STANDARD OFFICE 1EASE AGREEMENT

This T ease Agreement (this "Lease Agreement”) is made this day of , 20 between CAMP BOWIE CENTRE

(herein called "Landlord"), and Firecreek Pefrolewm, Inc, (hereinaficr called "l'enant"). This Lease consists of this paragraph,
the Basic Lease Provisions, the Supplemental Lease Provisions and each exhibit, rider, schedule, and addendum attached to the
Basic Lease Provisions and Supplemental Lease Provisions.

BASIC LEASE PROVISIONS
1. Building:
a. Name: Camp Bowie Cenire
Address: 71C ic Bl Texas 76116
b. Agreed Rentable Area: 7% square fect. 90,111

2, Premises:

a. Suite #: 213, FLOORS: 1 Location of Premises on 2nd floor is attached as Exhibit "H".
b. Agread Rentable Area: 5,432 square feet,
3, Basic Rent (See Article 2, Supplemental Lease Provisions):
Rate Per Square Basic Basic
Rental Foot of A%_eed Annual Monthly
Period Rentable Area Rent Rent
6/1/05 through 5/31/07 $15.58 $84,630.56 $7.052.55
Space as is condition

4. Tenant's Pro Rata share Percentage:_6.03% (this percentage is determined by dividing the Agreed Rentable Area of the
Premises by the Agreed Rentable Area of the building.) (5,432 sq #/80,111sq f1) _~ 2008

5, #Tenant's Operating Expense Stop: Equal to actual Operating Expenses for the calendar year 2085, grossed up in
accordance with subsection 2.202 of the Supplemental Lease Provisions (see Article 2, Supplemental Lease Provisions).
¥Tenant is granted a there year stop on expenses. _~2008

6. Tenant's Real Estate Taxes Stop: Equal to actual Real Estate Taxes for the calendar year 388 grossed up in accordance
with subsection 2.202 of the supplemental Lease Provisions (see Article 2, Supplemental Lease Provisions). (To be first 3
years of primary lease terms)

7. Term: 2 years and 0 months (see Article 1, Supplemental Leasc Provisions).

8. Commencement Date: _6/1/05 (see Article 1, Supplemental I.ease Provisions).

9, Expiration Date: 5/31/07 ___(sce Article 1, Supplemental Leasc Provisions),

10. Security Deposit: $7,052.55  (see Article 3, Supplemental Lease Provisions).

i1, Tenant's Broker: None (such broker is represented by

12 Permitted Use: General Office Purpose Only (see Article 4, Supplernental Lease Provisions).

13, All payments shall be sent to Landlord in care of Mr, Trey Kostchryz, (“Property Manager") at 6777 Camp Bowic
Boulcvard. Suite 300, Fort Worth, TX 76116; or such other place as Landlord may designate from time to time. All
payiments shall be in the form of check until otherwise designated by Landlord,

14. Parking: See Section 15.17 and Exhibit F, if any, attached to the Supplemental Lease Provisions.

15. Address for notices due under this Lease (see Article 14, Supplemental Lease Provisions):

Landlord: Tenant;

Hickman Investments Firecreek Petroleum, Inc.

6777 Camp Bowie Blvd., Suite 300 6777 Camp Bowic Blvd. Suite 215

Fort Worth, Texas 76101-0168 Fort Worth, Texas 76116

Aumn: Trey Kostohryz ' Attn: Mr. Rick Taylor

Landlord and Tenant are initialing these Basic Lease Provisions in the appropriate space provided below as an acknowlodgement

fhat they are a part of this Lease.
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SUPPLEMENTAL LEASE PROVISIONS
ARTICLE 1
TERM AND POSSESSION

SECTION 1.1 LEASE OF PREMISES, COMMENCEMENT AND EXPIRATION.

1.101

1,102

Lease of Premises, In consideration of the mutual covenants hersin, Landlord hereby leases to Tenant and Tenant
hereby leases from Landlord, subject to all the terms and conditions of this Lease, the portion of the Building (as
described in ftem 1 of the Basic Lease Provisions) described as the Premises in Jtem 2 of the Basic Lease Provisions
and that is more particularly described by the crosshatched area on Exhibit A attached hereto (hereinafter called the
"Premises"). The agreed rentable area of the Premises is hereby stipulated to be the "Agreed Rentable Area" of the
Premises set forth in Item 2b of the Basic Lease Provisions, irrespective of whether the same should be more or less
as 4 tesult of minor variations resulting from construction of Tenant's Improvements (as defined in Exhibit D
attached hereto. The agrecd rentable arca of the Building is hereby stipulated to be the "Agreed Rentable Area” of
the Building set forth in Item 1b of the Basic Lease Provisions, irrespective of whether the same should be more or
fess as a result of minor variations resulting from actual construction or repair of the Building, The Building, the
Jand (the "Land™ on which the Building is situated (which Land is more particulariy described on Exhibit B
attached hereto) and all improvements and appurtenances to the Building and the Land are referred to collectively
herein as the "Property”.

Initial Term and Commencement. The initial term of this Lease shall be the period of time specified in [tem 7 of the
Basic Lease Provisions. The initial term shall commence on the Commencement Date (herein so called) set forth
in Item 8 of the Basic Lease Provisions (as such Commencement Date may be adjusted pursuvant to Section 3 of
Exhibit D attached hereto) and, unless sooner terminated pursuant to the terms of this Lease, the initial term of this
Lease shalt expire, without notice to Tenant, on the Expiration Date (herein so called) set forth in Item 9 of the Basic
Lease Provisions {as such Expiration Date may be adjusted pursuant to Section 3 of Exhibit I attached hereto).

Renewals. Lessee is granted one (1), two (2) year option to renew this lease. Option to renew must be exercised at
least 90 days prior to the end of the initial term. The monthly rent amount due during any month of the renewal
period shall be the greater of (a) the monthly rent due during the initial term of this Lease, or (b) an adjusted
monthly rent calculated by multiplying the monthly rent due during the term or extended term of the Lease in
effect at the time of Tenant’s exercise of its renewal right by the average of the monthly Consumer Price Index
published by the Federal Government for the twelve (12) consecutive calendar months immediately prior to the
conclusion of such lease term

SECTION 1.2 INSPECTION AND DELIVERY OF PREMISES, CONSTRUCTION OF LEASE SPACE
IMPROVEMENTS AND POSSESSION.

1.201

1.202

Delivery and Completion. Tenant hereby acknowledges that Tenant has inspected the Premises and the Common
Areas (as hereinafter defined) and, except for latent defects discovered and reported to Landiord by Tenant
within 180 days from the Commencement Date, hereby (i) accepts the Common Areas in "as is" condition
for all purposes and (ii) subject to Landlord's completion of its obligations under the Work Letter (herein so
called) attached hercto as Exhibit D, Tenant hercby accepts the Premises (including the suitability of the
Premises for the Permitted Use) for all purposes. Landlord will perform or cause to be performed the work
and/or construction of Tenant's Improvements (as defined in the Work Letter} in accordance with the terms
of the Work Letter and will use reasonable efforts to Substantially Complete (as defined in the Work Letter)
Tenant's Improvements by the Commencement Date. If Tenant's Improvements are not Substantially
Complete by the Commencement Date set forth in Item 8 of the Basic Lease Provisions for any reason
whatsoever, Tenant's sole remedy shall be an adjustment of the Commencement Date and the Expiration
Date to the extent permitted under Section 3 of the Work Letter. The Premises shail be defivered to Tenant
on the Commencement Date.

Acceptance of Premises Memorandym. Upon Substantial Completion (as defined in the Work Letter) of Tenant's

Improvements, Landlord and Tenant shall execute the Acceptance of Premises Memorandum (herein so
3
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called) attached hereto as Exhibit E. If Tenant occupies the premises without executing an Acceptance of
Premises Memorandum, Tenant shall be deemed to have accepted the Premises for all purposes and
Substantial Compfetion shall be deemed to have occurred on the earlier to accur of (1) actual occupancy or
(ii) the Commencement Date set forth in Ttem 8 of the Basic Lease Provisions.

SECTION 1.3 REDELIVERY OF THE PREMISES. Upon the expiration or earlier termination of the Lease or upon
the exetcise by Landlord of its right to re-enter the Premises without terminating this Lease, Tenant shall immediately deliver
to Landlord the Premises free of offensive odors and in a safe, clean, neat, sanitary and operational condition, together with
all keys and parking and access cards. Tenant shall, by the Expiration Date o, if this Lease is earlier terminated, within
seven (7) days after the termination, remove from the Premises, at the sole expense of Tenant: (i) unless Landlord is
asserting its lien rights therein, any equipment, machinery, trade fixtures and personalty installed or placed in the Premises
by or on behalf of Tenant and (ii} if requested by Landlord, all or any part of the improvements (other than Tenant's
Tmprovements and other improvements approved by Landlord without the requirement that same be removed upoen
expiration or earlier termination of the Lease) made to the premises by or on behalf of Tenant. All removals described above
shall be accomplished in a good and workmanlike manner so as not to damage the Premises or the primary structure or
structural qualities of the Building or the plumbing, electrical lines or other utilities. Tenant shall, at its expense, promptly
repair any damage caused by any such removal, provided that in the case of improvements that Tenant is required to remove,
Tenant shall restore the Premises to the condition existing prior to the instatlation of such improvements. If Tenant fails to
deliver the premises in the condition aforesaid, then Landlord may restore the Premises to such a condition at Tenant's
expense. All property required to be removed pursuant to this Section not removed within time period required hereunder
shall therenpon be conclusively presumed to have been abandoned by Tenant and Landlord may, at its option, take over
possession of such property and either (a) declare the same to be the property of Landlord by written notice to Tenant at the
address of such property (b) at the sole cost and expense of Tenant, remove and store and/or dispose of the samne or any part
thereof in any manner that Landlord shall choose without incurring liability to Tenant or any other person.

SECTION 1.4 HOLDING OVER. In the event Tenant or any party under Tenant claiming rights to this Lease, retains
possession of the Premises after the expiration or earlier termination of this Lease, such possession shall constitute and be
construed as a tenancy at will only, subject however, to all of the terms, provisions, covenants and agreements on the part of
Tenant hereunder; such parties shall be subject to immediate eviction and removal and Tenant or any such party shall pay
Landlord as rent for the period of such holdover an amount equal to one and one-half (1-1/2) times the Basic Annual Rent
and Additional Rent (as hercinafter defined) in effect immediately preceding expiration or termination, as applicable,
prorated on a daily basis. Tenant shall also pay any and all damages sustained by Landlord as a result of such holdover. The
rent during such holdover period shall be payable to Landlord from time to time on demand; provided however, if no
demand is made during a particular month, holdover rent accruing during such month shall be paid in accordance with the
provisions of Article 2. Tenant will vacate the Premises and deliver same to Landlord immediately upon Tenant's receipt of
provisions of Article 2. Tenant will vacate the Premises and deliver same to Landlord immediately upon Tenant's receipt of
notice from Landlord to so vacate. No holding over by Tenant, whether with or without consent of Landlord, shall operate to
extend the term of this Lease; no payments of money by Tenant to Landlord after the expiration or earlier termination of this
Lease shall reinstate, continue or extend the term of this Lease; and no extension of this Lease after the expiration of earlier
termination thereof shall be valid unless and unitil the same shall be reduced to writing and signed by both Landlord and
Tenant.

ARTICLE 2
RENT

SECTION 2.1 BASIC RENT. Tenant shall pay as annual rent for the Premises the applicable Basic Annual Rent shown
in liem 3 of the Basic Lease Provisions. The Basic Annual Rent shall be payable in monthly installments equal to the
applicable Basic Monthly Rent shown in Item 3 of the Basic Lease Provisions in advance, without demand, offset or
deduction, which monthly installments shail commence on the Commencement Date and shall continue on the first (1st) day
of each calendar month thereafter. If the Commencement Date occurs on a day other than the first day of a calendar month
or the Expiration Date occurs on a day other than the last day of a calendar month, the Basic Monthly Rent for such partial
month shall be prorated.
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SECTION 2.2 ADDITIONAL RENT.

2.201

Initial lléve

Definitions. For purposes of this Lease, the following definitions shall apply:

(a) "Additional Rent", for a particular calendar year, shall equal thg

m of (i)
Tenant's Pro Rata Share Percentage {(as set forth in of the Basic
Lease Provisions) multiplied by the amount by which Real Estate Taxes
(as hereinafter defined) for such year exceeds Tenant's Real Estate Taxes
Stop (as set forth in Item 5 of the Basic Lease Provisions) plus Tenant's
Pro Rata Share Percentage multiplied by Permitted Capital Pass Through
Costs (as hereinafter defined) for such year. *Tenant is granted a threc
year stop expenses.

(b) "Operating Expenses" shall mean all of the costs and expenses Landlord

incurs, pays or becomes obligated to pay in connection with operating,
maintaining, insuring and managing the Building for a particular calendar
year or portion thereof as determined by Landlord in accordance with
generally accepted accounting principles, including, but not limited to, the
following: (i) insurance premiums ("Insurance Premiums"); (ii) water,
sewer, electrical and other utility charges ("Utility Expenses™); (jii) service
and other charges incurred in the operation and maintenance of the
clevators and the plumbing, fire sprinkler, security, heating, ventilation and
air conditioning system; (iv) cleaning and other janitorial setvices, tools
and supplies costs; (V) repair costs; (vi) costs of landscaping, including
landscape maintenance and sprinkler maintenance costs and rental and
supply costs in connection therewith; (vii} security services; (viii) license,
permit and inspection fees; (ix) management fees; (x) wages and related
benefits payable to employees relating thereto, including taxes and
insurance relating thereto; (xi)accounting services; (xii) legal services,
unless incurred in connection with tenant defanits or lease negotiations;
(xiii} trash removal; (xiv) garage and parking maintenance, repair,
repaving and operating costs; and (xv) the charges assessed against the
Property purswant to any contractual covenants or recorded declaration of
covenants or the covenants, conditions and restrictions of any other similar
instrument affecting the Property. Notwithstanding the foregoing,
Operating Expenses shall not include Real Estate Taxes or Permitted
Capital Pass Through Costs.

"Real Estate Taxes" shall mean all real estate taxes and other taxes or

assessments which are levied with respect to the Property or any portion
thereof for each calendar year and shall include any tax, surcharge or
assessment which shall be lfevied in addition to or in lieu of real estate
taxes, the costs and expenses of a consultant, if any, or of contesting the
validity or amount of such real estate or other taxes and shall also include
any rental, excise, sales, transaction, privilege or other tax or levy,
however denominated, imposed upon or measured by the rental reserved
hereunder or on Landlord's business of leasing the Premises, excepting
only Landlord's net income taxes.

