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COMMERCIAL SECURITY AGREEMENT

Grantor: KAM LEE YUEN TRADING €GO, INC. Lender: East West Bank
1510 Zephyr Avenue Loan Servicing Dapartment
Hayward, CA 94544 G300 Flair Drive, 8th Floor

El Monte, CA 891731

THIS COMMERCIAL SECURITY AGREEMENT dated June 22, 2017, is made and executed bebween KAM LEE YUEN TRADING CO., INC.
(“Grantor™} and Bast West Bank {"Lendsar™}.

GRANT OF SECURITY INTEREST. For valuable consideration, Grantor granis to Lender a security interest in the Collateral o securs the
Indebtedness and agrees that Lender shalf have the rights stated in this Agreement with respect to the Collateral, in addition to afl other rights
which Lerder may have by law.

COLLATERAL DESCRIFTION. The word "Oollateral” as used in this Agreement maans the following described property, whether now owned or
hersalfter acquirad, whether now existing or hersafter arising, and wherever located, In which Grantor is giving to Lender a security inferest for
the payrnent of the Indebtedness and performance of all other obligations under the Note and this Agreement:

Al nventory, equipment, accounts {including but not fimited to ali health-vare-insurance receivables), chattel paper, insiruments {including
bt not fimited to all promissory notes), letter-ofcredit rights, letters of credit, documents, deposit accounts, investment property, money,
other sighis to payment and performance, and general intangibles (including but not Frited to all software and all payment intangibles); alt
oil, gas and other minerals before extraction; ail oil, gas, other minerals and accounts constituting as-exiracted coliateral; alf fixtures; all
timber to be cut; all attachments, accessions, accessories, fitings, increases, tools, parts, repairs, supplies, and commingled goods relating
to the foregoing property, and =i additions, replacements of and substitutions for all or any part of the foregoing property; all insurance
refunds refating to the foregeing properly; ail good will relating to the foregoing property; s records and data and embedded software
retating fo the foregoing property, and all equipment, ipventory and software to uillize, create, maintain and process any such records and
data on slecironic media; and alf supporting obligations relating to the foregoing property; afi whether now existing or hereafter arising,
whether now owned or hereafier acquired or whether now or hereafter subject to any rights in the foregoing property; and all products Bt
proceeds fincluding but not limited o all tnsurance paymenis) of or relating fo the foregoing property,

All Trademarks including but not limited to the following:  United Siates Serial # 76692833 with a filing date of September 12, 2008 and
Registration # 3610788 with a registration date of April 28, 2008.

In addition, the word "Oollateral” also includes all the following, whather now owned or hereafter acquired, whether now existing or hereafter
arising, and wherever located:

{A) All accessions, attachments, accessorles, tools, parts, supplies, replacements of and additions to any of the coliateral described herein,
whether added now or isler.

{BY Al products and produce of any of the property describad in this Collateral section.

{Cy Al acoounts, general intangibles, instruments, rents, monies, payments, and all other rights, arising out of a sals, lease, consignment
ar other disposition of any of the property described in this Collateral section.

{0 Al proceeds (including insurance procesds) from the sale, destruction, loss, or other disposition of any of the property described in this
Collateral section, and sums due fram a third party who has damaged or desboyad the Collateral or from that party's nsurer, whather due
te judgment, settlerment or other process.

(E) All records and data relating to any of the property described in this Coliateral seclion, whether In the form of a writing, photograph,
microfiim, microfiche, or electronic media, together with all of Grantar's right, tile. and interest in and to all computer software required o
utilize, create, maintain, and grocess any such records or data on electronic media.

CROSS-COLLATERALIZATION. in addition to the Note, this Agreement secures all obligetions, debts and liabilifes, pius interest thereon, of
Granter to Lender, or any one of maore of them, &s well as all claims by Lender against Grantor or any one or more of therm, whether now
existing or nersafter arising, whether related or unrelated o the purpese of the Note, whether voluntary or otherwise, whether due or not dus,
diract or indirect, determined or undetermined, absolute or contingent, lquidated or unfiquidated, whether Grantor may be liable individually or
joirtly with others, whether obiigated as guarantor, surely, accommodation pacty or othenwise, and whether recovery Upon such amounts may
be or hareafter may become barred by any statute of imitations, and whather the obligation 1o repay such amounts may be or hereafier may
pecome otherwise unenforceable.

GRANTOR'S REPRESENTATIONS AND WARRANTIES WITH RESPECT TO THE COLLATERAL. With respect to the Coliateral, Grantor represents
and promises to Lender that:

Perfection of Security Interest. Grantor agrees 1o take whatever actions are requested by Lender 1o perfact and continue Lender's securily
interest in the Collateral. Upon request of Lender, Grantor wiit defiver to Lender any and alt of the documents evidencing or consiituting the
Coliateral, and Grantor will note Lender's interest upon any and all chattel paper and instruments if not defivered to Lender for possession
by Lender. This is a confinuing Security Agresment and wili continue in effect even though 2l or any part of the indebtedness s paid In full
and even though for a pericd of time Grantor may not be indebted to Lender,

Motices to Lender. Grantor will promptly notify Lender in writing at Lender's address shown above {or such other addresses as iender may
designate from time 1o fime} pricr io any (1) change in Grantor's name; {2} change in Grantor's assumed business namel{s); (3} change
in the management of the Corporation Grantor; (4} change in the authorized signer(sy; (%) change in Grantor's principal office address;
(6} change in Grantor's state of organization; (7) conversion of Grantor to 2 new or different type of business antity; or (8} changs in
any other aspect of Grantor that directly or indirectly relates 1o any agreements betwaen Grantor and Lender. No changs in Grantor's name
or state of organization will lake effect until after Lender has received notice.

o Viclatlon, The execution and delivery of this Agreemant will not viclate any law or agreerment 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 Agreament.

