THIS LEASE HAS IMPORTANT LEGAL CONSEQUENCES. THE PARTIES SHOULD CONSULT LEGAL
COUNSEL BEFORE SIGNING.

COMMERCIAL LEASE
(Modified Gross)

This Commercial Lease (the “Lease”) is made on January 31,2024, (date) and is entered into by and between
Landlord (as defined below) and Tenant (as defined below). In consideration of the payment of the Rent (as defined below); all
costs, charges, and expenses which Tenant assumes, agrees, or is obligated to pay to Landlord pursuant to the Lease (the
“Additional Rent”); and the performance of the promises by Tenant set forth below, Landlord hereby leases to Tenant, and
Tenant hereby accepts, the Premises (as defined below), subject to the terms and provisions set forth in the Lease.

PARTIES, PREMISES, AND DEFINED TERMS

A Ay N e e ————————

1. Landlord: _ MAIN 434 LLC (the “Landlord”).
2. Tenant: (the “Tenant”). INDIAN BITES LLC, a Colorado limited liability company.
3. Premises: Landlord is the owner of certain real estate legally described as: 436 Main St, Lyons, CO 80540,

County of Boulder, State of Colorado LS Cee ame rdmend~

Square Footage: approximately 2,275 Square Feet
4. Term: Landlord Leases the Premises to Tenant from the 1st day of August 1, 2024 thru July 31, 2027 (the

“Term”). Subject to Tenant’s performance of all obligations under the Lease, including, without limitation, payment of Rent
and Additional Rent, Tenant shall enjoy quiet possession of the Premises.

Possession to be upon execution of lease and payment of first month’s rent ( September 1, 2024) and security
Deposit; $7,000

Rent to start September 1, 2024. July and August rent is waived/ abated.

Rent schedule and increases are as follows per month plus utilities:
August 1, 2024 thru July 1, 2025: $3,500/month
August 1, 2025 thru July 1 2026: $3,700/month

August 1, 2026 thru July 1, 2027: $3,900/month

% Rent: Rent for the first year of the Term is at the rate of $3,500.00 per month for each calendar month, paid
in advance to Landlord on the first day of each month for that month’s rental without notice or setoff (the “Rent”). After the
first year of the Lease Term, the rental rate shall adjust as provided above. Unless otherwise provided in the Lease, all
payments due under the Lease, including Additional Rent, shall be Sent, or delivered to Landlord at the following address:
1630 30" St A 495, Boulder. CO 80301 or Zelle or Venmo or ACH- Details to be emailed to tenant

6. Security Deposit: Prior to occupying the Premises, Tenant shall keep on deposit with Landlord a security,
cleaning, and damage deposit in the amount of Three Thousand Five Hundred Dollars and No/100 (83,500.00) as security
for the return of the Premises at the expiration of the Term in as good condition as when Tenant entered the Premises, normal
wear and tear excepted, as well as the faithful, timely, and complete performance of all other terms, conditions, and covenants
of the Lease (the “Security Deposit™). Without notice, Landlord may apply the Security Deposit to pay for any obligations
owed by Tenant under this Lease for which Tenant is in default.
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PERSONAL GUARANTEE

In consideration of the benefits flowing to me, personally, from the execution and
performance of the Lease dated June 10, 2024 for the premisey“43& Main St, Lyons CO the
receipt and adequacy of which consideration are hereby acknowledged, we hereby personally
guarantee, jointly and severally, the payment by Indian Bites of all rent and other monetary
obligations of the Tenant under said Lease, and the performance of all non-monetary obligations
of the Tenant under said Lease.

We acknowledge and agree that the Landlord has and will rely upon this Personal
Guarantee and that Landlord would not have entered into the Lease if this Personal Guarantee had
not been executed.

We hereby waive and release any right we may have to require Landlord to pursue or
exhaust legal or equitable remedies against the Tenant, prior to enforcement of this Personal
Guarantee against us.

We understand and agree that if a default occurs in the payment of rent or other amounts
due and payable under the Lease or in the performance of any other covenant or condition set
forth in the Lease, Landlord shall be entitled to commence any action or proceeding against us,
Jointly and severally, or to otherwise exercise any remedy available at law or in equity to enforce
this Personal Guarantee, without first commencing any action or otherwise proceeding against the
Tenant or otherwise exhausting any or all of its available remedies against the Tenant under the
lease. Landlord may maintain successive actions for other defaults, and Landlord’s rights under
this Personal Guarantee shall not be exhausted by the Landlord’s exercise of any of such rights or
remedies, or by any number of successive actions, unless and until all obligations hereby
guaranteed have been fully performed.

Our liability as a Guarantor shall in no way be affected by, and we hereby expressly
waive any defense that may arise by reason of the release or discharge of the Tenant in any
creditors, receivership, bankruptcy or other proceeding, or the impairment, limitation, or
modification of such liability of such liability of the Tenant in bankruptcy.

This Personal Guarantee shall remain in full force and effect until all amounts due under
the Lease have been paid in full and all other obligations under the Lease have been fully
performed.

This personal Guarantee shall inure to the benefit of, and shall bind, the Landlord and
myself, our respective heirs, grantees, legal representatives, successors and assigns.

W 8 awer M% 20 A4

Guarantor

Gitanjali Shrestha
Print Name

Users/BarryLewis/Documents/Business/Real Estate/Forms/Personal Guarantee/PERSONAL_GUARANTEE Asian Chef Man Wu doc
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8. Use: The Premises shall be used for a restaurant, provided this use conforms with applicable zoning
regulations. Tenant shall not, without the prior written consent of Landlord, permit the Premises to be used for any other
purpose.

