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COMMERCIAL SECURITY AGREEMENT

Borrower: 1510 ZEPHYR AVE, LLC Lender: East West Bank
1510 Zephyr Avenue Loan Servicing Department
Hayward, CA 84544 3300 Flair Drive, 6th Floor

El Monte, CA 91731

Grantor: Kam Lee Yuen Tiading Co., Inc,
1510 Zephyr Avenue
Hayward, CA 84544

THIS COMMERCIAL SECURITY AGREEMENT dated March 19, 2020, is made and executed among Kam Lee Yuen Trading Ca., Inc. {"Grantor");
1510 ZEPHYR.AVE, LLC ("Borrower”); and East West Bank {"Lender™).

GRANT OF SECURITY INTEREST. For valuable consideration, Grantor grants fo 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 ail other rights
which Lender may have by law.

COLLATERAL DESCRIPTION. The word "Collateral" as usad in this Agreement means the following described property, whether now owned or
hereafter acquired, whether now existing or hereafter ansing, and wherever Jocated, in which Grantor is giving to Lender a security interest for
the payment of the Indebtedness and perfermance of ali other obligations under the Note and this Agreement:

All inventory, squipment, accounts (including but not limited to. all health-care-insurance reseivables), chattel paper, Instruments (including
but not limited to all promissory notes), letter-of-credit rights, tetters of credit, documents, deposit accounts, investment property, money,
cother rights to payment and performance, and general intangibles {including but not fimited to all software and alf payment infangibles); aff
oil, gas and cther minerals before extraction; alf oil, gas, other minerals and accounts constituling as-extracted coliateral; al fixtures; all
timber to be cut; all altachments, accessions, accessories, fitlings, increases, tools, parts, repairs, supplies, and commingled goods relating
to the foregoing property, and ail additions, replacements of and substitulions for all or any part of the foregoing property; all insurance
refunds relating to the foregoing property; all good will relating to the foregoing property; ail records and data and embedded software
refating to the foregoing property, and. all equipment, inventory and software to utilize, create, maintain and process any such records and
data on olectronic media; and all supporting obligations: relating to the foregoing property; 8l whether now existing or hereafter arising,
whether now owned or hereafter acquired or whether now or hereafier subject to any rights in the foregoing property; and all products and
proceeds {fncluding but not fimited to all insurance payments) of or relating to the foregoing property.

Al Trademarks Including but not limited to the following:

1. United Btates-Serial #76692833 with a filing date of Septeinber 12, 2008 and Registration #36710788 with & registration date of April
28, 2009.

2. United States Serial #76607510 with a filing date of August 18, 2004 and Registration #3091933 with 3 regisiration date of May 18,
2008

i addition, the word "Coliateral” also includes. ail the foliowing, whether now owned or hereafter acyuired, whether now existing or hereafter
arising, and wherever located:

(&) All ageessions, attachments, accessories, replacemerits of and additions to any of the collateral described herein, whether added now
or later.

(B} All products-and produce of any of the preperty descrbed in this Collateral section.

{C) Al accounis, gengral intangibles, nstrurrents, rents, fonies, payments, and ail other rights, arising out of a sale, leage, consignment
or other disposition of any of the propenty described in this Collateral section.

(DY Adi proceeds (including insurance proceeds) from the sale, destruction, oss, or other dispositionr of any of the property describad in this
Collateral section, and sums due from a third party who has damaged or destroyed the Coilateral of from that party's insurer, whether due
o judgment; settlenient or other process.

(£) Al records and data relating to @ny of the property described in this Collateral section, whether in the form of @ writing, phatograph,
microfilm, microfiche, or electronic media, together with all of Grantor's right, fitle, and interest in and to all computer sofhware required 1o
utilize, create, maintain, and process any such records or dals on electronic media.

CROSS-COLLATERALIZATION. In addition to the Nole, this Agreement secures ail obligations, debis and liabilities, plus interest thereon, of
either Grantor or Borrower o Lender, ar any ong or more of them, as welt as all claims by Lender against Borrower and Grantor or any one or
more of them, whether now existing or hergafier arising, whether related or unrelated to the purpese: of the Note, whether voluntary or
ofhenwise, whether due or not due, direct or indirect, determined or undetermined, absoluie or contingent, liquidated or unliguidated, whethear
Borrower or Grantor ray be liable individuaily or joirtly with others, whether obligated as guarantor, surety, sccommodation party or otherwise,
and whether recovery upon such amounts may be or hereafier may become barrad by any statute of limitations, and whether the obligation to
repay such amounis may be or hereafier may become othérwise unenforesable.

BORROWER'S WAIVERS AND RESPONSIBILITIES. Except as otherwise required under this Agreement or by applicable Jaw, (A) Borrower
agraes that Lender need hot tell Borrower about any action or inaction Lender takes in connection with this Agreement; (B) Borrower assumes
the responsibility for being and keeping informad about the Collateral: and (C) Borrower waives any defenses that may arise, because of any
action or inaction of Lander, including without fimitatio any failure of Lender 1o realize upen the Collateral or any delay by Lender it realizing
upen the Coflateral; and Borrower agrses it renain liable under the Note ne matter what action Lender takes or fails 1o take under this
Agreement.

GRANTOR'S REPRESENTATIONS AND WARRANTIES. Grantor watrants that (A) this Agreement is execuied at Borjower's request and not
at the request of Lender; (B} Grantor has the full -ight, power and authority 1o enter info this Agreement and 1o pledge the Collateral to Lender;
(C) Grantor has established adequate means of obtaining fram Borrower on a continuing basis information about Borrower's financial condition:
and (D) Lender has made rio representation to Grantor about Rorrower or Borrower's creditworthiness.