(d) "Permitted Capital Pass Through Costs" shall mean the following costs and

expensges incurred by Landiord from and after January 1 of the calendar

vear in which this Lease is executed: (i) the cost of any capital

improvement made to the Property by Landlord that is required under any
5
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governmental law or regulation which was not promulgated, or which was
promulgated but was not applicable to the Building, at the time the
Building was constructed, amortized over such period as Landlord shali
reasonably determine, together with an amount equal to interest at the rate
of twelve percent (12%) per annum (the "Amortization Rate™) on the
unamotrtized balance thereof, (ii) the cost of any capital improvement
made to the Common Areas of the Property that is required under
interpretations or regulations issued from time to time under the provisions
of Tex. Rev. Civ. Stat. Ann. art 9102 and the provisions of the Americans
With Disabilities Act of 1990, 42 U,8.C. §§12101-12213 (collectively, the
"Disability Acts"), amortized over such period as Landlord shall
reasonably determine, together with an amount equal to interest at the
Amortization Rate on the unamortized balance thereof; (iii) the cost of any
labor-saving or energy-saving device or other equipment installed in the
Building (provided Landlord, reasonably anticipates that the installation
thereof will reduce Operating Expenses), amortized over such period as is
reasonably determined by Landlord, together with an amount equal to
interest at the Amortization Rate on the unamortized balance thereof; and
(iv) all other capital costs and expenses which would generally be regarded
as ownership, operating, maintenance and management costs and expenses
which would normally be amaortized over a period not to exceed five (5)
years.

2.202 Gross-Up Operating Expenses shall be grossed up to include all additional costs and expenses of owning, operating,

maintaining and managing the Building which Landlord determines that it would have incurred, paid or
been obligated to pay during such year if the Building had been one hundred percent (100%) occupied.
Real Estate Taxes shall be grossed up to include the ad valorem taxes that would have been assessed if the
Building had been fully assessed for ad valorem tax purposes.

2.203 Payment Obligation In addition to the Basic Rent specified in this Lease, Tenant shall pay to Landlord the

Initial Here

Additional Rent, in each calendar year or partial calendar year during the term of this Lease, payable in
monthly installments as hereinafter provided. On or prior to the Commencement Date and at lease thitty
(30) days prior to each calendar year thereafter (or as soon thereafter as is reasonably possible), Landlord
shall give Tenant written notice of Tenant's estimated Additional Rent for the applicable calendar year and
the amount of the monthly installment due for each month during such year. Tenant shall pay to Landlord
on the Commencement Date and on the first day of each month thereafter the amount of the applicable
monthly installment, without demand, offset or deduction, provided, however, if the applicable installment
covers a partial month, then such installment shall be prorated on a daily basis. Within ninety (90) days
after the end of (i) each calendar year and (ii) the Expiration Date or as soon thereafter as is reasonably
possible, Landlord shall prepare and deliver to Tenant a statement showing Tenant's actual Additional Rent
for the applicable calendar year, provided that with respect to the calendar yedr in which the Expiration Date
occurs, (x) that calendar year shall be deemed to have commenced on January | of that year and ended on
the Expiration Date (the "Final Calendar Year") and (y) Landlord shall have the right to estimate the actual
Operating Expenses allocable to the Final Calendar Year but which are not determinable within such ninety
day petiod. Tf Tenant's total monthly payments of Additional Rent for the applicable vear are less than
tenant's actual Additional Rent, then Tenant shall pay 1o Landlord the amount of such underpayment. If
Tenant's total monthly payments of Additional Rent for the applicable year are more than Tenant's actual
Additional Rent, then Landiord shall credit against the next Additional Rent payment or paymients due from
Tenant the amount of such overpayment, provided, however, with respect to the Final Calendar Year,
Landlord shall pay to Tenant the amount of such excess payments, less any amounts then owed to Landlord.
Unless Tenant takes written exception to any item within thirty (30) days after the furnishing of an annual
statement, such statement shall be considered as final and accepted by Tenant. Any amount due Landlord as

shown on any such statement shall be paid by Tenant within thirty (30) days after it is furnished to Tenant.
6 .
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2204 Revisions in Estimated Additional Rent. If Real Estate Taxcs, Insurance Premiums, Utility Expenses or Permitted
Capital Pass Through Costs increase during a calendar year or if the number of square feet of rentable area
in the Premises increases, Landlord may revise the estimated Additional Rent during such year by giving
Tenant written notice to that effect and thereafter Tenant shall pay to Landlord, in each of the remaining
months of such year, an additional amount equal to the amount of such increase in the estimated Additional
Rent divided by the number of months remaining in such year.

SECTION 23 RENT DEFINED AND NO OFFSETS. Basic Annual Rent, Additional Rent and all other sums
(whether or not expressly designated as rent) required to be paid to Landlord by Tenant under this Lease (including, without
limitation, any sums payable to Landlord under any addendum, exhibit, rider or schedule attached hereto) shall constitute
rent and are sometimes collectively referred to as "Rent". Each payment of Rent shall be paid by Tenant when due, without
prior demand therefor and without deduction or setoff.

SECTION 2.4 LATE CHARGES. If any installment of Basic Annual Rent or Additional Rent or any other payment of
Rent under this Lease shall not be paid when due, a "Late Charge” of five cents ($.05) per dollar so overdue may be charged
by Landlord to defray Landlord’s administrative expense incident to the handling of such overdue payments. Each Late
Charge shall be payable on demand.

ARTICLE 3
SECURITY DEPOSIT

Tenant will pay Landlord on the date this Lease is executed by Tenant the Security Deposit set forth in em 1§ of the Basic
Lease Provisions as security for the performance of the terms hereof by Tenant. Tenant shall not be entitled to interest
thereon and Landlord may commingle such Security Deposit with any other funds of Landlord. The Security Deposit shall
not be considered an advance payment of rental or a measure of Landlord's damages in case of default by Tenant. If Tenant
defaults with respect to any provision of this Lease, Landlord may, but shall not be required to, from time to time, without
prejudice to any other remedy, use, apply or retain all or any part of this Security Deposit for the payment of any Rent or any
other sum in default or for the payment of any other amount which Landlord may spend or become obligated to spend by
reason of Tenant's defanlt or to compensate Landiord for any other loss or damage which Landlord may suffer by reason of
Tenant's defauli, including, without limitation, costs and attorneys' fees incurred by Landlord to recover possession of the
Premises. If Tenant shall fully and faithfully perform every provision of this Lease to be performed by it, the Security:
Deposit shall be returned to Tenant within sixty (60} days after the Expiration Date. Tenant agrees that it will not assign or
encumber or attempt to assign or encumber the monies deposited herein as the Security Deposit and that Landlord and its
suceessors and assigns shall not be bound by any such actual or attempted assignment or encumbrance. Regardless of any
assigniment of this Lease by Tenant, Landlord may return the Security Deposit to the original Tenant, in the absence of
evidence satisfactory to Landlord of an assignment of the right to receive the Security Deposit or any part of the balance
thereof.

ARTICLE 4
OCCUPANCY AND USE
SECTION 4.1 USE OF PREMISES.

4.101  General. The Premises shall, subject to the remaining provisions of this Section, be used solely for the purpose
specified in Item 12 of the Basic Lease Provisions. Without in any way limiting the foregoing, Tenant will
not use, occupy or permit the use or occupancy of the Premises for any purpose which is forbidden by or in
violation of any law, ordinance or governmental or municipal regulation, order, or certificate of occupancy,
or which may be dangerous to life, limb or property; or permit the maintenance of any public or private
auisance; or do or permit any other thing which may disturh the quiet enjoyment of any other tenant of the
Building; or keep any substance or carry on or permit any operation which might emit offensive odors
(except cigarette smoke) or conditions from the Premises; or commit or suffer or permit any waste in or
upon the Premises; or sell, purchase or give away, or permit the sale, purchase or gift of food in any form by

or to any of Tenant's agents or employees or other parties in the Premises except through vending machines
7
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in employee lunch or rest areas within the Premises for use by Tenant's employees only; or use any
apparatus which might make undue noise or set up vibrations in the Building; or permit anything to be done
which would increase the fire and extended coverage insurance rate on the Building or Building contents
and, if there is any increase in such rate by reason of acts of Tenant, then Tenant agrees to pay such increase
upon demand therefor by Landlord. Payment by Tenant of any such rate increase shall not be a waiver of
Tenant's duty to comply herewith. Tenant shall indemmnify and hold Landlord harmless from any and all
costs, expenses (including reasonable attorneys' fees), claims and causes of action arising from Tenant's
failure to comply with this Section. Tenant shall keep the Premises neat and clean at all times. Tenant shall
promptly correct any violation of a governmental law, rule or regulation relating to the premises. Tenant
shall comply with any direction of any governmental authority having jurisdiction which imposes any duty
upon Tenant or Landlord with respect to the Premises or with respect to the occupancy or use thereof.

4,102 Hazardous and Toxic Materials.

Tnitial Here

A} Tenant shall not knowingly incorporate into, or use or otherwise place or
dispose of at, the Premises, the Building or on the Land any hazardous or
toxic materials, except for use and storage of cleaning and office supplies
used in the ordinary course of Tenant's business and then only if (i) such
materials are in small quantities, properly labeled and contained (ii} such
materials are handled and disposed of in accordance with the highest
accepted industry standards for safety, storage, use and disposal, (iii)
notice of and a copy of the current material safety data sheet is provided to
Landlord for each such hazardous or toxic material and (iv) such materials
are used, transported, stored, handled and disposed of in accordance with
all applicable governmental laws, rules and regulations. Landlord shall
have the right to periodically inspect, take samples for testing and
otherwise investigate the Premises for the presence of hazardous or toxic
materials. Landlord shall not knowingly dispose of at the Premises,
Building or the Land any hazardous or toxic materials and shall otherwise
deal with all hazardous or toxic materials at the Premises, Building or
JLand in a manner that will not materially and adversely affect Tenant's
access, use or occupancy of the Premises. If Landlord or Tenant ever has
knowledge of the presence in the Premises or the Building or the Land of
hazardous or toxic materials which affect the Premises, the party having
knowledge shall notify the other party thereof in writing promptly after
obtaining such knowledge. For purposes of this Lease, hazardous or toxic
materials shall mean asbestos containing materials (*"ACM") and all other
materials, substances, wastes and chemicals classified ag hazardous or
toxic substances, materials, wastes or chemicals under then-current
applicable governmental laws, rules or regulations or that arc subject to
any right-to-know laws or requirements.

B.) If Tenant or its employees, agents or contractors shall ever violate the
provisions of paragraph (a) of this subjection 4.102 or otherwise
contaminate the Premises or the Property, then Tenant shall clean-up,
remove and disposc of the material causing the violation, in compliance
wiih all applicable governmental standards, laws, rules and regulations and
then prevalent industry practice and standards and shall repair any damage
to the Premises or Building within such period of time as may be
reasonable under the circumstances after written notice by Landlord.
Tenant shall notify Landlord of its method, time and procedure for any
clean-up or removal and Landlord shall have the right to require
reasonable changes in such method, time or procedure or to require the

8
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same to be done after normal business hours, Tenant's obligations under
this subsection 4,102(c) shall survive the termination of this Lease. Tenant
represents to Landlord that, except as has been disclosed to Landlord,
Tenant has never been cited for or convicted of any hazardous or toxic
materials violations under applicable laws, rules or regulations.

SECTION 4.2 RULES AND REGULATIONS.  Tenant will comply with such rules and regulations (the "Rules and
Regulations™) generally applying to tenants in the Building as may be adopted from time to time by Landlord for the
management, safety, care and cleanliness of, and the preservation of good order and protection of property in, the Premises
and the Building and at the Properiy. All such Rules and Regulations are hereby made a part hereof. The Ruies and
Regulations in effect on the date hereof are on file with the Property Manager. All changes and amendments to the Rules
and Regulations sent by Landlord to Tenant in writing and conforming to the foregoing standards shall be carried out and
observed by Tenant. Landlord hereby reserves all rights necessary to implement and enforce the Rules and Regulations and
each and every provision of this Lease.

SECTION 43 ACCESS. Without being deemed guilty of an eviction of Tenant and without abatement of Rent,
Landlord or its authorized agents shall have the right to enter the Premises, upon reasonable notice, to inspect the Premises,
to show the Premises to prospective lenders, purchasers or tenants and to fulfill Landlord's obligations or exercise its rights
under this Lease. Tenant hereby waives any claim for damages for any injury or inconvenience to or interference with
Tenant's business, any loss of occupancy or quiet enjoyment of the Premises and any other loss occasioned thereby. For
each of the aforesaid purposes, Landlord shalt at all times have and retain a key with which to unlock the doors to and within
the Premises, excluding Tenant's vaults and safes. Landlord shall have the right to use any and all means which Landlord
may deem proper to enter the Premises in an emergency without liability therefor.

SECTION 4.4 QUIET POSSESSION.  Provided Tenant timely pays Rent and observes and performs all of the
covenants, conditions and provisions on Tenant's part to be observed and performed hereunder, Tenant shall have the quiet
possession of the Premises for the entire term hereof, subject to all of the provisions of this Lease and all Jaws and restrictive
covenants to which the Property is subject.

ARTICLE 5
UTILITIES AND SERVICES

SECTION 5.1 SERVICES TO BE PROVIDED.

Landlord agrees to furnish or cause to be furnished to the Premises, the utilities and services described in subsections 5.101
through 5.106 below, subject to all other provisions of this Lease.

5.101  Elevator Service. Except for holidays generally recognized by businesses, Landlord shall provide automatic elevator
facilities on generally accepted business days from 7.00 a.m. to 6:00 p.m. and on Saturdays from 8:00 a.m.
to 1:00 p.m. and have at least one (1) clevator available for use at all other times.

