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IN THE CIRCUIT COURT OF THE
11™ JUDICIAL CIRCUIT, IN AND FOR
MIAMI DADE COUNTY, FLORIDA

CASE NO.

DEZER INTRACOASTAL MALL, LLC,

Plaintiff,
VS.
SEAHORSE GRILL, LLC,

Defendant.

/
COMPLAINT

Plaintiff, Dezer Intracoastal Mall, LLC (“Landlord”), sues Defendant, Seahorse Grill, LLC
(“Tenant™), and alleges:

1. This is an action for non-residential eviction pursuant to Fla. Stat. §83.001 et. seg., and
for damages greater than $15,000.00, exclusive of interest, costs and attorneys' fees.

2. Landlord is a Florida limited liability company doing business in Miami-Dade County,
Florida.

3. Tenant is a Florida corporation doing business in Miami-Dade County, Florida.

4. Venue 1s proper in this County pursuant to Fla. Stat. 47.011 and 47.051.

5. This action concerns the non-residential premises owned by Landlord and located at:
3913 NE 163™ Street, North Miami Beach, Florida 33160 (the “Premises™).

6. | On October 14, 2011, MSW Intracoastal Mall, LLC executed a Lease Agreement
with Tenant whereby Tenant was granted the right and agreed to occupy the Premises for a term of
ten (10) years commencing on January 1, 2012 and expiring on January 1, 2022. An authentic copy

of the Lease is attached hereto as Exhibit A,



7. On or about March 15, 2013, CJUF III Intracoastal LLC acquired from MSW
Intracoastal Mall, LLC the property in which the Premises are situated and succeeded to all the
rights, title, interest and obligations of the landlord under the Lease.

8. On or about December 13, 2013, Landlord acquired from CJUF III Intracoastal LL.C
the property in which the Premises are situated and succeeded to all the rights, title, interest and

obligations of the landlord under the Lease.

9. All conditions precedent to this action have occurred, have been performed or have
otherwise been waived.
10. Landlord has retained the undersigned counsel to pursue this action on its behalf and

1s required to pay them a fee for their services.

COUNT I - EVICTION

11. Landlord repeats and realleges the allegations contained in paragraphs 1-10.

12.  Pursuant to the terms of the Lease, Tenant is obligated to pay Rent and all other
charges due under the Lease to Landlord.

13. Tenant breached Section 2.1 of Lease by failing to pay Rent and other charges due in
accordance with the terms of the Lease.

14. On February 24, 2016, Landlord served by Federal Express, addressed to Tenant, a
“Notice of Default” (“Notice””) demanding payment of past due Rent or to surrender possession of
the Premises. Tenant received the Notice on February 25, 2016. At the time of service, the amount
of unpaid Rent duec was $128,194.02. Attached hereto as Exhibit B is an authentic copy of the
Notice.

15.  Tenant has neither paid in full the past due Rent nor surrendered possession.

16.  Landlord is entitled to and hereby demands a summary proceeding for possession

pursuant to Fla. Stat. §§ 83.20 and 83.21.



17.  Landlord has retained the undersigned counsel to pursue this action on its behalf and
is required to pay them a fee foi‘ their services.

18. Landlord hereby demands its attorneys’ fees pursuant to Section 11.25 of the Lease.

WHEREFORE, Landlord, Dezer Infracoastal Mall, LLC, demands a judgment for possession
against Tenant, Seahorse Grill, LLC, attorneys’ fees, costs, and all other relief th_e Court deems proper.

COUNT II - BREACH OF THE LEASE

19.  Landlord repeats and realleges the allegations contained in paragraphs 1-10 and 14
above.

20.  Pursuant to the terms of the Lease, Tenant is obligated to pay Rent and all other charges
due under the Lease to Landlord.

21.  Tenant breached Section 2.1 of Lease by failing to pay Rent and other charges due in
accordance with the terms of the Lease.

22.  As aresult of the breach of the Lease, Landlord has been damaged.

23. Landlord hereby declares the Rent for the entire term and other indebtedness due under
the Lease immediately due and payable pursuant to Section 10.1 of the Lease.

24.  Landlord has retained the undersigned counsel to pursue this action on its behalf and
is required to pay them a fee for their services.

25. Landlord hereby demands its attorneys’ fees pursuant to Section 11.25 of the Lease.

WHEREFORE, Landlord, Dezer Intracoastal Mall, LLC, demands judgment in its favor and
against Tenant, Seahorse Grill, LLC, for damages, including accelerated rent, interest, attorneys’ fees

and costs, and all other relief that the Court deems proper.



ROSENTHAL LLAW GROUP
Weston Professional Centre
2115 N. Commerce Parkway
Weston, FL. 33326

Phone: 954.384.9200

Fax: 954.384.0017

By:_s/Alex P. Rosenthal
Alex P. Rosenthal, Esq.
Fla. Bar No. 815160
alex(@rosenthalcounsel.com
Rhiannon Sforza-Flick, Esq.
Fla. Bar No. 93021
. rhiannon@rosenthalcounsel.com




LEASE AGREEMENT

Intracoastal Mall

THIS LEASE AGREEMENT {the "Lease") is made and entered {nto as of the i,q day of C/‘ . 2011, by and

betweezn MSW INTRACOASTAL MALL. L.L.C.. a Delaware limited liability company ("Landlord™ and Seahorse Grill LLC, a Florida limited liability
corapany {"Tenant”}.

WITNESSETH:

ARTICLE ]
REFERENCE PROVISIONS AND ENUMERATION OF EXHIBITS

Section 1,1 REFERENCE PROVISIONS. Where used in this Lease, the designated torms hereinafier set forth shali have the meanings ascribed
by the provisions of this Section 1.1:

(@) “SHOPPING CENTER® - That cermin real property generally known as Intracoastal Mall (the "Shopping Center”) more particularly deseribed
{a Exhibit "A" attached hereto and by this reference incerporated herein together with all imprrovements now located or hereafier excoted therzon, less any
deletions pursuant to this Lease, plus such additions as Landlord may from time to time designate as comprising part of the Shopping Cender.

(b) “COMMON AREA” — All areas and facilities in &e Shopping Center designated by Landlord for the general use, in sommon, of oceupants of
the Shapping Center, inchuding Tenant hersunder, its officers, agents, employees and customers. Comraon Areas shall include the parking areas, sidewalks,
canopies, roadways, leading platforms, washrooms. ramps and landscaped areas.

(c) “ANCIORS™ — All tenants occupying bays in the Shopping Center in excess of §,000 rentable square feel.
{d) "TENANT'S TRADE NAME" — Seahorse Crill.
{e) "LEASED PREMISES" — That certain space kuown as Bay 3913 in 2 building erected or to be erected on the Shopping Center as shown. on

Exhibit "B" attached hereto and by ihis reference incotporated herein. Landlord and Tenant agree that for 21l purposes of this Lease, the Floor Area of the
Leased Premises shall be deemed to be 7.081 reatable square feet and that there shall be no re-measurament or adjustment of such Floor Area or adfustment
of any amount calculated with reference thereto.

() “FLOOR AREA"™ — The actual number of rentable square feet of floor space within the Leased Premises and any area outside the Leasod
Premises which is exclusively appropriated for use by Tenant; subject, however, to the limitations as herein provided.

(g} “PERMITTED [SE” — Tenant shall use the Leased Prewmises solely for lhe operation of a full service seafood restaurant, and for no other
purpose,

{h}) “TERM™ — The tenn of this Leass shall commence epen te dete of this Lease and expire upon the last day of the calendar month occuwrring Ten
(10} Years after the Rent Commencement Date (as defined below), ualess extended or sooner terminated as provided for herein.

] “RENT COMMENCEMENT DATE™ — Rent shall commence on January 1, 2012 (the “Rent Commencement Date™). For purposes of this
Lease, 2 “Lense Year” shall be defined as that twelve (12) month period during the Term (including any extensions), commencing on the Rent
Commencement Date or the annual anniversary thereof, as may be applicable; provided, however, that if the Rent Commencement Date is 2 day other than
(he first day of the calendar menth. then the first Lease Year shall include that perlod of time from the Rent Commencement Date up to the first day of the
next calendar month, and any subsequent Lease Year shall be the twelve {12} month period beginning on the first day of such month.

® “MINIMUM RENT" —

During the period commencing on the Rent Coramencement Date and snding on the last day of the tenth year of the initial Term of this Lease, Minimum
Rent shall ba payablc at he tate of $233,772.00 per annum in equal monibly instalhnents in the amount of $19.481.00 cach.

Tenant shall pay the aforementioned monthly instelliments of Minimum Rent, plus applicable sales and use texes thereon, i Tawfal money of the United
States, and without notice, demand, abatement, deduction, set-0ff or counterciaim, in advance on the first day of each month during the applicable period set
forth above. During thes Renewal Torm(s), if any, Minimum Rent shall be payable in the amount(s) set forth on the attached Rider. Minjnam Rent at the
applicable rate shall be prorated for any period commencing on any day other than !:he first day of 2 month. or ending on any day other than the last day ofa
month.

[{3] “OPERATING EXPENSES” ~Landlord’s estimate of Tenant’s Propottionate Share of Operating Fxpenses for the calendar year 2012 is
$5,753.3 1 per month, which amount shall be due from Tenant on the ticst (") day of each month along with the Minimum Rent.

o “INITIAL DEPOSIT™ - The amount of $34.001 42 (the *itial Deposit™) shail be paid by Tenant to Landlord upen Tenant's execution of this
Lease, The amount of $27,000.71 of the Initia] Deposit shall be deemed to be a Security Deposit which shall be held and applied as provided in Section 11.3.
The balance of $27,000.7] shall be applicd on account of the Rent due for the first menth following the Rent Cormmencement Date (with any shortfall to be
paid by Tenant in cash and with any excess to be applied on account of the Rent due for the next susceeding month(s]).

{m) INTENTIONALLY DELETED

{n) WCONSTRUCTION OBLIGATIONS! — As specified in Article 11 and Exhibit "C" attached hereto and by this reference incorporated herein.
{0) YADDRESSES FOR NOTICE & PAYMENTS™-

LANDILORD NOTICE: LANDLORD PAYMENT: TENANT NOTICE:

MSEW INTRACOASTAL MALL. L.L.C. MSW INTRACOASTAL MALL, LL.C,, $eahorse Grll, LLC

3200 ™ Miliary Trail, 4th Floor 3200 N Military Trail. 4th Floar Altn; Thomas Billanie

Boca Raton, FLL 33431 Boea Raton, FL 33431 4770 Biscayne Blvd,, Suile #680

ATT: LEGAL DEPARTMENT ATT: ACCOUNTS RECEIVABLE Miemi, Flovida 33137-3244

[1:3] "BROKERS" — Woolbriglit Development, Inc. for Landlerd and Wenzel Investment Group, Inc. for Tenant.

Section 1.2 GRANT. ZLandlord hereby leases lo Tenant and Tenart hereby rents from Landiord the Leased Premises pursuant to the tems
hereof, The roof, aiT space above the roof, exterior walls of the Leased Premises and dividing walls between the Leased Premises and any adjoining Leased
Premises and the land beneath the Leased Premises are reserved uato Landlard and Landlord shalf have the right to instalf, maintain and repair utility lines In
such areas. Subject to the tenms of this Lease, Tenant shall have the non-cxclusive right to use the Common Areas i common with Landiord and the other
tenants of the Shopping Center.

Seetion 13 ACCEPTANCE OF LEASED PREMISES. By accepting possession of the Leased Premises for the purpose of performing
Tenant's Work (as defined in Exhibit “C”), Tenant shall be deemed to have accepted the Leased Premises, to have acknowledged that same ere in the
candition required hereunder and to have agreed that all obligations of Landlord under the Lease have besn fully performed.

Section 1.4 QUIET ENJOYMENT. Upon payment of the Rent and the performanee of all of Tenant’s obligations hereunder, Tenant shall
pezceably and quietly enjoy the Leased Premises during the Term without interruption by Landlord or any persen claiming by, through or undeyr Landlord,

et EXHIBIT



subject to the terms of this Lease and ail mortgages, ground or underlying leases, agreemants and encumbrances t which this Lease is or may be
subordinated.

ARTICLE 11
RENT

Section 2.1 MINIMUM RENT. Tenant shall pay to Landicrd the Minimum Rent set forth in Seetion. I,1(j), in advance, on the first day of each
calendar month thraughout the Term, prorated for any partial calendar month. Tenant shall commence paying Minimum Rent and Additional Rent on (he
Rent Commencement Date (less any Prepaid Amounts sct forth in Section 1.1¢1).) Ali sums due hercunder other than Minimum Rent shall be deemed
"Additional Rent". Additional Rent shall be due and payable on demand unless another time is expressly provided for paymenl herein. Minimum Rent and
Addiional Reat shall collectively be referred o in this Lease as "Rent”. All Rent shall be payable without notice, dernand, setofl or deduction whatsoever
and shall be delivered 1o Landlard’s address set forth in Section 1.1{o}. The obligation to pay Rent is an independent, unconditionat covenant and shall
conlinue to be payable in all events unless expressly provided otherwise in this Lease.

Section 2.2 SALES TAX AND OTHER TAXES. Tenant shall pay, as Additional Rent, on a monthiy basis concurrently with the payment of
Real, all sales, use aud other mxes assessed by governmental msthovities against Rent herein. In addition, Tonant shall pay before delinguency ail 1zxes
imposed on fixtures. equipment and other personalty located in the Leased Premises and on Tenant's business conducted tlierein.

Section 2.3 OPERATING EXPENSES. Tenant shall pay to Landlord, as Additional Rent, Tenant’s Propertionate Share of all costs and
expenses of owning, operating, servicing, managing, maintaining, repairing, wplating, securing, insuring and improving the Shopping Center (“Operating
Expenses™), less any contributions to Operating Expenses received by Landlord from Anchor wnants and/or from those outparcel tenavts, If any, whose
premises are excluded from the caloulation of Tenants Proportionate Share in zccordance with the next seatence. The term "Proportionate Share" shaill
mean that fraction, the numerator of whick is the total nimber of rontable square feet of Floor Area contained within the Leased Premisos and the
denominator of which is the rentable square feet of Floor Area of the Shopping Center as a whole, less the Fleor Area of any premises leased to Anchor
tenants, and Jess alse the Floor Area of buildings Tocated on the outparcels owned by Landlord which ar leased to or cccupied by tenants who directly pay,
either in whole or in part, the taxes, insurzanes premiums, comimon afea maintenance costs and/or ather operating expenses related to such building(s) and/or
outparcel(s). Operating Expenses include, by way of example only, without imitativn: (a) Emgilovees: Salaries, wages, medical, surgical and goneral welfare
bencfits, life insurance, pension payments, payroll taxes, workmen's compensation, unemployment insurance contributions and reimbursabie expenses; (b)
Utilities: water, sewer, efectric, power, fiie], utility lines and all other uiilities; (¢} nsirance: all premiums for all insurance maintained by Landlod including
but not limited to commensial general fiability insurance, special form property insurance covering 2l Corumon Areas and buildings in the Shopping Center
(including 21l leasehold improvements, equipment, fixtures and machinery installed in such buildings by Landiord, but excluding permanent leasehold
inprovements installed by tenants and personal property, movable trade fixtures and contents of tenants) and any other risks Landiord may elect or be
Tequired to insure; (d) Building Maintenance: general building maintenancs, repairs and replacements including but not limited to painticg, repaliing and
replacing roofs, gutters, downspouts and walls, upkeep and servicing equipment therein, including all supplics, equipment, tools and materials reguired; {c)
Management: lhe management fee paid to the management company managing the Shopping Center for Landlord, adrainistrative costs and fees, and
supervisory cosls and fees; (f) Tixes and Fees: all taxes, assessments, governmental charges and fees imposed upon the Shopping Center but not fimited to
any oooupancy, pross receipts, real estate or rent taxes paid by Landiord and reasonable Icgal costs and fees to contest or reduce Taxes, bat na income or
franchise tax or any other taxes imposed or measured by Landiord's income or prefits unless the same is in lieu of real estate taxes; (g) Maintepance of Open
Spaoce and Related Expenses: landscape and lawn care, sprinkler system service. maintenance of lighting facilities and signs, power broom sweeping parking
Tot surfaces and drives, restriping, resealing and repaving asphalt surfuce areas, maintenance of signs, fakes, banks of faks, trash structures and rubbisl
removal, and in general any and all items related to the maintenance ard replacement of asphialt surface areas, landscape, sodded arvas, sidewalks, lakes, and
retention areas and any property adjoining or near the Shopping Center maintained by Landlord. It is the intent of the parties thar this shall be a fully net
fease and that, except for those costs which are expressly set forth herein 25 excluded from Operating Expensss, 21l costs shall be paid by Tenant.