GRANTOR'S WAIVERS. Except as prohibited by applicabie law, Granior waives any right 1o requireé Ltender fo (A)  make any presentment,
protest, demand, or notice of any kind, including notice of charge of any terms of repayment of the Indebledness; default by Berrowesr or any
other guaranior or syurety, any action or nonaction taken by Borrower, Lender, or any other guarantor or surety of Borrower, or the oreation of
new or additional Indebiedness; (B} proceed against any person, including Borrower, before proceading agalgsh Graniar | (1 aoeed against
any colisteral for the Indebtedness, including Borrower's collateral, before procgeding against Granior; (Jﬁ‘mt Am%r proceeads
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COMMERCIAL SECURITY AGREEMENT
Loan No; 769619058 {Continued) Page 2

received sgainst the Indebtedness in any order; {&) give notice of the terms, time, and place of any sale of any coliateral pursuant to the
Uniform Commercial Code or any other law governing such sale; {F) disciose any information about the indebtedness, the Bomrower, any
colfateral, or any other guaranior or surety, or aboul any action or nonaction of Lender; or (G} pursue any remedy or course of aclion in
Lender's power whatsoever.

Grantor also waives any and all rights or defenses arising by reason of (A} any disabiiity or other defense of Borrowsr, any other guarantor or
surety or any other person; (B) the cessation from any cause whatscevar, other than paymient in full, of the Indebtedness; (C) the application
of proceeds of the Indebledness by Bomower for purpeses other than the purposes understood and intended by Grantor and Lender; (D) any
act of omission or commission by Lender which directly or indirectly results in or contribules to the discharge of Borrower or any other guaranior
or surely, or the: Indebledness, or the loss or release of any collateral by operation of law or otherwise; {(E) any statute of iimitations in any
action under this Agreement or on the Indebledness; or (F) any modification ¢r change in terms of the Indebiedness, whatsoever, including
without limitation, the renewal, exténsion, acceleration. or other change in the time payment of the Indebtedness is due and any change in the
inferest rate.

Grantor walves. all rights and defenses arising out of an election of remedies by Lender even though that election of remedies, such as a
nen-judicial foreclosure with respeat to security for s guarantead obligation, has destroyed Grantor's rights of subrogation and reimbursement
against Borrower by operation of Section 580d of the California Code of Civit Procedure or othenwise.

Grantor waives alf rights and defenises that Grantpr may have because Borrower's obligation is secured by real property. This means among
sther things: (1) Lender may collect from Granter without ficst foreclosing on any real properiy coftateral pledged by Borrower 7 and (2) i Lender
forecloses on any real property collateral pledged by the Borrower ¢ (A) The amount of the Borrower's abligation may be reduced only by the
price for which the collateral is sold at the fereciosure 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 propeny collaters], has destroysd any right the Grantor may have to collect from
the borrower. This is an unconditional and irrevocatile waiver of any rights and defenses the Granior may have because ths Borrower's
obligation is secured by real property. These rights and defenses include, but are not limited to, any rights and defenses based upon Sections
&80a, 580b, 580d, or 726 of the Code of Civil Procedu-e.

Grantor understands and agrees that the foregoing waivers are unconditional and irrevacable 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 taws of surstyship and guaranty, anti-deficiency laws, and the Uniform Commercial Code. Grantor further undersiands
and agrees that this Agreement is a separate and independent contract between Grantor and Lender, given for fuil and ample consideration, and
is enforoeable on its own terms. Grantor acknowledges, that Grantor has provided these waivers of rights and defenses with the intention that
they be fully relied upon by Lender. Untll all Indebiedness is paid in full, Grantor waives any right 1o enforce any remedy Sranter may have
against Botrower or any other guarantor, suraty, or other person, and further, Grantor waives any right fo participate in any collateral for the
Indsbiedness now or hareafter heid by Lender.

GRANTOR'S REPRESENTATIONS AND WARRANTIES WITH RESPECT TO THE COLLATERAL. With respect to the Collateral, Srantor represents
and promises o Lender that

Perfection of Securty Interest. Grantor agrees to take whataver actions are requested by Lender to perfect and continug Lender's sECurity
interest in the Collateral. Upon request of Lender, Grantor will deliver to Lender any and alf of the documents evidencing or constituling the
Coliateral, and Grantor will note Lender's interest upon any and all chattel paper and instruments i not defivered o Lender for nessession
by Lender. 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 gven though for a period of time Borrower may not be indebted to Lender,

Notices to Lender. Grantor will promptly nofify Lender in writing at Lander's address shown above (o such other addresses. as Lender may
designate from time 1o time) prior to any (1) change in Grantor's name; (2) change in Grantor's assumed business namafs); {3y change
in the management of the Corporation Grantor; (4) change in the authorized signer(s); (5) changs in Grantor's principal office address;
{8) change in Grantor's state of organization; (7} conversion of Grantor to g riew or different type of business. entity; or {8y change. in
any other aspect of Grantor that directly or indirecily relates to any agreements betwesn Grantor and Lender. No change'in Granior's name
or state of organization will take effect until atter Lender has received notice.

No Violation. The sxecution and defivery of this Agreement will not violate any law or agreement governing Grantor or fo which Grantor is
a party, and iis cedificate orarticles of incorporation and bylaws do not pronibit any term or condition of this Agreement:

Enforceability of Collateral. To the extent the Coliateral consists of sccounts, chattel paper, or general intangibles, as defined by ihe
Uniform Commercial Code, the Collateral is enforceable in accordance with its terms, s genuine, and fully complies with ail applicable laws
and regufations cenceming form, content ard manner of preparation and execution, and ali persons appearing to be obligated on the
Coliaterat have aythority and capacily to contract and are in fact obligated as they appear 1o be on the Collateral, There shall be rio setoffs
or counterclaims against any of the Collatera | and 1o agreement shall have been made under which any deductions or discounts may be
claimed concerning the Collateral except these disclosed to Lender in writing.

