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MORTGAGE AND SECURITY AGREEMENT

This MORTGAGE AND SECURITY AGREEMENT dated March g o , 2012 (together
with any amendments or modifications hereto in effect from time to time, the "Mortgage"), is
made by LAUDERHILL MALL INVESTMENT, LLC, a Florida limited liability company,
having an address of 696 NE 125th Street, North Miami, Florida 33161 ("'Mertgagor") in favor
of OCEAN BANK, a Florida banking corporation, having an office at 780 N.W. 42" Avenue,
Miami, Florida 33126 (""Mortgagee').

WITNESSETH:

WHEREAS, Mortgagor is indebted to Mortgagee in the principal sum of Sixteen Million
Two Hundred Thirty Seven Thousand Five Hundred and No/100 Dollars ($16,237,500.00) (the
"Loan") or so much thereof as shall be advanced in accordance with the terms of the Loan
Agreement executed of even date herewith by and between Mortgagor and Mortgagee, together
with interest thereon, as evidenced by a Promissory Note of even date herewith from Mortgagor
to Mortgagee maturing on March2¢ , 2027 (the "Note); '

WHEREAS, Mortgagor is the owner of fee simple title to that certain tract of land
located in Broward County, Florida, as more particularly described in Schedule "A" attached
hereto and made a part hereof (the "Real Estate'); and

WHEREAS, to induce Mortgagee to make the Loan and to secure payment of the Note
and the other obligations described below, Mortgagor has agreed to execute and deliver this
Mortgage; and

GRANTING CLAUSES

NOW, THEREFORE, to secure to Mortgagee (i) the repayment of all sums due under
this Mortgage, the Note (and all extensions, renewals, replacements and amendments thereof)
and the other Loan Documents (as such term is defined in the Note, the "Loan Documents");
(ii) the performance of all terms, conditions and covenants set forth in the Loan Documents; (iii)
the repayment of all sums due or that may become due under or in connection with any present

NOTE TO RECORDER:AIll documentary stamp and intangible taxes due in connection with the
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or future swap agreements (as defined in 11 U.S.C. §101) between Mortgagor and Mortgagee;
(iv) the repayment of all reimbursement obligations due or that may become due under or in
connection with any present or future letters of credit issued by Mortgagee for the account of
Mortgagor; and (v) all other obligations or indebtedness of Mortgagor to Mortgagee of whatever
kind or character and whenever borrowed or incurred, including without limitation, principal,
interest, fees, late charges and expenses, including attorneys' fees (subsections (i), (ii), (iii), (iv)
and (v) collectively, the "Liabilities"), Mortgagor has mortgaged, granted and conveyed and by
these presents DOES HEREBY MORTGAGE, GRANT AND CONVEY TO
MORTGAGEE, ITS SUCCESSORS AND ASSIGNS, all of Mortgagor's right, title and
interest now owned or hereafter acquired in and to each of the following (collectively, the

"Property"):
(A)  The Real Estate;

(B)  Any and all buildings and improvements now or hereafter erected on, under or
over the Real Estate (the "Improvements");

(C)  Any and all fixtures, machinery, equipment and other articles of real, personal or
mixed property, belonging to Mortgagor, at any time now or hereafter installed in, attached to or
situated in or upon the Real Estate, or the buildings and improvements now or hereafter erected
thereon, or used or intended to be used in connection with the Real Estate, or in the operation of
the buildings and improvements, plant, business or dwelling situate thereon, whether or not such
real, personal or mixed property is or shall be affixed thereto, and all replacements, substitutions
and proceeds of the foregoing (all of the foregoing herein called the "Service Equipment"),
including without limitation: (i) all appliances, furniture and furnishings; all articles of interior
decoration, floor, wall and window coverings; all office, restaurant, bar, kitchen and laundry
fixtures, utensils, appliances and equipment; all supplies, tools and accessories; all storm and
screen windows, shutters, doors, decorations, awnings, shades, blinds, signs, trees, shrubbery and
other plantings; (ii) all building service fixtures, machinery and equipment of any kind
whatsoever; all lighting, heating, ventilating, air conditioning, refrigerating, sprinkling,
plumbing, security, irrigating, cleaning, incinerating, waste disposal, communications, alarm, fire
prevention and extinguishing systems, fixtures, apparatus, machinery and equipment; all
elevators, escalators, lifts, cranes, hoists and platforms; all pipes, conduits, pumps, boilers, tanks,
motors, engines, furnaces and compressors; all dynamos, transformers and generators; (iii) all
building materials, building machinery and building equipment delivered on site to the Real
Estate during the course of, or in connection with any construction or repair or renovation of the
buildings and improvements; (iv) all parts, fittings, accessories, accessions, substitutions and
replacements therefor and thereof; and (v) all files, books, ledgers, reports and records relating to
any of the foregoing;

(D) Any and all leases, subleases, tenancies, licenses, occupancy agreements or
agreements to lease all or any portion of the Real Estate, Improvements, Service Equipment or
all or any other portion of the Property and all extensions, renewals, amendments, modifications
and replacements thereof, and any options, rights of first refusal or guarantees relating thereto
(collectively, the "Leases"); all rents, income, receipts, revenues, security deposits, escrow
accounts, reserves, issues, profits, awards and payments of any kind payable under the Leases or
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otherwise arising from the Real Estate, Improvements, Service Equipment or all or any other
portion of the Property including, without limitation, minimum rents, additional rents, percentage
rents, parking, maintenance and deficiency rents (collectively, the "Rents'); all of the following
personal property (collectively referred to as the "Contracts'): all accounts, general intangibles
and contract rights (including any right to payment thereunder, whether or not earned by
performance) of any nature relating to the Real Estate, Improvements, Service Equipment or all
or any other portion of the Property or the use, occupancy, maintenance, construction, repair or
operation thereof; all management agreements, franchise agreements, utility agreements and
deposits, building service contracts, maintenance contracts, construction contracts and architect's
agreements; all maps, plans, surveys and specifications; all warranties and guaranties; all
permits, licenses and approvals; and all insurance policies, books of account and other
documents, of whatever kind or character, relating to the use, construction upon, occupancy,
leasing, sale or operation of the Real Estate, Improvements, Service Equipment or all or any
other portion of the Property;

(E) Any and all estates, rights, tenements, hereditaments, privileges, easements,
reversions, remainders and appurtenances of any kind benefiting or appurtenant to the Real
Estate, Improvements or all or any other portion of the Property; all means of access to and from
the Real Estate, Improvements or all or any other portion of the Property, whether public or
private; all streets, alleys, passages, ways, water courses, water and mineral rights relating to the
Real Estate, Improvements or all or any other portion of the Property; and all other claims or
demands of Mortgagor, either at law or in equity, in possession or expectancy of, in, or to the
Real Estate, Improvements or all or any other portion of the Property (all of the foregoing
described in this subsection E herein called the " Appurtenances'); and

(F)  Any and all "proceeds" of any of the above-described Real Estate, Improvements,
Service Equipment, Leases, Rents, Contracts and Appurtenances, which term "proceeds" shall
have the meaning given to it in the Uniform Commercial Code, as amended, (the "Code") of the
State in which the Property is located (collectively, the "Proceeds") and shall additionally
include whatever is received upon the use, lease, sale, exchange, transfer, collection or other
utilization or any disposition or conversion of any of the Real Estate, Improvements, Service
Equipment, Leases, Rents, Contracts and Appurtenances, voluntary or involuntary, whether cash
or non-cash, including proceeds of insurance and condemnation awards, rental or lease
payments, accounts, chattel paper, instruments, documents, contract rights, general intangibles,
equipment and inventory.