9. Utilities/Additional Rent: Tenant shall be responsible for paying the following utilities on the Premises,
which charges shall be deemed Additional Rent: X Electric [ Gas [X] Water [X] Sewer [X] Phone% Cable/ Satellite T.V. [
Internet Access D4 Refuse Disposal [X] Other NA " If the Premises shares meter facilities for utilities, the charges
shall be allocated to each tenant by Landlord based upon a square footage. In the event Tenant fails to timely pay any of the
aforementioned charges, it shall be deemed a Default. Landlord shall be responsible for any remaining utilities not specifically
designated to be paid by Tenant, including utilities for Common Areas (as defined below).

All utilities to be paid directly by tenant to utility provider. Tenant to open account with utility providers in
Tenant’s name.

10. Payment of Additional Rent: Additional Rent shall be paid by Tenant to Landlord in monthly installments
concurrent with the Rent.

11. Late Payments: If any Rent, Additional Rent, or other payment is received later than 5 days after the date
when due, the parties agree that Additional Rent in the amount of twenty percent (20%) of the outstanding sums shall also be
due and payable as additional rent. The addition of such amount and the collection thereof shall not operate to waive any other
rights of Landlord for nonpayment of Rent, or for any other reason.

12. Repairs and Maintenance of the Premises: The Landlord shall maintain the foundation, exterior walls, and
roof of the Improvements in good repair. The Tenant agrees to keep all the other improvements (including plate glass and other
windows, window frames, and doors) upon the Premises repaired and maintained in good order as described in the Lease.

13 Parking: Landlord grants to Tenant and its employees and invitees, at no additional charge, to park on the
premises. The neighbor tenant at 434 Main St. also has parking rights on the premises.

PREMISES

14. Common Areas: The common areas are all areas outside of the Premises upon the Property designated by
Landlord for common use of Tenant, its employees, licensees, invitees, contractors, and Landlord (the “Common Areas”).
Common area includes the back yard and parking area.

15 Condition of Premises and Representations: Tenant is familiar with the physical condition of the Premises
and the Property. Except as may otherwise be provided in the Lease, Landlord makes no representations, or warranties as to the
physical condition of the Premises, or the Property, or their suitability for Tenant’s intended use. In the event that Landlord
agrees to provide any renovations, build-out, or any other labor and materials for the improvement of the Premises, or any
allowance for improvements to be affected by Tenant, such work, or allowance shall be specified and agreed to between the
parties in a separate document appended to this Lease and which shall constitute a part of this Lease (“Work Letter™). Other
than the work, if any, to be performed pursuant to Tenant’s Work Letter, the Premises are rented “as is,” in current condition,
and all warranties are hereby expressly disclaimed. Landlord makes no representations, or warranties as to the suitability of the
Premises for Tenant’s intended use. Landlord further makes no representations, or warranties as to whether Tenant’s intended
use will necessitate changes, or alterations to the Premises in order to comport with local, state, or federal laws and regulations.
Such laws and regulations include, but are not limited to: health code regulations, access regulations (including, but not limited
to, the Americans with Disabilities Act), and zoning regulations. Tenant understands and agrees that in the event actions,
alterations, or improvements are required in order to bring the Premises into compliance with any local, state, or federal laws
and regulations because of Tenant’s intended use, Tenant shall be solely responsible for any and all associated costs and
expenses relative thereto. Tenant further indemnifies and agrees to hold Landlord harmless from any and all claims and
liabilities that may arise by virtue of Tenant’s use of the Premises in violation of any local, state, or federal laws and
regulations.

16. Check-In Inspection: Landlord and Tenant may conduct an inspection of the Premises at the time of
possession. A check-in inspection sheet may be completed at that time and the information contained therein shall be sufficient
and satisfactory proof of the condition of the Premises at the time of possession, should a subsequent dispute arise at a later
date as to the condition of the Premises at the time of move-in.
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17. Use of Premises: Tenant, in consideration of the leasing of the Premises, agrees as follows:

a. Use of Premises: To use and occupy the Premises solely as and for the use specified in Paragraph 8
of the Lease. Landlord’s consent to the aforementioned use is not an assurance, or warranty that the Premises’ attributes are
sufficient for Tenant’s use. Tenant represents and warrants that it has conducted sufficient due diligence to assure itself that the
Premises are suitable for its use, and that such use is permitted by applicable law. Landlord expressly reserves its right to lease
space within the Property as it sees fit, unless explicitly prohibited by other provisions in the Lease. Landlord’s demise of the
Premises to Tenant does not preclude Landlord from leasing other parts of the Property to other tenants who may be viewed
objectively, or subjectively as competing with Tenant.

b. Signage: With Landlord’s prior approval and with any and all approvals necessary from the Town
of Lyons that any sign meets the Town of Lyons’ regulations, Tenant shall be permitted to erect a sign or signs upon the
Premises, provided all signage is in compliance with size and other requirements of Landlord and as may be set forth by
applicable ordinances and regulations including, but not limited to, sign and design ordinances. All signage shall conform to
aesthetic and design criteria, themes, and standards of the Property and the Improvements.

& Vacancy: It will be deemed a Default of the Lease if the Premises are left vacant and unoccupied for
over thirty (30) days. In addition to other remedies contained in the Lease, the Landlord may, without being obligated to do so,
and without terminating the Lease, retake possession of the Premises and relet, or attempt to relet them for such rent and upon
such conditions as the Landlord deems best, making such changes and repairs as may be required, giving credit for the amount
of rent so received, less all expenses of such changes and repairs. Tenant shall be liable for the balance of the Rent and
Additional Rent herein reserved until the expiration of the Term.