Location of the Coliateral. Except in the ordinary course of Srantor's business, Grantor agrees 1o keep the Collateral (or to the exteni the
Coliateral consists of intangible: property: such as accounts or general intangibles, the records concerning the Collateral) at Grantor's
address shawn above ar at such other jocations as are acceptablé o Lender. Upon Lender's request, Granfor will deliver to Lender in form
satisfactory 1o Lender g schedule of real propar and Collateral jocations reiating to Grantor's operations, ncluding without firmitation the
following: (1) all real propenty Grantar owns or is purchasing; (2) ali real property Grantor is renting. Or leasing; (3) a2l storage facilitiss
Grantor owns, rerts, leases, or uses; and (4) 8l other properties where Collateral is or may be Incated

it

Removal of the Collateral, Except in the ordinary course of Grantor's business, Grantor shall not remove the Collaterat from its axisting
iocation without Lender's prior written consert. Granter shall, whenever requested, advige Lender of the axact location of the Coliateral

Transactions Invelving Collateral.  Except for invantory sold or accounis collected i the ordinary course of Grantor's business, o as
otherwise provided for in this Agregment, Graritor shall not sell, offer to sell, or otherwise transfer or dispose of the Collateral. Granio
shall not pledge. mortgage, ensumber or otherwise permit the Collateral to be subject to any lien, securlly interest, encumbrance, or
charge, other than the security interest provided for in this Agreament, without the prior wriften consent of Lender. This includes security
interests aven if junior in right 10 the securily interests granted under this Agreement. Unless waived by Lender, alt proceeds from any
disposition of the Collateral {for whatever reason) shall be held in trust for Lender and shall not be commingled with any other funds;
provided however, this requirement shail not constitute consent by Lender to any sale or other disposition.  Upon receipt, Granter shail
immediately deliver any such praceeds 10 Lender.

Title. Grantor represents and warrants 1o Lender that Grantor holds good and marketable title to the Coliatersl, free and clear of all liens
and encumbrances except for the lien of this Agrsement. No financing staternent covering any of the Collateral is on file in any public
office other than those which reflect the security interest ereated by this Agreement or 1o which L?FRaAIEEMA:RKwnsemeGI

o

Grantor shall dafend Lender's rights in the Collateral against the claims and demands of all other persoris.
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COMMERCIAL SECURITY AGREEMENT
Loan No: 769619058 {Continued) , Page 3

Repairs and Maintenance. Grantor agrees 1o keep and mainiain, and 1o cause others 1o keep and maintain, the Coliateral in good crder,
repair and condition: at all imes while this Agreement remains i effect. Grantor further agrees to pay when dug all daims for work done
Gri, ofr services rendered or material furnished in connection with the Coliateral so that no lien or encumbrance may ever stiach to or be
filed against the Collateral.

Inspection of Collateral. Lender and Lender's designated representatives and agents shall have the right at @l reasenable timies to examine
and inspect the Collateral whersver located.

Taxes, Assessments and Liens. Grantor will pay when due all taxes, assessments and liens upon the Collateral, its use or oparation, upon
this Agreement, upon any promissory note or notes evidencing the Indebtedness, or ugon any of the other Related Dosuments. Grantor
may withhold any such paymeant or may elect to contest any fien if Grantor is in good faith conducting an appropriats procesding to confest
the obligation & pay and so long as Lender's interest in the Collateral 5 not jeopardized in Lender's sole opinion. i the Collateral is
subjected to a lien which is not discharged within fifteen (15) days, Grantor shall deposit with Lender cash, a sufficient corporate surety
tond or other security satistactory to Lender in an amount adequate to provide for the discharge of the lien plus any interest, costs,
attorneys' fees or other charges that could accrue a3 & result of foreclosure or sale of the Collateral. in any contest Grantor shall defend
tself and Lender and shall satisfy any final adverse judgment before enforcement against the Coltateral. Grantor shall name Lender as an
additional obiigee under any surety bond fumished in the Contest proceedings. Grantor further agrees to furnish Lender with evidence that
such fakes, assessments, and governmental and other charges have been paid in full and in a timely manner. Granter may withhold any
sush payment or may elect to contest any lien it Grantoris in good faith conducting an appropriate proceeding to contest the obligation fo
pay and so long as Lender's interest in the Collateral is not jeopardized.

Compiiance with Governmentsl Requirements. Grantor shall comply promptly with all laws, ordinances, rules and regulations of all
govemmental authorities, now or hereafter in effect, applicabie 1o the ownership, production, disposition, of use of the Collateral, including
all taws or reguiations relating to the undue erosior of highly-erodible fand or reialing to the conversion of wetlands for the production of an
agricultural product or commodity., Grantor may contest i good faith any such law, ordinance or regulation and withhold complia
during any proceeding, including appropriate appeals, so long as Lender's interest in the Coliateral, in Lender's opinion, is not jeopardiz

Hazardous Substances. Grantor represents and warrants that the Collateral never has been, and never will be s fong as this Agreement
remaing a lien on the Collateral, used in vislation of any Environmental Laws or for the generation, manufacture, storage, transportation,
freatment, disposal, refease or threatened release of any Hazardous Substance. The representations and warranties contaited herein are
based on Grantor's due diligence in investigating the Collateral for Hazardous Substances. Grantor hereby (1) releases and waives any
futore ms against Lender for indemnity or cenlripution in the event Grantor becomes fable for cleanup or other costs under any
Environmental Laws, and (2) agrees fo indemnify, defend, and hold harmiess Leénder against-any and 2il claims and losses resulting from a
breach of this provision: of this Agreement. This obligation o indemnify and defend shall survive the payment of the Indebledness and the
satisfaction of this Agreement

o

Maintenance of Casualty Insurance. Grantor shzll procure and maintain all risks insurance, including without imitation fire, theft and
liabilty coverage together with such other insaranice as Lender may require with respect to the Coliateraf, in form, amounts, coveragas and
basis reasonably acceplable to Lender and issued oy 2 company or companies reasonably acceptable to Lender. Grantor, Upon reguest of
Lender, will deliver to Lender from time to ims the policies or certificates of insurance in form safisfactory to Lender, including stipulations
that coverages wilt not be cancelled or diminished without 4t least thirty (30) days’ prior written notice to Lender and not including any
digclaimer of the insurer's Hability for fallure to give such 3 notice. Each insurance policy also shall 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 person. I connection
with all policies covering assefs in which Lender holds or is offered 2 security interest, Granter will provide Lander with such loss payable
or other endorsemerts as Lender may require; If Grantor at any time fails to obtain or maintain any insurance as reguired under this
Agreement, Lendser may (but shall not be obligated to) obtain such insurance as Lender deems appropriate, including if Lender so chocses
"single interest insurance,” which will cover only Lender's interest in the Collateral.