Prior to the Rent Commencement Date and each calendar year thereafter (or such other accounting period used by Landlord), Landlord shall
furnish to Tenant 2 wriiten estimate of the Operating Expenses and Tenant's Share thereof for the ensuing calendar year or portion therenf. Tenant shall pay
to Landlord on the first day of each calendar month during the Termz, in advance, one-twelfth of Tenant's Proportienate Share of the Operating Expenses
based on Landlord's estimates (which estifmates may be adjusted by Landlard at ony time upon. written notice to Tenant). Tepant's Proportionate Share of
Gpemating Expenses for any pactial calendar year shall be pro-rated. After the end of each calendar year (or other accounting period used by Landlord),
Landlord shall fumish to Tenant a reconsiliation statement setting forth in reasonable dalail the actual Dperating Expenses for the immediately preceding
year, Tenant's Proportionate Share for such year, payments made by Tenant for such. year and Landlord's new eslimate of Tenant’s Proportionate Share of
Operating Expenses for the current year. If Tenant’s Proportionate Shate of Operating Expenses for the prior year excesds Tenant’s payments as shown on
the statement, then Tenant shall pay the differencs to Landlord within thirty (30} days thereafier. 1f the statement indicates an overpayment by Tenant, then
Tenant shall be entitled 10 a credit against installments next becoming due herennder. If Tenant fails to receive the stafement with the new estimate, Tenant
shall continue to pay Tenant’s Proportionate Share of Operating Expenses based on the prior estimate and upan. recojpt of the new estimate shall immediately
pay the difference to Eandiowd.

Upon not less than thitty (30) days’ prior written notice to Landlord, received by Landlond not ater than ninety (90) days after Tenant's receipt of’
a reconciliation statement of Opetating Expenses from Landlord, Tenant shall have the right during normal business hours to audit Landlord’s records with
respect to any Opemting Expenses passed fhrough to Temant for such comesponding calendar year. Failure of Tenant to audit Landlord’s recoids within such
ninety {96) day period shall be deemed a waiver of Tenant's right to audit or dispute any of the Operating Expenses contained in such statenrent, which shall
thereafier be deemed final and conafusive. Tenant shall not use a contingency fee based auditor for conducting its audit 2nd Tenant shall reimbusse Landlord
for all costs inourred by Landlord in connection with Tenant’s audit. All information obiained during such audit shall be held in sonfidence by Tenant, its
employees, agents and auditors.

Section 2.4 UTILITIES. Tenant shall pay promptiy, as Additional Rent, 3¢ and when the same besome due and payable all water charges,
sewer charges and all charges for electricity, gas, heat, steam, hot and/or chilled water, and al{ ather utilities supplied o the Leased Premises commenciog
upon Tenant’s acceptance of the Leased Premises and throughout the Tenn. If such utilities are not separately metered and are used in cormmon with other
tenznts, Tenant will pay to Landlord a proportionate share (based on the square footage of the Leased Premises) or other reasonable allocation of the total
meter charges within thirty (30} days of receipt of a stalcment from Landlord. Tenant shall pay any and all security deposits charged by utility providers.
Landlord shall not be liable for any interruption of utilities unless solely due to the gross negligence or willful misconduct of Landiord. Landlord regresents
that the Leased Premises was formerly cocupied by a tenant/occupant whe operated a vestaurant therein and, to the best of Landiord actuzl knowledge, all
impact fies applicable to such tenant/occapant’s restaurant use were paid iz full. Provided Tenant does not at any time (a) add any customer seating above
that which extsted at the Leased Premises for the prior tenant/occupant (i.6., 260 seats inside, 47 seats in the Quidoor Seating Area) and (b) does not
otherwise alter any portion of the Leased Premises such a5 to trigger any additional impact fees being charged by and payable t any municipal authority
(which impact fees Tenant agrees to prompily pay as and when due), Landlerd shall hold Tenant harmless snd indemnify Tenant from and against payment
of amy wmunicipal impact fees pertaining to the Leased Premises claired 10 be due by any applicable municipal auwthority.

ARTICLE [
CONSTRUCTION OF LEASED PREMISES

The Leased Premises shal be consrmscted by Landlord and Tenant in accardance with the provisions of Exlhibit "C".

ARTICLE IV
USE

Section 4.1 USE. Tenant agrees that the Leased Premises shall be used only for the Penmitted Use and subject at all times to the exclusive uses
and prohibited uses applicable to the Shopping Center. Landiord represents that Tenant’s Pennitted Use does not violate any exclusive use restriction or
other prohibition applicable to the Shopping Center, Tenant will not change the Trade Name of the business operated therein without the prior written
consent of Landlord. Tenant shall not do anything which may interfere with the rights of other tenants in the Shopping Center nor shall Tenant use the
Leased Premises for any unfawtul or fmmeral purpose or in viokation of any applicable governmental codes, laws, or ordinances (“Laws™). Tenant shall not
cause or permit the Leased Premises to be used for the manufacture, storage, use, release or disposal of hazardous materials. Tenant shall, at its sole cost,
prowptly comply with all Laws now or hereafter enacted with respect Lo the Leased Premises whether in order to meet the special needs of Tenant or by
rerson of the cocupancy thereof or otherwise, and Teoant shall make all alierations and additions to the Lessed Premises required by appliczble
governmental authorities with respect thereto. Witbout limyiting the gensrality of the foregoing, Tenant shall, at its sole cost, prompily comply with all
requirements of the Americans With Disabilities Act ("ADA") with respeet to the Leased Premises.

Section 42 CONTINDOUS OPERATION. Tenent shall open for business in the entirs Leased Premises Tally fixtured, stocksd and staffed on
the Rent Commencement Date, or as soon as reasonably possible in light of potential construction or equipment delays (but in ne event later than 180 days
after the Rent Commencement Date) and continuously operate in the entire Leased Premises at ail times during the Tenn under Tenant's Trade
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MName. Tenant shall conduct business in the Leased Premises at lcast six days per week during the hours designated by Tenant. A vacation of cessation of
operations ol any other tenant in the Shopping Center shall not release Tenant from any it obligations hereunder.

Section 43 RULES AND REGULATIONS. Tenant and jts employees and agents shall observe and comply with all nies and regulations st
Forth in Exhibit “F attachod heroto and by tis sefarence incotporated herein oras promulgated by Landlord in the future upon notice to Tenant,

Section 4.4 S1GNS. Tenant shall, at its cost, ertot on the exterior of the Leased Premises a sign subject to the prior writien appreval of Landiord.
Tenant shall submit demiled drawings to Landlord of such signage. ANl signs shall be in compliance with the sign criteria attached hereto and by this
reference incorporated herein as Exhibit “D” and subject to applicable Laws. Tenantshail not place auy sign. awning, canopy, decoration, letiering or
advertising matter on any door or window of the Leaser Premises without Landlord's prior written consent. Tenant shall keep insured and maintain all signs
in pood condition, repair and operating order at all times and promptly repair any damage to same. Failure of Tenant to instal{ an exterior sign on the Leased
Premises prior to the Rent Commencement Date shall be 4 material default of this Lease.

Section 4.5 SALES REPORTS. Within thirty £30) days after the end of each calendar year, or upon a mantily besis upon the written request of
Landlord, Tenant shall firrnish to Landiord a complete statement, certified as trus and correct by an officer of Tenant, showing in reasonable delail the
amount of grass sales condusted from the Leased Premises during the immediately preceding salendar year, along with copies of the filings made by Tenant
with (he Florida Department of Revare for such preceding ealendar year.

ARTICLE V
INSURANCE

Section 5.8 TENANT'S INSURANCE. Tenant shall, at its cost, procurc and maintain beginning on the date Tenant is given access 0 the
Leased Premises for eny purposs and keep in force at all times thereafter during the Term (ke foliowing insurance with respect to the Leased Premises: (a)
Commercial Genesal Liability lnsurance with contractual liability coverage for the Leased Premises, entranceways, sidewslks and any surrounding common
areas, with 2 minimum single limit of $2.066,000 per oscurrence; (b} Special Form Property Insurance [or its successor coverage) and flood insurance for the
full replacement cost of all permanent leasehold improvements and betterments installed by Tenant to the Leased Premises and all personal property, trade
fxtures, furniture, equipment and mewhsndise therein; (c) Plate Glass Insurance in amounts sufficient to replace all plate glass in the Leased Premises; (d)
Worlame's Compensation and Employer's Liability Insurance in the amounts respuired by the Iaws of the State of Florida. which shall alse be carried by any
centractors and subcontractors of Tenant, (¢) in the event that Tenant produces, sells, or serves any beer, wine, liquor or other product containing alcohol,
Tenant shall carry liguor Jfabitity insurance in the amount of One Million Dollars {$1,600,000) per oscurrence/Two Milfion Dollars (52,000,000} aggregate;
and () such other insurance as Landlord or any mortgagee may teasonably require. In addition, Terant shall camy (or cause its contractors and
subeontraciors to carry} and keep in full force and effect, at Tenant’s cost, prior w commencement of and during construction of Tenants Work and the
performance of any other construction or alterations to the Leased Premises, Builders™ Risk Insurance for the full replacement cost of all such work.

All insurancs policiss shall be in 2 foum satisfactory to Landlerd and written with insurance cormpanies satisfactory to Landlord. All insurance
shall nawe Landlord and Landlord's designess as an additional insureds and/or 25 loss payees, as applicable, and shall provide that such insurance witl ot be
temminated or modified without thirty (30) days’ advance written notice to Landlord. The minimum limits of commercial general Hability insorance provided
above shall not limit or diminish Tenant’s liability hereunder. Tenant shall deliver to Landlord at least fifteen (15) days prior te the time sech insurance is
first vequired to be carried hereunder, and thereafier at least fifteen (15) days prior to the expiration of such policy. evidence of such insurance satisfactory to
Landlord together with evidenca of payment of pretaiums therefor. Any mimimum limits of coverage provided above shall be subject increase at any time
and fiom time to time if Landlord reasonably determines an increase is necessary. Tenant shall provide Landlord with evidence of such increased coverage
within thicty (30) days after notice of an increase from Landlord, If Tenant fails to obtain any of the foregaing insurance, Landlord may, but shail not be
required to, purchase same on Tenant's behalf and Tenant shall immediately pay to Landlord. as Additional Rent, all costs incuried by Landlord with respect
19 game.

Section 5.2 WAIVER OF SUBROGATION AND CLAIMS. Landlord and Tenant hereby release the other and all other persans claiming
under it from any and all liability For loss or damage caused by any casualty, even if the casualty is brought about by the fault or negligence of the other orof
any persons claiming under the other. Tenant and Lardlord will cause their respective insurance companies to endorse their respective insurance policies to
permit a waiver of subrogation. Landlord and Tenant hereby waive any and all clatms and right of recovery against the other and against the officers,
members, pariners, employees, agents and representatives of the other for damage, loss or injury caused by or resuiting from Fire and/or other perils,
regardless of whether ot not any such claims for damages, losses or injurics are or would be covered by any property insurance policies which the waiving
party does or is required to maintain hereunder, without regard to deductible linzits.

ARTICLE ¥1
REPAIRS AND MAINTENANCE

Section 6.0 EBY LANDLORD. Landlord shall make necessary maintenance and repeirs to the structural portions of the Leased Pramises
inchuding the exterior walls (excluding the exterior of and the frames surrounding all window, doors, plate glass, store fronts and signs which are Tenant's
responsibility), roof, foundaticn, and Joad-bearing shuctural columms and heams and to the sidewalks, parking areas and curbs. Landlord shall not be
required to make any repairs caused by the negligent or willful misconduct of Tenart or amyobe claiming under Tenent, any repairs, alterations or
jmprovements by Tenant or anyone claiming under Tevmut, or casualty or condemnation (except as provided in Article VILI). In no event will Landiord be
liable for damages or injuries arising from its failure to make said repairs. Tenant waives the provision of any law or statute, or any right common Jaw,
permitting Tenant t0 make repairs at Landlord’s expense. Such repair and raintenance obligations of Landlord shall be included in and constitute Operating
Expenses,

Section 6.2 BY TENANT. Except as provided in Section 6.1 above, Tenant shall make and pay for all maitenance, repairs, and replacements
of every kind to the Leased Pramises and all eguipment and systems exclusively serving the Leaved Premusies necessary to keep the same o 2 good state of
repair and operating order {including but not limited to the storefront, exterior entrances, exterior walls, plate and window glass, gless and show moldings,
doors, show windows, windows, interior walls and partitions, interior side of exterior walls, ceilings, floors, floor coverings, lighting, store signs, plumbing,
sewage, electrical and HVAC [as defined below] systems including alf dusts, vents, exhaust and soof curbing and flashing associated with the same,
sprinklers, furnishings, fixtures and equipraent and all other interior nom-shuctural portions of the Leased Premises) and in reasonably clean condition
tincluding reasorably periodic painting of the Leased Promiscs) and perform all repairs and alicrations required by applicable Laws. Beginning at the point
from which they serve the Leased Prenwises exclusfvely (whether focated inside or outside the Leased Prermises), Tenant shall, at its sole cost. make repairs
and replacements necessary to maintain in good repair and condition 21l lings, apparatus, ducts and equipment relating to utilities (including but not limited to
heating, air conditiening, water, gas, elestricity and sewage), Tenant shall at its cost prompily replace all broken or damaged glass in the Leased Prenises.

At all times during the Term, Tenant will, at its cost, mabntain a service contract with a Florida licensed air conditioning finm to perform mopthly
inspection and service to the heating, ventilazing and alr conditioning system servicing the Leased Premises ("HVAC”) (including changing belts, filters and
other parts os reasonably required) and repairs, maintenance and replasements to the HVAC to maintain same in good opesating order and condition. Prior to
(he Rent Commencement Dute and thereafter annually, Teneot shall firaish Landiord with a copy of the HYAC maintenance contract required above and
proof of payment of the annual premium therefor.

If (a) Tenant fails te perform any repair, placement or maintenance obligation required hereunder, (b) Landlord determines that emergency
ropairs are necessary or {¢) Topaits ar replacements to the Leased Premiscs, Comanon Aseas and/or Shopping Center are Tequired due 1o the negligence or
willfizl misconduct of Tenart or anyone claiming under Tenant, then n any of such events, Landlord may make such repairs, and upen completion thereof,
Tenant shall promptly pay to Landlord, as Additional Rent, all costs incurred by Landlord in making such repairs pius ten peroent {10%) for overhead.