Enforseshility of Collateral. To the exient the Collateral cansists of accounts, chatiel paper, or general intangibles, as defined by the
Uriform Commernial Code, the Collaterai is enforceable in ascordance with its terms, is genuins, and fully complies with all applicable laws
and regulations concering form, comtent and manner of preparation and execution, and all perscns anpearing to be obligated oo the
Colisteral have authority and capacity to contract and are in fact obligated as they appear to be on the Collateral. At the time any account
becomes subject to a sscurity Interest in favor of Lender, the account shall be a good and valid account representing an undispuied, bona
fide indebtedness incurred by the account debtor, for merchandise held subject to delivery instructions or previcusly shipped or defiverad
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COMMERCIAL SECURITY AGREEMENT
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pursuant o a contract of sale, or for services previously performed by Grantor with or for the accourst debtor. So long as this Agreement
rermaing in effect, Grantor shall not, without Lender's prior writien consent, compromise, seitle, adjust, or extend payment under or with
regard o any such Accounis. There shail be no setoffs or counterclaims against any of he Collateral, and no agreerment shall have been
made under which any deductions or discounts may be claimed concerning the Collateral exoept these disclosed to Lender in writing.

Location of the Collateral. Fxcept in the ondinary course of Granior's business, Grantor agrees 10 keep the Collateral {or 1o the extent the
Coliateral consisis of intangible property such as accounts or general intangibles, the records conceming the Collaleral} at Grantor's
address shown above or at such other iocations as are acceplable to Lender. Lipon Lender's request, Grantor will deliver to Lendar in form
satisfactory to Lender a schadule of real properties and Collaterat Jocations relating to Grantor's operations, including without Emitation the
following: (1} all real property Grantor owns of is purchasing; (2}  all reai property Grantor is rerting or leasing; (3} all storage faciliies
Srantor owns, rents, jeases, or uses; and {4) sl other properties where Collsteral is or may be located.

Removal of the Collateral. Except in the ordinary course of Grantor's business, including the sales of inventory, Grantor shall not remove
the Coliateral from #is existing focation without Lender's prior written consent. To the extent that the Collateral consists of vehicles, or
other titled property, Srantor ahall not fake or permit ary action which would require application for seriificates of title for the vehicles
outsidge the State of Califorria, without Lender's prior written consent.  Granfor shall, whenever requested, advise Lender of the exact
location of the Collateral.

Transaclions involving Collateral. Excepl for inventory soid or acoounts collected in the ordinary course of Grantor's business, oF ag
otherwise provided for in this Agreement, Grantor shall not sell, offer to sell, or otherwise transfer or dispose of the Collateral.  While
Grantor iz not in defaull under this Agresement, Grantor may sel inventary, but only in the ordinary course of [is business and only o buyers
whao qualify as a buyer in the ordinary course of business. A sale in the ordinary course of Grantor's business does not Include 3 transfer in
partial or total satisfaction of a debt or any bulk sale. Grantor shall not pledge, morigage, encumber or otherwise permit the Collateral to
be subject to any lien, security interest, encumbrance, or charge. other than the security intersst provided for in this Agreement, without
the prior written consent of Lender. This includes security interests even if junior in right to the securily interssts granted cnder this
Agreement. Unless wabved by Lender, all proceeds from any disposition of the Collateral (for whatever reason) shall be held In trust for
Lender and shall not be commingisd with any other funds; provided howevar, this equirement shall not constitute conserd by Lender to any
sale or other disposition. Upon receipt, Grantor shall immediately deliver any such prooeeds 1o Lender,

Title. Grantor represents and warrants to Lender that Granior holds good and marketable title to the Collateral, free and dear of all liens
and encumbrances except for tie fien of this Agreement. No financing statement covering any of the Collateral is on file in any public
office other than those which reflect the security interest created by this Agreement or to which Lender has spe ally consented.
Grantor shall defend Lenders rights in the Collateral against the dlaims and demands of all other persons.

Repalrs and Maintenance. Grarior agrees to keep and maintain, and to cause others to keep and maintain, the Collateral in good crder,
repair and condition at all imes while this Agreement remains in effect. Grantor further agrees to pay when due alf claims for work dong
on, or services rendered or material fumnished in connection with the Collateral so that noe lien or encumbrance may ever attach 1o or be
filed against the Collateral.

inspection of Coliatersl. Lender and Lender's designated representatives and agents shall have the right at all reasonable times 1o examine

and inspect the Collateral wherever located.

