER'S own reports, studies or surveys from competent experts/professionals deemed
reliable by BUYER.

DELIVERY OF DOCUMENTS OR INFORMATION BY SELLER: In addition to any other documents or
information that SELLER s required to furnlsh BUYER elsewhere in this Agreement, the SELLER will provide the
following to BUYER within calendar days after acceptance of this Agreement by all parties:

a) Coples of any and all reports and/or studies made by the Environmental Protection Agency (EPA) or
other authority having jurisdiction over the Property.

b) Copy of the most recent survey on the Property.

c) Copy of any notice of any pending or threatened litigation or pending or threatenad condemnation
proceeding that could affect the Property.

d) A written statement describing any existing lien(s), encumbrances, mechanic’s liens, unrecorded liens or
adverse claims on the Property.

If SELLER is unable to provide any of the above stated documents, then SELLER will provide BUYER within the
aforementioned fime period with a written statement describing the reason SELLER can not provide the
document(s). Failure of SELLER tc timely furnish BUYER with the herein described documents or a written
statement describing the reason SELLER can not provide certain documents, will give the BUYER the sole right
to cancel this Agreement in which event BUYER’S Deposit will be returned to BUYER in full. BUYER can exercise
this right to cancal the Agreement at any time from the aforementioned deadline date for SELLER to deliver the
stated documenis to BUYER until the time SELLER aciually delivets the documents to BUYER at which fime
BUYER wilf lose this right to cancel the Agreemeni. BUYER also has the right to demand that SELLER fulfill
SELLER’S obligation to furnish the stated documents in which event BUYER will retain the right to subsequently
cancel this Agreement as previously stated herein.

PRIVATE WATER/SEWERAGE: In the event there is a private water system or private sewerage system on the
Property, the SELLER shall provide, at SELLER’S expense, approval by the appropriate governmental entity of
the private water or sewerage system. An approved sewerage and/or water inspection report will be issued within
thirty (30) days prior to the Act of Sale by the appropriate governmental agency. The approved inspection and test
on the water and/or sewerage system are to be furnished and paid for by the SELLER. Any private water system
or private sewerage system repairs necessary to obtain approved inspection certificate will be paid by SELLER.

WARRANTY OR AS IS CLAUSE WITH WAIVER OF RIGHT OF REDHIBITION: (CHECK ONE ONLY)

O A SALE WITH WARRANTIES: SELLER and BUYER acknowledge that this sale shall be with full SELLER

warranties as to any claims or causes of action including but not limited to redhibition pursuant to Louisiana Civil
Code Article 2520, et seq. and Article 2541, et seq.

Seller's Initials Buyer’s Initials
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Property Address Agreement to Buy or Sell Dated

(] B. SALE “AS 8" WITHOUT WARRANTIES: SELLER and BUYER hereby acknowledge and recognize that the
Property belng sold and purchased is te be transferred in “as is” condition and further BUYER does hereby walve,
relieve and release SELLER from any claims or causes of aclion for redhibition pursuant to Louisiana Civil Code
Article 2620, of seg. and Article 2541, ef seq. or for reduction of Sale Price pursuant to Louisiana Civil Code
Article 2541, ot seg. Additionally, BUYER acknowledges that this sale is made without warranty of fitness for
ordinary or particular use pursuant to Louisiana Civil Code Article 2524, SELLER and BUYER agree that this
clause shall be made a part of the Act of Sale.

(0 C. NEW HOME WARRANTIES. If the Properly is a residential new construction, the parties agree that neither
A or B will apply but instead the provisions of the New Home Warranty Act (LA R.S. 9:3141 ef seq.) shall apply.
The warranty of conditicn of this Property is governed by the New Home Warranty Act if a home on the Property
is & “home” as defined in the New Home Warranty Act.

PRORATIONS/OTHER COSTS: Real estale taxes and rents for the current year are to be prorated through the
date of the Act of Sale. Act of Sale costs, tifle insurance and other costs required to obtain financing shall be paid
by BUYER, unless otherwise stated herain, All hecessary tax, mortgage, conveyance and release certificates or
cancellations and SELLER closing fees, if any, shall be paid by SELLER, SELLER shall pay all previous years'
taxes and assessments. Any special assessments bearing against the Property prior to Act of Sale, other
than those to be assumed by written agreement as of the date of the Act of Sale are to be paid by
SELLER.

MERCHANTABLE TITLE/CURATIVE WORK: SELLER shall deliver to BUYER a merchantable title at SELLER'S
costs. In the event curative work in connection with the title to the Property is required or is a requirement for
obtaining the loan upon which this Agreement is conditioned, the parties agree to and do extend the date for
passing the Act of Sale to a date not more than { ) calendar days from
the date of the Act of Sale stated herein. SELLER'S title shall be merchantable and free of all liens and
encumbrances except those that can be satisfied at Act of Sale. All costs and fees required to make title
merchantable shalt be pald by SELLER. SELLER shall make good faith efforts to deliver merchantable title.
SELLER'S Inability to dellver merchantable title within the time stipulated herein shall render this Agreement null
and void, reserving unto BUYER the right to demand the return of the Deposit and to recover from SELLER actuat
costs incurred in processing of sale as well as legal fees incurred by BUYER.

In the event Act of Sale is extended under the terms stated herein, then SELLER will pay all costs related
to extending BUYER’S loan commitment to the extended Act of Sale date since the extension of Act of
Sale was through no fault of BUYER but rather SELLER’S Inability to timely deliver a merchantable title.

LEASES:

[ SELLER warrants and affirms that there are no existing leases either written or verbal on the Property and
agrees not to place any leases on the Proparty without the prior written approval of BUYER.

0 SELLER warrants and affirms that there are existing leases on the Properly. SELLER agrees to furnish
BUYER within calendar days after acceptance of this ‘Agreement by all parties with complete
copiss of any and all written leases that exist on the Property (fo incliude written leases whose primary term have
expired and which are now currently on a month-to-month term/basis) and to also furnish all of the terms of any
lease that from it's inception has been a verbal lease. Within this same time period, SELLER also agrees to
furnish BUYER with a written listing, signed by the SELLER, of all existing leases on 1he Property, This
listing of all leases will specify if a lease is a written or verbal lease, the primary term of the fease,
monthly rent, security deposit being held by SELLER and option(s) fo renew the lease, if any.

Failure of SELLER to timely furnish BUYER with the aforementioned documenis will be considered a breach of
this Agreement giving the BUYER the sole right to cancel this Agreement in which event BUYER'S Deposit will be
returned to BUYER in full. The BUYER can exercise this iight 1o cancel the Agreement at any time from the
aforementioned deadline date for SELLER to deliver the stated lease documents to BUYER until the time
SELLER actually delivers said lease documenis to BUYER, at which time the BUYER will lose this right to cancel
this Agreement. BUYER also has the right to demand thal SELLER fulfill SELLER’S obligation to furnish the lease
documents stated herein in which event BUYER will retain the right to subsequently cancel this Agreement as
previously stated herein.

Upon receipt of all of the aforementioned documents, BUYER will immediately notify SELLER iIn writing
acknowledging receipt of same.

Seller’s Initials Buyer's Initials
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Property Address Agreement to Buy or Sell Dated

332  The BUYER will have calendar days after recelving a copy of all leases and the written listing of all lsases
333  signed by the SELLER, te review the existing leases and notify the SELLER in writing as to whether or not said
334  leases are safisfactory to the BUYER.

335  Inthe event the leases are safisfactory to the BUYER, then any provision contained In this Agreement relating to
336  the BUYER'S review, approval or acceptance of existing leases will be removed as a condition to the sale of the
337  Property and the sale of the property will be subject to all existing leases and BUYER agrees to honor, accept and

338  be bound by all said laasas.

339  Ifthe leases are unsatisfactory to the BUYER, then BUYER must so notify SELLER before the expiration of the
340 BUYER'S lease review period stated above in which event this Agreement will become null and void resulting in
341  the BUYER’S deposit being returned to the Buyer in full. The leases will be considered to be satisfactory to the
342 Buyer if the Buyer fails to timely notify the Seller as stated herein.

343  The SELLER agrees not to change the ferms of any existing lease or enter into any new lease of the Property
344 without the prior written consent of the BUYER. SELLER has the right to renew any existing lease but only if said
345  [lease already contains an option to renew clause and then cnly under the terms stated in said option to renew
346  clause.

347  FINAL WALK THROUGH: BUYER shall have the right to re-inspect the Property within five (5) calendar days
348  prior to the Act of Sale, or occupancy, whichever will occur first in order to determine if the Property is in the same
349  orbetler condition as it was at the initial inspection{s) and to insure all agreed upon repairs have been completed.
350  SELLER agrees o provide utflitties for this final walk through inspection and immediate access to the Property.
351

352 DEFAULT OF AGREEMENT BY SELLER: In the event of any default of this Agreement by SELLER, BUYER
353  shall at BUYER'S option have the right to declare this Agreament null and void with no further demand, or to
354  demand and/or sue for any of the following:

355 1} Termination of this Agraement;

356 2) Specific performance;

357 3) Termination of this Agreement and an amount aqual to 10% of the Sale Price as stipulated damages.

358  Further, BUYER shall be entitled to the return of the Deposit. The prevailing party to any litigation brought to
359  enforce any provision of this Agresment shall be awarded their attorney fees and costs, The SELLER may also be
360 liable for Broker fees.

361 ‘

362 DEFAULT OF AGREEMENT BY BUYER: In the event of any default of this Agreemant by BUYER, SELLER
363  shall have at SELLER’S epficn the right fo declare this Agreement null and void with no further demand, or to
364  demand and sue for any of the following:

365 1) Termination of this Agreement;

366  2) Specific performance;

367  3) Termination of this Agreement and an amount equal to 10% of the Sale Price as stipulated damages.

368  Further, SELLER shall be entiled to retain the Deposit. The prevailing party to any litigation brought to enforce
369  any provision of this Agreement shall be awarded their attorney fees and costs. The BUYER may also be liable
370  for Broker fees.

371

372 MOLD RELATED HAZARDS NOTICE: An informational pamphlet regarding common mold related hazards that
373 can affect real property is available at the EPA website hitp:/www.epa.goviiag/molds/index.html. By initialing
374  this page of the Agreement, BUYER acknowledges that the real sstate agent has provided BUYER with the EPA
375  websile enabling BUYER to obtain information regarding commen mold related hazards.

