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ADDENDUM “B”
To Lease Agreement dated January 17, 1997

8/6/2009

Lessee: Oney Bayside, LLC. D/B/A Papa Joha's Pizza
Lessor: Rite On Land Trust

Leased Premises: Approx. 1,250 square feet

Address: 18350 US Highway 19 N,, Clearwater, FL 33764

Oncy Bayside LLC, /B/A fapo Joh's Pizza purchased the Papa Joha’s Pizzz store locared in the leased
prewises from PCF Development Corporation, effestive Seprember 26, 2005,

The leased premises is located in the north end cop of the building and the address is 16378 US Highway
19 North, Clearwater, FL 33764. (The original lease agreement states that the leased premices® sddress is
18350 US Hwy 19 Noxth, Clearwater, FL 3462¢.) ’

Effactive October 1, 2009, the lease shall be resewed for 2 (5) five yesr period. In the first lepse year the
base reat shull be $1,913.00 per wonth and shall incrense annually at a rate of thres percent (3%).

Tenantsba}!have,sobngu&etmeishgpodmdcmmtmdingnndmmmlbmbmpﬁdonaﬁme?y
besis, he right and option to renew this Lease for oue (1) term of five (5) years to commence immediarely upon
the expiration of the criginal tenm hereof upon the same terms and conditions as set forth herein.

Upon execution of thi¢ uddendum by both paries, the Leesoo’s security doposic will be credied ward the next
amount of rental payments due, - ‘
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possible io their oniginal condition, aad &l rent and Slier Chiarges sna
damaged arca until the repairs arc completed.

3.2 MINORDAMAGE. Ifthe Premiscs or the Building is damaged by Gre or other
casualty such that Leasce is not dispossessed of its use and occupancy thercof and such damage can
rcasonably repaircd or restored within 90 days, then Lessor shall promptly rcpair such damaged area.

9. INSURANCE,

9.1 CASUALTY INSURANCE  Lecssor shall maintain a policy of Gre and extended
coverage insurance on the Building in an amount not less than its replacement cost. Lessee and Lessor shall
cach maintain property damage and public liability insurance policics. Lessce shall insurc against loss or
damage by firc or other casualty to the personal property, inventory, furnishings, equipment or
improvements by Lessee which Lessce may have located in or instalicd on the Premiscs. All policics of
liability and property damage insurance to be maintained by Lessor and Lessce shall include limits of not less

568,860 for damage (o property and $1,000,000 for injury or death to any person or persons. _,)., \//.' : 73/
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9.2 LESSFE'S INDEMNITY, Lessce shall be responsible for and shall indemnify

Lessor and hold it harmless from, any and all lisbility for loss, damage or injury to person or property
caused by the ncgligence of Lessce, its agents or employces. Lessce’s obligation to indemnify Lessor
hereunder shall include the duty to pay any judgments or scttlements, and all rcasonable costs, fecs and
expenscs, including reasonable attomeys' fecs, incurred in conacction therewith.

9.3 LESSOR'S INDEMNITY. Lessor shall be responsible for and shail indemnify
Lessee and hold it harmicss from, any and all liability for loss, damage or injury to person or property caused
by the act or negligence of Lessor o its agents or employces. Lessor's cbligation to indemnify Lessce
hereunder shall include the duty to pay any judgments or scttiements, and all reasonable costs, foes and
expenses, including reasonable attorneys' fecs, incurred in conncction therewith, =¥

9.4 SETTLEMENTS; ADMISSIONS, Neither party may admit liability or agree to R
any settlement of any claim for which such party has or may claim a right of indemnification unless such
party first cbtains the wrilten conscat of the party against whom indemnification has l;:cgn or may be sought.

9.5 WAIYER of SUBROGATION. Lessor and Lessce shall each request from their
respective insurers under all policics of firc and other casualty insurance maintained by cither of them at any
time during the term hercof insuring or covering the Premiscs or the Building or any portion thereof or
persons, property or operations therein, a waiver of all rights of subrogation which the insurer of onc party
might have againat tho other party.

10. TAXES Lessor shall pay all taxcs, asscssmeants, fees or chasges assessed or imposed upon
the rents and charges payable hereunder or with respect to the land and buildings constiluting tho Building.
Lessce shall be responsible for the payment of any taxcs, asscssments, fecs or charges imposed upon

Lessec's personal property located within the Premiscs or upon Legsec's busincss operations in the
Premiscs.