Taxes, Assessments and Liens. Grantor will pay when due all taxes, assessments and liens upon the Collateral, #3 use or operation, upon
this Agraernent, upon any promissory note or noles evidencing the Indebtedness, or upon any of the other Related Documants.  Grantor
may withhold any such payment of may elect to contest any len if Grantor is in good faith conducting an appropriate procesding 1o contest
the obligatfon to pay and so long =8 Lender's interest in he Collateral is notl jeopardized In Lender's sole opinion. If the Coliateral is
subjected to a lien which is not discharged within fifteen (15} days, Grantor shall deposit with Lender cash, a sufficient corporate surely
bond or other security satisfactory to Lender In an amount adequste o provide for the discharge of the dien plus any interest, costs,
atiorneys’ fees or other charges that could accrue as a result of foreclosurs or sale of the Gollateral.  In any contest Grantor shall defend
itself and Lender and shall satisty sny final adverse judgment before enforcement against the Coltateral. Grantor shall name Lender as an
additionsal obliges under any surety bond fumished in the contest procesdings. Grarior further agrees to furnish Lender with evidence that
such taxes, assessments, and govermnmental and other charges have been paid in full and n & troely manner. Grantor may withbold any
such payment or may clect 1o contest any Hen if Grantor is in good faith conducting an appropriste proceeding t© contest the obligation o
pay and so jorg as Lender's interast in the Collateral is not jecpardized.

Compliance with Governmental Requirements. Grantor shall comply promptly with all faws, ordinances, rulss and reguiations of alf
governmental authorities, now or hergafter in effect, applicable to the ownership, production, disposition, or use of the Collateral, including
alt laws or regulations relating to the undue erosion of highly-srodible land or relating to the conversion of wetlands for the production of an
agiculiural product or commodity. Grantor may contest in good faith any such law, ordinance or regulation and withhold compliance
during any proceading, including appropriste appeals, so fong as Lender’s Interest In the Collateral, In Lender's opinion, is not jeopardized.

Hazardous Substances. Grartor represents and warrards that the Collateral never has been, and never will be so long as this Agresment
ramains a fien on the Coliateral, used in viclation of any Environmentat Laws or for the generation, manufacture, storage ransportation,
treatment, disposal, release or threatened release of any Mazardous Substance. The reprasentations and warranties contained hersin are
based on Grantor's due difigence in investigating the Collateral for Hazardous Substances. Granior hereby (1} relesses and waives any
future claims against Lender for indemnily or confiibulion in the event Grantor Becomes lisbie for clzanup or other costs under any
Envirormental Laws, and (2) agrees to indemnify, dafend, and hold harmiess Lender against any and ali claims and losses resulting from &
breanh of this provision of this Agreement. This obligation to indemmify and defend shall survive the payment of the indebledness and the
gatisfaction of this Agreament.

Maintenance of Casually Insurance. Grantor shall procure and maintain 3il risks nsurance, including without Hmitation fire, theft and
fasliity coverags together with such other insurance as Lender may require with respect to the Collateral, in form, amounts, coverages and
basis reasonably accepisble to Lender and issued by s company or companies ressonably accepiable 1o Lender. Grantor, upon request of
Lender, will deliver to Lender from tirne 1o time the poligies or certificates of insurance in form satisfactory to Lender, including stipulation
that coverages will not be caneelied nr diminished without at least thirty (30) days’ prior writtan notice to Lendsr and not including ar
disciaimer of the insurer's abiiity for failure 10 give such a notice. Each hsurance policy also shell include an endorsement providing that
coverage in favor of Lender will not be impaired in any way by any act, omission or default of Grantor or any other persen. in connection
with all policies covering assets in which Lender holds or is offered & security interest, Grantor will provide Lender with such loss payabie
or other endorsements as Lender may require. I Grantor at sny time fails {o obtain or maintain any insurance as regquired under this
agreament, Lender may (but shail not be obligated fo} obtain such Insurance as Lender deems appropriate, including if Lander so chooses

Low -

“single interest insurance,” which will cover only Lender's interest in the Celiateral.

<

Application of Insurance Proceeds. Grantor shall promptly notify Lender of any loss or damage to the Collateral if the estimated cost of
repsir or replasement exceeds $10,000.00, whether or not such casualty or loss is coverad by Insurance. Lender may make procf of foss
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COMMERCIAL SECURITY AGREEMENT
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if Grantor fails o do so within fifteen {(15) Jdavs of the casualty. All procesds of any insurance on the Collatersl, including accrued procesds
thereon, shall be held by Lender as part of the Collater if Lender consents o repair or replacement of the damagad or destroyed
Celiateral, Lender shall, upon satisfactory proof of expenditure, pay or reimburse Granior from the proceseds for the reasonabie cost of
repalr or restoration.  f Lender does not consent 1o repair or replacement of the Collateral, Lender shall retain a sufficient amount of the
proceads to pay all of the Indebiedness, and shall pay the balance to Grantor. Any procseds which have notf been disbursed within six {6)
menths after their receipt and which Grantor has not committed to the repair or restoration of the Collaterai shall be used o prepay the
Indebtedness.

Insurance Reserves. Lendet may require Grantor to mainiain with Lender reserves for payment of insurance premiums, which reserves shall
be created by monthly payments from Grantor of a sum estimated by Lender to be sufficient to produce, at least fifieen (15) days before
the premium due date, amounis at least equal o the insurance pramivms fo be paid. i fifteen (15} days befors payment is due, the reserve
funds are nsufficient, Grantor shali upon demand pay any deficlency to Lender, The reserve funds shall be held by Lender as a general
deposit ard shall constitute a non-interest-bearing account which Lender may satisfy by payment of the insurance premiums reguired to be
paid by Srantor as they become due. Lender doas not hold the reserve funds In fust for Grantor, and Lender i3 not the agent of Grantor
for payment of the insurance premiums required to be paid by Grantor. The responsibiiity for the payment of premiums shall remain
Grantor's sole responsibility.

