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Continuation page for additional Sheet
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COMMERCIAL PLEDGE AGREEMENT

. ) se pplicability of this document to any particular loan or item.
Any item above containing ****" has been omitted due to text length limitations.

References in the boxes above are for Lender's use only and do not limit the a

Borrower:  Lee Bros. Foodservices, Inc.; LONN, Inc.; Golden Lender: East West Bank
Houston Investments, inc. ; Golden Phoenix Loan Servicing Department
Investments, LLC ; and Lee's Sandwiches 9300 Flair Drive, 6th Floor
international, Inc. El Monte, CA 91731

660 East Gish Road
San Jose, CA 95112

Grantor: Lee’s Sandwiches Intemational, Inc.
660 East Gish Road
San Jose, CA 95112

THIS COMMERCIAL PLEDGE AGREEMENT dated January 1, 2010, is made and executed among Lee’s Sandwiches International, inc.
("Grantor™); Lee Bros. Foodservices, Inc.; LQNN, Inc.; Golden Houston Investments, inc. ; Golden Phoenix Investments, LLC ; and Lee's
Sandwiches international, Inc. ("Borrower"); and East West Bank ("Lender”).

GRANT OF SECURITY INTEREST. For valuable consideration, Grantor grants to Lender a security interest in the Collateral to secure the
Indebtedness and agrees that Lender shall have the rights stated in this Agreement with respect to the Collateral, in addition to all other rights
which Lender may have by law.

COLLATERAL DESCRIPTION. The word “Collateral” as used in this Agreement means Grantor's present and future rights, title and interest in
and to the following described investment property, together with any and all present and future additions thereto, substitutions therefor, and
replacements thereof, and further together with all Income and Proceeds as described herein: .

All Trademarks including but not Emited to United States Registration #300451} with a filing date of 10/4/2005 and Serial #78532419
with a filing date of 12/14/2004. .

All Trademarks including but not fimited to United States Registration #3106012 with a filing date of 06/20/2006 and Serial #78463802
with a filing date of 08/06/2004.

Ali Trademarks including but not kimited to United States Registration #3116071 with a filing date of 07/18/2006 and Serial #78463762
with a filing date of 08/06/2004.

All Trademarks including but not fimited to United States Registration #3097415 with a filing date of 05/30/2006 and Serial #78463738
with a filing date of 08/06/2004.

All Trademarks including but not limited to United States Registration #2816754 with a filing date of 02/24/2004 and Serial #76504985 ,
with a filing date of 03/31/2003

CROSS-COLLATERALIZATION. in addition to the Note, this Agreement secures all obligations, debts and liabilities, plus interest thereon, of
either Grantor or Borrower to Lender, or any one or more of them, as well as all claims by Lender against Borrower and Grantor or any one or
moare of them, whether now existing or hereafter arising, whether related or unrelated to the purpose of the Nole, whether voluntary or
otherwise, whether due or not due, direct or indirect, determined or undetermined, absolute or contingent, liquidated or unliquidated, whether
Borrower or Grantor may be liable individually or jointly with others, whether obligated as guarantor, surety, accommodation party or otherwise,
and whether recovery upon such amounts may be or hereafter may become barred by any statute of limitations, and whether the obligation to
repay such amounts may be or hereafter may become otherwise unenforceable.

BORROWER'S WAIVERS AND RESPONSIBILITIES. Except as otherwise required under this Agreement or by applicable law, (A) Borrower
agrees that Lender need not tell Barrower about any action or inaction Lender takes in connection with this Agreement; (B) Borrower assumes
the responsibility for being and keeping informed about the Collateral; and {C) Borrower waives any defenses that may arise because of any
action or inaction of Lender, including without limitation any failure of Lender to realize upon the Collateral or any delay by Lender in realizing
upon the Coliateral; and Borrower agrees to remain liable under the Note no matier what action Lender takes or fails to take under this
Agreement.

GRANTOR'S REPRESENTATIONS AND WARRANTIES. Grantor warrants that: (A} this Agreement is executed at Borrower's request and not
at the request of Lender; (B) Grantor has the full right, power and authority to enter into this Agreement and to pledge the Collateral to Lender;
{C) Grantor has established adequate means of obtaining from Borrower on a continuing basis information about Borrower's financial condition;
and (D) Lender has made no representation to Grantor about Borrower or Borrower's creditworthiness.