11. EXEMTITION OF LESSOR FROM LIABILITY, Lessce hercby agrees that Lessor
and Lessor’s agent shall not be liable for injury to Lenants business or and loss of income therefrom or for .
damage Lo the goods, wares, merehandisc or other propesty of Lessee, Lessee's employees, invitces
customers, or any other person in or about the Proporty; provided, however, this waiver shall not apply to
damages caused by or resulting from Lessos’s willful or ncgligent acts or omissions, and nothing hercin shall
be construed to relicve lessor of any liability for its willful or ncgligent acts or omissions.



12. Ammmnnﬂmm This Lease may not be assigned, of the Premises
sublct, without the prior writtca canscnt of the Lessor, which consent shall not be unrcasonably withheld or
dclayed. Lessor’s consent to any particular casignment or subletting shall not be deemed as consent to any
subscquent or different assignment or subletting, Notwthstanding the foregoing, (i) Lessce may, without
first obtaining Lessor's consent, assign all rights and obligations hereunder to a pasent, affiliate or subsidiary
of Lessce, and (ii) a merger, consolidation, share cxchange or stock saie tnvolving Lessce shall not be
deemed an assignment of this Leasc; provided, that any such successor or assignee of Lessce shall, upon
Lessor's request, agree in writing that it is bourd by ail of the obligations of Lessce under this Lease.

13. SUBORDINATION, Lessor shail have the right to subordinate this Leasc to any future
ground lcasc or any mortgage hereafier placed upon the Building or the Property; provided, however, that
said subordination is conditioncd upon the ground lessor or mortgagee entering into a non-disturbance and
attorment agreement with Lessce so that Lessee's quict enjoyment and occupancy of the Premiscs will not
be disturbed as Jong as Lessce is not in default under the Leasc. Lessec shall, within 30 days of Lessor’s
written requeat, cxecute and deliver to Leasor such reasonable instruments a3 may be neccasary to confirm
the subordination of this Lease. Any salc of the rcal estate upan which the Premiscs are situated shall be
subjoct to Lessee’s interest, and Lessor shall provide Lessce with a written document acknowlcdging that
the purchascr’s interest will be subject to this Leasc.

14, DEFAULTS and REMEDIES

14.1 DEPAULTS by LESSEE  If Lessce shall fail to pay any installment of rent
within ten (10) days after written notice thereof from Lessor, or fail to perform any of its other obligations
under the terms, conditions and covenants of this Leasc for 2 pesiod of thirty (30) days after written notice
thereof from Lessor, unless such default can not reasonably be cured within such 30 days then withina =&
reasonable period of ime provided Lessce is diligently pursuing the cure thereof, then Lessce shall be in
default and breach of the Lease. Upon the occurrence of any cvent of default as sct forth above, Lessor
may, after written notice 1o Lessce, cither (T) recater the Promiscs and cure any default of Lessee ; or (ii)
terminate this Lease as of the date of such notice. Lessce shall reimburse Lessor for any reasonable and
nocessary costs and expenscs incurred by the Lessor in curing a default. Lessor agrees that in the event it
exerciscs its remedy to terminate this Lease, Lessor will use its best cforts to lcaso the Premises to a third
party on commercially reasonable terms for the account of the Lessce. Lessce shall be liable to Lessor for
(A) any amount by which the rent provided for herein for the uncxpired portion of the then current term of
this Leasc shall exceed the sent received from such scletting, plus (B) all rcasonablic and necessary costs and
expenscs incurred in reletting (i.c., realtor commissions, leaschold impro ts, ctc.). If Lessor lawfully
dlects to terminate this Lease, Lessce shall promptly thereafter survender the Premiscs to Lessor. 1f Lessec
shall not immediately surrendcr the Premiscs, Lessor may recater the Premiscs by lawful means and
dispossess Lessec or any other occupants of the Premiscs and remove their cffects.