]

insurance Reports. Grantor, upon reguest of Lender, shall furmish fo Lender reports op sach existing policy of nsurance showing such
information as Lender may reasonably reguest including the following: {1} the name of the insurer; (2) the rsks insured; (3) the amount
of the policy; (4 the property insured; (5} the then ourrent value on the basis of which nsurance has been obtained and the manner of
determining that valus; and {6) the expirstion date of the policy. I addiffon, Grantor shall upen request by Lender (howsver not more
often than annually) have an indepandent appraizer satisfactory to Lender determine, as applicable, the cash value or replacement cost of
the Collateral.

Financing Statements. Grantor authorizes Lender to file a UCC financing statement, or alternatively, a copy of this Agreement o perfect
Lenders securily interest. At Lendet's request, Grantor additionaily agrees to sign all other decuments that are necessary to perfest,
prodect, and continue Lender's security interest in the Property. This includes making swe Lendsr is shown as the first and only security
interest holder on the title covering the Property. Grantor will pay aff filing fees, title transfar fees, and other fees and costs involved unless
pronibited by law or unless Lender is required by law to pay such fees and costs.  Grantor imevocably appoinis Lander o executs
documents necessary 1o wansfer title i there is a default. Lender may file a copy of this Agreement as a financing statement. Grantor will
prompily notify Lerdsr of any change to Granior's name or the name of any individual Grantor, any individual whe is 2 partner for a
Grantor, and any individuzl who is a trustes or settlor or frustor for a Grantor under this Agresment. Grantor will also promptiy notify
Lender of any change 1o the name that appears on the most recently Issued, unexpired driver's ficense or state-issued identification card,
any expiration of the most recently issued driver's license or state-issued identification card for Grantor or any individua! for whom Granior
is required to provide notice regarding name changes.

GRANTOR'S RIGHT TO POSSESSION AND TO COLLECT ACCDUNTS, Unill default and except as otherwise provided below with raspeact to

coounts, Grantor may have possession of the tangible personal property and beneficial use of all the Collateral and may use it in any tawhal
manner not inconsistent with this Agreement or the Related Documents, provided that Grantor's right to possession and beneficiat use shall not
apply to any Coliateral where possession of the Collateral by Lender is required by taw to perfect Lender's security interest In such Collateral,
Until otherwise nofified by Lender, Granior may oollect any of the Collatera! consisting of ascounts. Al any time and even though no Event of
Default exists, Lender may exercise its rights to collect the accounts and to notify account debtors 10 make payments directly to Lender for
application to the Indebtednass. If Lender at any time has possession of any Collateral, whether before or after an Event of Default, Lender shall
he deamed o have exercised reasensble care in the custody and preservation of the Collateral if Lender takes such action for that purpose as
Grantor shalf request or as Lender, in Lender's sole discretion, shall desm appropriate under the ciroumstances, but failure to honor any request
hy Grantor shall not of itself be deamad 1o be a failure 1o sxercise reasonable care. Lender shalt niot ba required to take any sieps necessary 1o
preserve any rights in the Collateral against prior parties, nor to prolect, preserve or maintain any secuity interest given 1o securs the
indebtedness.

LENDER'S EXPENDITURES. If any action or proceeding is commenced that would materially affect Lender's interest in the Collateral or if
Grantor faiis to comply with any provision of this Agreement or any Related Documents, including but not fimited to Grantor's failure to
discharge or pay when due any amounts Grantor is reguired 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 {o dissharging or
paying all taxes, llens, security interests, encumbrances and olher claims, at any time levied or placed on the Collaterat and paying all costs for
insuring, mainiaining and preserving the Coilateral. All such expenditures incurred or paid by Lender for such purposes will then bear interest at
the rate charged under the Mote from the date incurred or paid by Lender to the date of repayment by Grantor. Al such expenses will become a
part of the Indebtedness and, at Lender's option, will (A} be payabie on demand; (B) be added to the balance of the Note and be appodtioned
among and be payable with any installment payments o become due during either {1} the term of any applicable insurance policy; or (2} the
rernaining term of the Note: or (0) he treated as a balloon payment which will be due anc payable at the Note's maturity. The Agreement also
will secure payment of these amounts. Such right shall be in additich o &l other rights and remedies to which Lerder may be entitied upon
Defauit.

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

Other Defaults. Grantor falls o comply with or to perform any other term, obligation, covenant or condition contained in this Agreemeant or
in any of the Related Documents or to comply with or io perforrn any tern, obfigation, covenani or condition cordained in any other
agrearment between Lender and Granior.

Default in Favor of Third Partles. Any guaranior or Gramtor 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 materdally affect any of any guarantor’s or
Grantor's property or abifity to perform their respective obligations under this Agreement or any of the Ralated Documents.