TO HAVE AND TO HOLD the above granted and conveyed Property unto and to the
proper use and benefit of Mortgagee and its successors and assigns, forever.

PROVIDED ALWAYS, and these presents are upon the express condition, that if (i) all
the Liabilities, including without limitation, all termination payments and any other amounts due
under or in connection with any swap agreements secured hereunder, are paid in full, (ii) each
and every representation, warranty, agreement and covenant of this Mortgage and the other Loan
Documents are complied with and abided by, and (iii) any swap agreements secured hereunder
have matured or been terminated, then this Mortgage and the estate hereby created shall cease
and be null and void and canceled of record.

MORTGAGE.(4/99) 3
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The terms of the Loan Documents are hereby made a part of this Mortgage to the same
extent and with the same effect as if fully set forth herein. All capitalized terms not otherwise
defined herein shall have the meaning ascribed to them in the Loan Documents.

AND Mortgagor covenants and agrees with and represents to Mortgagee as follows:

1. FUTURE ADVANCES: PROTECTION OF PROPERTY. This Mortgage shall
secure any additional loans as well as any and all present or future advances and readvances
under the Liabilities made by Mortgagee to or for the benefit of Mortgagor or the Property within
twenty (20) years from the date hereof (whether such advances are obligatory or are made at the
option of Mortgagee or otherwise), including, without limitation: (i) principal, interest, late
charges, fees and other amounts due under the Liabilities or this Mortgage; (ii) all advances by
Mortgagee to Mortgagor or any other person to pay costs of erection, construction, alteration,
repair, restoration, maintenance and completion of any improvements on the Property; (iii) all
advances made or costs incurred by Mortgagee for the payment of real estate taxes, assessments
or other governmental charges, maintenance charges, insurance premiums, appraisal charges,
environmental inspection, audit, testing or compliance costs, and costs incurred by Mortgagee
for the enforcement and protection of the Property or the lien of this Mortgage; and (iv) all legal
fees, costs and other expenses incurred by Mortgagee by reason of any default or otherwise in
connection with the Liabilities. The total amount of the Liabilities that may be so secured may
decrease to a zero amount from time to time, or may increase from time to time, but the total
unpaid balance secured at any one time shall not exceed Thirty Two Million and No/100 Dollars
($32,000,000.00).

Mortgagor agrees that if, at any time during the term of this Mortgage or following the
commencement of a foreclosure action hereunder (whether before or after the entry of a
judgment of foreclosure), Mortgagor fails to perform or observe any covenant or obligation
under this Mortgage including, without limitation, payment of any of the foregoing, Mortgagee
may (but shall not be obligated to) take such steps as are reasonably necessary to remedy any
such nonperformance or nonobservance and provide payment thereof. All amounts advanced by
Mortgagee shall be added to the amount secured by this Mortgage and the other Loan
Documents (and, if advanced after the entry of a judgment of foreclosure, by such judgment of
foreclosure), and shall be due and payable on demand, together with interest at the Default Rate
set forth in the Note, such interest to be calculated from the date of such advance to the date of
repayment thereof.

2. REPRESENTATIONS, WARRANTIES AND COVENANTS.

2.1. Payment and Performance. Mortgagor shall (a) pay to Mortgagee all sums
required to be paid by Mortgagor under the Loan Documents, in accordance with their stated
terms and conditions; (b) perform and comply with all terms, conditions and covenants set forth
in each of the Loan Documents by which Mortgagor is bound; and (c) perform and comply with
all of Mortgagor's obligations and duties as landlord under any Leases.

MORTGAGE.(4/99) 4
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2.2.  Seisin and Warranty. Mortgagor hereby warrants that (a) Mortgagor is seized of
an indefeasible estate in fee simple in, and warrants the title to, the Property; (b) Mortgagor has
the right, full power and lawful authority to mortgage, grant, convey and assign the same to
Mortgagee in the manner and form set forth herein; and (c) this Mortgage is a valid and
enforceable first lien on the Property. Mortgagor hereby covenants that Mortgagor shall (a)
preserve such title and the validity and priority of the lien of this Mortgage and shall forever
warrant and defend the same to Mortgagee against all lawful claims whatsoever; and (b) execute,
acknowledge and deliver all such further documents or assurances as may at any time hereafter
be reasonably required by Mortgagee to protect fully the lien of this Mortgage.

2.3. Insurance. (a) Mortgagor shall obtain and maintain at all times throughout the
term of this Mortgage the following insurance: (i) comprehensive commercial general liability
insurance covering all operations of Mortgagor; (i) "All-Risk" fire and extended coverage
hazard insurance (non-reporting Commercial Property Policy with Special Cause of Loss form)
covering the Property in an aggregate amount not less than 100% of the agreed upon full
insurable replacement value of the Property, including coverage for loss of rents or business
interruption and for windstorm and acts of terrorism; (iii) during the course of any construction,
reconstruction, remodeling or repair of any Improvements, builders' all-risk extended coverage
insurance (non-reporting Completed Value with Special Cause of Loss form) in amounts based
upon the completed replacement value of the Improvements (excluding roads, foundations,
parking areas, paths, walkways and like improvements) and endorsed to provide that occupancy
by any person shall not void such coverage; (iv) if the Property is required to be insured pursuant
to the National Flood Insurance Reform Act of 1994, and the regulations promulgated
thereunder, flood insurance in an amount at least equal to the lesser of the agreed upon full
insurable replacement value of the Property (less any value attributable to the Real Estate) or the
maximum limit of coverage available; (v) insurance which complies with the workers'
compensation and employers' liability laws of all states in which Mortgagor shall be required to
maintain such insurance; and (vi) such other insurance as Mortgagee may reasonably require.

(b) Each insurance policy required under this Section shall: (i) be written by an
insurance company authorized or licensed to do business in the state within which the Property is
located having an Alfred M. Best Company, Inc. rating of "B+" or higher and a financial size
category of not less than IX; (ii) be for terms of at least one year, with premium prepaid; (iii) be
subject to the reasonable approval of Mortgagee as to insurance companies, amounts, content,
forms of policies and expiration dates; and (iv) name Mortgagee, its successors and assigns: (1)
as an additional insured under all liability insurance policies, and (2) as the first mortgagee,
under a standard non-contributory mortgagee clause, on all property insurance policies and all
loss of rents or loss of business income insurance policies.

(c) Mortgagor further agrees that each insurance policy: (i) shall provide at least
thirty (30) days® prior written notice to Mortgagee prior to any policy reduction or cancellation
for any reason; (ii) shall contain an endorsement or agreement by the insurer that any loss shall
be payable to Mortgagee in accordance with the terms of such policy notwithstanding any act or
negligence of Mortgagor which might otherwise result in forfeiture of such insurance; (iii) shall
waive all rights of setoff, counterclaim, deduction or subrogation against Mortgagor; and (iv)
shall exclude Mortgagee from the operation of any coinsurance clause.

MORTGAGE.(4/99) 5
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(d)  Mortgagor further agrees that the deductible for windstorm coverage shall
not exceed ten percent (10%) unless approved in writing by Mortgagee, in its sole and absolute
discretion. If the property insurance policy excludes windstorm coverage in the windstorm pool
areas, Mortgagor covenants and agrees to obtain the maximum coverage from the Citizens
Property Insurance Corporation.