ARTICLE VIi
ALTERATIONS

Section 7.1 BY LANDLORD. Notwithstanding anything to the contrary contained herein, Landlord reserves the right at any time and from time
to time ta change the size, layout and dimensions of the Shapping Center and any part thereof: locats, relocats, alter and modify the oumber and location of
buildings ot improvements, buijding dimensions, number of flocrs, identity and types of other stores and/or other tenants and the Common Areas or any
portion thereof located from time Lo time in the Shopping Center; enlarge or reduce the Shopping Center; make alterations or additions to the Leased
Premises {provided such alterations or additions fo not materially and adversely affect Tenant’s business operations at the Leased Premises} and construct
other buildings adjoining same; construt additional bufldings and improvements in the Shopping Center, and sell or lease any part of the land or buildings
comprising the Shopping Center, Landlord shall use commercially reasonable efforts to minimize disruption to Tenanl's business during the performance of
the foregoing excepl in the event of an emergency. Landlord’s activities under this Section 7.1 skall not prevent ingfess to or egress from the Leased
Premises and shall not reduce parking at the Shopping Center below applicable mumicipal codes.

Section 7.2 BY TENANT. At Tenant’s sole expense, Tenant may zlter, renovate or improve the interior non-structural portions of the Leased
Promiscs, provided that for all such aiterations or renovations that (a) exceed $50,000.00 in aggregate cost and/or (b} which require Tenant to obtain a
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municipal permit or other govemmental approvals, Tenant has obtained the prior wiitten consent of Landiord and Tenant is not in default of this Lease. All
work shall be perfonned in a good and workmasnlike manner and in compliance with all applicable Laws and all requirements of this Lease. Prior to the
commencement of such work, Tenant shafl subspit for Landlord’s written approval, two (2) sets of the plans and specifications for Tesant’s werk and Tenant
shall cause Landlord's requirements for bonding, nsuratce and contractor requirements to be safisfied Landlord’s approval shall be evidenced by returning
to Tenant one {1 set of plans and specifications initialed by Landiord. Any work performed by Tenant under this Section 72 shall' be so conducted s as not
to interfere with the use by other tenants of the Shopping Center. Tenant shall not make any changes, alterations or improvements to the exterior or the
strueture of the Leased Premises.

ARTICLE ViUl !
DESTRUCTION OR CONDEMNATION

Section 8.1 DESTRUCTION. Tensnt shall give Landlord prompt written notice of damage to any portion of the Leased Premises rasulling
fromn fire or other casualty. If {a) the Leased Premises shall be damaged by an ocoumence which is not covered by Landlord’s insurance; (b) the Leased
Premises shall be damaged during the Jast two years of the Term: (¢) the Shopping Center buildings are damaged to the extent of more than twenty five
(25%) of the replacement cost, or {d) the Leased Premises are damaged Lo the extent of twenty five percent (25%) of the replacement cost, then in any of
such events, Landlord may terminate this [sase upon the date set forth in Landlord’s notice, which date shall be at least thirty (30) days after the date of
Landlord’s notice. In the event that the Leased Premises are wholly or partially untenantable as a result of such fire or casualty, thers shali be a fair and
equitable proportionate abatement of all Reut during that period based on the proportion of the Leased Premises rendered untenamtable. [f this Lease is not
terminated by Landlord as aforesnid then this Lease shall contirue in full force and effect (Tenant waives any right conlzrred by any applicable law to
terminate this Eease based on the damage) and Landlord shal rebuild the Leased Premises to the condition existing when the Leased Premises was originally
delivered 10 Tenant (but anly to the extent insurance proceeds are adequate and available for such purpeses); and upon Landiord providing Temant written
notice of the completion thereof, Tenant shall diligently restore Tenaut’s property and promptly reopen for business and cemmence the payment of all Rent
required heraunder. Tenant shalt use the procesds of any recovery on Tenant's msurance policies for restorarion of improvements made by Tenant to the
Leased Premises damage {including all permanent leaschold improvement and betterments), and for restoration and/or replacement off Tenant's equipment,
trade fixtures and inventory, and to cover any business interruption loss.

Section 8.2 CONDEMNATION. if the whale of the Leased Premises ars taken in conncetion with emines domain or sale in lieu thercof, the
Texm shali expire when Landlord shall be divested of its title, and Rent shall be apportioned as of that date. If only part of the Leased Premises is taken in
comnection with eminznt domain, and the Floor Area of the Leased Premises is reduced by mons than twenty five peroent (23%) and the part remaining shalt
10t be teasonably adequate for the operation of Tenant's business, Landlord or Tenant may terminate this Lease by giving the other natice within thirty (30)
days after such taking, effective as of the date possession of the taken part shall be required for pablic use; and Rent shall be apportioned as of that date: If
this Lease is not so terminated pursuant to this provision, then Landlord shall promptly restor: the Leased Premises to a condition comparable to its condition
at the time of such condemmation less the portion lost in the taking (to the extent feasible and at 2 cost to Landlond not 1o exceed the award received by
Landlord after expenses} and this Lease shali continue in tull force and effect except that the Rent shall be redaced in proportior i the portion of the Leased
Premises lost in the izking. Landiord shall be entitled to ali damages in connection with eminent domain, including aay partion of the award based on the
value of the leasehold éstate of the Leased Premises. Notwithstnding the foregoing, Tenant may bring a separate claim in Tepant’s name to roover
darmages For the value of any personal property or movable trade fixturss that were instalied by Tenant.

ARTICLE IX
SUBORDINATION! ATTORNMENT AND ESTQPPEL CERTIFICATES

Section 9.1 SUBORGINATION/ATTORNMENT. This Lease is subject and subordinate 10 all ground and underying leases and all mortgages
or other security agreements which now or hercafter affect the Leased Premises and to any and all advancements to be made thereunder and to all renewals.
modifications, conselidations, replacements, and extensions thereof. Within ten {10) days after receipt of 2 written request by Landlord, Tenant shall enter
into an agreement provided by Landlord ot its lender subordinating this Lease and all interest of Tenant to all ground and underlying leases and mortgages
and other security agreements which may now or hereaRer effect the Leased Premises and to any and all advances 1o be made thereunder and all renewals,
modilfication, consolidations, replacements and extensions thereof. In the event any proceedings arc brought for foreclosure of any such mongage, or in the
event of exercise of power of sale under any such moitgage, ot in the event of a sale by Landlord of its fee ar leasehold intercst i the Shopping Center or its
interest in this Lease, Tenant shall altom to the mortgagee, transfuree or transferes upon any such forcclosure or sale and recognize such morigages,
transferee or purchaser as faodlord under this Lease.

i Section 9.7 ESTOPPEL CERTIFICATE. Tenant shall, without charge, at any lime and from time o time, within ten (10} days after request by
Landlord, defiver a written mstrument to Landlord or zny cther person, finm or corporation specified by Laadlord, duly executed and acknowledged,
certifying: {a) ihat this Lease is enmodified and is in full force and effect (ot if there bas been any medification, that the same is in full foroe and effect as
modified, and identifying any such modifications); (b} whether or not there are then existing any set-offs or defenses i favor of Tenant against the
enforcement of any of the tenms, covenants and conditions of this Lease by Landlord, and if so. specifying the same; (¢} the dates to which Minfmum Rent,
Additional Rent and other charges are paid in advance, if any; (d} whether or not Landlord has observed and performed all of the terms, covenants and
conditions on the part of Landlord to be abserved and performed, and it not, specifying the same; (e) that Tenant has paid Landlerd the Security Deposit (if
any); (f) the Rent Commencement Date and the scheduled expiration date of the Lease Tenn; (f) the dghts (if any) of Tenant 10 extend ov renew this Lease or
1o expand the Leased Promises; (g) the amount of Minimmn Rent, Additional Rents and other sharges currently payable under the Lease; and (h) such other
information and facts Landiord or a prospective or cxisting purchaser may reasonably require.

ARTICLE X
DEFAULT

' Section 10.] TENANT DEFAULT. Any one of the following shall be a defaut by Tenant: (a) Fenant fails to pay Rent within seven (7) days of
the date when due hereunder; (b) Tenant fils to perform or observe auy agreement, obligation or covenant of (his Lease (other than the payment of Rent)
and such failure continues for fifteen (15) days after writtas notice from Landlord (or if same carmot reasonably be cured within fiftecn (15) days, if Tenant
fails to cormmence to cure within fiffeen (15) days and/or fails to diligently prosecute such cure o completion provided such cure period shall not exceed
thirty (30} days}, provided Tenant shall 2t all times diligently pursue completion of all such cures in the shortest tirne period reasonably possible under then-
given circumstancss; (c} Tenant or Guarantor becomes bankrupt or insolvent or imakes an assignment for the benefit of creditors or wikes the benefit of any
iusolvency act, or if any debtor proceedings are taken by or against Tenant or Guarantor; (d) a receiver or trustee in baokrupiey is appointed for any of
Tenant's or Guarantor's property and such appointment is not vacated within ninety (99 days from the date 6f appointment; (e) Tenant's leaschold Interest or
Tight to possession af the Lezsed Preruises, or both, passes to one other than Tenant, by assignment, operation of law or otherwise {except as otherwise
expressly permitted hereunder), without written consent of Landlord: (f) Tenant cezses doing business at the Leased Premises as determined by Landlord for
mare than fifteen (15} consecutive days (except for empomry closures due to casuaity or condemnation); (g) Tenant vacates or abandons possession of the
Leased Premises; andfor (h) the Leased Premises are used for purposes other than the Permitted Use.

In the event of & default by Tenant hereunder which is not cured within the applicable cure period set forth above, Landlord may., at its option and
without further notice, in addition to all other remedics avadlable s law or in equity: (a) tenminate the Leass but Tenant shall remain liable a3 hereinaficr
provided; (b) repossess the Leased Premises without terminating the Lease, (c) obtain injunctive and declaratory refief and/or specific performance of any
termm, covenant or condition of the Lease; (d) declare the entire balance of ali Rent due under the Lease for the remainder of the Term to be immediately due
and payable discounted to present value; (¢} perform such oblzgation on Tenant's bebalf and charge Tenant the cost thereof plus ten percent (10%) of such
costs ta sover Landord's overhead as Additional Rent, and (f) institute a distress for rent action and obtain a distress writ under Section 83.11 through 83.19,
Florida Statutes and (g} immediately receive the anamortized portion of the Tenant Improvement Allowanee, if any, paid to Tenant.

The exersise by Landlord of any right granted hereunder shall not relieve Tenant trom the obligation 10 make all payments of Rent and o fulfill
all other obligations and covenants requined by this Lease, at the time and in the manner provided herein, Further, notwithstanding any Tepossession er
termination of the Lease, Tenant shail (a) remain lizble for all Rent acensing up to the date of such repossession or termination; (b) be lisble to Landlord for
all costs and expenses inewrred in conpection with repossession (including aomey's fees), entering into a new lsase with another tepant, and preparing the
Leased Premises for relelting (including repairing, Tmproving, altering and remodeling the Leased Premises), regardless of whather Landlozd relets the
Leased Premises or any part thereof for a teym less or move than the balance of the Term or grants concessions, allowances or free rent or other inducements
to # new teaant; and (c) for each month which would have otherwise constimuted the balance of the unexpired Term, pay the deficiency between the Reat that
would have been payable, less the net amount of rents actually collected by Landlord from a new tenant, if any. Tenant shall not be entitied 10 any swplus
rents. Landlord shall not be required to use any greater efforts than Landlord uses to lease other properties Landlord awns, to relet the Leased Premises in
preference to any other space in the Shopping Center; or to aceept rent in an amount less than fair market rent fer the Leased Premises. Landlord's failure to
ralet the Leased Premises shall not release or affect Tenant's liability hereunder and Landlord shall not be liable for Rilure to refet, or failwe o collect rent
under any refetiing, it any, No re-entry or taking possession of the Leased Premises by Landlord will be construed as an clestion to terminate unless Landlord
notifies Tenant in writing of Landlord's election to terminate the Lease.
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Section 10.2 NON-WAIVER. The failure of Landlord, to insist upon strict performance of any of the terms, conrditions and covenants herein
shall not be deemed to be a waiver of any right or remedies that Landiord may have and shall aot be deemed 2 waiver of any subsequent default in the terms
ancl covenanls hersin contained unless expressly waived in writing by Landlord. No payment by Tenant or acceptance by Landlord of a lesser anount than
due from Tenant shall be deemed to be anything but payment on account, and Tenant's payment of a fesser amount with 2 statement that the Jesser smount is
payment in full shal? not be deemed an accord and satisfaction. Eandlord may accept the payient without prejudice ta recover the balance due or pursue any
other remedy. Landlord may accept payments even after defiult by Tenaat without prejudice to subsequent or concurrent rights or remedies available to
Landlord under this Lease, at law or in equity. All rights and remedies of Landlerd hereln or presently or hereafter existing at law or in cquity are
cumuiative and concwient and the exercise of one or more rights or remedies hereunder shzll not waive Landlord's right to excieise any other right or
remedy. The maintenance of any action er procesding to tecover possession of the Leased Premises or any payment of Rent shail ot preclude Landlord from
thereaflter instituting and maintaining subsequent actions or proceedings for the recovery of possession of the Leased Premises or of any other monies that
may be due or becorne due from Tenant. Any entry ar reentry by Landlord shall not be deemed to absclve or discharge Tenant from liability hereunder.

Section 103 TENANT WAIVER. Tenant hereby oxpressly, unconditionally and irrevooably waives all of the follawing: (a} any right Tenant
may Lave to interpase or assert any claim, counterclaiin or setoff ja any action brought by Landlerd for eviction based (in whole or part) on non-payment of
Rent even if same i based on Landtord's alleged breach of the Lease (Landiord and Tenatt hereby stipulate that any such counterclaim shall be severed and
tried separately from the action brought by Landlord for non-payment of Rent); (b) all constinutional, statutory o common Taw bonding requircments
including the requirement under Section 83.12, Flotida Statutes that Landlord file a bond payable to Tenant in at least double the sum demanded by Landlord
(or double the property sought to be distrained); it being the itention of the parties that no bond shall be required in any distress action: (c) the right under
Section 83.14, Floride Statutes to replevy distrained property; (d) any rights Tenant may have in the selestion of verue in any suit by or agaiost Landlord; it
being wnderstood that the venue of such suit shafl be in the county wherein the Leased Premiscs is located; {2} any rights Tenant may have io consequential
damages incurred by Tenant including but not limited to lost profits and interruption of business as a result of any Landlord defaule (Landiord likewise
waives any rights Landlord inay have to consequential damages incurred by Landlord including but not limited to fost profits and interruption of business as
a result of any Tenant default); and (£) any rights Tenant may have in the Leased Premises or any goods or personal property therein if Tenant is gvicted and
dispossessed of same.

Section 104 FORCE MAJEURE AND UNAVOIDABLIE DELAYS. Except for the payment of Rent, in the event that either party hereto
shall be delayed or prevented fiom the performance of any act required herennder by reason of labor disputes, inability to procure materials, faiture of power,
restrictive governmental lews or regulations or failure of the applicable governmental authority to timely issue permits, fire or other casualty, acts of God, or
ather reason beyond the teasonabie contral of the party delayed in performing the act required under the terms of this Lease, then such delay in the
performance of such act shall he excused withs performance sxtended for a period equivalent to the peniod of such delay.