I76

377  SURVIVAL: It is mutually agreed by the parties hereto that any provision contained in this Agreement which shall
378 by its nature or terms impese any obligations or duty upen any party hereto, or give any right or benefit to any
379  party hereto, continuing beyond the date of conveyance of tha Property, will not be canceled, but will instead
380  survive such conveyance and will continue in full force and effect until all such obligations and duties are fully
381  performed and alt such rights and bengfits are fully realized.

382  CHOICE OF LAW: This Agreement shall be governed by and shall be interpreted In accordance with the laws of
383  the State of Louislana.

384

385 DEADLINES: TIME IS OF THE ESSENCE and all deadlines are final, except where modifications, changes, or
386  extenslons are made in writing and signed by all parties to this Agreement. All “calendar days” as used in this
387  Agreement shall end at 12:00 midnight in Louisiana.

388

Seller’s Initials Buyer's Initials
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389 ROLES OF BROKERS AND DESIGNATED AGENTS: Broker(s) and Designated Agent(s) have acted only as
390  real estale brokers fo bring the parties together and make no warranty to either party for performance or non
391  performance of any part of this Agresment or for any warranty of any nature unless specifically set forth in writing.
392 Broker(s} and Designated Agent(s) maka no warranty or other assurances whatsoever concerning Property
393  measurements, square footage, room dimensions, lot size, Property lines or boundaries. Broker(s) and
394  Designated Agent(s) make no representations as to suitabllity or to a parficular use of the Property, and BUYER
395  has or will independently investigate all condiions and characteristics of the Property which are Important to
396 BUYER. BUYER Is not ralying on the Broker(s) ner the Designated Agent(s} to choose a representative fo inspect
397  orre-inspect the Property; BUYER understands any representative desired by BUYER may perform this function.
398  Inthe event Broker/Agent{s} provides names or sources for such advice or assistance, Broker/Agent(s) does not
398  warrant the services of such experts or their products and cannot warrant the condition of Property or interest to
400  be acquired, or guarantee that all defects are disclosed by SELLER({s). BrokertAgent(s) do nof investigate the
401 status of permits, zoning, code compliance or restrictive covenants. The Broker(s) and Designated Agent{(s)
402 speclfically make no warranty whalsoever as to whether or not the Properly is situated in or out of the
403  Government's hundred year flood plan or is or would be classified as wetlands by the U.S. Army Corp. of
404  Engineers, of as to the presence of wood destroying insecls or damage there from or as to the existence of any
405  hazardous materials or substances. BUYER(s) are fo satisfy themselves concerning these Issues. Designated
406  Agent shall be an independent contractor for Broker if the conditions as set forth in LA R.S. 37:1446(h) are mel.
407

408  Acknowledging the aforementioned roles of Brokers and Designated Agents, BUYER agrees to release and hold
409  harmless all Brokers and Designated Agents from any and all liability, loss, claims, demands, causes of action,
410 proceedings and lawsuits related in any way to anything that is siated above.

411

412  LIST ADDENDA TO BE ATTACHED AND MADE A PART OF THIS AGREEMENT:

413 [

414 H
415 0O
416 [

417 If any of the pre-printed portions of this Agreement vary or are in conflict with any additional or modified terms on
418  blanks provided in this form or Addendum attached te this Agreement, the additional, modified or Addendum
419  provisions control,

420

421  ADDITIONAL TERMS AND CONDITIONS:

422
423
424
425
426
427
428
429
430
431
432
433
434
435
436
437
438
439
440
441
442
443  SINGULAR - PLURAL USE: Wherever the word BUYER c¢r the word SELLER occurs in this Agreement or is
444 referred to, the same shall be construed as singular or plural, masculine or feminine or neuter, as the case may
445 be.

Seller’s Initials Buyer's Initiais
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REFERENCE TO THIS AGREEMENT TO BUY OR SELL COMMERCIAL PROPERTY: This agresment to buy or
sell commercial property is referred to herein as the/this Agreement,

ACCEPTANGE, NOTICE OF ACCEPTANCE OF THIS AGREEMENT, OTHER NOTICES AND
COUNTERPARTS: Acceptance of this Agresment and any addenda or amendments thereto must be In writing.
Notice of this accaptance of the Agreement must be communicated by timely furnishing to the appropriate party or
party's agent either by hand delivery, facsimile transmission or as an attachment to an e-mail transmission, a fully
axecuted copy of this Agreement and any addenda or amendments thereto. The original of this document shall be
delivered to the listing Broker's firm. Other notices required in this Agreement must be timely communicated to the
appropifate party or party's agent in writing by hand dalivery or facsimile transmission or by e-mail transmission
and will include a complete and correcily executed copy (including any required signatures) of any specific
document that may be required io be delivered. This Agreement and any supplement addendum, modification or
amendment relating hereto, including any photocopy, facsimile or electronic transmission thereof, may be
executed in two or more counterparts, all of which shall constitute one and the same Agreement.

CONTRACT: This is a legally binding confract when signed by both SELLER and BUYER. READ IT
CAREFULLY. If you do not understand the effect of any part of this Agreement saek legal advice before signing
this contract or attempting to enforce any obligation or remedy provided herein.

ENTIRE AGREEMENT: This Agreement constitutes the entire Agreement between the parties, and any other
agreements not incorporated herein in writing are void and of no force and effect.

EXPIRATION OF OFFER:

This offer is binding and irrevocable until at AM/PM.
X X

0 Buyersf [] Seller's Signature Date/Time [l Buyer's! [ Seller's Signature Date/Time

Print Buyer's/Seller's Full Name (First, Middle, Last} Print Buyer's/Seller’s Fulk Name {First, Middle, Last)

Street Address Straet Address

City, State, Zip ChHy, Stale, Zip

Last 4-digits of SSN Telephona Number.Cell Last 4-digits of SSN Telephone Number.Cell
Telephone Number.Home Telephone Number.Worlk Telaphone Number,Home Telephone Number,Wark
E-Mall Address E-Mail Address

This offer was presented to the Seller/Buyer by Day/ Datef Time AM/PM MIDNIGHT/NOON

This offeris: LI Accepted LI Rejected (without counter) O Countered (See Attached Counter) by:

X X

] Buyer's/ {1 seller's Signature Date/Time O Buyer's/ [0 selers Slgnature Date/Time
Print Buyer's/Seller's Full Name {First, Middle, Last) Print Buyer's/Seller’s Full Name {First, Middle, Last)

Streel Address Street Address

City, State, Zip Clly, Stale, Zip

Last 4-digits of SSN Teleghone Number.Cell Last 4-cigits of SSN Telephone Number.GCell
Telephene Number.Home Telephena Number Work Telephone Number,Home Telephone Number Work
E-Mail Addrass E-Mall Address

This offer was presented to the Seller/Buyer by Day/ Datef Time AMPM MIDNIGHENOON
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NET LEASE OF COMMERCIAL PROPERTY
(For use with single-tenant propetty)

(“Lessor”) hereby leases to (“Lessee”), and
Lessee heteby leases from Lessot, the following property (include street address and othet description, if
applicable) (the “Premises™):

This “Lease” will include this basic lease form and all addenda, exhibits, riders, and supplements to it, as well
as all future amendments and modifications to this lease, and will be effectt-f and bmdlﬁg on’ ‘the pai;tles on the
date on which it has been executed by both patties {the “Fffective Date™- :

1. Term. This Lease commences on and ends at midnight on ] (the

“I'ixed Expiration Date”), unless this Lease tetminates before that date.

has become a month-to-month lease. The “term” will mean the mi;ﬁw_
permits Lessee to hold over and this Lease becomes a month t mon -

monthly (the “Monthly
: AWhen the Lessee executes
at’month of the term, plus the
onth (to the extent that this amount can be

only for the following use (this use is the “Permitted Use™):
hot be used for any other use whatsoever.

(the “Secutity

erfotmance of all ob]{ganons by Lessee under this Lease. No interest will accrue on the Security
d Lessor Wﬂl not be jzequlred to keep the Security Deposit in a separate account. If Lessee fails to
; iof ; under this Lease, Lessor may use, apply ot retain all or any portion of the Secutity
the obhgatlon ot to compensate Lessot for any loss caused by the default. If Lessor uses,
applics, ot retains any of the Security Deposit as permitted in this Section, then Lessee will immediately deliver
to Lessor the amb_ 0t necessaty to restore the Secutity Deposit to its otiginal amount. On the termination of
this Lease, and pl:@vlded that Lessee has complied with all of its obligations, Lessor will return the remainder
of the Security Deposit to Lessee.

Deposit toﬁp

5. LESSEE ACCEPTS THE PREMISES “AS IS - WHERE IS”; LESSEE SHALI, PERFORM ALL
MAINTENANCE, REPAIRS, AND REPLACEMENTS. Lessee heteby (i) accepts the Premises and
all of its parts (including, without limitation, all fixtures, glass, walls, heating, ventilation, and air
conditioning equipment, and all other mechanical systems) in its condition on the Effective Date and
agtrees that this condition is suitable for the Permitted Use (ot Lessee agrees to place them in that
condition at Lessee’s expense), (ii) agrees to perform all maintenance, tepairs, and replacements that
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become necessary during the term to keep the Premises and all of its parts in a condition suitable for
the Permitted Use, (iii) waives any obligation on Lessor’s part to keep the Premises safe and in a
condition suitable for the Permitted Use, and (iv) waives all express or implied representations or
warranties on the part of Lessor, including, but not limited to, all warranties that the Premises arc
suitable for the Permitted Use or are free from vices, defects, or deficiencies, whethetr hidden or
appatent, and all warranties under La, Civ, Code arts. 2682(2), 2684, 2691, or 2696-2699, or any other
provision of law, but only to the extent not expressly prohibited by Louisiana law.

INITIALS OF LESSEE

6. Early Occupancy. If Lessce takes possession of the Premises before the commencement date for
construction, for installation of furniture, fixtures, or improvements, ot fot othet purposes;. Lessee will be
bound by all of the provisions of this Lease with respect to this occupangy, including, but mot ]Jmlted to, the
obligation to pay Monthly Rent and other rent during this occupancy. However this’ eaﬂy possession of the
Premises will not change the Fixed Expiration Date of this Lease. SO el

7. Delayed Possession. If Lessor is delayed in delivering possession of the Premises to Lessee because the
existing occupants have not vacated or because any wotk that Lessor 1 quun'ed £ perform has not been
completed, ot fot any other reason (and provided that Lessor is pro o€ dlng 1 good faith), this Lease will not
be affected, and Lessee shall not be entitled to any damages for six delay, but’ t]:l,e commencement date will
not occur and no rent will be due until Lessor actually delivers pos‘sesSI vof the Pfemlses to Lessee. The Fixed
Expiration Date will not be changed by a delay in the delixgei:'y date.  °

8. Peaceful Possession. Lessor covenants that so lotiglas Lessed i 1s ‘not in defetult under this Lease beyond
the applicable notice and cure period, Lessee sha]l hewe hoid and enj oy the peaceful possession of the Premises
during the term of this Lease. R :

9. Utility Charges. Lessor is supplying no. naturql gas heat, hght power, sewerage scrvice, telephone, water,
refuse disposal ot other utilities ot similar sétvices to Lessee ot the Premises. Lessee shall obtain all of these
utilities and similar services directly . from the- utlhty ,compzmy ot other service companies that supply these
utilities and setvices to the general public and shall pay'all connection fees, deposits, and charges to this suppliet.
Lessee waives all claims againgt Lessor foﬁ any Iaok of or interruption in these utilities and setvices.

