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MORTGAGE AND SECURITY AGREEMENT WITH
ASSIGNMENT OF RENTS

This Mortgage and Security Agrécment with Assignment of Rents (the "Mortgage") is
dated as of April 30, 2004 from Turtle Wax Auto Appearance Centers II, LL.C., a Delaware
limited liability company, with its principal piace of business and mailing address at 5701 West
73rd Street, Chicago, Illinois 60638 (sometimes lierein "Mortgagor") to LaSalle Bank, National
Association ("LaSalle"), with its mailing address at'135 South LaSalle Street, Chicago, Tllinois
60603, acting as agent hereunder for the Lenders ard-other Secured Creditors hereinafter
identified and defined (LaSalle acting as such agent and any successor or successors to LaSalle
acting in such capacity being hereinafter referred to as "Mortgage="):

WITNESSETH:

WHEREAS, Turtle Wax, Inc. (sometimes herein "TWI"), Turtle! W-x France S.arl
("TWE"), Turtle Wax B.V. ("TWN") and Turtle Wax Limited ("TWUK") (TWi_ TWF , TWN,
and TWUK being referred to collectively as the "Borrowers") and LaSalle, individually and as
agent, have entered into a Credit Agreement dated as of even date herewith (Luch Credit
Agreement as the same may be amended, modified or restated from time to time being
hereinafter referred to as the "Credit Agreement"), pursuant to which LaSalle and such other

individual capacity, and such other banks and financia| institutions being hereinafter referred to
collectively as the "Lenders" and individually as a "Lender") have agreed, subject to certain
terms and conditions, to extend credit and make certain other financial accommodations
available to the Borrowers; and

WHEREAS, pursuant to the Credit Agreement, one or more of the Lenders commit,
subject to certain terms and conditions: (i) to make a revolving credit (in the form of loans and
letters of credit) in the aggregate principal amount not to exceed Fifty-Five Million Dollars
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($55,000,000) (the "Revolving Credit") at any one time outstanding available to TWI, TWF and
TWN (collectively, the "Revolving Borrowers") during the period ending on April 30, 2007 (the
"Termination Date"); (i} to issue letters of credit (individually, a "Letter of Credit" and
collectively, the "Letters of Credit") for the account of one or more of the Revolving Borrowers
in an aggregate face amount not to exceed Ten Million Dollars ($10,000,000) and with expiry
dates no later than five (5) days prior to the Termination Date; (iii) to make a swing line credit in
the aggregate principal amount not to exceed Five Million Dollars (85,000,000) at any one time
outstanding available to TWI during the period ending on the Termination Date (the "Swing
Line"); and (iv) to make revolving loans in Pounds Sterling to TWUK in the aggregate principal
amount not to exceed Five Million Pounds Sterling (£5,000,000) at any one time outstanding
available to TWUK during the period ending on the Termination Date (the "U.K. Line"); and

WHIREAS: (i) the Revolving Credit is evidenced and to be evidenced by Revolving
Credit Notes o7 the Revolving Borrowers (the "Revolving Credit Notes™) aggregating up to
Fifty-Five Mil'iar Dollars ($55,000,000) bearing even date herewith and payable to the order of
the respective Lenders named therein, whereby the Revolving Borrowers promise to pay the
principal sum set fortls faereon (or, if less, the principal amount of Revolving Credit loans then
outstanding) on or before ihe Termination Date, with interest as set forth in the Credit
Agreement; (i) the Letters of Credit are to be issued upon and subject to the terms of
applications and agreements for Letters of Credit to be executed by one or more of the Revolving
Borrowers, as the case may be (individually, an "Application" and collectively, the
"Applications"); (ti1) the Swing Line i evidenced and to be evidenced by a Swing Line Note (the
"Swing Line Note") bearing even date Lerewith and payable to LaSalle in the face principal
amount of Five Million Dollars ($5,000,000), whereby TWI promises to pay the principal sum
set forth thereon (or, if less, the principal amotsi of Swing Line loans then outstanding) on or
before the Termination Date, with interest as set foic 1n. the Credit Agreement; and (iv) the U.K_
Line is evidenced and to be evidenced by a U.K. Line Nete (the "U.K. Line Note") bearing even
date herewith and payable to the Lender named thereon ip-ifie face principal amount of Five
Million Pounds Sterling (£5,000,000), whereby TWUK prowzises to pay the principal sum set
forth thereon (or, if less, the principal amount of UK. Line loan: tien outstanding) on or before
the Termination Date, with interest as set forth in the Credit Agreemert and

WHEREAS, the Revolving Credit Notes, the Swing Line Note, the \J.X. Line Note, and
any and all notes issued in renewal thereof or in substitution or replacemert “isrefor being
hereinafter collectively referred to as the "Notes"; and

WHEREAS, one or more of the Borrowers may from time to time enter into one or more
interest rate exchange, cap, collar, floor or other agreements with one or more of the Lenders, or
their affiliates, for the purpose of hedging or otherwise protecting such Borrowers against
changes in interest rates (the liability of such Borrowers in respect of such agreements,
determined on a mark-to-market basis, with such Lender and thejr affiliates being hereinafter
referred to as the "Hedging Liability") (Mortgagee, the Lenders and such affiliates being

hereinafter referred to collectively as the "Secured Creditors" and individually as a "Secured
Creditor"); and
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time, acceleration or otherwise) and all advances now or hereafter evidenced thereby; (ii) the
payment of all sums owing in connection with the Letters of Credit (collectively, the
"Reimbursement Obligations") as and when the same become due and payable; (1ii) the payment
of all sums due or owing with respect to the Hedging Liability: (iv) the payment of any and all
sums payable under or according to the provisions of the Credit Agreement, the Applications and
all Loan Documents; (v) the payment of all other indebtedness, obligations and liabilities which
this Mortgage secures pursuant to any of its terms; and (vi) the observance and performance of
all covenants and agreements contained herein or in the Notes, the Credit Agreement, the
Applications or in any other instrument or document (each a "Loan Document") at any time
evidencing or securing any of the foregoing or setting forth terms and conditions applicable
thereto (all of such indebtedness, obligations and liabilities described in clauses (@), (i), (iid), (iv)
(v)and (vi) above being hercinafter collectively referred to as the "indebtedness hereby
secured"), Mortgagor does hereby grant, bargain, sell, convey, mortgage, warrant, assign, and
pledge unto Myrigagee, its successors and assigns, and grant to Mortgagee, its successors and
assigns, a contindiag security interest in, all and singular the properties, rights, interests and
privileges described ia Cranting Clauses I, ILILIV,V, VL, and VI below, all of the same being
collectively referred to Fesein as the "Mortgaged Premises":

GRANTING CLAUSE I

That certain real estate co mraonly known as 8701 West 159th Street, Orland Park,
Illinois described in Schedule I attached ocreto and made a part hereof,

GRANTING CLAUSE 11

All buildings and improvements of every Lind and description heretofore or hereafter
erected or placed on the property described in Granting Clause I and all materials intended for
construction, reconstruction, alteration and repairs of tie buildings and improvements now or
hereafter erected thereon, all of which materials shall be'deemed to be included within the
premises immediately upon the delivery thereof to the saiq iea] estate, and all fixtures,
machinery, apparatus, equipment, fittings and articles of personat rroperty of every kind and
nature whatsoever now or hereafier attached to or contained in or used or useful in connection
with said real estate and the buildings and improvements now or hereatter iocated thereon and
the operation, maintenance and protection thereof, including but not limited t5 all machinery,
motors, fittings, radiators, awnings, shades, screens, all gas, coal, steam, electi1s. 2il and other
heating, cooking, power and lighting apparatus and fixtures, all fire prevention and Cxtinguishing
equipment and apparatus, all cooling and ventilating apparatus and systems, all plumbing,
incinerating, and sprinkler equipment and fixtures, all elevators and escalators, all
communication and electronic monitoring equipment, all window and structural cleaning rigs
and all other machinery and equipment of every nature and fixtures and appurtenances thereto
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real estate and, for the purpose of this Mortgage, to be real estate and covered by this Mortgage;
and as to the balance of the property aforesaid, this Mortgage is hereby deemed to be as well a
Security Agreement under the provisions of the Uniform Commercial Code of the State of
linois for the purpose of creating hereby a security interest in said property, which is hereby
granted by Mortgagor as debtor to Mortgagee as secured party, securing the indebtedness hereby
secured. The addresses of Mortgagor (debtor) and Mortgagee (secured party) appear at the
beginning hereof,