Application of insurance Proceeds, CGrantor shalt promptly notify Lender of any ioss or damage to the Coliateral if the estimated cost of
repair-or replacement exceeds $10,000.00, whethar ornot such casualty or 1088 is covered by insurance. lender may make proct of loss
if Grantor fails o do so within fiteen (18} days of the casualty. All proceeds of any insurance on the Collateral, including acorued proceeds
thergon, shall be held by Lender as part of the Tollateral. If Lender consents to repair or repiacement of the damaged ¢ destroyed
Collateral, Lender shall, upan satisfactory proof of expenditure, pay or reimburse Grantor from the procesds for the reasonable cost of
repair or restoration.  If Lender does not consent o repair or replacement of the Collateral, Lender shall retain a sufficient amount of the
proceeds fo pay all of the Indebtedness, and shall pay the balance to Grantor. Any proceeds which have not been disbursed within six (8)
reonths after their receipt and which Grantar has not committed to the repair or restaration of the Coliaterat shall be used fo prepay the
Indsbtedness.

insurance Reserves. Lender may require Grantor 1o maintain with Lender reserves for payment of insurance premiums, which reserves shall
be created by rnonthly payments from Grantor of 5 Sum estimated by Lender o be sufficient to produce, st least fifleen (15) days before
the premium due date, amounts at least equal to the inswrance premiums fo be paid. I fiteen (15) davs before payment is dus, the reserve
funds are insufficient, Grantor shall upon demand pay any deficiency to Lender. The reserve funds shall be held by Lender as a general
deposit and shall constitule a non-interest:-bezring account which Lender may satisfy by payment of the insurance premiums required 1o be
paid by Grantor as they become dus. Lender does not hold the reserve funds in trust for Grantor, and Lender is not the agent of Grantor
for payment of fhe insurance premmiums required 1o be paid by Grantor. The respensibility for the payment of premiums shall remain
Grantor's sole responsibility.

Insurance Reports: Grantor, upon request of Lender, shall fumish to Lender reports on each existing policy of insurance showirig such
information as Lender may reasonably request including the Tollowing. (1) the name of the insurer; {2} the risks insured; (3} the amount
of the policy; (4) the property insurad; (5) the then current value on the basis of which insurance has been obtained and the manner of
determining that value; and (§) the expiration dzte of the policy. in addition, Grantor shall upon request by Lender (however not more
often than annually) have an independent apgraiser satisfactory to Lender detérmine, as applicable; the cash value or teplacement cost of
the Gollateral,

Financing Statements. Granior authorizes Lender to file a UCT financing stafement, or alterhatively, & copy of this Agreement fo perfect
Lender's security interest. At Lender's request, Srantor additionally agrees to sign all other documents that are necessary o perfect,
protect, and continue Lender's security intarest in e Property. This includes making sure Lender is shown as the first and only security
inferest holdar on the Hlie covering the Proparty. Grantor will pay all filing fees, title transfer fees, and other fees and costs inveived uriess
prohibited by law or unless Lender s required by law to pay such fees and cosls. Grantor wrevocably appoints Lender to execute
decuments necessary to transfer title if there is 2 defaull. Lender may file a copy of this Agreement asa financing statément

GRANTOR'S RIGHT TO POSSESSION. Until defaclt, Granfor may have possession of the tangible personal property and baneficial use of all the
Collateral and may use it in any lawful manner ndt inconsistent with this Agreement or the Related Docurme FR/APE NEAR K s fgnt 1o
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COMMERCIAL SECURITY AGREEMENT
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possession and beneficial use shall not apply to any Collateral where possession of the Coliateral by Lender is reguired by law to perfect
Lender's securlty intersst in such Collateral. If Lender at any time has possession of any Collateral, whether before or after an Event of Default,
Lender shall be deemed to have exercised reasonsble care in the custody and presenvation of the Collateral if Lender takes such action for that
purpose as Grantor shall request or as Lender, in Lender's sole discretion, shall deem appropriate under the sircumstances, but failure o honor
any request by Grantor shall not of iiself be desmed to be a failure fo exercise reasonable care. Lender shall not be reguired to take any steps
necessary fo preserve any rights in the Collateral against prior parties, nor to protect, praserve or maintain any secyrity interest given o sesure
the indebiedness.

LENDER'S EXPENDITURES. [ any action or preceeding 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 Granitor's failure 1o
discharge or pay when due any amounts Grantor is required {o discharge or pay under this Agreement or any Related Documents, Lénder on
Grantor's behalf may {but shail not be sbligated to) take any action that Lender deems appropriate, including but not limied to discharging or
paying all taxes, liens, security interests, encumbrances and other claims, at any time levied ot placed on the Collateral and paving all costs for
insuring, maintaining and preserving the Collateral. All such expenditures incurred or paid by Lender for such purptses will then bear intérest 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 Indebtedness and, at Lender's option, will (A) be payable on demand; (B) be added {o the balance of the Note and be appartioned
amornig and be payable with any installment payments o become due during sither (1) the term of any applicable Insurance policy; or {2) the
remaining tarm of the Note;or (G} be treated as-a balloon payment which will be dus and payable at the Note's matarity. The Agreement also
will secure payment of these amounts. Such right shall be in addition to all othar rights and remedies to which Lender may be entitled upon the
ocourrence of any Event of Default.

