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After Recording Return to: / P.! tparte 7 August 8, 2023
First American Mortgage Solutions
C/O Lima One
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1795 International Way
Idaho Falls, ID 83402

COMMERCIAL MORTGAGE, SECURITY AGREEMENT AND FIXTURE FILING

KNOW ALL viZw BY THESE PRESENTS that Hinmboldt Beginnings, LLC a Hlinois Limited Liabi}ity Company
having an office at26™0 W Huron St, Suite 3, Chicago, IL 60612 (“Mortgagor” or “Borrower”, as the case maybe),
for the consideration ¢ f =cven hundred and eighty thousand and 00/100 ($780,000.00) and other good and valuable
consideration, received to s fuli satisfaction from Lima One Capital, LLC, a Georgia Limited Liability Company at
its principal place of business ar 201 East McBee Avenue Suite 300, Greenville, SC 29601 (“Mortgagee” or
“Lender”, as the case maybe) doss horeby give, grant, bargain, sell, and confirmunto the said Mortgagee, its
successors and assigns forever, 12 f5llowing:

(A) All rights, titles, estates and iniesests in and to those premises more commonly known and described in
SCHEDULE A (the "Premises") which-iz.attached hereto and made a part hereof;

(B) TOGETHER WITH (1) all buildings, strictires and improvements of every nature whatsoever now or
hereafter situated on the Premises, and (2)al biilding materials, supplies and other property stored at or
delivered to the Premises or any other locatiun frincorporation into the improvements located or to be
located on the Premises, and all fidures, machi.ery, appliances, equipment, famiture and personal
property of every nature whatsoever now or hereafter'cvmed by Mortgagor and located in or on, or
attached to, and used or intended to be used in connection with, or with the operation of, or the
occupancy of, the Premises, buildings, stmctures or otiiec vaprovements, or in connection with any
construction being conducted or which may be conducted theteon, and owned by Mortgagor, and all
extensions, additions, improvements, betterments, renewals, substitutirus and replacements to any of the
foregoing, and all of the rights, titles, estates and interests of Mortgagor in and to such personal property
which, to the fullest extent permitted by law, shall be conclusively deem’d fitures and a part of the real
property encurbered hereby (the "Improvements");

(C) TOGETHER WITH (1) all rights, titles, estates and interests of Mortgagor, of whaievercharacter, whether
now owned or hereafter acquired, in and to (a) all streets, roads and public places, ¢pen or proposed, in
front of or adjoining the Premises, and the land lying in the bed of such streets, roads and public places,
and (b) all other sidewalks, alleys, ways, passages, strips and gores of land adjoining or used or intended
to be used in connection with any of the property described in paragraphs (A) and (B) hereof, or any part
thereof; and (2) all water courses, water rights, easements, rights-of-way and tights of use or passage,
public or private, and all estates, interest, benefits, powers, rights (including, without limitation, any and
all lateral support, drainage, slope, sewer, water, air, mineral, oil, gas and subsurface rights), privileges,
licenses, profits, rents, royalties, tenements, hereditaments, reversions and subreversions, remainders and
subremainders and appurtenances whatsoever in any way belonging, relating or appertaining to any of
the property described in paragraphs (A) and (B) hereof, or any part thereof, or which hereafier shall in
any way belong, relate or be appunenant thereto, whether now owned or hereafter acquited by
Mortgagor; and

(D) TOGETHER. WITH (a) all rights, titles, estates and interests of Mortgagor of, in and to all judgments,
insurance proceeds, awards of damages and settlements hereafier made resulting from condermation
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proceedings or the taking of the property described in paragraphs (A), (B) and (C) hereof or any part
thereof under the power of eminent domain, or for any damage (whether caused by such taking or
otherwise) to the property described in paragraphs (A), (B) or (C) hereof or any part thereof, or to any
tights appurtenant thereto, and all proceeds of any sales or other dispositions of the property described
in paragraphs (A), B) or (C) hereof, or any part thereof; and Mortgagee is hereby authorized to collect
and receive said awards and proceeds and to give proper receipts and acquitances therefor, and (if # so
elects) to apply the sang, after deducting therefromany expenses incurred by Morigagee in the collection
and handling thereof, toward the payment of the indebtedness and other sums secured hereby,
notwithstanding the fact that the amount owing thereon may not then be due and payable; and (b) all
contract rights, general intangibles, govemmental permits, licenses and approvals, actions and rights in
action, including without limitation all rights to insurance proceeds and uneamed preminme, arising from
ot relating to the property described in paragraphs (A), (B) and (C) above; and (¢) all proceeds, products,
replacements additions, substitutions, renewals and accessions of and to the property described in

paragraphs (&), (B) and (C).

All of the riperty described in paragraphs (4), (B), (C) and (D) above, and each item of property therein deseribed,
i8 herein refirrer, to as the "Mortgaged Property".

TO HAVE AND TQ iTOLD the above granted and bargained Premises, with the appurtenances thereof, unto i, the
said Mortgagee, its successors and assigns forever, to it and their own proper use and behoof. And akso, the said
Mortgagor does for itself. i's-successors and assigns, covenant with the said Mortgagee, its successors and assigns,
that at and until the ensealing o1 thiese presents, they are well seized of the Premises as a good indefeasible estate in
FEE SIMPLE; and have good nght o bargain and sell the same in manner and fotm as is above written; and that the
same: is free and clear of all encurbran es whatsoever,

AND FURTHERMORE Mortgagor does by thiess presents bind itself, its legal representatives and its successors
and assigns forever to WARRANT AND LEFZND the above granted and bargained Mortgaged Property to
Mortgagee, its successors and assigns, against all clairs and demands whatsoever.

THE CONDITION OF THIS MORTGAGEIS SUCHZFAT:

WHEREAS, Mortgagor is indebted to Mortgagee by virtue of a coruneicial loan transaction (the “Loan”) in the sum
of seven hundred and eighty thousand and 00/100 ($780,000.00) ‘as-evidenced by (1) a certain Conmrercial
Non-Revolving Line of Credit Promissory Note in the principal amount of scwen: hundred and eighty thousand and
00/100¢ ($780,008.00) as same may be amended, restated, or modified from Lime to«ne, the “Note™) dated August 8,
2023 executed by Mortgagor and delivered to Mortgagee, with all amounts remueirg unpaid thereon being finally
due and payable on October 1, 2024 and (2) that certain Loan Agreement (as sam< my be amended, restated, or
modified fromtime to time, “Loan Agreement”) of even date herewith;

WHEREAS, the terms and repayment of such obligations ofthe Mortgagor are set forth in the Ne'te;

WHEREAS, Morigagee has agteed to provide financing for the purchase and renovations of the premizes described
on SCHEDULE A and

WHEREAS, Motgagor has agreed {o grant Mortgagee a mortgage in the Premises as collateral for the refmancing of
the premises described on SCEEDULE A and

WHEREAS, at closing, the Mortgagee initially advanced the sum of three hundred and twenty-five thousand three
hundred and five and 00/100 Dellars ($325,305.00) to Mortgagor on the date hereof and may make farther advances
of an additional four hundred and fifty-four thousand six hundred and ninety-five and (0/100 Dollars (3454,695.00)
fora total loan in the amount seven hundred and eighty thousand and 60/100 ($780,000.00) and

WHEREAS, buildings and/or improvements on the Mortgaged Property are in the process of construction or repair,
ot ate to be constructed, erected or repaired; and
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WHEREAS, Mortgagee has agreed to make the Loan to Mortgagor, the balance of which i to be paid to Mortgagor
m installments, provided Mortgagor is not in default hereunder, the time and amount of each advancement to be at
the sole discretion of Mortgagee, up seven hundred and eighty thousand and 00/100 ($780,000.00) and

WHEREAS, Mortgagor represents and warrants that it has full power and autherity te execute and deliver the Note,
this Mortgage, and all other documents, agreements and instruments tequired of it by Mortgagee in connection with
the meking of the Loan (the Note, this Mortgage, and all such other documents, agreements and instruments
executed and delivered by Mortgagor in connection with the Loan being sometimes collectively referred to herein as
the "Loan Dacuments”).