False Stalements. Any wamraniy, representation or stglement made or furmished to Lender by Grantor or on Grantor's behalfl under this
Agreement or the Related Documants is false or misleading in any materal respact, sither now or at the tme made or furnished or becomas

or misleading at any tme thereatter.

false
Defective Collateralization. Thiz Agreement or any of the Related Documents ceases 1o be in full foroe and effect (including failure of any
collateral document to create a valid and perfected security interest or lien) at any tirme and fior any reason.

insobvency. The dissclution or terminstion of Grantor's existence as a going business, the insolvency of Grantor, the appointment of a
receiver for any part of Grantor's property, any assignment for the benefit of craditors, any type of creditor workout, or the commencaement
of any proceeding under any bankrupley or insclvency laws by or against Grantor.
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Craditor or Forfeiture Proceedings. Commencement of foreclosure or forfeiture proceedings, whather by judicial procesding, self-help,
repossession or any other method, by eny credifor of Grantor or by any governmenial agency against any collateral securing the
indebiedness. Thils includes a gamishment of any of Grantor's accounts, including deposit accounts, with Lender. However, this Event of
Default shall not apply if there is 2 good faith dispute by Grantor as fo the validity or reasonablen of the claim which is the basis of the
areditor ar forfeiture procesding and it Grantor gives Lender written notice of the creditor or forfeiture proceeding and deposits with Lender
monies of a surety bond for the creditor or forfeiture proceeding, in an amount determined by Lender, in #s sole discretion, as being an
adequate reserve or bond for the dispute.

Events Affecting Guarantor. Any of the praceding events occurs with respect to any Guarantor of any of the Indebtedness or Guaranior
dies or becomes incompetant or revokas or disputes the validity of, or liability under, any Guaranty of the Indebtedness.

Adverse Change. A materal adverse change ococcurs in Grantor's financial condition, or Lender believes the prospect of payment or
performance of the indebtedness is impaired.

Cure Provisions. f any default, other than a default in payment, s curabie and if Grantor has not been given a nolice of a breach of the
same provision of this Agreerment within the preceding twelve (12) months, it may be cured if Grantor, afier Lender sends written notice to
Grantor demanding cure of such default: {1} cures the default within fifteen (15) davs; or {2} if the cure requires more than fifteen {15)
days, Immediately infflales steps which Lender deems In Lender's sole discration to be sufficient 10 cure the default and thersafter
confinues and completes all reasonable and necessary steps sufficient to produce compliance as soon as reasonably practical.
RIGHTS AND REMEDIES ON DEFAULT. If an Event of Default occurs under this Agreement, at any time thereafter, Lender shall have alt the
righis of a secured party under the Califoreds Uniform Commerdial Code.  In addition and without limitation, Lender may exercise any one or
more of the foltowing rights and rermedies:

Accelerate Indebtedness. Lender may daclare the entire Indebledness, including any prepayment penally which Grantor would be required
1o pay, immediately due and payable, without notice of any kind to Grantor,

Assemble Collatersl. Lander may require (Grantor to deliver to Lender all or any portion of the Collateral and any and all certificates of title
and other documerits relating to the Collateral. Lender may require Grantor to assemble the Collateral and make it available o Lender at 3
place o be designaied by Lender. Lender aiso shall have full power o enler upen the property of Grantor to take possession of and
ramave the Collateral. If the Colfatera! containg other goods not covered by this Agreement at the tirne of repossession, Granlor agraes
Lendar may take such other goads, provided that Lender makes reasonable efiorts to return them to Grantor after repossassion.

Salf the Collateral, Lender shall have full power o sell, lease, transfer, or ofherwise deal with the Collateral or procesds thereof in Lender's
own name or that of Grantor.  Lender may sell the Collateral at public auction or private sale. Unless the Collateral threatens o decline
speadily in value or is of a type custormarily sold on a recognized markst, Lender will give Grantor, and other persons as required by law,
reasonable notice of the time and place of any public sale, or the time after which any privaie sale or any other disposition of the Collateral
is to be mads, However, no notice need be provided to any person who, after Dvent of Default occours, enters into and authenticstes an
agresment waiving that person’s right to notification of sale. The reguirements of reasonable notice shail be met if such notice is given at
least ten (10) days befors the lime of the sale or disposition.  All expenses relating 1o the disposition of the Collateral, including without
irmitation the axpenses of retaking, helding, insuring, preparing for sale and selling the Collateral, shall become a parl of the Indebtedness
sucurad by this Agreement and shall be payahbie on demand, with interest at the Note rate from date of expenditure until repaid.

Appoint Recelver. Lender shall have the right to have a receiver appointed to take possession of all or any part of the Collateral, with the
power to protect and preserve the Collateral, o operate the Collateral praceding foreclosure or sale, and 1o collect the rents from the
Coligteral and apply the procseds, over and abave the cost of the receivership, against the Indebtedness. The receiver may serve without
bond i permitted by faw. Lender's right 1o the appointrment of a receivar shalt exist whether or not the apparent value of the Collateral
axceeds the Indebtedness by a substantial amount. Ernploviment by Lender shall not disgualify a person from serving as a raceiver.

Y o

Collect Revenues, Apply Accounis., Lender, either itself or through 8 receiver, may collect the payments, rents, income, and revenues from
the Collateral. Lender may at any time in Lendsr's discretion transfer any Collateral into Lender’s own nams or that of Lender's nominee
and receive the payments, rents, income, and revenues fherefrom and hold the same as secunity for the indabledness or apply it to
payment of the indebledness in such order of preference as Lender may determine. Insofar as the Collateral consists of accounts, general
intangibles, insurance policies, insttuments, chattel paper, choses in action, or similer property, Lender may demand, collect, receipt for,
setile, compromise, adjust, sue for, foreciose, or reslize on the Collsteral as Lender may determine, whether or not indebledness or
Collateral is then due.  For these purposes, Lender may, on behalf of and in the name of Grantor, receive, open and dispose of mail
addressed o Grantor; change any address to which mall and payments are to ba sent; and endorse notes, checks, drafis, money orders,
documnents of title, instruments and items pertaining to payment, shipment, or storage of any Collateral. To facllitate collection, Lender
rmayy notify account debtors and obiligors on any Collaterat to make paymenis directly to Lender.