DEFAULT. Each of the following shall constitute a7 Bvent of Default under this Agreement:

Payment Default. Borrower fails to make any payment when due under the Indebtedness.

Other Defaults. Borrowsr or Grantor fails to comply with or to perform any other {ferm, obligation, sovenant or condition comtained in this
Agreement or in any of the Related Documsants or fo comply with or to perform any term, obligation, covenant or condition contained in any
other agreement betwaen Lender and Bomrower or Grantor,

Default 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 of person that may materially affect any of Borrower's,
any guarantor's or Grantor's properly or ability to perform their respective obligations under this Agresment or any of the Related
Documents.

False Statements. Any wairanty, represenistion or statement made or furnished to Lender by Borrower or Grantor or on Bojrower's of
Grantor's behalf under this Agraement or the Relgted Documents is faise or misleading in any material respect, either now or at the time

made or furnished or becomss false or misieading &t any time thereaftar,

Defective Collateralization. This Agreement ¢r any of the Related Docurents ceases 10 be in full force and effact {including fallure of any
collateral document to create a valid ang perfected security interest or len) at any tims and for any reason.

ingolvency. The dissolution or lennination of Sorrower's or Crantor's exisience as a aning 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 typs of
creditor workaut, or the commencement of any procseding under any bankruptey or insolvency laws by or against Borrower or Grantor.

Creditor or Forfsiture Proceedings. Commencemsant of foreclosure or forfafture procesdings, whether by judicial procesding, seif-help,
repossession or any other methed, by any creditor of Borrower or Grantor or by any governmental agency against any collateral securing
the Indebledness. This includes & garmishment of any of Borrower's or Grantor's actounty, including deposit accounts, with Lender.
However, this Event of Default shall not apply if there is a good faith dispute by Borrower or Grantor as o {he validity or reasonableress of
the claim which is the basis of the creditor or forfeiture proceading and if Borrower or Grantor gives Lender writien notice of the Sreditor or
forfeiture proceeding and deposits with Lender menies of a surety band for the créditor or forfaiture proceeding, in an amount determined
by Lender, in iis sole discretion; as being an adequate reserve or bond for the disputes:

Events Affecting Guarantor. Any of the preceding events occurs with respect 1o any Guarantor of any of the Indebtedness or Guaranior
dies ar becomes incompetent or revokes or disputes the validity of, or Hiability under, any-Guaranty of the Indeblediess.

Adverse Change. A material adverse changa occurs in Borrowsr's or Grantor's financial condition, or Lender belisves the prospect of
nayment or perforrance of the Indsblednass 18 impaired.

Cure Provisions. If any default, other than a default in payment, is curable and if Grantor has not been given a notice of & breach of the
same provision of this Agreement within the preceding twelve (12) months, it may be cured if Granior, afier Lender sends written notice o
Borrower demaniding cure of such defaulty (1) curss the default within fifieen (15) days; or {2y If the sure requires mora than fifteen (18)
days, immediziely initigtes steps which Lender deems in Lender's sole discretion to be sufficient to cure the defaull and thereafter
continues and completes-all reasonable and neécesssry steps sufficient to produce compliance as soon a3 reasonably practical.

RIGHTS AND REMEDIES ON DEFAULT. If an Event of Default occours under this Agreement, at any time thereafter, Lender shall have ali the
rights of a secured party undsr the California Uniform Commarcial Code.  In addition and without limitation, Lender may exercise any one of
maore of the following rights and remedies:

Accelerate Indebtedness. Lender may declare the entire lndebtedness, inciuding any prepayment pendlty which Barrewer would be required
to pay, immediately due and payabie, without notics of any kind ta Rorrewer or Grantor:

Assemble Collateral, Lender may require Grantor to deliver to Lender all or any portion of the Collateral and any and &il certificates of title
and other documents relating to the Collateral. Lender may. require. Grantor to assemble the Collateral and make it avaiiable to Lenderat a
place to be designated by Lender. Lender also shall have full power to enter upon the property of Grantor to take possession of and
remove the Cullateral. if the Coliateral contains other gocds not covered by this Agresment at the time of repossession, Grantor agrees
Lender may take such other gonds, provided that Lender makes reasonable efforts fo return them to Grantor after rePUSSession.

Sell the Collateral. Lender shall have full power to sell, lease, transfer, or otherwise deal with the Collateral ot proceeds thereof in Lender's
own name of that of Grantor. Lender may seil the Collateral at public’ suction or private sale. Unless the Collateral threatens to degline
speedily in value or is of a type customarily sold an a resognized market, Lender will give Grantor, ard other persons as required by law,
reasonable notice of the time and place of any public sale, or the time after which any private sale or any other disposition of the Collaterat
is to be made. However, oo notice need be aravided to any person who, after Event of Default ooours, enters into and authenticates an
agresment waiving that person’s right to notification of sale. The requirements ©f reasonable rotice shail be met if such notice is giver at
least ten {(10) days hefore the time of the sale or disposition. Al expenses felating to the d

: =2 o: i osition o (Colig mﬂlﬁ?g without
imitation the expenses of retaking, hoiding, insuring, preparing for sale and selling the Coltateral, shall c?Fﬁ'A : é Y iehledness
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secured by this Agreement and shail be payable an demand, with interest at the Note rate from date of expenditure untif repaid.