10. Real Estate T'axes.. Lesse - shall pay all state patish, city, and district ad valorem taxes, taxes in the nature
of ad valorem taxes, water and i samtatlon charges and all other assessments, forced contributions and other
governmental chatges, general aﬂd special, ordinary and extraordinaty, foreseen ot unfoteseen, of every kind
and natiire whatsoever, which rnay be levied, assessed, or imposed upon the Premises, ot the improvements
fotfnmg_part of the Premlses ot:the rents detived from the Premises (collectively, the “Real Estate Taxes™), in
each case before they become “delinquent. The Real Estate T'axes will not include income taxes, franchise taxes,
inheritance taxes or estate ot gift taxes. The Real Estate Taxes for the first and last years of the term shall be
protated between Lessor and Lessee as of commencement date and termination date of this Lease. Without
creating a grace per_lod for payment, Lessee shall pay all interest and penalties that accrue by teason of Lessee’s
late payment. Ng- Tess than 15 days before the Real Hstate Taxes are due without intetest ot penalties and
without delinquency, Lessee shall deliver to Lessor officially issued receipts showing that the Real Estate Taxes
have been paid in full. If the bills or assessments for the Real Estate Taxes are not sent ditectly to Lessee, then
Lessor will provide Lessee with the bills and assessments when received.

Notwithstanding anything to the conﬁ:a,ry set out above, at Lessor's option, Lessor may elect to be the party
that delivers the Real Estate Taxes to the taxing authority. In that event, Lessee will pay Lessor the Real Estate
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‘T'axes within 15 days after Lessor gives Lessee notice that it will deliver the Real Estate Taxes to the taxing
authotities, which notice will be accompanied by a copy of the bill ot invoice for the Real Estate Taxes.

[f the Premises are not separately assessed, but are assessed with other property, then (i) the portion of the
jointly assessed Real Estate Taxes attributable to the Premises will be equitably apportioned by Lessor based
on the respective valuations of the land and improvements included in the respective portions of the tax patcel,
(i Lessot’s reasonable and good faith determination of these valuations and this appotrtionment will be
conclusive and binding on Lessee, and (iii) Lessor will deliver the Real Estate Taxes appottioned to the Premises
to the taxing authority and Lessee will pay these Real Hstate Taxes to Lessor in accordance with the immediately
preceding paragraph, except that Lessot’s notice to Lessee will also include a statement of the method by which
Lessor determined the Premises’ ptoportionate share of the Real Estate Taxes ‘

If the Premises are separately assessed and are not jointly assessed with otb,Er Pfoperty, then Lessee may attempt
to have the assessed valuation of the Premises reduced ot may initiate proceedings to contest the Real Hstate
Taxes. If required by law, Lessot shall, at Lessee’s expense, join in the proceedings. brought by Léssee. Upon
the final determination of any proceeding or contest, Lessee shall n'nmedlately pay the Real Estate Taxes due,
together with all costs, chatges, interest and penalties of the proceedings. e

11. Maintenance, Repairs, and Replacements. Throughout” ‘the':
petform all maintenance, repairs, and replacements necessafy to keep the. P
statutes, ordinances, codes, laws, rules, and regulations of all federal,
with jurisdiction over the Premises (“Laws”) and.in: dii )
replacements necessitated by Casualty and by Lessot’s gross neghgence ot mtentlonal mlsconduct) Without
limiting the genetality of this obligation, Lessee; at Lessee’s e pense, “shall keep the roof watertight, shall keep
the structural suppotts and other structural elements\and portlons of the Premises in good condition and repan
and shall keep all electrical, plumbing, fite safety (1f any)b sprlnkler (if any), gas (if any), heating, Ventllatmg,
conditioning, and other mechanical systems-of the Premjses in working ordet and good condition and repair at
all times. Lessee shall also keep in effect at il tines 'at Fiessee’s expense a commercially standard pest control
contract with a certified pest control fftm for th ﬂEerformance of regular (not less frequent than monthly)
extermination fot pests includiitg, but not' hrmt_ to roaches and rodents. Without limiting the generality
of this Section 11 or any chen provision of this Lease, Lessee heteby confirms that this is a net lease,
and Lessee waives al],.;:_';_ ght to. fequire ] Lessot to perform any maintenance or make any repairs or
teplacements during the term of thls' Lease.

w1
,\_ wn

12, Lessee s Im 'rovements Lessee shall not make any alterations, additions, or improvements to the
nis Wlthout, first obtai_nlng Tessot's written consent, which consent shall not be unteasonably withheld
i “Improvements” i:efers to any alterations, additions, or improvements made to the Premises during
the term, inchiding, w1th0ut limitation, fixtures and equipment that are attached to the Premises in such a
fashion as to b éme componcnt parts of the Premises, such as lighting, electrical, or plumbing fixtures).
However, Lessor will have the right to withhold its consent in its sole discretion if the requested Improvements
would, in Lessor’s teasonable judgment, (i) affect the extetior walls, foundation, roof, ot other structural
pottions, ot the heating, ventilating, air conditioning, plumbing, electrical, or other mechanical systems of the
Premises, ot (i) reduce the value, marketability, or usefulness of the Premises. Although the Improvements
will be Lessee’s propetty during the terin, they will be considered part of the Premises fot purposes of Lessee’s
indemnification, waiver, maintenance, repair, use and other such obligations in this Lease.

All Improvements shall be made at Lessee’s expense, shall be made by duly licensed coattactors and
subcontractors that have been approved by Lessor in advance (Lessor will not unreasonably withhold its
apptoval), shall be constructed in a good and workmanlike manner and in accordance with all Laws, and shall be
consistent with the architectural, electrical and mechanical design, installation and construction of the Premises.
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Lessee shall not begin any Imptovements that cost mote than $5,000 ot that affect the structural portions or
mechanical systems of the Premises (“Major Improvements”) until all plans and specifications (or drawings if
Lessot does not requite plans and specifications) for the Improvements have been reviewed and approved by
Lessor. Befote beginning any Improvements, Lessee shall obtain and provide Lessot with a copy of all permits,
apptovals and cettificates required by governmental bodies or agencies, and upon completion, Lessee shall obtain
and provide Lessor with a copy of all required certificates of occupancy or final approval. If requited by Lessor
and if the Improvements will cost more than $50,000, Lessee shall provide Lessot with a performance and
statutory bond complying with La. R.S. §9:4801 et. seq. and naming Lessor as a co-obligee. While constructing
Major Improvements in or about the Premises, Lessee shall catty, or cause Lessee’s contractot and subcontractors
to carry, wotkmen's compensation insurance covering all persons employed, ditectly ot indirectly, in connection
with any wotk petformed, and covering all petsons employed, directly or indirectly, in connection with any
wotk petfotmed, as well as builder’s risk insurance and other construction-telated insurance teasormbly required
by Lessot, and Lessee and its contractors and subcontractots shall satisfy: Sectlon 15 with respect 10 all such
insurance. Lessee shall cancel any lien filed against the Premises, or Lessee’s intetest in the Premises; for work
claimed to have been performed for, ot for materials claimed to have been futmshed to, LeSSee within 10 days
after receiving notice of the lien.

13. Ownership and Removal of the Improvements and Lessee’ s‘Pto' sérty. All undttached and movable
pattitions, trade fixtures, equipment, futniture, and other personals’" ,pel:ty loc'u:ed in the Premises (“Lessee’s
Property”) as well as all Improvements shall be owned and insured by and taxed to Lessee during the term. At
the termination of this Lease, all Improvements shall automatically become Lissor’s property without any
obligation on the part of Lessot to reimbutse Lessee or any othet person for t_hem However, if prior to such
termination ot within 10 days after the termination date, Liéssor no ‘ﬁes Lessee;that 1t does not elect to become
the ownet of any ot all of the Tmprovements and thatit elects that Lessee remove any or all of the Improvements
(the Improvements so designated ate the “Des1gnated Imprdvements”) then ‘the Designated Improvements
will not become Lessor’s property, and Lessee; shall. immediately. remove the Designated Improvements, and
restore all damage caused by their consttuction, attachment nd removal. Lessee shall also remove all of
Lessee’s Propetty from the Premises gnd _sha]l tepaif.and testore all damage caused by its maintenance,
attachment, opetation, ot removal, on or bef ore the temuﬂatton date of this Lease.

If Lessee fails to temove any of Lessee
petiod specified above, then’ t[ns Lessee’s: Propetty ot these Designated Improvements will be conclusively
deemed to have been abaﬂdoned and at Lessor’s option, either (i) Lesso may remove and dispose of any or
all of the Lessec & Propelty‘ or the DeSIgﬂatéd Improvements, and Lessee will pay the costs of this removal and
dispositior, plus 15% of these costs as administration fees, within 5 days after demand from Lessot, ot (i) any
of '111 of ‘the Tess ":e§ Propetty of the Designated Improvements shall be deemed to have become Lessor’s
etty, Wlthout-_ 1y obllgﬁtlon on the part of Lessor to compensate Lessee ot any othet petson for them.

14, Lessee’s Indemmﬁcatlon and Waivets. Fxcept to the extent caused by Lessor's intentional or gross fault
and except for personal i dnjury to the extent caused by Lessor’s negligent acts, Lessce will reimburse Lessot and
its property manage and their respective owners, officers, directors, agents, employees, and repsesentatives for
and will indemnify, defend, and hold hatmless Lessor and its property manager, and their tespective owners,
officers, directors, agents, employees, and representatives from and against any and all loss or damage sustained
by, liability or chatges imposed on, and claims or causes of action asserted against, Lessot ot its property managet,
ot any of their respective owners, officers, directors, agents, cmployees, ot teptesentatives to the extent arising
out of (i) any accident or occutrence in or on the Premises, any use of or business conducted in ot on the Premises,
ot any hidden or apparent defect in the Premises; or (i) any damage to or loss of any propetty of Lessee ot any
person occupying the Premises or any of their respective agents, employees, of contractors; or (iif) any act,
negligence, or fault of Lessee or any person occupying the Premises or any of their respective agents, employees,
or contractors. Lessee's reimbursement and indemnity obligations will include, but not be limited to, any and all
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penalties, assessments, fines, damages intetest, settlement amounts, judgments, losses, teasonable attorneys' fees,
and other expenses, and will sutvive the expiration ot other termination of this Lease.