GRANTOR'S WAIVERS. Except as prohibited by applicable law, Grantor waives any right to require Lender to {A) make any presentment,
protest, demand, or notice of any kind, including notice of change of any terms of repayment of the Indebtedness, defauit by Borrower or any
other guarantor or surety, any action of nonaction taken by Bomower, Lender, or any other guarantor or surety of Borrower, or the creation of
new or additiona! Indebtedness; (B) proceed against any person, including Borrower, before proceeding against Grantor; (C) proceed against
any collateral for the Indebtedness, including Borrower's collateral, before proceeding against Grantor; (D) apply any payments or proceeds
received against the Indebtedness in any order; (E}) give notice of the terms, time, and place of any sale of any collateral pursuant to the
Uniform Commercial Code or any other law governing such sale; (F) disclose any information about the indebtedness, the Borrower, any
collateral, or any other guarantor or surety, or about any action or nonaction of Lender; or (G) pursue any remedy or course of action in
Lender's power whatsoever.

Grantor also waives any and all rights or defenses arising by reason of {A) any disability or ott]er defense of Borrower, any other guarantor or
surety or any other person; (B) the cessation from any cause whatsoever, other than payment in ful[, of the indebtedness; (C) the application
of proceeds of the Indebtedness by Borrower for purposes other than the purposes u_nderstood anq intended by Grantor and Lender; (D) any
act of omission or commission by Lender which directly or indirectly results in or ?ontnbutes to the dls«;harge of Bokn'ower or any o}hey gua-_rantor
or surety, or the Indebtedness, or the loss or release of any collateral by operal:on of !aw_ or otherwise; (E) any statute of limitations in any
action under this Agreement or on the Indebtedness; or (F) any mod”tﬁpat)on or change in terms of the Indebtec'jness, whatsoever, mcl_udnzg
without limitation, the renewal, extension, acceleration, or other change in the time payment of the Indebtedness is due and any change in the

interest rate.

Grantor waives all rights and defenses arising out of an election of remedies by Lender even though that election of remedies, such as a

N &
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COMMERCIAL PLEDGE AGREEMENT
Loan No: 2060006740 (Continued) Page 2

non-judicial foreclosure w:th respect to security for a guaranteed obligation, has destroyed Grantor's rights of subrogation and reimbursement
against Borrower by operation of Section 580d of the California Code of Civil Procedure or otherwise.

Grantor waives all rights and defenses that Grantor may have because Borrower's obligation is secured by real erty. This mean

other things: (1) Lender may collect from Grantor without first foreclosing on any real prl?;erty collateral plzydged bmnl})ywer ; and (2) Isf f:’n%lg?
forecloses on any real property collateral pledged by the Bormower : (A} The amount of the Bosrower’s obligation may be reduced only by the
price for which the collateral is sold at the foreclosure sale, even if the collateral is worth more than the sale price; (B) The Lender may collect
from the Grantor even if the Lender, by foreclosing on the real property coliateral, has destroyed any right the Grantor may have to coflect from
the borrower. This is an unconditional and imevocable waiver of any rights and defenses the Grantor may have because the Borrowers
obfigation is secured by real property. These rights and defenses include, but are not imited to, any rights and defenses based upon Sections
580a, 580b, 580d, or 726 of the Code of Civil Procedure.

Grantor understands and agrees that the foregoing waivers are unconditional and irrevocable waivers of substantive rights and defenses to
which Grantor might otherwise be entitled under state and federal law. The rights and defenses waived include, without limitation, those
provided by California laws of suretyship and guaranty, anti-deficiency laws, and the Uniform Commercial Code. Grantor further unde;stands
and agrees that this Agreement is a separate and independent contract between Grantor and Lender, given for full and ample consideration, and
is enforceable on its own terms. Grantor acknowledges that Grantor has provided these waivers of rights and defenses with the intention' that
they b(ta Et;ully refied upon bt);1 Lender. Until all Indebtedness is paid in full, Grantor walves any right to enforce any remedy Grantor may have
against Borrower or any other guarantor, surety. or other person, and further, Grantor waives any right to ici

Indebtedness now or hereafter held by Lender. " e participate In any collatorst for the

REPRESENTATIONS AND WARRANTIES WITH RESPECT TO THE COLLATERAL. Grantor represents and warrants to Lender that:

Ownership. Grantor is the lawful owner of the Collateral free and clear of all security interests, liens, encumbrances and claims of oth
except as disclosed to and accepted by Lender in writing prior to execution of this Agreement. omers

Right to Pledge. Grantor has the full right, power and authority to enter into this Agreement and {o pledge the Collateral.