NOW, THEREFORE, Mortgagor hereby covenants and agrees with Mortgagee as follows:
ARTICLE ONE: COVENANTS OF MORTGAGOR

1.01 Prcformance of Loan Documents. Mortgagor shall cause to be performed, observed and complied with all
provisions hzreof, of the Note and each of the Loan Documents, and will promptly pay to Mortgagee the principal,
with interest thireon, and all other sums required to be paid by Mortgagor under the Note and pursuant to the
provisions of tiis Mortgage and of the Loan Documents when payment shall become due (the entire principal
amount of the Note, el accrued interest thereon and all obligations and indebtedness thereunder and hereunder and
under all of the Loan Pocirioents described being referred to herein as the "Indebtedness”),

1.02 General Representations, Covenants and Warranties. Mortgagor represents and covenants that (a) Mortgagor
is now able to meet its debis as iney mature, the fair market value of its assets cxpeeds ifs liabilities and no
bankruptcy or insolvency case or prosceding is pending or contenplated by or against Mortgagor; (bj all reports,
statements and other data firnished by Moitgagor to Mortgagee in connection with the Loan are true, cotrect and
conmplete in all material respects and do notsirt-to state any fact or circumstance necessary to make the statements
contained therem not misleading; (c) this Muztgzue, the Note and all other Loan Documents are legal, valid and
binding obligations of Mortgagor enforceable in accordance with their respective temrs and the execution and
delivery thereof do not contravene any contract or agiement to which Mortgagor is a party or by which Morigagor
may be bound and do not contravene any law, order, deccee. mle or tegnlation to which Mortgagor is subject; (d)
there ate no actions, suits or proceedings pending, or to the krowzdge of Mortgagor threatened, against or affecting
Mortgagor or any part of the Mortgaged Property; (¢) all costs atisiug from construction of any improvements and
the purchase of all equipment located on the Mortgaged Property wisck have been incurred prior to the date of this
Montgage have been paid; (f) the Mortgaged Property has frontage on, and Ziect access for, ngress and egress to
the street(s) described in any survey submitted to Mortgagee; (g) electn, sewar, water facilities and any other
necessary utilities are, or will be, available in sufficient capacity to service the iqcrtgaged Property satisfactorily
during the term of the Note, and any easements necessary to the furnishing of sueli utlity service by Mortgagor
have been or will be obtained and duly recorded (evidence satisfactory to Mortgagee thi t all utility services required
for the use, occupancy and operations of the Mortgaged Property shall be provided to Motpagee immediately upon
Mortgagee's request); (h) there has not been, is not presently and will not in the future be any acivity conducted by
Mortgagor or any tenant at or upon any part of the Mortgaged Property that has given or will give rise to the
imposition of a lien on any part of the Mortgaged Propenty; (i) Mortgagor is not m default under the'tezms of any
nstrument evidencing or securing any indebtedness of Mortgagor, and there has occwred no event whicn would, if
uncured or uncorrected, constitute a defanlt under any such instrument with the giving of notice, or the pacsage of
time or both; and () Morigagee has legal capacity to enter into the Loan and to execute and deliver the Loan
Docutments, and the Toan Documents have been duly and properly executed on behalf of Mortgagee.

1.03 Compliance with Laws; Permits; Notice. Mortgagor covenants and warrants that the Mortgaged Property
presently conplies with and shall continue to comply with all applicable restrictive covenants, applicable zoning,
wetlands and subdivision ordinances and building codes, all applicable health and environmental laws and
regulations and all other applicable laws, statutes, mles, ordinances, codes, and regulations, and Mortgagor has not
received any notice that the Mortgaged Property is not in compliance with any such laws, statutes, rules, ordinances,
codes and regulations. IfMortgagor receives notice fiomany federal, state or other govemmental body that it is not
in compliance with any such laws, statutes, niles, ordinances, codes and regulations, Morigagor shall provide
Mortgagee with a copy of such notice promptly. Mortgagor agrees to comply with all federal, state and nunicipal
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local laws, statutes, rules, ordinances, codes and regulations in connection with the constrction and development of
the Mortgaged Property. Mortgagor has obtained ail licenses, permits, authorizations, consents and approvals
necessary for the construction and development of the Mortgaged Property, and all such licenses, petmits,
awthorizations, consenis and approvals are in full force and effeci and all appeal periods have expired. Unless
required by applicable law or unless Mortgagee has otherwise agreed in writing, Mortgagor shall not allow changes
in the nature of the accupancy for which the Premises were intended at the time this Mortgage was executed.
Mortgagor shall not initiate or acquiesce in a change in the zoning classification of the Mortgaged Property without
Mortgagee’s prior written consent. Morigagor warrants and represents that its use, and the use by any of its tenants,
of the Mortgaged Property is in accordance and compliance with the terms and conditions of any and all rules,
regulations, and laws that may be applicable to the Mortgaged Property, including, witheut limitation, all federal,
state and local laws, ordinances, mies and regulations regarding hazardous and toxic materials and that Morigagor
shall maintain and continue such compliance and shall requite and ensure its tenants' compliance with the same.
Mortgagor shall maintain or shall cause their agent fo maintain in jts possession, available for the inspection of the
Mortgagee, and shall deliver to the Mortgagee, upon three (3) business days’ request, evidence of compliance with
all such cequirements. Mortgagor hereby indemnifies and holds Mortgagee free of and hanmless fromand against any
and all ¢lainz, demands, damages or liabilities that Mortgagee may incur with regard thereto.

1.04 Taxes and/sth:r Charges,

1.04.1 Impos$uopy. Subject to the provisions of this Section 1.04, Mortgagor shall pay, at least five (5) days
before the date due, all 1ea’ exiate taxes, personal propetty taxes, assessments, water and sewer rafes and charges,
license fees, all charges which ray be imposed for the use of vaults, chutes, areas and other space beyond the lot
line and abutting the public siacwelss in front of or adjoining the Premises, and all other govemmental levies and
charges (collectively, the “Impositions™), ¢f every kind and nature whatsoever, general and special, ordinary and
extraordinary, foreseen and unforeseen, whish shall be assessed, levied, confirmed, imposed or become a kien upon or
against the Morigaged Property or any pait£ieicof, or which shall become payable with respect thereto. Mortgagor
shall defiver to Mortgagee, within twenty (20}davs after the due date of each payment in connection with the
Impositions or any assessment for local improvements {“Assessment”), the original or a true Photostatic copy of the
official receipt evidencing such payment or other proof of payment satisfactory to Mortgagee.