GRANTING CLAUSE III

All right, title and interest of Mortgagor now owned or hereafier acquired in and to all
and singv'ar the estates, tenements, hereditaments, ptivileges, casements, licenses, franchises,
appurtenances and royalties, mineral, oil, and water rights belonging or in any way appertaining
to the property described in the preceding Granting Clause I and the. buildings and improvements
now or hereaftcr lncated thereon and the reversions, rents, issues, revenues and profits thereof
including all intercst o€ Mortgagor in all rents, issues and profits of the aforementioned property

and all rents, issues, profits, Tevenues, royalties, bonuses, rights and benefits due, payable or

any part of, said property (includ tng during any period allowed by law for the redemption of said
property after any foreclosure or other sale), together with the right, but not the obligation, to
collect, receive and receipt for all such rerits and other sums and apply them to the indebtedness
hereby secured and to demand, sue for and resever the same when due or payable; provided that
the assignments made hereby shall not impai: or diminish the obligations of Mortgagor under the
provisions of such leases or other agreememz-ror shall such obligations be imposed upon
Mortgagee or any Secured Creditor. By acceptance o1'ihis Mortgage, Mortgagee agrees, not as a
limitation or condition hereof, but as a personal covefin available only to Mortgagor that unti]
an Event of Default (as hereinafter defined) shall occurand be continuing giving Mortgagee the
right to foreclose this Mortgage, Mortgagor may collect, receiv< (but not more than thirty (30)
days in advance) and enjoy such rents,

GRANTING CLAUSE 1v

All judgments, awards of damages, settlements and other compensausn-heretofore or
hereafter made resulting from condemnation proceedings or the taking of the property described
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GRANTING CLAUSE V

GRANTING CLAUSE VIi

All proceeds of the conversion, voluntary or involuntary, of any of the foregoing into
cash or other liquidated ciaims, including, without limitation, all proceeds of mnsurance,

TO HAVE AND TO'HeLD the Mortgaged Premises and the properties, rights and
privileges hereby granted, bargained, sold, conveyed, mortgaged, Wwarranted, pledged and
assigned, and in which a security interesat s granted, or intended so to be, unto Mortgagee, its
successors and assigns, forever; providst- however, that this Mortgage is upon the €xpress
condition that if the principal of and interest on the Notes and all sums from time to time
advanced thereon shall be paid in full and il Reimbursement Obligations and all other
indebtedness hereby secured shall be fully paid aid performed and if no Letter of Credit shall
remain outstanding and if any commitment contained ip-the Credit Agreement to extend credit
thereunder shall have terminated, then this Mortgage anil-the estate and rights hereby granted
shall cease, determine and be void and this Mortgage shall be 1sleased by Mortgagee upon the
written request and at the expense of Mortgagor or TWI, otherwise to remain in ful] force and
effect.

Mortgagor hereby covenants and agrees with Mortgagee as follovy:

1. Payment of the Indebtedness, The indebtedness hereby secured wiij be promptly
paid as and when the same becomes due.

2. Further Assurances. Mortgagor will execute and deliver such further instruments
and do such further acts ag may be necessary or proper to carry out more effectively the purpose
of this Mortgage and, without limiting the foregoing, to make subject to the lien hereof any

liens which are permitted by Section 8.12 of the Credit Agreement (the "Permitted Exceptions")
and Mortgagor has good right, full power and authority to convey, transfer and mortgage the
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same to Mortgagee for the uses and purposes set forth in this Mortgage; and Mortgagor will
warrant and forever defend the title to the Mortgaged Premises subject to the Permitted
Exceptions against all claims and demands whatsoever.

4, Possessions. Provided no Event of Default has occurred and is continuing
hereunder, Mortgagor shall be suffered and permitted to remain in full possession, enjoyment
and control of the Mortgaged Premises, subject always to the observance and performance of the
terms of this Mortgage.

5. Payment of Taxes. Mortgagor shall pay before any penaity attaches, all general
taxes and all special taxes, special assessments, water, drainage and sewer charges and all other
charges ofany kind whatsoever, ordinary or extraordinary, which may be levied, assessed,
imposed or charged on or against the Mortgaged Premises or any part thereof and which, if
unpaid, might by. law become a lien of charge upon the Mortgaged Premises or any part thereof,
and shall, upor written request, exhibit to Mortgagee official receipts evidencing such payments,
except that, unless-ar.until foreclosure, distraint, sale or other similar proceedings shall have
been commenced, no Such charge or claim need be paid if being contested (except to the extent
any full or partial paymen: shall be required by law) by appropriate proceedings which shall

any part thereof to satisfy the same, conducted in good faith and with due diligence and if
Mortgagor shail have fumnished such security, if any, as may be required in the proceedings or
reasonably requested by Mortgagee.

6. Payment of Taxes on Notes, Letters of Credit, Mortgage or Interest of Mortgagee
or Secured Creditors. Mortgagor agrees that'if any tax, assessment or imposition upon this
Mortgage or the indebtedness hereby secured or an y/Note, any Letter of Credit or the interest of
Mortgagee or any Secured Creditor in the Mortgaged Premises or upon Mortgagee or any
Secured Creditor by reason of or as a holder of aty of he foregoing (including, without
limitation, corporate privilege, franchise and excise taxes, but excepting therefrom any income
tax on interest payments of the indebtedness hereby secured imphsid by the United States or any
state) is levied, assessed or charged, then, unless all such taxes are paid by Mortgagor to, for or
on behalf of Mortgagee or any Secured Creditor as they become due and payable (which
Mortgagor agrees to do upon demand of Mortgagee, to the extent permi‘ted by law), or

Mortgagee or any Secured Creditor 1s reimbursed for any such sum advanced. oy Mortgagee or

the option of Mortgagee upon thirty (30) days' written notice to Mortgagor notwithstanding
anything contained herein or in any law heretofore or hereafier enacted, including any provision
thereof forbidding Mortgagor from making any such payment, Mortgagor agrees to exhibit to
Mortgagee, upon request, official teceipts showing payment of all taxes and charges which
Mortgagor is required to pay hereunder.

notice of a security interest required by Mortgagee at all times to be kept, recorded and filed at
its own expense in such manner and in such places as may be required by law for the recording
and filing or for the rerecording and refiling of a mortgage, security interest, assignment or other
lien or charge upon the Mortgaged Premises, or any part thereof, in order fully to preserve and
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insured against loss or damage by fire, lightning, windstorm, explosion and such other risks as
are usually yiciuded under extended coverage policies, or which are usually insured against by
owners of like' nroperty, in amounts sufficient to prevent Mortgagor or Mortgagee from
becoming a coinsirer of any partial loss under applicable policies and in any event not less than
the then full insuwabie valye (actual replacement value without deduction for physical
depreciation) thereof as Jetermined at the request of Mortgagee and at Mortgagor's expense by
the insurer or insurers or by an expert approved by Mortgagee, all under insurance policies