d. Legal Compliance: Tenant and its licensees and invitees shall comply with and abide by all federal,
state, county, and municipal laws and ordinances in connection with the occupancy and use of the Premises. Tenant and its
licensees and invitees may not possess, or consume alcoholic beverages on the Premises unless they are of legal age. No
alcoholic beverages shall be sold upon the Premises unless proper licenses have been obtained. No illegal drugs or controlled
substances (unless specifically prescribed by a physician for a specific person occupying or present upon the Premises) shall be
permitted upon the Premises. Tenant hereby covenants and agrees to use its reasonable efforts to prevent and preclude its
employees, guests, invitees, etc. from the aforementioned illegal conduct. Tenant and its licensees and invitees shall not use the
Premises in any way that may result in an increase of the rate or cost to the Landlord to insure the Property. No hazardous or

dangerous activities are permitted upon the Premises.

e Additional Prohibitions: Neither Tenant nor its subtenants, licensees, volunteers, employees,
guests, or invitees shall act in any manner that would interfere with, or be a nuisance to, other subtenants, occupants, or invitees
of the Premises, or adjacent property owners, or adjacent tenants, or that would interfere with those other parties’ quiet
enjoyment of their premises. Said prohibition includes, but is not limited to, loud noises, loud music, noxious or unpleasant
odors, and disruptive behavior or actions. Tenant shall not permit any portion of the Premises to be used in a manner that may
endanger the person or property of Landlord, co-tenants, or any person living on or near the Premises. Tenant shall keep all
portions of the Premises in a clean, safe, sanitary, and habitable condition.

1 Pets and Animals: Pets or animals shall NOT be permitted upon the Premises.

g Storage/Trash: Tenant shall store all personal property entirely within the Premises. Tenant is
responsible for the removal of its trash. There are no common trash receptacles.

h. Hazardous Material Prohibited: Tenant shall not cause or permit any hazardous material to-be
brought upon, kept or used in, or about the Premises by Tenant, its agents, employees, contractors, oF invitees. If Tenant
- breaches the obligations stated in the preceding sentence, or if the presence of hazardous material on the Premises caused, or
permitted by Tenant results in contamination of the Premises, or if contamination of the Premises by hazardous material
otherwise occurs for which Tenant is responsible to Landlord for resulting damage, then Tenant shall indemnify, defend, and
hold Landlord harmless from any and all resulting claims, judgments, damages, penalties, fines, costs, liabilities, or losses.

i Quiet Enjoyment: Landlord agrees that upon Tenant paying the Rent and performing Tenant’s
obligations under the Lease, Tenant shall peacefully and quietly have, hold, and enjoy the Premises throughout the Term or
until the Lease is terminated pursuant to its terms. Landlord shall not be responsible for the acts or omissions of any other
tenant or third party that may interfere with Tenant’s use and enjoyment of the Premises. In the event of any transfer or
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transfers of Landlord’s interest in the Premises or in the Property, other than a transfer for security purposes only, the Landlord
shall be automatically relieved of any and all obligations and liabilities accruing from and after the date of such transfer.
Notwithstanding the foregoing, if any person asserts a claim to possession of the Premises in a manner that materially interferes
with Tenant’s peaceful and quiet possession of the Premises, Tenant or Landlord may elect to terminate this Lease upon 30-
days notice to the other; in which event, neither party shall be liable to the other for any damages arising from such
termination.

J Rules and Regulations: Landlord shall provide Tenant with a copy of all rules and regulations
affecting the Premises, and Tenant shall abide by all such rules and regulations.

18. Subletting or Assignment: Tenant shall not sublet the Premises or any part thereof, nor assign the Lease or
any interest therein, without the prior written consent of Landlord. Such consent shall be at the sole discretion of Landlord. As
a condition of assignment or sublease, Landlord may require the continued liability of Tenant or a separate personal guaranty
by Tenant or its principal. If Tenant is a corporation, limited liability company, or other entity that is not a natural person, any
change in ownership of more than thirty percent (30.0%) (over any period) of the ownership interest shall be deemed an
assignment of the Lease. In the event an assignment or sublease is permitted, all payments from assignee or sublessee shall be
made directly by said party to Landlord, and not through Tenant.

19. Surrender of Premises: Tenant will return the Premises to Landlord at the expiration of the Term in as good
order and repair as when Tenant took possession, loss by casualty and normal wear and tear excepted. Any deterioration or
damage caused by accident, abuse, carelessness, or negligence shall not be considered normal wear and tear. In the event that
Tenant fails to redeliver the Premises in appropriate condition, Landlord may restore the Premises to appropriate condition,
including repair, replacement, and cleaning. The cost of any work necessitated shall be deducted from the Security Deposit; if
the Security Deposit is insufficient to cover work performed, Tenant shall be obliged to pay the additional balance.

20. Removal of Fixtures/Redelivery: Tenant shall remove, at the termination of the Lease, provided Tenant is
not in Default, Tenant’s moveable trade fixtures and other items of personal property that are not permanently affixed to the
Premises. Tenant shall remove the alterations and additions and signs made by Tenant as Landlord may request and repair any
damage caused by such removal. Tenant shall peaceably yield up the Premises and all alterations and additions thereto (except
such as Landlord has requested Tenant to remove); and all fixtures, furnishings, floor coverings, and equipment that are
permanently affixed to the Premises which shall thereupon become the property of the Landlord. Any personal property of
Tenant not removed within five (5) days following such termination shall, at Landlord’s option, become the property of
Landlord.

PAYMENTS

21, Payments/Dishonored Checks: Payments shall be deemed received when actually delivered to, and received
by, Landlord at the payment location. Dishonored checks and any checks received late in the mail will be treated as late
payments. Additional bank and handling charges may also be assessed in the event of a dishonored check. The foregoing items
shall be deemed Additional Rent. Landlord may require Tenant to replace such dishonored check with a money order, cashier’s
check, or other good funds. Landlord may further require that all subsequent payments after a dishonored check be paid with a
money order, cashier’s check, or other good funds.