1.04.2 Insurance.

(a) Mortgagor shall keep all buildings erected onot/iw_be crected on the Mortgaged Property
insured against logs by fire and such other hazards as the Mortgazee may require and Mortgagor shail
obtain and maintain insutance with respect to other insurable risks «nd coverage relating to the Mortgaged
Property including, without limitation, fire, builder's risk, worker's comp<riavion, physical damages, loss of
rentals or business interruption, earthquake (if applicable), and liability insurancs, all such insurance to be
in such sums and upon such tenms and conditions as Mortgagee reasonatly imy require, with loss
proceeds by the terms of such policies made payable to the Mortgagee as its laterest may appear.
Mortgagor covenants that all insurance preminres shall be paid not later than fifteen (15) days prior to the
date on which such policy coukd be cancelled for non-payment. If, to Mortgagor's knowlsdge 4nv portion
of the Mortgaged Property is in an area identified by any federal govemmental authority as hzvirg special
flood hazards, and flood insurance is available, a flood insurance policy meeting the current guileliies of
the FEMA’s Federal nsurance and Mitigation Administration is in effect with a generally accemable
msurance cairier, in an amount reptesenting coverage not less than the least of (1) the outstanding
principal balance of the Loan, (2) the full insurable value of the Mortgaged Property, and (3) the maximum
amount of insurance available under the Flood Disaster Protection Act of 1973, as amended. All such
insurance policies (collectively, the “hazard insurance policy”) shall contain a standard mortgagee clause
naming the Mortgagee and its successors and assigns as beneficiary, and may not be reduced, terminated,
or canceled without thirty (30) days’ prior written notice to the Morigagee.

(b} Such insurance companies shall be duly quabified as such under the laws of the states in which
the Mortgaged Property is located, duly authorized and licensed in such states to transact the applicable
insurance business and to write the insurance provided, and cormpanies whose clains paying ability is
rated in the two highest rating categories by A.M. Best with respect to hazard and flood insurance. Such
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msurance shall be in ampunts not less than the greater of: (i) the outstanding principal balance of the
Loan, or (if) the amount necessary to avoid the operation of any co-insurance provisions with respect to
the Premises.

{¢) Allsuch policies shali provide for a mininmm of thirty (30) days prior written canceliation notice to Mortgagee.
Mortgagee, upon its request to Mortgagor, shall have the custody of all such policies and all other policies which
may be procured insuring said Mortgaged Property, the same to be delivered, to Mortgagee at its office and all
renewal policies to be delivered and premiums paid to Mortgagee at its office at least twenty (20) days before the
expiration of the old policies; and Mortgagor agrees that upon failure to maintain the inswrance as above
stipulated or to deliver said renewal policies as aforesaid, or to pay the premiums therefor, Mortgagee nay,
without obligation to do so, procure such insurance and pay the premiums therefor and all suirs so expended shall
immediately be paid by Mortgagor and unless so paid, shall be deemed part of the debt secused hereby and shall
bear interest at the rate set forth in the Note, and thereupon the entire principal sum unpaid, including such suns
as havs heen paid for premiums of insurance as aforesaid, and any and alt other sums which shall be payable
hereunax shall becone due 2nd payable forthwith at the option of Mortgagee, anything herein contained to the
contrary notwithstanding. In case of loss and payment by any insurance company, the ameunt of insurance
money receivesd shall be applied either to the Indebtedness secured hereby, or n rebuilding and restoring the
damaged property as Mortgagee may elect.

(d Mo tgagor has not engaged in and shall not engage in any act or omission which would impair
the coverage of any such policy, the benefits of the endorsement provided for herein, or the validity and
binding effect of eitter incwding, without limitation, no unhawfol fee, commission, kickback, or other
unlawful compensation or vab:cof any kind has been or will be received, retained, or realized by any
attorney, firm, or other persch, and no such unlawful items have been received, retained, or realized by
Mortgagor,

() No action, inaction, or evera 1as occunred and no state of facts exists or has existed that has
resulted or will result in the exclusion from, donsaiof, or defense to coverage under any applicable special
hazard insurance policy or bankruptey bond, itv2epsstive of the cause of such failure of coverage.

1.04.3 Deposits for Impositions and Insurance. Notwittstznding anything to the contrary contained in any
of the Loan Documents, upon demand by Mortgagee, after failure by biurtgagor to pay any of the amounts specified
in Sections 1.04.1 or 1.04.2, Mortgagor shall deposit with Mortgager. =i the first day of each month an amount
equal to one twelfth (1/12th) of the sum of: (i) the aggregate annnal paynyats Tor the Impositions; (if) the annual
insurance premiums on the policies of msurance required to be obtained andr=pt'm force by Mortgagor under this
Morigage; and (iii) all other periodic charges (other than interest and principal imer the Note) arising out of the
ownership of the Mortgaged Property or any portion thereof which are or with notics or (e passage of time or both
will become & lien against the Mortgaged Property or any part thereof ((i), (i), and (iif), collectively, the “Annual
Payments™), Such sums will not bear interest and are subject to adjustment or additional paynients in order to assure
Mortgagee that it will have the full amount of any payment on hand at least one (1) month plior ty its due date,
Mortgagee shall hold said sums in escrow to pay said Armual Payments in the manner and to the exien promitted by
law when the same become due and payable. Notwithstanding anything herein to the contraty, hoviéver, such
deposits shall not be, nor be deemed to be, trust funds but may be commingled with the general funds of 1dongagee.
If the total payments made by Mortgagor to Mortgagee, on account ef said Annnal Payments up to the tine When
the same become due and payable, shall exceed the amount of payment for said Annual Payments actually made by
Mortgagee, such excess shall be credited by Mortgagee against the next payment or payients due from Mortgagor
to Mortgagee on account of said Annual Payments, If, however, said payments made by Mortgagor shall not be
sufficient to pay said Annual Payments when the same become due and payable, Mortgagor agrees to promptly pay
to Mortgagee the amount necessary to make up any deficiency. In case of default in the performance of any of the
agreements or provisions contained in the Note, Mortgagee may, at its option, at any time after such default, apply
the balance remaining of the sums accommlated, as & credit against the principal or interest of the morigage
Indebtedness, ot bath.

1.04.4 Late Charge. Mortgagee may collect a “late charge” of five percent (5%) on any payment or
installment due or required to be paid pussuant to the terms of this Mortgage or the Note which is not paid within ten
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(10} days of when the same is required to be paid to cover the extra expenses involved in handling such delinquent
payment,

1.04.5 Proof of Payment. Upon request of Mortgagee, Mortgagor shall deliver to Mortgagee, within twenty
(20) days after the due date of any payment required in this Section 1.04, proof of paytrent satisfactoty to

Mortgagee.

1.05 Condemnation. Mortgagee shall be entitled to all compensation awards, damages, claims, rights of action and
proceeds of, or on account of, any damage or taking through condemnation, eminent domain or the like, and
Morttgagee is hereby authorized, at #ts option, to commence, appear in and prosecute in its own or Mortgagor's name
any action or proceeding relating to any such condemnation, taking or the like and to settle or compromise any claim
in connection therewith.