5.102 Heat and Air Conditioning. On generally accepted business days from 7:00 a.m. to 6:00 p.m, and on Saturdays
{other than holidays generally recognized by businesses) from 8:00 am. to 1:00 p.m., Landlord shall
ventilate the Premises and furnish heat or air conditioning, at such temperatures and in such amounis as is
customary in buildings of comparable size, quality and in the general vicinity of the Building, with such
adjustments as Landlord reasonably deems necessary for the comfortable occupancy of the Premises,
subject to any governmental requirements, ordinances, rules, regulations, guidelines or standards relating to,
among other things, energy conservation. Upon request, Landlord shall make available, at Tenant's expease,
after hours heat or air conditioning. The minimum charge and the hourly rate for the use of after hours heat
or air conditioning shall be determined from time to time by Landlord and confirmed in writing to Tenant.

5.103  Electricity. Landlord shall furnish to the Premises electric current not in excess of that required by the office

lighting and receptacles included in Tenant's Improvements, provided, however, Tenant shall be solely
9
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responsible for the costs of electrical consumption (without duplication) (i) by equipment which requires a
voltage other than 120 volts single phase, (ii) in excess of that currently supplied to the Premises or (iii) by
any single piece of equipment in excess of 0.5 kilowatts at rated capacity (such consumption is herein
referred to as "Excess Consumption" and the costs of Excess Consumption are herein referted to as "Excess
Consumption Costs™). Without in any way limiting Tenant's responsibility for Excess Consumption Costs,
Tenant shall not (i) without the express prior written consent of Landlord, install or use or permit the
installation or use of any computer or electronic data prior to written consent of Landlord, install or use or
permit the installation or use of any computer or electronic data processing equipment or any other electrical
equipment which (singly) consumes more than 0.5 kilowatts at rated capacity or requires a voltage other
than 120 volts single phase or otherwise has high electrical consumption or (ii) use electric current in excess
of the capacity of the feeders or lines to the Building or the risers or wiring installation of the Building or
the Premises. Landlord may determine Excess Consumption by a survey performed by a reputable
consultant or by an additiona) separate meter in the Premises. Tenant shall be responsible for (i) the cost of
any such survey performed by Landlord and (it) if Landlord installs a meter to measure Excess
Consumption, all costs associated with such separate metering devices and subpanels,

5.104 Water. Landlord shall furnish water for drinking, cleaning and lavatory purposes only.

5.105 Janitorial Services. Landlord shall provide janitorial services to the Premises, comparabie to that provided in other
office buildings of similar size, quality and in the general vicinity of the Building, provided the Premises are
used exclusively as offices and further provided Tenant complies with subsection 6.201 below. Service
provided five (5) night per week, fifty-two (52) weeks per year, except holidays.

5.106 Common Areas. Landlord shall perform routine maintenance in the Common Areas. (hereinafter defined).

SECTION 5.2 TENANT'S OBLIGATION. Tenant agrees to cooperate fully at all times with Landlord and to abide by
all regulations and requirements which Landlord reasonably prescribes for the use of the above utilities and services. Any
failure to pay any excess costs as described in Section 5.2 above upon demand by Landlord shall constitute a breach of the
obligation to pay Rent under this Lease and shall entitle Landlord to the rights herein granted for such breach.

SECTION 5.3 SERVICE INTERRUPTION.

5301 Service Interruption. Landlord shall not be liable for and, except as provided in subsection 5.402 below, Tenant
shall not be entitled to any abatement or reduction of Rent by reason of, Landlord's failure to maintain
temperature or clectrical constancy levels or to furnish any of the foregoing services when such failure is
caused by accident breakage, repairs, strikes, lockouts or other labor disturbance or labor dispute of any
character, governmental regulation, moratorium or other governmental action, inability by exercise of
reasonable diligence to obtain electricity, water or fuel, or by any other cause beyond Landlord's reasonable
control (collectively, "Uncontrollable Events™), not shall any such Uncontrollable Event or results or effects
thereof be construed as an eviction (constructive or actval) of Tenant or as a breach of the implied warranty
of suitability, or relieve Tenant from the obligation to perform any covenant or agreement herein and in no
event shall Landlord be liable for damage to persons or property (including, without limitation, business
interruption), or be in default hereunder, as a result of any such Uncontrollable Event or results or effects
thereof. |

twenty (20)

5302 Limited Right to Abatement of Rent. If any portion of the Premises becomes unfit for oceypancy because Landlord
fails to deliver any service as required under Section 5.1 above for any period (gfher than a reconstruction
period conducted pursuant to Section 7.1 or Article 8 below) exceeding i ) consecutive days after
written notice by Tenant to Landlord and provided such failure is not caused by Tenant, Tenant's
Contractors or any of their respective agents or employee, Tenant shall be entitled to a fair partial abatement
of Basic Anmua) Rent and Additiona! Rent for any such portion of the Premises from the expiration of such
tl'ﬁy%) day period until such portion is again fit for occupancy until such service is restored.

twenty (20) 10
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If elevator, heating, air conditioning, electricity or water is unavailable to the Premises for 30 consecutive days and such

unavailability is not caused by Tenant, Tenant shall have the right to terminate this Lease by written notice to Landlord,
whereupon the Security Deposit shall be returned to Tenant and Tenant shall have 30 days to vacate the Premi
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SECTION 54 MODIFICATIONS. - Notwithstanding anything hereinabove to the contrary, Landlord reserves the right
from time to time to make reasonable modifications to the above standards for utilities and services.

ARTICLE 6
MAINTENANCE, REPAIRS, ALTERATIONS AND IMPROVEMENTS

SECTION 6.1 LANDLORD'S OBLIGATION TO MAINTAIN AND REPAIR. Landlord shall (subject to Section
7.1, Section 7.4, Article 8 below and Landlord’s rights under Secticn 2.2 above and except for ordinary wear and tear)
maintain exterior walls, roof and load bearing elements of the Building. Except for load bearing elements of the Building
located within the Premises, Landlord shall not be required to maintain or repair any portion of the Premises.

SECTION 6.2 TENANT'S OBLIGATION TO MAINTAIN AND REPAIR

6.201 Tenant's Obligation. Subject to Sections 6.1, 7.1 and 7.4 and Article 8 of this Lease, Tenant shall, at Tenant's sole
cost and expense, (i) maintain and keep the interior of the Premises (including, but not limited to, all
fixtures, walls, ceilings, floors, doors, windows [except replacement of exterior plate glass unless the
replacement is by reason of damage caused by Tenant], appliances and equipment which ate a part of the
Premises) in good repair and condition, (ii) repair or replace any damage or injury done to the Building or
any other part of the Property caused by Tenant, Tenant's agents, employees, licensees, invitees or visitors
or resulting from a breach of its obligations under this Section 6.2 and (iii) indemnify and hold Landlord
harmless from any and al! costs, expenses (including reasonable attorneys' fees), claims and causes of action
arising from or incurred by and/or asserted in connection with such maintenance, repairs, replacements,
damage or injury or Tenant's breach of its obligations under this subsection 6.201. All repairs and
replacements performed by or on behalf of Tenant shall be performed in a good and workmanlike manner
and in accordance with the standards applicable to alterations or improvements performed by Tenant.
Tenant shall continue to pay Rent, without abatement, during any period that repairs or replacements are
performed or required to be performed by Tenant under this Section 6.2. Tenant is responsible for repairs
other than in Section 2.201 paragraph B.

6.202 Rights of Landlord. Landlord shall have the same rights with respect to repairs performed by Tenant as Landlord has
with respect to improvements and alterations performed by Tenant under subsection 6.303 below. In the
event Tenant fails, in the reasonable judgment of Landlord, to maintain the Premises in good order,
condition and repair, to otherwise satisfy its repair and replacement obligations under subsection 6.201
above, Landlord shall have the right to perform such maintenance, repairs and replacements at Tenant's
expense. Tenant shall pay to Landlord on demand any such cost or expense incurred by Landlord, together
with interest thereon at the rate specified in Section 15.10 below from the date of demand until paid.

SECTION 6.3 IMPROVEMENTS AND ALTERATIONS.

6.301 Landlord's Construction Obligation. Landlord's sole construction abligation under this Lease is as set forth in the
Work Letter attached hereto as Exhibit D.

6.302  Alteration of Building. Landiord hereby reserves the right and at all times shall have the right to repair, change,
redecorate, alter, improve, modify, renovate, enclose or make additions to any part of the Property
(including stroctural elements and load bearing elements within the Premises) and to enclose and/or change
the arrangement and/or location of driveways or parking areas or landscaping or other Common Areas of the
Property, all without being held guilty of an actual or constructive eviction of Tenant or breach of the
implied warranty of suitability and without an abatement of Rent (the "Reserved Right"). Without in any
way limiting the generality of the foregoing, Landlord's Reserved Right shall include, but not be limited to,
the right to (i} construct scaffolding and other structures and perform all work and other activities,
associated with such changes, alterations, improvements, modifications, renovations and/or additions, (i1)
repair, change, renovate, remodel, alter, improve, modify or make additions to the arrangement, appearance,

location and/or size of entrances or passageways, doors and doorways, corridors, elevators, elevator iobbies,
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stairs, toileis or other Common Areas or Service Areas, (iii) temporarily close any Common Area and/or
temporarily suspend Building services and facilities in connection with any repairs, changes, alterations,
modifications, renovations or additions to any part of the Building, (iv) repair, change, alter or improve
plumbing, pipes and conduits located in the Building, including without limitation, those located within the
Premises, the Common Areas, the Service Corridors or the Service Areas (hereinafier defined) of the
Building and (v) repair, change, modify, alter, improve, renovate or make additions to the Building central
heating, ventilation, air conditioning, electrical, mechanical or plumbing systems. When exercising the
Reserved Right, Landlord will interfere with Tenant's use and occupancy of the Premises as little as is
reasonably practicable.

6.303  Alterations, Additions, Improvements and Installations by Tenant. Tenant shall not, without the prior written

consent of Landlord, make any ¢hanges, modifications, alterations, additions or improvements (other than
Tenant's Improvements under the Work Letter) to, or install any equipment or machinery (other than office
equipment and unattached personal property) on, the Premises (all such changes, modifications, alterations, -
additions, improvements (other than Tenant's Improvements under the Work Letter) and installations
approved by Landlord are herein collectively referred to as "Instaliations”) if any such Installations would
(i} affect structural or load bearing portions of the Premises, (ii) result in a material increase of clectrical
usage above the normal type and amount of electrical current to be provided by Landlord, (iii) result in an
increase in Tenant's usage of heating or air conditioning, (iv) impact mechanical, electrical or plumbing
systems in the Premises or the Building, (v} affect areas of the Premises which can be viewed from
Common Areas, {vi} require greater or more difficult cleaning work (e.g., kitchens, reproduction rooms and
interior glass partitions) or (vii) violate any provision in Article 4 above. As to Installations not covered by
the preceding sentence, Tenant will not perform same without the prior written consent of Landlord, which
consent shall not be unreasonably withheld or delayed. All Installations shall be at Tenant's sole cost and
expense. Without in any way limiting Landlord's consent rights, Landlord shall not be required to give its
consent until (a) Landlord approves the contractor or person making such Installations and approves such
contractor's insurance coverage to be provided in connection with the work, (b) Landlord approves final and
complete plans and specifications for the work and (c) the appropriate governmental agency, if any, has
approved the plans and specifications for such work. All work performed by Tenant or its contractor
relating to the Installations shall conform to applicable governmental laws, rules and regulations, including,
without limitation, the Disability Acts. Upon completion of the Installations, Tenant shall deliver to
Landlord "as built" plans. 1f Landtord performs such Installations, Tenant shall pay Landlord, as additional
Rent, the cost thereof plus fifteen percent {15%) as reimbursement for Landlord's overhead. Each payment
shall be made to Landlord within ten (10} days after receipt of an invoice from Landlord, All Installations
that constitute improvements constructed within the Premises shall be surrendered with the Premises at the
expiration or earlier termination of this Lease, unless Landlord requests that same be removed pursuant to
Section 1.3 above, Tenant shall indemnify and hold Landlord harmless from any and all costs, expenses
(including reasonable attorneys' fees), demands, claims, causes of action and liens arising from or in
connection with any Installations performed by or on behalf of Tenant. All Installations performed by or on
behalf of Tenant will be performed diligently and in a first-class workmanlike manner and in compliance
with all applicable laws, ordinances, regulations and rules of any public authority having jurisdiction over
the Building and/or Tenant's and Landlord's insurance carriers. Landlord will have the right, but not the
obligation, to inspect periodicafly the work on the Premises and may require changes in the method or
quality of the work.

6.304 Approvals. Any approval by Landlord (or Landlord's architect and/or engineers) of any of Tenant's contractors or

Initial Here

Tenant's drawings, plans or specifications which are prepared in connection with any construction of
improvements (including without limitation, Tenant's Improvements) in the Premises shall not in any way
be construed as or constitute a representation or warranty of Landlord as to the abilities of the contractor of
the adequacy or sufficiency of such drawings, plans or specifications or the improvements to which they
relate, for any vse, purpose or condition.

ARTICLE 7
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INSURANCE, FIRE AND CASUALTY

" SECTION 7.1 TOTAL OR PARTIAL DESTRUCTION OF THE BUILDING OR THE PREMISES. In the
eveni that the Building should be totally destroyed by fire or other casuvalty or in the event the Building (or any portion
thereof) should be so damaged that rebuilding or repairs cannot be completed, in Landlord's reasonable opinion, within one
hundred eighty (180) days after the date of such damage, Landlord may, at its option, terminate this Lease, in which event
Basic Annual Rent and Additional Rent shall be abated during the unexpired portion of this Lease effective with the date of
such damage. Landlord shall exercise the termination right pursuant to the preceding sentence, if at all, by delivering written
notice of termination to Tenant within ten (10} days after determining that the repaits cannot be completed within such one
hundred eighty (180) day period. 1n the event that the Premises should be so damaged by fire or other casualty that
rebuilding or repairs cannot be completed, in Landlord's reasonable opinion, within one hundred eighty (180) days after the
date of such damage, Tenant may, at its option terminate this Lease, in which event Basic Annual Rent and Additional Rent
shall be abated during the unexpired portion of this Lease, effective the date of termination. Tenant shall exercise the
termination right pursuant to the preceding sentence, if at all, by delivering written notice of termination to Landlord within
ten (10) days after being advised by Landlord that the repairs cannot be completed within such one hundred eighty (180) day
period. In the event the Building or the Premises should be damaged by fire or other casualty and, in Landlord's reasonable
opinion, the rebuilding or repairs can be completed within one hundred eighty (180) days after the date of such damage, or if
the damage should be more serious but neither Landlord nor Tenant elect to terminate this Lease pursuant to this Section, in
either such event Landlord shall, within sixty (60) days after the date of such damage, commence to rebuild or repair the
Building and the Premises (including Tenant's Improvements, but only to the extent of insurance proceeds actually received
by Landlord for the repair of Tenant's Improvements), and shall pursue with reasonable diligence the repair and restoration
of the Building and the Premises to substantially the same condition which existed immediately prior to the happening of the
casualty, except that Landlord shall not be required to rebuild, repair or replace any part of the furniture, equipment, fixtures,
inventory, supplies or any other personalty or any other improvements (except Tenant's Improvements, but only to the extent
of insurance proceeds actually received by Landlord for the repair of Tenant's Improvements) which may have been placed
by Tenant or other tenants within the Building or at the Premises. Landlord shall allow Tenant a fair diminution of Basic
annual Rent and Additional Rent during the time the Premises are unfit for occupancy; provided, that if such casualty was
caused by Tenant, its agents, employees, licensees or invitees, Basic Annual Rent and Additional Rent shall be abated only
to the extent Landlord is compensated for such Basic Annual Rent and Additional Rent by loss of rents insurance, if any.
Notwithstanding Landlord's restoration obligation, in the event any mortgagee under a deed of trust, security agreement or
mortgage on the Building should require that the insurance proceeds be used to retire or reduce the mortgage debt or if the
insurance company issuing Landlord's fire and casualty insurance policy fails or refuses to pay Landlord the proceeds under
such policy, Landiord shall have no obligation to rebuild and this Lease shall terminate upen notice by Landlord to Tenant.
Any insurance which may be carried by Landlord ot Tenant against loss or damage to the Building or to the Premises shall
be for the sole benefit of the party carrying such insurance and under its sole control.