Authority; Binding Effect. Grantor has the full right, power and authority to enter into this Agreement and to grant a security interest in t
Collateral to Lgnd_er. This Agreement is binding upon Grantor as well as Grantor's successors and assigns? and is Iegarl:t)yenforieable r:ﬁ
accordance with its terms. The_forpgo?ng representations and warranties, and all other representations and warranties contained in this
Agreement are and shall be continuing in nature and shall remain in full force and effect until such time as this Agreement is terminated or
cancelled as provided herein.

No Further Assignment. Grantor has not, and shall not, sell, assign, transfer, encumber or otherwise dispose of any of G i i
the Collateral except as provided in this Agreement. P y of Grantor's rights in

No Defauits. There are no defaults existing under the Collateral, and there are no offsets or counterclaims to the same. Grantor will stri

4 X , . stricth
and promptly perform each of the terms, conditions, covenants and ‘agreements, if any, contained in the Collateral which are to bg
performed by Grantor. :

No Violation.. The gxeouﬁon and delivery of this Agreement will not violate any law or agreement governing Grantor or to which Grantor is
a party, and its certificate or articles of incorporation and bylaws do not prohibit any term or condition of this Agreement.

Financing Statements. Grantor authorizes Lender to file a UCC financing statement, or alternatively, a copy of thi

Lender's secuﬁty, interest. At Lender's request, Grantor additionaily agrees 1o sign ali other doétyﬁentsp%vat arl: :ggio:sam?ymtgop%er;f:c?
protect, and continue Lender's security interest in the Property. Grantor will pay all filing fees, title transfer fees, and other fees and costs
involved unless prohibited by law or unless Lender is required by law to pay such fees and costs. Grantor imevocably appoints Lender to
execute documents necessary to transfer title if there is a default. Lender may file a copy of this Agreement as a financing statement. If
Granfor changes Grantor's hame or address, or the name or address of any person granfing a security interest under this Agree‘n;ent
changes, Grantor will promptly notify the Lender of such change.

LENDER'S R{GHTS AND OBLIGATIONS WITH RESPECT TO THE COLLATERAL. Lender may hold the Collateral until all indebtedness has beed
paid and satisfied. T!\ereaﬂer Lender may deliver the Collateral to Grantor or to any other owner of the Collateral. Lender shall have the
following rights in addition to all other rights Lender may have by law:

Ilaintenanct_'e an.d Ifrotection of Collateral. Lender may, but‘ shali .not be obligated to, take such steps as it deems necessary or desirable to
protect, maintain, insure, store, or care for the Coltateral, including paying of any liens or claims against the Collateral. This may include
such things as hiring other people, such as attomeys, appraisers or other experts. Lender may charge Grantor for any cost incurred in so
doing. When applicable taw provides more than one method of perfection of Lender's security interest, Lender may choose the method(s)
to be used.

Income and Proceeds from the Collateral. Lender may receive all income and Proceeds and add it to the Collateral. Grantor agrees to
defiver to Lender immediately upon receipt, in the exact form received and without commingling with other property, alt Income and
Proceeds from the Coflateral which may be received by, paid, or delivered to Grantor or for Grantor's account, whether as an addition to, in
discharge of, in substitution of, or in exchange for any of the Collateral.

_ Application of Cash. At Lender's option, Lender may apply any cash, whether included in the Collateral or received as Income and
Proceeds or through liquidation, sale, or retirement, of the Collateral, to the satisfaction of the Indebtedness or such portion thereof as
Lender shall choose, whether or not matured.

Transactions with Others. Lender may {1) extend time for payment or other performance, (2) grant a renewal or change in terms or
conditions, or (3} compromise, compound or release any obligation, with any one or mare Obligors, endorsers, or Guarantors of the
Indebtedness as Lender deems advisable, without obtaining -the prior written consent of Grantor, and no such act or failure to act shal
affect Lender’s rights against Grantor or the Coliateral.