(e) At least thirty (30) | days prior to the expiration of any insurance policy,
Mortgagor shall furnish evidence satisfactory to Mortgagee that such policy has been renewed or
replaced or is no longer required.

(f) Notwithstanding the foregoing, in the event that Mortgagor fails to maintain
insurance in accordance with this Section 2.3., and Mortgagee elects to obtain insurance to
protect its interests hereunder, Mortgagee may obtain insurance in any amount and of any type
Mortgagee deems appropriate to protect Mortgagee's interest only and Mortgagee shall have no
duty or obligation to Mortgagor to maintain insurance in any greater amount or of any other type
for the benefit of Mortgagor. All insurance premiums incurred or paid by Mortgagee shall be at
Mortgagor's sole cost and expense in accordance with Section 1 hereof. Mortgagee's election to
obtain insurance shall not be deemed to waive any Event of Default (as hereinafter defined)
hereunder.

24. Taxes and Other Charges. Mortgagor shall promptly pay and discharge all
taxes, assessments, water and sewer rents, and other governmental charges imposed upon the
Property prior to delinquency, but in no event after interest or penalties commence to accrue
thereon or become a lien upon the Property. Notwithstanding the foregoing, Mortgagor shall
have the right to contest, at its own expense, by appropriate legal proceedings conducted in good
faith and with due diligence, the amount or validity of such taxes, assessments, water and sewer
rents, or other governmental charges, provided that: (a) Mortgagor has established on its books
or by deposit of cash with Mortgagee, at the option of Mortgagee, a reserve for the payment
thereof in such amount as Mortgagee may require; and (b) such contest operates to prevent
collection, stay any proceedings which may be instituted to enforce payment of such item, and
prevent a sale of the Property to pay such item. Mortgagor shall promptly provide to Mortgagee,
upon request, copies of receipted tax bills, canceled checks or other evidence satisfactory to
Mortgagee evidencing that such taxes, assessments, water and sewer rents, and other
governmental charges have been timely paid.

2.5. Escrows. Mortgagor shall pay to Mortgagee at the time of each payment due
under the Note a sum equal to (a) the amount of the next installment of taxes and assessments
levied or assessed against the Property, and/or (b) the premiums which will next become due on
the insurance policies required by this Mortgage, all in amounts as estimated by Mortgagee, less
all sums already paid therefor or deposited with Mortgagee for the payment thereof, divided by
the number of payments to become due before two (2) months prior to the date when such taxes
and assessments and/or premiums, as applicable, will become due, such sums to be held by
Mortgagee to pay the same when due. If such escrow funds are not sufficient to pay such taxes
and assessments and/or insurance premiums, as applicable, as the same become due, Mortgagor
shall pay to Mortgagee, upon request, such additional amounts as Mortgagee shall estimate to be
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sufficient to make up any deficiency. No amount paid to Mortgagee hereunder shall be deemed
to be trust funds but may be commingled with general funds of Mortgagee and no interest shall
be payable thereon. Upon the occurrence of an Event of Default, Mortgagee shall have the right,
at its sole discretion, to apply any amounts so held against the Liabilities.

2.6. Transfer of Title. Without the prior written consent of Mortgagee in each
instance, Mortgagor shall not cause or permit any transfer of the Property or any part thereof,
whether voluntarily, involuntarily or by operation of law, nor shall Mortgagor enter into any
agreement or transaction to transfer, or accomplish in form or substance a transfer, of the
Property. A "transfer" of the Property includes: (a) the direct or indirect sale, transfer or
conveyance of the Property or any portion thereof or interest therein; (b) the execution of an
installment sale contract or similar instrument affecting all or any portion of the Property; (c) if
Mortgagor, or any general partner or member of Mortgagor, is a corporation, partnership, limited
liability company or other business entity, the transfer (whether in one transaction or a series of
transactions and whether a direct or indirect transfer) of any stock, partnership, limited liability
company or other ownership interests in such corporation, partnership, limited liability company
or entity; (d) if Mortgagor or any member of Mortgagor is a corporation, the creation or issuance
of new stock by which an aggregate of 15% or more of such corporation's stock shall be vested
in a party or parties who are not now stockholders; and (e) an agreement by Mortgagor leasing
all or a substantial part of the Property for other than actual occupancy by a space tenant
thereunder or a sale, assignment or other transfer of or the grant of a security interest in and to
any Leases. Without limiting any of the foregoing, in the event that fifty one percent (51%) of
the ownership interests are no longer guarantying the Loan and/or do not have full control over
the Mortgagor, same shall constitute an Event of Default hereunder.

2.7. No Encumbrances. Mortgagor shall not create or permit to exist any mortgage,
pledge, lien, security interest (including, without limitation, a purchase money security interest),
encumbrance, attachment, levy, distraint or other judicial process on or against the Property or
any part thereof (including, without limitation, fixtures and other personalty), whether superior
or inferior to the lien of this Mortgage, without the prior written consent of Mortgagee. Neither
Mortgagor nor its constituents shall obtain any mezzanine or other secondary financing.

2.8. Removal of Fixtures. Mortgagor shall not (except in the ordinary course of
business) remove or permit to be removed from the Property any fixtures presently or in the
future owned by Mortgagor as the term "fixtures" is defined by the law of the state where the
Property is located (unless such fixtures have been replaced with similar fixtures of equal or
greater utility and value).

2.9. Maintenance and Repair; Alterations. (a) Mortgagor shall (i) abstain from and
not permit the commission of waste in or about the Property; (ii) keep the Property, at
Mortgagor's own cost and expense, in good and substantial repair, working order and condition;
(iii) make or cause to be made, as and when necessary, all repairs and replacements, whether or
not insurance proceeds are available therefor; and (iv) not remove, demolish, materially alter,
discontinue the use of, permit to become deserted, or otherwise dispose of all or any part of the
Property. All alterations, replacements, renewals or additions made pursuant hereto shall
automatically become a part of the Property and shall be covered by the lien of this Mortgage.

MORTGAGE. (4/99) 7
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(b) Mortgagee, and any persons authorized by Mortgagee, shall have the right,
but not the obligation, to enter upon the Property at any reasonable time to inspect and
photograph its condition and state of repair. In the event any such inspection reveals, in the sole
discretion of Mortgagee, the necessity for any repair, alteration, replacement, clean-up or
maintenance, Mortgagor shall, at the discretion of Mortgagee, either: (i) cause such work to be
effected promptly; or (ii) promptly establish an interest bearing reserve fund with Mortgagee in
an amount reasonably determined by Mortgagee for the purpose of effecting such work.

2.10. Compliance with Applicable Laws. Mortgagor agrees to observe, conform and
comply, and to cause its tenants to observe, conform and comply with all federal, state, county,
municipal and other governmental or quasi-governmental laws, rules, regulations, ordinances,
codes, requirements, covenants, conditions, orders, licenses, permits, approvals and restrictions,
including without limitation, Environmental Laws (as defined below) and the Americans with
Disabilities Act of 1990 (collectively, the "Legal Requirements'), now or hereafter affecting
all or any part of the Property, its occupancy or the business or operations now or hereafter
conducted thereon and the personalty contained therein, within such time as required by such
Legal Requirements. Mortgagor represents and warrants that, to the best of Mortgagor’s
knowledge, the Property currently is in compliance with all Legal Requirements applicable to the
Property.