SECTION 7.2 TENANT'S INSURANCE

7.201 Types of Coverage. Tenant covenants and agrees that from and after the date of delivery of the Premises from
Landlord 1o Tenant, Tenant will carry and maintain, at its sole cost and expense, the insurance set forth
*See waiver.

(a) Public Liability Insurance. General Comprehensive Public Liability Insurance
covering the Premises and Tenant's use thereof against claims for personal
or bodily injury or death or property damage occurring upon, in or about
the Premises (including contractual indemnity and liability coverage), such
insurance to insure both Tenant and, as additional named insureds,
Landlord and its subsidiaries, directors, agents and employees and the
Property Manager, and to afford protection to the limit of not less than
$500,000.00, combined single limit, in respect to injury or death to any
number of persons and all property damage arising out of any one (1)
occurrence, with a deductible acceptable to Landlord, If the Agreed

Rentable Area of the Premises is more than 30,000 square feet, then, in
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addition to and not in lieu of the above stated coverage, Tenant shall carry
umbrella or so called excess coverage in an amount not less than
$500,000.00 over Tenant's base coverage amount. This insurance
coverage shall extend to any liability of Tenant arising out of the
indemnities provided for in this Lease.

Landlord's insurance shall
not cover Tenant's property.
Tenant shall carry its own
insurance on its property
as Tenant shall elect, at
its sole cost. Landlord shall
have no rights to any
proceeds of Tenant's
insurance.

(b) Property Insurance. Piapa ° s
(inclucling coverage against fire, wind tornado, vandalist Micious

7.202  Other Requirements of Insurance. All such insurance will be issued and underwritten by companies reasonably
acceptable to Landlord and will contain endorsements that (a) such insurance may not lapse with respect to
Landlord or Property Manager or be canceled or amended with respect to Landlord or Property Manager
without the insurance company giving Landlord and Property Manager at least thirty (30) days prior written
notice of such cancellation or amendment, (b) Tenant will be solely responsible for payment of premiums,
(c) in the event of payment of any loss covered by such policy, Landlord or Landlord's designees will be
paid first by the insurance company for Landlord's loss and (d) Tenant's insurance is primary in the event of
overlapping coverage which may be carried by Landlord.

7203 Proof of Insurance. Tenant shall deliver to Landlord duplicate originals of all policies of insurance required by this
Section 7.2 or duly executed originals of the certificates of such insurance evidencing in-force coverage,
within ten (10) days prior to the commencement of construction of Tenant's Improvements. Further, Tenant
shall deliver to Landlord renewals thereof at least thirty (30) days prior to the expiration of the respective
policy terms.

SECTION 7.3 LLANDLORD'S INSURANCE.

7.301  Types of Coverage. Landlord covenants and agrees that from and after the date of delivery of the Premises from
Landlord to Tenant, Landlord will carry and maintain, at its sole cost and expense. *See waiver attached.

(a) Public Liability Insurance. General Comprehensive Public Liability Insurance
covering the Building and all Common Areas, but excluding the Premises,
insuring against claims for personal or bodily injury or death or property
damage occurring upon, in or about the Building or Common Areas to
afford protection to the limit of not less than $2,000,000.00 combined
single limit in respect to injury or death to any number of persons and
property damage arising out of any one (1) occurtence. This insurance
coverage shall extend to any liability of Landlord arising out of the
indemnities provided for in this Lease,

14
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(b) Fire and Extended Coverage Insurance. Landlord shall at all times during the
term hereof maintain in effect a policy or policies of fire and extended
coverage insurance covering the Building (excluding property required to
be insured by Tenant) in such amounts as Landlord may from time to time
determine, providing protection against perils included within the standard
Texas form of fire and extended coverage insurance policy, together with
insurance against sprinkler damage, vandalism, malicious mischief and
such other risks as Landlord may from time to time determine and with
any such deductibles as Landlord may from time to time determine,

7302 Self_Insurance. Any insurance provided for in subsection 7.301 above may be effected by self-insurance or by a
policy or policies of blanket insurance covering additional items or locations or assureds, provided that the
requirements of this Section 7.3 are otherwise satisfied. Tenant shall have no rights in any policy or policies
maintained by Landlord. '

SECTION 7.4 WAIVER OF SUBROGATION.

Landlord and Tenant each hereby waives any right it may have against the other (including, but not limited to, a direct action
for damages) on account of any loss or damage occasioned to Landlord or Tenant, as the case may be (whether or not such
loss or damage is caused by the fault, negligence or other tortious conduct, acts or omissions of Landlord or Tenant or their
respective officers, directors, employees, agents or invitees), to their respective property, the Premises, its contents or to any
other portion of the Building or the Property arising from any risk covered by the current Texas State Board of Insurance
promulgated form of property insurance and fire and extended coverage insurance required to be carried by Tenant and
Landlord, respectively, under subsections 7.201(b) and 7.301{b) above. If a party waiving rights under this Section is
carrying a fire and extended coverage insurance policy in the promulgated form vsed in the State of Texas and an
amendment to such promulgated form is passed, such amendment shall be deemed not a part of such promulgated form until
it applies to the policy being carried by the waiving party. Without in any way limiting the foregoing waivers and to the
extent permitted by applicable law, the parties hereto each, on behalf of their respective insurance companies insuring the
property of either Landlord or Tenant against any such loss, waive any right of subrogation that Landlord or Tenant or their
respective insurers may have against the other party or their respective officers, directors, employees, agents or invitees and
all rights of their respective insurance companies based upon an assignment firom its insured. Each party to this Lease agrees
immediately to give to each such insurance company written notification of the terms of the mutual watvers contained in this
section and to have said insurance policies properly endorsed, if necessary, to prevent the invalidation of said insurance
coverage by reason of said waivers. The foregoing waiver shall be effective whether or not the parties maintain the required
insurance.

SECTION 7.5 INDEMNITY

7.501 Tenant's Indemnity, Tenant will indemnify and hold Landlord, Property Manager and their. respective officers,
directors, employees and agents harmless from all claims, demands, actions, damages, loss, liabilities,
judgements, costs and expenses, including without limitation, attorney's fees and conrt costs (each a "Claim"
and collectively the "Claims™) which (i) are suffered by, recovered from or asserted against Landlord, (ii)
are not paid by insurance carried by Tenant or Landlord (without in any way affecting the requirements of
or Landiord's rights under subsection 7.202[d] above) and (iii) arise from or in conneciion with (a) the use
or occupancy of the Premises and/or any accident, injury or damage occurring in or at the Premises or (b)
any breach by Tenant of any representation or covenant in this Lease; provided, however, such
indemnification of Landlord by Tenant shall not include any Claim waived by Landlord under Section 7.4
above, any Claim to the extent caused by the negligence, gross negligence or willful misconduct of
Landlord or any Claim relating to hazardous or toxic materials except to the extent such Claim arises out of
a breach by Tenant of any of the provisions of subsection 4.102 above.

7502 Landlord's Indemnity. Landlord will indemnify and hold Tenant and its officers, directors, employees and agents

harmless from all Claims which are suffered by, recovered from or asserted against Tenant and which are
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not paid by proceeds of insurance carried by Landlord ot Tenant and which arise from or in connection with
(a) the use of the Common Areas and/ot any accident, injury or damage occurring in or on the Common
Areas or (b) any breach by Landlord of any representation or covenant in this Lease; provided, however,
such indemnification of Tenant by Landlord shall not include any Claim waived by Tenant under Section
7.4 above, any Claim to the extent caused by the negligence, gross negligence or willful misconduct of
Tenant or any Claim relating to hazardous or toxic materials except to the such Claim arises out of a breach
by Landlord of any of the provisions of subsection 4.102 above.

ARTICLE 8§
CONDEMNATION

SECTION 8.1 CONDEMNATION RESULTING IN CONTINUED USE NOT FEASIBLE. If the properiy or any
portion thereof that, in Landlord's reasonable opinion, is necessary to the continued efficient and/or economically feasible
use of the Property shall be taken or condemned in whole or in part for public purposes, or sold to a condemning authority in
fieu of taking, then the Lease shall, at the option of Landlord, forthwith cease and terminate.

SECTION 82 TOTAL CONDEMNATION OF PREMISES. Inthe event that all or substantially all of the Premises is
then or condemned or sold in lieu thereof or Tenant will be unable to use a substantial portion of the Premises for a period of
one hundred eighty (180) consecutive days by reason of a temporary taking, either Landlord or Tenant may terminate this
Lease by delivering written notice thereof to the other within ten (10) business days after the taking, condemnation or sale in
lien thereof,

SECTION 8.3 CONDEMNATION WITHOUT TERMINATION. Ifupon a taking or condemnation or sale in fieu of the
taking of all or less than all of the Property which gives either Landlord or Tenant the right to terminate this Lease pursuant
to Section 8.1 or 8.2 above and neither Landlord nor Tenant elect to exercise such tenmination right, then this Lease shall
continue in full force and effect, provided that, it the taking, condemnation or safe incfudes any portion of the Premises, the
Basic Annual Rent and Additional Rent shall be redetermined on the basis of the remaining square feet of Agreed Rentable
Area of the Premises. Landlord, at Landlord's sole option and expense, shall restore and reconstruct the Buildin gto
substantially its former condition to the extent that the same may be reasonably feasible, but such work shall not be required
to exceed the scope of the work done by Landlord in originally constructing the Building, nor shall Landlord in any event be
required to spend for such work an amount received by Landlord as compensation or damages (over and above amounts
going to the mortgagee of the property taken) for the part of the Building or the Premises so taken,

SECTION 84 CONDEMNATION PROCEEDS. Landlord shall reccive the entire award (which shall include sales
proceeds) payable as a result of a condemnation, taking or sale in liev thereof, Tenant hereby expressly assigns to Landlord
any and all right, title and interest of Tenant now or hereafter arising in and to any such award. Tenant shall, however, have
the right to recover from such authority through a separate award which does not reduce Landlord's award, any compensation
as may be awarded to Tenant on account of moving and relocation expenses and depreciation to and removal of Tenant's

physical property.

ARTICLE 9
LIENS

Tenant shall keep the Premises free from all liens arising out of any work performed, materials furnished or obligations
incurred by or for Tenant and Tenant shall indemnify and hold Landlord harmless from any and all claims, causes of action,
damages, expenses (including reasonable attorneys' fees), arising from or in connection with any such liens. In the event that
Tenant shall not, within ten (10) days following notification to Tenant of the imposition of any such lien, cause the same to
be released of record by payment or the posting of a bond in amount, form and substance acceptable to Landlord, Landlord
shall have, in addition to all other remedies provided herein and by law, the right but not the obligation, to cause the same to
be released by such means as it shall deem proper, including payment of or defense against the claim giving rise to such lien,
All amounts paid or incurred by Landiord in connection shall be paid by Tenant to Landlord on demand and shall bear
interest from the date of demand until paid at the rate set forth in Section 15.10 below, Nothing in this Lease shall be

deemed or construed in any way as constituting the consent or request of Landlord, express or implied, by inference or
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otherwise, to any contractor, subcontractor, laborer or materialman for the performance of any labor or the furnishing of any
materials for any specific improvement, alteration or repair of or to the Building or the Premises or any part thereof, nor as
giving Tenant any right, power or authority to contract for or permit the rendering of any services or the furnishing of any
materials that would give rise to the filing of any mechanic’s or other liens against the interest of Landlord in the Property or
the Premises.

ARTICLE 10
TAXES ON TENANT'S PROPERTY

Tenant shall be liable for and shall pay, prior to their becoming delinquent, any and all taxes and assessments levied against,
and any increase in Real Estate Taxes as a result of, any property or trade or other fixtures placed by Tenant in or about the
Premises and any improvements (other than Tenant's Improvements) constructed in the Premises by or on behalf or Tenant.
In the event Landlord pays any such additional taxes or increases, Tenant will, within ten (10) days after demand, reimburse
Landlord for the amount thereof.