1,06 Care of Mortgaged Property; Demolition and Alteration. Mortgagor shall maintain the Mortgaged Property in
good crudition and repair, shall not conmit or suffer any waste of the Mortgaged Property, and shall cormply with or
cause to be-conplied with, all statutes, laws, rules, ordinances and requirements of any governmental authority
relating to the Mortgaged Property; and Mortgagor shall promptly repair, restore, replace or rebuild any part of the
Mortgaged Prorérty now or hereafter subject to the lien of this Mortgage which may be damaged or destroyed by
any casualty whatsoever or which may be affected by any proceeding of the character referred to in Section 1.05.
Mortgagor shall comp!ite <ad pay for, within a reasonable tie, any structure in the process of construction on the
Mortgaged Property at any tiwe during the term of the Loan; and Mortgagor shall not initiate, join in, ot consent to
any change in any private restriciive covenants, or private restrictions, limiting or defining the uses which may be
made of the Mortgaged Property-orany part thereof, without the written consent of Morigagee. Morigagor agrees
that no building or other property now ur hereafter cavered by the lien of this Mortgage shall be removed,
demolished, or materially altered, without-thz-nrior written consent of Mortgagee, except that Mortgagor shall have
the right, without such consent, to remove-2i-dispose of, free from the lien of this Mortgage, such equipment as
from time to time may become worn out or obsclits. nrovided that simultaneously with or prior to such femoval any
such equipment shall be replaced with other equiprent ofvalue at least equal to that of the replaced equipment and
free from any title retention or security agreetent or other encumbiance, and by such removal and replacement
Mortgagor shall be deemed to have subjected such equipmnt ‘o the lien of this Mortgage,

1.7
Transfer and Encumbrance of Mortgaged Property.

(a) Mortgagor shall not sell, convey, transfer, suffer any type of change i iitle or ownership, lease, assign
or further encunber any inferest in any part of the Mortgaged Property, withuut the” prior written consent of
Mortgagee, Any such sale, conveyance, transfer, pledge, lease, assignment or eicuisbrance made without
Mortgagee's priot written consent shall be null and void and shall constitute a default hereander. Mortgagor shall
not, without the prior written consent of Mortgagee, permit any further assignment of the rents, rovalties, issues,
revenues, income, profits or other benefits from the Mortgaged Property, or any part thervof ‘a7d any such
assignent without the prior written consent of Mortgagee shall be null and void and shall constitute-a default
hereunder, Mortgagor agrees that in the event the ownership of the Mortgaged Property or any part thereof is
permitted by Mortgagee to be vested in 2 person other than Mortgagor, Mortgagee may, without nufwr to
Mortgagor, deal in any way with such successor ar successors in interest with reference to this Mortgage and the
Note and other sums hereby secured without in any way vitiating or discharging Mortgagor's liability hereunder or
upon the Note and other sums hereby secured. No sale of the Mortgaged Property and no forbearance to any petson
with respect to this Mottgage and no extension to any person of the time for payment of the Note and other sums
hereby secured given by Mortgagee shall operate to release, discharge, modify, change or affect the original hability
of Mortgagor either in whole or in patt.

(b} If Mortgagor shall sell, convey, assign or transfer all or any pant of the Mortgaged Property or any
intetest therein or any beneficial interest in Mortgagor without Mortgagee’s prior written consent, Mortgagee may, at
Mortgagee’s option, without demand, presentment, protest, notice of protest, notice of intent to accelerate, notice of
acceleration or other notice, or any other action, all of which are hereby waived by Mortgagor and all other parties
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obligated in any manner on the Indebtedness, declare the Indebtedness to be immediately due and payable, which
option may be exercised at any time following such sale, conveyance, assignment, lease or transfer, and upon such
declaration the entire unpaid balance of the Indebtedness shall be immediately due and payable.

{¢) Mortgagor shall keep the Mortgaged Property free fiom mechanics’ liens, matetialnen's liens and
encumbrances, If any prohibited lien or encunbrance is filed against the Mortgaged Property, Mortgagor shall cause
the same to be removed and discharged ofrecord within thirty (30) days after the date of filing thereof.

(dh Mortgagor shall obtain, upon request by Mortgagee, from all persons hereafter having or acquiring any
mnterest in or encumbrance on the Mortgaged Property or the said equipment or accessions, a wiiting duly
acknowledged, and stating the nature and extent of such interest or encumrbrance and that the same is subordinate to
this Moigage and no offsets or defenses exist in favor thereof against this Mortgage or the Note hereby secured,
and deliver snch writing to Mortgagee.

1.08 Further /rsurances. At any time and from time to time upon Morigagee's request, Mortgagor shall make,
exccute and déliver Grsause to be made, executed and delivered, to Mortgagee and, where appropriate, shall cause
to be recorded or filed, ~utl from time to time thereafter to be re-recorded and refiled, at such time and m such offices
and places as shall be dierrzd desiable by Mortgagee, any and all such further mortgages, instruments of further
assurance, certificates aid such ather documents as Mortgagee may consider necessary or desirable in order to
effectuate, complete or perfect (or 1o, zontinue and preserve, the obligations of Mortgagor under the Note and this
Mortgage, the lien of this Mortgage as a Yien upon all of the Morigaged Property, and unto all and every person or
persons denving any estate, right, tith. or Literest under this Mortgage. Upon any failure by Mortgager to do so,
Mortgagee may nake, execute, record, file, ro-tecord or refile any and all such mortgages, instruments, certificates and
documents for and in the name of Mortgagos, <nd Mortgagor hereby irrevocably appoints Mortgagee the agent and
attorney-in-fact of Mortgagor to do so.

1.09 Uniform Commercial Code Security Agreement shd Fiziure Filing, This Morigage is intended to be a security
agreement and fidure filing which is to be filed for recird in the real estate records pursuant to the Uniform
Commercial Code in effect from time to time in the State of Tiruis for any of the goods specified above in this
Mortgage as part of the Mortgaged Property which, under applcable law, may be subject to a security interest
pursuant to the Uniform Comivercial Code and Mortgagor hereby agrees to execute and deliver any additional
financing statements covering said goods from time to time and in suc) Torm »¢ Mortgagee may require to perfect a
security interest with respect to said goods. Mortgagor shall pay all costs of filng such financing statements and
renewals and releases thereof and shall pay all reasonable costs and expenses vl sy record searches for financing
statements which Mortgagee may reasonably require. Without the prior written Consent of Mortgagee, Morttgagor
shall not create or suffer to be created, pursuant to the Uniform Commercial Code, any riner security interest in said
goods, including teplacements and additions thereto. Upon Mortgagor's breach of any covenant or agreement of
Mortgagor contained in this Morigage, including the covenants to pay when due all suns seeured by this Mortgage,
Mortgagee shall have the remedies of a secured party under the Uniform Commercial Code zad, 9: Mortgagee's
option, may also invoke the remedies permitted by applicable law as to such goods.

ASIT ISRELATED HERETO:

DEBTORIS:

Hismboldt Beginnings, LLC
2620 W Huron St, Suite 3
Chicago, 1L 60612

SECURED PARTYIS: Lima One Capital, LLC
201 East McBee Avenue Suite 300
Greenville, SC 29601

Mortgagor represents, covenants, and warrants that as of the date hereof as follows: Mortgagor's full, consct, and

exact legal name is set forth inmediately above in this Section 1.09. Mortgagor is an organization of the type and is
incotporated in, organized, or formed under the laws of the state specified in the introductory paragraph to this

Nlinois - Version 1.0 Page 7 of 21 Loan # 132404



2322340003 Page: 9 of 23

UNOFFICIAL COPY

Mortgage. In the event of any change in name or identity of Mortgagor, Mortgagor hereby authorizes Mortgagee to
file such Uniform Cormmerciat Code forms as are necessary to maintain the priority of Mortgagee's lien upon the
Mortgaged Property which may be deened personal property or fixures, including future replacement thereof, which
serves as collateral under this Mortgage,

1.16 Lease Covenants, Fach and every covenant on the part of Mortgagor contained in any assignment of lesgor's
interest in leases or any assignment of rents, royalties, issues, revenues, profits, income or other benefits made
collateral hereto is made an obligation of Mortgagor herennder as if fully set forth herein.