2.11. Damage, Destruction and Condemnation.

(a) If all or any part of the Property shall be damaged or destroyed, or if title to or
the temporary use of the whole or any part of the Property shall be taken or condemned by a
competent authority for any public or quasi-public use or purpose, there shall be no abatement or
reduction in the amounts payable by Mortgagor under the Loan Documents and Mortgagor shall
continue to be obligated to make such payments.

(b) If all or any part of the Property is partially or totally damaged or
destroyed, Mortgagor shall give prompt notice thereof to Mortgagee, and Mortgagee may make
proof of loss if not made promptly by Mortgagor. Mortgagor hereby authorizes and directs any
affected insurance company to make payment under such insurance, including return of unearned
premiums, to Mortgagee instead of to Mortgagor and Mortgagee jointly, and Mortgagor appoints
Mortgagee as Mortgagor's attorney-in-fact to endorse any draft thereof, which appointment,
being for security, is coupled with an interest and irrevocable. Mortgagee is hereby authorized
and empowered by Mortgagor to settle, adjust or compromise, in consultation with Mortgagor,
any claims for loss, damage or destruction to the Property. Mortgagor shall pay all costs of
collection of insurance proceeds payable on account of such damage or destruction. Mortgagor
shall have no claim against the insurance proceeds, or be entitled to any portion thereof, and all
rights to the insurance proceeds are hereby assigned to Mortgagee as security for payment of the
Liabilities. Mortgagee shall have the option, in its sole discretion, of paying or applying all or
any part of the insurance proceeds to: (i) reduction of the Liabilities; (ii) restoration, replacement
or repair of the Property in accordance with Mortgagee's standard construction loan
disbursement conditions and requirements; or (iii) Mortgagor.

MORTGAGE.(4/99) 8
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(c) Promptly upon obtaining knowledge of the institution of any proceeding for
the condemnation of all or any part of the Property, Mortgagor shall give notice to Mortgagee.
Mortgagor shall, at its sole cost and expense, diligently prosecute any such proceeding and shall
consult with Mortgagee, its attorneys and experts, and shall cooperate with it in the defense of
any such proceeding. Mortgagee may participate in any such proceeding and Mortgagor shall
from time to time deliver to Mortgagee all instruments requested by it to permit such
participation. Mortgagor shall not, without Mortgagee's prior written consent, enter into any
agreement (i) for the taking or conveyance in lieu thereof of all or any part of the Property, or (ii)
to compromise, settle or adjust any such proceeding. All awards and proceeds of condemnation
are hereby assigned to Mortgagee, and Mortgagor, upon request by Mortgagee, agrees to make,
execute and deliver any additional assignments or documents necessary from time to time to
enable Mortgagee to collect the same. Such awards and proceeds shall be paid or applied by
Mortgagee, in its sole discretion, to: (i) reduction of the Liabilities; (ii) restoration, replacement
or repair of the Property in accordance with Mortgagee's standard construction loan
disbursement conditions and requirements; or (iii) Mortgagor.

(d) Nothing herein shall relieve Mortgagor of its duty to repair, restore, rebuild or
replace the Property following damage or destruction or partial condemnation if no or inadequate
insurance proceeds or condemnation awards are available to defray the cost of repair, restoration,
rebuilding or replacement.

2.12. Required Notices. Mortgagor shall notify Mortgagee within three (3) business
days of: (a) receipt of any notice from any governmental or quasi-governmental authority
relating to the structure, use or occupancy of the Property or alleging a violation of any Legal
Requirement; (b) a substantial change in the occupancy or use of all or any part of the Property;
(c) receipt of any notice from the holder of any lien or security interest in all or any part of the
Property; (d) commencement of any litigation affecting or potentially affecting the financial
ability of Mortgagor or the value of the Property; (e) a pending or threatened condemnation of all
or any part of the Property; (f) a fire or other casualty causing damage to all or any part of the
Property; (g) receipt of any notice with regard to any Release of Hazardous Substances (as such
terms are defined below) or any other environmental matter affecting the Property or
Mortgagor's interest therein; (h) receipt of any request for information, demand letter or
notification of potential liability from any entity relating to potential responsibility for
investigation or clean-up of Hazardous Substances on the Property or at any other site owned or
operated by Mortgagor; (i) receipt of any notice from any tenant at the Property alleging a
default, failure to perform or any right to terminate its lease or to set-off rents; or (j) receipt of
any notice of the imposition of, or of threatened or actual execution on, any lien on or security
interest in all or any part of the Property.

2.13. Books and Records; Inspection. Mortgagor shall keep and maintain (a)
complete and accurate books and records, in accordance with generally accepted accounting
principles consistently applied, reflecting all items of income and expense in connection with the
operation of the Property, and (b) copies of all written contracts, leases and other agreements
affecting the Property. Mortgagee or its designated representatives shall, upon reasonable prior
written notice to Mortgagor, have (a) the right of entry and free access to the Property during
business hours (which may be without notice in any case of emergency) to inspect the Property,
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and (b) the right to examine and audit all books, contracts and records of Mortgagor relating to
the Property.

2.14. Right to Reappraise. Mortgagee shall have the right to conduct or have
conducted by an independent appraiser acceptable to Mortgagee updated appraisals of the
Property in form and substance satisfactory to Mortgagee at the sole cost and expense of
Mortgagor, except that Mortgagor shall not be required to pay the cost of an appraisal more
frequently than once every calendar year unless (x) an Event of Default exists, (y) the appraisal
was required by a governmental or other regulatory agency or (z) the appraisal is obtained in
accordance with Section 5(e) of the Note.

3. SECURITY AGREEMENT. This Mortgage constitutes a security agreement under the
Code and shall be deemed to constitute a fixture financing statement. Mortgagor hereby grants
to Mortgagee a security interest in all of Mortgagor's right, title and interest in the personal and
other property (other than real property) included in the Property, and all replacements of,
substitutions for, and additions to, such property, and the proceeds thereof. Mortgagor shall, at
Mortgagor's own expense, execute, deliver, file and refile any financing or continuation
statements or other security agreements Mortgagee may require from time to time to perfect,
confirm or maintain the lien of this Mortgage with respect to such property. A photocopy of an
executed financing statement shall be effective as an original. Without limiting the foregoing,
Mortgagor hereby irrevocably appoints Mortgagee attorney-in-fact for Mortgagor to execute,
deliver and file such instruments for or on behalf of Mortgagor at Mortgagor's expense, which
appointment, being for security, is coupled with an interest and shall be irrevocable.

4. ASSIGNMENT OF LEASES.

4.1. Mortgagor hereby absolutely, presently and unconditionally conveys, transfers
and assigns to Mortgagee all of Mortgagor’s right, title and interest, now existing or hereafter
arising, in and to the Leases and Rents. Notwithstanding that this assignment is effective
immediately, so long as no Event of Default exists, Mortgagor shall have the privilege under a
revocable license granted hereby to operate and manage the Property and to collect, as they
become due, but not prior to accrual, the Rents. Mortgagor shall receive and hold such Rents in
trust as a fund to be applied, and Mortgagor hereby covenants and agrees that such Rents shall be
so applied, first to the operation, maintenance and repair of the Property and the payment of
interest, principal and other sums becoming due under the Liabilities, before retaining and/or
disbursing any part of the Rents for any other purpose. The license herein granted to Mortgagor
shall automatically, without notice or any other action by Mortgagee, terminate upon the
occurrence of an Event of Default, and all Rents subsequently collected or received by
Mortgagor shall be held in trust by Mortgagor for the sole and exclusive benefit of Mortgagee.
Nothing contained in this Section 4.1, and no collection by Mortgagee of Rents, shall be
construed as imposing on Mortgagee any of the obligations of the lessor under the Leases.