22. Partial Payment: If any partial payment is made by Tenant, it shall be allocated first to the payment of
Additional Rent, including, without limitation, utilities (if applicable) and other expenses; and second to unpaid Rent.
Acceptance by Landlord of any partial payment shall not waive the right of Landlord to require immediate payment of the
unpaid balance of Rent or waive or affect Landlord’s rights to institute legal proceedings including, without limitation, an
eviction action. g

23. No Offset: No assent, express or implied, to any Default of any one or more of the agreements hereof shall
be deemed or taken to be a waiver of any succeeding or other Default. The covenants set forth in the Lease are independent.
Tenant shall have no right to withhold or set off any Rent due Landlord.

24. Joint and Several Obligations of Tenant: In the event more than one person comprises Tenant, it is
expressly understood and agreed that each person comprising Tenant is jointly and severally liable for any and all obligations
of Tenant in the Lease. This means that all persons comprising Tenant are each, together and separately, responsible for all of
Tenant’s obligations. Landlord may, at its option, determine whom to hold responsible.
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SECURITY DEPOSIT

25, Security Deposit:

a. Security Deposit: To secure the faithful performance by Tenant of all of Tenant’s covenants,
conditions, and agreements in the Lease to be observed and performed, Tenant shall deposit with Landlord the Security Deposit
prior to commencement of the Lease. The Security Deposit may also be used in the event of termination of the Lease by re-
entry, eviction, or otherwise.

b. Application of Security Deposit: The parties agree: (1) that the Security Deposit or any portion
thereof, may be applied to the curing of any Default that may exist, and/or payment of subsequent damages and costs incurred
by Landlord, without prejudice to any other remedy or remedies that the Landlord may have on account thereof, and upon such
application Tenant shall pay Landlord on demand the amount so applied, which shall be added to the Security Deposit so it will
be restored to its original amount; (2) that should the Premises be conveyed by Landlord, the Security Deposit or any portion
thereof may be turned over to Landlord’s grantee, and if the Security Deposit is turned over, Tenant agrees to look to such
grantee for such application or return; (3) that Landlord shall not be obligated to hold Security Deposit as a separate fund; (4)
that should the Rent be increased, the Security Deposit shall be increased in the same proportion within thirty (30) days of such
Rent increase; and (5) that should a Default occur, Landlord may, as an additional remedy, increase the Security Deposit at its
sole discretion.

& Return of Security Deposit: If Tenant shall perform all of its respective covenants and agreements
in the Lease, the Security Deposit, or the portion thereof not previously applied pursuant to the provisions of the Lease,
together with a statement, shall be returned to Tenant without interest, no later than sixty (60) days after the expiration of the
Term, or any renewal or extension thereof (or such earlier time if required by applicable law), provided Tenant has vacated the
Premises and surrendered possession thereof to Landlord.

REPAIRS AND MAINTENANCE

26. Improvements, Repairs, and Maintenance: Subject to the limitations set forth in Paragraphs 27 and 28
below, either Landlord or Tenant, as specified in Paragraph 12 above, shall be responsible for the cost and condition of the
respective improvements, repairs, and maintenance relating to all structural componénts, interior and exterior walls, floors,
ceiling, roofs, sewer connections, plumbing, wiring, appliances, and glass used in connection with the Premises.

27, Landlord’s Limited Responsibility: In the event Paragraph 12 of the Lease provides for Landlord’s
responsibility for certain repair and maintenance, Landlord shall be responsible for: (i) any repairs, replacements, restorations,
or maintenance that have been necessitated by reason of ordinary wear and tear, and (i) any repairs, replacements, restorations,
or maintenance that have been necessitated by sudden natural forces, or acts of God, or by fire not caused by Tenant. The cost
of any maintenance, repairs, or replacements necessitated by the act, neglect, misuse, or abuse of Tenant, its agents, employees,
customers, licensees, invitees, or contractors shall be paid by Tenant to Landlord promptly upon billing. Landlord shall use
reasonable efforts to cause any necessary repairs to be made promptly; provided, however, that Landlord shall have no liability
whatsoever for any delays in causing such repairs to be made, including, without limitation, any liability for injury to or loss of
Tenant’s business, nor shall any delays entitle Tenant to any abatement of Base and Additional Rent or damages, or be deemed
an eviction of Tenant in whole or in part.

28. Tenant’s Allowed Responsibilities: In the event Paragraph 12 of the Lease provides for Landlord’s
responsibility for certain repair and maintenance, Tenant shall not perform or contract with third parties to perform any repairs
of any kind upon the Premises or structure upon which the Premises are located. In the event any repair that is the
responsibility of Landlord becomes necessary, Tenant shall notify Landlord as soon as possible, and allow reasonable time for
the work to be completed. Any unauthorized work performed or contracted for by Tenant will be at the sole expense of Tenant.

29. Tenant’s Duty to Repair: In the event Paragraph 12 of the Lease provides for Tenant’s responsibility for
certain repair and maintenance, Tenant shall, at Tenant’s sole cost and expense, maintain the Premises, including, but not
limited to, the plumbing, exterior plate glass, other windows, and window frames, electric wiring, HVAC equipment, fixtures,
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appliances, and interior walls, doorways, and appurtenances belonging thereto installed for thf: use or u§ed ix} connection with
the Premises (and including the foundation, exterior walls, and roof of the Improvements, if so provided in Paragra?h 12).
Tenant shall, at Tenant’s own expense, make as and when needed all repairs to the Premises and to al.l such gqulpment,
fixtures, appliances, and appurtenances necessary to keep the same in good order and condition. Tenant repairs shall include a}l
replacements, renewals, alterations, and betterments (the “Tenant Repairs™). All Tenant Repairs shall be eqpal or better in
quality and class to the original work. In the event Tenant fails to complete Tenant Repairs, Landlord may obtain them and bill
Tenant for such work as Additional Rent.