standard non-contributory form Hf mortgage clause to be attached to each policy. Mortgagor
shall not carry separate insurance coreutrent in kind or form and contributing in the event of
loss, with any insurance required herciyy’ Mortgagor shall also obtaip and maintain public
liability, property damage and worker's comp-asation insurance in each case in form and content
satisfactory to Mortgagee and in amounts as an customarily carried by owners of like property
and approved by Mortgagee. Mortgagor shall alss 5btain and maintain such other insurance with
respect to the Mortgaged Premises in such amourts 'and against such insurable hazards as
Mortgagee from time to time may require, including, without limitation, boiler and machinery
insurance, insurance against flood risks, host liquor liability, wai risk insurance when and to the
extent obtainable from the United States Government or ay ¥y’ zgency thereof, and insurance
against loss of rent due to fire and risks now or hereafter emeraied by so-called "extended
coverage." All insurance required hereby shall be maintained with good and responsible
insurance companies satisfactory to Mortgagee and shall not provide for any deductible amount
in excess of Two Hundred Fifty Thousand Dollars ($250,000) not appioved.in writing by
Mortgagee, shall provide that any losses shall be payable notwithstanding any act or negligence
of Mortgagor, shall provide that no cancellation thereof shall be effective until at least thirty (30)
days after receipt by Mortgagor and Mortgagee of written notice thereof, and “shall be
satisfactory to Mortgagee in all other respects.  Upon the execution of this Mortgage and
thereafter not less than fifteen (15) days prior to the expiration date of any policy delivered
pursuant to this Mortgage, Mortgagor will deliver to Mortgagee certificates evidencing the
insurance required by this Mortgage, bearing notations evidencing the payment of 4 premiums.
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SHALL FAIL TO OBTAIN OR MAINTAIN ANY OF THE POLICIES OF INSURANCE REQUIRED ABOVE, OR TO
PAY ANY PREMIUM IN WHOLE OR IN PART RELATING THERETO, THEN MORTGAGEE, SHALL HAVE
THE RIGHTS PROVIDED IN SECTION 8.4 OF THE CREDIT AGREEMENT.

388826 v1

9. Damage to or Destruction of Mortgaged Premises.

(a)  Notice. In case of any material damage to or destruction of the Mortgaged
Premises or any part thereof, Mortgagor shall promptly give written notice thereof to
Mortgagee, generally describing the nature and extent of such damage or destruction.

(b)  Restoration. In case of any damage to or destruction of the Mortgaged
Preizises or any part thereof, Mortgagor, whether or not the insurance proceeds, if any,
received on account of such damage or destruction shall be sufficient for the purpose, at
Mortgagor's expense, will promptly commence and complete (subject to unavoidable
delays e<cnsioned by strikes, lockouts, acts of God, inability to obtain labor or materials,
governmeniai resfrictions and similar causes beyond the reasonable control of Mortgagor)
the restoration; renlacement or rebuilding of the Mortgaged Premises as nearly as
possible to its valus;, condition and character immediately prior to such damage or
destruction.

(c)  Adjustment i) Loss. Mortgagor hereby authorizes Mortgagee, at
Mortgagee's option, to adjust zn¢ compromise any losses under any insurance afforded,
but unless Mortgagee elects to adjust the losses as aforesaid, said adjustment and/or
compromise shall be made by Mortgagor, subject to final approval of Mortgagee in the
case of losses exceeding Two Hundred Fifty Thousand Dollars (3250,000).

(d)  Application of Insurance Procezds. Net insurance proceeds received by
Mortgagee under the provisions of this Mortgage i any instruments supplemental hereto
or thereto or under any policy or policies of insurance covering the Mortgaged Premises
or any part thereof shall first be applied to the reducton of the indebtedness hereby
secured in accordance with the terms of the Credit Agreemnent (and Mortgagee is hereby
irrevocably authorized and directed to make such an application whether or not any Note
may then be due or otherwise adequately secured) and shall thereafter be applied to the
reduction of any other indebtedness hereby secured; provided, howaver, that such
proceeds shall be made available for the restoration of the portion 0f the Mortgaged
Premises damaged or destroyed if written application for such use is made within thirty
(30) days of receipt of a substantial portion of such proceeds and the following conditions
are satisfied: (i) Mortgagor has in effect business interruption insurance covering the
income to be lost during the restoration period as a result of the damage or destruction to
the Mortgaged Premises or provides Mortgagee with other evidence satisfactory to it that
Mortgagor has cash resources sufficient to pay its obligations during the restoration
period; (if) the effect of the damage to or destruction of the Mortgaged Premises giving
rise to receipt of the insurance proceeds is not to terminate, or give a lessee the option to
terminate, any lease of all or any substantial portion of the Mortgaged Premises: (iti) no
Event of Default, or event which, with the lapse of time, the giving of notice, or both,
would constitute an Event of Default, shall have occurred or be continuing (and if such an
event shall occur during restoration Mortgagee may, at its election, apply any insurance
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proceeds then remaining in its hands to the reduction of the indebtedness evidenced by
the Notes and the other indebtedness hereby secured); (iv) Mortgagor shall have
submitted to Mortgagee plans and specifications for the restoration which shall be
reasonably satisfactory to Mortgagee; and (v) Mortgagor shall submit to Mortgagee fixed
price contracts with good and responsible contractors and materialmen covering all work
and materials necessary to complete restoration and providing for a total completion price
not in excess of the amount of insurance proceeds available for restoration, of, if a
deficiency shall exist, Mortgagor shall have deposited the amount of such deficiency with
Mortgagee. Any insurance proceeds to be released pursuant to the foregoing provisions
may at the option of Mortgagee be disbursed from time to time as restoration progresses
to pay for restoration work completed and in place and such disbursements may at
Mdrtsagee's option be made directly to Mortgagor or to or through any contractor or
matezialman to whom payment is due or to or through a construction escrow to be
maintaized by a title insurer acceptable to Mortgagee. Mortgagee may impose such
further cong:tions upon the release of insurance proceeds (including the receipt of title
insurance) as’ars customarily imposed by prudent construction lenders to insure the
completion of the-restoration work free and clear of all liens or claims for lien. All title
insurance charges arid sther costs and expenses paid to or for the account of Mortgagor in
connection with the Telease of such insurance proceeds shall constitute so much
additional indebtedness hereby secured to be payable upon demand with interest at the
rate applicable to the Revolving, Credit Notes at the time such costs or expenses are
incurred. Mortgagee may deduct «y such costs and expenses from insurance proceeds at
any time held by Mortgagee. If Modgagor fails to request that insurance proceeds be
applied to the restoration of the improverients or if Mortgagor requests that the insurance
proceeds be applied to restoration of the rarsovements but fails to meet the conditions
above, or fails to complete restoration within a reasonable time, Mortgagee shall have the
right, but not the duty, to restore or rebuild said b Isitgaged Premises or any part thereof
for or on behalf of Mortgagor in lieu of applying said proceeds to the indebtedness
hereby secured and for such purpose may do all necesszry acts, including using funds
deposited by Mortgagor as aforesaid and advancing addriioza! funds for the purpose of
restoration, all such additional funds to constitute part of the indebtedness hereby secured
payable upon demand with interest at the Default Rate.

10.  Eminent Domain. Mortgagor acknowledges that Condemnatior* Awards have
been assigned to Mortgagee, which awards Mortgagee is hereby irevocably autherized to collect
and receive, and to give appropriate receipts and acquittances therefor, and at Mortgagee's
option, to apply the same toward the payment of the amount owing on account of the
indebtedness hereby secured in the order of application provided for in the Credit Agreement and
whether or not the same may then be due and payable or otherwise adequately secured,
Mortgagor covenants and agrees that Mortgagor will give Mortgagee immediate notice of the

will deliver to Mortgagee copies of any and all papers served in connection with any such
proceedings.  Mortgagor further covenants and agrees to make, execute and deliver to
Mortgagee, at any time or times upon request, free, clear and discharged of any encumbrances of
any kind whatsoever, any and all further assignments and/or instruments deemed necessary by
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Mortgagee for the purpose of validly and sufficiently assigning all awards and other
compensation heretofore and hereafter to be made to Mortgagor for any taking, either permanent
or temporary, under any such proceeding.