1.11 After-Acquired Property. To the extent permitted by and subject to applicable law, the lien of this Mortgage will
automatically attach, without further act, to all after-acquired property located in, on, or attached to, or used, or
intended to be used, in connection with, or with the retovation of, the Mortgaged Property or any part thereof,
provides, however, that, upon request of Mortgagee, Mortgagor shall execute and deliver such instrument or
instruments as shall reasonably be requested by Morigagee to confirm such lien, and Mortgagor hereby appoints
Morntgagee s ottomey-in-fact to execute all such instruments, which power is coupled with an interest and is
imevocable,

1.12 Expenses. Unless otharwise agreed in wiiting, Mortgagor will pay when due and payable all appraisal fees,
recording fees, taxes, brokesage fees and conmissions, abstract fees, title policy fees, escrow fees, attomeys® fees,
court costs, fees of inspecang architect{s) and engineer(s) and all other costs and expenses of every character which
have been incurred or which rav niicafter be incurred by Mortgagee in connection with: (2) the preparation and
execation of the Loan Documents; (b) th2-Sinding of the Loan; {c) in the event an Event of Default occurs hereunder
or under the Note or any of the Loax Documents, all costs, fees and expenses, including, withoul limitation, all
reasonable attomeys' fees in connection vath'the enforcement under the Note or foreclosure under this Mortgage,
preparation for enforcement of this Mortgage or iny other Loan Documents, whether or not suit or other action is
actually commenced or undertaken; (d) enforcer< ii-of this Mortgage or any other Loan Documents; {¢) court or
administrative proceedings of any kind to which Mortgs gee may be a party, either as plaintiff or defendant, by reason
of the Note, the Mortgage or any other Loan Documents; (0 preparation for and actions taken in connection with
Mortgagee's taking possession of the Mortgaged Property; {,) negotiations with Mostgagor, its beneficiary, or any
ofits agents in connection with the existence or cure of any Bvent of Default or default; (h) any proposed refinancing
by Mortgagor or any other person or entity of the debt secured herelsy; i) the transfer of the Mortgaged Property in
lieu of foreclosure; (j) inspection of the Mortgaged Property purstan. t» Section 1.15; and (k) the approval by
Mortgagee of actions taken or proposed to be taken by Mortgagor, its benefxiary, or other person or entity which
approval is required by the terms of this Mortgage or any other ofthe Loan Docunat. Mortgagor will, npen demand
by Mortgagee, reimburse Mortgagee or any takeout lender for all such expensec viaich have been incurred or which
shall be incurred by either of thenr; and will indemmify and hold harmless Mongagee foroand against, and reimburse
it for, the same and for all clains, demands, liabilities, losses, damages, jndgments, pe 1aities, costs and expenses
(inchiding, without Limitation, attomeys’ fees) which may be imposed upon, asserted against, st incutred or paid by it
by reason of; en account of or in connection with any bodily injury or death or property damage occurting in or upon
or in the vicinity of the Morigaged Property through any cause whatsoever or asserted against .t op/azaount of any
act performed or omitted to be performed hereunder or on account of any transaction ansing out ¢ o7 in any way
connected with the Mortgaged Property, or with this Mortgage or the Indebtedness.

1.13 Mortgagee’s Performance of Defaults. If Mortgagor defaults i the payment of any tax Assessment,
encumbrance or other Imposition, in its obligation to furnish insurance hereunder, or in the performance or
observance of any other covenant, condition, agreement or term in this Mortgage, the Note or in any of the Loan
Docunents, Mortgagee may, without obligation to do 50, to preserve its interest in the Mortgaged Property, petform
or observe the same, and all payments made (whether such payments are regular or accelerated payments) and costs
and expenses incurred or paid by Morigagee in connection therewith shall becone due and payable immediately, The
amounts so incwrred or paid by Mortgages, together with intercst thereon at the defanlt rate, as provided in the Note,
from the date incuired until paid by Morigagor, shall be added to the Indebtedness and secured by the lien of this
Mortgage to the extent permitted by law. Mortgagee is hereby empowered to enter and to authorize others to enter
upon the Mortgaged Property or any part thereef for the pupose of performing or observing any such defaulted
covenant, condition, agreement or termm, without thereby becoming liable to Mortgagor ot any person in possession
holding under Mortgagor.
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1.14 Financial Statements, Books, and Records. Morigagor wilt fumish to Mortgagee, within thirty (30) days after a
request therefor, a detailed statement in writing, covering the period of time specified in such request, showing all
income derived from the operation of the Mortgaged Property, and all dishursements made in connection therewith,
and containing 2 list of the names of all tenants and occupants of the Morigaged Property, the portion or portions of
the Mortgaged Property occupied by each such tenant and occupant, the rent and other charges payable under the
terms of their keases or other agreements and the period covered by such leases or other agreements.

1,15 Inspection. Mortgagee, and any persons authorized by Mortgagee, shall have the right, at Mortgagee’s option,
to enter and inspect the Premises at all reasonable times during the tenm of the Loan. Mortgagor shall pay any
professional fees and expenses, which may be incurred by Mortgagee in connection with such inspection. In
addition, at Mortgagee’s request, Mortgagor shall provide Mortgagee access to the Premises by installing a realtor
key lockboxat the Premises and give Mortgagor access to the sane.

116 Leau to Value Covenant. If at any one or mose time(s) during the term of the Note the then aggregate
outstanding and committed principal amount of the Note, plus accrued interest and fees thereon, phis all amounts
outstanding under any debts secured by prior liens on the Mortgaged Property, is greater than eighty percent (80%)
of the value of inc Morigaged Property, as determned by Mortgagee based upon Mortgagee’s review of any
appraisal and such cther factors as Mortgagee may deem appropriate, then Mortgagor shall within thirty (30) days
following a request by Iviu-igagee, prepay the Note by an amount sufficient to cause the then outstanding principal
amount of the Nofe, plus arcmed interest and fees thereon, to be reduced to an amount equai to or less than eighty
percent (80%) of the value of the Mortgaged Property. The inability of Mortgagor to reduce the principal balance of
the Note within thirty (30) days &liowing request by Mortgagee shall be, at Mortgagee's option, an Event of Default,
hereunder.