Appoint Receiver, Lender shall have the right to have a receiver sppointed fo take possession of all or any part of the Collateral, with the
power o protect and pressive the Collateral, 1o operate the Collateral preceding foreclosure or sale, and to collect the rents from the
Collateral and apply the proceeds, ovar and 3bove the cost of the receivership, against the Indebiedness. The receiver may serve without
bond i permitted by faw: Lender's right to the aopointment of @ recsiver shali exist whether or not the apparent vaive of the Collaterat
exceeds the indebledness by a subsiantial amount. Employment by Lender shall not disgualify 5 person fram serving as a receiver,

¥

Coilect Revenues, Apply Accounts. Lender, either fself or through a receiver, may collest the payments, rents, income, and revenues from
the Collateral. Lender may at any time in Lender's discretion transfer any Collateral inte Lender's own name or that of Lender's nermines
and receive the payments, rents, ingcome, and revenues therefrom and hold the same as securify for the indebtedness or apply it to
payment of the indebtedness in such order of preference as Lender may defermine. Insofar as the Collateral consists of accounts, geheral
intangibles. insurance policies, instruments, chattel paper, choses in action, or similar property, Lender may demand, collect, receipt for,
settle, compromise, adjust, sue for, foreciose, or realize on the Collateral as Lender may determing, whether or not indebledness or
Coliateral is then due. For these purposes, Lender may, on behalf of and in the name of Grantor, receive, open and dispose of mail
addressed te Grantor; change any address to-which maill and paymants sre to be sent; and endorse notes, checks, drafts, money orders,
documants of title, instruments and ftems pertaining to payment, shipmeant, or storage of any Colisteral. To facilitate coliaction, Lander
may notify account debitors and obligors on any Collateral to make payments directly to Lender.

QObtain Deficiency. If Lender chooses to sell any o+ all of the Collateral, Lender may obtain 2 judgment against Borrower for any deficiency
remaining on the Indebiedness due o Lender afler application of alf amounts received from the exercise of the rights provided in this
Agreement. Rorrowsr shall be labie for a deficiency even ifthe transaction described in this subsection is a sale of accounts or chaite
paper.

Other Rights and Remedies. lLender shall have all the rights and remedies of 3 secursd creditor under the provisions of the Uniform
Commercial Code, as may be amended from time to time.  In addition, Lender shall have and may exercise any or all other rights. and
remedies it may have available at law, in equity, or otherwise.

Election of Remedies. Exceptas may be prohibied by applicable faw, all of Lenders rights and remédies, whether evidenced tiy this
Agreament, the Related Documents, or by any other writing, shali 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 to
perform an obligation of Gramtor under this Agreement, after Srantor's failure {o perform, shall not affect Lender's right ta declare a defaul
and exercise its remedies.

CHOICE OF VENUE. If there is 2 lawsuit, the undersigned, and if more than one, each of the undersigned, agree upon Lender's request fo submit

)
to the jurisdiction of the courts of Los Angeles County, State of Califarnia.

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

Amendments, This Agresment; 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 shalt be effective unless given in wiiting
and signed by the party or parties socught 1o be charged or bound by the alteration or amendment.

Attorneys’ Fees; Expenses. Granior agrees tc pay upon demand all of Lender's eosts: and expeanses, including Lender's atiormneys' fees and
Lender's legal expenses, incurred in connection with the enforoement of this Agreement. Lender may hire or pay someong else o help
enforce this Agreemert, and Grantor shall pay the cosis and expenses of such enforcement. Cosis and expenses inolude Lender's
attorneys' fees and legal expenses whether or not there is a lawsult, inctuding atforneys' fees ang legal expenses for bankruptey

roceedings (including efforls to modify or vacate any automatic stay or injunction), appeals, ‘and any anticipated post-judgment collection
senvices. Grantor also shall pay all court costs and such additional fées as may be directed by the couri.

Caption Headings. Caption headings in this Agreement are for convenience purposes only and are not fo be usad o interpret oy defing the
provisions of this Agreemeant.

Governing Law. This Agreement will be governed by federal law applicable to Lender and, to the extent not preempted by federal law, the
faws of the State of California without regard 1o its conflicts of law provisions. This Agreement has been accepted by Lender in the State
of California.

Joint and Several Liability. All obligations of Borrower and Grantor urider this Agrsement shail be joint and several, and all references o
Grantor shall mean each and every Grantor, and all references 1o Rorrawar shall mean each and every Borrower. This means that each
Borrower and Grantor signing below is responsiple for ail ebligations in this Agreement. Where any one or more of the parties is s
corporation, parinership, limited liability company or similar entity, it is not necessary for Lender to inguire into the powers of any of the
officers, directors, partnels, members, or giher agents acting or purporting to act on the entity's behalf, and any obligations made or
creatad in reliance upon the professed exarcise of such powers shall be guaranteed under this Agreement.

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

No Waiver by Lender. Lander shall not be deamed to have waived any rights under this Agreement unless suach waiver is given in wiiting
and signed by tender. No delay or emission on the part of Lender in exercising any right shall operate as a waiver of such right ar any
other right. A waiver by Lender of 2 visiont of this Agreement shall not prejudice or congtituie a waiver of Lender's right otherwise fo
demand strict compliance with that provisior or any other provision of this Agreement. No prior waiver by Lender, nor any course of
deafing betwesn Lender and Grantor, shall constitule a waiver of any of Lendérs rights or of any of Grantor's obligations s to any future
transactions. Whenever the consent of Lender ig reguired under this Agreement, the granting of such consent by Lender in any instance
shall not constifute continuing consent to subsegaent instances where such sonsent is required and in all cases such consent may bé
granied or withheld in the sole diseretion of Lender

Notices. Any notioe requirad to be given under this Agreement shall be given in writing, and shail be effective when actually delivered,
when actually received by telefacsimile (unless otherwise required by taw), when deposited with & nationally recognized avernight sourier,
or, if mailed, whern deposited in the United States mail, as first class, cerfified or registered mail postage prepaid, directed to the addresses
shown near the beginning of this Agreement. Any party may change its addrass for notices’ under this Agreement by giving formal written
notice to the other parties, specifying that the purpose of the notice is to charge the party's address. For notice purpeses, Grantor agrees
to keep Lender informed at all fimes of Grantor's current 2ddress. Uniess otherwise provided or required by law, if there is more than one
Grantor, any notice given by Lender to any Grantoris deemed to be notice given to all Graniors.