Because of Lessee's insutance obligations under this Lease, Lessee assumes full responsibility for the condition of
the Premises throughout the term, and hereby waives all rights and claims against Lessor and its propetty managet,
and their respective owners, officets, directors, agents, employees, or representatives for any and all property loss
ot damage and petsonal injury or death occurting in or about the Premises, except that each such person will be
responslble for actual damage caused by each such petson’s gross neghgence or intentional fault and for personal
injuties caused by each such person’s negligent acts. As part of its waiver, Lessee waives all rights and claims
against Lessor and its property managet, and their respective owners, officers, affiliates, sharcholders, directors,
agents, employees, or representatives arising from (i) theft, vandalism, ctiminal acts, or lack of security (Lessee
hereby aclmowledges that it is solely responslbihty fot its own security, and’that neithes’ Lessot not its property
managet is providing any security equipment, devices, or setvices); (ii) any;acts’ or omissig S of otheri'tenants of
propetty owned or managed by Lessor or Lessot’s property manager; (iii) any freezing, burstmg, or: leakmg of, or
water othetwise coming out of pipes or sprinklers, leaks in the toof, or the lack a sprinkler system ot fire
prevention system, ot the failure of a sprinkler system or fire prevention system to wor topetly (Lessee hereby
acknowledges that it has sole responsibility for providing itself with 4 fur 'nmg spritiklér system and fire
i : g, o¥‘any other mechanical
lmowledges that it has sole

respounsibility for placing and m'lmtammg the mechameal systems 11{ WO
Premises to comply with Laws ot otherwise to be in a £0n
acknowledges that it has sole responsibility for causing thé/
m'untalmng 1t ina condltlon suitable for Lessees

'th Laws and for placing and
fegsee s reimbursement and

bemg liable fol: its own mtentlomal Of gross ffujlt he exten that it causes damage to Lf:s‘;ee or for personal
injuty to the extent caused by its own negligent acts, & - excludea any othet liability if the exclusion of that liability

is prohlblted by Louismna law. This Sectlon shall survive the termination of this Lease with respect to matters

liz 111ty (bodily injuty and property damage) insurance, insuting against
habihty arlsmg on the P mise§ and out of the ownership, use, oceupancy ot maintenance of the
the business:conducted on the Premises, including liability atising from the negligence ot
ther fault: o all 1nsu1§ed and additional insured patties (the “Liability Policy”). Lessor, Lessot's ptoperty
manage"" and all persoﬂs that are the Moitgqgees undet mottgages on the Premlscs or ground lessors of

co]lectlvely, and is each a “Mortgagee”)) shall each be an additional insured under the
Liability Pahcy The Liability Policy shall be in an amount not less than $2,000,000 per occurrence and
$2,000,000 in the aggregate and shall be pritmaty as to all additional insureds. The limits of the Liability
Policy will not, however, limit the liability of Lessee hereunder. Ifin the reasonable opinion of Lessot,
the limits of the Liability Policy are not adequate, then Lessee shall increase these limits as requited by
Lessor, except that Lessot will not require that Lessee inctease these limits mote often than every 3 yeats,
ot by more than 50% of the amount of the insurance required ptiot to this inctrease. The Liability Policy
will include coverage for Lessec’s conttactual liability under Section 14 above. If the Premises contains
an clevator ot escalator and the Liability Policy does not cover lability arising from the use or
malfunction of this elevator or escalator, then Lessee shall obtain a separate policy or policies that covers
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these tisks with liability limits equal to those of the Liability Policy and naming each of Lessor, Lessot's
property manager, and each Mortgagee as an additional insured.

(b) A policy of "Special Form" insutance coveting loss of or damage to the Premises in an amount not less
than the full replacement cost of the Premises at the time the policy is obtained, coverage for the loss of
1o less than 12 months of the aggregate Monthly Rent and other amounts, including the Real Estate
Taxes and the insurance premiums, then payable by Lessee under this Lease (the “Building Property
Insurance”). The Building Propetty Insurance shall name Lessor as loss payee and shall include all
mortgagee loss payable provisions and ground lessor loss payable provisions that are requited by Lessor
from time to time. 1f Building Propesty Insutance does not cover (x) loss of or damage to plate glass on
the Premises (and if the Premises includes plate glass), ot (y) loss ot damage caused by (i) sprinkler
leakage ot (ii) boilet ot othet such machinery malfunction if the Premises include boilérs ot pther such
machinery, then Lessee shall obtain a separate policy o policies that covers these risks, which policy will
include loss payee and othet provisions that are the same as those of the Buﬂdmg Property Insurflnce

(c) A policy of flood insurance covering loss of or damage to the Premises in at atnount equal to the lesser
of the full replacement cost of the Premises at that time or the_.-gi:eatest amount that'is available by law
(the “Flood Insurance”). The Flood Insutance shall name Lessor as loss payee and shall include all
mortgagee loss payable provisions and ground lessot loss p: ble provisiogi{ that are required by Lessor
from time to time. ¥

than the fu]l replaccment cost of this property (the
Insurance does not cover property loss of dd 3
a separate policy that covers this risk, With tespect to the Improvements only, thls msurance shall name
Lessee and Lessot as loss pftyces as theu mtere‘sts may‘ appear, and shall mcludc such mottgagee loss

Property Insurance shall e1ther permit essee to ﬁranre a.]l of the insurer’s rights of subrogatlon ot shall
contain a waiver of subiogatlon by the insurer of all rights of legal and conventional subrogation against
Lessot, Lessot’s prope yg manager,; 'nd all Mortgagees

(6) Workers’ compenisation insurance in accotdance with the statutory requirements of the State of
Loulsmna and employers_-»hablhty ,’(Ilsulance with a limit of $1,000,000.00 with respect to all petsons that
wotk on the Premises. In each of these policies, the insutet shall waive all of its rights of legal of

_ canventlonal subrog1t10n agmnst Lessot, Lessor’s property manager, and all Mortgagees.

Each insiii-,, *epohcy that LeSSee is required to maintain shall be issued by a company duly quallﬁed to do business
in Louisiana‘and rated A-/} VII or better in "Best's Insurance Guide." Before taking possession of the Premises,
Lessee shall deliver-to Lessor certificates of insurance (and at Lessor’s request, original policies) evidencing the
existence and amounts of these policies with evidence that these policies contain the requited loss payable,
additional insuted,~vaiver of subtogation and other required clauses reasonably satisfactoty to Lessot, as well as
satisfactory evidence that Lessce has paid the premium for each requited policy for the full period shown in the
certificate. No less than 15 days before any of the insurance policies required in this Section is cancelled ot expires,
Lessee shall deliver to Lessor cettificates of insurance (and at Lessot’s request, otiginal policies) evidencing the
replacement or renewal policies and that they satisfy these Section 15, as well as satisfactoty evidence that Lessee
has paid the premium for the full petiod shown in the cettificate. Fach cettificate of insurance will contain or be
accompanied by a certificate of the insurer that the policies shown in the cettificate may not be canceled ot
modified without 30 days' prior notice to Lessor, Lessot’s propetty manager, and each Mortgagee.
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Notwithstanding anything to the contrary set out above, at Lessot's option, Lessot may elect to be the party
that maintains the Building Property Insurance and the Flood Insurance, In that event, Lessee will pay Lessor
the premiums for the Building Property Insutance and the Flood Insurance from time to time, in each case
within 15 days after receiving an invoice for the premiums from Lessot, accompanied by 2 copy of the bill or
invoice for these premiums.

16. Mutual Waiver of Subrogation. Lessee and Lessor each hereby teleases and relieves the other and the
Lessot’s propetty manager, and each such party hereby waives its entire right of recovety against the other and
the Lessor’s property manager for any and all loss or damage to any propetty, including, in the case of Lessot,

the Premises, and in the case of Lessee, the Improvements and any and all furniture, fixtures, equipment, and
other propetty located in ot about the Premises, arising out of or incident to petils insured againist or that could
have been insured against by a “special form™ policy of property insurance'or by any other policy of insurance
required under this Lease, even if this loss or damage is due to the negl}gence of Lessor, Tessee, @f Lessor’s
property managet, or their respective agents, employees, contractors or invitees, This. waiver willinclude a
waiver by each party of all rights of legal or conventional subrogation that theit insuters may have against the
other party. Lessee and Lessor shall, upon obtfumng the pohcles of insurance covetifig. property loss or dﬂ.lnage
tequited hereunder, give notice to their insurance carrier or cartiers’that.th foregomg mutual waiver of
subrogation is contained in this Lease, ot if the insurance policy dogs ot pe party to waive the insurer’s
rights of subrogation, then the policy shall contain an endotsement-in which the Esurer waives all of its tights
of legal and conventional subrogation against the patty that is not the 1
property managet.

ed partyas well as against the Lessot’s

wed to such an extent that the
asualty”), and if the damage or
a]l hwe the rlght to terminate this Lease by
¢ maintained the Building Property Insurance
Casualty, the Casualty occurred during the last 2 yeats
the last 18 months of the term), and the clamage ot

have the right to terminate this ease by fhofice to 1 's"s'cu glven within 30 days after the Casualty If the Premises
are damaged by Casualty, but, 'éy can be estorf;d within 120 days, ot if restoration will take longer than 120
days, but this Lease does not t tininate under this Section, then Lessor will repair the damage or destruction to
the Premises within a r "slo le i) e_after the Casualty. Notwithstanding anything to the contrary in this
Section, Lessor is"not obhgated to tepair of testore Lessee’s Improvements or its furniture, fixtures, equipment,
ot othet: propcrty.,x and the Premises shall not be considered unusable by teason of the fact that Lessee’s
Impmvements have ot been 1est01:ed ot Lessee’s furniture, fixtures, equipment, or other propetty has not been
repiited ot replaged (‘r}m tefm “Premises” as used in this Section, does not include Lessee’s Improvements).