14.2 DEPAULTS by LESSQR.  If Lessor shall fail to pay any costs or cxpenscs
provided for in this Leasc within the (10) days afier written notice thereof from Lessee, or breach or fait to
perform any of its other obligations under the terms, conditions and covenants of the Lease for a period of
thirty (30) days aftes written natice thereof from Lessec, unless such default can not reasonably be cured
within such 30 days then within a reasonable period of time provided Lessor is diligently pursuing the cure
thereof, then Lessor shall be in default and breach of the Leasc. Upon the occurrence of any cvent of default
as set forth above, Lessec may, after written notice to Lessor, cither (T) curc any default of Lessor; or (ii)
terminate the Lease as of the date of such notice. Lessor shall reimburse Lessce for any reasonable and
nocessary costs and oxpenses incurred by Lessce incurring such default. In tho cvent Lessee exerciscs its

romedy to terminate this Lease, Lessor shall be liable to Lessee for all costs and damages incurred by Lessee
as a result of Lessor’s breach.



143 NON-WAIYER of DEFAULTS The failurc or delay by cither pasty to insist
upon the strict performance by the other of any of the tenns, conditions or covenants of this Leasc, or to
exercise any fight or remedy consequent upon a breach thereof, shail not be canstrued to be a waiver nor
affcet the right of cither party to thereafter enfarce cach and every such provision or right. The waiver of
any default and breach of this Lease shall not be held to be 3 waiver of any other default and breach.

15. WARRANTIES and REPRESENTATIONS by LESSQRL  Lessor warrants and
represents to Lessec that:

(D) the Premiscs arc properly zoned and improved for the purposes stated in this Leasc;

(i) Lessor has not catered into any verbal or writicn agreement with any other party that
would restrict Lessee’s use of the Premises and to Lessor's knowledge, these arc no agreements or
restrictions affecting the Premises which would restrict Lessee's use of the Premiscs;

(iii) Lessor holds title to the Building and the Property and has the nght and authonty to
enter into this Leasc and agrees to provide evidence thereof to Lessce upon request; and

(iv) thereis no asbestos in the Building, and Lessor has not stored or located any
hazardeus waste or hazardous substance (as such terms arc defined in any fedcral law or regulation) on or
about the Property, and to Lessor's knowledge, no third party has stored or located any hazardous waste or
hazardous substance (as such terms are defined in any federal law or regulation) on or about the Property.

16. DROKERAGE COMMISSIONS, Lessor shall pay, and shall defend, indemnify and hold
Lecssce harmiess against any and all claims of or liability for any brokcrage commissions or finder's fees .
related in any way to this Lease -

17. ACCESS to the PREMISES, Lessor, its employces, and agents, shall have the right to
cater the Premises at all reasonable times for the purpose of making repairs to the Premiges or to the
Building as required under Scction 7. L

13. SURBENDER of PREMISES Upon the expiration or carlier termination of this Leasc,
Lessce shall have the right to remove its personal property, equipment, signs and trade fxtures and shall
promptly rcpair any damage caused by such removal. Any personal property, equipment, signs or trade
fixturcs not removed within Gve (5) days following the expiration or termination of the Lease may be
removed and disposed of by Lessor without incurring any liability to Lessce.

19. EMINENT DOMAIN  Ifall or a substantial part of the Premiscs, Building or Property is
taken by right of cminent domain so as to render the Premiscs unsuitable for Lessec's business in Lessee's
reasonablc judgment, Lessce shall give Lessor notice thereof and this Lease shall terminate as of the date of
the taking. Lessor shall be entitled to all compensation awarded for the taking of the leaschold and Lessce
shall be entitled to such compenaation 23 may be awarded on account of Lessee's moving and relocatien
expenses and deprecladon to and removal of Lessee's trade fixturces and personal property.

20. NOTICES Any notico required or permitted to bo given under this Leaso shall be deemed
to have been given or served only when made in writing and (i) delivered in person or (if) mailed by
registered or certificd mail, postage prepaid, return ceccipt requested, to the party who is to reccive such



notice at the address specified in Item G of the Basic Lease Provisions. When so mailed, the notice shall be
dcemed 1o have been givea as of the date it was mailed. The addresses for rotices and payments may be
changed by written notice given to the other panty.

zl' 0 0 D 0

21.1 CONSENTS Lessor or Lessee shall not unrcasonably delay or withhold granting
tts conscnt or approval to any action for which such consent or approval is required under this Lease.,

21.3 GOING DARK,  The Lessce shall during the full term of the Lease and for any
Rencwal Term maintain an operating busincs in the property. Said business shall be open to customers at
Teast six (6) days cach weck between the hours of 11:00 AM. and 6:.00 P.M. Lesse will be allowed to
operate in accordance with the required hours of operation dictated by its most current Franchisc
Agrecment. Lessce may from timc to time suspead operations for remodeling or other nccessary changes of
improvements to its store.