4.2.  Mortgagor shall timely perform all of its obligations under the Leases. Mortgagor
represents and warrants that: (a) Mortgagor has title to and full right to assign presently,
absolutely and unconditionally the Leases and Rents; (b) no other assignment of any interest in
any of the Leases or Rents has been made by Mortgagor; (c) there are no leases or agreements to
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lease all or any portion of the Property now in effect except the Leases, true and complete copies
of which have been furnished to Mortgagee, and no written or oral modifications have been
made thereto; (d) there is no existing default by Mortgagor or by any tenant under any of the
Leases, nor has any event occurred which due to the passage of time, the giving or failure to give
notice, or both, would constitute a default under any of the Leases and no tenant has any
defenses, set-offs or counterclaims against Mortgagor; (e) the Leases are in full force and effect;
and (f) Mortgagor has not accepted Rent under any Lease more than thirty (30) days in advance
of its accrual, and payment thereof has not otherwise been forgiven, discounted or compromised.

4.3. Mortgagor shall not, without the prior written consent of Mortgagee (which
consent shall not be unreasonable withheld or delayed): (a) enter into any lease at the Property;
(b) amend or modify, or consent any assignment of or subletting under, any Lease at the
Property; (c) terminate or accept a surrender of any Lease; or (d) collect or accept rent from any
tenant of the Property for a period of more than one month in advance; provided, however, that
the actions described in clauses (a) through (c) above may be taken without Mortgagee’s consent
for any Lease that (1) demises not more than 2,500 leasable square feet of space within the
Improvements, (2) provides for an annual rent not less than prevailing market rent, and (3) has a
term (including the renewal or extension term) not exceeding ten (10) years; so long as the taking
of any such action is in the ordinary course of Mortgagor’s business. Any acts that require
Mortgagee's consent under this Section 4.3, if done without the prior written consent of
Mortgagee in each instance, shall be null and void.

5. DECLARATION OF NO_ OFFSET. Mortgagor represents to Mortgagee that
Mortgagor has no knowledge of any offsets, counterclaims or defenses to the Liabilities either at
law or in equity. Mortgagor shall, within three (3) days upon written request delivered in person
or within seven (7) days upon request by mail, furnish to Mortgagee or Mortgagee's designee a
written statement in form satisfactory to Mortgagee stating the amount due under the Liabilities

and whether there are offsets or defenses against the same, and if so, the nature and extent
thereof.

6. ENVIRONMENTAL MATTERS.

6.1.  Definitions. As used herein, "Environmental Laws" shall mean all existing or
future federal, state and local statutes, ordinances, regulations, rules, executive orders, standards
and requirements, including the requirements imposed by common law, concerning or relating to
industrial hygiene and the protection of health and the environment including but not limited to:
(a) those relating to the generation, manufacture, storage, transportation, disposal, release,
emission or discharge of Hazardous Substances (as hereinafter defined); (b) those in connection
with the construction, fuel supply, power generation and transmission, waste disposal or any
other operations or processes relating to the Property; and (c) those relating to the atmosphere,
soil, surface and ground water, wetlands, stream sediments and vegetation on, under, in or about
the Property. Any terms mentioned herein which are defined in any Environmental Law shall
have the meanings ascribed to such terms in said laws; provided, however, that if any of such
laws are amended so as to broaden any term defined therein, such broader meaning shall apply
subsequent to the effective date of such amendment.
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6.2. Representations, Warranties and Covenants. Mortgagor represents, warrants,
covenants and agrees as follows:

(a) Neither Mortgagor nor the Property or any occupant thereof is in violation of
or subject to any existing, pending or threatened investigation or inquiry by any governmental
authority pertaining to any Environmental Law. Mortgagor shall not cause or permit the
Property to be in violation of, or do anything which would subject the Property to any remedial
obligations under, any Environmental Law, and shall promptly notify Mortgagee in writing of
any existing, pending or threatened investigation or inquiry by any governmental authority in
connection with any Environmental Law. In addition, Mortgagor shall provide Mortgagee with
copies of any and all material written communications with any governmental authority in
connection with any Environmental Law, concurrently with Mortgagor's giving or receiving of
same.

(b) Mortgagor has taken all steps reasonably necessary to determine and has
determined that there has been no release, spill, discharge, leak, disposal or emission
(individually a "Release” and collectively, "Releases") of any hazardous material, hazardous
substance or hazardous waste, including gasoline, petroleum products, explosives, toxic
substances, solid wastes and radioactive materials (collectively, ""Hazardous Substances") at,
upon, under or within the Property. The use which Mortgagor or any other occupant of the
Property makes or intends to make of the Property will not result in Release of any Hazardous
Substances on or to the Property. During the term of this Mortgage, Mortgagor shall take all
steps necessary to determine whether there has been a Release of any Hazardous Substances on
or to the Property and if Mortgagor finds a Release has occurred, Mortgagor shall remove or
remediate the same promptly upon discovery at its sole cost and expense.

(c) The Property has never been used by the present or previous owners and/or
operators nor will be used in the future to refine, produce, store, handle, transfer, process,
transport, generate, manufacture, heat, treat, recycle or dispose of Hazardous Substances.

(d) The Property: (i) is being and has been operated in compliance with all
Environmental Laws, and all permits required thereunder have been obtained and complied with
in all respects; and (ii) does not have any Hazardous Substances present excepting small
quantities of petroleum and chemical products, in proper storage containers, that are necessary
for the construction or operation of the commercial business of Mortgagor and its tenants, and
the usual waste products therefrom ("' Permitted Substances").

(¢) Mortgagor will and will cause its tenants to operate the Property in
compliance with all Environmental Laws and, other than Permitted Substances, will not place or
permit to be placed any Hazardous Substances on the Property.

() No lien has been attached to or threatened to be imposed upon the Property,
and there is no basis for the imposition of any such lien based on any governmental action under
Environmental Laws. Neither Mortgagor nor any other person is or will be involved in
operations at the Property which could lead to the imposition of environmental liability on
Mortgagor, or on any subsequent or former owner of the Property, or the creation of an
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environmental lien on the Property. In the event that any such lien is filed, Mortgagor shall,
within sixty (60) days from the date that the Mortgagor is given notice of such lien (or within
such shorter period of time as is appropriate in the event that steps have commenced to have the
Property sold), either: (i) pay the claim and remove the lien from the Property; or (ii) furnish a
cash deposit, bond or other security satisfactory in form and substance to Mortgagee in an
amount sufficient to discharge the claim out of which the lien arises.

6.3. Right to Inspect and Cure. Mortgagee shall have the right to conduct or have
conducted by its agents or contractors such environmental inspections, audits and tests as
Mortgagee shall deem necessary or advisable from time to time at the sole cost and expense of
Mortgagor. The cost of such inspections, audits and tests shall be added to the Liabilities and
shall be secured by this Mortgage.  Mortgagor shall, and shall cause each tenant of the Property
to, cooperate with such inspection efforts; such cooperation shall include, without limitation,
supplying all information requested concerning the operations conducted and Hazardous
Substances located at the Property. In the event that Mortgagor fails to comply with any
Environmental Law, Mortgagee may, in addition to any of its other remedies under this
Mortgage, cause the Property to be in compliance with such laws and the cost of such
compliance shall be added to the sums secured by this Mortgage in accordance with the
provisions of Section 1 hereof.