1. Construction, Repair, Waste, Etc. Mortgagor agrees: (i) that no building or other
improvement on the Mortgaged Premises and constituting a part thereof shall be altered
materially, removed or demolished nor, except selling or disposing of surplus, obsolete or worn
out fixtures, equipment or appliances in the ordinary course of business, shall any fixtures,
equipment or appliances on, in or about sajd buildings or improvements be severed, removed,
sold or mortgaged, without the consent of Mortgagee and in the event of the demolition or
destruction in whole or in part of any of the fixtures, chattels or articles of personal property
covered bereby.  Mortgagor covenants that the same will be replaced promptly by similar
fixtures, chattcls and articles of personal property at least equal in quality and condition to those
altered, removed, .demolished or destroyed, free from any security interest in or encumbrance
thereon or reservetsn of title thereto; (ii) to permit, commit or suffer no waste, impairment or
deterioration of the Mortgaged Premises or any part thereof; (iii) to keep and maintain said
Mortgaged Premises aiid every part thereof in good and first class repair and condition; (tv) to
effect such repairs as Mortgazes may reasonably require and from time to time to make all
needful and proper replacemets and additions so that said buildings, fixtures, machinery and
appurtenances will, at all times, be 'in good and first class condition, fit and proper for the
respective purposes for which they ‘were originally erected or installed; (v) to comply with all
statutes, orders, requirements or decrees ieiating to the Mortgaged Premises by any federal, state
or municipal authority, hon-compliance with-which could have a Material Adverse Effect (as
defined in the Credit Agreement); (vi) to-obsarve and comply with all conditions and
requirements necessary to preserve and extend w1y and all rights, licenses, permits (including,
but not limited to, zoning variances, special exceptons .and non-conforming uses), privileges,
franchises and concessions which are applicable to the Mortgaged Premises or which have been

12. Transfer, Liens, Encumbrances or Abandonment. Sq long as zny of the
indebtedness hereby secured remains unpaid, unperformed, unsatisfied, or undischarged,
Mortgagor shall not, without Mortgagee's prior written consent, transfer, convey, assign, lien, or
lease the Mortgaged Premises or any portion thereof or any interest therein, either voluntarily or
involuntarily, or enter into a contract to do any of the foregoing; provided, if Mortgagee fails to
consent to a sale or lease of the Mortgaged Premises, Mortgagor shall have the rights described
below in this Section 12. Mortgagor shall not permit the Shareholders of Mortgagor to transfer,
convey, assign, lien, lease, pledge, hypothecate or mortgage its interest in Mortgagor or any
portion thereof or any interest therein, either voluntarily or involuntarily, or enter into a contract
to do any of the foregoing without Mortgagee's prior written consent. Mortgagor will not
directly or indirectly create or suffer to be created or to remain and will discharge or promptly
cause 1o be discharged any mortgage, lien, encumbrance or charge on, pledge of, or conditional
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sale or other title retention agreement with respect to, the Mortgaged Premises or any part
thereof, whether superior or subordinate to the lien hereof, except for this Mortgage and the other
Permitted Exceptions, and except that no such lien (which is not as result of a Mortgagor's

or the sale or forfeiture of the Mortgaged Premises or any part thereof to satisfy the same,
conducted in good faith and with duc diligence and if Mortgagor shall have furnished such
security, if any, as may be required in the proceedings or reasonably requested by Mortgagee:
(a) if Mortgagor abandons the Mortgaged Premises, at the written request of Mortgagee; or (b) if

the closing of the sale of the Mortgaged Premises or sixty (60) days after such request or
election, the fair market value of the Mortgaged Premises as reasonably determined by
Mortgagee. Such payment shall be applied to reduce the indebtedness hereby secured in
accordance with thecierms of the Credit Agreement. Upon receipt of such payment, Mortgagee,
at Mortgagor's request and €xpense, shall release sych Mortgaged Premises from this Mortgage.

13. Right of Morigagee to Perform Mortgagor's Covenants, Ftc. If Mortgagor shall
fail to make any payment or‘perform any act required to be made or performed hereunder,
Mortgagee, without waiving or rxleasing any obligation or default, may (but shall be under no
obligation to) at any time thereafter make such payment or perform such act for the account and
at the expense of Mortgagor, and may exnier nupon the Mortgaged Premises or any part thereof for
such purpose and take all such action thereon as;in the opinion of Mortgagee, may be necessary
or appropriate therefor. All sums so paid by Meztgagee and all costs and expenses (including,
without limitation, reasonable attorneys' fees angd £Xmenses) so incurred, together with interest
thereon from the date of payment or incurrence at #ie) Defaylt Rate, shall constitute so much
additional indebtedness hereby secured and shall be paic’by Mortgagor to Mortgagee on demand.
Mortgagee in making any payment authorized under this Section relating to taxes or assessments
may do so according to any bill, statement or estimate procired. from the appropriate public
office without inquiry into the accuracy of such bill, statement or-estimate or into the validity of
any tax assessment, sale, forfeiture, tax lien or title or claim thereof: Mortgagee, in performing
any act hereunder, shall be the sole Jjudge of whether Mortgagor is required to perform same
under the terms of this Mortgage.

kind or nature herein provided, or intended to be and become subject to the lien hereo?, chall ipso
facto, and without any further conveyance, assignment or act on the part of Mortgagor, become
and be subject to the lien of this Mortgage as fully and completely as though specifically
described herein; but nevertheless Mortgagor shall from time to time, if requested by Mortgagee,
execute and deliver any and all such further assurances, conveyances and assignments as

Mortgagee may reasonably require for the purpose of expressly and specifically subjecting to the
lien of this Mortgage all such property.

I5. Inspection by Mortgagee or Lenders. Mortgagee, any Lender and any participant
in the indebtedness hereby secured shall have the right to inspect the Mortgaged Premises at all
reasonable times, and access thereto shall be permitted for that purpose.

IR8826 v1 11
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17. Subrogation. Mortgagor acknowledges and agrees that Mortgagee shall be

subrogated to any lien discharged out of the proceeds of any extension of credit evidenced by
any of the Notes, the Letters of Credit or the Applications or out of any advance by Mortgagee
hereunder. iirespective of whether or not any such lien may have been released of record.

a7

18. * (Events of Default. The occurrence of any event or the existence of any condition

which is specified a5 an "Event of Default” under the Credit Agreement shall constitute an

"Event

of Default” papeunder.

19.  Remedies. When any Event of Defaylt has happened and js continuing

(regardless of the pendency of any proceeding which has or might have the effect of preventing
Mortgagor from complying with the terms of this instrument and of the adequacy of the security
for the Notes, the Reimbursement Ubiligzations and the other indebtedness hereby secured) and in

»

addition to such other rights as may be ‘avaijable under applicable law, but subject at all times to
any mandatory legal requirements:

388826 v1

(a)  Acceleration. Mortgagee 12y, by written notice to Mortgagor, declare the
Notes, the Reimbursement Obligations angd 28 unpaid indebtedness hereby secured,
including any interest then accrued thereon, to be torthwith due and payable, whereupon
the same shall become and be forthwith due and puyable, without other notice or demand
of any kind.

(b)  Uniform Commercial Code. Mortgagee shall, vath respect to any part of
the Mortgaged Premises constituting property of the type in respect of which realization

Code, have all the rights, options and remedies of a secured party vndar the Uniform
Commercial Code of Hlinois, including without limitation, the right to the pnssession of
any such property, or any part thereof, and the right to enter without legai-provess any
premises where any such property may be found. Any requirement of said” Uniform
Commercial Code for reasonable notification shall be met by mailing written notice to

event for which such notice is required. The costs and eXpenses of retaking, selling, and
otherwise disposing of said property, including reasonable attorneys’ fees and legal
¢Xpenses incurred in connection therewith, shall constitute so much additional

indebtedness hereby secured and shall he payable upon demand with interest at the
Default Rate,

(¢)  Foreclosure. Mortgagee may proceed to protect and enforce the rights of
Mortgagee hereunder: () by any action at law, suit in equity or other appropriate

12
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proceedings, whether for the specific performance of any agreement contained herein, or
for an injunction against the violation of any of the terms hereof, or in aid of the exercise
of any power granted hereby or by law; or (ii) by the foreclosure of this Mortgage.