21.4 SUCCESSORS and ASSIGNS  This Lease shall be binding upon and inure to
the benehit of the successors and assigns of the partics.

21.5 QUIET ENJOYMENT, So long as Lessee is not in default beyond any cure
period hereunder, Lessce shall peaceably and quictly held and enjoy the Premiscs for the term hercby
demised and all extensions and renewals thereof without hindrance or interruption by Lessor or any other
person or persens claiming by, through, under or supcrior to Lessor.

21.6 FORCE MAJIEURE Neither Lessor nor Lessce shall be liable to the other for
any breach or violation of this Lease resulting from any occurrence or cvent, including (without limitation)
any Act of Gad, strikes, lockouts, property damage or other casualty or eccurrence beyond the reasonable
control of a party hereto.

-
217 BUY-OUT.  Any time after the first Twelve (12) months of the Initial Term,
Lessce may terminate this Lease and all of its obligations hereunder by giving sixty (60) days prior wrillen
notice thereof to Lessor and submitting therewith a lump-sum payment cqual to four (4) months of Basc
Monthly Rental,

..,’

21.8 WWMW This Lease,
including the Exhibits (Exhibit A the Addendum (o lcase from Papa Johns Franchise Agreement and Exhibit
B - Signage) , constitutes the entirc agrecment between the partics. It supersedes all previous
understandings and agreoments botween tho parties, and no cral or implied representation or understandings
shall vary its terms. 1t may not be amended except by a written instrument exceuted by both partics. The
topical headings in this Lease arc inscrted only as a matter of convenicnce and reference, and do rot affect,
define, limit or describe the scope or intent of this Leasc.

21.9 ENYIRONMENTAL SURYEYS Lessor represents and warrants to Lessee
that Lessor has not conducted or performed, or caused (o be conducted or performed, any Phase I or Phase
I cavironmental audit on the Property or any other survey o test to determine if there is any hazardous or
toxic substances under, about or on the Property except as disclosed in writing to Lessee.

22, RADON GAS DISCLOSURE,  The following language is required by law in any
cantract involving the sale or Jease of any building within the Statc of Florida:

“RADON (JAS: Radon is a natrally occurring radioactive gas that, when it has
accumulated in a building in sufficicnt quantitics, may prescat health risks to persons



who arc cxposed to it over time. Levels of radon that exceed federal and state guidclines
have been found  in buildings in Florida. Additional tnformation regarding radon and
radon testing may be abtained fram your county public bealth uni.”

3. ENYIRONMENTAL COMPLIANCE,

@). Lessce shall not use, gencrate, manufacture, produce, stose, relcase, discharge or
dispasc of on, under or about the Property, or transport to or {rom tic Property, any Hazardous Substance
(as defincd below), or allow any other person or entity to do so. Lessee shall kecp and maintain the
Property in compliance with, and shall not causc or permit the Property to be in violation of, any
Environmental Laws (a3 defined below).

(i) Lessce shall give prompt notice to Lessor of (i) any proceeding or inquiry by any
governmental authority (including without limitation the Florida Enviranmental Protection Agency or
Florida Department of Health and Rchabilitative Services) with respect (o the presence of any Hazardous
Substance on the Propesty or the migration thereof from or to other property; (ii) all claims made or
threatened by any hird party against Lessce, Lessor or the Property relating to any loss or injury resulting
from any Hazardous Substance; and (iii) Lessee’s discovery of any occurrence or condition on any real
property adjoining or in the vicinity of the Property that could causc the Property or any part thereof to be
subject to any restrictions on the ownership, occupancy, transferability or usc of the Property under any
Environmental Law of any regulation adopted in accordance therewith.