6.4  Environmental Indemnification. (a) Mortgagor agrees, jointly and severally,
to unconditionally and absolutely indemnify and hold Mortgagee, its officers, directors,
employees, agents and attorneys harmless from and against any loss, cost, liability, damage,
claim or expense, including reasonable attorneys’ fees, suffered or incurred by Mortgagee in
connection with the Property at any time, whether before, during or after enforcement of
Mortgagee’s rights and remedies upon default under the Loan Documents, under or on account
of, or as a result of (i) any violation of applicable Environmental Laws, (ii) any presence, release,
or threat of release of Hazardous Substances at, upon, under or within the Property, (iii) the
presence of asbestos or asbestos-containing materials, PCB’s, radon gas, urea formaldehyde
foam insulation or lead (whether in paint, water, soil, or plaster) at the Property, (iv) any breach
of the representations and warranties made in this Section 6, or (v) the failure of Mortgagor to
duly perform the obligations or actions set forth in this Section 6 with respect to: (A) the
imposition by any governmental authority of any lien upon the Property, (B) clean-up costs, (C)
liability for personal injury or property damage or damage to the environment, (D) any
diminution in the value of the Property and (E) fines, penalties and punitive damages.

(b)  Mortgagor further agrees that Mortgagee shall not assume any liability or
obligation for loss, damage, fines, penalties, claims or duty to clean up or dispose of wastes or
materials on or relating to the Property as a result of any conveyance of title to the Property to
the Mortgagee or otherwise or as a result of any inspections or any other actions made or taken
by Mortgagee on the Property unless caused by the negligent or intentional acts of Mortgagee or
anyone acting by or through Mortgagee, and (ii) Mortgagor agrees to remain fully liable and
shall indemnify and hold harmless Mortgagee from any costs, expenses, clean-up costs, waste
disposal costs, litigation costs, fines and penalties, including without limitation any costs,
expenses, penalties and fines within the meaning of any applicable Environmental Laws.
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(c) Mortgagor shall assume the burden and expense of defending Mortgagee, with
counsel selected by Mortgagor and reasonably satisfactory to Mortgagee, against all legal and
administrative proceedings arising out of the occurrences to which this Section 6 applies.
Mortgagee shall have the right, but not the obligation, to participate in the defense of any such
proceedings; provided, however, that the costs thereof shall be borne by Mortgagee if Mortgagee
engages separate counsel unless Mortgagee reasonably believes counsel selected by Mortgagor is
not conducting an adequate defense and new counsel selected by Mortgagors and reasonably
approved by Mortgagee is not provided within ten (10) days following written notice from
Mortgagee, in which event the cost of Mortgagee’s separate counsel shall be borne by
Mortgagor. Mortgagor may compromise or settle any such proceedings without the consent of
Mortgagee only if the claimant agrees as part of the compromise or settlement that Mortgagee
shall have no responsibility or liability for the payment or discharge of any amount agreed upon
or obligation to take any other action.

(d)  Mortgagor shall pay when due any judgments against Mortgagee which have been
indemnified under this Section 6 and which are rendered by a final order or decree of a court of
competent jurisdiction from which no further appeal may be taken or has been taken within the
applicable appeal period. In the event that such payment is not made, Mortgagee, in its sole
discretion, may pay any such judgments on five (5) Business Days prior written notice to
Mortgagor, in whole or in part, and look to Mortgagor for reimbursement pursuant to this
Section 6, or may proceed to file suit against Mortgagor to compel such payment.

7. EVENTS OF DEFAULT. Each of the following shall, if not cured within any
applicable cure, grace or notice period, constitute a default (each, an "Event of Default")
hereunder:

7.1.  Non-payment when due of any sum required to be paid to Mortgagee under any of
the Loan Documents, including without limitation, principal and interest;

7.2 A breach of any covenant contained in Sections 2.3., 2.4., 2.6. or 2.7. hereof;

7.3. A breach by Mortgagor of any other term, covenant, condition, obligation or
agreement under this Mortgage, and the continuance of such breach for a period of fifteen (15)
days after written notice thereof shall have been given to Mortgagor;

7.4.  An Event of Default under the Note or any of the other Loan Documents;

7.5.  Any representation or warranty made by Mortgagor or any guarantor in any Loan
Document or to induce Mortgagee to enter into the transactions contemplated hereunder shall
prove to be false, incorrect or misleading in any material respect as of the date when made;

7.6.  The filing by or against Mortgagor or any guarantor of a petition seeking relief, or
the granting of relief, under the Federal Bankruptcy Code or any similar federal or state statute;
any assignment for the benefit of creditors made by Mortgagor or any guarantor, unless with
respect to any involuntary proceeding, it is dismissed within sixty (60) days after the filing
thereof; the appointment of a custodian, receiver, liquidator or trustee for Mortgagor or any
guarantor or for any of the property of Mortgagor or any such guarantor, or any action by
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Mortgagor or any guarantor to effect any of the foregoing; or if Mortgagor or any guarantor
becomes insolvent (however defined) or is not paying its debts generally as they become due;

7.7. The death, dissolution, liquidation, merger, consolidation or reorganization of
Mortgagor or any guarantor, or the institution of any proceeding to effect any of the foregoing;

7.8. A default under any other obligation by Mortgagor (or any affiliate of Mortgagor)
or any guarantor (or affiliate of any such guarantor) in favor of Mortgagee, including obligations
arising under swap agreements (as defined in 11 U.S.C. §101), or under any document securing
or evidencing such obligation, whether or not such obligation is secured by the Property;

7.9. The filing, entry or issuance of any judgment, execution, garnishment,
attachment, distraint or lien against Mortgagor or any guarantor or their property, unless such
judgment, execution, garnishment, attachment, distraint or lien is discharged by Mortgagor
within thirty (30) days after its filing, entry or issuance; or

7.10. A default under any other obligation secured by the Property or any part thereof.

8. REMEDIES. If an Event of Default shall have occurred, Mortgagee may take any of the
following actions:

8.1.  Acceleration. Mortgagee may declare the entire amount of the Liabilities
immediately due and payable, without presentment, demand, notice of any kind, protest or notice
of protest, all of which are expressly waived, notwithstanding anything to the contrary contained
in any of the Loan Documents. Mortgagee may charge and collect interest from the date of
default on the unpaid balance of the Liabilities, at the Default Rate set forth in the Note.

8.2.  Possession. Mortgagee may enter upon and take possession of the Property, with
or without legal action, lease the Property, collect therefrom all rentals and, after deducting all
costs of collection and administration expense, apply the net rentals to any one or more of the
following items in such manner and in such order of priority as Mortgagee, in Mortgagee's sole
discretion, may elect: the payment of any sums due under any prior lien, taxes, water and sewer
rents, charges and claims, insurance premiums and all other carrying charges, to the
maintenance, repair or restoration of the Property, or on account of the Liabilities. Mortgagee is
given full authority to do any act which Mortgagor could do in connection with the management
and operation of the Property. This covenant is effective either with or without any action
brought to foreclose this Mortgage and without applying for a receiver of such rents. In addition
to the foregoing, upon the occurrence of an Event of Default, Mortgagor shall pay monthly in
advance to Mortgagee or to any receiver appointed to collect said rents the fair and reasonable
rental value for Mortgagor's use and occupation of the Property, and upon default in any such
payment Mortgagor shall vacate and surrender the possession of the Property to Mortgagee or to
such receiver. If Mortgagor does not vacate and surrender the Property then Mortgagor may be
evicted by summary proceedings.