ARTICLE X1
OTHER PROYISIONS

Section 11.1 DEFINITION AND LIABILITY OF LANDLORD AND TENANT. The term "Landiord™ a3 used in this Lease shall mean only
the then owner of the Jessor’s interest in this Lease, and in (he event of a transfer by Landlord of is interest in this Lease, Landlord shall sutomatically be
released from all obligations and labilities as the lessor subsequent to the transfer. Notwithstanding anythiog te the contrary contained herein, in the event
of a defanlt by Landlord of any of its obligations or covenants under this Lease, nejther Landlomd nor any of the pasmers, members, officers, directors or
shareholders of Landlord shall have any persomal liability whatsoever with respect to same and Tenant shall look sclely to the equity of Landlord in the
Shopping Center for the satisfaction of Tenants remedies, The word "Tenant” slall meaw each and cvery person pamed as Tenant herein and its permitied
subtenants, assigns and successors, I rmore than one party executes this Lease as "Tenant”, the liability of all signatores shal} be joint and severzl.

Section 11.2 RELATIONSHIP OF THE PARTIES. Nothing contained in this Lease shall be deemed or constraed as creating the relationship
of principal and agent or a parmership or joint venture between the parties hereto, it being understood and agreed that neither the method of computing Rent
nor any other provision contained herein nor any acts of the parfies hereto shall be deemed to create any relationship between the parties other than that of
Landiord and Tenant. Landlord and Tenant eckmowledge that cach of them and their respestive counsel have had an oppertunity to review this Lease and that
this Lease shall not be canstracd for or agaiast either party merely because such pasty prepared or drafied the Lease or any particular provision.

Section 11.3 SECURITY DEPOSIT. Tenant has deposited with Landlord the Security Deposit as security for the performance by Tenant of its
obligations under this Lease including payment of Rent. The Security Deposit may be commingled with other funds of Landlord, and Landlord shafl have no
Tiability for the accrual or payment of any interest thereon. Landlord may use, retain or 2pply all or any part of the Sesurity Deposlt o sure any defaukt by
“Tenant under this Lease. IF Landlord applies al! or part of the Security Deposit to cure a Tenant defaalt, Tenant shall pay promptly to Landlord the amount
so applied. If Tenant complies with all terms and conditions of this Lease, the Security Deposit or any balancs thereof, shall be retumned to Tenant at the
expiration of the Term. If Landlord transfers this Lease and Security Deposit to a transfiree. Landlord shall be released from Hability with respest to the
Security Deposit; Tenant shall look only to such transferee with respect thereto.

Section 11.4 FINDEMNMNITIES. Tenant shall indemnify, defend and hold harmless Landlord, its officers, employees, agents, property manager
(and its agenis), contractors and any morgages (collectively, “Landlord's Agents”) from and against all losses, claims, expenses (including attoraeys' fees),
liabilities, lawsuits, injuries, and damages of whatever nature if (a) ocewring in the Leased Premises, uniess caused by the gross negligence or willful
misconduct of Landiord or Landlord’s Agenis; (b) claimed to bave been caused by or resulted from any act or omission of Tenant, its agents, contractors,
employees, subtenants, assignees, concessionaires and invitees, 1o matier where occurring: or (€) due 0 any breach, or default by Tenant in the full and
prampt payment and performance of Tenant’s oblipations under this Lease: together with al costs, expenses and liabilites incorred in or in connection with
each such slaim, action or procesding brought against Landlord and/or Landlord's Agents, including, without limitation. all reasonable attomey’s fees and
expenses. In addition, Tenant shall indemnify, defend and hold harmless Landlord and Landlord’s Agents frot and against all losses, claims, expenses
(including attomey’s fees), liabilities, lawsuits and damages arising by reason of any clean up, removal. remediation or any other activity required as a result
of the presence of hazardous substances in the Leased Premises aid/or the Shopping Center caused by Tenant or its employees, agenis, contractors or
invitees. Landlord shall indemaify, defend and bold armless Tenant from 2nd against afl losses, claiins, expenses (including atlomeys' fees), liabilities,
lawsuits, injuries, and damages of whatever ratuce ocouning in the Leased Premises solely 25 2 result of the gross nepligenes or willful misconduct of
Landlord or Landlord's Agents, The foregoing indemuities shall survive the sapiration or earlier termination of this Leage.

Section 115 DAMAGE TO PROFPERTY OR PERSONS. Uniess caused by the gross negligence or willful conduct of Lasdlord, Landlord
shall not be kable for any loss of or damage to property of Tenant or of oliers Jocated in the Leased Precnises or the Shopping Center, by theft or otherwise;
any injury or damage to persons or property of to the Leased Premises resulting from fire, explesion, falling plaster, stear, gas, clectricity, water, ain or
snow or feaks from any part of the Leased Premiscs or from the pipes, appliances or plunbiag or from the reof, street or subsurface or from any other place
or by dampness aor by any other canse of whatever nature; any such injury or damage caused by other tenants ot any persens in the Leased Premises or the
Shopping Center ot by operaticns in the constructions of any private, public, or quasi-public work: any defect {latent or otherwise} in construction exoepl fora
period of one year from the date of the general construction of the Leased Premises (the parties agree that any liability of Landlord under the preceding
clause shall be fimited to cost of repair only); any damage or loss of property of Tonant kept or stored in the Leased Promises.

Section 11.6 ASSIGNMENT/SUBLETTING. Tenant shall not assign or transfer this Lease or any interest therein, or sublet all or any part of
the Leased Premises, without obtaining on each accasion the prior written cotisent of Landlord. The transfer of any corporate stock, partnership Interest or
membership interest in Tenant, or a merger, consolidation, acquisition ot liquidation of or by Tenant, either voluntarily or by operation of law, shall be
deemed an assignment and shall require Landlord's consent, except if Tenant is a public corporation and such transfer of stock is through a recognized stock
exchange. Any request for Leandlord's consent to assignment or subletting shall be accompanied by a non-rsfundable payment in the amount of One
Thousand Doilars ($1,060.00) for casts incurred by Landlord with respest to same. Any assigmment ot sublcase shall be only for the Permitted Use. In no
cvent shall any assignment or subletting release Tenomt fiom any of its obligations or liabilitics under this Lease. Any permitted assigoes must assume this
Lease in writing in an assumption agreament in forn satisfactory to Landlord and Tenant shall deliver an executed capy of same to Landlord ten {10} days
prior to the effective date of the assignment. If Tenant shail 2ssign this Lease or sublet the Leased Promises pursuant to the foregoing provisions far rents or
any ather amounts in excess of the Rent payable hereunder, Tenant shall pay 2!l of such excess rent to Landlord as Additional Reat,

Notwithstanding the foregoing, Landlord shal{ bave the option, by wrilten notice {0 Tenant within thirly (30) days afier receiving any request for
censent to a proposed assigiument or sublease of all or a portion of the Leased Premises to an unaffiliated entity to recapture the Leased Promisss and
tenninate the Lease or recapture that portion of the Leased Premises subject to the proposed assignment or sublease and terminate the Lease a3 it relates to
1he recaptured Space; such termination fe be effective on the date provided in thie natics (o recaptare. If Landlord clects to recaphwe a portion of the Leased
Premiscs. then Rent shall be adjusted accordingly. .

Section 11.7 SURRENDER. Upon the expiration or sooner termination of the Lease, Tenant shall surrender the Leased Premises (o Landlord in
broom clean condition and in good repair and condition, reasonable wear and tear excepted. Tenant shall remove all moveeble trads fixtures, furniture,
inventory and other personal property of Tenant {collectively, “Personal Property™) and repair all damage caused by the removal of same. Tenant shait
surrender ail keys for the Leased Premises to Landlerd at the addiess set forth in Section 1.1(0). If Tenant fails to make such repairs, Tenant shal! be liable
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for and agrees to pay Landlord’s costs and expenses in making such repairs plus 10% of such costs io cover Landlord's everbead. Tenant shall not remove
any mumbing or electrical fixtures or equipment (not including moveable trade fixtures paid for and installed by Tenant), heating or air conditioning
equipment, floer coverings, walls or ceilings, all of which shall be deemed to constitute a part of the interest and estate of Landlord not shall Tenam remove
any fixtures or maclinery that were fumished or paid for by Landlord whether initially installed or replaced. I Tenant fails to remove its Personal Property
upon abandonment, recovery of possession of the Leased Premises by Landlord or at the expiration or sooner tetmination of the Leass as provided above.
such Personal Property not removed shall be deemed abandoned by Tenant and at the option of Landiord shall become the property of Landlosd and at
Landlord's optien may be removerd by Landlond at Tenant's expense plus ton percent {10%) as herein provided, or placed in storage at Tenant's expense, of
sold or otherwise disposed of, in which event the proceeds of such sale or other disposition shall belong to Landlord. Tenant hereby waives all claims for
Toss or damage to Tenant’s property pursuant to the terms of this paragraph. Temant's obligations to observe or perform this sovenant shal! survive the
expiration or ether termination of this Lease. All costs of vacating the Leased Premises shall be the responsibility of Tenant.

Section 11.8 HOLDOVER. If Tenant remains in possession of the Leased Premises after the expiration of the Term without the writien consent
of Landlord, Tenant sliall be deemed a tenant at sufferance, and during such holding over, Rent shall be two hundred percent {200%) of the amount in effect
immediately prior to the expitation of the Term and all other provisions of this Lease shali apply insofar as the same are applicable. In addition, Tenant shall
inderanify and hold Landlord harmless from all losses, liabilities, ¢laims, darnages and expenses arising from such holdover by Tenant after the expiration of
the Term including without limitation any ciaims made by any succeeding tenant as 2 result of same.

Section 119 LANDLORD LIEN. In addition 10 all other remedies set forth herein, In the eveot Tenant defauits hereunder, Tenant hereby
grants to Landlord a lien and security interest on all propetty of Tenant now or hereafter placed in or upon the Leased Premises, and such preperty shall be
and remafn subject to such lien and secwity interest of Landlord for payment of all Rent hergin. The provisions of this paragraph relating 1o such fien and
secusity interest shall constitute a security agresment under and subject & the Uniform Commersial Code of the State of Flovida so that in the event Tenant is
in defauit hereunder Landlord shali have and may enforce a security intescst on all such property of Tenant, in addition: to and cumulative of Landlord's.liens
and rights provided by law or by the other terms of this Lease. Tenant hereby authorizes Landlord o file one or more UCC-1 Financing Statements in the
appropriale public office(s) in order to perfeer the security interest granted to Landlord as aforssaid.

Section 11.10 LIENS. Tenant shall discharge any lien filed against the Shopping Center or any part thereof for work done or materials fumished
al Terant's request with respect to the Leased Premiscs within tea {10) days after such lios is filed, failing which Landlord may, in addition to any other
remedies under this Lease, resnove such lien. Tenant shall pay Landlord, 25 Additional Rent, the amount of the lien discharged plus all costs and expenses,
ineluding, without limitatfon, attorneys’ fees and sourt costs, incurred by Landlord in discharging such lien. Pursuart o the provisions of Section 713.10.
Florida Statutes, notice is hereby given that under ne sircumstances shall the interest of Landlord in the Leased Premises or Shopping Center be subject to
any mechanic’s, laborer’s or materialman’s Jien or any other len or charge on account of or arising from any conract or obligations of Tenant and all such
parties must [ook exclusively to Tenaat to obtain payment for saime. Tenant shall deliver written notice of the foregoing provisions to all persons performing
work i the Leased Premises, Additionally, if requested by Landlord, Tenant shall promptly exceute and deliver to Landlord a notice of non-responsibility,
m a fonn provided by Landlord.

Section [1.11 LATE CHARGE. IFany payment of Rent is not paid within five days after such amount is dus, then in addition to the payment
then due, Tenant shall immediately pay to Landlord. as Additional Rent, a late charge equal to three percent (3%) of all sums past due. In addition, for every
thirty {30} day period thereafter 1hat any paymert remains past due, interest equal to the lesser of eighteen peroent (18%) per annum or the maximum interest
rate permitted by law shall acerus on a monthly basis until such delinguent asnount is paid in full. If any check, bauk draft. ACH or negotiable instrurnent
given to Landlard for any payment under this Lease shall be dishenared, Tenant shall pay an administrative charge to Landlord of Oue Hundred Dollars
($100.00).

Section 11,12 CONSENT. With tespuct to any provisions of this Lease which either provides or is held to provide that Landiord shail not
unreasonably withhold or delay consent or approval usless otherwise provided herein to the contrary, Tenant shall not be entitled to make any clain: for, and
Tenaat hereby expressly waives any claim for damages incured by Tenmnt by reason of Landlord’s failure to comply therewith: Tenant's sole remedy
therefor shall be an action: for specific performance.

Section 11.I3 WAIVER OF RIGHT OF REDEMFTION. Tenant hereby expressly waives any and ail rights of redemption conferred by
statuts or atharwise.

Section 11.14 NOTICES. Any notice or other commusicaticss which may be or is required 1o be given by <ither party to the other hereunder
shall be in wiiting and sent by registered or certified mail, return receipt requested, or delivered by a nationally recognized overight courier (such as Federul
Express or UPS). Any notice ot communication under this Leass shall be sent to the addresses set forth in Section 1.1{o) and shall be deemed to have been
given on the date it is mailed with sufficient postage prepaid or the date it is given ta the courier, 20d shall be valid and bindiug regardless of whether suck
notice is returned undeliverable or the receipt of snch notice is otherwise unacknowledged. Tn the event Tenant fails and/or refuses to accept service of legal
process related to any litigation between Landlord and Tenant, Tenant hereby agrees that the Secretary of State for the State of Florida (or, at Landlord’s
election, the registered agent for Tenant as of the date of such legal process in accordance with the Florida Corporations Bureau recards) shall be deemed a
proper party for service of such fegal process, and service upon same shall be binding upon Tenant as if the same were served upon Tenant.

Section 11.15 RECORDING. Neither this Leass nor any memerandum of tixis Lease shall be recorded in the public records.

Seetion 11.16 ENTIRE AND BINDING AGREEMENT. This Lense contains the entine agreement botween the pasties hereto and Tenant
warraats that it has not relied upon any represeatation other than ag contained in this Lease and Landlord relies on this representation as an inducement io
enter into this Lease. Tenant represcnts and warrants that il has had the opportunity to have tisis Lease reviewed by its professional advisors and tiis Lease is
the joint effort of both parties expressing their agreement. and that il should not be interpreted in favor of or against either party merely becavse of their
efforts in its preparation. Except as provided to the contrary herein, this Lease may not be modified in any muanner other than by agreament in writing signed
by al} parties hereto. The terms, covenants and sonditions contained herein shall inare to the benefit of and be binding upon Landlord and Tenant and their
respeclive successors and assigns, except as otherwise expressly provided in this Lease.

Section 1117 PROVISIONS SEVERABLE. If any term or provisions of this Lease or the application thereot 1o any person or circumstance
shall, to any extent, be held to be invalid or unenforceable by a court of competent jurisdiction, the remainder of this Lease, or the application of such (e
or provision to perseas or circumstances other than those 2s to which it is invalid or vaenforceabla shall not be affected thereby and each term: and provision
of this Lease shall be valid and enforceable o the fullest extent penwitted by law.

Section 11.15 CAPTIQNS/TIME. The captions contained hercin are for convenience and vefereace anly and shall not be deemed a part of this
Lease o construed as in any marnsr Hiniting or exsmplifying the terms and provisions of this [ease to which they relats. Time is of the essence.

Section 11.18 RADON GAS. Florida Statutes 404.056(8): Radon gas is a naturally sccwring radioactive gas that, when it is acournulated in a
building in sufficient quantities may present health risks to persons who are expased 16 it over time. Levels of Radon that exceed federal and state guidelines
have been found 0 buldings in Florida. Additionzl information regarding radon and radon testing may be obtained fium your county health unit.