(d)  Appointment of Receiver. Mortgagee shall, as a matter of right, without
notice and without giving bond to Mortgagor or anyone claiming by, under or through i,
and without regard to the solvency or insolvency of Mortgagor or the then value of the
Mortgaged Premises, be entitled to have a receiver appointed of all or any part of the
Mortgaged Premises and the rents, issues and profits thereof, with such power as the
court making such appointment shall confer, and Mortgagor hereby consents to the
appointment of such receiver and shall not oppose any such appointment. Any such
recei’er may, to the extent permitted under applicable law, without notice, enter upon and
take possession of the Mortgaged Premises or any part thereof by force, summary
proceedings; ejectment or otherwise, and may remove Mortgagor or other persons and
any and ail praperty therefrom, and may hold, operate and manage the same and receive
all earnings, inicome, rents, issues and proceeds accruing with respect thereto or any part
thereof, whether during the pendency of any foreclosure or until any right of redemption
shall expire or otherwise,

(e) Taking Posstssion, Collecting Rents, Etc. Mortgagee may enter and take
possession of the Mortgaged Premises or any part thereof and manage, operate, insure,
repair and improve the same and-take any action which, in Mortgagee's judgment, is
necessary or proper to conserve the 'valuc of the Mortgaged Premises. Mortgagee may
also take possession of, and for these prrposes use, any and all personal property
contained in the Mortgaged Premises and wsed in the operation, rental or leasing thereof
or any part thereof or the operations conductér therein. Mortgagee shall be entitled to
collect and receive all earnings, revenues, rents” issues and profits of the Mortgaged
Premises or any part thereof (and for such purpose Maiigagor does hereby irrevocably
constitute and appoint Mortgagee ‘its true and lawful attorney-in-fact for it and in its
name, place and stead to receive, collect and receipt for @il of the foregoing after the
occurrence and during the continuation of an Event of Defavls;-Mortgagor irrevocably
acknowledging that any payment made to Mortgagee hereunder shall be a good receipt
and acquittance against Mortgagor to the extent so made) and to apply same to the
reduction of the indebtedness hereby secured. The right to enter and iax= rossession of
the Mortgaged Premises and use any personal property therein, to manage; sperate and
conserve the same, and to collect the rents, issues and profits thereof; shall beii 2ddition
to all other rights or remedies of Mortgagee hereunder or afforded by law, and may be
exercised concurrently therewith or independently thereof. The expenses (including any
receiver's fees, counsels' fees, costs and agent's compensation) incurred pursuant to the
powers herein contained shall be so much additional indebtedness hereby secured which
Mortgagor promises to pay upon demand together with interest at the Default Rate.
Neither Mortgagee nor any Secured Creditor shall be liable to account to Mortgagor for
any action taken pursuant hereto other than to account for any rents actually received by
Mortgagee or such Secured Creditor. Without taking possession of the Mortgaged
Premises, Mortgagee may, in the event the Mortgaged Premises becomes vacant or is
abandoned, take such steps as it deems appropriate to protect and secure the Mortgaged
Premises (including hiring watchmen therefor) and all costs incurred in so doing shall

13
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constitute so much additional indebtedness hereby secured payable upon demand with
interest thereon at the Default Rate,

20.  Waiver of Right to Redeem from Sale - Waiver of Appraisement, Valuation, Ftc.
Mortgagor shall not and will not apply for or avail itself of any appraisement, valuation, stay,
extension or exemption laws, or any so-called "Moratorium Laws," now existing or hereafter
enacted in order to prevent or hinder the enforcement or foreclosure of this Mortgage, but hereby
walves the benefit of such laws. Mortgagor for itself and all who may claim through or under it
waives any and all right to have the property and estates comprising the Mortgaged Premises
marshaled upon any foreclosure of the lien hereof and agrees that any court having jurisdiction to
foreclose such lien may order the Mortgaged Premises sold as an entirety. In the event of any
sale made vider or by virtue of this Mortgage, the whole of the Mortgaged Premises may be sold
in one parcel 25 an entirety or in separate lots or parcels at the same or different times, all as the
Mortgagee may determine. Mortgagee or any Secured Creditor shall have the right to become
the purchaser atan+ sale made under or by virtue of this Mortgage and Mortgagee or any
Secured Creditor so purcliasing at any such sale shall have the right to be credited upon the
amount of the bid made /therefor by Mortgagee or such Secured Creditor with the amount
payable to Mortgagee or such'Stenred Creditor out of the net proceeds of such sale. In the event
of any such sale, the Notes, th¢ Reimbursement Obligations and the other indebtedness hereby
secured, if not previously due shall be and become immediately due and payable without demand
or notice of any kind Mortgagor hereby svaives any and all rights of redemption prior to or from
sale under any order or decree of foreciocire pursuant to rights herein granted, on behalf of
Mortgagor, and each and every person acquiring any interest in, or title to the Mortgaged
Premises described herein subsequent to the date-of this Mortgage, and on behalf of all other
persons to the extent permitted by applicable law.

21.  Costs and Expenses of Foreclosure. In ar ysuit 1o foreclose the lien hereof there
shall be allowed and included as additional indebtedness 1n the decree for sale all expenditures
and expenses which may be paid or incurred by or on behaif of Mortgagee and any Secured
Creditor for attorneys' fees, appraisers' fees, environmental aoditors’ fees, outlays for
documentary and expert evidence, stenographic charges, publication c4sts-and costs (which may
be estimated as the items to be expended after the entry of the decree) of procuring all such
abstracts of title, title searches and examination, guarantee policies, Torrens certificates and
similar data and assurances with respect to title as Mortgagee may deem o bz reasonably
necessary either to prosecute any foreclosure action or to evidence to the bidder-at any sale
pursuant thereto the true condition of the title to or the value of the Mortgaged Preinizes, all of
which expenditures shall become so much additional indebtedness hereby secured which
Mortgagor agrees to pay and all of such shall be immediately due and payable with interest
thereon from the date of expenditure until paid at the Default Rate.

22, Application of Proceeds. The proceeds of any foreclosure sale of the Mortgaged
Premises or of any sale of property pursuant to Section 19(b) hereof shall be distributed in the
order of priority set forth in Section 3.5 of the Credit Agreement.

23, Deficiency Decree. If at any foreclosure proceeding the Mortgaged Premises
shall be sold for a sum less than the total amount of indebtedness for which judgment is therein
given, the judgment creditor shall be entitled to the entry of a deficiency decree against
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Mortgagor and against the property of Mortgagor for the amount of such deficiency; and
Mortgagor does hereby irrevocably consent to the appointment of a recciver for the Mortgaged
Premises and the property of Mortgagor and of the rents, issues and profits thereof after such sale
and until such deficiency decree is satisfied in full.

24.  Mortgagee's and Secured Creditors' Remedies Cumulative - No Waiver. No
remedy or right of Mortgagee or any Secured Creditor shall be exclusive of but shall be
cumulative and in addition to every other remedy or right now or hereafter existing at law or in
equity or by statute or otherwise. No delay in the exercise or omission o exercise any remedy or
right accruing on any default shall impair any such remedy or right or be construed to be a
waiver of any such default or acquiescence therein, nor shall it affect any subsequent default of
the same or<a different nature. Every such remedy or right may be exercised concurrently or
independently -and when and as often as may be deemed expedient by Mortgagee.

25, Morgagee or Secured Creditor Party to Suits. If Mortgagee or any Secured
Creditor shall be made @ party to or shall intervene in any action or proceeding affecting the
Mortgaged Premises or the title thereto or the interest of Mortgagee or any Secured Creditor
under this Mortgage (includirig) probate and bankruptcy proceedings), or if Mortgagee or any
Secured Creditor employs an attorney to collect any or all of the indebtedness hereby secured or
to enforce any of the terms hereof or realize hereupon or to protect the lien hereof, or if
Mortgagee or any Secured Creditor (shall incur any costs or expenses in preparation for the
commencement of any foreclosure procsedings or for the defense of any threatened suit or
proceeding which might affect the Mortgaged Premises or the security hereof, whether or not
any such foreclosure or other suit or proceediro shall be actually commenced, then in any such
case, Mortgagor agrees to pay to Mortgagee or-such Secured Creditor, as the case may be,
immediately and without demand, all reasonable costs, charges, expenses and attorneys' fees
incurred by Mortgagee or such Secured Creditor in any gach case, and the same shall constitute
so much additional indebtedness hereby secured payavie uroi, demand with interest at the
Default Rate.