8.3.  Koreclosure. Mortgagee may institute any one or more actions of mortgage
foreclosure against all or any part of the Property, or take such other action at law, equity or by
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contract for the enforcement of this Mortgage and realization on the security herein or elsewhere
provided for, as the law may allow, and may proceed therein to final judgment and execution for
the entire unpaid balance of the Liabilities. The unpaid balance of any judgment shall bear
interest at the greater of (a) the statutory rate provided for judgments, or (b) the Default Rate.
Without limiting the foregoing, Mortgagee may foreclose this Mortgage and exercise its rights as
a secured party for all or any portion of the Liabilities which are then due and payable, subject to
the continuing lien of this Mortgage for the balance not then due and payable. In case of any sale
of the Property by judicial proceedings, the Property may be sold in one parcel or in such
parcels, manner or order as Mortgagee in its sole discretion may elect. Mortgagor, for itself and
anyone claiming by, through or under it, hereby agrees that Mortgagee shall in no manner, in law
or in equity, be limited, except as herein provided, in the exercise of its rights in the Property or
in any other security hereunder or otherwise appertaining to the Liabilities or any other
obligation secured by this Mortgage, whether by any statute, rule or precedent which may
otherwise require said security to be marshalled in any manner and Mortgagor, for itself and
others as aforesaid, hereby expressly waives and releases any right to or benefit thereof. The
failure to make any tenant a defendant to a foreclosure proceeding shall not be asserted by
Mortgagor as a defense in any proceeding instituted by Mortgagee to collect the Liabilities or
any deficiency remaining unpaid after the foreclosure sale of the Property.

8.4. Appointment of Receiver. Mortgagee may petition a court of competent
jurisdiction to appoint a receiver of the Property. Such appointment may be made either before
or after sale, without notice, without regard to the solvency or insolvency of Mortgagor at the
time of application for such receiver, without regard to the then value of the Property or whether
the Property shall be then occupied as a homestead or not, and without regard to whether
Mortgagor has committed waste or allowed deterioration of the Property, and Mortgagee or any
agent of Mortgagee may be appointed as such receiver. Mortgagor hereby agrees that Mortgagee
has a special interest in the Property and absent the appointment of such receiver the Property
shall suffer waste and deterioration and Mortgagor further agrees that it shall not contest the
appointment of a receiver and hereby so stipulates to such appointment pursuant to this
paragraph. Such receiver shall have the power to perform all of the acts permitted Mortgagee
pursuant to Section 8.2 above and such other powers which may be necessary or customary in
such cases for the protection, possession, control, management and operation of the Property
during such period.

8.5.  Rights as a Secured Party. Mortgagee shall have, in addition to other rights and
remedies available at law or in equity, the rights and remedies of a secured party under the Code.
Mortgagee may elect to foreclose such of the Property as then comprise fixtures pursuant either
to the law applicable to foreclosure of an interest in real estate or to that applicable to personal
property under the Code. To the extent permitted by law, Mortgagor waives the right to any stay
of execution and the benefit of all exemption laws now or hereafter in effect.

8.6. Excess Monies. Mortgagee may apply on account of the Liabilities any
unexpended monies still retained by Mortgagee that were paid by Mortgagor to Mortgagee: (a)
for the payment of, or as security for the payment of taxes, assessments or other governmental
charges, insurance premiums, or any other charges; or (b) to secure the performance of some act
by Mortgagor.
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8.7. Other Remedies. Mortgagee shall have the right, from time to time, to bring an
appropriate action to recover any sums required to be paid by Mortgagor under the terms of this
Mortgage, as they become due, without regard to whether or not any other Liabilities shall be
due, and without prejudice to the right of Mortgagee thereafter to bring an action of mortgage
foreclosure, or any other action, for any default by Mortgagor existing at the time the earlier
action was commenced. In addition, Mortgagee shall have the right to set-off all or any part of
any amount due by Mortgagor to Mortgagee under any of the Liabilities, against any
indebtedness, liabilities or obligations owing by Mortgagee in any capacity to Mortgagor,
including any obligation to disburse to Mortgagor any funds or other property on deposit with or
otherwise in the possession, control or custody of Mortgagee.

9. MISCELLANEOUS.

9.1. Notices. All notices and communications under this Mortgage shall be in writing
and shall be given by either (a) hand-delivery, (b) first class mail (postage prepaid), or (c)
reliable overnight commercial courier (charges prepaid), to the addresses listed in this Mortgage.
Notice shall be deemed to have been given and received: (a) if by hand delivery, upon delivery;
(b) if by mail, three (3) calendar days after the date first deposited in the United States mail; and
(c) if by overnight courier, on the date scheduled for delivery. A party may change its address by
giving written notice to the other party as specified herein.

9.2. Remedies Cumulative. The rights and remedies of Mortgagee as provided in
this Mortgage or in any other Loan Document shall be cumulative and concurrent, may be
pursued separately, successively or together, may be exercised as often as occasion therefor shall
arise, and shall be in addition to any other rights or remedies conferred upon Mortgagee at law or
in equity. The failure, at any one or more times, of Mortgagee to assert the right to declare the
Liabilities due, grant any extension of time for payment of the Liabilities, take other or additional
security for the payment thereof, release any security, change any of the terms of the Loan
Documents, or waive or fail to exercise any right or remedy under any Loan Document shall not
in any way affect this Mortgage or the rights of Mortgagee.

9.3. No Implied Waiver. Mortgagee shall not be deemed to have modified or waived
any of its rights or remedies hereunder unless such modification or waiver is in writing and
signed by Mortgagee, and then only to the extent specifically set forth therein. A waiver in one
event shall not be construed as continuing or as a waiver of or bar to such right or remedy on a
subsequent event.

9.4. Partial Invalidity. The invalidity or unenforceability of any one or more
provisions of this Mortgage shall not render any other provision invalid or unenforceable. In lieu
of any invalid or unenforceable provision, there shall be added automatically a valid and
enforceable provision as similar in terms to such invalid or unenforceable provision as may be
possible.

9.5. Binding Effect. The covenants, conditions, waivers, releases and agreements
contained in this Mortgage shall bind, and the benefits thereof shall inure to, the parties hereto
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and their respective heirs, executors, administrators, successors and assigns and are intended and
shall be held to be real covenants running with the land; provided, however, that this Mortgage
cannot be assigned by Mortgagor without the prior written consent of Mortgagee, and any such
assignment or attempted assignment by Mortgagor shall be void and of no effect with respect to
Mortgagee.

9.6. Modifications. This Mortgage may not be supplemented, extended, modified or
terminated except by an agreement in writing signed by the party against whom enforcement of
any waiver, change, modification or discharge is sought.

9.7. Commercial Loan. Mortgagor represents and warrants that the loans or other
financial accommodations included as Liabilities secured by this Mortgage were obtained solely
for the purpose of carrying on or acquiring a business or commercial investment and not for
residential, consumer or household purposes.

9.8. Governing Law. This Mortgage shall be governed by and construed in
accordance with the substantive laws of the State of Florida without reference to conflict of laws
principles.