Section [1.20 NO OPTIONEXECUTION. The submission by Landlord to Temant of this Lesse shall be deemed solely for examination
putposes only and not for aceeptance. Such submission shall have no binding effect and shall not create any rghts er impose any obligations upea efther
party. The execution of this Lease by Tenant shall be imevocable. This Lease shall have no binding force and effect unless and until Tenant and Landlord
have executed this Lease and a duplicate exccuted original shall have been delivered by [andlord to Tenant.

Section 11.21 BROKER. Tenant ropresents and warrants to Landlord that it has not dealt with any broker, finder or other person entitled to
compensation in connection with this Lease {other than, the Broker identified in Section L. [(p) and there are no claims for brokerage commissions or finder's
fees in cormection with the execution of this Lease. Tenant agrees to indemnify, defend and save Landlord harraless from all Habilitics and clains (inchuding
lepal fees) arising from a breach of the foregoing. The foregoing indemuity shall survive the termination of this Lease.

Scetion 11.22 RELOCATION. INTENTIONALLY DELETED

Section 11.23 WAIVER OF TRIAL BY JURY. Lasdiord and Tenant mutually agree that they waive trial by jury in any action, proceeding or
counterciaim brought by efther party against the other as to any matkers arising oul of or in any way comected with this Lease.

Section 1124 ACCESS. Landlord shall have the right (but not the obligation) to enter the Lessed Premises at all reasonable times upon
reasonable prior notice {except in the event of an emergency) W make any repairs and alterations or 16 inspect or to show the Leased Premises to prospeclive
purchiasers or morigagees. Commencing six (6) months prior to expiration of the Tenm, Landlord may show the Leased Premises (o prospective tenants.

Section [1.25 APPLICABLE I.AW AN ATTORNEYS' FEES. This Lease shall be governad by, construed and enforced in ascordancs with
the laws of the State of Florida. If either party brings an action to enforce the tenns of this Lease or declare rights hereunder, the prevailing party in such
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action, on hial or appeal, shall be entitled to recover all reasonabie costs and expenses {including without limitation court costs and reasonable attorneys’
fees) incurred by such prevailing party from the non-prevailing party.

Section 11.26 COUNTERPARTS. This Leass may be oxecuted in counterparts, each of which shall be an original, and Il of whick shall
constitute oné instrument.

Section [L.27 GUARANTY. This Lease shall be subject to the execution by Guarantor of the guarauty attached hereto and delivery of same to
Landlord with the exectited Eease.

Section 13.28 RIDER. [f any provision contained in a Rider to this Lease is inconsistent with auy other provisions herein, the pravision
contained i the Rider shall control unless otherwise provided in the Rider.

Section 11.29 OFAC COMPLIANCE. (a) Tenart represents and warrants that (a) Tenant and each persen or entily owning an interest in
Tenant is (i) not currently identified on the Specially Designated Nationals and Blocked Persons List maintained by die Office of Foreign Assets Cortrol,
Department of the Treasury (“OFAC™) andfor on any other similar list mzintained by OFAC pursuent to any authorizing stamtc, executive order or
regulation {collectively, the “List™}, and (i) not 2 person or eatity with whom a titizen of the United States is prohibited to engage in transactions by any
trade embargo, econamic sanction, or other prohibition of United States law, regulation, or Executive Order of the President of the United States, () none of
the funds or other assets of Tenant constitute property of, or ate beneficially ovwned, directly or indizestly, by any Embargoed Person {as hereinafter defined),
(¢) no Embargoed Person has any interest of any nature whatsoever in Tenant (whether directly or indirectly), (d) none of the funds of Tenant have beca
derfved from amy enlawful activity with the result that the investment in Tenant is prohibited by law or that the Lease is in violation of law, and (e) Tenant
has implemented proced and will istently apply those provedures, to ensure the foregoing representations and warranlies remain frue and cormrest at
all limes, The tenn “Embargoed Person™ means any person. entity or goventment subject to trade restrictions under U.S. law, including but not limited to,
the International Emergency Economic Powers Act, 50 US.C. §1701 gt seq., The Trading with the Enerny Act, 50 U.8.C. App. I etsca., and any Executive
Orders or regulations promulgated thereunder with the result that the investment in Tenant is prolibited by law or Tenant is in violetion of law.

(b) Tenant covenants and agrees (2] o comply with all requirements of law relating to money laundering, anti-terrorism, trade emnbargos and
economic sanctions, now or hereafier in offect, (b} to immediataly notify Landlord in writing if any of the representations, warranties or covenanis sei forth
i, his paragraph er the preceding paragraph are no longer trus or have been breached o if Tenant hias a asonable basis to believe thal they way no longer
be truz or have besn breachad, (o) net ta use funds from any “Prohibited Person™ (as such term is defined in the Scptember 24, 2001 Executive Order -
Blocking Property and Prohibiting Transactions With Persons Who Commmit, Threaten to Commit, or Suppost Teoorism) to make any payment due o
Landlord under the Lease and (d} at the request of Landlord, to provide such information as may be requested by Landlord to determine Tenant’s compliance
with the terms heceol.

{c) Temant hereby acknowledges and agrees that Tenant’s inclusion on the List at any time dwing the Lease Term shall be 2 material default of
the Lease. Notwithstanding anything herein to the contrary, Tenant shall not permit the Premises or any portion thereof to be used or occupied by any person
or entity on the List or by any Embargoed Person (on a permznent, temporary or transient basis), and any such use or ocsupancy of the Premises by any such
petson or entity shall be a material default of the Lease.

IN WITNESS WHERECF, Landlord and Tenant have duly executed this Lease as of the day and year first above written.

Signed, Sealed and Delivered in the Presencs Of:

Landlord: MSW INTRACOASTAL MALIL, L.L.C., 2 Delawars limited lizbility corpany

BY: MSW INTRACOASTAL HOLDING, L.1L.C.,
a Delaware Iimfted Hability company, its sole member

BY: WOOLBRIGHT INTRACOASTAL MEMBER LLC,
a Florida limited Tiability company, its Administiator

%‘ éb; \ SUWY&W U
! Its: Vive President

Date:

Tenant:  Seahorse Grll LLC. a Florida limited liability company

y: 27
7 —Thosnas Billafite
§ y ) Its: Managing Meniber
Date: {1 1 < ‘H‘
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LEASE RIDER
Intracoastal all

LANDLORD: MSW INTRACOASTAL MALL, L.L.C., 2 Delaware limited hiability company

TENANT:

Seaharse Grill LLC, a Florida limited liability company

LEASE DATE: m(l " { L{ L2011

By refsrence hereto, this Rider is hereby incorporated into and made 3 pact of the above refercnced Lease between Landlozd and Tenant. In the case of any
inconsistency betwsen the provisions of this Rider 1o the Lease and the balance of the Lease, the provisions of this Rider shalt govern aiid control.

NOW THEREFORE, in consideration of the mutual ¢ovenants contained herein, and other good and valuable consideration, the parties hereto agree os

follows:

1.

DELIVERY OF LEASED PREMISES: Landlord shall deliver the Leased Prenises 10 Tenant in “As-Is™ condition a5 mors partieulacly described
i Exhibit “C of the Lease.

INSURANCE: In addition to the insurance coverages requiced under the Leasc, Tanant shalt carry quor liability insurance in the amount of One
Miilion Dollars (§1,000,000) per cccunence’Two Million Dalfars ($2,000.000) aggregate. Tenant's compliance with the foregoing does not in
any way release, waive, limit or ofherwise abrogate Tenant's obiigation to indemnify and hold Landiord hamless from any claim, damages or
[iabilities as provided by Section 11.4 of the Lease.

GPTIONS TO RENEW: Ténant shall have the right and option o renew the Tenm of the Lease for up to two (2) periods of five {5) years each
{each sush perdod being hersinafter sometimes refenad 10 as the “Renowal Term™), providerd thar Tenant shall provide written notice 1o Landlord
of its eleation to rencw the Lease at least twelve (12) months, but not more than fifieen (15) montis, prior to the cxpiration of the Initial Lease
Term or the first Renewal Term. as the case may be, with time being of the essence as to this natification period. Landlord shall have ro
obligation to notify Tenant hereafter of the required notification date to renew the Lease and if Tenant fails to notify Landlord in writing by the
required notifization date of Tenant's elestion to rencw. Tenant's reneval option (and any subsequent renewal optious) shall be deemed waived.

All of the terms and conditions of the Lease shalf rerain unchanged and in full force and effect during each Revewal Term, except that (iy any
rent free pesfods, reptal concessions, inducements, allowances, Landlord construction obligations relating to the Leased Premises and/or other
similar items applicable during the initial Term of the Lease or any prior Renewad Term will not apply during such Renewal Term, (it} the Tenant
will accept the Leased Premises on an “zs is™ basis at the commencement of each Renewal Term. and (iii) annual Minimuwn Rent during the frst
year of cach Renewal Term shall increase by twelve percent {12%) over the annual Minimum Rent in effect during the last year of the
immediately preceding Term. Anuuat Minimum Rent at the adjusted rate{s) set forth above shall be payable in raonthly installments o an amouwnt
equal to one-twelfth (1/12th) of such adjusted annual Minimum Rent rate.

Tenant shall pay the aforementioned monthly installments, plus applicable safes and tse taxes thereon, in advance on the first day of ezch month
during the Renewa! Term in lawful mongy of the United States, and without rotice. demand, zhatement, deduction, set-off ar counterclaim,

The foregoing renewal options shall no longer be available and shall automalically cease to exist. upon the ocourrence of any of the following:
(1) the expiration or svones termination of the Lease, (2) the ocewrrence of any event of material default by Tenant under the Leage which remaing
uncured beyond any applicable cure period, or (3) any assignment of the Lease, subletting of the Leased Premises (or any part thereof) or other
transfer within the meanjag of Article 11.6 of the Lease.

QUTDOOR SEATING: Landlord hereby grants to Tenmt a license 1o use (he area outside of the Leased Premises designated by Landiord,
subjest o applicable governmental codes and wgulations {the “Ouldoor Seating Area”). Tegant may use the Qutdoor Seating Area only during
Tenant's notmal business hours for the sole purpose of providing outdoor seating for use by Tenant’s patrons. Tepant's use of the Outdoor
Seating Arca shall be at no additioral venta! to Tenant. Tenant shall not install any equipmens, lighting or signage in G Patio Area without
Landlord’s prior writien approval; not to be unrcasonably withheld, provided, bewever, Tenant may place tables and chairs desigaed for outdoor
use in the Outdoor Seating Area in quantities approved by Landlord. Temant acknowledges that the Leased Premiscs has been municipally
approved for 47 outdoor seats (based upon 260 indoor seats). Any formal request by Tenant o the applicable wunicipal authority for an increase
in the oumber of ourdoor seats above 47 shall be subjest to Landlord’s prior written approval, not to be unreasenably withheld. Tenant
acknowledges and agrees that: {z) the outdoor tables and chairs shall meet the highest standards of quality and appearance consistent with a first-
clags restaurant, and the design and construction of the Shopping Center, (b} Tenaot’s use of the Quidoor Seating Area shall not in any way
obstruct or impede pedestrian traffis, and (¢} Tenant shall be respansible o wintain same in good repair and clean and orderly condition,
including providing wash receptacles for the disposal of trash gencrated by Tenant’s operations, which shell be removed on a daily basis or more
frequently as needed. The Quidoor Seating Area shall be included under Tenant’s insurance requirements jn accordance with the teoms of the
Lease vovering all persons and property in and around the Qutdoor Seating Area and Tenant shall indesmify Landlord for any and all claims
cceuszing in the Outdoor Seating Arsa or arising cul of Tenant’s use of the Outdoor Seating Area in accordance with Section 1[4 of the Lease.
As modified by the teems of this Rider, Temant's use of the Quiwdeor Seating Area shall otherwise be in accordance with the terms of the Lease.
Landlord reserves the right 1o revoke its permission granted herein at any time in the event Tenant fails to comply witl the terms of thig Rider or
the Lease.

TENANT ALLOWANCE: iandlord shali grant Temant an aflowance for the actual cost incwred by Temant for installing leaschold
improvements. affixed equipment and finisiing the Leased Premiscs, not 1o exceed $225,000.00 (the “Tenant Allowance™). In order for Tenant to
be eligible to receive the Tenant Aflowance, Tenant must engage ihe services of 2 general contractor approved by Landlord and furnish proof
reasonably acceptable to Landlord of Tenant’s expenditurcs for alterations and leasehold improvements, which improvements shall remain in the
Leased Premises and beceme Landlord's property. The Tenant Allowance shail be paid by Landlord to Tenant, provided Tenant is not then in
default of the Lease, within thirty (30) days after the receipt of the approved request fioin Tepant for payment and Tenant has; (1) opened for
business withia the Leased Premises, (2) furnished final affidavit of payment from the general contractor, (3) fumished final releases of liens from
all contcactors, subcontmetors and suppliers for all work performed (4) fumishes a sopy of the certificate f cccupancy issued Tor the Leased
Premises, and (3) if applicable, provides as-built dmwings of all such work.

Temant shall be fully responsible for all costs and expenses with tespect to any alterations and improvements to the Leased Premises which
extend the Tenant Allowance. The Tenant Allowance shall only be payable for work performed by Temant fom the date of the Lease through the
one hundied eightieth (180"} day following the Rent Commencoment Date and Tenant shall receive no credit or payment for any unused portion
of the Teuant Allowance. In no event shall the Tenant Allowance he applied towards the cost of purchasing furniture, equipment or other
personal property of ‘Tenant, excepi for such equipment that is affixed to the Leased Premises and shall remain at ihe Leased Premises upon the
expiration or earlier termination of the Lease. Except for payment of the Tenant Aflowance, Landierd shail have o obligations of any kind to
improve the Leased Premises. Notwithstanding anything to the contrary contained herein, in the ovent Landlord seeks to convert the Tenant
Allowance to a rent credit to Tenznt (“Rent Credit”) in liew of a vash payment of the Tenant Allowance as stated above, then i such event “Tenant
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shall consent to such conversion, but the amount of the Rent Credit to be applied shall be $450,000.00 {i.e., twice the Tenant Allowance swn
above) and Tenant shall waive any night to reveive any cash payment related to the Tenant Allowance. The Rent Credit shafl be applicd to Rent
dus for the second month following the Rent Gommencement Date, wilh any excess 10 be applied on account of the Rent dus for the next
succeeding months until the reat eredit is fully applied.