26.  Modifications Not to Affect Lien. Mortgagee, without potice to anyone, and
without regard to the consideration, if any, paid therefor, or the presence of other liens on the
Mortgaged Premises, may in its discretion release any part of the Mortgaged Premises or any
person liable for any of the indebtedness hereby secured, may extend the time o ravment of any
of the indebtedness hereby secured and may grant waivers or other indulgences with respect
hereto and thereto, and may agree with Mortgagor to modifications to the terms and ~onditions
contained herein or otherwise applicable to any of the indebtedness hereby secured (including
modifications in the rates of interest applicable thereto), without in any way affecting or
impaiting the liability of any party liable upon all of the indebtedness hereby secured or the
priority of the lien of this Mortgage upon all of the Mortgaged Premises not expressly released,
and any party acquiring any direct or indirect interest in the Mortgaged Premises shall take same
subject to all of the provisions hereof.

27.  Notices. All communications provided for herein shall be in writing and shall be
deemed to have been given when delivered personally or mailed by first class mail, postage
prepaid, addressed to the parties hereto at their addresses as shown at the beginning of this
Mortgage, if to the Lenders at their addresses shown on the signature pages of the Credit
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Agreement or to such other and different address as Mortgagor or Mortgagee or any Lender may
designate pursuant to a written notice sent in accordance with the provisions of this Section.

28.  Assignment of Rents and Leases. To further secure the indebtedness hereby
secured, Mortgagor hereby sells, assigns and transfers unto Mortgagee all leases, lettings and
agreements for use and occupancy, concessions and licenses for or with respect to the Mortgaged
Premises or any portion thereof and all the rents, issues and profits now due and which may
hereafter become due (whether before or after foreclosure or during any period of redemption)
under or by virtue of, and to the extent payable pursuant to, any lease, whether written or verbal,
or any letting of, or of any agreement for, the use or occupancy of the Mortgaged Premises or
any part thereof, which may have been heretofore or may be hereafter made or agreed to or
which may. ¢ made or agreed to by Mortgagee under the powers herein granted, it being the
intention hereky to establish an absolute transfer and assignment of all such leases, lettings and
agreements and 2i).the avails thereunder to Mortgagee. Mortgagor hereby irrevocably appoints
Mortgagee its true and lawful attorney in its name and stead (with or without taking possession
of the Mortgaged Prerises as provided in Section 19(e) hereof) to rent, lease or let all or any
portion of the Mortgaged remises to any party or parties at such rental and upon such terms as
Mortgagee shall, in its discretion -determine, and to collect all of said avails, rents, issues and
profits arising from or accruing at.any time hereafter, and all now due or that may hereafter
become due under each and every of the leases, lettings and agreements, written or verbal, or
other tenancy existing, or which may hcreafter exist on the Mortgaged Premises, with the same
rights and powers and subject to the sazps immunities; exoneration of liability and rights of
recourse and indemnity as Mortgagee would hiave upon taking possession pursuant to the
provisions of Section 19(e) hereof.

Mortgagor agrees that no rent will hereafter ve paid by any person in possession of any
portion of the Mortgaged Premises for more than one msn‘h in advance, and Mortgagor further
agrees that the payment of the rents to accrue for any poriion ofihe Mortgaged Premises will not
be waived, released, reduced, discounted or otherwise discharged o1 compromised by Mortgagor.
Mortgagor agrees that hereafter it will not assign any of the ren's or profits of the Mortgaged
Premises, except to a purchaser or grantee of the Mortgaged Premises permitted under the
provisions of this Mortgage.

Nothing herein contained shall be construed as constituting Mortgages 2 mortgagee in
possession of the Mortgaged Premises in the absence of the taking of actual posscssion of the
Mortgaged Premises by Mortgagee pursuant to Section 19(e) hereof. In the excreise of the
powers herein granted Mortgagee, no liability shall be asserted or enforced against Mortgagee,
all such liability being expressly waived and released by Mortgagor.

Mortgagor further agrees to assign and transfer to Mortgagee all future leases upon all or
any part of the Mortgaged Premises and to execute and deliver, at the request of Mortgagee, all
such further assurances and assignments in the Mortgaged Premises as Mortgagee shall from
time to time require.

Although it is the intention of the parties that the assignment contained in this Section 28

shall be a present assignment, it is expressly understood and agreed, anything herein contained to
the contrary notwithstanding, that mortgagee shall not exercise any of the rights or powers
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conferred upon it by this Section 28 until an Event of Default occurs and Mortgagor shall retain
such rights and powers until such time. The rights of Mortgagee under this Section 28 shall
continue and remain in full force and effect both before and after commencement of any action
or proceeding to foreclose this Mortgage, afier the foreclosure sale in connection with the
foreclosure of this Mortgage, and until expiration of any period of redemption from any such
foreclosure sale, whether or not any deficiency from the unsatisfied portion of the indebtedness
hereby secured exists after such foreclosure sale.

Mortgagor covenants and agrees that Mortgagor, as lessor therein, shall perform and
fulfill each material term, covenant, condition or provision in any lease or leases entered into by
Mortgagor or to which the Mortgaged Premises is subject, on its part to be performed or fulfilled,
at the times <nd in the manner in such lease or leases provided.

29.  Enyironmental Matters.

(@) “Definitions. The following terms when used herein shall have the
following meanirgs,

(1) "CERXRCLA" means the Comprehensive Environmenta] Response,
Compensation and /Liability Act of 1980, as amended by the Superfund
Amendments and Reavthorization Act of 1986, 42 U.S.C. §9601 et seq., and any
future amendments.

(i)  "Environmental Claim" means any investigation, notice, violation,
demand, allegation, action, suit, anjunction, judgment, order, consent decree,
penalty, fine, lien, proceeding or clairi fwhether administrative, judicial or private
in nature) arising: (a) pursuant to, or ir ~onnection with an actual or alleged
violation of, any Environmental Law; (bYiu connection with any Hazardous
Material; (c) from any abatement, removal, ‘emezdial, corrective or response
action in connection with a Hazardous Material, Exivizonmental Law or order of a
governmental authority; or (d) from any actual or alleg<d damage, injury, threat or
harm to health, safety, natural resources or the environment,

(ii)  "Environmental Law" means any current | or’ future Legal
Requirement pertaining to: (a) the protection of health, safety arnd ihe indoor or
outdoor environment; (b) the conservation, management or use’ of natural
resources and wildlife; (c) the protection or use of surface water or grotuidwater;
(d)the management, manufacture, possession, presence, use, generation,
iransportation, treatment, storage, disposal, Release, threatened Release,
abatement, removal, remediation or handling of, or €xposure to, any Hazardous
Material; or (e) pollution (including any Release to air, land, surface water or
groundwater), and any amendment, rule, regulation, order or directive issued
thereunder.

(iv)  "Hazardous Material” means any substance, chemical, compound,

product, solid, gas, liquid, waste, byproduct, pollutant, contaminant or materjal
which is hazardous or toxic, and includes, without limitation:  (a) asbestos,
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polychlorinated biphenyls and petroleum (including crude oil or any fraction
thereof); and (b) any material classified or regulated as "hazardous” or "toxic" or
words of like import pursuant to an Environmental Law,

(v)  "Hazardous Material Activity" means any activity, event or
occurrence involving a Hazardous Material, including, without limitation, the
manufacture, possession, presence, use, generation, transportation, treatment,
storage, disposal, Release, threatened Release, abatement, removal, remediation,
handling of or corrective or response action to any Hazardous Material.