Pawer of Attarney. Grantor hereby appoints Lendar as Grantor's irevocable attomey:in-fact for the purpese of executing any documents
necessary fo perfect, amend, or to continue the security interest granted in this Agreament or 10 demdniRy i INgs of other
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secured parties. Lender may af any time, ang without further authorization from Granior, file a carbon, photographic or other reproduction
of any financing statement or of this Agreemant for use as 5 finanging statement. Grantor will reimburse Lender for all expenses for the
perfection and the continuation of the pearfection of Lander's security interest in the Collateral.

Waiver of Co-Obligor's Rights. If more than one person is obligated for the Indebtedness, Grantor irrevocably waives, disclaims and
relinguishes aff claims against such other person which Grantorhas or would otherwise have by virtue of payment of the Indebtedness or
any part thersol, specifically including but not limited 1o all rights of indemnity, contribution br exoneration.

Severability. If a court of compstent jurisdiction finds any provision of this Agresment to be ilizgal, invalid, or unenforceable as to any
circumstarice, that finding shall not make the offending provision illegal, invalid, or unenforceable as to any other circumstance. 1f feasible,
the offending provision shall be considered modified 50 that it becomes legal, valid and enforceable. If the offending provision cannoet be so
modified, it shalf be considered deleted from this Agresment. Unless otherwise required by law, the Hlegality, invalidity, or unenforceability
of any provision of this Agreement shali not affect the legality, vaiidity or enforceability of any oftier provision of this Agreement.

Successors and Assigns. Subject to any fimitations stated in this Agreement on transfer of Grantor's inisrest, this Agreement shall be
binding upon and inure to the benefit of the parties, their successors and assigns. I ownership of the Collateral becomes vested ina
person other than Grantor, Lender, without natice to Grantor, may deal with Grantor's successors with reference to this Agdreement and the
indebledness by way of forbearance or extension without releasing Grantor from the obligations of this Agreement or Hability under the
indebledness.

Survival of Representations and Warranties. Al -epresentations, warranties, and agreemerts made by Granptor in this Agreemiant shail
survive the execution and delivery of this Agreement, shall be continuing in nature, and shail remain in Tull force and affect until such time
as Borrower's indebledness shall be paid in fulf.

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

Waive Jury. To the extent permitted by applicable law, all parties (o this Agreement heteby waive the right to any jury trial in any action,
proceading, or counterciaim brought by any party against any other party.

Oral Agreements Not Effective. This Note or Agreement embodies the entire agreement and understanding between the parties herelo with
respect o the subject matter hereof and supersedes all prior oral or written negotiations, agreements and understandings of the partiss
with respect to the subject matter hereof and shall rernain in full foree and effect in accordance with its ierms and conditions. Moreover,
any subsequent oral siatements, negotiations, agreemants or understandings of the parties shall not be effactive against Lender unless )
expressly stated in writing, (i) duly approved and authiorized by an appropriate decision making committee of Lender on such terms. and
conditions as such commitiee shall deem necessary or appropriate in the commilteg’s sole and absolute opinion and judgment and (i)
executed by an authorzed officer of Lender. Borrower shall not rely or act on any oral staternents, hegotiations, agreements orf
understandings between the parties at anvtime whatsgever, including befors or during any Lender approval process siated above, Borrower

cknowledges and agraes that Borrower shiall be responsible for its own actions, including any detrimentat reliance on any oral statements,
negoliations, agreements or understandings batween the parties and that Lender shall not be fiable for any possitle ciaims, counterclaims,
demands, actions, causas of action, damages, costs, expenses and Hability whatsoever, known of unknown, anticipated or unanticipated,
suspected or unsuspected, at law or in equity, originating in whole or in part in connection with any oral statements, negotiations,
agreements or understandings belween the parties which the Borrower may now or hereafter claim against the Lender. Neither this Note
or Agreement nor any other Related Document, fior any terms herécf or thereof may be amended, supplemanted or modified except in
accordance with the provisions of this seclion. lender may from time to time, (&Y enter into with Bomower writtenn amendimients,
supplernents or modifications hereto and o the Related Documents or (b} waive, on such termis and conditions as Lender may spacify in
such instrument, any of the reguirements of this Note or Agreement or the Related Documents o any Event Default and its conseguences,
if, but only if, such amendment, supplement, modification or waiver is () expressiy stated in-writing, (i} duly approved and authorized by an
appropriate decision making committes of Lender on such terms and corditions as such commitiee shall deem necessary or apprapriste in
the commitiee’s sole and absolute opinion and judgment angd (i) executed by an authorized officer of Lender. Then such amendment,
supplement, modification or walver shall be effactive only in the specificinstance and specific purpose for which given.

Judicial Reference. If the waiver of ihe right to & trial by jury is not enforceabls, the parties nerelo agree that any and all disputes or
conlraversies of any nature between them arising &t any lime shall be decided by a reference 1o a private judge, who shall be a relired state
or federat court judge, mutually selecled by the parties or, if they cannot agree, fhen any party may seek 1o have a private judge appointed
in accordance with Cafffornia Code of Civii Procedure §8 628 and 840 (or parsuant to comparable provisions of federal law if the dispute
falls within the exclusive jurisdiction of the federal couns). The réfsrance procsedings shall be conducied pursuant to and in accordance
with the provisions of California Code of Civil Procedure §§ 638 through 645.1, inclusive. The private judge shali have the power, among
others, to grant provisional relief, including without limitation, entering temporary restraining orders, issuing prefiminary and parmaneni
injunctions and appeinting receivers. All such proceedings shall be closed to-the public and confidential and alf records retating thereto shall
be permanently sealed. If during the course of any dispute, a parly desires to seek provisional ralief, but a judge has not been appointed. at
that point pursuant to the judicial reference procedures, then such party may apply to the Court for such relief. The proceeding Before the
private judge shall be conducted in the sams manner as it would be before & court under the rules of svidence applicable to judicial
procesdings. The parties shall be entitled to discovery which shall be conducted in'the same manner as it would be before a courl undar the
rules of discovery applicable to. judicial procesdings. The privats judge shalt oversee discovery and may enforce all discovery iules and
arders applicable to judicial proceedings in the same manner as a trial count judge. The parties agree that the selected or appainted private
judge shall have the power to decide all issuss ir the action or proceeding, whether of fact or of faw, and shall report 2 statement of
decision therean pursuant to California Code of Civil Procedurs § 844(a). Nothing in this paragraph shall limit the right of any party at any
time 10 exercise self-help remeadies, foreclose against coliateral, or obiain provisional remedies. The private judgs shall alsc determine ali
sues relating to the applicability, interpretation, and enforceability of this paragraph,