30. Tenant Improvements: Unless otherwise provided in the Work Letter, Tenant shall be solely responsible for
any and all improvements and alterations within the Premises necessary for Tenant’s intended use of the Premises, including,
but not limited to, electrical wiring, HVAC, plumbing, framing, drywall, flooring, finish work, telephone systems, wiring, and
fixtures necessary to finish the Premises to a condition suitable for Tenant’s use (the “Tenant Work”).

31 Improvements/Prior Landlord Consent: Tenant agrees to submit to Landlord complete plans and
specifications, including engineering, mechanical, and electrical work covering any and all contemplated Tenant Work, if
applicable, and any subsequent improvements or alterations of the Premises. The plans and specifications shall be in such detail
as Landlord may require, and in compliance with all applicable statutes, ordinances, regulations, and codes. As soon as
reasonably feasible thereafter, Landlord shall notify Tenant of any failures of Tenant’s plans to meet with Landlord’s approval.
Tenant shall cause Tenant’s plans to be revised to the extent necessary to obtain Landlord’s approval. Tenant shall not
commence any Tenant Work, or any other improvements, or alterations of Premises until Landlord has approved Tenant’s
plans.

32, Tenant Work and Repairs/Compliance with Codes/Mechanic Liens: Tenant shall procure all necessary
permits before undertaking Tenant Work or Tenant Repairs. Tenant shall perform all Tenant Work or Tenant Repairs in a good
and workmanlike manner. Tenant shall use materials of good quality and perform Tenant Work or Tenant Repairs only with
contractors previously approved of in writing by Landlord. Tenant shall comply with all laws, ordinances, and regulations,
including, but not limited to, building, health, fire, and safety codes. Tenant hereby agrees to hold Landlord and Landlord’s
agents harmless and indemnified from all injury, loss, claims, or damage to any person or property (including the cost for
defending against the foregoing) occasioned by, or growing out of Tenant Work or Tenant Repairs. Tenant shall promptly pay
when due the entire cost of any Tenant Work or Tenant Repairs on the Premises undertaken by Tenant, so that the Premises
shall at all times be free of liens for labor and materials. Tenant hereby agrees to indemnify, defend, and hold Landlord
harmless of and from all liability, loss, damages, costs, or expenses, including reasonable attorneys’ fees, incurred in
connection with any claims of any nature whatsoever for work performed for, or materials, or supplies furnished to Tenant,
including lien claims of laborers, materialmen, or others. Should any such liens be filed or recorded against the Premises or the
Improvements with respect to work done for, or materials supplied to, or on behalf of Tenant, or should any action affecting the
title thereto be commenced, Tenant shall cause such liens to be released of record within five (5) days after notice thereof. If
Tenant desires to contest any such claim of lien, Tenant shall nonetheless cause such lien to be released of record by the
posting of adequate security with a court of competent jurisdiction as may be provided by Colorado’s mechanic’s lien statutes.
If Tenant shall be in default in paying any charge for which such mechanic’s lien or suit to foreclose such lien has been
recorded or filed and shall not have caused the lien to be released as aforesaid, Landlord may (but without being required to do
50) pay such lien or claim and any associated costs, and the amount so paid, together with reasonable attorneys’ fees incurred
in connection therewith, shall be immediately due from Tenant to Landlord as Additional Rent.

33. Common Area Maintenance: Landlord shall use reasonable efforts to maintain and repair Common Areas
of Property, including walks and parking lots. Tenant is responsible for the removal of all ice and snow from their access
stairs. The cost of any maintenance, repairs, or replacements necessitated by the act, neglect, misuse, or abuse by Tenant, its
employees, licensees, invitees, or contractors shall be paid by Tenant to Landlord. Landlord shall use reasonable efforts to
cause any necessary repairs to be made promptly; provided, however, that Landlord shall have no liability whatsoever for afy
delays in causing such repairs to be made, including, without limitation, any liability for injury to or loss of Tenant’s business,
nor shall any delays entitle Tenant to any abatement of Rent or damages, or be deemed an eviction of Tenant in whole or in
part.

34. Keys/Locks: Tenant shall not place any additional locks upon the Premises, including, but not limited to,
exterior and interior doors. Tenant shall not cause any of the locks or cylinders therein to be changed or re-keyed.

35. Waste/Rubbish Removal: Tenant shall not lay waste to the Premises. Tenant shall not perform any action or

practice that may injure the Premises or Property. Tenant shall keep the Premises and the Property surrounding the Premises
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free and clear of all debris, garbage, and rubbish. Unless otherwise provided for in the Lease, Tenant shall be responsible for
contracting for and paying for trash and debris removal required by Tenant’s use of the Premises.

DEFAULT. NOTICE AND REMEDIES

36. Default: If Tenant is in arrears in the payment of any installment of Rent, any Additional Rent, or any
portion thereof, or is in violation of any other covenants or agreements set forth in the Lease (a “Default”) and the Default
remains uncorrected for a period of three (3) days after Landlord has given written notice thereof pursuant to applicable law,
then Landlord may, at Landlord’s option, undertake any of the following remedies without limitation: (a) declare the Term of
the Lease ended; (b) terminate Tenant’s right to possession of the Premises and reenter and repossess the Premises pursuant to
applicable provisions of the Colorado Forcible Entry and Unlawful Detainer statute; (c) recover all present and future damages,
costs, and other relief to which Landlord is entitled; (d) pursue Landlord’s lien remedies; (e) pursue breach of contract
remedies; and (f) pursue any and all available remedies in law or equity. In the event possession is terminated by reason of a
Default prior to expiration of the Term, Tenant shall remain responsible for the Rent and Additional Rent, subject to
Landlord’s duty to mitigate such damages. Pursuant to §§ 13-40-104(d.5) and (e.5), and 13-40-107.5, C.R.S., hereby
incorporated by reference, in the event repeated or substantial Defaults(s) under the Lease occur, Landlord may terminate
Tenant’s possession upon a written Notice to Quit, without a right to cure. Upon such termination, Landlord shall have
available any and all of the remedies listed above.