] "ﬂ'le Casualty was not caused by Lessce and Lessee has maintained the Building Property Insutance
that it was réquited to mairitain, the Monthly Rent and Lessee’s ltability for the Real Estate Taxes and insurance
[1’be ab ted in proportion to the portion of the Premises that was made unusable by the Casualty
for so long as the Pres "ses are unusable. Notwithstanding anything to the contrary set out above, Lessor shall not
be obligated to spghd any amounts on testoration or repaits that exceed the amount actually recovered by Lessor
for that purpose from the Building Propetty Insurance ot Flood Insurance, and Lessee’s rent will abate only to
the extent that Lessor teceives insurance proceeds that compensate Lessor for this lost rent.

18. Taking by Eminent Domain, If the whole or a substantial part of the Premises is taken for public use or
by any governmental body, ot if it is transferred to a governmental body in anticipation of a formal taking (any
such taking ot transfer is a "Taking"), then this Lease will tetminate effective as of the date of the taking or transfet.
A “substantial patt” of the Premises has been taken if (i) after the Taking, the Premises’ remaining parking no
longer satisfies zoning and land use parking requirements for the Peemitted Use, ot (ii) any structural or material
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enclosed interior portions of the Premises ate subject to the Taking, Howevet, if the Taking is of a substantial
patt of the Premises, then this Lease will not terminate if the Taking occuts mote than 2 years befote the Fixed
Expiration Date, the Taking is for less than 3 months, Lessor notifies Lessee with reasonable ptomptness after it
leatns of the extent of the Taking that it will restore the Premises within 3 months aftet the Taking ends, and
Lessor restores the damage caused to the Premises by the Taking within 3 months after the Taking has ended
(subject to delays caused by Lessee or matters not within Lessot’s reasonable control). If the Lease remains in
effect under the preceding sentence, then Lessee’s rent will abate in propottion to the pottion of the Premises
(excluding Lessee’s Improvements) that is not usable by teason of the Taking fot so long as this portion is not
usable.

Lessor will receive the whole of any award or other compensation for any Taking for the flﬂl Value of the pottion.
of the Premises that is subject to the taking, and Lessee assigns to Lessor, and hereby waives, 4ll claiins fot any
part of this award or other compensation, including, but not limited to, all clauns that it may-have for the value of
Lessee's rights ot interest under this Lease (its leaschold interest) and for the loss of.or diminition it the value of
that leaschold interest. Flowevet, Lessee shall have the right to make a separate clair_n against the- condemmng
governmental authority (but not against Lessor) for the damage to its Irnptovement ' (except to the extent that
Lessor paid for these Improvements by an allowance or otherwise), fixtures, ‘equipment, fusnitute, or merchandise,
for any moving expenses, and for its loss of business (excluding the loss of its leaschold interest, which it has
waived as provided above). £

thetew1th

20. Signs by Lessee. Lessee shall have the 11ght
the intetior and exterior of the Premises, provi ed that such s1gns are erected ’l.Ild maintained in accordance
Wlth the 1'ules and regulations of the properly constituted 'Lutbontles and all signs are subject to Lessot’s prior
W < Al such signs shall be Improvements, and shall be

As in the case of othct Imptovements at Lessor’s

Less;:e s_defaults or to pcrform such other work as Leesor considers hecessaty ot desjrablc or for 'my other
reasonable purpose, and Lesgee waives any and all claims for damages in connection with any entry for these
putposes. Lesgot will ende; vor to give Lessee reasonable priot notice of any entty except in an emergency. This
notice may be otal and may be given by Lessor’s agent or other representative. Lessor shall also have the right
to place the usual Fof Sale" and "By Auction” signs on the Premises at any time during the term of this Lease
and the usual "Fog Lease signs on the Premises during the last year of the term.

22, Lessee’s Return_of Premises at Termination. At the termination of this Tease, Lessee shall return the
Premises to Lessor, in the condition in which Lessee is tequired to maintain them under this Lease, broom
clean and free from trash, and shall deliver all keys to the Premises to Lessor. Lessee hereby waives all notice
to vacate under La. Code Civ. P. art. 4701 or any other provision of law, and waives any tight under La. Civ.
Code art. 2721 to claim that this Lease has reconducted by reason of Lessee’s holding over unless Lessor has
agreed in writing that Lessee may stay after the Fixed Expiration Date. If Lessee stays in the Premises with
Lessot’s consent, then this Lease shall be become a month-to-month lease, on the same terms that were in
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effect prior to the expiration date, except that either patty may terminate this Lease, effective as of the last day
of any calendar month, by notice given to the other 10 days befote the end of that calendar month,

If Lessee does not return the Premises to Lessot on the termination date in the condition requited in this Lease
and continues to hold over after Lessor has demanded that Lessee vacate the Premises, Lessee shall pay Lessor
for each day of Lessee’s continued occupancy, a liquidated damages amount equal to 5 times the daily rate of
Monthly Rent, Real Estate Taxes, and insurance premiums payable undet this Lease immediately prior to the
termination date. The assessment or payment of these liquidated damages shall not extend the term of this Lease,
give Lessee any tight to remain in possession of the Premises after the termination of this Lease, ot waive any of
the Lessor's rights under this Lease to evict Lessee ot to collect any additional damages to Whlch it may be entitled,

whether direct ot consequential. AN

23 Comnhance w1th Laws No Nulsance. No Re51dent1al Use Lessee at Lessee expense shall eomply

life safety and fire codes, the Occupatlonal Safety and Health Act, and all oﬂser Laws that rélate to the use,
mmtenance condition, clefmlmess safety, and occupfmcy of the Pletmses and the bus' ess condueted in ot at

of Occupancy if necessaty, requited for Lessee's occupancy of and;
shall not do or permit anything to be done in the Premises that™ Wi
tenants of any nearby property owned by Lessot or manage E:
or other sales not in the ordinary course of Lessec's busmess S
prior written. consent of Lessot. In no cjrcumstances '
habitation.

24, Events of Default. ‘The occurrence of a.nyfon ot mote of: _: e fo]lowmg events shall, at Lessor’s option, be
an event of default ("Event of Default") under thlS Lease'

(a) Lessee fails to pay any rent Qn th¢ da‘;
notice by Lessor to Lessee of this faﬂure

4

duting 2 twelve-month. perlod and i I ‘L

(b) Lessee (X) fails to keép in éffect any of the insurance tequired under this Lease, with no notice or

?'.S

apportumty to_cute, or (y“) fails to provide Lessor with a certificate of insurance or evidence of payment

g 'of ‘insurance premlurns at any tlme when lequned and Lessee f'uls to cure this failure described in (y)

(d) Except as provided in (a), (b), or (c) above, Lessee violates o fails to comply with any of its obligations
undet this Lease when this compliance is due, and this faiture continues for 10 days after notice by Lessor
to Lessee of this failure (provided that if 2 such failures occur duting any twelve-month period and if
Lessor gives Lessee notice of the failure on each occasion, then an Event of Default will occur
immediately, and without notice or opportunity to cure, if duting the same twelve-month period, Lessee
again violates or fails to comply fully with the same or any other provision of this Lease); or
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(€) Lessee becomes insolvent ot files a voluntaty petition in banktuptcy, or a petition for involuntary
teotganization ot bankruptcy is filed against Lessee, ot Lessee is dissolved or adjudicated bankrupt, or a
receiver is appointed for Lessee's business or its assets, or Lessee makes an assignment for the benefit of
its creditots.

25, Lessor’s Default Remedies. Upon the occurrence of an Event of Default, Lessot may proceed for past
due rent, and, at its option: () keep this Lease in effect, resetving its tight to proceed latet for the remaining
installments of rent as they become due, and at Lessor’s option, proceed fot specific petformance and/or an
injunction to enforce specific provisions of this Lease; or (i) declate all of the unpaid installments of Monthly
Rent fot the temainder of the term at once due and payable, with each Monthly Rent installment being discounted
to present value at the rate of 3% per annum (the “Discount Rate”), whetreupon this entire: atriount shall become
and be lmmedlately due and payable with this Lease rema.lmng in effect, Lessee remalmng Obhgated to pay the
Real Estate Taxes, insurance premiums and other amounts coming due dusin gfthe term, and Tessor reServmg the
right to collect all additional amounts that become due; (iii) terminate this Lease by notice to Lessee, and in that
event, this Lease will terminate on the date designated by Lessor in its termination ng ttce, and Lessce will remain
liable as prowded below; and / or (iv) enforce any or a.]l other rights or remedies provide .1 thlS Lease of permitted

other obligations incurred up to the termination date of thi ( »
Section 22 until Lessee vacates ot is temoved from the-PJ:e‘ i ; f d ot liquidated damages for
fises tha tering and re—possessmg the

the leed Expitation D’tte afy atnount equal
period had this Lease not tet tiated), ot (y . fhe amount by which the aggregate of all Monthly Rent that Lessor
was to have recelved unde' tase, on a net lease basis, from the date on which Lessee vacated ot was temoved
) g _xpitan 1 Date (with each payment discounted to present value at the Discount
Rate), exceeds the et fait marketrental'value of the Premises duting this petiod (with each periodic fair matket
mount also belng dlscounted 378} preseﬂt value at the Discount Rate) For putposes of the calculauon set

o f the new le'Lse will be deemed to be the time within which Lessor could rcasonably have
been expected to bave obtaited a new tenant for the Premises.

In addition to, and not instead of the above remedies, if Lessee fails to perform any of its obligations under this
Lease when its performance is due, then Lessor will have the right, but not the obligation, to pay all sums and take
all actions that ate necessaty ot desirable to perform Lessee's obligations. If Lessor elects to perform Lessee’s
obligations, then Lessee will reimburse Lessot for the costs incurred by Lessor in doing so, plus an additional 15%
of these costs to reimburse Lessor for its administrative expenses, within 5 days after demand. The performance
by Lessor of Lessee's obligations will not be construed as a modification or waiver of any provision of this Lease,
and these obligations will remain the obligations of Lessee. In addition, neither the performance of Lessee's
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obligations by Lessor not Lessot's failute to perform Lessee’s obligations will preclude Lessor from exetcising any
of its other rights or remedies set out in this Section by teason of Lessee's default.

26. Interest; Late Charge. Any amount due to Lessot that is not paid when due shall bear interest at the rate
of 18% pet annum (the “Default Rate”) from the date due, until paid in full. In addition, if Lessee fails to pay
any amount due under this Lease within 5 days after the due date, then in addition to the amount due, Lessee
shall pay Lessor a late charge equal to 6% percent of the amount due. Payment of this interest and this late
charge shall not excuse or cure any default by Lessee under this Lease or be construed as a waiver of Lessot's
right to enforce any other remedies with tespect to any othet provisions of this Lease.