All Collateral Secures Indebtedness. All Collateral shall be security for the Indebtedness, whether the Collatera\} is located at one or more
offices or branches of Lender. This will be the case whether or not the office or branch where Grantor obtained Grantor's loan knows
about the Collateral or refies upon the Collateral as security.
Collection of Colateral. Lender at Lenders option may, but ne
autharizes and directs the Obligors, if {ender decides tp collect the Incom
Proceeds from the Collateral and to accept Lender’s receipt for the payments.

od not, collect the Income and Proceeds directly from the Obligors. Grantor
e and Proceeds, to pay and deliver to Lender all tncome and

A
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COMMERCIAL PLEDGE AGREEMENT
Loan No: 2060006740 (Continued) Page 3

Power of Attorney. Grantor irevacably appoints Lender as Grantor’s attomey-in-fact, with full power of substitution, (a) to demand,
collect, receive, receipt for, sue and recover all Income and Proceeds and other sums of money and other property which may now or
hereafter become due, owing or payable from the Obligors in accordance with the terms of the Collateral; (b} to execute, sign and endorse
any and alt instruments, receipts, checks, drafts and wamants issued in payment for the Collateral; (c) to settle or compromise any and all
claims arising under the Coilateral, and in the place and stead of Grantor, execute and deliver Grantor's release and acquittance for Grantor;
(d) to file any claim or claims or to take any action or institute or take part in any proceedings, either in Lender's own name or in the name
of Grardor, or otherwise, which in the discretion of Lender may seem to be necessary or advisable; and (e) to execute in Grantor's name
and to deliver to the Obligors on Grantor's behalf, at the time and in the manner specified by the Collateral, any necessary instruments or
documents.

Perfection of Security Interest. Upon Lender's request, Grantor will deliver to Lender any and all of the documents evidencing or
constituting the Collateral. When applicable law provides more than one method of petfection of Lender's security interest, Lender may
choose the method(s) to be used. Upon Lender's request, Grantor will sign and deliver any writings necessary to perfect Lender's security
inerest. Grantor hereby appoints Lender as Grantor’s irevocable attomey-in-fact for the purpose of executing any documents necessary to
petfect, amend, or to continue the security interest granted in this Agreement or to demand termination of filings of other secured parties.
This is a continuing Security Agreement and will continue in effect even though all or any part of the Indebtedness is paid in full and even
though for a period of time Borrower may not be indebted to Lender.

LENDER'S EXPENDITURES. |[f any action or proceeding is commenced that would materially affect Lender's interest in the Collateral or if
Grantor fails to comply with any provision of this Agreement or any Related Documents, including but not limited to Grantor's failure to
discharge or pay when due any amounts Grantor is required to discharge or pay under this Agreement or any Related Documents, Lender on
Grantor's behalf may (but shall not be obligated to) take any action that Lender deems appropriate, including but not limited to discharging or
paying all taxes, liens, security interests, encumbrances and other claims, at any time levied or placed on the Collatera! and paying all costs for
insuring, maintaining and preserving the Collateral. Al such expenditures incurred or paid by Lender for such purposes will then bear interest at
the rate charged under-the Note from the date incurred or paid by Lender to the date of repayment by Grantor. All such expenses will become a
part of the Indebiedness and, at Lender's option, will. (A} be payable on demand; (B) be added to the balance of the Note and be apportioned
among and be payable with any instaliment payments to become due during either (1) the term of any applicable insurance policy; or (2) the
remaining term of the Note; or (C) be treated as a balloon payment which will be due and payable at the Note’s maturity. The Agreement also
wil} seioure payment of these amounts. Such right shall be in addition to all other rights and remedies to which Lender may be entitied upon
Default.

LIMITATIONS ON OBLIGATIONS OF LENDER. lLender shall use ordinary reasonable care in the physical preservation and custody of the
Collateral in Lender's possession, but shall have no other obligation to protect the Collateral or its value. In particular, but without limitation,
Lender shall have no responsibility for (A) any depreciation in value of the Collateral or for the collection or protection of any Income and
Proceeds from the Collateral, (B) preservation of rights against parties to the Collateral or against third persons, (C) ascertaining any
maturities, calls, conversions, exchanges, offers, tenders, or similar matters relating to any of the Collateral, or (D). informing Grantor about any
of the above, whether or not Lender has or is deemed to have knowledge of such matters. Except as provided above, Lender shall have no
liability for depreciation or deterioration of the Collateral.

DEFAULT. Each of the following shall constitute an Event of Defauit under this Agreement:
Payment Default. Borrower fails to make any payment when due under the Indebtedness.

Other Defaults. Borrower or Granior fails to comply with or to perform any other term, obfigation, covenant or condition contained in this
Agreement or in any of the Related Documents or to comply with or to perform any term, obligation, covenant or condition contained in any
other agreement between Lender and Borrower or Grantor.