37 Abandonment: In the event of an abandonment of the Premises, Landlord may, without being obligated to
do so and without terminating the Lease, retake possession of the Premises and exercise any of the remedies contained in
Paragraph 38 below.

38. Re-Entry: In the event of re-entry by Landlord as a result of abandonment or a Default by Tenant:

a. Tenant shall be liable for damages to Landlord for all loss sustained, including, without limitation,
the balance of the Rent and Additional Rent, court costs, and reasonable attorneys’ fees;

b. Tenant’s personal property and the personal property of any guest, invitee, licensee, or occupant
may be removed from the Premises and left on the street or alley, or, at Landlord’s option, it may be removed and stored, or
disposed of at Landlord’s sole discretion. Landlord shall not be deemed a bailee of the property removed and Landlord shall
not be held liable for the property. Tenant shall indemnify Landlord for any expense in defending against any claim by Tenant
or third party and for any legal expense, cost, fine, or judgment awarded to a third-party as a result of Landlord’s action under
the term of the Lease;

c. Landlord may attempt to relet the Premises for such rent and under such terms as Landlord believes
appropriate; 2

d. Landlord may enter the Premises, clean and make repairs, and charge Tenant accordingly;

3 Any money received by Landlord from Tenant shall be applied first to Rent, Additional Rent, and

other payments due; and
& Tenant shall surrender all keys and peacefully surrender and deliver up possession of the Premises.

39 INSURANCE AND INDEMNIFICATION

(a) Property/Fire Insurance on Tenant's Fixtures. At all times during the term hereof,
Tenant shall keep in force at its sole cost and expense, “special form” insurance, including, without
limitation, coverage for fire, theft, flood and all other perils customarily covered under extended coverage
endorsements. In addition, Tenant shall maintain at its expense vandalism and malicious mischief
insurance. All such coverage shall be with companies acceptable to Landlord, and in amounts that are

o g8
No. 1003. COMMERCIAL LEASE (Gross) (Page 7 of 12) Initials:
Landlord Tenant




acceptable to Landlord, with the minimum of such coverage being equal to the replacement cost of
Tenant's improvements, trade fixtures, fixtures attached to the Premises, furnishings, equipment, and
contents upon the Premises.

(b)  Liability Insurance on Tenant's Premises/Worker’s Compensation/Auto Insurance.

Tenant shall, at its cost and expense, secure and keep in force from and after the date Landlord shall
deliver possession of the Premises to Tenant and throughout the Lease Term, “commercial general
liability™ insurance on an occurrence basis with a minimum limit of liability in an amount not less than
two million dollars ($2,000,000.00) per occurrence. This insurance coverage shall include water damage
and sprinkler leakage legal liability as well as a contractual liability endorsement.

(c) Plate Glass and Business Income Insurance. Tenant shall carry plate glass
insurance covering all plate glass in the Premises and business income insurance.

(d) Workers’ Compensation Insurance. Tenant shall, at its cost and expense, maintain
Workers' Compensation insurance, in a form prescribed by the laws of the State of Colorado, and
employers' liability insurance.

(e) Auto Insurance. Tenant shall, at its cost and expense, maintain a commercial auto
policy of insurance for non-owned automobiles. The liability limits under such insurance shall be not less
than One Million and No/100 ($1,000,000.00) Dollars for any one occurrence.

H Provisions to be Contained in Policies. All insurance required of Tenant in this
Lease shall be effected under enforceable policies issued by insurers approved by Landlord and a copy of
the policy or a certificate of insurance shall be delivered to the Landlord within ten (10)) days after the
date of commencement of the term of this Lease or on or before the day Tenant accepts possession of the
Premises, whichever is first. The policy or policies shall provide by its terms that it is noncancellable
except on twenty (20) days prior written notice to Landlord. At least twenty (20) days prior to the
expiration date of any policy, the original renewal policy for such insurance shall be delivered by Tenant
to Landlord. Within twenty (20) days after the premium on any policy shall fall due and payable,
Landlord shall be furnished with satisfactory evidence of its payment. All policies shall name Landlord.
any person, firms, or corporation designated by Landlord. and Tenant as additional insured. All policies
shall be written as primary policies, not contributing with and not in excess of coverage which Landlord
may carry. All such policies shall contain a provision that Landlord, although named as an insured, shall
nevertheless be entitled to recover under such policies for any loss occasioned to it, its servants, agents,
and employees by reason of the negligence of Tenant. All such insurance shall specifically insure the
performance by Tenant of coverage shall extend to any liability of Tenant arising out of the indemnities
provided for in this Lease. All such insurance shall provide that the coverage afforded shall not be
affected by the performance of any work in or about the Premises.

(2) Lenders. Any mortgage lender interested in any part of the Premises may, at
Landlord's option, be afforded coverage under any policy required to be secured by Landlord or Tenant
hereunder, by use of a mortgagee’s endorsement to the policy concerned.

(h) Blanket Policy. If Tenant provides any insurance required by this Lease in the
form of a blanket policy, Tenant shall furnish satisfactory proof that such blanket policy complies in all
respects with the provisions of this Lease, and that the coverage thereunder is at least equal to the
coverage which would be provided under a separate policy covering only the Premises.
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(i) Increase in Insurance Premiums. Tenant shall not stock, use, or sell any article or
do anything in or about the Premises which may be prohibited by Landlord's insurance policies carried on
the Premises or any endorsements or forms attached thereto, or which will increase any insurance rates
and premiums for the Premises. Tenant shall pay on demand any increase in premiums for Landlord's
insurance that may be charged on such insurance carried by Landlord resulting from Tenant's use and

occupancy of the Premises, whether or not Landlord has consented to the same.
OTHER PROVISIONS

47. Destruction, or Condemnation of Premises: Landlord’s and Tenant’s duties and responsibilities are as
follows when destruction or condemnation of the Premises occurs:

a, Partial Destruction of the Premises: In case of partial destruction of the Premises by fire, or other
casualty, Landlord at its discretion may repair the Premises with reasonable dispatch after notice of said partial destruction.
Tenant shall remain responsible for payment of Rent. Subparagraph (d) of this Paragraph shall apply if Landlord determines
that the partial destruction will not be repaired.

b. Premises Untenable: If the Premises are made totally untenable by fire, the elements, or other
casualty, or if the building in which the Premises are located is partially destroyed to the point where Landlord, within a
reasonable time, decides not to rebuild, or repair, then Subparagraph (d) of this Paragraph shall apply.