EXISTING FF&E: Tenant acknowledges that Landlord has acquired, of is in the process of acquiring, title (o certain furniture, fixures and/or
equipment (collectively, the “Existing FF&E™) currently located in the Leased Premises and morz particularly described on the inventory attached
lhereto as Bxhibit “G" (said items having been abandoned in the Leased Premises by a former wenant thereof). Tenant finther acknowledges that
once such title is 5o acquired by Landlord, the Existing FE&E shall be ajid shall remain throughout the tenn of this Lease, as the same may te
renewed or extended, the property of Landlord and not Tenant, but the Existing FF&E shall be deemed to have been leased to, and may be used
by, Tenant pursuant to this Lease without additional charge. Tenant skall maintzin all of the Existing FF&E is good condition and repair, subject
to normaj wear and tear, and Tenant shall not sell, transfer, encumber or atberwise dispose af the Existing FF&E or any part thercof, or grant any
security interest therein, Furthes, without the Landlord’s pricr written consent, which may be granted ar withbeld in the Landlord’s sole, absciate
and wnfettered discretion, Tenant shall not remove the Existing FF&E or any patt thereof from the Leased Premiscs unless Tenant shall
simultanecusly replace same with new finiture, fixtures and equipment of the same type, and of equal or superior guality and utility, as that
which is being removed by Teaznt, ali such “replacement FF&E” (1) 0 be decmed to be the sele and absclute property tandlomd immediately
upon purchase, plasement and’or instalfation in the Leased Premises (subject to Tenant’s vse rights with respect thereto pursuant to this Lease}
and (b} to be purchased, placed and/or installed by Tenant in the Leased Premises frue and clear of ali liens, claims and encumbrances of any
kind, nawre or description. Tenaur shall, within five {5} days {ollowing request by Landlord, execute and deliver to Landlord such docuents,
instrments znd agreements {including UCC-1 Financing Statements) as Landlord may consider necessary or desirable in Landlord’s scle
discretion i erder to confirm (and/or place the public at jarge on natice of) Landlsrd’s ownesship of the Existing FF&E of any “replacement
FF&E™ which may, at any time and from time $o time, be installed by Tenant éi exchange for the Existing FF&E. Such decuments shall be
prepared at Landlord’s sole expense. Anything in tite foregoing to the contrary notwithstanding, it is understood ard agreed that if Tenant
shall have duly paid ali Rent as and whea due uader the Lease and if Tenant shzll not otherwise be in default in any respect on the last
day of the fifth (5} Lease Year, Landlord shall execute a Quitclaim Bill of Sale transferring Landlerd’s interest in the Existing FF&E to
Tenant for the sum of $L.00. Notwithstanding anything to the contrary contained herein, Tenant shall be responsible, at its sole cost and
expense, for payment of all personal property taxes applicable to the FF&E, Landlord and Tenant shall indemnify and hold each other hannless
with tespect a breach by Landlord or Tenant respestively of its obligations as set fouth in the preceding sentence and the feregoing Padomnities
shall survive the expirten or earlier tennination of this Lease.

EXCLUSIVE USE: Landlord agrees not to autherize any other tenant in the Shopping Cenler except for Tenant to operate a seafood-themed
restaurant as jts primary business {the “Exclusive Use™), excepting any tenats leasing space in the Shopping Ceater as of the date of the Lease
{and any renewals or replacements thereof) and any ienents occupying Anchor spaces as defined in Section L 1(c) of the Lease.

1F Tepant discontinues using the Leased Premises for the Exclusive Use (or @ postion of the Exclusive Use) at any time during the Lease Tenn
then the Exclusive Use (or that portion of the Exclusive Use no longer being used) shall expire automatically and shall cease to have any force or
cffest,

The foregoing Exclusive Use shall also expire automatically and cease io have any force or effect, upon the ccourrence of any of the fellowing:
(1) the expiration or sooner termination of the Lease, (2) the oceurrence of any event of material defeult by Tenant under the Lease which remains
uncured beyond any applicable cure period, or (3) any assignment of the Lease. subletting of the Leased Prewmises {or any pert thereof) or other
transfer not approved by Landiord within the meaning of Asticle L 1.6 of the ease.

OPERATING EXPENSES / FIXED INCREASES: MNotwithstznding anything to the contraty contained in the Lease, Operating Expenses (as the
tenm is defined in Section 2.3 of the Lease) shall increase annually during the Term by the fixed amount of three perceat (3%) per calendar year
over the Operating Expenses in effect for the immediately preceding calendar year, notwithstanding the acnual amount of Operating Fxpenses
otherwise allocabis to the Leased Premises.

[N WITNESS WHEREQF, the parties hercto have executed this Rider as of the dates horeinbelow wrilten.

Signed, Sealed and Delivered in the Prosence Of:

Landlord: MSW INTRACOASTAL MALL, L.L.C., a Delaware limited Jizbility company

BY: MSW INTRACOASTAL HOLDING, L.L.C..
a Delaware limited liability company, its sole member

BY: WOOLBRIGHT INTRACOASTAL MEMBER LLC,

& a Florida limited ligbility company, its Administrator
ﬁa b QL B —

v | Soraya T‘yrikc_y’j
&%\ ‘ lis: Vice President O

K/Z
L il

Tenant:  Seahorse Grill L1.C, a Flerida limited liability company

»

Qjﬁ W@ By:%%/%

i
% Its: Managing Member
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LEASE RIDER 2

Intracoastal Mall
LANDLORD: MSW INTRACOASTAL MALL, L.L.C,, a Delawace limited liability company
TENANT: Seahorse Grfil LLC, a Florida lirsited liabiilty company

LEASE DATE: @Q\i @MD«/' (L{ L2011

By reference hereto, this Lezse Rider 2 is hereby Incorporated ito and made a pari of the above reforenced Loass between Landlord and Tenantl.
1n the case of any inconsistoney belween the provisions of this Rider to the Lease and (e balance of the Lease, the provisions of this Lease Rider
2 shall gevemn and contol,

NOW THEREFORE, in consideralion of the mutual covesanis contained herein, and other good a5d vajuable consideration, and intending to be

{egally bound hereby, the parties hereio agree as follows:

1. COWNTINGENCY. The Lease is expressly contingent upon Landlord obtaining consent 10 a commercially reasonable Subordination, Non-
Disturbance and Atlornment Agreement (“SNDA™ from ts existing lender for the Shopping Center within sixty (60 days Trom the date of
the Lease, In the event Landlord is unable to obtain such lender’s consent to a SNDA as stated above within sixty (60) days from the date
of the Lease, then Tenant may termiinale the Lease by written notice to Landlord seceived within two (2) business days from the expiration
of the said sixty (60) day period above, time being ol the essence, Tailing which the Lease shall continue it full foree and effect, but without
any obligation for Landlord 1o oblain an SNDA with respect to the Lease and witheut any further right for Tenant to terminate the Lease
with respect ta such SNDA as set forth herein.

IN WITNESS WHEREQF, the parties hereto have executed this Rider as of the dates hereinbelow writteir.

Sighed, Sealed and Dolivered in the Presence Of

Landlord: MSW INTRACOASTAL MALL,L.L.C..
a Delaware limited liability company

BY: MEW INTRACOASTAL HOLDING, L.L.C,
a Delaware limited liability company, its sole member

BY: WOOLBRIGHT INTRACOASTAL MEMBER LLC,

(J/ a Florida limited Tiability company, its Administrator
C ; ‘J By:

q AN =D

! / its: Viee President

| o Ll

N
N

I
/ Tenent:  Seahorse Grilt LLC, a Florida limited Ijabilily company
- §
: By: e
N Fhrows Ditkate VoSS | RCEXANDEL KALAS
! -

K Prlemse) J
QJ’)Q Us: Managing Member i

. Date: [EER YT




EXHIBIT “A”
INTRACOASTAL MALL

LEGAL DESCRIPTION
PARCEL I:

Being a portion of Tract "A" and Lots 1 through 20, Block 19, and alsc that vacated street known as N.E. 165th
Street extending from N.E. 35th Avenue Eastward to the Western boundary of Lots 5 and 6; thence Southerly to
S.R. 826, all in Block 19, of EASTERN SHORES 2ND ADDITION, according to the Plat thereof, recorded i
Plat Book 65, Page 43, Public Records of Miami-Dade County, Florida, being more particularly described as
follows:

Begin at the Southwest corner of Lot 20 of said Block 19; thence North 00 deprees 53' 14" East along the West
line of said Lot 20 for 120.31 feet to the Northwest comer of said Lot 20; thence North 86 degrees 46' 13" East
along the North line of sa2id Block 19 for 1696.36 feet to the Northeast corner of Lot 6 of said Block 19; thence
South 04 degrees 46' 53" East along the Fasterly line of said Block 19 for 663.68 feet to a point on the Northerly
right-of-way line of S.R. 826, per Official Records Book 12103, Page 1685, Public Records of Miami-Dade
County, Florida; the following tweo (2) courses being along said Northerly right-of-way line; (1) thence South 83
degrees 09" 49" West for 77.17 feet to a point of curvature of a 1952.86 foot radius curve leading to the left; (2)
thence Westerly along said curve through a central angle of 02 degrees 49" 34" for an arc of 96.32 feet; the
following two (2) courses being along the Easterly and Northerly lines of the Warranty Deed granted to Miami-
Pade Water and Sewer Authority as described in Official Records Book 11323, Page 1086, Public Records of
Miami-Dade County, Florida; (1) thence North 04 degrees 50" 25" West for 102.70 feet; (2) thence South 86
degrees 46' 13" West for 75.11 feet (75.19 feot Deed); thence North 64 degrees 54' 39" West along said Northerly
Line of Miaroi Dade Water and Sewer property and the Northerly line of the property granted to Florida Power and
Light Company as described in Official Records Book 6829, Page 118, Public Records of Miami-Dade County,
Florida, for 57.61 feet (57.66 feet Deed) to the Northeast corner of corrective Warranty Deed granted to Florida
Power and Light Company, recorded in Official Records Book 270, Page 60, Public Records of Miami-Dade
County, Florida; the following two (2) courses being along the Northerly and Westerly boundaries of said Florida
Power and Light property; (1) thence South 85 degrees 09" 35" West for 150.00 feet; (2) thence South 04 degrees
50" 25" Bast for 150.33 feet (Deed 150.00 feef) to a point on the Northerly right-of-way line of S.R. No. 826 per
property deseribed in Parcel 104, Case Number 84-15796, Miami-Dade County, Florida, said point lying on a
cireular curve leading to the left whose radius point bears South 07 degrees 24' 51" East for 1757.28 feet; thence
Westerly along said Norikerly right-of-way line through a central angle of 00 degrees 58' 46" for an arc of 30.04
feet to the Southeast corner of Parcel 103 of said Case No. 84-15796, the following four {4) courses being along
exterior lines of said Parcel 103; (1) thence North 04 degrees 50" 25" West for 48.89 feet; (2) thence South 72
degrees 08" 15" West for 192.97 feet; (2) thence South 58 degrees 36' 07" West for 322.22 feet to a point of
curvature of a 50.00 foot radius curve leading to the left; (4) thence Westerly and Southerly along said curve
through a central angle of 90 degrees 00' 00" for an arc of 78.54 feet; thence South 58 degrees 36' 07" West along
said Northerly right-of-way line of S8.R. 826 as described in. Parcel 104 per said Case 84-1579%, said line also
being the southeasterly line of said Tract "A" for 312.25 feet to a point of curvature of 2 23.00 foot radius curve
leading to the right; thence Westerly and Nertherly along said curve being along the Southerly line of said Tract
"A" through a central angle of 90 degrees 00" 00" for an arc of 39.27 feet to a point of tangency; thence North 31
degrees 23' 53" West along the Southwesterly line of safd Tract "A" and its Northwesterly prolongation thereof,
said westerly line being also the Bastery right-of-way line of N.E. 35th Avenue for 1006.59 fest to a point on the
center of said vacated and abandoned N.E. 165th Street; thence North 86 degrees 46" 13" Bast along said center
Line For 35.79 feet; thence North 03 degrees 13" 47" West for 30.00 feet to the Point of Beginning.

LESS AND EXCEPT:

A portion of Lots 5 and 6, Block 19, of EASTERN SHORES IND ADDITION, according to the Plat thereof,
recorded in Plat Book 65, Page 43, Public Records of Miami-Dade County, Florida, being more particularly
described as follows:

Commence at the Northwest comer of Lot 20 in said Block 19; thence North 86 degrees 46" 13" East along the
North line of said Block 19 for 1654.17 fest; thence South 03 degrees 13' 47" East for 79.67 feet to the Point of
Beginning; thence South 04 degrees 42' 23" East for 125.22 feet; thence South 85 degrees 31' 04" West for 71.47
feer; thence North 05 degrees 02' 31" West for 23.96 feet; thence South 85 degrees 25" 51" West for 29.07 feet;
thence North 05 degrees 02' 31" West for 100.88 feet; thence North 85 degrees 16' 25" East for 30.68 feet; thence
North 04 degrees 54 54" West for 9.59 feet; thence North 85 degrees 08' 37" East for 19.48 feet; thence South 05
degrees 09' 31" East for 9.62 feet; thence North 85 degrees 17" 21" Bast for 51.07 feet to the Point of Beginning.

LESS AND EXCEPT:

The East 70.00 feet of Lot 8 and all of Lot 7 and a portion of Lot 6, Biock 19, of EASTERN SHORES 2ND
ADDITION, according to the Plat thereof, recorded in Plat Book 65, Page 43, of the Public Records of Miarni-
Dade County, Florida, all being more particularly described as follows:

Commnence at the Northwest corner of said Lot 20 in said Block 19; thence North 86 degrees 46" 13" East, along
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the North line of said Block 19 for 1231.36 feet to the Point of Beginning; thence continue Norih 86 degrees 46/
13" Fast along the previously described course for 318.98 feet; thence South 05 degrees 02' 31" Eest for 150.07
feet to the South line of said Lot 6; thence South 86 degrees 46' 13" West along the South line for 152.89 feet to
the Southwest corner of said Lot 6; thence North 04 degrees 49" 24" West along the West line of said Lot 6 for
30.01 feet; thence South 86 degrees 46' 13" West along the Scutherly line of said Lots 7 and 8 for 170.00 feet;
thence North 03 degrees 13' 47" West along the West line of the East 70.00 feet of said Lot 8 for 120.00 feet to
the Point of Beginning.

ALSO LESS AND EXCEPT:

A parcel of land lying in Section 10, Township 52 South, Range 42 East, City of North Miami Beach, Miami-
Dade County, Florida, being more particularly described as follows:

Commence at the intersection of Nertheast 35 Avenue and Northeast 165 Street as recorded in EASTERN
SHORES 2ND ADDITION, Plat Book 65, Page 43, of the Public Records of Miami-Dade County, Florida.
Thence run aleng the centertine of Northeast 165 Street with a hearing of North 90 degrees East for 90.37 feer;
thence North 04 degrees 07' 01" Bast for 60.45 feet to a point located on the Western boundary line of Lot 20,
Block 19, of said "Eastern Shores Second Addition” subdivision which is also the peint of beginning of the
following described traverse outlining the referenced parcel of land, then continue along the Westerly boundary
line of Lot 20 for 89.94 feet, to the Northwest corner of Lot 20; thence North 90 degrees East along the Northerly
property line of Lot 20 for 90.88 feet to a point; thence Scutl: 28 degrees 09" 55" Bast for 33.14 feet through the
Easterly line of Lot 20 into Lot 19 to 2 point, thence South 61 degrees 50" 09" West for 128.16 feet to the point of
beginning, said point also being 30.41 feet Northeasterly of the Southwest corner of Lot 20.

PARCEL I

The non-exclusive casements as defined in the Shopping Center Operation and Reciprocal Easement Agreement,
dated August 1, 1996, recorded August 5, 1996, in Official Records Book 7304, Page 2585, as amended by the
Amended and Restated Shopping Center Operation and Reciprocal Easement Agreement, dated Jamuary 13, 1997,
recorded Janwary 15, 1997, in Official Records Book 17493, Page 4976 and amended in Official Records Book
19308, Page 3805, Public Records of Miami-Dade County, Florida.

LESS AND EXCEPT that portion lying within Parcel L herein.

PARCEL LI

The non-exclusive easements as defined in the Easement and Operating Agreement, dated July 16, 1557 and
recorded August 6, 1997 in Official Records Book 17743, Page 1323, of the Pubtic Records of Miami ~ Dade
County, Florida. i

LESS AND EXCEPT that portion lying within Parcel I herein.
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EXHIBIT “C”
INTRACOASTAL MALL

CONSTRUCTION OF LEASED PREMISES

SECTION “A™: INITIAL CONDITION QF THE LEASED PREMISES

Tenant has inspected the Leased Premises and by executing this Lease, Tenant shall be deemed to have accepted the Leased
Premises in their “as-is” condition as of the date of this Lease. Except as expressly provided herein or in the Rider fo this
Lease, Eandlord shall have no other obligation to improve the Leased Premises.