Defauit in Favor of Third Parties. Borrower, any guarantor or Grantor defaults under any loan, extension of credit, security agreement,
purchase or sales agreement, or any other agreement, in favor of any other creditor or person that may materially affect any of Borrower’s,
any guarantor's or Granlor's property or ability to perform their respective obligations under this Agreement or any of the Related
Documents.

False Statements. Any warranty, representation or statement made or fumished to Lender by Borrower or Grantor or on Borrower's or
Grantor's behalf under this Agreement or the Refated Documents is false or misleading in any material respect, either now or at the time
made or furished or becomes false or misleading at any time thereafter.

Defective Collateralization. This Agreement or any of the Related Decuments ceases to be in full force and effect (including failure of any
cotlateral document to create a valid and perfected security interest or lien} at any fime and for any reason.

insolvency. The dissolution or termination of Borrower's or Grantor’s existence as a going business, the insolvency of Borrower or Grantor,
the appointment of a receiver for any part of Borrower's or Grantor's property, any assignment for the benefit of creditors, any type of
creditor workout, or the commencement of any proceeding under any bankruptcy or insolvency laws by or against Borrower or Grantor.

Creditor or Forfeiture Proceedings. Commencement of foreclosure or forfeiture proceedings, whether by judicial proceeding, seif-help,
repossession or any other method, by any creditor of Barrower or Grantor or by any governmental agency against any co!laterjal securing
the Indebledness. This includes a gamishment of any of Bomower's or Grantor's accounts, including deposi§ accounts, with Lender.
However, this Event of Default shall not apply if there is a good faith dispute by Borrower or Grantor as to the validity or reasonab!engss of
the claim which is the basis of the creditor or forfeiture proceeding and if Borrower or Grantor gives Lender written notice of the creditor or
forfeiture proceeding and deposits with Lender monies or a surety bond for the creditor or forfeiture proceeding. in an amount determined
by Lender, in its sole discretion, as being an adequate reserve or bond for the dispute.

i i } f the Indebtedness or Guarantor
Events Affecting Guarantor. Any of the preceding events occurs with respect to any Guarantor of any o
dies or becomzsginoompetent or revokes or disputes the validity of, or fiability under, any Guaranty of the indebledness.
Adverse Change. A material adverse change occurs in Borrower's or Grantor's financial cendition, or Lender believes the prospect of
payment or perfarmance of the Indebtedness is impaired.

isions. 1f any default, other than a default in payment is curable and if Grantor has not been given a notice of a .breach of the
g::eppm&onmv.?‘?nsof 't;isnXQreement within the preceding twelve (12) mgnths, it may be cured if Gra}ntor, after Lender sends wntteﬁr:‘tnohce1 go
Borrower demanding cure of such default: (1) cures the default within ﬁﬁee_n (15_) days; or (2) uf_ the cure requires morelmarr:d tt(::n (ﬂ )
days, immediately initiates steps which Lender deems in Lender's sole discretion to be sufficient to cure the default a reafter
conti;rues and completes all reasonable and necessary steps sufficient to produce compliance as soon as reasonably practical.

)
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COMMERCIAL PLEDGE AGREEMENT
Loan No: 2060006740 (Continued) Page 4

RIGHTS AND REMEDIES ON DEFAULT. If an Evert of Default occurs under this Agreement, at any time thereafter, Lender may exercise any
one or more of the following rights and remedies:

Accelerate Indebted Declare all Indebtedness, including any prepayment penalty which Borrower would be required to pay,
immediately due and payable, without notice of any kind to Borrower or Grantor.

Collect the Collateral. Coilect any of the Collateral and, at Lender's option and to the extent permitted by applicable law, retain possession
of the Coflateral while suing on the Indebtedness.

Sell the Collateral. Sell the Collateral, at Lendess discretion, as a unit or in parcels, at one or more public or private sales. Unless the
Coillateral is perishabie or threatens 1o decline speedily in value or is of a type customarily sold on a recognized market, Lender shall give or
mail to Grantor, and other persons as required by law, notice at least ten (10) days in advance of the time and place of any public sale, or
of the time after which any private sale may be made. However, no notice need be pravided to any person who, after an Event of Default
ocours, enters into and authenticates an agreement waiving that person's right to nofification of sale. Grantor agrees that any requirement
of reasonable notice as to Grantor is satisfied if Lender mails notice by ordinary mail addressed to Grantor at the last address Grantor has
given Lender in writing. If a public sale is heid, there shall be sufficient compliance with all requirements of notice to the public by a singie
publication in any newspaper of general circulation in the county where the Collateral is located, setting forth the time and place of sale and
a brief description of the property to be sold. Lender may be a purchaser at any public safe.