& Condemnation: If the whole or part of the Premises are taken by any authority for any public or
quasi-public use, or purpose, then Subparagraph (d) of this Paragraph shall apply. All damages and compensation awarded for
any taking shall be the sole property of Landlord.

d. Termination of Term: Tenant agrees that if Landlord decides not to repair, or rebuild the Premises
where the destruction has occurred as described in Subparagraphs (a) and (b) of this Paragraph, the Term hereby granted by the
Lease shall cease and the Rent and Additional Rent shall be prorated and payable up to the time of the cessation of the Term. A
refund will be given for the balance of any Rent paid in advance for which Tenant did not have use of the Premises due to the
cessation of the Term under the conditions of this Paragraph. Where the Premises have been taken due to condemnation as
described in Subparagraph (c) of this Paragraph, the Term of the Lease shall cease and terminate upon the date that possession
of the Premises is taken by the authority. Rent and Additional Rent shall be prorated and payable up to the time of the cessation
of the Term. Tenant shall not hold Landlord liable for any damages as a result of any of the acts or events described in this
subparagraph.

48. Holdover: Tenant shall vacate the Premises and remove all of Tenant’s personal property from the Premises
prior to 11:59 p.m. on the date the Term expires. Landlord may immediately commence eviction proceedings at its sole
discretion. If, after the expiration of the Lease, Tenant shall remain in possession of the Premises and continue to pay Rent
without a written agreement as to such possession, and only if Landlord accepts such Rent, then such tenancy shall be regarded
as a month-to-month tenancy, at a monthly rental, payable in advance, equivalent to the last month’s Rent paid under the
Lease, and subject to all the terms and conditions of the Lease.

49. Entry by Landlord: Landlord may enter the Premises at reasonable hours for reasonable purposes (such as
repairs, inspections, or re-letting to prospective new tenants), upon reasonable notice to Tenant. Landlord may also enter the
Premises in the event of emergency, without notice, or in the event of vacancy of the Premises, as described in Paragraph 38.

50. Guarantor: In the event the Lease is guaranteed, the person(s) guaranteeing the Lease (“Guarantor”)
hereby absolutely guarantees Tenant’s obligations and performance under the Lease. Guarantor further agrees to be bound by
the same covenants and conditions of the Lease and hereby makes the same warranties and representations as Tenant
hereunder. If Tenant defaults in the performance of its obligations under the Lease, Guarantor will perform said obligations.

51, Subordination/Estoppel/Attornment: The Lease shall be subordinate to all existing and future mortgages,
deeds of trust, and other security interests on the Premises and to any and all extensions, renewals, refinancing, and
modifications thereof. Tenant shall execute and deliver whatever instruments may be required for such purposes, or for the
purpose of informing a potential or existing lender or purchaser of the Property as to the status of its tenancy. Any such
instruments or estoppel letters shall contain all information reasonably required by Landlord or other entity in conjunction with
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such transaction. Tenant agrees to attorn to a lender or other party coming into title to the Property upon written request of
Landlord.

52, Notices: All notices required to be sent under the Lease shall be in writing and either: (i) deliverec! as
provided by applicable law, including, inter alia, § 13-40-101, C.R.S., ef seq., [Colorado Forcib]e' Entry and Unla.wful Demner
statute]; (ii) personally delivered, with proper proof of service; or (iii) sent via U.S. first class manlr postage prcp_ald. All notices
required to be sent to Landlord shall be sent or delivered to the address where the Rent is to be paid, and all notices reql_ured to
be sent to Tenant shall be sent or delivered to the Premises, unless otherwise specified in the Lease. Notwithstanding the
foregoing, all notices involving or concerning § 13-40-101, C.R.S., ez seq. shall be delivered as provided by statute.

53. Attorneys’ Fees: In the event Tenant or Landlord fails to perform any of its obligations under the Lease, or
in the event a dispute arises concerning the meaning or interpretation of any provision of the Lease, the defaulting party, or the
party not prevailing in such dispute, as the case may be, shall pay any and all costs and expenses incurred by the other party in
enforcing or establishing its rights hereunder, including, without limitation, court costs and reasonable attorneys’ fees.

54. Governing Law: The Lease shall be governed by and construed in accordance with the laws of the State of
Colorado. Venue shall be proper in the county where the Premises are located.

5S. Amendments and Termination: Unless otherwise provided in the Lease, the Lease may be amended,
modified, or terminated only by a written instrument executed by Landlord and Tenant.

56. Captions: The paragraph titles or captions in the Lease are for convenience only and shall not be deemed to
be part of the Lease.
57, Pronouns; Joint and Several Use of Certain Terms: Whenever the terms referred to in the Lease are

singular, the same shall be deemed to mean the plural, as the context indicates, and vice versa. All references to the “Landlord™
shall mean Landlord and/or its authorized agents, contractors, or employees as may be required by the specific context. All
references to the “Tenant” shall mean each and every person comprising Tenant, or an individual person, or combination of
persons comprising Tenant as may be required by the specific context.