ARTICLE 11
SUBLETTING AND ASSIGNING

SECTION 11.1 SUBLEASE AND ASSIGNMENT. Tenant shall not assign this Lease, or allow it to be assigned, in
whole or in part, by operation of law or otherwise (it being agreed that for purposes of this Lease, assignments shall include,
without limitation, the transfer of a majority interest of stock, partnership or other forms of ownership interests, merger or
dissolution) or mortgage or pledge the same, or sublet the Premises or any part thereof ot permit the Premises to be occupied
by any firm, person, partnership or corporation or any combination thereof, other than Tenant, without the prior written
consent of Landlord (such consent will not be unreasonably withheld). In no event shall any assignment or sublease ever
release Tenant from any obligation or liability hereunder. No assignee or sublessee of the Premises or any portion thereof
may assign or sublet the Premises or any portion thereof. Consent by Landlord to one or more assignments or sublettings
shall not operate as a waiver of Landlord's rights as to any subsequent assignments and/or sublettings. All reasonable legal
fees and expenses incurred by Landlord in connection with any assignment or sublease proposed by Tenant will be the
responsibility of Tenant and will be paid by Tenant within five (5) days of receipt of an invoice from Landlord. |emmeehsem,
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SECTION 112 LANDLORD'S RIGHTS RELATING TO ASSIGNEE OR SUBTENANT. If this Lease or any part
hereof is assigned or the Premises or any part thereof are sublet, Landlord may at its option collect directly from such
assignee or sublessee all rents becoming due to Tenant under such assignment or sublease and apply such rent against any
sums due to Landlord by Tenant hereunder. Tenant hereby authorizes and directs any such assignee or sublessee to make
such payments of rent direct to Landlord upon receipt of notice from Landlord and Tenant agrees that any such payments
made by an assignee or sublessee to Landlord shall, to the extent of the payments so made, be a full and complete release and
discharge of rent owed to Tenant by such assignee or sublessee. No direct collection by Landlord from any such assignee or
sublessee shall be construed to constitute a novation or a release of Tenant or any guaranior of Tenant from the further
petformance of its obligations hereunder. Receipt by Landlord of rent from any assignee, sublesses or occupant of the
Premises or any part thereof shall not be deemed a waiver of the above covenant in this Lease against assignment and
subletting or a release of Tenant under this Lease. In the event that, following an assignment or subletting, this Lease or the
rights and obligations of Tenant hereunder are terminated for any reason, including without limitation in connection with
default by or bankruptcy of Tenant (which, for the purposes of this Section 11.2, shall include all persons or entities claiming
by or through Tenant), Landlord may, at its sole option, consider this Lease to be thereafter a direct lease to the assignee or
subtenant of Tenant upon the terms and conditions

contained in this Lease,

ARTICLE 12
TRANSFERS BY LANDLORD, SUBORDINATION AND
TENANT'S ESTOPPEL CERTIFICATE
17
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SECTION 12,1 SALE OF THE PROPERTY. In the event of a sale or conveyance by Landlord of the Property, the
same shall operate to release Landlord from any and all liability under this Lease arising after the date of such sale, provided
that if a Security Deposit has been made by Tenant, Landlord shall not be released from liability with respect thereto unless
Landlord transfers the Security Deposit to the purchaser.

SECTION 12.2 SUBORDINATION, ATTORNMENT AND NOTICE. This Lease is subject and subordinate to (i) any
lease wherein Landlord is the tenant and to the liens of any and all mortgages and deeds of trust, regardless of whether such
lease, mortgage or deed of trust now exists or may hereafter be created with regard to all or any part of the Property ,(ii) any
and all advances (including interest thereon) to be made under any such lease, mortgage or deed of trust and (iii) all
madifications, consolidations, renewals, replacements and extensions of any such lease, mortgage or deed of trust; provided
that the foregoing subordination in respect of any mortgage or deed of trust placed on the Property after the date hereof shall
not become effective until and unless the holder of such mortgage or deed of trust delivers to Tenant a non-disturbance
agreement (which may include Tenant's agreement to attorn as set forth below) permitting Tenant, if Tenant is not then in
default under, or in breach of any provision of, this Lease, to remain in occupancy of the Premises in the event of a
foreclosure of any such mortgage or deed of trust. Tenant also agrees that any lessor, mortgagee or trustee may elect (which
election shalt be revocable) to have this Lease superior to any lease or lien of its mortgage or deed of trust and, in the event
of such election and upon notification by such lessor, mortgagee or trustee to Tenant to that effect, this T.ease shall be
deemed superior to the said lease, mortgage or deed of trust, whether this Lease is dated prior to or subsequent to the date of
said lease, mortgage or deed of trust. Tenant shall, in the event of the sale or assignment of Landlord's interest in the
Premises (except in a sale-leaseback financing transaction), or in the event of the termination of any lease in a sale-leaseback
financing transaction wherein Landlord is the lessee, attorn to and recognize such purchaser, assignee or mortgagee as
Landlord under this Lease. Tenant shall, in the event of any proceedings brought for the foreclosure of, or in the event of the
exercise of the power of sale under, any mortgage or deed of trust covering the Premises, attorn to and recognize purchaser at
such sale, assignee or mortgagee, as the case may be, as Landlord under this Lease. The above subordination and attornment
clanses shall be self-operative and no further instruments of subordination or attornment need be required by any mortgagee,
trustee, lessor, purchaser or assignee. In confirmation thereof, Tenant agrees that, upon the request of Landlord, or any such
lessor, mortgagee, trustee, purchaser or assignee, Tenant shall execute and deliver whatever instruments may be required for
such purposes and to carry out the intent of this Section 12.2,

SECTION 12.3 TENANT'S ESTOPPEL CERTIFICATE. Tenant shall, upon the request of Landlord or any mortgagee
of Landlord, without additional consideration, defiver an estoppel certificate, consisting of reasonable statements required by
Landlord, any mortgagee or purchaser of any interest in the Property, which statements may include but shall not be limited
ta the following;: this Lease is in full force and effect, with rental paid through
_; this Lease has nat been modified or amended; and Landlord is not in default and Landlord has fully performed all of
Landlord's obligations hereunder. I Tenant is unable to make any of the statements contained in the estoppel certificate
because the same is untrue, Tenant shall with specificity state the reason why such statement is untrue. Tenant shall, if
requested by Landlord or any such mortgagee, deliver to Landlord a fully executed instrument in form reasonably
satisfactory to Landlord evidencing the agreement of Tenani to the mortgage or other hypothecation by Landlord of the
interest of Landlord hereunder.

ARTICLE 13
DEFAULT

SECTION 13.1 DEFAULTS BY TENANT. The occurrence of any of the events described in subsections 13.101
through 13.108 shall constitute a default by Tenant under this Lease,

13.101 Failure to Pay Rent. With respect to the first two payments of Rent not made by Tenant when due in any twelve
(12) month period, the failure by Tenant to make either such payment to Landlord within ten (10) business
days after Tenant receives written notice specifying that the payment was not made when due. With respect
to any other payment of Rent, the failure by Tenant to make such payment of Rent to Landlord when due,
no notice of any such failure being required.

18
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13.102 Failure to Perform. Except for a failure to covered by subsection 13.101 above ar 13.103 below, any failure by
Tenant to observe and perform any provision of this Lease to be observed or performed by Tenant where
such failure continues for thirty (30) days after written notice to Tenant, provided that if such failure cannot
be cured within said thirty (30) day period, Tenant shall not be in default hereunder so long as Tenant
commences curative action within such thirty (30) day period, diligently and continuously pursues the
curative action and fully and completely cures the failure within sixty (60) days after such written notice to
Tenant.

13.103 Continual Failure to Perform. The third failure by Tenant in any twelve (12) month period to perform and observe a
particular provision of this Lease to be observed or performed by Tenant (other than the failure to pay Rent,
which in all instances will be covered by subsection 13.101 above), no notice being required for any such
third failure,

13.104 Bankruptcy, Insolvency, Etc. Tenant or any guarantor of Tenant's obligations hereunder (hereinafter called
"Guarantor", whether one (1) or more), (i) cannot meet its obligations as they become due, (ii) becomes or is
declared insolvent according to any law, (iii) makes a transfer in fraud of creditors according to any
applicable law, (iv) assigns or conveys all or a substantial portion of its property for the benefit or creditors
or {v) Tenant or Guarantor files a petition for relief under the Federal Bankruptcy Code or any other present
or future federal or state insolvency, bankruptcy or similar law (collectively, "applicable bankruptey law™); a
receiver or trustee is appointed for Tenant or Guarantor or its property; the interest of Tenant or Guarantor
under this Lease is levied on under execution or under cther legal process; any involuntary petition is filed
against Tenant or Guarantor under applicable bankruptey law; or any action is taken to reorganize or modify
Tenant's or Guarantor's capital structure if either Tenant or Guarantor be a corporation or other entity
(provided that no such levy, execution, legal process or petition filed against Tenant or Guarantor shall
constitute a breach of this Lease if Tenant or Guarantor shall vigorously contest the same by appropriate
proceedings and shall remove or vacate the same within ninety (90) days from the date of is creation, service
or filing).

13.105 Abandonment. The abandonment of the Premises by Tenant.

13.106 Vacation. The vacating of the Premises by Tenant, which shall be conclusively presumed if Tenant is absent from
the Premises for ten (10} consecutive days or more or if Tenant shall fail to move into or take possession of
the Premises within ten (10) days after the date on which Rent is to commence under the terms of this
Lease.

13.107 Loss of Right to do Business. If Tenant is a corporation or limited partnership, Tenant fails to maintain its right to
do business in the State of Texas or fails to pay any applicable annual franchise taxes as and when same
become finally due and payable.

13.108 Dissolution or Liquidation. [f Tenant is a corporation or partnership, Tenant dissclves or liquidates or otherwise
fails to maintain its corporate or partnership structure, as applicable.

With respect to the defaults described in subsections 13.103 through 13.108, Landlord shall not be obligated to give Tenant
notices of default and Tenant shall have no right to cure such defaults,

SECTION 13.2 REMEDIES OF LANDLORD. Upon the occurrence of any default by Tenant specified in Section 13.1
above, Landlord, at its option, may in addition to all other rights and remedies provided herein or at law or in equity, exercise
one or more of the remedies set forth in subsections 13.201, 13.202 or 13.203 below.

13.201 Termination of the Lease. Upon the occurrence of a default by Tenant hereunder, Landlord may, without judicial
process, terminate this Lease by giving written notice thereof to Tenant (whereupon all obligations and

Habilities of Eandiord hereunder shall terminate) and, without further notice and without liability, repossess
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the Premises. Landlord shall be entitled to recover all loss and dz{mage Landlord may suffer by reason of
such termination, whether through inability to relet the Premises on satisfactory terms or otherwise,
including without limitation, the following (without duplication of any element of damages):

(a) accrued Rent to the date of termination and Late Charges, plus interest thereon
at the rate established under Section 15.10 below from the date due
through the date paid or date of any judgment or award by any court of
competent jurisdiction, the unamortized cost of Tenant's Improvements,
brokers' fees and commissions, attorneys' fees, moving allowances and any
other costs incurred by Landlord in connection with making or executing
this Lease, the cost of recovering the Premises and the cost of reletting the
Premises (including, without limitation, advertising costs, brokerage fees,
leasing commissions, reasonable attorneys' fees and refurbishing costs and
other costs in readying the Premises for a new tenant),

(b) the present value of the Rent (discounted at a rate of interest equal to ten
percent [10%] per annum [the "Discount Rate"]) that would have accrued
under this Lease for the balance of the Lease term but for such
termination, reduced by the reasonable fair market rental value of the
Premises for such balance of the Lease term {(determined from the present
value of the actual base rents, discounted at the Discount Rate, received
and to be received from Landlord's reletting of the Premises or, if the
Premises are not relet, the base rents, discounted at the Discount Rate, that
would be received from a comparable lease and comparable tenant for a
comparable term and taking into account among other things, the condition
of the Premises, market conditions and the period of time the Premises
may reasonably remain vacant before Landlord is able to re-lease the same
to a snitable replacement tenant, it being agreed that Landlord shall have
no obligation to relet or attempt to relet the Premises);

(¢) plus any other costs or amounts necessary to compensate Landlord for its
' damages.

13.202 Repossession and Re-Eniry. Upon the occurrence of a default by Tenant hereunder, Landlord may, without judicial

Initial Here

process, immediately terminate Tenant's right of possession of the Premises (whereupon zl] obligations and
liability of Landlord hereunder shall terminate), but not terminate this Lease, and, without notice, demand or
liabiity, enter upon the Premises or any part thereof, take absolute possession of the same, expel or remove
Tenant and any other person or entity who may be occupying the premises and change the locks. If
Landlord terminates Tenant's possession of the Premises under this subsection 13.202, (i) Landlord shall
have no obligation whatsoever to tender to Tenant a key for new locks installed in the Premises, (ii) Tenant
shall have no further right o possession of the Premises and (iii) Landlord shall have no obligation
whatsoever to relet or attempt to relet the Premises. Landlord may, however, at is sole option relet the
Premises or any part thereof for such terms and such rents as Landlord may in its sole discretion elect. If
Landlord elects to relet the Premises, rent received by Landlord from such reletting shall be applied first, to
the payment of any indebtedness other than Rent due hereunder from Tenant to Landlord (in such order as
Landlord shall designate), second, to the payment of any cost of such reletting, including, without limitation,
refurbishing costs, reasonable attorneys' fees, advertising cost, brokerage fees and leasing commissions and
third, to the payment of Rent due and unpaid hereunder (in such order as Landlord shall designate), and
Tenant shall satisfy and pay to Landlord any deficiency upon demand therefor from time fo time. Landlord
shall not be responsible or liable for any failure to relet the Premises or any part thereof or for any failure to
collect any rent due upon any such reletting. No such re~entry or taking of possession of the Premises by

Landlord shall be construed as an election on Landlord's part to terminate this Lease unless a written notice
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of such termination is given to Tenant pursuant to subsection 13.201 above. If Landlotd relets the Premises,
either before or after the termination of this Lease, all such rentals received from such lease shall be and
remain the exclusive property of Landlord and Tenant shall not be, at any time, entitled to recover any such
rental. Landlord may at any time after a reletting elect to terminate this Lease.

13.203 Cure of Default. Landlord may, without judicial process, enter upon the Premises, without having any liability
therefor and do whatever Tenant is obligated to do under the terms of this Lease and Tenant agrees to
reimburse Landlord on demand for any expenses which Landiord may incur in effecting compliance with
Tenant's obligations under this Lease, and Tenant further agrees that Landlord shail not be liable for any
damages resuiting to Tenant from such action whether caused by the negligence of Landlord or otherwise,

13.204 Continuing_Obligations. No repossession of or re-entering upon the Premises or any part thereof pursuant to
subsection 13.202 or 13.203 above or otherwise and no reletting of the Premises or any part thereof pursuant
to subsection 13.202 above shall relicve Tenant or any Guarantor of its liabilities and obligations hereunder,
all of which shall survive such repossession or re-entering. In the event of any such repossession of or re-
entering upon the Premises or any part thereof by reason of the occurrence of a default, Tenant will continue
to pay Landlord Rent required to be paid by Tenant.