Obtain Deficiency. W Lender chooses fo sell any or all of the Collstersl, Lender may oblain a judgment against Grantor for any deficiency
remaining on the indebledness due o Lender after application of all amounts received from the exercise of the rights provided in this
Agreement, Grantor shall be lisble for a deficiency even if the transaction described in this subsection is a sale of accounts or chatlel
paper.

Other Rights and Remedies. Lender shall have all the rghits and remedies of a secured creditor under the provisions of the Uniform
Cormnmercial Code, a5 may be amended from tme to time. In addition, Lendser shall have and may exercise any or all other rights and
remedias i may have available at favw, I equity, or otherwise.

Election of Remadies. Except as may be prohibited by applicable Jaw, &l of Lender's rights and remedies, whether avidenced by this
Agreement, the Related Documents, or by any other wriling, shall be cumulative and may be exercised singularly or concurrently.  Election
by Lender to pursue any remedy shall not exclude pursuit of any other remedy, and an election to make expenditures or to take action o
perform an obfigation of Grantor under this Agreement, after Grantor's failure to perform, shall not affect Lender's right 1o declare a default
arsl exarcise i remedies.

CHOICE OF VENUE. If there is a Iawsult, the undersignad, and if more than one, each of the undersigned, agree upon Lender's request to subrnit
o the jurisdiction of the courts of Los Angeles County, State of Califomia.
SUDHCIAL REFERENCE. if the waiver of the rght to & biial by jury s not enforceable, the parfies hereto agree that any and all disputes or
controversies of any nature betwean therm arising at any time shall be decided by a reference 1o a private judge, mutually selected by the parties
r, if they cannot agree, then any party may seek to have a private judge appointed in accordance with California Code of Civit Procedure §§
638 and 840 {or pursuant o somparable provisions of federat law If the dispute falls within the exclusive jurisdiction of the federal counts), The
raference proceedings shall be conducted pursuant to and in accordance with the provisions of California Code of Civil Procedure §§ 838
through 6451, inclusive. The private judge shall have the power, among others, to grant provisional relief, including without limitation, entering
temporary restraining orders, issuing prefiminary and permanent injunciions and appoiniing receivers. All such proceedings shall be closed to the
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public and confidential and al! records relating thereto shall be permanently sealed. If during the course of any dispute, & party dasires o seek
provisional refief, but a judge has not been appoeinted at that point pursuant to the judicisl reference procedures, then such party may apply to
the Court for such relief. The proceeding before the private Judge shall be conduciad in the same manner a3 it wouid be before a court under the
rules of evidence applicable 1o judical proceedings. The parties shall be entitled fo discovery which shall be conducted in the same manner as il
would be before @ court under the miles of discovery applicable to judicial proceedings. The private judge shall oversee discovery and may

oe all discovery rules and orders applicabie to judicial procesdings in the same manner as a trial court judge. The parties agree that the
ed or appointed private judge shall have the power to decide all issuss in the action or proceeding, whether of fact or of law, and shall
report @ statement of dedision thereen pursuant to Califormia Code of Civil Procedure § 644{a). Nothing in this paragraph shall limit the right of
any party at any ime o exerise sei-help remadies, foreclose agsinst collateral, or obtain provisional remedies. private judge shall also
determing all issues refating to the applicability, iInterpretation, and enforceability of this paragraph:

The parties agree that time i3 of the essence in conducting the referenced proceedings. The parties shall prompily and diligently cooperate with
one another and the referes, and shall perform such acts as may be necessary 1o obtain prompt and expaditious resclution of the dispute or
cortroversy in accordance with the terms hereof. The costs shall be bome equally by the parties.

MISCELLANECUS PROVISIONS. The following miscellaneous provisions are a part of this Agreement:

Amendments. This Agreement, together with any Related Decuments, constitutes the en understanding and agreement of the parlies
as to the matters set forth in this Agresment. No alteration of or amendment fo this Agreement shall be effective unless given in writing
and signed by the party or parties sought to be chamed or bound by the alteration or amendment,

Adtorneys’ Fees; Expenses. Grantor agrees to pay upon demand all of Lender's cosis and expenses, including Lender's allorneys’ fees and
Lender's legal expenses, incurred in connection with the enforcement of this Agreement. Lender may hire or pay somecne else 1o help
enforce this Agreement, and Grantor shall pay the costs and expenses of such enforcement. Costs and expenses include Lender's
attorneys' fees snd legal expanses whether or not there i a lawsult, including atiomeys' fees and legal expenses for bankruploy
procesdings {ncluding efforts to modify or vacate any avtomatic stay or infunction}, appeais, and sny anticipated postjudgment coliection
sarvices. Grantor also shall pay all court costs and such additional fees as may be directed by the count.