(i) Lessce shall protect, indemnify and hold harmless Lessor, its directors, officers,
employcces, agents, successora and assigns from and against any and all loss, damage, cost, cxpense or
liability (including attorncys® fees and costs) directly or indireetly arising out of or attributable to use,
generation, manufacture, production, storage, relcase, threatened release, discharge, disposal, transport or
prescnce of a Hazardous Substance on, uader, abeut, to or from the Property, including without limitation
all foresceable consequential damages and the costs of any necessary repair, cleanup or detoxification of the |
Propesty, in any way arising from the acts of Lessce. -4

Gv) “Environmental Laws” shall mean any federal, state or local law, statute,
ordinance or segulation pertaining to health, industrial hygiene, or the environmental conditions on, undcr or
about the Property, including without limitation the Comprchensive Environmental Regponse Compensation
and Liability Act of 1980, as amended from time to time (*CERCLA™), 42 U.S.C. Seclions 9601 ct scq, and
the Resource Conscrvation and Recovery Act of 1976, as amended (rom time to time ("RCRA™), 42 U.S.C.
Sections 6901 ¢t scq. The term “Hazardous Substance” shall include without limitation: (i) those
substances included within the definition of “hazardous substances,” “hazardous materials,” “toxic
substances,” or “solid waste”™ in CERCLA, RCRA and the Hazardous Matcrials Transportation Act 49
U.S.C. Scctions 1801 ct scq. and in the regulations promulgated pursuant to said laws; (ii) those substances
defined as “hazardous wastes” in any Florida Statute and in the regulation promulgated pursuant to any
Florida Statc; (jii) thosc substanccs listed in the Unitcd States Department of Transportation Table (49 CFR
172.101 and amendments thercta) or by the Environmental Protection Agency {or any successor agency) as
hazardous substances (40 CFR Part 302 and amendments thereto); (iv) such other substances, matcrials and
wastes which arc or become regulated under applicable local, state or federal law or which are classificd as
hazardous or toxic under federal, state or local laws or segulations; and (v) any material, waste or substance
which is (1) pctroleum, (2) asbestos, (3) polychlorinated biphenyls, (4) designated as a “hazardous
substanco™ pursuant to Soction 311 of tho Cloan Water Act, 33 U.S.C, Scctions 1251 ct soq., or listed
pursuant to Section 307 of the Clcan Water Act (5) flammablc cxplosive, or (6) radicactive materials.

v) Lessor shall have the right to inspect the Property and audit Lessee's operations
thereon to ascertain Lessee's compliance with the provisions of this Lease at any reasonable time, and
Lessce shall provide periedic certifications to Lessor, upon request, that Lessce is in compliance with the
cavironmental restrictions contained herein, Lessor shall have the right, but not the obligation, to cater upon



the Property and perform any obligation of Lessce hercunder of which Lesscc 15 in default, including without
limitation any remcdiation recessary due to environmental impact of Lessce's operations on the Property,
without waiving or reducing Lessce’s liability for Lessce’s default hercunder.

(vi) All of the terms and provisions of this Section 23 shall survive cxpiration or
termination of this Lease for any reason whatscever.

24, NO WAIVER. No reentry or taking posscssion of the Property by Lessor shall be
construcd as an clection on its part to terminate this Icasc, accept a surrender of the Property o relcase
Lessce from any obligations hercundcr, unless a written notice of such inteation be given to Lessce.
Notwithstanding any such relctting or reentry or taking possession, Lessor may at any time thereafter clect
to terminate this Leasc for a previous default. Pursuit of any of the forcgoing remedics shall not preclude
pursuit of any of the other remedics hercin provided or any other remedics provided by 1aw: nor shall PHrsuil
of any remedy hercin provided constitute a forfciturc or waiver of any rent duc to Lessor hereunder or of
any damages accruing to Lessce by reason of the violation of any of the teems, provisions and covenants
herein contained. Lessor’s acceptance of rent or additional rent following any event of default hereunder
shall not be construcd as Lessor’s waiver of such cvent of default. No waiver by Lessor of any violation or
breach of any of the terms, provisions, and covenants herein contained shall be deemed or construed to
constitute 3 waiver of any other or subsequent violation or breach of any of the terms, provisions, and
covenants herein contained. Forbearance by Lessor to enforee onc or morc of the remedies hercin provided
upon an event of default shall not be deemed or construcd to constitute a waiver of any other or subsequent
violation or default. The loss or damage that Lessor may suffer by reason of termination of the Lease or the
deficicacy from any reletling as provided for above shall include the expensc of repossession and any rcpairs
or remodcling undcertaken by Lessor following posscssion. Lessor's consent to or approval of any act shall
not be deemed to sender unnecessary the obtaining of Lessor's consent to or approval of any subsequent act
by Lessce. The delivery. of keys to any employce or agent of Lessor shall not operate as a termination hereof
or a surreader of the Property. Nothing hercin, however, shall in any way limit or restrict Lessce’s right to
excreisc the ‘Buy-Out Provision’ contained in the Lease, and upon such excrcise and payment of amounts#
described therein, the Lessee shall have no further obligations or liabilitics under this Lease.”