Sell Secwrities. Sell any securities included in the Collateral in a manner consistent with applicable federal and state securities laws. If,
because of restrictions under such laws, Lender is unable, or believes Lender is unable, to sell the securities in an open market transaction,
Grantor agrees that Lender will have no obligation to delay sale until the securities can be registered. Then Lender may make a private sale
to one or more persons or to a restricted group of persons, even though such sale may result in a price that is less favorable than might be
obtained in an open market transaction. Such a sale will be considered commerdially reasonable. f any securities held as Collateral are
“restricted securities" as defined in the Rules of the Securities and Exchange Commission (such as Regulation D or Rule 144) or the rules of
state securities departments under state "Blue Sky™ laws, or if Grantor or any other owner of the Collateral is an affiliate of the issuer of
the securilies, Grantor agrees that neither Grantor, nor any member of Grantor's family, nor any other person signing this Agreement will
selt or dispase of any securities of such issuer without obtaining Lender’s prior. written consent.

Foreclosure. Maintain a judicial suit for foreclosure and sale of the Coltateral.

Transfer Title. Effect transfer of title upon sale of ali or part of the Collateral. For this purpose, Grantor irrevocably appoints Lender as
- Grantor's attorney-in-fact to execute endorsements, assignments and instruments in the name of Grantor and each of them (if more than
one) as shall be necessary or reasonable.

Other Rights and Remedies. Have and exercise any or all of the rights and remedies of a secured creditor under the provisions of the
Uniferm Commercial Code, at law, in equity, or otherwise.

Application of Proceeds. Apply any cash which is part of the Collateral, or which is received from the collection or sale of the Collaterat, to
reimbursement of any expenses, inciuding any costs for registration of securities, commissions incurred in connection with a sale,
attorneys' fees and court costs, whether or not there is a lawsuit and including any fees on appeal, incurred by Lender in connection with
the collection and sale of such Collateral and to the payment of the Indebtedness of Borrower to Lender, with any excess funds to be paid
1o Grantor as the interests of Grantor may appear. Botrower agrees, 1o the extent permitted by law, to pay any deficiency after application
of the proceeds of the Collateral to the Indebtedness.

Election of Remedies. Except as may be prohibited by applicable law, all of Lender's rights and remedies, whether evidenced by this
Agreement, the Related Documents, or by any other writing, shall be cumulative and may be exercised singularly or concurrently. Election
by Lender to pursue any remnedy shall not exclude pursuit of any other remedy, and an election to make expenditures or to take action to
perform an obligation of Grantor under this Agreement, after Grantor’s failure to perform, shall not affect Lender's right to declare a default
and exerdse its remedies.

MISCELLANEOUS PROVISIONS. The following misceflaneous provisions are a part of this Agreement:

Amendments. This Agreement, together with any Related Documents, constitutes the entire understanding and agreement of the parties
as to the matters set forth in this Agreement. No alteration of or amendment to this Agreement shall be effective unless given in writing
and signed: by the party or parties sought to be charged or bound by the alteration or amendment.

Attorneys’ Fees; Expenses. Grantor agrees to pay upon demand all of Lender’s costs and expenses, including Lender's attorneys' fees and
Lender's legal expenses, incurred in connection with the enforcement of this Agreement. Lender may hire or pay someone else to help
enforce this Agreement, and Grantor shall pay the costs and expenses of such enforcemient. Costs and expenses include Lenders
attorneys' fees and legal expenses whether or not there is a lawsuit, including attorneys’ fees and legal expenses for bankruptcy
proceedings (including efforts to modify or vacate any automatic stay or injunclion), appeals, and any anficipated post-judgment collection
services. Grantor also shall pay alt court costs and such additional fees as may be directed by the court.

Caption Headings. Caption headings in this Agreement are for convenience purposes only and are not to be used to interpret or define the
provisions of this Agreement.

Governing Law. This Agreement will be governed by federal law appiicable to Lender and, to the extent not preempted by federal law, the
taws of the State of California without regard to its conflicts of law provisions. This Agreement has been accepted by Lender in the State
of Califormia.