9.9. Joint and Several Liability. If Mortgagor consists of more than one person or
entity, the word "Mortgagor" shall mean each of them and their liability shall be joint and
several.

9.10. Non-Merger. In the event Mortgagee shall acquire title to the Property by
conveyance from Mortgagor or as a result of foreclosure, this Mortgage shall not merge in the
fee estate of the Property but shall remain and continue as an existing and enforceable lien for
the Liabilities secured hereby until the same shall be released of record by Mortgagee in writing.

[Remainder of page intentionally left blank; signature page to follow.]
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IN WITNESS WHEREOF, Mortgagor, intending to be legally bound, has duly
executed and delivered this Mortgage and Security Agreement as of the day and year first above
written.

WITNESS: MORTGAGOR:

- ‘/ S
N
/ 7
{

LAUDERHILL MALL INVESTMENT, LLC,
a Florida limited liability company

Nl
!9 n‘\( [’f) By: Lauderhill Members, LLC,
e’ 1’.‘:' , €O S a Florida limited liability company,

its Manager

A
By: V\X

84yl

e

ranl Izhak, Manager

s
‘\

STATE OF FLORIDA )
SS.:
COUNTY OF MIAMI-DADE )

The foregoing instrument was acknowledged before me this day of March, 2012
by Yoram Izhak, as the Manager of Lauderhill Members, LLC, a Florida limited liability
company, as the Manager of Lauderhill Mall Anvestment, LLC, a Flogi mited liability
company, on behalf of the companies. He /i/;;rsonall v
produced /

[Notarial Seal]

Printed Name of Notary

Y wz MY COMMISSION # EE 091761

=& EXPIRES: September 7, 2015
Bonded Thru Notary Public Underwriters
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Schedule A
Parcel 1:

Lots 1 through 6, in Block 28, of FLAIR SUBDIVISION NO. 3, according to the Plat thereof
recorded in Plat Book 51, Page 39, of the Public Records of Broward County, Florida.

AND

A portion of land lying in the East 1/2 of Section 36, Township 49 South, Range 41 East,
Broward County, Florida, and that portion of a canal lying North of the aforementioned Lots 1
through 6, in Block 28, of FLAIR SUBDIVISION NO. 3, being more particularly described as
follows:

Commence at the Southeast corner of said Section 36, run North 00 degrees 54' 30" West, along
the Easterly line of said Section 36, for a distance of 1,911.74 feet; thence run South 89 degrees
05' 30" West, along the North Right-of-Way line of NW 12th Street, as shown on the
aforementioned Plat of FLAIR SUBDIVISION NO. 3, for a distance of 53.00 feet to the POINT
OF BEGINNING of the tract of land hereinafter described; thence continue South 89 degrees 05'
30" West, along the last described course for a distance of 597.0 feet to the Southeast corner of
the aforementioned Lot 1, in Block 28; thence run North 00 degrees 54' 30" West, along the East
boundary of said Lot 1, for a distance of 100.0 feet to the Northeast corner of said Lot I; thence
run South 89 degrees 05' 30" West, along the North boundary of said Block 28, for a distance of
260.0 feet to a point of curvature; thence run along circular curve to the left (continuing along the
North boundary of said Block 28) having a radius of 1,630.00 feet, and a central angle of 07
degrees 15' 08", for an arc distance of 206.32 feet to the Northwest corner of the aforementioned
Lot 6, in Block 28; thence run North 08 degrees 09' 38" West, radial to the last mentioned curve
(along its Northerly prolongation of the Westerly lot line of said Lot 6), for a distance of 100.0
feet to a point on the next mentioned curve; thence run Westerly along a circular curve to the
left, having a radius of 1,730.0 feet and a central angle of 01 degree 19' 28" for an arc distance of
39.99 feet (said last mentioned curve being coincident with the Northerly right-of-way line of the
aforementioned canal); thence run North 00 degrees 54' 30" West, along a line that is parallel
with and 1,168.0 feet West of as measured at right angles to the East line of said Section 36, for a
distance of 1,438.78 feet to a point on the next mentioned curve; said point bearing North 05
degrees 35' 30" West, from the center point of said curve; thence run Easterly along a circular
curve to the right having a radius of 3,160.00 feet, and a central angle of 03 degrees 10' 25", for
an arc distance of 175.03 feet; thence run North 00 degrees 54' 30" West, along the West line of
and parallel with the aforementioned East line of Section 36, for 175.06 feet to a point on a
curve, said point bearing North 02 degrees 20' 20" West from the center point of the next
described curve; thence run Easterly along a circular curve to the right having a radius of
3,335.00 feet, and a central angle of 01 degree 25' 50", for an arc distance of 83.26 feet to a point
of tangency; thence run North 89 degrees 05' 30" East, along a line that is parallel with and
1,805.00 feet North of, as measured at right angles to, the North right-of-way line of N.W. 12th
Street, as shown upon said Plat of FLAIR SUBDIVISION NO. 3, for a distance of 707.00 feet;
thence run South 00 degrees 54' 30" East along a line that is parallel with and 203.00 feet West
of, as measured at right angles to, the East line of said Section 36, for a distance of 150.00 feet;
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thence run North 89 degrees 05' 30" East, at right angles to the last described course for 150.00
feet; thence run South 00 degrees 54' 30" East, at right angles to the last described course, for
1,655.00 feet to the POINT OF BEGINNING, (said last mentioned course being parallel with
and 53.00 feet West of, as measured at right angles to, the said East line of said Section 36).

Parcel 2:

A portion of the Northeast 1/4 of Section 36, Township 49 South, Range 41 East, lying in the
City of Lauderhill, Broward County, Florida, and being more particularly described as follows:
Commence at the most Northeasterly comer of FLAIR SUBDIVISION NO. 4-D, according to
the Plat thereof, as recorded in Plat Book 60, Page 49, of the Public Records of Broward County,
Florida, and run South 00 degrees 54' 30" East, along the East line of said Plat of FLAIR
SUBDIVISION NO. 4-D, for 85.25 feet to a point on a curve, said point bearing North 05
degrees 20' 43" West, from the center point of the last described curve; thence run Easterly along
a circular curve to the right having a radius of 3,335.00 feet and a central angle of 04 degrees 26’
13" for an arc distance of 258.26 feet to a point of tangency; thence run North 89 degrees 05' 30"
East, for 707.00 feet to the POINT OF BEGINNING of a parcel of land hereinafter described;
thence run South 00 degrees 54' 30" East, at right angles to the last described course, for 150.00
feet; thence run North 89 degrees 05' 30" East, at right angles to the last described course, for
150.00 feet; thence run North 00 degrees 54' 30" West, at right angles to the last described
course, for 150.00 feet, said last mentioned course being parallel with and 53.00 feet West of, as
measured at right angles to, the East line of the aforementioned Northeast 1/4 of Section 36;
thence run South 89 degrees 05' 30" West, at right angles to the last described course, for 150.00
feet to the POINT OF BEGINNING.

Parcel 3:

Tract A, of L.O.B. Plat, according to the plat thereof, as recorded in Plat Book 75, Page 24,
Public Records of Broward County, Florida.

TOGETHER WITH:
Non-exclusive easement for ingress and egress, for vehicular and pedestrian right-of-way
purposes, and an exclusive easement for parking for the benefit of Parcel 3 pursuant to the

Parking And Access Easement Agreement recorded in O.R. Book 47008, Page 259, Public
Records of Broward County, Florida.
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