241 LATFE CIIARGES, Lessce hereby acknowledges that late payment by
Lessee 1o Lessor of rent and other sums duc hereunder will cause Lessor to incur costs not contemplated by
this Leasc, the exact amount of which will be extremely difficult to ascertain, Such c_ésf.’f. include, but arc not
limited to, processing and accountng charges, and late charges which may be imposed on Lessor by the
terms of any mortgage or trust decd covering the Property. Accordingly, if any installment of rent or any
other sum duc from Lessce shall net be received by Lessor or Lessee designee within ten (10) days afer
such amount shall be due, then, without any requirement for notice Lo Lessce, Lessce shall pay to Lessor a
late charge cqual to five percent (5%) of such overduc amount. The partics hereby agree that such late
charge represents a fair and reasonable estimate of the costs. Lessor will incur by reason of late payment by
Lessee. Acceptance of such late charge by Lessor shall in no event constitute a waiver of Lessce's default
with respect to such overdue amount, nor prevent Lessor fram excreising any of the other rights and
semedies granted hercunder. In the event that 3 late charge is payable hereunder, whether o not collected,
for three (3) consccutive installments of rent, then rent shall automatically become due and payable quarterly
in advance, rather than monthly, notwithstanding any other provision hercof'to the contrary. The partics
agree that the payment of fate charges and the payment of intercst as provided elsewherc hercin are distinet
and scparate from onc another in that the payment of interest is to compensate Lessor for the use of Lessor’s
monay by Lesses and the paymont of fate charges is to compensate Lessor for administrative and other
expenses incurred by Lessor,

25. b =D Exccpt as expressly herein
provided, any amount duc to Lessor not paid when duc shall bear interest at twelve percent (1234) from the
datc duc. Payment of such intercst shall not excusc or curc any default by Lessec under this Lease,



provided, however, that interest shall zet be payable on late charges incurred by Lossce. Notwathslanding
any other temm or provision hereaf, in o eveat shall the total of all amounts paid hereunder by Lessee and
deemed to be interest cxceed the amount pesmatted by applicable usury laws, aad in the cvent of payment by
Lesscc of interest in cxcess of such pesmitted amount, the excess shall be applicd towasds damages incurred
by Lessor or retumed to Leasec, at Lessor’s option.

I WITNESS WIEREQF, the partics hereto have exccuted this Lease in two original copies as of the day

and year first written above,

Witnesses:

Prigt Name:
€.

A E YTeeseY
Print Name:

Vit Name: p A1 i¢ b LOREER AL

Bm\’ 2l "\ ';,\-.‘ [ FS ]
Prict Nmbc.\ ee 19N \':_._\_, Cuny

Rt fad
LESSOR: ot

mmﬂ Trust

By Dty Hlantis
Its: W

LESSEEL:

By-@/\ : Lz Q.
Rawoms Aralueii T
s Exee, \Jice Dl |
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EXHIBIT B

SIGNAGE

Drawings of the signs and/or awmngs to be installed by Lessec arc attached hereto.
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JAN-13-97 HON 12:07 BELL. DAVIS & PITT FAY NO. 9107226568

P.03
PAPA JOBN'S
FRANCHISE AGREEMENT
EXHIBIT A
ADDENDUM TQ LEASE

THIS ADDENDUM TO LEASE, dated - awzuy 3 19 ‘], is entered into
by and between it od Lan 8 Ti 2T (“Lessor™), and _vii¥ [, o
[ " LTt (“L&See").