27. Attorney's Fees, If Lessce fails to petform any of its obligations under this Lease and Lessor engages an
attotney by reason of this failure, then whether ot not judicial proceedirtgs have been statted, Lessce shall
reimburse Lessor for all of its costs and expenses, including, but not limited to; the reasonable fees of its atcorney
(if the collection of money is involved, these fees shall not be less than the greater of $500°6£25%. of the amount
sought to be collected), and if judicial proceedings have been started, all coutt costs incufred in these
proceedings, Lessee shall also pay Lessot's reasonable attorney's fees incuttred in cogiiection with all requests
by Lessee for Lessot's consent ot execution of any document. If any.$ums. due to v'name], Inc. under
this Lease are not paid when due and [agency name] engages an attotpey to collegt thege sums, then, whether
ot not judicial proceedings have been started, the party against who ['1gency ame] is proceeding shall pay
[agency name] the reasonable fees for this attotney (if the collectlon '" olved these fees shall not
be less than the greater of $500 or 25% of the amount sough
expenses reasonably incurred by [agency name] in collectif

e othc1 party s:notice addreas and mzuled by reglsteled ot cettified mail, postage prepaid; or (i)
Notice Addfess by trecognized national overnight courier such as Fedetal Fxptess by facsimile or
in person. Notieés; demands, and other such communications will be considered to have been given either (a) on
the date tnailed by egistercd ot certified mail, postage prepaid, ot (b) if transmitted by another method, on the
date received. Asparty’s notice address will initially be the address designated as its notice address on the
signature page of this Lease, but each party may change its notice addtess by no less than 15 days’ priot notice
to the other party and to Lessot’s property manager. Notices to Lessor will also be given to Lessot’s propetty
managet (provided that Lessor or Lessor’s property manager has notified Lessot of the addtess of this property
managet) and notices or demands given by Lessot’s property managet will be deemed given by Lessor.

30. Partial Invalidity. If any provision of this Lease or its application is invalid ot unenforceable to any extent
ot in any circumstance, the remainder of this Lease ot the application of this provision in other circumstances
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shall not be affected, and each provision of this Lease shall be valid and enforceable to the fullest extent
permitted by law.

31. Sublease and Assignment. Lessee shall not voluntarily or by opetation of law assign, sublease, mortgage,
or otherwise transfer the Premises ot any of Lessee's interest in this Lease ot in the Premises, without Lessor's
ptiot wtitten consent. Lessor will not unreasonably withhold its consent to a sublease ot assignment provided
that the requitements of this Section ate satisfied. Any attempted or actual subleasing ot assignment by Lessee
ot its successor occupants of the Premises shall be handled by [agency name] as leasing agent, and Lessee and
its successot occupants shall pay [agency name] a commission as set forth in Section 34, subparagtaph 1, 2 or
3, substituting Sublessot for Lessot, Sublessee for Lessee and Sublease for Lease.

If Lessee wishes to sublease the Premises, to permlt any other petson to 0Ccupy any pa

costs of reviewing Lessee’s request. Without limiting Lessor’s right
the right to withhold its consent (i) if an Event of Default is then;

the sublessee or assignee to
1d conditions as this Lease.

date of this Lease, or (iii} if the proposed subease ot assi
use the Premises for the Permitted Use or 18 otherwise n

it whlch the subtenant agtees that the sublease

shall include an agrcemcnt by the subtenant in favo e ’
; IT_,essor s rights under thlS Lease but that upon the

shall be Sub]ect and subordmate to thl Iieh

sublease not any of the a
'Lsslgnmcnt or Sublease,

: T: ymortgage, ot other transfer of the Premises, or any part of it, ot any of Lessee’s rights
under this Lease, s clease Lessee from any of Lessec's obligations under this Lease, and Lessce shall be and
remain primatily bound and obligated to pay the rent and to petform all other obligations under this Lease for
the full tetm notwithstanding any assignment, sublease, mortgage, or other transfer or Lessof’s consent to any
assighment, mortgage, sublease, transfer, or other encumbrance, or acceptance of rent from any such transferee.
Lessor’s consent to one assignment, sublease, mortgage, ot othet transfer shall not be deemed consent to any
subsequent transfer or encumbtance.

32. Estoppel Certificate. At any time, from time to time, and upon not less than 10 days notice from Lessor,

Lessee shall execute and deliver to Lessor a statement in writing (a) cettifying that this Lease is unmodified and
in full force and effect (or, if modified, stating the natute of such modifications, and certifying that this Lease,
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as so modified, is in full force and effect) and certifying the amount of all rent and othet chatges then payable
and the date to which the rent and other charges have been paid, including any rent and other chatges that have
been paid in advance, (b) certifying that to the best of Lessee’s knowledge, the Premises are in the condition
tequited in the Lease, Lessee has no set offs or deductions from the tent, there ate no defaults on the patt of
Lessor under the Lease and there ate no events ot citcumstances that, with notice or time to cure, would lead
to a default on the part of Lessor under the Lease, and specifying such defaults or such events or citcumstances,
if any, that ate claimed, and (c) certifying or agteeing to such other reasonable matters as are customarily
included in a lessee’s estoppel certificate delivered to a purchaser ot lender (an “Estoppel Cettificate”). In
addition to Lessor’s other rights and remedies for default, Lessee's failure to deliver an Estoppel Certificate
within 10 days after notice by Lessor shall be conclusive upon Lessce that the mattets set out in the form of
Estoppel Certificate presented to Lessee ate true and accurate. i

33. Subordination; Attornment. This Lease and all rights of Lessee under, tkns Lease are sub]ect and sub ordinate
to any mortgage ot ground lease that may now or aftet this date encumber the Premiises. HOWever Lissor hereby
agrees that no Mortgagee will disturb Lessee’s possesslon of the Premises under this T.case, "This section is self-
operating, and no additional subordination agreement is required. However, to confif this subosdination, from
time to time upon request by Lessor or Lessot's Mottgagee, Lessee allipromptly xccute and deliver any
subordination agreement that Lessor or a Mortgagee may request, pravided that:‘\tlns subotdination agreement
includes an agreement by the Mort:gﬂgee that as long as there is no' ent of Def@ult by Lessee, the Mottgagee
will not disturb Lessee’s possession of the Premises under this Ledse!; Notw'thstandmg the subordination
provisions set out above, any Mortgagee may elect from tinde o time this Iiéase will bave priority over its
mortgage, and, effective immediately upon the Mortgagee Mnottﬁ tion to Less&e of thls election, this Lease be
superior and prior in rank to that Mottgagee’s morttgage: - b # :

7,

If any Mortgagee or any other person acquires L_e sdr’s mterest in the’ Premises by reason of the enforcement of
a mortgage or ground lease, ot otherwise succeedls'ta the rights ) _,the Lessor under this Iease, then upon request
of such successor, Lessee shall attorn to-and tccdgmze _the successor as Lessee's landlord under this Lease,
provided that the successor will not be;, bhgated to pay’ amgunts due by the prior lessot or liable for defaults of
the ptiot lessor. Upon demand of any such successor;Lessee shall execute and deliver an attornment agreement
to evidence and confitm these attornmeﬁt Provls; _ .Iﬁrovided that this agreement contains an agreement by the
successor that it accepts Lesseﬂ as its Lesscjr undel the Lease from and after the date on which the successot
acquited the Premises. /

34. CommlSsmn. In consideta i(pn fori 1t$ setvices provided in negotiating this Lease, furnishing representation,
and/ot bmﬁgmg Legssor and Lessee togethet, Lessot acknowledges that [agency name] has eatned a commission
for thest setvices in'the amount s¢t.forth below (the “Commission”), and that Lessor shall pay this commission
to @agency:name]m 1cc01dzr,nce with subparagraph 1, 2, or 3 below, as marked:

1. The C ommmslonr-s‘ all be equal to 4% of the Monthly Rent payable undet this Lease if the initial term
of this Lease | ,3 yeats or more, exclusive of any option ot renewal tetm, and shall be equal to 6% of the
Monthly Refit payable under this Lease if the initial term is less than 3 years, and in cither event, shall be
paid by Le$sor in cash, in full, on the date on which both parties have executed this Lease.

2. 'The Commission shall be equal to 6% of the Monthly Rent payable under this Lease, and shall be paid
by Lessor in cash annually in advance.

3. The Commission shall be equal to 8% of the Monthly Rent payable undet this Lease, and shall be paid

by Lessor in cash, in advance, based upon the Monthly Rent then due under this Lease, on or before the
first day of each month during the tetm of this Lease.
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If Lessor has not marked 1, 2, ot 3 above, then Lessot shall be deemed to have selected, and the Commission
shall be deemed to be governed by, 1 above. Notwithstanding anything to the contrary in the foregoing, if the
Commission is payable on rent escalations in citcumstances in which the amount of the escalation is to be
determined by a future vatiable such as the Consumer Price Index, then the portion of the Commission that is
payable based on this variable, shall be paid when this variable becomes known, and the escalated rent is
calculated. Lessor further agrees to pay the same percentage of the Monthly Rent (and any other fixed tent
payable under this Leasc) that is set out in the selected section above duting the term of any and all renewals,
extensions, expansions or new leases made between (x) Lessot or any successor owner of the Premises or any
ground lessee of the Premises that becomes the lessor under this Lease, and (y) the Lessee or its patent,
subsidiary, or affiliate or any sublessee, successor, assign, ot designee of Lessee, with respect to the Premises ot
any part of it, even if the renewal, extension, expansion, ot new lease includes additional p"’"perty (any such
renewal, extension, expansion, ot new lease is an “Extension™). The Comission payable eﬂder 1 a.‘pove w1th
respect to an Extension shall be paid on the date on which Lessor becones.
the date on Wh1ch Lessor exercises its optlon to renew or extend the term if t

‘ Raclmgﬁﬁledge and agree that

2 new lease and even if an
affiliate ot successor in interest of Lessor or Lessee is a party to 1t
about without [agency name] s servlces and that [ﬂgenc_*,rs

with such cancellation or tetmination, pay to [agency! '
have been payable during the unexpired term had:

] thc Premises ot any part of them are sold or in
Extcnsmn Lessor will elther pay [agency name] any

mlses to Lessee ot Related Party. If the Premises or any patt of the Premises

he Premises form a patt is sold ot otherwise transferred to the Lessee or 1ts

Lease, ot any.Extension, of: dﬁring the one~yea.r period followmg the termination of this Lease ot any Extension,
then on the efféctive dafe of this sale or other transfer, Lessot shall pay [agency name| a cash commission equal
to 6% of the sale"price, or if the transfer is not completely in the form of a sale or the consideration is not
entirely cash, a cash commission equal to 6% of the aggregate of all cash and the market value of all othet
considetation (including, but not limited to, the market value of all exchange ptopetty, determined as of the
date of the transfer), received for this transfer. [agency name] shall receive this commission in full and there
shall be no participation with any other real estate agent ot broket.