Caption Headings. Caption headings i this Agreement are for convenlence 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 applicable to Lander and, to the extent not preempted by federal faw, the
faws of the State of California without regard to ifs conflicts of Jaw provisions., This Agreement has been accepied by Lendar in the Siate
of California,

Preference Payments. Any monies Lender pays because of an asserted preference claim in Grantor's banksuptoy will become a part of the
indebtedness and, at Lender's option, shall be payable by Granior as provided in this Agreament.

o Walver by Lender. Lender shall not be deemad to have walved any rights under this Agreement unless such waiver is given in writing
and signed by Lender. Mo delay or omission on the padd of Lender in exercising any right shall operate as a walver of such right or any
other right. A waiver by Lender of a provision of this Agreement shall not prejudice or constitute a walver of Lender's right otherwise 1o
demand strict compliance with that provision or any other provision of this Agr eri. No prior waiver by Lender, nor any course of
dealing between Lender and Grantor, shall constitite a waiver of any of Lender’s rights or of any of Grantor's obligations as to any future
fransactions. Whenaver the consent of Lender is reguired under this Agresment, the granting of such consent by Lender in any instance
shall not constitute continuing consent to subsequent instances where such consent s required and in &l cases such consent may be
granted or withheld in the sole discretion of Lender.

Notices. Any notice reguired to be given under this Agreement shall be given in writing, and shall be effective when actually delivered,

when astually received by telefacsimile {Unleas otherwise required by taw), when deposited with a nationally recognized overnight courier,
or, if malled, when deposited In the United States mail, as first class, sertifisd or registered mall postage prepald, directed to the addressoes
shown near the beginning of this Agreement, Any parly may change its address for notices under this Agreement by giving formal wriften
notice to the other parties, specifying that the purpose of the notice is o change the parlys address. For notioe purposas, Grantor agrees
to keep Lender informed at all fimes of Grantor's current address.  Unless otherwise provided or required by law, I thera is more than one
Grantor, any notice given by Lender 1o any Grantor is deemed to be notice given to all Grantors.

Power of Attorney. Grantor hereby appoints Lender as Granlor's irrevocable attorney-in-fact for the purpose of executing any docurments
necessary to perfect, amend, or to continue the security interest granted in this Agresment or to demand termination of fiings of other
secured parties. Lender may at any fime, and without further suthorization frorm Grantor, file a carbon, photographic or other reproduction
of any financing statement or of this Agreement for use a5 a financing slatement. Grantor will reimburse Lender for sil expenses for the
perfection and the continuation of the parfaction of Lender's securily interast in the Collateral.

Waiver of Co-Obligos’s Rights. If more then one person is obligated for the Indebtedness, Grantor irevosably walves, disclaims and
refinguishes all claims against such other person which Grantor has or would otherwise have by virtue of payment of the indebtadness or
any part thereof, specifically including but not limited to ali rights of indernnity, contribution or exoneration.

Severabliity. If 8 court of competent jurisdiction finds any provision of this Agraement to be flegal, invalid, or unendorceable as 1o any
drournstance, that finding shall not make the offending provision Hlegal, invalid, or unenforceable as to any ofher droumstance. I feasible,
the offending provision shall be considersd modifiad so that it becomes legal, valid and enforcesble. If the offe g provigion cannat be so
modified, it shall be considered deleted from this Agreement. Uniass otherwise required by law, the lllegsiity, invalidity, or unenforseability
of any provision of this Agreemant shall not affect the legality, validity or enforceability of any othar provision of this Agreerment.

Successors and Assigns. Subject to any limitations stated in this Agreernent on transfer of Grantor's interest, this Agreement shall be
binding upon and inure to the benefit of the parties, theilr successors and assigns.  If ownership of the Collateral becomes v dina
person other than Grantor, Lender, without notice to Grantor, may deal with Grantor's succassors with reference 1o this Agreement and the
indebtedness by way of forbearance or extension without releasing Granter from the obligations of this Agreement or liability under the
indebtedness.

Survival of Representations and Warranties, Al representations, wamanties, and agreements made by Grantor in this Agreement shall
survive the execution and celivery of this Agreement, shall be continuing in nature, and shall remain in full force and effect Ll such tme
a3 Grantor's Indebiedness shail be paid in full.

Time Is of the Essence. Time is of the essence in the performance of this Agresment.

Waive Jury. To the extent permitted by applicable faw, all parties to this Agreement hereby walve the right to any jury trdal in any action,
proceeding, or counterciaim brought by any party against any other pariy.

Oral Agreements Not Effective. This Note or Agreement embodies the entire agreement and understanding betwesn the parties hereto with

TRADEMARK
REEL: 006112 FRAME: 0553




COMMERCIAL SECURITY AGREEMENT
Loan No: 332001353 {(Continued) Page 6

respect fo the subjest matter haereot and supersedes all pricr oral or writien negofiations, agreements and undersiandings of the parties
with respect to the subject matier herecf and shafl remain in full force and effect in accordance with #ts terms and conditions. Moraover,
any subsequent oral siatements, negotiations, agreamenis or understandings of the partiss shall not be affective against Lender unless ()
expreesly stated in wiiting, (i} duly approved and authorized by an appropdate decision making committee of Lender on such ferms and
sonditions as such cormmittes shall deem necessary or appropriate in the commitiee’s sole and absolute opinion and judgment and i}
executed by an authorized officer of Lender. Borrower shall not rely or act on any oral ststemnents, negotiations, agreements or
understandings between the pariss at anylime whatsoever, including before or during any Lender approval process stated above, Borrower
goknowledges and agrees that Borrower shall be responaible for s own actions, including any detrimental relfance on any oral staterments,
negotiations, agreements or understandings betweaen the parties and that Lender shalt not be liable for any possible daims, counterclaims,
demands, actions, causes of action, damages, cosfs, expenses and flability whatsoever, known or unknown, anticipated or unanticipated,
suspected or unsuspected, at law or In equity, originaling in whol2 or in part in connection with any oral staternents, negotiations,
agreaments or understandings between the parties which the Borrower may now or hereafter claim against the Lender. Neither this Note
or Agresment nor any other Related Document, nor any terms hereof or thereof may be amended, supplermnented or modified except in
accordance with the provisions of this seclion. Lender may from fime to fme, (@) enler info with Borrower written amendments,
supplements or modificalions harets and o the Related Documents or (b) walve, on such terms and conditfions as Lender may specily in
such instrument, any of the requirements of this Note or Agreement or the Related Documents or any Event Defaull and its consequances,
if, but only if. such amendment, supplement, modification or wabver is (i) expressly stated in writing, {) duly approved and authorized by an
appropriate decision making commitise of Lendar on such terms and conditions 8s such committes shall deem necessary or appropriate in
the commitlee’s sole and absolute opinion and judgment and (i) exscuted by an authorzed officer of Lender. Then such amendment,
supplement, modification o waiver shail be effective only in the gpecific instance and spacific purpose for which given.