(vi)  "Legal Requirement" means any treaty, convention, statute, law,
regulation, ordinance, license, permit, governmental approval, injunction,
juadgment, order, consent decree or other requirement of any governmental
av‘bority, whether federal, state, or local. =

i) "Material Adverse Effect” means any change or effect that
individuzily or in the aggregate 1s or is reasonably likely to be materially adverse
to (a) the assets, business, operations, income, condition (financial or otherwise)
or prospects of Mortgagor; (b) the lien of any mortgage, deed of trust or other
security agreement cov ering the Mortgaged Premises or any part thereof; (c) the
ability of Mortgagor to rerform its obligations under this Mortgage or under any
credit agreement, proniisssfy note or any other instrument or document
evidencing or securing any irdebtedness hereby secured or setting forth terms and
conditions applicable thereto ot otherwise relating thereto; or (d) the condition or
fair market value of the Mortgaged Premises,

(vii} "RCRA" means the Solid %Vzste Disposal Act, as amended by the
Resource Conservation and Recovery Aci of 1976 and Hazardous and Solid
Waste Amendments of 1984, 42U.S.C. §5901 ot seq., and any future
amendments.

(ix)  "Release" means any spilling, leaking, pump ing, pouring, emitting,
emptying, discharging, Injecting, escaping, leaching, migration, dumping, or
disposing into the indoor or outdoor environment, including, withont limitation,
the abandonment or discarding of barrels, drums, contatners, 4azks or other
receptacles containing or previously containing any Hazardous Materizal

(b)  Representations and Warranties, Except as specifically identified as such
in that certain Phase T Environmental Site Assessment ("Phase I") dated March 13, 2001
conducted by Turnkey Environmenta] Consultants, Inc. ("Turnkey"), none of which
matters disclosed individually or in the dggregate are reasonably likely to have a Materia
Adverse Effect, Mortgagor represents and warrants that: (i) Mortgagor and the
Mortgaged Premises comply in all material respects with all applicable Environmental
Laws applicable to the Mortgaged Premises; (i) Mortgagor has obtained all
governmental approvals required for its operations at the Mortgaged Premises by any
applicable Environmental Law; (iii) Mortgagor has not, and has no knowledge of any
other person who has, caused any Release, threatened Release or disposal of any
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any Release, threatened Release or disposal of a Hazardous Material originating or
emanating from any other property; (iv) except as set forth in that certain Phase 1 dated
March 13, 2001, conducted by Turnkey, to Mortgagor's knowledge, the Mortgaged
Premises does not contain and has not contained any: (1) underground storage tank;
(2) material amounts of asbestos containing building material; (3) landfills or dumps;
(4) hazardous waste management facility as defined pursuant to RCRA or any
comparable state law; or (5)site on or nominated for the National Priority List
promuigated pursuant to CERCLA or any state remedial priority list promulgated or
published pursuant to any comparable state law; (v) Mortgagor has not used a materia]
quartity of any Hazardous Material and has conducted no Hazardous Matetial Activity at
the Moitgaged Premises other than in compliance with applicable Environmental Laws,
the non'compliance with which could have a Material Adverse Effect; (vi) Mortgagor has
no material tiability for response or corrective action, natural resource damage or other
harm pursuanc 10 ©ERCLA, RCRA or any comparable state law; (vii) Mortgagor is not
subject to, has no rotice or knowledge of and is not required to give any notice of any
Environmental Claim velving Mortgagor or the Mortgaged Premises, and there are no
conditions or occurrerces. ot the Mortgaged Premises which could reasonably be
anticipated to form the vasis for an Environmental Claim against the Mortgaged
Premises; (viii) the Mortgaged Premises is not subject to any, and Mortgagor has no
knowledge of any imminent, “ystriction on the ownership, occupancy, use or
transferability of the Mortgaged Premiseés in comnection with any: (1) Environmental
Law or (2)Release, threatened Relegse or disposal of a Hazardous Material; and
(ix) there are no conditions or circumstanses at the Mortgaged Premises known to
Mortgagor which pose a risk to the environmer: cr the health or safety of persons.

(c)  Covenants. Mortgagor shall at ali times 4o the following: (i) comply in
all material respects with, and maintain the Mortgaged TPremises in compliance in all
material respects with, all applicable Environmental Laws: (i) require that each tenant
and subtenant, if any, of the Mortgaged Premises or any part thereof comply in all
material respects with all applicable Environmental Laws; (iii) obtain and maintain in full
force and effect all material governmental approvals required Dy lany applicable
Environmental Law for operations at the Mortgaged Premises; (iv) cvierany material
violation by it or at the Mortgaged Premises of applicable Environmental 1 davss; (V) not
allow the presence or operation at the Mortgaged Premises of any: (1) landtil” ol dump;
or (2) hazardous waste management facility or solid waste disposal facility as defined
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pursuant to any: (x) Release, threatened Relcase or disposal of a Hazardous Substance;
or (y) Environmental Law; or (5) any environmental, natural resource, health or safety
condition, which could reasonably be anticipated to have a Material Adverse Effect;
(viii) conduct at its cxpense any investigation, study, sampling, testing, abatement,
cleanup, removal, remediation or other response action necessary to remove, remediate,
clean up or abate any material Release, threatened Release or disposal of a Hazardous
Material as required by any applicable Environmental Law; (ix) abide by and observe any
restrictions on the use of Mortgaged Premises imposed by any governmental authority as
set forth in a deed or other instrument affecting Mortgagor's interest therein; (x) promptly
provide or otherwise make available to Mortgagee any reasonably requested
environmenta) record concerning the Mortgaged Premises which Mortgagor possesses or
capceasonably obtain; (xi) perform, satisfy, and implement any operation or maintenance
actions yequired by any governmental authority or Environmental Law, or included in

+ any no fucther action letter or covenant not to sue issued by any governmental authority
under any Lnvironmental Law; and (xii) from time to time upon the reasonable written
request of Morlgagee, timely provide at Mortgagor's expense a report of an
environmental astsssment of reasonable scope, form and depth (including, where
appropriate, invasive soil or groundwater sampling) by a consultant reasonably
acceptable to Mortgagee as-¢o any matter for which notice is provided pursuant to the
above requirements or which may reasonably be believed by Mortgagee to form the basis
of an Environmental Claim ‘= vonnection with the Mortgaged Premises. If such a
requested environmental report s sot delivered within sixty (60) days after receipt of
Mortgagee's request, then Mortgagee riay arrange for the same, and Mortgagor hereby
grants to Mortgagee and its represeniatives access to the Mortgaged Premises and a
license to undertake such an assessment (ircluding, where appropriate, invasive soil or
groundwater sampling). The costs of any-asscssment arranged for by Mortgagee
pursuant to this provision shall be payable by Mortgagor on demand and added to the
indebtedness hereby secured.

30.  Revolving Loans and Future Advances. This Mortgag<is given to secure, among
other things, Revolving Credit, Letters of Credit, Swing Line and U.K: _ine, and shall secure not

thereon and any disbursements made for payment of taxes, special assessments or insurance on
the Mortgaged Premises and interest on such disbursements (all such indebtedness being
hereinafter referred to as the "maximum amount secured hereby"). This Mortgage shall be valid
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and have priority over all subsequent liens and encumbrances, including statutory liens,
excepting solely taxes and assessments levied on the Mortgaged Premises, to the extent of the
maximum amount secured hereby