The parties agree that time is- of the essence in conducting the refarenced proceedings. The parties shall promptly and diligently cooperate
with ore another and the referee, and shall parform such acts as may be necessary to oblain prompt and expeditious resoiution of the
dispute or controversy in accordances with the terms Hereof. The costs shall be bome aqgually by the parties.

Additional Related Documents. "Related Documents” shall alse include all agreemerits and mstruments executed by Borrower in connection
with prior indebtedness by Bofrower to Lender which, by the terms of such agreements and/or instrumants, apply to all or part of
Borrower's underlying obligations of this Indehiedness and/or applies to all futiire indebtedness of Borrower to Lender.

DEFINITIONS: The following capitalized words and terrmis shall have the foliowing meanings when used in this Agreemaent. Unless specifically
stated to the contrary, all references to deltar amounts. shall mean amounts in lawhal money of the United States of America. Words and terms
used in the singular shail include the piural, and the piural shall inciude the singular, as the context may require. Words and tesms not otherwise
defined in this Agreement shall have the mearings attributed to such termsa in the Uniform Commercial Code:

Agreement. The word "Agreement” means this Commercial Security Agreement, as this Commercial S?IMEMARK& amended
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or modified from time o time, fogether with ail éxhibits and scheduies altached to this Commercial Securily Agreement from time fo time.

Borrower. The werd "Borrower” means 1510 ZEPHYR AVE, LLC and includes all co-signers and co-makers sigriing the Note and all their
SUCCessors and assigns.

(s

Collateral. The word "Collateral” means all of Grantor's right, tille and interest in and to all the Coliateral a5 described in the Collateral
Descriplion: section of this Agreement:

Environmental Laws., The words "Environmental Laws” mean any and all state, federal and local statutes, regulations and erdinances
refating to the protection of human health or the environment, including without fmitation the Comprehensive Environmental Response,
Compensation, and Liability Act of 1980, 3s amendad, 42 U.S.C. Section 9601, ¢t seq. ("CERCLA", the Superfund Amendments and
Reauthorization Act of 1988, Pub. L. No. 99-489 {"SARA"), the Hazardous Materials Transportation Act, 49 U.8.C. Sadtion 1801, ef SeG.,
the Resource Gonservation and Recovery Act, 42 U.S.C. Section 6201, et seq., Chapters 8.5 through 7.7 of Division 20 of the California
Heailth and Safety Code, Section 25100, et seq., or other applicable state or federal laws, rules, or regulations adoptad pursuant thereto.

Event of Default. The words "Event of Default” mean any of the events of default set forth in this Agreement in the default saction of this
Agreement.

Grantor. The word "Grantor” means Kam Lee Yuen Trading Co., inc..

Guarantor. The word "Guarantor’ means any guaranior, surety, or acsommodation party of any or all of the Indebtednese.

=4

Guaranty. Theword "Guaranty™ means the guaranty from Guarantor t¢ Lender, including without limitation a guaranty of il or part of the
Note.

Hazardous Substances. The words "Hazardous Subsiances” mean materials that, because of their qguantity, concentration or physical,
chemical or infeclious characteristics, may causa or pese a preésent or potential hazard to human heaith or the environment when
impreperly used, {reated, stored, disposed of, generat manufactured, transported or otherwise handied. The words "Hazardous
Subslances” are used in their very broadest sense and inslude without limitation any and all hazardous or toxic substances, materials or
waste as defined by of isted under the Envirérimental Laws. The term "Hazardous Substances” also includes, without limitation, petroleum
and petroleuny by-products orany fraction thereof and asbestos.

indebtedness. The word "Indebtedness” means the indebtedness evidenced by the Note or Related Dlocuments, including all principal and
interest together with all other indebtedness and costs and expenses for which Borrower is responsible under this Agreemient or under any
of the Related Documents. Specifically, without limitation, Indebledness includes. 2l amounts that may be indirectly secured by the
Cross-Collateralization provision of this Agreement.

Lender, The word "Lender” means East West Bank, its successars and assigns.
Note. The word "Note" means the Note dated March 19, 2020 and executed by 1510 ZEPHYR AVE, LLC in the principal amount of

$5,600,000.00, together with all renewals o, extznsions of, modification's of, refinancings of, consolidations of, and substitutions for the
note of credit agreement.

Property. The ward "Property” means all of Grantor's right, title and interest in and 1o all the Property as describad in the "Collateral
Description” section of this Agresment.

Related Documents. The words "Related Documents™ mean all promissory notes, credit agresments, loan agrsements, ernvironmental
agresments, security agreements, morigages, deeds of trust, security deeds, collateral mortgages, and all other instruments, agréements
and docurmnents, whether now o hereafter existing. executed in connection with the Indebtedness.

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

AGREE TO ITS TERMS. THIS AGREEMENT IS DATED MARCH 19, 2020,

GRANTOR:

KAM LEE YUEN TRADING CQ,, INC.

By: égf.{% !/:

-

Chuck Chung Leyng, Ehicf Execiftive Officer of Kam
Lee Yuen Trading Cy., e

BORROWER:

A

o

v:
1 atiy, Mdrding
ZEPHYF?};\&VE, LLC
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