37. Past Due Commissions. Commissions due under Sections 31, 34, 35, or 36 above that ate not paid when
due shall bear interest at the Default Rate from the date due, until paid in full. In addition to the other rights
and remedies that [agency name] has or may have undet this Lease, under any separate commission agreement,
ot at law, including, but not limited to, its right to assert its btoket’s lien ot privilege, if T.essor or any successot
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ownet of the Premises or any ground lessee of the Premises that becomes the lessor under this Iease (“Lessor’s
Successot”) at any time fails to pay the Commission due under Sections 34 and 35 to [agency name] on the day
on which it is due, then [agency name] may give wtitten notice of such default to Lessot and Lessor’s Successot,
ot eithet of them, at [agency name]’s option, in one of the methods set out in this Lease for the giving of notice,
to the address of that party set forth in this Lease, or at such othet address as Lessor, Lessor’s Successot, ot
Lessee may have provided to [agency name] If the full Commission amount due (togethet with all interest that
has accrued on it at the Default Rate) has not been fully paid to [agency name] within 15 days after the date of
this notice, then Lessee shall pay the next installment of Monthly Rent to [agency name] and shall continue to
pay the subsequent Monthly Rent installments to [ageficy name] until the aggregate of all Monthly Rent paid to
[agency name] equals the amount of the unpaid Commission then due and owing to [agency. name] under this
Lease, togethet with all interest that has acctued on this amount at the Default Rate. Lessot hereby collaterally
assigns the Monthly Rent payable under this Lease to [agency name], to secure the full paymient of the
Commission due under Sections 34 and 35 of this Lease for the entire tel;m of the Lease’ and all Extehsmns up
to, but not in excess of, an amount equal to 5 times the Monthly Rent payable hereunder durmg the infitial term.

Lessor agrees that the Monthly Rent payments made to [agency name], undet this;S ction " wall satlsfy Lessee’s
obligation to pay these Monthly Rent installments to Lessot and will be deemed to have been made to Lessot,

The payment of Monthly Rent by Lessee to [agency name]| shall not m:- stitute default by Lessee under this
Lease of its obligation to pay rent or othetwise. :

38. [agency name] as Third Party Beneficiary; [agency name]’

Lessor and Lessee hereby agree and acknowledge that [age
of the benefits, stlpulatlons and provisions in this Sectiofr s
Lease and the other provisions beﬂeﬁr_mg [agency natiefi(the « . t0V1sions”) and that [agency
name| and its successors and assigos shall be deemed to be third party’ beneﬁclalﬂes with respect to the [agency
narne] Provislons The [ageney name| Provislons shall not'be temoved deleted, revoked ot amended wﬂ:hout

Limited Acceptance of This Lease.

be bo_ d by any lettets of mtent -agteements, conditions, uﬂderstandmgs ot representaﬂone unless expressly
if+dn this Lease No subseqhent alteration, amendment, change or addition to this Lease shall be binding

for damages breac 'df Iease ot otherwis,e shall be limited to and sha]l in no event exceed Lessot's equity interest
in the Premises at;d the rents from the Premises. Lessee will look only to the interest of Lessor in the Premises
and the rents from the Premises for the satisfaction of any judgment for the payment of money as a result of any
negligence of or default of Lessot under this Lease, and no other property of Lessor will be subject to levy,
execution ot other enforcement procedure for the satisfaction of a judgment ot other remedies. Upon a sale or
transfer of the Premises, by Lessor or a subsequent transferot of the Premises, the transferee that has acquired
the Premises shall be bound for the performance of all of Lessot's obligations under this lease, and the transferot
shall be released from any and all liability for performance of obligations under this Lease after the date of the
transfer, except that the Lessor's and all future lessots” obligations with tespect to commissions and other
amounts owed to [agency name], shall temain binding after a transfer. In no event shall this Section or any
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othet provision of this Lease limit Lessot’s Lability or obligations to [agency name] ot any transferee to {agency
name| or its successots ot assigns.

41. Existing Title Matters; Futnre Servitudes and Restrictions. Lessee acknowledges that the Premises are
subject to all title matters that are of record and that would be shown on a curtent sutvey and all other
encroachments, servitudes, overhangs, title and zoning restrictions, otdinances, and other matters of record.
Lessor rescrves the right to grant such servitudes, rights, dedications, and testrictions as Lessot may deem
necessaty ot desirable from time to time, so long as these rights granted do not unreasonably interfere with the
use of the Premises by Lessee. Lessee shall join in and execute any of these documents at Lessot’s tequest.

42. No Waiver of Strict Compliance. Lessot’s fzulure to requlre strict comphance by,

Lesseewrrh any of the

other a "shott form" of thls Lease for recotding. This “short form™
party that desires recordation. Ifa “short form” is recorded by either

will execute and deliver to Lessor any document that Lessor may teg c
and cancehng the “short form” from the pubhc tecords

“shott form”™ is recotrded.

44. Successors and Assigns. Subject to the limitatic
party’s agteements and obligations in this Leas
their heirs, executors, administrators, successo,

47. Hazardous Ma als; Mold. I.essee shall not introduce any unlawful or unpermitted levels of any asbestos,
petroleum produc;t’s ot hazardous, infectious, or toxic materials, substances, or solid wastes (co]lectlvely,
"Hazardous Materials") into the Premises, the watet supply or other utilities ot drainage system supporting the
Premises, ot any property adjoining the Premises, and shall not permit any meold or bactetial or fungal matter to
grow upon the Premises. With respect to Hazardous Materials, if any, that are necessaty for the notmal operation
of the Permitted Use, Lessee shall comply, at its expense, with all applicable Laws pettaining to the transportation,
storage, handling, treatment, emission, use, or disposal of these Hazardous Materials, including, without limitation,
the obtaining of all necessary permits, and in no event shall Lessee dispose of Hazardous Matetials on the
Premises. Lessee agtees to notify Lessor immediately of any claim, loss or damage tesulting from the actual or
alleged presence of Hazardous Materials or mold or bacterial or fungal mattet on the Premises, and in such event,

Net Lease of Commercial Property Page 16 of 18




Lessee shall, at Lessee’s expense, and after consultation with and approval by Lessor, remove all such Hazardous
Materials and all such mold and bacterial and fungal matter from the Premises in accordance with all applicable
Laws. Lessee shall furthermore indemnify, defend and hold Lessor and its property manager and their respective
agents, employees, contractors, successors and assigns, harmless from and against any penalties, claims,
injunctions, suits, causes of action, costs and fees, including attorneys' fees, arising from or connected with any
Hazardous Materials and any and all mold and fungal matter. This provision shall survive the termination of this
Lease. [agency name] has notified Lessor and Lessee that the Premises contain or may contain mold or bacterial
or fungal matter or Hazardous Materials. Lessor and Lessee hereby agree and bind themselves to hold harmless,
indemnify and defend [agency name] from and against any and all liability on account of any matter whatsoever
relating to the use, operation and occupancy of the Premises including, but not limited to, attorney's fees, costs
and expenses of trial, discovery and appeals, if any. Lessee also acknowledges that the real estate agent has
directed Lessee to the mold informational pamphlets maintained on the United States Environmental
Protection Agency (EPA) website at http://www.cpa.gov/iag/molds/index.html.

48. Miscellaneous. The section and paragraph captions and headings ate for convenience of reference only
and in no way shall be used to constitute or modify the provisions set forth in this Lease. If more than one
person signs this lease as Lessee, each signatory shall be included in the term “Lessee” and shall be
liable solidarily for all obligations of the Lessee under this Lease; that is, each signatory will be liable
for all Lease obligations as if it was the only person that signed this Lease as the Lessee. The term
“days” will mean calendar days unless “business days” are stated. “Business days” will mean days on which
banks in the parish in which the Premises are located are open for business. The term “person” will mean any
petson, corporation, partnership, limited liability company, or other entity. If there is any conflict between the
printed portions and the typewritten or handwritten portions of this Lease, the typewritten or handwritten
portions shall prevail. This Lease shall be governed by and construed in accordance with Louisiana law. All
terms and words used in this Lease, regardless of their numbet and gender, shall be deemed and construed to
include any other number, singular or plural, and any other gender masculine, feminine, or neuter, as the context
may require.

49. [Permits. Lessee will have the right to terminate this Lease by notice to Lessor given within days after the
Effective Date if it has not been able to obtain the necessary governmental permits for [initial

construction or use] (the “Initial Permits”), but only if Lessee has applied for these Initial Permits within 5 business days
after the Effective Date and has used its diligent efforts to obtain the Initial Permits during the next
days. If Lessee terminates this Lease under this Section, then Lessor shall immediately return Lessee’s security deposit and/ or any
advanced rentals, less any amounts retained to cover any physical damage to the Premises cansed by Lessee or ils agents or
contractors.]

50. Exhibits, Addenda and Ridets. The following Exhibits, Addenda, and Riders form a partt of this
Lease fot all purposes:

T0 SHOW ITS AGREEMENT to all of the provisions of this Lease, each party has signed this Lease
on the date set out below. If one party signs this Lease before the other, then this Lease will remain
binding on that party for _ days, and will cease to be binding on that party unless it is signed by the
other party within this _day period, unless the first signatory extends this period in writing.
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Lessee:
Date:
Initial Notice Address

Facsimile:

Lessor:
Date:
Initial Notice Address

Facsimile:

[agency name]| hereby agrees to and accepts the rights and benefits contained in the above Lease, this

[AGENCY NAME]

By:

Manager
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STATE OF LOUISTANA

PARISH OF
NOTICE OF LEASE
THIS NOTICE OF LEASE, is made and entered into effective as of the Effective Date of the
Lease (defined below) to memotialize a Lease Agteement by and between , 4
Louisiana (“Lessor”), with a mailing address , and
, a Louisiana (“Lessee”), (beginning
collectively known as “Parties”) mailing address of , upon each and all of the

tetms, covenants, and provisions thereof, all of which are by this reference incorporated herein and
made a part hereof, the same as though fully set forth hetein.