31. Direct and Primary Security; Liens Absolute. The lien and security interest herein
created and provided for stand as direct and primary security for the indebtedness hereby
secured. No application of any sums received by the Secured Creditors in respect of the
Mortgaged Premises or any disposition thereof to the reduction of the indebtedness hereby
secured or any part thereof shall in any manner entitle Mortgagor to any right, title or interest in
or to the indebtedness hereby secured or any collateral or security therefor, whether by
subrogation or otherwise, unless and until all indebtedness hereby secured has been fully paid
and satisfieG the Letters of Credit have expired or been terminated, and all commitments of the
Lenders to extend credit to or for the account of the Borrowers, or any of them individually,
- under the Credit Agreement shall have terminated. Mortgagor acknowledges and agrees that the
lien and security-inierest hereby created and provided for are absolute and unconditional and
shall not in any mardicr be affected or impaired by any acts or omissions whatsoever of any
Secured Creditor or any other holder of any of the indebtedness hereby secured, and without
limiting the generality of tlie, foregoing, the lien and security herein created and provided for
shall not be impaired by any sccentance by the Secured Creditors or any other holder of any of
the indebtedness hereby secured of any other security for or guarantors upon any of the
indebtedness hereby secured or by(arv failure, neglect or omission on the part of the Secured
Creditors or any other holder of any of theindebtedness hereby secured to realize upon or protect
any of the indebtedness hereby secured or any collateral or security therefor. The lien and
security interest hereof shall not in any manner be impaired or affected by (and the Secured
Creditors, without notice to anyone, are hereby 2uthorized to make from time to time) any sale,
pledge, surrender, compromise, settlement, release. fenewal, extension, indulgence, alteration,
substitution, exchange, change in, modification or disposition of any of the indebtedness hereby
secured or of any collateral or security therefor, or of aity gussanty thereof, or of any instrument
or agreement setting forth the terms and conditions pertaining ‘to any of the foregoing. The
Secured Creditors may at their discretion at any time grant credit to any Borrower without notice
to Mortgagor in such amounts and on such terms as the Secured Creitors may elect (all of such
to constitute additional indebtedness hereby secured) without in any manner impairing the lien
and security interest created and provided for herein. In order to realize hareon and to exercise
the rights granted Mortgagee and the other Secured Creditors hereunder and ander applicable
law, there shall be no obligation on the part of Mortgagee or any other holde: of any of the
indebtedness hereby secured at any time to first resort for payment to the Borrowers, or any of
them, or to any guaranty of the indebtedness hereby secured or any portion thereof or to resort to
any other collateral, security, property, liens or any other rights or remedies whatsoever, and
Mortgagee shall have the right to enforce this Mortgage irrespective of whether or not other
proceedings or steps seeking resort to or realization upon or from any of the foregoing are
pending,

32.  Recovery Limitation. Notwithstanding anything in this Mortgage to the contrary,
the right of recovery against Mortgagor under this Mortgage shall not exceed One Dollar ($1.00)
less than the lowest amount which would render Mortgagor's obligations under this Mortgage
void or voidable under applicable law, including fraudulent conveyance law.
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33. Multisite Real Estate Transaction. Mortgagor acknowledges that this Mortgage is
one of several mortgages and other security documents (the aforesaid being together called the
"Other Security Documents") which secure the indebtedness evidenced by the Notes, the Credit
Agreement and the Applications. Mortgagee may at its discretion foreclose, exercise any power
of sale, or exercise any other remedy available to it under any or all of the Other Security
Documents without first exercising or enforcing any of its rights and remedies hereunder. Such
exercise of Mortgagee's rights and remedies under any or all of the Other Security Documents
shall not in any manner impair the indebtedness hereby secured (except to the extent of
payment), or the lien of this Mortgage and any exercise of the rights or remedies of the
Mortgagee hereunder shall not impair the lien of any of the Other Security Documents or any of
Mortgagee's right and remedies thereunder. Mortgagor specifically consents and agrees that
Mortgagec riay exercise its rights and remedies hereunder and under the Other Security
Documents serarately or concurrently and in any order that it may deem appropriate.

34, Deirait Rate. For purposes of this Mortgage, the term "Default Rate" shall be as
defined in the Credit Agieement.

35, Governing Law. The creation of this Mortgage, the perfection of the lien and
security interest in the Mortgaged. Premises, and the rights and remedies of Mortgagee with
respect to the Mortgaged Premiscs, as provided herein and by the laws of the state in which the
Mortgaged Premises is located, shall he governed by and construed in accordance with the
internal laws of the state in which the ‘Mortgaged Premises are located without regard to
principles of conflicts of law. Otherwise, the-Credit Agreement, the Notes, the Reimbursement
Obligations and all other obligations of Mcrtgasor and the other borrowers under the Credit
Agreement (including, but not limited to, the liabiiity of Mortgagor for any deficiency following
a foreclosure of all or any part of the Mortgaged Prepzisas) shall be governed by and construed in
accordance with the internal laws of the State of Illincis without regard to principles of conflicts
of laws, such state being the state where such documents were-executed and delivered.

36.  Partial Invalidity. All rights, powers and remediés provided herein are intended to
be limited to the extent necessary so that they will not rendsr this Mortgage invalid,
unenforceable or not entitled to be recorded, registered or filed under an/ applicable law. If any
term of this Mortgage shall be held to be invalid, illegal or unenforceabic; the validity and
enforceability of the other terms of this Mortgage shall in no way be affecteG theichy.

37.  Successors and Assigns. Whenever any of the parties hereto is referred to, such
reference shall be deemed to include the successors and assigns of such party; and all the
covenants, promises and agreements in this Mortgage contained by or on behalf of Mortgagor, or
by or on behalf of Mortgagee, shall bind and inure to the benefit of the respective successors and
assigns of such parties, whether so expressed or not.

38.  Headings. The headings in this instrument are for convenience of reference only
and shall not limit or otherwise affect the meaning of any provision hereof.

39.  Changes, Etc. This instrument and the provisions hereof may be changed,

waived, discharged or terminated only by an instrument in writing signed by the party against
which enforcement of the change, waiver, discharge or termination is sought.
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40.  Agent. Mortgagee has been appointed as agent pursuant to the Credit Agreement,
In acting under or by virtue of this Mortgage, Mortgagee shall be entitled to all the rights,
authority, privileges and immunities provided in Sections 10.1 through 10.5 of the Credit
Agreement, all of which provisions of said Sections 10.1 through 10.5 are incorporated by
reference herein with the same force and effect as if set forth herein. Mortgagee hereby
disclaims any representation or warranty to the Secured Creditors concerning the perfection of
the security interest granted hereunder or the value of the Mortgaged Premises.

41.  Captioned Terms. Capitalized terms used herein and not otherwise defined shall
have the meanings ascribed to them in the Credit Agreement.

[SIGNATURE PAGE TO FOLLOW]
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+ 4 LINDOIS

IN WITNESS WHEREOFT, Mortgagor has caused these presents to be signed and sealed
the day and year first above written.

TURTLE WAX AUTO APPEARANCE
CENTERS 11, L.L.C., a Delaware limited
liability company

By: m%\’ .

Name: _ VWiliy S Zadulr
Its:  Authorized Agent
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- #LLENOIS

STATE OF ILLINOIS
COUNTY OF COOK

I, O ONNL e S > C,OW\M € tun_, a Notary Public in and for said County, in the
State aforesaid, do hereby certify that _ Py Ay 2 J Jod g the Authorized Agent of Turtle
Wax Auto Appearance Centers 1I, L.L.C., a Delaware limited liability company, who is
personally known to me to be the same person whose name is subscribed to the foregoing
instrument as such Authorized Agent appeared before me this day in person and acknowledged
that he sigréd and delivered the said instrument as his own free and voluntary act and as the free
and voluntary act of said corporation, for the uses and purposes therein sct forth.

bl

Given under my hand and notarial seal, this SJK day of [X_cQ Vil ,2004.

Omu & ()F)f}\maw

Notary Public

Qk\r\ma S (‘bmmea N
(Type or Print Name)

My commission expires:

IG- 723 200,

TR AT A

CONNIE S. COMMEAN
Notary Public, Stata of illinois

] ~ L .
L. MvOommission Expires 001,23, 2006
Vg o R TR NI T T
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SCHEDULE 1
LEGAL DESCRIPTION
THE WEST 100 FEET OF THE NORTH 455.42 FEET OF THE EAST 1/2 OF THE
NORTHWEST 1/4 OF THE NORTHWEST 1/4 OF SECTION 23, TOWNSHIP 36 NORTH,

RANGE 12, EAST OF THE THIRD PRINCIPAL MERIDIAN (EXCEPT THAT PART
THEREQF FALLING IN 159TH STREET) IN COOK COUNTY, ILLINOIS.

Property Address: 8701 W. 159th Street, Orland Park, Illinois

P.LN. 27-23-100-008-0000
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