*#++NOTICE IS HEREBY GIVEN TO TENANT THAT THE LEASED PREMISES CONTAINS A STRUCTURAL
FLOOR SLAB. UNDER NO CIRCUMSTANCES IS TENANT TO CUT OR OTHERWISE ALTER THE
STRUCTURAL FLOOR SLAB IN ANY WAY WITHOUT HAVING FIRST OBTAINED LANDLORD'S PRIOR
WRITTEN CONSENT. '

SECTION “B™: TENANT’S WORK AT THE LEASED PREMISES AT FENANT’S EXPENSE

Tenant is responsible for the installation of all Ieasehold improvements and trade fixtures necessary for Tenant to conduct the
Permitted Use in the Teased Premises (“Tenant's Work™). All Terani’s Work shall be performed by contractors approved in
advance by Landlord in accordance with plans submitted by Tenant and approved by Landlord. .

1. Utilities: Tenant shall directly arrange to have all required wtilities installed at the Leased Premises, at Tenant’s
expense, which shall includs, but are not limited to the following:

a) All building, plumbing and occupancy permits and all other required permits, with copies firnished to Landlord.
b} Telephone outlet hook-ups throughout the Leased Premises.
c) All required utility meters and fees.

2. Non-Combuastible Construction: All Tenant construction shail be non-combustible.

3. Discipline: Tenant shall enforce sirict discipline and good order among the employees of Tenant’s contractors and
subcontractors. -

4. Tenant's Work: Tenant shall commence Tenant’s Work and difigently and continually procesd to complete the

Leased Premises in accordance with the approved final plans and permits.

5. Permits: Tenant shell obtain all necessary permits from the applicable governmental authorities and shall forward a
copy of all permits to Landlord prior to the commencement of any work at the Leased Premises.

6. Certificate of Qcenpancy: Tenant shall secure any oocupancy permits required by the applicable governmental
authorities, and shall provide a copy of each permit to Landlord upon receipt.

7. Sub-Contractors: Tenant shall provide Landlord with a list of all contractors, sulr-contractors, and suppliers to be
used in the performance of Tenant’s Work, prior to commencing Tenant's Work.

8. Insurance: Tenant shall provide Lendlord with copiss of certificates of inswrance and competency from all
contractors and sub-contractors performing Tenant’s Work.

9. Release of Liens: Tenant shall provide Landlord with releases of lien, in a form acceptable to Landlord, releasing
Landlord and others designated by Landlord as payments for Tenant’s Work are made.

Upon completion of Tenant’s Work, Temant shall obtain final releases of lien from all contractors, sub-comntractors
and suppliers, within ten {10} working days of sorpletion of Tenant’s Work.

SECTION “C”: WORK BY LANDLORD IN THE LEASED PREMISES
AT TENANT’S EXPENSE
i Roof Openings: Any roof opening required at the Leased Premises shall be performed by Landlord’s roofing

contractor, at Tenant’s expense. Such openings shall include supporting structures, angles, curbs, flashing ducts, and
vents znd grills. Landlord may refuse to approve amy 1oof openings or penefrations which, in Landlord’s judgment,
exceed the capability of the roof’s structural system, may void the roof warranty, or may otherwise affect the
integrity of the roofing system.

SECTION “D™: PROCEDURE

1. Tenant Coordinator: The Tenant Coordinator of Landlord shall be responsible for the review of Tenant’s design
drawings and final plans. All questions pertaining to the design and vonstruction of the Leased Premises and all
plans submitted to Landlord shall be directed o the Tenant Cocrdinator at the follovwing address:
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WOOLBRIGHT DEVELOPMENT, INC.
3200 N. Military Trail, 4™ Floor
Boca Raton, Florida 33431
561-989-2240

Plans: Tenant shall supply Landlord with two (2) complete sets of plans and specifications for Tenant’s Work for
Landlord’s approval. These plans should include a reflected ceiling plan, interior layouts and finishes, plumbing,
mechanical and electrical plans, and any other plans necessary or reasonably required by Landlord in conmection
with the review and approval of Tenant’s Work. Tf Landiord does not approve the plans, Landlord shalf note the
reasons for such disapproval and Tenant shall, within ten {10} days after receipt of such “disapproved” Plans, correct
any deficiencies noted by Landlord and re-submit the revised plans to Landlord, for Landlord’s approval. This
procedure will continne until such time as Tenant’s plans are zpproved by Landlord. All Tenant’s Work shall be
performed only in accordance with such approved plans.

Cleaning of Premises: Tenant shall maintain the Leased Premises and surrounding areas in 2 clean and orderly
condition during all comstruction and merchandising of the Leased Premises. Tenant shall promptly remove all
unused construction materials, equipment, shipping containers, packaging, debris, and flammable waste resulting
from Tenant’s construction from the Shopping Center, at T'enant’s expense.

Violations: In the event Tenant is notified of any violations of codes, ordinances, regulations, requirements or
guidelines in connection with Tenamt’s Work, either by the applicable governmental authorities or by Landlord,
Tenant shall immediately notify Landlord and, at Tenant’s sole cost and expense, correct such violations within ten
(10) days afier such notification or within a reasonable peried of time, not to exceed the deadline required by the
governmental authorities.

[end of exhibit]
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EXHIBIT “D”

INTRACQASTAL MALL
SIGN CRITERIA

The purpose of this Exhibit “D” (“Sign Criteria”) is to define and specify all exterior signage criteria for
all shops at the Shopping Center. These guidelines are intended to insure identification of the various
tenants of the Shopping Center on the available signage so as to produce a coordinated, complementary
image for the entire Shopping Center. Landlord reserves the right to modify this criteria at any time at its
sole and absolute discretion. ‘

. Each tenant is allowed one (1) Primary Sign Unit The Tenant is to arrange for the design and
fabrication of the sign, in conformance with the restrictions listed herein.

Prior to fabriciating its “Prmeary Sign Unit”, the tenant shall submit or cause to be submitted to the
Landlord for written approval, three (3) copies of the detailed drawings. The drawings roust indicate the
location, size, layout, design and color of the proposed sign, including all lettering and graphics. A
detailed cross-section drawing must be provided showing the method of attachment of the proposed
sign. Landlord may remove any sign, at the tenant’s expense;, if installed before Landlord has provided
written approval.

All Primary Sign Units, including additional symbols or logos, must be submitted to Landlord for
approval prior to fabrication and installation. The cost of fabrication and installation of each Primary
Sign Unit shall be the responsibility of the tenant, Tandlord must approve the sign company chosen by
the tenant prior to any work proceeding. Sign construction is to be completed in comphance with the
instructions, limitations and criteria contained within

The tenant shall be responsible for the operations of the sign contractor chosen. All permits for the sign,
installation and electrical shall be obtained by the tenant or his representative. The tenant must obtain
any required goverrmmental approvals for all signs.

LOCATION AND SIZE

Fach Tenant is allowed one (1) exterior sign (Primary Sign Unit). The exterior sign shall consist

of internally illuminated reverse channel letters. The size shall be no greater than one square foot of sign
area per linear foot of store space. The width of the sign shall not exceed more than

75% of the Tenant’s space. All signs must be placed centered over the Tenant’s space.

MATERIALS AND INSTALLATION

The exterior sign shall be intemally illuminated teverse channel letters. The letters must be coated with
Matthews 6001SP primer, or equivalent, and finished with Matthews 42 204 SP Gloss Black, or
cquivalent. All letters shall be 2.5” deep using .080 alumimmm CAD routed faces and .063 aluminum
returns. Letters shall be U.L. listed and fabricated with Lexan backs. Standoffs shall be 1.5”, without
deviation, and moutnted using Hilti Quick Connect with aluminum tubing spacers, ensuring that szid
standoffs are kept away from the edge of the letters. Ilumination shall consist of 13mm 6500 white
Neon. Installation must be UL and NEC compliant and all holes oyust be caulked.

No standard block type faces will be permitted unless part of a required criteria by a franchise or part of
a registered trademark or service mark. Serif, Sans Serif or Seript types only. Each design will be
reviewed on an individual basis and approved at the Landlord’s discretion.

Logos may be permitted in their original typeface and color scheme if registered or trademarked, or
based on Landlord approval and compliance with all city code requirements

Any amendments to fhe above criteria must be approved in writing,
All signs, bolts, fastening and clips shall be of a non-corrosive metal or equivalent. No black iron
materials of any type will be permitted. Al letters shall be fabricated using fufl welded construction or

equivalent materials. All penetrations of the building structure required for sign installation shall be
neatly sealed with caulk for a watertight condition.
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The location of all openings for conduit in sign panels of building walls shall be indicated by the sign
contractor on the detailed drawings to be submitted to Landlord. All signs and their installation shall
commply with city and county building and electrical codes. Sign contractor shall repair any damage to
the building caused by his work. Electrical service to all signs shall be connected to the tenant’s metered
service.

Landlord’s approval shail not relieve the tenant from the duty of conforming to any and all applicable
governmental ordinances, laws, regulations and inspections.

NOT PERMITTED

(a) Animated, flashing or audible signs.
(b)  Exposed lamps or tubing
(c) Exposed crossovers or conduif

MISCELLANEQUS REQUIREMENTS
Hach Tenant will be permitted one Under Canapy Sign as per Landlord’s specifications.
In addition to the Primary Sign Unit, each tenant will be permitted to place upon each entrance of its
demised premises, (1) 87 x 127 sign with location, colors, and design approved by Landlord, indicating

the hours of business, smergency numbers, etc.

Each tepant having a non-customer door for receiving merchandise may have one (1) 67 x 127 sign with
location, colors and design appraved by Landlord indicating the tenant’s name and address. If more than
one (1) tenant must use the same door, the name and address of each tenant may be applied.
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EXHIBIT “E”

INTRACOASTAL MALL
RULES AND REGULATIONS
1. All daﬁvede§ to or from the Leased Premises shall occur only at such ﬁmes, in the areas and through the entrances
designated for such purpose by Landlord.
2 Tenant shall keep and maintain the Leased Premises in & clean and sanitery condition satisfactory to Landlord-

Tenant shall alse remove any garbage and refuse generated by Tenant or by the use of the Premises from all areas outside of
the Leased Premises, including any common areas and loading areas utilized by Tenant. All garbage and refise shall be kept
inside the Leased Prermises in the fype of container specified by Landlord, and shall be placed outsids of the Leassd Premises
prepared for collection in the manner and at the times and places specified by Landiord. Landiord shall furpish Tenant with a
trash dumpster/comapactor to be used in commen with other restarant tenants at the Shopping Center. Tenant shall pay the
cost of removal of any of Tenant's refase, including the cost of any garbage removal service provided or designated by
Landlord {such costs to be billed to all restaurant tenants on a pro rata basis). Tensnt shall use any trash compactor that
Landlord may elect to provide for the general use of Tenant or other tepasnts in a designated area of the Shopping Center. If
required by any applicable municipality authority, Landlord shall provide refrigerated garbage contziners for the disposal of
Tenant’s food scraps and refuse.

3. No radio or television aerials or other devices shall be erected on the roof or exterior walls of the Leased Premises or
the Skopping Center without first obtaining Landlord's written consent, in each and every instance. Any aerial or device
installed without such written consent shall be subject to removal at zny time without notice by Landlord at Tenant's expense.

4, No loudspeakers, televisions, phonographs, radios, tape players or other devices shall be used in a mannerso
as to be heard or seen outside of the Leased Prermses without the prior written consent of Landlord

5. The plumbing facilitics shall not be used for any purpose other than the purpose for which they were constructed and
no foreign objects or substances of any kind shall be disposed of therein. All grease traps, if any, shall be instalied and
maintained in accordance with applicable law and in accerdance with Landlord's requirements. The expense of any breakage,
stoppage, or damage resulting from a violation of this regulation shall be borne by Tenant.

6. Tenant, to the best of its ability, shall keep the Leased Premises free of rodents, insects and other pests and contract,
at its expenss, for termite and pest extermination services covering the Leased Premises, which shall be performed not less
than semimonthly.

7. Tenant shall not bure: any trash or garbage of any kind in the Leased Premises or the Shopping Center.

8. Tenant shall pericdically clean all giass surfaces of the Leased Premises, including, without [imitation, the exterior
and interior partitions of all windows, doors and all other glass. At Tenant’s expense, Tenant shall participate in any
reasonable window cleaning program that may be established by Landlord for ail or substantially all other stores in the
Shopping Center. '

9. Tenant shall not solicit business or distribute advertising or promotional material in the coramon areas of the
Shopping Center.
10. Tenant shall not take any action which would viclate Landlord's fabor contracts, if any, affecting the Shopping

Center, nor create any work stoppage, picketing, labor distuptions or dispute, or amy interference with the business of
Landlord or any other tenant or occupant of the Shopping Center or with the rights and privileges of any customer or either
person(s) lawfilly in and upon the Shopping Center, nor shall Tenant cause any impairment or reduction of the good will of
the Shopping Center.

11, Tenant shall pay before delinguency all license fees, permit fees and any other charges of a similar nature required in
order to lawfuily conduct business in the Leased Premises.

12. Tenani shall use the Shopping Center name and logo, as either may be changed from time to time, in
referring to the location of the Leased Premmises in all newspaper, radic and television or other advertising.

13. Tenant shall store and/or s1ock in the Leased Premises only such merchandise as Tenant is permitted to offer for sale
in the Leased Premises pursuant to the Lease.

14. Tenant shall zot sonduct or permit any fire, banlauptcy, auction or "going out of business” sale (whether real or
fictitions) in the Leased Premises, or utilize any inethical business practices or methods of operation. :

15. Tenant shall not perform any act or carry on eny practice which may damage, mark or deface the Leased Premises or
any other part of the Shopping Center.

16. Tenant shall not use any forklift truck, tow truck or any other powered machine for handling freighe in the Shopping
Center, except in such matner and in those areas in the Shopping Center as may be approved by Landlord in writing. All
such equipment shall have rubber wheels only.

i7. Tenant shall not place a load on any floor in the interior delivery system, if any, or in the Leased Premises, or in any

area of the Shopping Center, exceeding the floor load that such floor was designed to carry, nor shall Tenant install, operate
or tnaintain therein any heavy item or equipment except in such manner as to achieve a proper distribution of weight.
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18. Tenant shali not install, operate or maintain in the Leased Premises or in any other area of the Shopping Center any
electrical equipment which does not bear underwriter's approval, or which would overload the electrical system or any part
thereaf beyond its capacity for proper and safe operation as deermined by Landlord.

19. Tenant shall not suffer, allow or permit any vibration, noiss, light, odor or other effect to emanate from the
Leased Premises, or from any machine or other installation therein, or otherwise suffer, allow or permit the same to constitute
a nuisance or otherwise interfere with the safety, comfort and convenience of Landlord or any of the other occupants of the
Shopping Center or their customers, agents or invitees o5 any others lawfully in or uporn the Shopping Ceater. Upon notice
by Landlord to Tenant that any of the aforesaid is occuming, Tenaut agrees to forthwith remove or control the same.
Notwithstanding the foregoing, Landlerd acknowledges Tenant’s use may emit certzin food and other aromas and odors
normally occurring with a restaurant use. Tenant shall use commercially reasonable efforts to minimize the cscape of such
atromas/odors from the Leased Premises.

20. Tenant shall notuse or occupy the Leased Premises in any manmer or for any purpese which would injure the
reputation or impair the present or future value of the Leased Premises, the Shopping Center and/or the neighborhoed
which the Shapping Center is located.

21. Tepant shall not store, display, sell or distribute any alcoholic beverage or any dangerous materials (inchuding
without limitation fireworks) umless specificatly permitted in the Lease.