13.205 Cumulative Remedies. No right or remedy herein conferred upon or reserved to Landlord is intended to be
exclusive of any other right or remedy and each and every right and remedy shall be cumulative and in
addition to any other right or remedy given hereunder or now or hereafter existing at faw or in equity or by
statue. In addition to the other remedies provided in this Lease, Landlord shall be entitled, to the extent
permitted by applicable law, to injunctive relief in case of the violation, or attempted or threatened violation,
of any of the covenants, agreements, conditions or provisions of this Lease, or to a decree compelling
performance of any of the covenants, agreements, conditions or provisions of this Lease, or to any other
remedy allowed to Landlord at law or in equity.

SECTION 13.3 DEFAULTS BY LANDLORD. Landlord shall be in default under this Lease if Landlord fails to
perform any of its obligations hereunder and said failure continues for a period of thirty (30) days after Tenant delivers
written notice thereof to Landlord (to each of the addresses required by this Section) and each mortgagee who has a lien
against any portion of the Property and whose name and address has been provided to Tenant, provided that if such failure
cannot reasonably be cured within said thirty (30) day period, Landlord shall not be in default hereunder if the curative
action is commenced within said thirty (30) day period and is thereafter diligently pursued until cured. In no event shall (i)
Tenant claim a constructive or actual eviction or that the Premises have become unsuitable hereunder or (ii) a constructive or
actual eviction or breach of the implied warranty of suitability be deemed to have occurred under this Lease, prior to the
expiration of the notice and cure periods provided under this Section 13.3. Any notice of a failure to perform by Landlord
shall be sent to Landlord at the addresses and to the attention of the parties set forth in the Basic Lease Provisions. Any
notice of a failure to perform by Landlord not sent to Landlord at all addresses and/or to the attention of all parties required
under this Section and to each mortgagee who is entitled to notice or not sent in compliance with Article 14 below shall be of
no force or effect.

SECTION 134 LANDLORD'S LIABILITY.

13.401 Tenant's Rights in Respect of Landlord Default. Tenant is granted no contractual right of termination by this Lease,
' except to the extent and only to the extent set forth in Sections 7.1 and 8.2 above. If Tenant shall recover a
money judgment against Landlord, such judgment shall be satisfied only out of the right, title and interest of
Landlord in the Propeity as the same may then be encumbered and Landlord shall not be liable for any
deficiency. If Landlord is found to be in default hereunder by reason of its failure to give a consent that it is
required to give hereunder,Tenant's sole remedy will be an action for specific performance or injunction.
The foregoing sentence shall in no event be construed as mandatorily requiring Landlord to give consents
under this Lease. In no event shall Landlord be liable to Tenant for consequential or special damages by
reason of a failure to perform (or defavlt) by Landlord hereunder or otherwise. In no event shall Tenant
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13,402 Certain

have the right to levy execution against any property of Landlord other than its interest in the Property as
herein before expressly provided.

Limitations on Landlord's Liability. Unless covered by subsection 7.502 above or caused by Landlord's

gross negligence or willful misconduct, Landlord shall not be liable to Tenant for any claims, actions,
demands, costs, expenses, damage or liability of any kind (i) arising out of the use, occupancy or enjoyment
of the Premises by Tenant or any person therein or holding under Tenant or by or through the acts or
omissions of any of their respective employees, officers, agents, invites or contractors, (ii) caused by or
arising out of fire, explosion, falling sheetrock, gas, electricity, water, rain, snow or dampness, or leaks in
any part of the Premises, (iii) caused by or arising out of damage to the roof, pipes, appliances or plumbing
works or any damage to or malfunction of heating, ventilation or air conditioning equipment or (iv) caused
by tenants or any persons either in the Premises or elsewhere in the Building (other than Common Areas) or
by occupants of property adjacent to the Building or Common Areas or by the public or by the construction
of any private, public or quasi-public work. In no event shall Landlord be liable to Tenant for any loss of or
damage to property of Tenant or of others located in the Premiscs or the Building by reason of theft or
burglary.

SECTION 13,5 WAIVER OF TEXAS DECEPTIVE TRADE PRACTICES ACT. Itis the intent of Landlord and
Tenant to waive all of the provisions (other than Section 17.555) of the Texas Deceptive Trade Practices - Consumer
Protection Act, Subchapter E of Chapter 17 of the Texas Business and Commerce Code (the "DTPA™) as such provisions are
or may be applicable to this Lease and the transaction evidenced hereby. Accordingly, Landlord and Tenant hereby
represent and agree as follows:

Tnitial Here _

(a) Tenant represents to Landlord that Tenant is not in a significantly disparate bargaining position
with respect to this Lease and the transaction evidenced hereby.

{b) Tenant represents to Landlord that Tenant is represented by legal counsel in connection with
this Lease.

(c) Tenant represents to Landlord that this Lease does not involve a purchase or lease of a family
residence occupied or to be occupied as Tenant's residence and that, with respect to this
Lease, Tenant is a business consumer as that term is used in the DTPA (i.e. Tenant is an
individual, parthership or corporation who seeks or acqaires by purchase or lcase, any
goods or services for commercial or business use).

Tenant over the term of the Lease exceeds $300,000.00, failing whjp#fthis
part (d) shall be deemed deleted.

(e} Tenant represents to Landlord that Tenant has assets of J# million or more
according to the most recent financial statemeni M Tenant prepared in
accordance with generally accepted accountigdprinciples, failing which
Landlord and Tenant shall have their rggffoctive legal counsel sign this
Lease in the space provided on the sjgfature page hereof, Tenant further

represents that it has knowledge g#d experience in financial and business
matter that enable it to evalug#®the merits and risks of the transaction,

() Landlord and Tenant herg®¥ agree, for themselves, their agents, property managers, brokers and
contractors and J€ir respective heirs, personal representatives successors and assigns, that
all of the prgilSions of the DTPA (except for Section 17.555 thereof) which are or may be
applicapy#® to this Lease and the transaction evidenced hereby are hereby WAIVED,
incypffing specifically, without limitation, all rights and remedies resulting from or arising

1 ...____,, RN T e e o HE 2 = o c
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SECTION 13.6 LANDLORD'S LIEN. Tenant grants to Landlord an express contract lien on and security interest in
and to all goods, equipment, furnishings, fixtures, furniture, chattels and personal property of whatever nature owned by
Tenant attached or affixed to or used in and about the Premises on the date of this Lease or at any time after the date of this
Lease or otherwise located in the Premises and all renewals or replacements or substitutions for any of the foregoing, all
building materials and equipment now or hereafter delivered to the Premises and intended to be instalied in the Premises and
all security deposits and advance rentals under lease agreements on the date of this Lease or at any time after the date of this
Lease covering or affecting the Premises and held by or for the benefit of Tenant and all proceeds of the foregoing (including
by way of illustration, but not limitation, proceeds of any insurance which may accrue to Tenant by reason of damage or
destruction of any such property). Un the dafe this Lease is executed, Tenant shall execute and defiver to Landlord two
multiple originals of a financing statement in form sufficient to perfect the security interest granted hereunder. A carbon,
photographic-or other reproduction of this Lease is sufficient and may be filed as a financing statement. Landlord shali have
all the rights and remedies of a secured party under the Texas Business and Commerce Code and this lien and security
interest may be foreclosed by process of law. The requirement of reasonable notice prior to any sale under Article 9 of the
Texas Business and Commerce Code shall be met if such notice is given in the manner prescribed herein at least ten (10)
days before the day of sale. Any sale made pursuant to the provisions of this Section shall be deemed to have been a public
sale conducted in a commercially reasonable manner if held in the Premises after the time, place and method of sale and a
general description of the types of property to be sold have been advertised for ten (10) consecutive days prior to the date of
sale in 4 daily newspaper published in the county in Texas where the Building is located. (Excluding copy machine which is
currently leased) Notwithstanding the foregoing, Landlord's lien shall not cover any of Tenant's files or data, intangible property or

' computer systems or equipment.

ARTICLE 14
NOTICES

Any notice or communication required or permitted in this Lease shall be given in writing, sent by (a) personal delivery, (b)
expedited delivery service with proof of delivery, (¢) United States mail, postage prepaid, registered or certified mail, return
receipt requested or (d) prepaid telegram (provided that such telegram is confirmed by expedited delivery service or by mail
in the manner previously described), addressed as provided in ftem 15 of the Basic Lease Provisions and Section 13.3 above
or to such other address or to the attention of such other person as shall be designated from time to time in writing by the
applicabie party and sent in accordance herewith. Notice also may be given by telex or fax, provided each such transmission
is confirmed (and such confirmation is supported by documented evidence) as received and further provided a telex or fax
number, as the case may be, is set forth in Item 15 of the Basic Lease Provisions. Any such notice or communication shall
be deemed to have been given either at the time of personal delivery or, in the case of delivery service or mail, as of the date
of first attempted delivery at the address and in the manner provided herein, or in the case of telegram or telex or fax, upon
receipt.

ARTICLE 15
MISCELLANEQUS PROVISIONS

SECTION 15.1 BUILDING NAME AND ADDRESS. Tenant shall not, without the written consent of Landlord, use
the name of the Building for any purpose other than as the address of the business to be conducted by Tenant in the Premises
and in no event shall Tenant acquire any rights in or to such names. Landlord shall have the right at any time to change the
name, number or designation by which the Building is known.

SECTION 15.2 SIGNAGE. Tenant shall not inscribe, paint, affix or display any signs, advertisements or notices on or in
the Building, except for such tenant identification as Landlord perinits to be included or shown on the directory in the main
jobby and adjacent to the access door or doors to the Premises.

SECTION 153 NO WAIVER. No waiver by Landlord or by Tenant of any provision of this Lease shall be deemed to be

a waiver by either party of any other provision of this Lease. No waiver by Landlord of any breach by Tenant shall be
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deemed a waiver of any subsequent breach by Tenant of the same or any other provision. No waiver by Tenant of any
breach by Landlord shall be deemed a waiver of any subsequent breach by Landlord of the same or any other provision. The
failure of Landlord or Tenant to insist at any time upon the strict performance of any covenant or agreement or to exercise
any option, right, power or remedy contained in this Lease shall not be construed as a waiver or a relinquishment thereof for
the future. Landlord's consent to or approval of any act by Tenant reguiring Landlord's consent or approval shall not be
deemed to render unnecessary the obtaining of Landlord's consent to or approval of any subsequent act of Tenant, Tenant's
consent to or approval of any act by Landlord requiring Tenant's consent or approval shall not be deemed to render
unnecessary the obtaining of Tenant's consent to or approval of any subsequent act of Landlord. No act or thing done by
Landlord or Landlord's agents during the term of this Lease shall be deemed an acceptance of a surrender of the Premises,
unless done in writing signed by Landlord. The delivery of the keys to any employee or agent of Landlord shall not operate
as a termination of this Lease or a surrender of the Premises. The acceptance of any Rent by Landlord following a breach of
this Lease by Tenant shall not constitute a waiver by Landlord of such breach or any other breach. The payment of Rent by
Tenant following a breach of this Lease by Landlord shall not constitute a waiver by Tenant of any such breach or any other
breach. No waiver by Landlord or Tenant of any provision of this Lease shall be deemed to have been made unless such
waiver is expressly stated in writing signed by the waiving party. No payment by Tenant or receipt by Landlord of a lesser
amount than the monthly installment of Rent due under this Lease shall be deemed to be other than on account of the earliest
Rent due hereunder, nor shall any endorsement or statement on any check or any letter accompanying any check or payment
as Rent be deemed an accord and satisfaction and Landlord may accept such check or payment without prejudice to
Landiord's vight to recover the balance of such rent or pursue any other remedy which may be avaifable to Landiord.

SECTION 15.4 APPLICABLE LAW. This Lease shall be governed by and consttued in accordance with the laws of the
State of Texas.

SECTION 155 COMMON AREAS. "Common Areas" will mean all areas, spaces, facilities and equipment (whether or
not located within the Building) made available by Landlord for the common and joint use of Landlord, Tenant and others
designated by Landlord using or occupying space in the Building, including but not limited to, tunnels, walkways, sidewalks
and driveways necessary for access to the Building, Building lobbies, landscaped areas, public corridors, public rest rooms,
Building stairs, elevators open to the public, service elevators (provided that such service elevators shall be available only for
tenants of the Building and others designated by Landlord), drinking fountains and any such other areas and facilities, if any,
as are designated by Landlord from time to time as Common Areas. Common Areas shall not include the Garage. "Service
Corridors” shall mean all loading docks, loading areas and all corridors that are not open to the public but which are
available for use by Tenant and others designated by Landlord. "Service Arcas" will refer 1o areas spaces, facilities and
equipment serving the Building (whether or not lecated within the Building) but to which Tenant and other occupants of the
Building will not have access, including, but not limited to, mechanical, telephone, electrical and similar rooms and air and
water refrigeration equipment. Tenant is hereby granted a nonexclusive right to use the Common Areas and Service
Corridots during the term of this Lease for their intended purposes, in common with others designated by Landlord, subject
to the terms and conditions of this lease, including, without limitation, the Rules and Regulations. The Building, Common
Areas, Service Corridors and Service Areas will be at all times under the exclusive control, management and operation of the
Landlord. Tenant agrees and acknowledges that the Premises (whether consisting of less than one floor or consisting of one
or more full floors within the Building) do not include, and Landlord hereby expressly reserves for its sole and exclusive use,
any and all mechanical, electrical, telephone and similar rooms, janitor closets, elevator, pipe and other vertical shafts and
ducts, flues, stairwells, any area above the acoustical ceiling and any other areas not specifically shown on Exhibit A as
being part of the Premises.

SECTION 156 SUCCESSORS AND ASSIGNS. Subject to Article 11 hereof, all of the covenants, conditions and
provisions of this Lease shall be binding upon and shall inure to the benefit of the parties hereto and their respective heirs,
personal representatives, successors and assigns.

SECTION 15.7 BROKERS. Tenant warrants that it has had no dealings with any real estate broker or agent in connection
with the negotiation of this Lease, excepting only the broker named in TItem 11 of the Pasic Lease Provisions and that it
knows of ne other real estate brokers or agents who are or might be entitled to a commission in connection with this Lease.
Tenant agrees to indemnify and hold harmless Landiord from and against any liability or claim, whether meritorious or not,

arising in respect to brokers and/or agents not so named. Landlerd has agreed to pay the fees of the broker (but only the
24
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broker) named in Ttem 11 of the Basic Lease Provisions to the extent that Landlord has agreed to do so pursuant to a written
agresment with such broker.