ARTICLETWO: DEFAULTS

2.01 Bvent of Default. The term "Event of Default” or "defrult" wherever used in this Mortgage, shail mean aayone
or rote of the following events: () failure by Mottgag(r to pay any installment of principal and/or interest under the
Note within ten (10) days after the same becomes due and paable; (b) failure by Mortgagor to observe or perform,
ot upon any default in, any other covenants, agreements or previsions herein, in the Note, orin any of the Loan
Documents; (c) faiure by Mortgagor to pay any Imposition, Assessrcnt, other utilly charges on or lien agamnst the
Mortgaged Propetty; (d) failure by Mortgagor to keep in force the insuaice required in this Mortgage; () failure by
Mortgagor to either deliver the policies of imsurance described in this ortgasc-orto pay the premmms for such
insurance as provided herein; (f) failire by Mortgagor to pay any instaliment, which may not then be due or
delinguent, of any Assessment for local improvements for which an official bill kas a¢=n issued by the appropriate
authorities and which may now or hereafter affect the Mortgaged Property, and may b or become payable in
mstallments; {g) the actval or threatened waste, removal or demolition of, or material altcr: tiori to, any part of the
Mortgaged Property, except as permitted herein; (h) the vesting oftitle, or any sale, conveyanse, transfer, leasing,
assignment or further encurrbrance in any manner whatsoever of any interest in the Mortgaged P-opeity, or any part
thereof, in or to anyone other than the present owner, or any change in title or ownership of the Mergaz2d Property,
or any part thereof, without the prior written consent of Mortgagee; (f) all or a material portion of the aztcaged
Property being taken through condemnation, eminent dorrain, or any other taking such that Mortgagee hai: reuson to
belicve that the remaining portion of the Mortgaged Property is insufficient to satisfy the outstanding balanct ofthe
Note, or the value of the Mortgaged Property being impaired by condemnation, eminent dosmain or any other taking,
{which term when used herein shall nclude, but not be limited to, any damage or taking by any governmental
anthority or any other authority anthorized by the laws of any state or the United States of America to so damage or
take, and any transfer by private sale in lieu thereof), either temporarily for a peried in excess of thirty (30) days, or
permanently; () the merger or dissolution of Mortgagor ar the death of any guarantor of the Note (“Guarantor”); (k)
any representation or warranty of Mortgagor or Guarantor made herein or in any such guaranty or in any certificate,
teport, financial statement, or other mstrument fumished in connection with the making ofthe Note, the Mortgage, or
any such guaranty, shall prove false or misleading in any material respect; (1) Maker makes or takes any action to
make a general assignment for the benefit of its creditors or becomes insolvent or has a receiver, custodian, trustee in
Bankmptey, or conservator appointed for it or for substantially all or any of its assets; (m) Mortgagor files, or
becomes the subject of, a petition in bankruptcy, or upon the commencement of any proceeding or action under any

Illinais - Version 1.0 Page 9 of 21 Loan # 13244



2322340003 Page: 11 of 23

UNOFFICIAL COPY

bankruptcy laws, insolvency laws, relief of debtors laws, or any other similar law affecting Mortgagor, provided
however, that Mortgagor shall have sixty (60) days from the filing of any inveluntary petition in bankruptcy to have
the same dischatged and dismissed; (n) the Mortgaged Property becomes subject to (1) any taxlien which is superior
to the lien of the Mortgage, other than a lien for local real estate taxes and assessments not due and payable or (2)
any mechanic's, materialman's, or other lien which is, or is asserted to be, superior to the lien of the Mortgage and
such lien shall remain undischarged for thirty (30) days, (0) Mortgagor fails to prormptly cure any violations of laws or
ordinances affecting or which may be interpreted to affect the Mortgaged Property; (p) in the event of any material
adverse change in the financial condition of Mortgagor; or (g) any of the aforementioned events occur with respect
to any Guarantor,

2.02 Morigagee’s Performsnce of Defanlts. If Mortgagor defaults in the payment of any tax, Assessment,
encumbrance or other Imposition, in its obligation to fumish insurance hereunder, or in the perfomance or
observance of any other covenant, condition, agreement or term in this Mortgage, the Note or in any of the Loan
Documents, Mortgagee may, without obligation to do so, to preserve ils intetest in the Mortgaged Property, perform
or observe the same, and all payments made (whether such payments are regular or accelerated payments) and costs
and expenses incurred or paid by Mortgagee in connection therewith shall become due and payable inmediately, The
amounts so ficuired or paid by Mortgagee, together with interest thereon at the default rate, as provided i the Note,
from the date inZotied until paid by Mortgagor, shall be added to the Indebtedness and secured by the lien of this
Mottgage to the evioni penmitted by law. Mortgagee is hereby enpowered to enter and to authorize others to enter
upon the Mortgagea Troraty or any part thereof for the purpose of performing or observing any such defaulted
covenant, condition, agizeraent or term, without thereby becoming liable to Mortgagor or any person in possession
holding under Mostgagor.

ARTICLE THREE: REMEDIES

In the event that an Event of Default or deavl chall have occurred, the remedies available to Mottgagee include, but
are not limited to, any and all rights and remedics dvailable hereunder, any and all rights and remedies available at
law, in equity, or by statute. Without limiting the foregning, the rights and remedies available to Mortgagee shall
include, but not be limited to, any one or more of the folowit.g:

3.01 Acceleration of Maturity. If an Event of Defauit shall lavs oceuned, Mortgagee may, at its option, declare
without demand or notice all of the outstanding Indebtedness ts be due and payable immediately, and upon such
declaration such Indebtedness shalt immediately become and be due ind payable without demand or notice.

3.02 Mortgagee’s Right to Enter and Take Possession. Ifan FEvent of Defau it shal' have occumed, Mortgagor, upon
demand on Morigagee, shall forthwith surrender to Mortgagee the actual possession of the Mortgaged Property and
Mortgagee itself, or by such officers or agents as it may appoint, may enter and ke pussession of the Moxtgaged
Property, collect and receive the rents and incone therefrom, and to apply so much of 3: 1d rénts and income as may
be required in the necessary expenses of unning said Premises, including reasonable attoroeys' fees, management
agents' fees, and if the Mortgagee manages the Premises with its own emrployees, an amount equal to the customary
management agents' fees charged for similar property in the area where the Premises are located, ~icwo apply the
balance of said rents and income to the payment of the amounts due upon said Note, or in payment ot triee assessed
against the Premises, or both. And for this purpose, and in case of such default, the Mortgagor hereby assigns,
transfers and sets over to the Mortgagee the rents and income accruing fromsaid Premises. Nothing contained iv the
foregoing provisions shall impair or affect any right or remedy which the Mortgagee might now or hereafter have,
wete it not for such provisions, but the rights herein given shall be in addition to any others which the Mortgagee
may have hereunder,

1.03 Recetwer. If an Event of Defanlt shall have occuired, Mortgagee, to the extent pemmitted by law and without
tegard to the value or occupancy of the security, shall be entitled to apply for the appointment of a receiver of the
tents and profit of the Mortgaged Property without notice, and shall be entitled to the appointment of such a receiver
as a matter of right, without consideration of the value of the Mortgaged Property as security for the amounts due
Mortgagee, or the solvency of any person or limited hiability company liable for the paymeat of such amounts.
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3.04 Waiwr of Appraisement, Valuation, Stay, Exermption, and Redemption Laws, ete.; Marshaling. Mortgagor
agrees to the full extent permitted by law that after an Event of Default neither Mortgagor nor anyone claiming
through or under it shall or will set up, ¢laim or seek to take advantage of any appraisetent, valuation, stay,
exemption, moratorium, or redemption laws now or hereafier in force, in order to prevent or hinder the enforcement or
foreclosure of this Mortgage, and Mortgagor, for itself and all who may at any time claim through or under it, hereby
waives, to the full extent that it may lawfully so do, any and all right to have the assets comprising the Mortpaged
Property maishaled upon any foreclosure hereof.

3.05 Suits to Protect the Property. Mortgagee shall have the power and authority to institute and naintain any suits
and proceedings as Mortgagee may deem advisable in order to (a) prevent any impairment of the Mortgaged
Property, (b) foreclose this Mortgage, (c) preserve and protect its interest in the Mortgaged Property, and (d) to
restrain the enforcenment of, or compliance with, any legislation or other govemmental enactment, rule, or order that
may be unconstitutional or otherwise invalid, if the enforcement of or compliance with such enactment, rule or order
might apai the security hereunder or be prejudicial to Mortgagese's interest,

3.6 Proofs of Claim. In the case of any receivership, msolvency, bankmptcy, reorganization, arrangement,
adjustment, cedwe.ition or other judicial case or proceeding affecting Mortgagor, its creditors or its property,
Mortgagee, to the (xeuit permitted by law, shall be entitled to file such proofs of claimand other documents as may
be necessary or advisable ur order to have its claims allowed in such case or proceeding for the entire Indebteduess
at the date of the institutior. 57 such case or ptoceeding, and for any additional amounts which may become due and
payable by Mortgagor after sucli aite.