Choice of Venue. If there is a lawsuit, Grantor agrees upon Lender’s request to submit to the jurisdicion of the courts of Santa Clara
County, State of California.

Joint and Several Liability. All obligations of Borrower and Grantor under this Agreement shall be joint and several, apd all references to
Grantor shall mean each and every Grantor, and all references to Borrower shall mean each and every Bomrower. This means that each
Borrower and Grantor signing below is responsible for ail obfigations in this Agreement. Where any ‘one or more of the parties is a
corporation, partnership, limited liability company or similar entity, it is not necessary for Lendef to inquire into the powers pf any of the
officers, directors, pariners, members, or other agents acting or purporting to act on the; entity's behalf, and any obligations made or
created in reliance upon the professed exercise of such powers shall be guaranteed under this Agreement.

Lender shall not be deemed to have waived any rights under this Agreement unless such waiver is given in writing
No delay or omission on the part of Lender in exercising any right shalt operate as a waiver of such right or any
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No Waiver by Lender.
and signed by Lender.
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other right. A waiver by Lender of a provision of this' Agreement shall not prejudice or constitute a waiver of Lender's right otherwise to
demand strict compliance with that provision or any other provision of this Agreement. No prior waiver by Lender, nor any course of
dealing between Lender and Grantor, shall consftitute a waiver of any of Lender’s rights or of any of Grantor's obligations as to any future
transactions. Whenever the consent of Lender is required under this Agreement, the granting of such consent by Lender in any instance
shall not constitute continuing consent to subsequent instances where such consent is required and in all cases such consent may be
granted or withheld in the sole discretion of Lender.

Preference Payments. Any monies Lender pays because of an asserted preference daim in Borrower’s or Grantor's bankruptcy will become
a part of the Indebtedness and, at Lender's option, shall be payable by Bommower and Grantor as provided in this Agreement.

Notices. Any notice required to be given under this Agreement shall be given in writing, and shall be effective when actually delivered,
when actually received by telefacsimile (unless otherwise required by law), when deposited with a nationally recognized overnight courier,
or, if mailed, when depgsited in the United States mail, as first dass, certified or registered mail postage prepaid, directed to the addresses
shown near the beginning of this Agreement. Any party may change its address for notices under this Agreement by giving formal written
notice to the other parties, specifying that the purpose of the notice is to change the party’s address. For notice purposes, Grantor agrees
to keep Lender informed at all times of Grantor's current address. Unless otherwise provided or required by law, if there is more than one
Grantlor, any notice given by Lender to any Grantor is deemed to be notice given to all Grantors.

Waiver of Co-Obligor's Rights. 1f more than one person is obligated for the Indebiedness, Grantor urevocably waives, disclaims and
relinquishes all claims against such other person which Grantor has or would otherwise have by virtue of payment of the Indebtedness or
any part thereof, specifically including but not limited to all rights of indemnity, contribution or exoneration.

Severability. If a court of competent jurisdiction finds any provision of this Agreement to be iflegal, invalid, or unenforceable as to any
circumstance, that finding shall not make the offending provision #llegal, invalid, or unenforceable as to any other circumstance. if feasible,
the offending provision shall be considered modified so that it becomes legal, valid and enforceable. If the offending provision cannot be so
modified, it shall be considered deleted from this Agreement. Unless otherwise required by law, the lllegality, invalidity, or unenforceability
of anv nmvicinn nf this Agreement shall not affect the legality. validitv or enforceability of any other provision of this Agreement.

Successors and Assigns. Subject to any limitations stated in this Agreement on transfer of Grantor's interest, this Agreemerit shall he
binding upon and inure to the benefit of the parties, their successors and assigns. If ownership of the Collateral becomes vested in a
person other than Grantor, Lender, without notice to Grantor, may deal with Grantor's successors with reference to this Agreement and the
indebtedness by way of forbearance or extension without releasing Granior from the obligations of this Agreement or lability under the
indebtedness. )

Time s of the Essence. Time is of the essence in the performance of this Agreement.

Waive Jury. To the extent permitted by applicable iaw, all parties to this Agreement hereby waive the right to any jury trial in any action,
proceeding, or counterclaim brought by any party against any other party.
DEFINITIONS. The following capitalized words and terms shall have the following meanings when used in this Agreement. Unless specificaliy
stated to the contrary, all references to dollar amounts shall mean amounts in lawful money of the United States of America. Words and terms

used in the singular shall include the plural, and the plural shall include the singular, as the context may require. Words and terms not otherwise
defined in this Agreement shall have the meanings attributed to such terms in the Uniform Commercial Code:

Agreement. The word "Agreement™ means this Commercial Piedge Agreement, as this Commercial Pledge Agreement may be amended or
modified from time to time, together with all exhibits and schedules attached to this Commercial Pledge Agreement from time to time.