SECTION 15.8 SEVERABILITY. If any provision of this Lease or the application thereof to any person or circumstances
shall be invalid or unenforceable to any extent, the application of such provisions to other persons or circumstances and the
remainder of this Lease shall not be affected thereby and shall be enforced to the greatest extent permitted by law.

SECTION 159 EXAMINATION OF LEASE. Submission by Landlord of this instrument to Tenant for examination or
signature does not constitute a reservation of or option for lease. This Lease will be effective as a lease or otherwise only
upon execution by delivery to both Landlord and Tenant.

SECTION 15.10 INTEREST ON TENANT'S OBLIGATIONS. Any amount due from Tenant to Landlord which is
not paid within thirty (30) days after the date due shall bear interest at the lower of (i) eighteen percent (18%) per annum or
(i1) the highest rate from time to time allowed by applicable law, from the date such payment is dve until paid, but the
payment of such interest shall not excuse or cure the default.

SECTION 15.11 TIME. Time is of the essence in this Lease and in each and all of the provisions hereof. Whenever a
period of days is specified in this Lease, such periad shall refer to calendar days unless otherwise expressly stated in dis
Lease.

SECTION 15.12 DEFINED TERMS AND MARGINAL HEADINGS, The words "Landlord" and "Tenant" as used
herein shall include the plural as well as singular. If more than one person is named as Tenant, the obligations of such
persons are joint and several. The headings and titles to the articles, sections and subsections of this Lease are not a part of
this Lease and shall have no effect upon the construction or interpretation of any part of this Lease.

SECTION 15.13 AUTHORITY OF TENANT. Tenant and each person signing this Lease on behalf of Tenant
represents o Landlord as follows: Tenant, if a corporation, is duly incotporated and legally existing under the laws of the
state of its incorporation and is duly qualified to do business in the State of Texas. Tenant, if a partnership or joint venture,
is duly organized under the Texas Uniform Partnership Act. Tenant, if a limited partnership, is duly organized under the
applicable limited partnership act of the State of Texas or, if organized under the laws of a state other than Texas, is qualified
under said Texas limited partnership act. Tenant has all requisite power and all governmental certificates of authority,
licenses, permits, qualifications and other documentation to lease the Premises and to carry on its business as now conducted
and as contemplated to be conducted. Each person signing on behalf of Tenant is authorized to do so. The foregoing
representations in this Section 15.13 shall also apply to any corporation, partnership, joint venturc or Jimited partnership
which is a general or joint venturer of Tenant.

SECTION i5.14 FORCE MAJEURE. Whenever a period of time is herein prescribed for action to be taken by Landlord
or Tenant, the party taking the action shall not be liable or responsible for, and there shall be excluded from the computation
for any such period of time, any delays due to strikes, riots, acts of God, shortages of labor or materials, war, governmental
laws, regulations or restrictions or any other causes of any kind whatsoever which are beyond the reasonable control of such
party; provided, however, in no event shall the foregoing apply to the financial obligations of either Landiord or Tenant to
the other under this Lease, including Tenant's obligation to pay Basic Annval Rent, Additional Rent or any other amount
payable to Landlord hereunder.

SECTION 15.15 RECORDING. This Lease shall not be recorded. However, Landlord shall have the right o record a
short form or memorandum hereof, at Landlord's expense, at any time during the term hereof and, if requested, Tenant agrees
(without charge to Landlord) to join in the execution thereof,

SECTION 15.16 NO REPRESENTATIONS. Landlord and Landlord's agents have made no warranties, representations
or promises (express or implied) with respect to the Premises, the Building or any other part of the Property (including,
without limitation, the condition, use or suitability of the Premises, the Building or the Property), except as herein expressly
set forth and no rights, easements or licenses are acquired by Tenant by implication or otherwise except as expressly set forth

in the provisions of this Lease.
25

Initial Here ____ rnitial Hers .

Lease.max



SECTION 15.17 PARKING. Ifthe Property includes a Garage, there shall be an Exhibit F attached hereto, which shall
set forth the agreements between Landlord and Tenant relating to parking. If there is no Garage in the Property, then the
remaining provisions of this Section shall be applicable with respect to parking. The parking areas shall be designated for
automobile parking on a non-exclusive basis for all Property tenants (including Tenant) and their respective employees,
customers, invitees and visitors. Parking and delivery areas for all vehicles shall be in accordance with parking regulations
established from time to time by Landlord, with which Tenant agrees to conform. Tenant shall on]y permit parking by its
employees, customers and agents of automobiles in appropriate designated parking arcas.

SECTION 15.18 ATTORNEYS' FEES. In the event of any legal action or proceeding brought by either party against
the other arising out of this Lease, the prevailing party shall be entitled to recover reasonable attorneys' fees and costs
incurred in such action {including, without limitation, all costs of appeal) and such amount shall be included in any judgment
rendered in such proceeding,

SECTION 15.19 NO LIGHT, AIR OR VIEW EASEMENT. Any diminution or shutting off of light, air or view by
any structure which may be erected on the Property or lands adjacent to the Property shall in no way affect this Lease or
impose any liability on Landlord {even if L.andlord is the adjacent land owner).

SECTION 15.20 RELOCATION. Upon 120 days advance written notice to Tenant (the "Relocation Notice™), Landlord
shall have the right to relocate Tenant to other space in the Building (the "Substitute Premises") provided such other space is
equal in size to or larger in size than the Premises. Landlord shall pay all reasonable out-of-pocket expenses of any such
relocation, including the expenses of moving and construction of improvements substantially similar to Tenant's
Improvements and other improvements installed with the written consent of Landlord and prior to the date of the Relocation
Notice, subject to the condition that Landlord shall have the right to use all or any of Tenant's Improvements and such other
improvements in connection with the construction of the improvements in the Substitute Premises. In the event of such
relocation, this Lease shall continue in full force and effect without any change in the terms or other conditions, except that
the Substitute Premises shall be the Premises and _showing the Substitute Premises shall be substituted for the

_attached hereto. If requested by Landlord, Tenant shall execute an amendment to this Lease evidencing the foregoing.
(including telephones and stationary). Tenant shall have the right to approve such relocation.

SECTION 15.21 SURVIVAL OF INDEMNITIES. Each indemnity agreement and hold harmless agreement contained
herein shall survive the expiration of termination of this Lease.

SECTION 15.22 ENTIRE AGREEMENT. This Lease contains all of the agreements of the parties hereto with respect to
any matter covered or mentioned in this Lease and no prior agreement, understanding or representation pertaining to any
such matter shali be effective for any purpose. No provision of this Lease may be amended or added to except by an
agreement in writing signed by the parties hereto or their respective successors in interest.

SECTION 1523 EXPANSION. Tenant shall have first right of refusal on any adjacent unoccupied or vacant floor space
for business expansion.

IN WITNESS WHEREOQOF, the parties hercto have executed and delivered this Lease, as of the date first
written in this Lease.

TENANT LANDLORD

Hickman Investments, Inc., managing partner
FIRECREEK PETROLEUM, INC.

BY: BY:
John R. Taylor, President 26
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NAME: JohnR. Taylor NAME: Trey Kos.t(;hrvz

TITLE: _ President TITLE: Director of Real Estate

27
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Exhibit "A"

Floor: Second

.General Notes

Tenant accepts the Premises in "as is" condition. subject to satisfactory completion of Tenant's Improvemen
as provided in the Work Letter attached as Exhibit "D".

/Subject to the provisions of Section 2 of the Work Letter,
Any work to be provided in the premises, including the instailation of telephone and data cabling
(which shall be plenum rated), shail be provided at Tenant's sole expense, The parties agree that data
and telephone cabling located in the premises is provided in "as is" condition, and that neither .
Landlord, nor his agent, has made any claim as to the working condition of such cabling, and no such
warranty of such cabling shall be provided.

Tenant has fully inspected the Premises and acknowledges that the premises are tenantable and

suitable for the conduct of Tenant's business cperation.subject to satisfactory completion of Tenant's Improvements
as provided in the Work Letter attached as Exhibit "D".

Lease.max



Exhibit "B"

Being a 2,352 acre tract cf land in the Hayes Covington Survey Abstract No. and being Phase One,
Lot 1, Eaton Addition to the City of Fort Worth recorded in Volume 388--1101, Page 29 of the Plat
Records of Tarrant County, Texas and also being Lot 2, Block 6, Ridglea Hills Addition to the City of
Fort Worth recorded in Volume 388-140, Page 39 of the Plat Records of Tarrant County, Texas and
more Particularly described as follows:

Beginning as a 1/2" iron pin found in the south right-of-way of Camp Bowie Boulevard
At the narthwest comer of Phase Oue, Lot I, Faton Addition;

Thence North 63 Degrees 22 minutes 04 Seconds East along the south right-of-way of Camp Bowie
Boulevard and the north line of said Phase One, Lot |, Eaton Addition. 150.05 feet to a 60d nail
found at the northeast comner of Phase One, Lot 1;

Thence South 26 degrees 32 minutes 32 seconds East along the east line of Phase One, Lot 1, Eaton
Addition, 311,28 feet to its southeast corner, a P, K. nail set this survey, said corner also being the
rmost easterly northeast comner of Lot 2, Block 8, Ridglea Hills Addition;

Thence South 26 degrees 32 minutes 00 seconds East along the east line of said Lot 2, Block 6, 89.00
feet to its southeast comer, a 1/2" {ron pin set this survey; '

Thence South 63 degrees 32 minutes 26 seconds West along the south line of Lot 2, Block 6, 487.82
faet to its southwest cormer, a 5/8” iron pin found in the east right-of-way of Floyd Drive;

Thence North 26 degrees 24 minutes 37 seconds West along the east right-of-way of Floyd Drve and
the west line of Lot 2, Block &, 169.61 fzet to {ts northwest commer, 2 /2" ron pin found;

Thence North 63 degrees 55 minutes 53 seconds East along the most westerly north line of Lot 2,
Block 6, 155.04 feet to its most westerly northeast comer, 3 "Y" cut in concrate;

Thence South 26 degrees 28 minutes 3% seconds East along the most westerly east line of Lot 2, Block
6, 79.98 feet to an interior ell corner of said lot, a 1/2" iron pin set this survey;

Thence North §3 degrees 26 minutes 52 seconds East along the most easterly north line of Lot 2,
Block 6< 182.40 feet to a 1/2" iron pin found, said comer being the southwest comner of the
aforementioned Phase One, Lot I, Eaton Addition,

Thence North 26 degrees 32 minutes 00 seconds west along the west line of Phase One,

Lot 1, 310.96 feet to the POINT OF BEGINNING containing 102,457 square feet ar 2.3521 acres of |
NOTE; THE COMPANY DOES NOT REPRESENT THAT THE ABOVE ACREAGE OR
AQUARE FOOTAGE CALCULATIONS ARE CORRECT. )
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Exhibit "C"

RENTABLE AREA CALCULATIONS

Rentable area shown in the Basic Lease Provisions are agreed to be as shown regardless of minor
variations resulting from actual construction and completion of the Premises for occupancy, so long as
such work is done in accordance with the terms and provisions in the Lease, the Agreement for
Construction, and the approved Construction Plans (as such terms as defined in the Agreement for
Construction).

Rentable area calculations with respect to additional space made a part of the Premises shall be
caleulated in accordance with the rematning provision of this Exhibit "C"

(z) Asto each floor of the building in which the Premises are located and on where the entire space
rentable to tenants is or will be leased to one tenant (hereinafter referred to as "Single Tenant Floor")
Rentable area shall be : (i) the entire area bounded by the inside surface of the four exterior glass walls
{or the inside surface of the permanent exterior wall where there is no glass) on such tloors, including
all area used for elevator lobbies, corridors, special stairways, restrooms, mechanical rooms, electrical
rooms and telephone closets without deduction for columns and other structural portions of the
Building or vertical penetrations that are included for the special use of Tenant but excluding the area
contained within the exterior walls of the Building stairs, fire lovers, vertical ducts, elevator shafis,
flues, vents stacks and pipe shafts, plus (i) in prorate portion of the area covered by the elevator
lobbies, public and exit corridors, mail rooms, restrooms, mechanical reoms, fire rooms and janitorial
and telephene closets in the Building not located on the Single Tenant Floor but for such Tenant's use
and / or benefit.

(b) Asto each floor of the building in which the Premises are located and on which space is or will
be leased to more than one tenant (hereinafter referred to as "Multi-Tenant Floor"). Rentable area
attributable to sach such lease shall be the total of (i) Usable Area defined as the entire area included
within the premises covered by such lease, being the area bounded by the inside surface of any
exterior glass walls {or the inside surface of the permanent exterior wall where there is nc glass) of the
Building bounding such Premises, the interior of ali walls separation such premises from any public
cormidors, the center line of all walls separation such premises from other tenants on such floor, and
(ii) in prorate portion of the area caverad by the elevator lobbies, public and exit corridors, mailrooms,
restrooms, mechanical rooms, fire rooms, electrical rooms, janitorial and telephone closets in the
Building.
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Exhibit "D"
WORK LETTER

Hickman Investments, Inc.("Landlocd"), and,__Firecreek Petroleum, Inc. "Tenant”) have
entered into that certain Lease Agreement dated ___ "Lease”) for the lease of certain
space in the office building located at_6777 Camp Bowie Blvd., Fort Worth, Texas (the "Building").
Pursuant to subsection 1.201 of the Supplemental Lease Provisions, Landlord and Tenant are entering
into this Work Letter (this "Agreement”). Any capiralized term not defined herein shall have the
meaning assigned to it in the Supplemental Lease Provisions. Landlord and Tenant mutually agree as
follows:

1. Plans

l.1  Approved Plans. Landlord and Tenant have agreed ta the coastruetion drawings and
specifications listed in _Schedule A attached hereto and made a part hereof by this reference {such
drawings and specifications are herein called the "Construction Plans" and all Improvements required
by the Construction Plans are herein called "Tenant's Improvements"). Tenant represents to Landlord
that Tenant has furnished to Landlord and the party preparing the Construction Plans all Information
necessary such that (following construction of Tenant's Improyements in accordance with the
Construction Plans) Tenant, the Premises and Tenant's ITmprovements will be in compliance with the
Disability Acts. Tenant shall Indemnify and hold harmless Landlord from and against any and all
claims, liabilities and expenses (inchuding, without limitation reasonable attorneys’ fees and expenses)
incurred by or asserted against Landlord by reason of or In commection with any violation of the
Disability Acts by Tenant and/or Tenant's Improvements or the Premises not being in compliance with
the Disability Acts. The foregoing Indemnity shall not include any claims, liabilities or expenses
{Including reasonable attorneys’ fees and expenses) arising out of the negligence or gross negligence
of Landlord or Landlord’s employees, agents or contractors.