RECITALS:

A. The parties hereto have entered into 2 certain Lease Agreement, dated

Tonemen 1, 19 52, and pertaining to the premises located at 5 B¢ s phe i if el
(“onoils_Too is  (the “Leasc”). '

Tetiad ™

B. Lessor acknowledges that Lesses intends to operate a Papa John’s Pizza
outlet in the leased premises (the “Premiscs™) under a Papa John’s Franchise Agreement
(the “Franchise Agreement™) with Papa John's International, Inc. (“PIT").

C. The parties now desire to amend the Lease in accordance with the terms
and conditions contained herein.

AGREEMENT: =7
NOW, THEREFORE, it is hercby mutually covenanted and agreed between
Lessor and Lessee as follows:

1. Remodeling and Decor, Lessor agrees that Lessee shall have the right to
remodel, equip, paint and decorate the intedior of the premises and to display such
proprietary marks and signs on the interior and exerior of the premises as Lessee is
reasonably required to do pursuant to the Franchise Agreement and any successor

Franchise Agreement under which Lessee may operate a Papa John's Pizza business in the
Premises.

2, Assignment. Lessee shall have the right to assign all of its right, title and
interest in the Lease to PJI at any time during the term of the Lease, including any
extensions or renewals thereof, without first obtaining Lessor’s consent. However, no
assignment shall be effective until such time as PJL gives Lessor written notice of its
acceptance of such assignment, and nothing contained herein or in any other document

36



JAN-13-97 KON 12:08 BELL, DAVIS & PITT FAS NO. 8107226558 P.Q

shall constitute PJI 2 party 1o the Leasc, or guarantor thereof, and shall not create any
tiability or obligation on PJ] unless and until the Lease is assigned to, and accepted by, PJT.

3. Default and Notice.

(3) Inthceventthereisa default or violation by Lessee under the terms
of the Lease, Lessor shall give Lessee and PJI notice of such default or violation within a
reasonable time afier Lessor receives knowledge of its occurrence.

(b)  All notices to PJT shall bc sent by registered or certified mail,
postage prepaid, to the following address:

Papa John's International, Inc.
11492 Biuegrass Parloway, Suite 175
Louisville, Kentucky 40299-2334
Aun: General Counsel

PJ1 may change its address for receiving notices by giving Lessor written notice of such
new address. Lessor agrecs that it will notify both Lessee and PJI of any change in
Lessor’s mailing address to which notices should be sent.

4. Termination or Expiration. Upon the expiration or termination of aither
the Lease or the Franchise Agreement, Lessor will allow PJ1 to enter the Premises,
without being guilty of trespass and without incurring any liability 1o Lessor, to remove alt
signs and other items identifying the Premises as a Papa John’s Pizza outlet and to make
such other modifications as are reasonably necessary to protect PII's proprictary marks
and the Papa John's system, and to distinguish the Preinises fmm.’_?‘épa John's Pizza
outlets. Provided, however, that this obligation of Lessor shall be conditioned upon PII
giving Lessor prior notice of the modifications to be made and the items removed.

5. Consideration: No Liability

(@)  Lessor hereby acknowledges that the provisions of this Addendum
to Lease are required pursuant to the Franchisc Agreement under which Lessee plans to
operate its business and that Lessee would not lease the Premises without this Addendum,

(b) Lessor further acknowledges that Lessee is not an agent or
employee of PJI and that Lessee has no authority or power to act for, or to create any
liability on behalf of, or to in any way bind PJI, and that Lessor has entered into this
Addendum to Lease with full understanding that it creates no duties, obligations or
liabilities on or against PJI.
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G. Amendments.

FAK MO, $1072265%8 P. 01/05

No amendment or variation of tiis Addendum to Lease

shall be valid unless made in writing and signed by the parties hereto.

7.

Reaffirmation of Lease. Except as amended or modified herein, all of the

terms, conditions and covenants of the Lease shall remain in full force and effect and are
incorporated hercin by refcrence and made a part hereof as though copied herein in fisll.

IN TESTIMONY WHEREOF, wilness the signature of the parties hereto as of

the day, month, and yeac fisst writtcn zbove.

PCE Gidd

R 17E O CARVD TRUST
D, larei,

By:

Title:” 7 A¢eader 4
(“Lessor”)

R :-\".‘-. oy 4 '{;.'

v - ‘D

By~ - A

Tile, S o o TS i
(“Lessee™)
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