DEFEITIONS. The fllowing capitalized words and terms shall have the following meanings when used in this Agreement.  Unless specifically
stated to the contrary, all references to doliar amounts shall mean amounts in lawful money of the United States of America. Words and terms
usad in the singuiar shall include the plural, and the plural shall inciude the singular, as the context may require. Words and {emms not otherwise
defined in this Agreement shall have the meanings attributed o such terms in the Uniform Commercial Code:

Agreement. The word "Agreement” mesns this Commercial Sacurity Agreement, as this Commercial Security Agreement may be amended
or modified from dme to ime, together with all exhibits and schedules attached to this Commaercial Security Agreement from Hme o time.

Barrower. The word "Borrowsr” means KAM LEE YUEN TRADING CO., INC. and includes all co-signers and co-imakers signing the Note
and alf their successors and assigns.

Collateral. The word "Collateral” means all of Grantor's right, title and interest in and to alt the Golisteral as described in the Collateral
Desoription section of this Agresment.

Befault, The word "Default” means the Default set forth in this Agreement in the section {itled "Defauit”.

Environmental Laws. The words "Envionmental Laws" mean any and sl state, federsl and local statutes, reguiations and ordinances
relating to the protection of human health or the environment, including without limitation the Comprehensive Environmental Respanse,
Compensation, and Lisbility Act of 1980, as amendad, 42 U.3.C. Saction 8601, et seq. ("CERCLA"), the Superfund Amendmenis and
Reauthorization Act of 1986, Pub. L. No. 89-488 ("SARA"), the Hazardous Materals Transportation Act, 48 U.8.C. Section 1801, et seq.,
the Resource Conservalion and Recovery Act, 42 U.8.C. Seaction 6301, et seq., Chapters 6.5 through 7.7 of Division 20 of the California
Health and Safety Code, Seclion 25100, et seq., or other applicable state or federal laws, ruies, or reguiations adopted pursuant thereto,

Event of Default. The words "Event of Defaull mean any of the events of default set forth in this Agresment in the defaull section of this
Agreement.

Grantor. The word "Drantor” means KAM LER YUEN TRADING CO., INC..
Guarantor. The word "Guaraniar” means any guarantor, surely, or accommodation party of any or all of the Indebtedness.

Guaranty. The word "Guaranty” means the guaranty from Guarantor o Lender, including without imitation a guaranty of ali or part of the
Hote.

Hazardous Substances. The words "Hazardous Subsiances” mean materals that, because of their quantity, concentration or physical,
chemical or infectious characteristics, may cause of pose a present or potential hazard 1o human heslth or the environment when
impropety used, realed, stored. posaed of, generated, manufactured, transported or otherwise handled. The words "Hazardous
Substances” are used in thelr very broadest sense and include without limitation any and all hazardous or foxic substances, materials or
waste as defined by or listed under the Environmental Laws. The term "Hazardous Substances” also includes, without fimitation, petrofsum
and petroleum by-products or any fraction therecf and asbestos.

indebtedness. The word "indebtedness” means the indebiedness evidenced by the Note or Related Documents, including all principa and
interest together with sil other indebiedress and cosis and expenses for which Grantor is responsitie under this Agreement or under any of
the Refated Documenis. Spedifically, without Hmi#tation, indebledness includes alf amourds that may be indirectly secured by the
Cross-Collsteralization provision of this Agrsement.

Lender. The word "Lender™ means East West Bank, its successors and assigns.
Mote. The word "Mote” means the Note dated June 22, 2017 and executed by KAM LEE YUEN TRADING COC., INC. in the principal
ameount of $2820,000.00, gether with all renewsals of, extensions of, modifications of, refinencings of, consolidations of, and
substitutions for the note or oredit agreement,
Property. The word “Froperty” means all of Grantor's right, titte and interest in and 1o all the Property as described in the "Collateral
Description™ sectien of this Agresment.
Related Documents. The words "Related Documents” mean all promissory notes, credit agreements, Ioan agreements, environmental
agreements, seowrily agreements, morigages, deads of trust, securily deeds, collateral mortgages, and all other instruments, agreements
and docurnents, whether now or hereafter existing, executad in connaction with the Indetdsdness.
GRANTOR HAS READ AND UNDERSTOOQD ALL THE PROVISIONS OF THIS COMMERCIAL SECURITY AGREEMENT AND AGREES TO ITS
TERMS. THIS AGREEMENT I5 DATED JUNE 22, 2017,
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GRANTOR:

KAM LEE YUEN TRABING CO., INC.
4
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