1. Execution Date. A lease (“Lease”) was executed by Lessor and Lessee effective
(“Effective Date™).

2¢: Ly

cofitinuing
the Lease.
iod
Lessee mast give
Lessot advanced written notice of its intent and clection to enew the Lease as set forth in the
Lease. Lessee holds both a RIGHT OF FIRST REFUSAL aad an OPTION TO PURCHASE
for the sale of the Premises for the duration, including all extensions, of the term of the Lease.

This Notice of Lease is exccuted by the patties heteto in accotdance with the provisions of La. R.S.
9:2742. Tt is the intention of the Parties hereto that this Notice of Lease give notice of the Lease and
all of its terms and provisions, all of which are heteby incotporated in to this Notice of Lease by
teference. This Notice of Lease may be signed in multiple counterpatts, which when combined shall
form one original of this instrument.

[Signature Pages to Follow]




IN WITNESS WHEREOQF, the Lessor and Lessee have executed this Lease Agreement on
day of , 2018.

WITNESSES: LESSEE:

LESSOR:




IN WITNESS WHEREOQF, the Lessor and Lessee have executed this Lease Agreement on
day of , 2018.

WITNESSES: LESSEE:

LESSOR:




A,

1} A. Settlement Statement (HUD-1)

]

OMB Approval No. 2502-0265

6. Fila Number. 7. Loan Number 8. Mortgage Insurance Case Number:
1. Fea 2.JRHS 3.[ ] Conv. Unins. | b BT 920
4.[]va 5[] Conv.Ins.
€. Note: This form is fumishad fo give you a statement of actual settlement costs, Amounts paid to and by tha setflement agents are shown Items marked

"{p.o.¢)" wera pald outsids the closing; they are shown here for informational purposes and are not incfuded in the totals.

D, Name & Address of Borrower: E. Name & Address of Seller: F. Name & Address of Lender:

Seller
G. Property Location: H. Settlemeant Agent: |. Settlement Date:

Disbursement Date;
Place of Sattlement: TitleExpress
Phons: Fax: Printed T117/2000 at 1:13 pm EST
Blnimar 85 Trar ; allsraTransacth

100, Gross Amount Dug from Borrower 400, Grogs Amount Due to Seller
101, Conlract sales price 401, Ceniract sales price
102 Personal praperty 402. Parsonal property
103, Settlemant chargas to bormowar (line 1400) 403,
104. 104,
105. 408,
Adjustmants for iterns paid by seller In advance Adjustments for ltems paid by seller in advanca
108, GltyHown taxes to 408. Cliytown taxes o
107, County taxes lo 407, County taxes fo
108, Assessments te 408, Asssssments fo
109, 408,
110, 410,
111, 411,
12, 412,
120 Gross Amount Bue from Borrower 420.  Gross Amount Due to Seller
200. Amounts Pald by or in Behalf of Borrower ) 500. Reductlons In Amount Dyg Lo Seller
201, Depostt or earnest maney . 501, Excass deposit (see Instniciions)
202, Princlpal amount of new loan(s) 502, Settlement charges fo seller (iine 1400)
203, Existing loanis) taken sublect fo 603, Existing loans) taken subject to
204 504, Payoff of first morgage loan
205. 505, Payoff of second mortgage loan
208. 6086,
207 507,
208. 508.
209, 509,
Adjustments for iterns unpald by seller Adjustments for items unpald by seller
210, CityHown taxes to 510, City'town taxes fo
211, Couny taxes to 511, Counly taxes to
212 Assessments to 512 Assessments fo
213, 513,
214, 614,
215, 515,
218 516
217. 517.
218. §18.
219. 519,
220. Total Pald yffor Borrawer 0.00 | [ 520. Total Reduction Amount Due Sefler 0.00
300, Cash at Settlement from/to Borrower 600, Cash at Selflement toffrom Selter _
301, Gross amount dug from borrower [Ine 120 0.00] | 601. Gross amount due to seller (Iine 420) 0.00
302, Less amounts pald byffor bomower {Ine 220) 0,00 | 602. Less reductions In amount due seller {Iine 520 0,00
303, Cash From [_] ToBomower 000|603, cash [X]To [ FromSelier 0.00

The Publlc Reporing Burden for this collection of Information Is estimated at 35 minutes per response for collecting, reviewing, and reporting the data. This agency may not co
informatiary and you are nof required to complele this form, unless It displays a currantly valid OMB conlrol number, Noconfidentiality Is assurad; this disclosure s mandatory.
is designed to provide the partles to a RESPA covered transaction whh Information during the setiament process,

SUBSTITUTE FORM 1099 SELLER STATEMENT: The Information contalned herein ts impertant tax informatlon and is being fumished to the lmarnal Revenue Service, If you
required to flle a return, a negligenca penally or other sanction will be Imposed an you ff this ltem Is reqLired to be reported and the IRS determines that It has not been repartet

Confract Salas Price described on ling 491 above constitules the Gross Proceeds of this fransaction.
Previous editions are obsolete Page 1 of 4 HUD-1




I, Sattlement Charges

700, _Total Real Estate Broker Fees Pald From Paid From
Divlsion of commisslan {line 700) as follows: Borrower's Seller's

701§ [ Funds at Funds at

702, 8 ) Settiement | Settlement

703, Commission paid at setflement

800._Items Payable in Connectlon with Loan :
801. QOurorgination chargs $ (from GFE #1}

802, Your credlt or charge (points) for the: specific Interast rate chosen § (irom GFE #2} i
803, Your ad|usted origlnation charges to (from GFE A)
804, Appraisal fes to (from GFE #3}
805, Cradlt report to (irom GFE #3)
B0, Tax service to
807, Flood certification ta
808. to
900. ltems Required by Lender to ba Pald in Advance
901. Deaily interest charges from from 1011712008 1o 1101/2008 @ $0.004day {from GFE #1()
902, Morigage Ins., Premium for  months o {from GFE #3)
903, Homeowner's Insurance for for  months ko {from GFE #11)
404, months to {from GFE #1}
| 1000. Reserves Deposited with Lendgr ]
1001. Inltial deposlt for your sscrow agcount {from GFE #)
002, Homeowner's Insurance months @8 0.0CHmonth _ 50.00
| 7003 Worigags Insurance monhs @8 C.00month__S0.00
1004, Gty Property Taxes months @§  C.0C/month  $0.00
1005. County Property Taxes montas @ § 0.00/month  $0.00
1006. Assessmants monlhs @ § 0.00/month _ $0.00
1007, Aggragate Adjustment $0.00
1100. Title Charges
7107, Title servicas and lender's ile Insura {frorn GFE #4)
1102, Setilement or closing fee o I3
1903, Owner's fille Insurance {from GFE #5)
1104. Lender's tille insurance [

1105. Lender's tille policy limit $0.00
1106. Owner's fitle policy lmit $0.00

1107. Agent's portion of the tokal lilie insurance premium 5

1108, Undenwrlter's portion of the total title insurance pramium $

1109,

1200. Government Regording and Transfer Charges

1201. Government recording charges {from GFE #7)
1202, Deed $0.00 Morfgage $0.00 Release §0.00

1203, Transfer taxes {from GFE #8)
1204, City!County tax/stamps Deed $0.00 Mortgage $0.00

1205, Slate Tax/stamps Desd $0.00 Morlgage $0.00

1208. Deed $0.00 Morigags $0.00

1207. Died $0.00 Morigage $0.00

1300, Additional Seftloment Charges _
1301. Required services that you can shop for {from GFE #6)
1302, to

1303. o

1304, ]

1305. to

0.00 | 0.00 ]
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Comparlson of Good Faith Estimate (GFE) and HUD-1 Charges Good Faith Estimate HUDA
Charges That-Cannof increase HUD-1 Line Number ~
.. #
| Charges That In Total Cannot Increase More Than 10% | { Good Faith Estimate”_| HUDA ]
| - ' A | | i |
[ }
’ ) Incredsa betwoen GFE and HUD-1 Charges or
Charges That Can Chenge Good Faith Estimate | - HUD- .
- . 2
Loan Terms
Wour inldal ioan amount is 1%
Yolrtuan ferm Is 1 years
Yourirital inferest rate s %
Yourlnitial monthly amount owed for pnnmpd Inlerest and any mortgaga § Includes

Insurance s

. I:l Interest

[ pancipal

I:] Morigage Insurance

Can your Interestato rise?

Mo, [ Yes, itcan fse to a maximum of %. The first change

witbeen / /  andcanchange agalnevery yearsafter / / . Every change
date, your Interest rate can Increase or decrease by %, Cver fne llfe of the loan, your
- | interast rate Is guaranteed fo never ba lower than % or higher than Y.

Even Ifyou maka paymenits on tims, can yoitr loan balance dse? . No, [:I Yes, tcan rige fo a maximum of §

Even if you make payments on time, can vour monthly amount cwed for ; No. D Yes, the firstIncrease canbaon /7 and the monthly

prlncipal interest, and rmrlgage Insurance rise? amount owed can risa to §

. . The maximum I can ever risa fots §
Does your loan have a prepayment penaity? - No. |:| Yes, your maximum prepayment penalty Is §
Does youi loan have a ballcon payment? No. |:| Yes, you have a balloan payment of § due in

yearson / f

Total monthly amount awed Includirg escrow account paymenls

.| that results in & total Initlal monthly amount owed of §

18

You do not have a monthly escrow payment foritems, such as property taxes

and homeowner's Insurance, You must pay these lems direclly yourseff,

D You have an additional monthly escrow paymerst of §

. This Includes principal, Interest,
any merigage Insuranse and any items checked below:

[:I Proparty taxes
|:| Flood Insurance

I:l Homeowner's insurance

0

Note: If you have any questions about the Seftlement Charges and Loan Temms listed on this fom, please contact your lender,

Previous editions are obsolete
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Bignaturs Page
HUD CERTIFICATION OF BUYER AND SELLER
I have carefully reviewed the HUD-1 Seltlemeant Statement and to the best of my knowledge and bellef, It is a frue and accurate statement of all recsipts and
disbursements made on my account or by me In this transaction | further sertify that | have recelved a copy of the HUD-1 Settlement Statement,

- Settlement Agent )
The HUD-1 Settlemant Statement which | have prepared is a true and accurale account of this transaction, | have caused or will cause the funds to be
digbursed In accordance with this statament.

o)
&,
3

SETTLEMENT AGENT DATE

WARNING: IT |5 A CRIME TO KNOWINGLY MAKE FALSE STATEMENTS TO THE UNITED STATES ON THIS OR ANY SIMILAR FORM. PENALTIES UPON
CONVICTION CAN INCLUDE A FINE AND IMRISCNMENT. FOR DETAILS SEE TITLE 18: U,S. CODE SECTION 1001 AND SECTION 1010.
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