1.2_Changes 1o Approved Plans. If any re-drawing or re-drafting of the Construction Plans is
necessitated by Tenant's requestad changes (all of which shall be subject to Landlord's approval}, the
expense of any such re-drawing or re-drafting required in connection therewith and the expense of any
work and improvements necessitated by such re-drawing or re-drafting will be paid by Tenant as
additional rent under this Lease. '

1.3 Coordination of Planners and Designers. If Tenant shall arrange for Interior design services, ©
whether with Landlord's space planner or any other planner or designer, it shall be Tenant's
responsibility to cause necessary coordination of its agents efforts with Landlord's agents to ensure
that no delays are caused to wither the planning or construction of the Tenant's Improvements.

2. Construgtion and Costs of Tenant's Improvements. Landlord agrees to construct Tenant's
Improvements at Landlord's cost and expense. Tenant shall bear the cost of any work and
Improvements required by any changes approved pursuant to Section 1.2 above.

3. Delays. Delays in the completion of constructicn of Tenant's Improvements or in obtaining a
certificate of occupancy, if required by the applicable governmental autherity, caused by Tenaant,
Tenant's Contractars (hereinafter defined) or any person, firm or corporation employed by Tenant or
Tenant's Contracters.shall constitute "Tenant Delays”, In the event that Tenant's Improvements are
not Substantially Complete by the Commencement Date referenced in item 8 of the Basic Lease
Provisions, then the Commencement Date referenced in item 8 shall be 2mended to be the Adjusted
Substantial Completicn Date (hereinafier defined) and the Expiration Date referenced in Item 9 of the
Basic Lease Provisions shall be adjusted forward by the same number of days as is the
Commencement Date, so that the term of the Lease will be the term set forth in Item 7 of the Basic
Lease Provisions. The Adjusted Substantial Compietion Date shall be the date Tenant's Improvements
are Substantially Complete, adjusted backward, however, by one day for each day of Tenant Delays, if
any. The foregoing adjustments in the Commencement Date and the Expiration Date shall be Tenant's
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sole and exclusive remedy . .1e event Tenant's Improvements are not Sut  atially Complete by the
initial Commencement Date set forth in [tem 8 of the Basic Lease Provisions.

4. Substantial Completion and Punch List. The terms "Substantial Completion” and Substantially
Complete," as applicable, shall mean when Tenant's Improvements are sufficiently completed in
accordance with the Construction Plans so that Tenant can reasonable use the Premises for the
Permitted Use (as described in [tem 12 of the Basic Lease Provisions). When Landlord considers
Tenant's Improvements to be Substantially Complete, Landlord will notify Tenant and within two (2)
Business days thereafter, Landlord's representative and Tenant's representative shall conduct a walk-
through of the Premises and identify any necessary touch-up work, repairs and minor completion
items as are necessary for final completion of Tenant's Improvements. Neither Landlord's
representative nor Tenant's representative shall unreasonably withhold his agresment of punch list
items. Landlord will use reasonable efforts to cause the contractor to complete all punch list items
within thirty (30) days after agreement thereon.

5. Tenant's Contractors. If Tenant should desire to enter the Premises or authorize its agent to do so
prior to the Commencement Date of the Lease, to perform approved work not requested of the
Landlord, Landlord shail permit such entry ift '

a, Tenant shall use only such contractors which Landlord shall approve in its reasonable
discretion and Landlord shall have approved the plans to be utilized by Tenant, which approval will
not be unreasonably withheld; and

b. Tenant, its contractors, workmen, mechanics, engineers, space planners or such
others as may enter the Premises (collectively, "Tenant's Contractors"), work in harmony with and do
not in any way disturb or Interfere with Landlord's space planners, architects, engineers, contractors,
workmen, mechanics or other agents or Independent Contractors in the performance of their work.
Collectively, "Landlord’s Contractors"), it being understood and agreed that if entry of Tenant or
Tenant's Contractors would cause, has caused or is causing a material disturbance to Landlord or
Landlord's Coniractors, then Landlord may, with notice, refuse admittance to Tenant or Tenant's
contractors causing such disturbance; and

c. Tenant (notwithstanding the first sentence of subsection 7.201 of the Supplemental Lease
Provisions), Tenant's Contractors and other agents shall provide Landlord Sufficient evidence
that each is covered under such Worker's Compensation, public Liability and property
damage insurance as Landlord may reascnable request or its Protection.

Landlord shall not be liable for any injury, loss or damage to any of Tenant's installations or
decorations made prior to the Commencement Date and not installed by Landlord. Tenant shall
Indemnify and hold harmless Landlord and Landlord's Contractors from and against any and all costs,
expenses, claims, liabilities and causes of action arising cut of or in connection with work performed
in the Premises by or ont behalf of Tenant (but excluding work performed by Landlord or Landlord's
Contractors). Landlord is not responsible for the finetion and maintenance of Tenant's Improvements
which are different than Landlord's standard Improvements at the Property or improvements,
equipment, cabinets or fixtures not installed by Landlord. Such entry by Tenant and Tenant's
Contractors pursuant to this Section 5 shall be deemed to be vnder all of the terms, covenants,
provisions and conditions of the Lease except the covenant to pay Rent.

6. Construction Representatives. Landlord's and Tenant's representatives for coordination of
construction and approval of change orders will be as follows, provided that either part may
change its representative upon written notice to the other:

TENANT'S REPRESENTATIVE: LANDLORD’S REPRESENTATIVE:
Name: Mame:
Address: Address:
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IN WITNESS WHEREOF, the parties hereto have executed and delivered this Agreement
simultanecusly with the execution and delivery of the Lease,

LANDLORD TENANT
Hickman Investments, [nC. managing partner FIRECREEK PETROLEUM, INC.
By: By:
Name: Name: 'John R. Tavlorh
Tile: Title: President
6
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Exhibit “E”
ACCEPTANCE OF PREMISES MENMORANDUM

This Acceptance of Premises Memorandum is being executed pursuant to that certain Lease

Agreement (the "Lease™

dated the _ day of ——— between Hickman Investiments, Inc. ("LANDLORD™,

and __ Firecreek Petroleum, Inc. ~ {""TENANT™), pursuant to which Landlord teased tc Tenant and
Tenant leased from Landlord certain space in the office building located at 6777 Camp Bowie Blvd.

in Fort Worth, Texas (the "Building"}. Landlord and Tenant hereby agree that:

I8 Except for the Punch List Items (as shown on the attached Punch List, Landlord has fully
completed the constructicn work required under the terms of the Lease and the Work Letter attached

thereto.

2. The Premises are tenantable, Landlord has no further obligation for construction (except
with respect to Punch List Itemns) and Tenant acknowledges that the Building, the Premises
and Tenant's Impravements are satisfactory in all respects, except for the Punch List tems
and are suitable for the Permitted Use,

ED The Commencement Date of the Lease isthe _ dayof_ , If the date set forth
in Item 8 of the Basic Lease Provisions is different than the date set forth in the preceding
sentence, ther Item 8 of the Basic Lease Provisions is hereby amended to be the
Commencement Date set forth in the preceding sentence.

4. The Expiration Date of the Lease is the __~ day of , If the date set forth in Item
9 of the Basic Lease Provisions is different than the date set forth in the preceding sentence,
then Item 9 of the Basic Lease Provisions is hereby amended to be the Expiration Date set
forth in the preceding sentence.

5. Tenant acknowledges receipt of the current Rules and Regulations for the Building.

6. Tenant represents to Landlord that Tenant has obtained a Certificate of Occupancy covering
the Premises.

7. All capitalized terms not defined herein shall have the meaning assigned to them in the
I ease.

Agreed and Executed this . day of ] .

TENANT LANDLORD

FIRECREEK PETROLEUM, INC. Bickman Investments, Inc.

By: _ . By:

Title: Joh‘n R. Taylor, President Title:

Date: Date: .
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Exhibit “F?

GARAGE PARKING AGREEMENT
RESERVED PARKING SPACES

BUILDING:
ADDRIESS: 6777 Camp Bowie Blyd.

SUITE NO: 222

LANDLORD: Hickman Investments, Inc., Managing Partner

TENANT:

1, PARKING SPACES: So long as the Lease of which this Parking Agreement (together
with al} applicable rules and regulations, this "Agreement™) is a part shall remain in effect,
Tenant or persons designated by Tenant shall bave the right on a reserved and exclusive
basis wmto _e@!2parking spaces in the Garage during the term of this Lease. Each

capitalized term nct defined herein shall have the meaning assigned to it in the Supplemental

1ease Provisions. Tenant shall be provided with 12 underground parking spaces in a fow with sign stating "Reserved
for Firecreek Petroleum, Inc." (signage to be paid for by Tenant). 4 of these spaces (designated by Tenant) will be
without charge. Tenant will pay standard montly rate for other 8 spaces (currently $30/month).

2, PARKING RENTAL: rate from time to time
dem gnated by Landlorg/as standard for the Bulldmg Landlord shall provide Tenant at least
thirty (30) days noticg/of any change in the parking rates at he Garage and the giving of such
notice shall be deemfd an amendment to this Agreement and Tenant shall there after pay the
adjusted rent. All fayments of tent for parking spaces shall be made (i) at the same time as
Basic Month.ly nt is due under the Lease and (ji) to Landlord or to such persons (for
example but wifout limitation, the manager of the Garage) as Landlord may direct form

time to time. /In addition, Tenant shall have the right to have up to 6 additional spaces (if available at the time)
which shall be paid for by Tenant at the

3. LOST PARKING CARDS: . There will be a replacement charge payable by Tenant
equal to the amount posted from time to time by Landlord for loss of any magnetic parking
card or parking sticker issued by Landlord.

4, VALIDATION: Tenant may validate visitor parking, by such method or methods
as Landlord or the Garage operator may approve, at the validation rate from time to time
generally applicable to visitor parking. Landlord expressly reserves the right to redesignate
parking areas and to modify the parking structure for other uses or to any extent.

5. PARKING STICKFRS AND CARDS: Parking stickers or any other device or form of
identification supplied by Landlord shall remain the property of Landlord and shal] not be
transferable,

é. DAMAGE TO OR CONDEMNATION OF GARAGE: If Landlerd fails or is unable to
provide any parking space to Tenant in the Garage because of damage or condemnation,
such failure or inability shall never be deemed to be a defauit by Landlord as to permit
Tenant to terminate the Lease, either in whole or in part, but Tenant's obligation to pay rent
for such parking space and such abatement shall constitute full settlement of all claims that
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Tenant might othe' "¢ have against Landlord by reason of such.  1re or inability to
provide Tenant witn such parking space.

RULES AND REGULATIONS: A condition of any parking shall be compliance by
the Parker with Garage rules and regulations, including any sticker or other identification
systern established by Landlord. Garage managers or attendants are not authorized to make
or allow any exceptions to these Rules and Regulations. The following Rules and
Regulations are in effect until notics is given to Tenant of any change. Landlord reserves the
right to modify and/ or adopt such other reasonable and generally applicable rules and
regulations for the Garage as it deems necessary for the operation of the Garage.

(a) CARS MUST BE PARKED ENTIRELY WITI-HI\I THEETALL LINES
PAINTED ON THE FLOCR.

(o)  ALL DIRECTIONAL SIGNS AND ARROWS MUST BE OBSERVED.
()  THE SPEED LIMIT SHALL BE FIVE (5) MILES PER HOUR.

(d) PARKING IS PROHIBITED IN AREAS NOT STRIPED FOR PARKING,
AISLES, AREAS WHERE " NO PARKING" SIGNS ARE POSTED, IN CROSS
HATCHED AREAS AND IN SUCH OTHER AREAS AS MAY BE
DESIGINATED BY LANDLORD OR LANDLORD'S (8) INCLUDING, BUT
NOT LIMITED
TO, AREAS DESIGNATED AS "VISITOR PARKING"” OR RESERVED
SPACES NOT RENTED UNDER THIS AGREEMENT. :

{e) EVERY PARKER IS REQUIRED TO PARK AND LOCK HIS OWN CAR.
ALL RESPONSIBILITY FOR DAMAGE TO CARS OR PERSONS OR LOSS
OF PERSONAL POSSESSIONS IS ASSUMED BY THE PARKER.

83 SPACES WHICH ARE DESIGNATED FOR SMALL, INTERMEDIATE OR
FULL-SIZED CARS SHALL BE USED SC. NO INTERMEDIATE OR FULL
SIZE CARS SEALL BE PARKED IN PARKING SPACES LIMITED TO
COMPACT CARS.

DEFAULT UNDER PARKING AGREEMENT: Failure to promptly pay the rent
required hereunder shall constitute a default under the Lease and Landlord amy, at
its option and in addition to all ather remedies provided for in the Lease, terminate
Tenant's rights to use the Parking Garage. Landlord may refuse to permit any

- person who violates the rules to park in the Garage and any violation of the rules
shall subject the car to removal at the car owner's expense. No such refusal or
removal shall create any liability on Landlord or be deemed to interfere with
Tenant's right to quiet possession of the Premises.
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Exhibit “G”

Hickman Companies

SMOKING POLICY

It is the policy of this company to provide a healthful, comfortable and productive work
environment for Camp Bowie Center. The U.S. Surgeon General, in his 1985 repor, THE
HEALTH EFFECTS OF NVOLU\TTA.RY SMOKING concluded that:

The simple separation of smokers and nonsmokers, within the same air space, may
reduce the exposure of nonsmokers to environmental tobacco smoke.

In light of these findings, and the City of Fort Worth Ordinance#10315, Camp Bowie
Center located at 6777, camp Bowie will implement the folfowing SMOKING POLICY,
effective September 1,1993.

NO SMOKING EXECPT IN DESIGNATED AREAS will be posted at all entrances to
the building.

Designated Smoking Areas are as fellows:
(1) Qutside on the south end of the building
(2) In the southeast corner of the parking garage
There will be no smoking permitted in the building.
The success of this policy will depend upon the thou,:,htﬁllness consideration and
cooperation of smokers and nonsmokers. All Lessees share in the responsibility of

adhering to and enforcing the policy.
Any problems should be brought to the attention of Trey Kostohryz
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