22. Tenant shall not use or ocoupy the Leased Premises or do or penmit anything to be done thereon in any manner
which shall prevent Landlard and/or Tenant from obtaining at standard rates any insurance required or desired, invalidate or
increase the cost to Landlord of any existing insurance, or which may cause structural injury to any building, constitute a
public or private nuisance or violate any present or future laws, regulations, ordinances or requirements {ordinary or
extracrdinary foreseen or unforeseen) of any governanentsl public or quasi-public anthorities now existing or hereafter
created having jurisdiction in the Leased Premises or the Shopping Center. Any increase in the cost of Landlord’s insurance
resulting from the type of merchandise sold by Tenant in the Leased Premises or resulting from Tenant’s use of the Leased
Premises (notwithstanding that such use may be 2 Permitted Use or that such use may have been consented to by Landlord)
shall be paid by Teaant,

23. Tenant shall not operate any coin or token operated vending machine or simflar device {including, without
limitation, pay telephone, pay fockers, pay toiless, scales, amusement devices, and machines for the sale of beverages, foods,
candy, cigarettes or other merchandise end/or commodities) within the Leased Premises or in any part of the Shopping
Center, sxcept in those areas of the 1 eased Premises designated for the sole and exclusive use of Tenant's employees.

24. Tenant shall not conduct business or any business refated activity in the common areas of the Shopping Center,
25. Tenant and its employees shall park in the employse parking areas as designated by Landlord.

26. Tenant shall keep its loading facilities, if any, and the sidewalks immediately adjoining the Leased Premises free
from trash, [itter and obstructions.

27. Tenant shall not pemmit any hazardous wastes or materials to be brought into the Leased Premises at any time or
permit the release, disposal, dumping or storage of hazardous wastes or materials into the septic tanks, sewers or other waste
disposal systems of the Shopping Center ar anywhere in the Shopping Center.

28. If Tenant engages in the preparation of food or packaged foods or engages in the use, sale or storage of mfammable
or combustible materiat, Tenant shall install chemical extinguishing devices (such as Ansil) and shall regnlatly service such
devices {except if otherwise provided by the Lease). If gas is used in the Leased Premises, Tenant shall install at its expense
gas cutoff devices (manual and automatic) if required by applicable governmental codes and regulations.

29. No credit card signs, advertisements or hand lettered signs shall be placed outside of the Leased Premises. All
interior signs visible from the common areas of the Shopping Center and all service door signs shall be professionally
prepared and conform to standards of design established by Landlord from time to time for the Shopping Center.

Landlord reserves the right to suspend, supplement or change the Rules and Regulations upon reasonable written
notice to Tenant. ’
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EXHIBIT ‘F°
Intracoastal Mall

ACH FORM

INTENTIONALLY DELETED
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10,
1L

12.

13.
14.
15,
16.

17.

18.
19.
20.
21.

22.

23.
24,
25.
26.

27.

EXHIBIT “G™
EXISTING FF&E

Verified: August 9, 2011

Square Tables {85)

Round Tables (4}

Chairs (169}

Raitan Chairs (49)

Bar Stools (6)

Silver food warimer (6)

Ecolab Dishwasher at bar

Ice Holder & Soda Dispenser and Liquid Holder (2)

Small Sink (1)

Cart bolted to wall next to dishwasher (1)

Temmo4 POS

Miscellaneous bar utensils and glasses
Bar Area

Small Red Bull cooler (1}

Miscellaneous wine glasses, liquor glasses and mugs in cabinet

Papasonic phone

Wood hostess booth and menus

Small wooden tables in restrooms (6)
Dining Area

Wooden plate holders with plates (2)

Custom built salad bar

Gaucho painting

Back lit and pieces on wall Small cabinet with miscellancous salad utensils

. ‘Wood bar for outdoor area

Kitchen Area
Tray holders 2
Booster seats (4)
Miscellaneous glass wear and plastic holders
Utensils

Ecolab dishwasher (1}
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28.
29.
30.

31.

33.
34.
3s.
36.
37.
38.
39.
40.
41.
42,

43,

45.
46.
47.
48,
49.
50.
51.
52.
s3.
54,
55.
56.
57.
58.
59.

60.

Dirty dish shelf (1)

Frio mix cooler)

Sink with cutting board (1}

Continental refrigerator (1)

Tomasi rotisserie hood system (1)

‘Wolf snorkler with circulating heat ox;en 1)
Gas stove/oven/broiler

Broz equipment grill on metal table (1)
Anets fryer (1)

Under counter 2 door fridge (1)

Long metal prep table with cutiing board and shelves (1)
Sharp microwave (1)

Miscellaneous kitchen tools

Scotsman ice maker (1)

Hot Well (1)

Don vitamix drink machine (1)

Robert coupe food processor (1)

Berkel meat slicer

Aroma rice coc;ker (1)

Sunkist juicer (1)

4 slice toaster (1)

Mz. Coffee Automatic Maker 12 cup

True refrigerator (1}

Continental 4-door refrigerator (1)

Hand washiﬁg sink (1)

Ecolab water softener (1}

Universal commercial gas water heater 91 gallons (1)
Bissel upright vacuum (1)

Eureka upright vacaum (1)

Step stool {1

Acer computer touch screen and keyboard (1)}
Sansui monitor screen (1)

Cannon printer (1)
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6f.

62.

63.

64.

65.

66.

S-tier green wire pack (1)
3 Office chairs

Soda machine (1)
MeCanns Ice Holder (1)
Rubber mats (24)

Walk in cooler (1)
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GUARANTY AGREEMENT
Intracoastal Mall

THIS GUARANTY AGREEMENT is made and entered into this (L{\LU\_/ day of @MW »

2011 in connection with that certain lease of even date herewitl (which lease, as may have been modified, amended and/or
supplemented in writing, is hereinafter called the “Lease” by and between MSW INTRACOASTAL MALL, LLC., a
Delaware limited liability company as “Landlord”, and Seahcrse Grill LLC, a Florida limited Hability company, as “Tenant”.

For valuable consideration received, and as an inducement to Lapdlord to eater into the Leese, the undersigned
(collectively, "Guarantor") hereby unconditionally guarantees to Landlord (a) the full and timely performance by Tenant of
the Lease and all terms ard conditions thercof, and (b) the payment by Tenant of the rent and all other sums payabie by
Tenant under the Leass.

Guarantor agrees that (1) the obligation shall be enforceable against Guarmtor without the necessity for any sait or
proceedings whatsoever against Tenant, and without the necessity of any motice of nonpayment, norperformance or
nonobservance or any notice of acceptance of this Guaranty Agreement or any other notice or demand to which Guarantor
might otherwise be entitled, all of which Guarantor hereby expressly waives; (2) immediately upon each and every Lease
breach or defzult by Tenant, whether before or during the term of the Lease or thereafier {e.g., in any holdover period),
without any notice to or demand upon Guarantor, Guarantor will (i) pay to Landlord the sum or sums jn arrears, (ii) pay to
Landlord all damages, inclding but not Hmited to any expenses, costs and fees incurred by Landlord, that may be occasioned
by Tenant's nonperformance, and (i) comply with or perform 2ll terms and conditions of the Lease; {3) no extension,
forbearance or leniency extended by Landlord to Temant shall wholly or partially discharge Guarantor hereunder,
notwithstanding that Guarantor had no notice of any Lease breach or default or of any such lediency, forbearance or
extension; (4) Landlord and Tenant, without notice 10 or consent by Guarantor, may at any time(s) eater into modifications,
renewals, extensions, amendments and/or other agreements respecting the Lease, and Guarantor shali not be wholly or
partiaily released thereby, it being intended that Guaremtor shall continue as guarantor with respect to the Lease as so
modified, renewed, extended, amended or otherwise affected and notwithstanding any assignment of the Lease or subletting
in while or in part of the premises demised by the Lease nor any holding over by Tenant beyond the term of the Lease.

The obligations of Guarantor hersin shall be co-extensive with those of Tenant under the Lease and shall remain in
effoct as long as Tenant’s obligations under the Lease are in effect. This Guaranty Agreement is absclute and unconditioned
and shall continue withont being affected by any impairment, release or limitation of the liability of Tenant er its estate in
bankruptcy resulting from the operation of any presest or future provision of the Bankrupicy Code of the United States or
from the decision of any court interpreting the same. Guarantor further agrees to be bound by each and every obligation of
Tenant under the Tease, with the same foroe and effect as if Guarantor were designed i and had executed the Lease as
Tenant thereunder.

This Guaranty Agreement is 2 primary guaranty of payment and performance and shall not be svbject to any
counterclaim, set-off, deduction or defense. No failure or delay on the part of Landlord in exercising any right or remedy
under the Lease and/or this Guaranty Agreement shall operate as a waiver thereaf nor shall = single or partial exercise of any
right or remedy preclude any other or further exercise thereof, and all rights and remedies of Landlord hereunder and under
the Lease shall be cumulative. Until all Tenant's Obligaticns under the Lease are fully performed, Guarantor waives any
rights that it may have against Tenant by reason of Guarantor's compliance with the Guaranty Agreement, and subordinates
any liability or indebtedness of Tenant held by Guarantor to the obligations of Tenant to Landlord under the Lease.

If Guaranter consists of more than ong person and/or entity, (a) this Guaranty Agreement shall be binding on all of
them jointly and severally, and (b) notice to or from any of them will constitute aotice o or from each of them.

Amy motice or other commumication to Landlord may be addressed to 3200 W Military Trail, 4th Floor, Boca Raton,
EL 33431, or such other address as may be designated by Landlord by registered or certified mail, retum receipt requested,
and the time of rendition of such notice or other communication shall be when it is deposited in an official United States Mail
receptacle, postage prepaid.

This Guaranty Agreement, which is to be governed by zad construed i accordance with the laws of the State of
Florida, shall also bind Guarantor's legal or personel representatives, heirs, successors and assigns {as the case may be) and
imure fo the benefit of Landlord's successors and assigns and ary other persom or entity at any time having the rights of
Landlord under the Lease.

Guarantor wiil forthwith pay to Landlord all attorney's fees and disbursements ineurred by Landlord in commection
with any breach or default by Tenant under the Lease and/or the enforcement of this Guaranty Agreement, in each instance
whether or not suit is brought (and if suit is brought, through appeals and collection efforts).

Any sums not paid to Landlord when due hereunder will bear interest at the rai of 18% per annum, from the due
date until full payment is received by Landlord.

As a further inducement to Landlord to make and enter into the Lease and in consideration thereof, Guarantor agrees
that in any action or proceeding brought on, under or by virtue by this Guaranty Agreement, Guarantor shall and does hereby
waive trial by jury and the benefit of any statute of limitations defense, and Guarantor agrees that the applicable courts of
Florida may have jurisdiction over Guarantor upon appropriate service on Guarantor anywhere in the United States in &
manner iz accordance with the laws of Florida. Without limiting the foregoing, Guarantor hereby imrevocably appoints
Tenant as Guarantor's agent for service of process related to this Guaranty Agresment.

The Guaranty Agreement contains the entire agreement between the parties with respect to the matters covered
hereby, and Guarantor acknowledges that no agent, representative, salesman or officer of Lapdlord has authority to make or
has made any statement, agreement or representation, either oral or written, in connecticn herewith, modifying, adding to or
changing the terms and conditions herein set forth. No customs or dealings between the parties shall be permitted to
contradict or modify the terms hereof. This Guaranty Agreement shall not be construed more strictly against one party
merely by reason of such party's preparation hersof. If any provision of this Guaranty Agreement shall be held to be invalid
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or imenforceable, to the maximum extent possible the remaining provisions hereof shall in no way be affected or impaired
and such remaining provisions shall continue in full force and affect. Neither this Guaranty Agreement nor any of its
provisions can be waived, modified or terminated orally, but only by & written instrument duly executed by or on behalf of
the party against whom enforcement of amy waiver, modification or termination is sought.

Guarantor fully and expressly intends that the foregoing requirements as to a writing be strictly adhersd to and strictly
interpreted and enforced by any Court which may be asked to consider the matter.

This Guaranty shall expire and be of no fixther force and effect as to monstary defaults of Tenant upon the last day of the
eighteenth (18™) month following the Rent Commencement Date, provided that there shall be no uncured default existing
under this Guaranty or the Lease as of the date thereof Anything in the foregoing to the comfrary notwithstanding, it is
expressly understood and apreed that nothing herein shall be deemed to release Guarantor, and Guarantor shall be continue o
be fully lizble under this Guaranty Agreement as relates to all indenmity obligations of Tenant under the Lease for, including
but not limited to: () the release or discharge of hazardous substances and materials by Tenant or any other party for whom
Tenant is responsible at law or in equity, (ii) damage to the Leased Prermises and/or the Shopping Center caused by Tenant or
any other party for whom Tenant is responsible at law or in equity, (i) claims for personal injuries or property damage
arising from incidents cccurring in the Teased Premises or from incidents occurring as a resalt of the negligent or wroagfil
acts or oruissions by Tenant or any other party for whom Tenant is responsible at law or in equity, (iv) construction lien
claims asserted by lienors who provided work, labor, services or materials to the Leased Premises at the instance or request of
Tenant or its employees, agents and/or contractors, and (v) brokerage or similar claims asserted by real estate brokers or other
parties engaged by Tenant or its employees, agents or contractors.
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Dezer Intracoastal Mall, LLC
18001 Coiims wve., 31% Floor

Sunny 1stes Beach; FL 33160
(395} 9324000

Fﬁbmawmﬂiﬁ

Vig: FedEx
“Yenarit: Seahorse Grill, LLC.
_Attn “Thotnas Bilante
4770 Biscayne Blvd., Suite 680
Miami, FL333137

RE:  NOTICE OF TENANT DEFAULT - Norin?ayment of Rent

Grqli ;,s.c ("“f‘enant”} ciated Gttuber 14 22}11 {“i.ease”'}

Lease Premisest: 3913 N.E. 163rd Street, North Miami Beach, Florida 33160
THIS NOTICE SUPERSEDES THE NOTICE OF TENANT DEFAULT DATED FEBRUARY 12, 2016

YOU ARE HEREBY NOTIFHED that you are indebted tothe mders;gned in the sumof $128 184.02 for
the Bent and use. ef tbe premises iecated at 3313 N E. 163“’ Street Nm'th Miami,. H 33160

We hereby z:iemand fui% paymefnt c;f the Rent or psssesssm wrthm threé(3) days {excfudmg Saturday,-

This notice s witten with a fuit reservation. of iandiord g ghts tinder appincah%e Jaw and doesnot:
constitute @ walver or modification of Tenant's bl igatmna anderthe Leasé or of any of Landiord’s
rights and remedies in m-iatxen thereto.

David Gonzalez
For the Company
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February 25,2016

Dear Customer:

The following is the proof-of-delivery for tracking number 775720801694,

Delivery Information:

Status: Delivered Delivered to: Receptionist/Front Desk
Signed for by: B.BAEZ Delivery location: 4770 BISCAYNE BLVD STE
680
MIAMI, FL 33137
Service fype: FedEx Priority Ovemnight Delivery date: Feb 25, 2016 10:19
Special Handling: Deliver Weekday

Shipping Information:

Tracking number: 775720901694 Ship date: Feb 24, 2016
' Weight: 0.5 Ibs/0.2 kg

Recipient; Shipper:

Thomas Bilante . David Gonzalez

Seahorse Giill, LLC Dezer Development

4770 Biscayne Blvd 18001 Collins Avenue

Suite 680 31ST FLOOR

MIAMI, FL 33137 US Sunny Isles Beach, FL 33160 US

Reference Intracoastal Mall- Seahorse

Thank you for choosing FedEx.