3.07 Application of Monies by Mortgigee, After the occumence of an Event of Default, any monies collected or
received by Mortgagee shall be apphed in-cuch priotity as Mortgagee may detennine in its sole and absolute
discretion, to such matters including, but net//iited to, the payment of compensation, expenses and disbursements
of the agents, attomeys and other representat®.e2 of Mortgagee, to deposits for Impositions and Insurance and
insurance premiums due, to the cost of insurance, !mpositinns, Assessments, and other charges and to the payment
of the Indebtedness.

3.08 No Waiwer, Notwithstanding any course of dealing or coure of perforimance, neither faiire nor delay on the
part of Mortgagee to exercise any tight, power, or privilege hereurier shall operate as a waiver thereof, nor shall any
single or partial exercise of any right, power, or privilege hereunder pieciude any other or further exercise thereof or
the exercise of any other right, power, or privilege.

3.09 No Walwer of One Default to Affect Another. No waiver of any Event ot Tefanlt hereunder shall extend to or
affect any subsequent or any other Event of Default then existing, or mpaw.any-tizhts, powers or remedies
consequent thereon. If Mortgagee (a) grants forbearance or an extension of time foi the payment of any of the
Indebtedness; (b) takes other or additional security for the payment thereof; (¢) waives or dos not exercise any right
granted in the Note, this Mortgage or any other of the Loan Documents; {d) rekeases any part of the Morigaged
Property fiom the lien of this Mortgage or any other of the Loan Documents or releases or any party Lable under the
Note; {e) consents to the filing of any map, plat or replat of the Premises; (f) consents to the giaritig of any
easement on the Premises; or (g) makes or consents to any agreement changing the terms of this Mwiigage or
subordinating the lien or any charge hereof, no such act or omisston shall release, discharge, modify, changs czaffect
the original Hability under this Mortgage or otherwise of Mortgagor, or any subsequent purchaser of the Motigaged
Property or any part thereof or any maker, co-signer, endorser, surety or guarantor. No such act or omission shall
preciude Mortgagee from exercising any right, power or privilege herein granted or intended to be granted in case of
any Event of Default then existing or of any subsequent Event of Default nor, except as otherwise expressly provided
in an instrument or instruments executed by Mortgagee, shall the lien of this Mortgage be altered thereby.

3.10 Remedies Cumulative. No right, power or remedy conferred upon or reserved to Mortgagee by the Note, this
Mortgage or any other of the Loan Decuments is exclisive of any other right, power and remedy, but each and every
such right, power and remedy shall be cunmlative and concurrent and shall be in addition to any other right, power
and remedy given hereunder or undey the Note or any other of the Loan Documents, or now or hereafter existing at
law, in equity or by statute.
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3.11 Interest after Event of Default; Default Rate. If an Event of Default shall have occurred, all sums outstanding
and unpaid under the Note and this Mortgage shall, at Mortgagee's aption, bear interest at the default rate set forth
in the Note.

3.12 Protective Advances. At any time following an Event of Default, Lender shall have the right to take appropriate
judicial proceedings or proceed with any right or remedy, independent of or in aid of the pawer of entry hereinbefore
conferred, as it may deem best for the protection and enforcement of its rights hereunder or to foreclose the lien
hereof, or to enforce any right or remedy available to it under the laws of the State of Ohio, or to cause the
Mortgaged Property to be sold as a whole or in parcels under the judgment or decree of a covrt or courts of
competent jurisdiction, or may proceed to protect and enforce its rights by any other proper legal or equitable remedy
as it shall deemmost effectual

ARTICLEFOUR: MISCELLANEOUS PROVISIONS

4.01 He'.s; Successors and Assigns Included in Parties. Whenever one of the parties hereto is named or referred to
herein, tire” heirs, successors and assigns of such party shall be mcluded and all covenants and agreements
contained m Jiik Mortgage, by or on behalf of Mortgagor or Mertgagee shall bind and inure to the benefit of their
respective heis. suvcessors and assigns, whether so expressed ornot.

4,02 Addresses for Netices, ete.

(a) Any notice, report, dzmand or othet instrument authorized or required to be given or furnished under this
Mortgage shall be in writing, signed by the party giving or making the same, and shall be sent by certified mail, retumn
receipt requested, as follows:

MORTGAGOR:
Ry’ Beginnings, L1.C
26201¥ Huron St, Suite 3
Chice 30, 1L 60612

Copy to:

MORTGAGEE:
Lima One Capital
ISAQOA/ATIMA
¢/o Lee & Mason Financial Services
PO Box 8485
Reston, VA 20195

(b Either party may change the address to which any such notice, report, demand or other Liztament is to
be delivered or mailed, by furnishing writien notice of such change to the other party, but no such notize of change
shall be effective unless and until received by such other party.

4.03 Headings. The headings of the articles, sections, paragraphs and subdivisions of this Mortgage are for
convenience of reference only, are nat to be considered a part hereof and shall not limit or expand or otherwise affect

any of the ters hereof.

4.04 Provisions Subject to Applicable Laws; Severability All rights, powers and remedies provided herein may be
exercised only to the extent that the exercise thereof does not violate any law and are intended to be limited to the
extent necessary so that they will not render this Mortgage invalid or unenforceable. In the event that any of the
covenants, agreerrents, tenms or provisions contamed in the Note, ot in this Mortgage or i any other Loan
Documents shall be deemed invalid, illegal or unenforceable in any respect by a court with appropriate jurisdiction,
the validity of the remaining covenants, agreements, teris or provisions contained herein or in the Note or in any
other Loan Documents shall be in no way affected, prejudiced or disturbed thereby.
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4,05 Modification, This Mortgage, the Note, and all other Indebtedness are subject to modification. Neither this
Mortgage, nor any term hereof, may be changed, waived, discharged or terminated orally, or by any action or
inaction, but only by an instrument in writing signed by the party against which enforcement of the change, waiver,
discharge, or termination is sought.

4.06 Governing Law. THIS MORTGAGE IS MADE BY MORTGAGOR AND ACCEPTED BY MORTGAGEE IN THE STATE OF
SOUTH CARCLINA EXCEPT THAT AT ALL TIMES THE PROVISIONS FOR THE CREATION, PERFECTICN, PRIORITY,
ENFORCEMENT AND FORECLOSURE OF THE LIENS AND SECURITY INTERESTS CREATED IN THE MORTGAGED
PROPERTY UNDER THE LOAN DOCUMENTS SHALL BE GOVERNED BY AND CONSTRUED ACCORDING TO THE LAW OF
THE STATE WHERE THE MORTGAGED PROPERTY IS LOCATED. TO THE FULLEST EXTENT PERMITTED BY THE LAW OF
THE STATE WHERE THE MORTGAGED PROPERTY 1S LOCATED, THE LAW OF THE STATE OF SOUTH CAROLINA SHALL
GOVERN THE VALIDITY AND ENFORCEABILITY OF ALL LOAN DOCUMENTS, AND THE DEBT OR OBLIGATIONS ARISING
HEREUNDFR (BUY THE FOREGOING SHALL NOT BE CONSTRUED TO LIMIT LENDER'S RIGHTS WHTH RESPECT TQ SUCH
SECUR: (Y}, TEREST CREATED IN THE STATE WHERE THE MORTGAGED PROPERTY IS LOCATED).