58. Waivers: No right under the Lease may be waived except by written instrument executed by the party who is
waiving such right. No waiver of any breach of any provision contained in the Lease shall be deemed a waiver of any
preceding or succeeding breach of that provision, or of any other provision contained in the Lease. No extension of time for
performance of any obligations or acts shall be deemed an extension of the time for performance of any other obligations or
acts. 5

89, Heirs, Assigns, Successors: The Lease is binding and inures to the benefit of the heirs, assigns, and
successors in interest to the parties, subject to the restrictions on assignment in Paragraph 18.

60, Time of the Essence: Time is of the essence of the Lease, and each and all of its provisions.

61. No Reservation of Option: Submission of this instrument for examination or signature by Tenant does not
constitute a reservation of or option for lease, and is not effective as a lease or otherwise until execution and delivery by both
Lessor and Tenant.

62, Credit Reports: Tenant hereby grants Landlord permission to obtain from time to time investigative
consumer reports to ascertain the creditworthiness of Tenant and Tenant’s guarantors, if applicable. o

63. Corporate Authorization: If Tenant is a corporation, each individual executing the Lease on behalf of the
corporation represents and warrants that he is duly authorized to execute and deliver the Lease on behalf of said corporation in
accordance with a duly adopted resolution of the Board of Directors of the corporation and that the Lease is binding upon the
corporation in accordance with its terms. Lessee agrees to provide Landlord with such a resolution within five (5) days of the
execution of the Lease.

64. Severability: If any term, covenant, condition, or provision of the Lease, or the application thereof to any
person or circumstance shall, at any time or to any extent, be invalid or unenforceable, the remainder of the Lease, or the
application of such term, or provision to persons, or circumstances other than those to which it is held invalid, or
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unenforceable, shall not be affected thereby, and each provision of the Lease shall be valid and shall be enforced to the fullest
extent permitted by law.

65. Lead-Based Paint Disclosure Rule: Housing built before 1978 may contain lead-based paint. Lead from
paint, paint chips, and dust can pose health hazards if not managed properly. Lead exposure is especially harmful to young
children and pregnant women. Before renting pre-1978 housing, landlords must disclose the presence of known lead-based
paint and/or lead-based paint hazards in the dwelling. Tenant must also receive a federally approved pamphlet on lead
poisoning prevention. In the event the Premises were constructed before 1978, Landlord shall comply with the Lead-Based
Paint Disclosure, 42 U.S.C. § 4852d.

66. Other Applicable Laws: Federal, state, county, or municipal laws and ordinances may affect the Premises,
the Lease, and Landlord/Tenant relationship that are not specifically addressed in the Lease. Landlord and Tenant should
consult legal counsel prior to execution of the Lease to ascertain such information.

67. ADA Compliance: Tenant shall not cause or permit any violation of the Americans with Disabilities Act (the
“ADA™) to occur on, or about the Premises by Tenant, its agents, employees, contractors or invitees. Tenant shall indemnity,
defend and hold Landlord harmless from any and all claims, judgments, damages, penalties, fines, costs, liabilities, or losses
(including, without limitation, diminution in value of the Premises, damages for the loss or restriction of use of rentable or
usable space, damages arising from any adverse impact on marketing of space, and sums paid in settlement of claims,
attorneys’ fees, consultation fees and expert fees) that arise during or after the Term as a result of such violation. This
indemnification of Landlord by Tenant includes, without limitation, costs incurred in connection with any investigation of site
conditions or any remedial work required by any federal, state, or local governmental agency or political subdivision because
of any ADA violation present on or about the Premises. Tenant shall be permitted to make such alterations to the Premises as
may be necessary to comply with the ADA, at Tenant’s sole expense and upon the prior written consent of Landlord. Without
limiting the foregoing, if the presence of any ADA violation on the Premises caused or permitted by Tenant results in remedial
work on the Premises, Tenant shall promptly take all actions at its sole expense as are required by any authority to comply with
the ADA; provided that Landlord’s consent to such actions shall first be obtained, which shall not be reasonably withheld.

68. Additional Provisions:

A. All equipment and fixtures on the premises are the personal property of the Landlord. Landlord makes no
representations or guarantees as to the condition, quality or functionality of the items. Tenant at their sole
expanse is to maintain repair and replace items as needed.

B. Option to Renew.

1. Grant of Right. Subject to the terms and provisions of this Section, Tenant, at its option,
may extend the Term of this Lease for one period of three (3) years at the end of the initial Term (the “Renewal Term”)
with respect to the Premises as it exists as of the last day of the initial Term (the “Renewal Option”). To exercise the
Renewal Option, Tenant must deliver written notice of the exercise thereof (the “Renewal Notice”) to Landlord no
earlier than three hundred sixty (360) days and no later than one hundred eighty (180) days prior to the expiration of
the initial Term, with time being of the essence.

2. The Renewal Option shall be upon the same terms and conditions set forth in the Lease
provided, however, that the Rental rate at commencement of the Renewal Term shall be increased for the first year of
the Renewal Term to the then prevailing market rate as determined by 2a commercial real estate broker selected by
Landlord with knowledge of commercial retail lease rates for Boulder County, Colorado, and the Rental rate shail
increase by three (3) percent of that amount on the anniversary of the first year of the Renewal Term and each and
every year thereafter.

THE PARTIES SHOULD INITIAL EACH PAGE OF THE LEASE AND SIGN BELOW. EACH PARTY SHOULD
RECEIVE A SIGNED COPY OF THE LEASE AND ANY ADDENDA.
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TENANT: LANDLORD:

|
Inion Bites. 1)~ Inc XXX MAIN 434 LLC

Its: Ir\é»'an P);}(’Sﬂ IHC,
Date: O?\Uﬂ\ﬁq

By: Barry Lewis

bue | 7/16/2024

GUARANTOR (if applicable):

G
[Signature]~
GITANTALL  SHRESTHA

[Print Name]

e 09102]24

¥
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