Borrower. The word "Borrower” means Lee Bros. Foodservices, Inc.; LONN, inc.; Golden Houston investments, Inc. ; Goiden Phoenix
tnvestments, LEC ; and Lee's Sandwiches Intemational, Inc. and includes all co-signers and co-makers signing the Note and all their
successors and assigns.

Collateral. The word "Collateral” means all of Grantor's right, title and interest in and to all the Collateral as described in the Coliateral
Description section of this Agreement.

Default. The word "Default” means the Default set forth in this Agreement in the section titted "Default”™.
Event of Default. The words "Event of Default" mean any of the events of default set forth in this Agreement in the default section of this
Agreement.
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Guarantor. The word "Guarantor” means any guarantor, surety, or accommodation party of any or all of the indebtedness.

Guaranty. The word “"Guaranty” means the guaranty from Guarantor tc Lender, including without limitation a guaranty of all or part of the
Note.

Income and Proceeds. The words “Income and Proceeds” mean all present and future income, proceeds, eamings, increases, and
substitutions from or for the Collateral of every kind and nature, including without limitation all payments, interest, profits, distributions,
benefits, rights, options, warrants, dividends, stock dividends, stock splits, stock rights, regulatory qwiderrds, subscriptions, monies, claims
for money due and to become due, proceeds of any insurance on the Coflateral, shares of stock of different par value or no par value issued
in substitution or exchange for shares included in the Collateral, and all cther property Grantor is entitied to receive on account of such
Coilateral, including accounts, documents, instruments, chattel paper, investment property, and general intangibles.

indebtedness. The word "Indebtedness” means the indebtedness evidenced by the Note or Related Documents, including all principal and
interest together with all other indebtedness and costs and expenses for which Borrower is responsible under thig Agreement or under any
of the Related Documents. Specifically, without limitation, Indebtedness includes all amounts that may be indirectly secured by the

Cross-Collateralization provision of this Agreement.
Lender. The word “Lender” means East West Bank, its successors and assigns. .

“! " i i dated January 1,
. The word “Note” means the revolving promissory note dated September 4, 2008 and (.“.har.)ge in Termms Agre4?me;nt
gggeo together with all renewals of, extensions of, modifications of, refinancings of, consolidations of, and substitutions for the note or

credit agreement.
Obligor. The word "Obligor™ means without limitation any and all persons obligated to pay money or 1o perform some other act under the
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Collateral.

Property. The word "Property” means afi of Grantor's right, title and interest in and to all the Property as described in the "Collateral

Description™ section of this Agreement.

Related Documents. The words "Related Documents” mean all promissory notes, credit agreements, loan agreements, environmental
agreements, security agreements, mortgages, deeds of trust, security deeds, collateral mortgages, and all other instruments, agreements
and documents, whether now or hereafter existing, executed in connection with the indebtedness.

BORROWER AND GRANTOR HAVE READ AND UNDERSTOOD ALL THE PROVISIONS OF THIS COMMERCIAL PLEDGE AGREEMENT AND

AGREE TO ITS TERMS. THIS AGREEMENT IS DATED JANUARY 1, 2010.

GRANTOR:

LEE'S SANDWI NTERNATIONAL, INC.

y:
Chieu V. Le, President of Lee's Sandwiches
International, Inc.

BORROWER:

LEE BROS. FOOD CES, INC.

By:
Chieu Van L& President of Lee Bros. Foodservices,
Inc.

LQNN, INC.

By:

“Chieu Van Le, President of LONN, Inc.

GOLDEN HOUSTON | MENTS, INC.

By

"Chieu Van Le' President of Golden Houston
Investments, Inc.

GOLDEN PHOENIX IN , LLC

By:

“Chisu Van Le, MawagerMember of Golden Phoenix
Investments, LLC

LEE'S SANDWICHES RNATIONAL, INC.

By:

“Chieu V. Ls, | President of Lee's Sandwiches
International, Inc.

By:
Yen N Quach, If@\agerfMember of Golden
Phoenix Iy , LD
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