4.07 Prejudorent Remedies. THE MORTGAGOR HEREBY REPRESENTS, COVENANTS, AND AGREES THAT
THE PROC™S-OF THE LOAN SECURED BY THIS MORTGAGE, AND EVIDENCHD BY THE LOAN
AGREEMENT;, A¥¢-THE NOTE SHALL BE USED FOR GENERAL COMMERCIAL PURPOSES AND THAT
SUCHT.OAN IS A “COAMMERCIAL TRANSACTION” AS DEFINED BY THE STATUTES OF THE STATE OF
SOUTH CAROLINA. T'if MORTGAGOR HEREBY WAIVES SUCH RIGHTS AS IT' MAY HAVE TO NOTICE
AND/OR HEARING IR ANY APPLICABLE FEDERAL OR STATE LAWS INCLUDING, WITHOUE
LIMITATION, APPLICABLE £ OV 1" CAROLINA. GENERAL STATUTES PERTAINING TO THE EXERCISEBY
THE MORTGAGFE OF SUCH RIGHATS A2 THE MORTGAGFE MAY HAVE INCLUDING, BUT NOT LIMITED TO,
THE RIGHT TO SEEK PRETUDGMINT REMEDIES AND/OR TO DEPRIVE THE MORTGAGOR OF OR AFFECT
THE TSE OF OR POSSISSION OR EJCYMENT OF THE MORTGAGOR’S PROPERTY PRIOR TO THE
RENDITION OF A FINAL JUDGMENT AGAINS'{ THE MORTGAGOR. THE MORTGAGOR FURTHER WAIVES
ANY RIGHT IT MAY HAVE TO REQUIRE THE X1 'K TGAGEE TO PROVIDE A BOND OR OTHER SECURITY AS
A PRECONDITION TO OR IN CONNECTION WilH ANY PRETUDGMENT REMEDY SOUGHT BY THE
MORTGAGEE, AND WAIVES ANY OBJECTION TC-TZE ISSUANCE OF SUCH PREJUDGMENT REMEDY
BASED ON ANY OFFSETS, CLAIMS, DEFENSES, OR COUNTERCLAIMS TO ANY ACTION BROUGHT BY
THE MORTGAGEE. FURTHFR, THE MORTGAGOR HEREBY " uVES, TO THE EXTENT PERMITTED BY LAW,
THE BENEFITS OF ALL PRESENT AND FUTURE VALUATICH "A™PRAISAL, HOMESTEAD, EXFMPTION,
STAY, REDEMPTION AND MORATORIUM EAWS.

4.08 Bitects of Changes and Laws Regarding Taxation. In the event of an enactrent of any law deducting from the
value of the Martgaged Property any mortgage lien thereon, or imposing upon Mortgag2e the payment of any or part
of the Impositions, charges, or Assessments previously paid by Mortgagor pursuant tehis Mortgage, or change i
the law relating to the taxation of mortgages, debts secured by mortgages or Mortgageess in‘ei=st in the Morigaged
Property so as to impose new incidents of taxes on Mortgagee, then Mortgagor shall pay spoiv Inmpositions or
Assessments or shall reimburse Mortgagee therefor; provided that, however, if in the opivion of counsel to
Montgagee such payment cannot lawfully be made by Mortgagor, then Mortgagee may, at Mortgase’s option,
declare all of the sums secured by this Mortgage to be immediately due and payable without priziautice to
Mortgagor, and Mortgagee may invoke any remedies permitted by applicable law.

4.89 Purpose of Loan. Mortgagor represents and wamrants that the proceeds fromthis Loan are to be used solely for
business and commercial purposes and not at all for any personal, family, household, or ather noncommercial or

farming or agricultural purposes. Mortgagor acknowledges that Mortgagee has made this Loan to Mortgagor in
reliance upon the above representation. Said representation will survive the closing and repayment of the Loan.

4,10 Duplicate Originals, This Mortgage may be executed in any numher of duplicate originals and each such
duplicate original shall be deened to be an original.

4.11 Usury Laws. This Morigage, the Note, and the other Loan Documents are subjeet to the express condition that
at no time shall Mortgagor be abligated or required to pay interest on the debt at a rate which could subject the
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holder of the Note to either civil or crimmal iability as a result of being in excess of the maximum interest rate
permitted by applicable law. If, by the terms of this Mortgage, the Note, or any of the Loan Documents, Mortgagor
is at any time required or obligated to pay interest on the debt at a rate in excess of such maximum rate, the rate of
interest under the same shall be deemed to be immediately reduced to such maximum rate and the interest payable
shall be conputed at such maxinmm rate and all prior interest payments in excess of such maxinum rate shall be
applied and shall be deemed to have been payments in reduction of the principal balance of the Note.

4.12 Construction. This Mortgage and the Note shall be construed without regard to any presumption or other rule
requiring construction against the party causing this Mortgage and the Note to be drafted.

4.13 Release of Mortgage. If all of Mortgagor’s obligations under the Loan Documents are paid in full in accordance
with the tems of the Loan Documents, no Default then exists hereunder and no Event of Default then exists under
any other Loan Document, and if Mortgagor shall well and truly petform all of Mortgagor's covenants contained
herein, then this conveyance shall become aull and void and be released, and the Mortgaged Property shall be
released to Mortgagor, at Mortgagor's request and expense,

4.14 Fntir¢ Agreement. This Mortgage, together with the other Loan Documents executed in connection herewith,
constitutes the‘ertire agreement and understanding among the parties relating to the subject matter hereof and
supersedes all priorpoposals, negotiations, agreements, and understandings relating to such subject matter. In
entering into this ifortzeee, Mortgagor acknowledges that it is not relying on any representation, watranty,
covenant, promise, assurane:, or other statement of any kind made by the Mortgagee or by any employee or agent of
the Mortgagee.

4,15 PROVISIONAL REMEDIES :* FORECLOSURE AND INJUNCTIVERELIEF: Nothing shall be deemed to apply
to limit the right of Lender to: (a) exercie seif-help remedies, (b) foreclose judicially or non-judicially against any real
or personal property collateral, or to exerise judicial or non-judicial power of sale rights, (c) obtain fiom a court
provisional or ancillary remedies (including, tat ».ot imited to, injunctive relief, a writ of possession, prejudgment
attachment, a protective order or the appointmen. )1 a receiver) or (d) pursue rights against Borower or any other
party in a third party proceeding in action bought against Leader (including, but not limited to, actions in bankruptcy
court). Lender may exercise the rights set forth in the forcgsing clauses (a) throngh (d), inclusive, before, duting, or
after the pendency of any proceeding

4.16 Minois Specific Provisions. In the event of any inconsistency hctween the provisions set forth in this section
and the remainder of this security insirement, the provisions ofthis sect.on shall control,

1.1 State-Specific Provisions.

(a) Where any provision of this Morigage is inconsistent with any provision, {t WHinois law
regulating the creation or enforcement of a lien or securify interest in real or personal pioperty
including, but not by way of limitation, the Hlinois Morigage Foreclosure Law (735 ILCS 5/8-1.07 ¢t
seq.), as amended, modified and/or replaced from time to time, the provisions of Minois law shait 1ik-
precedence over the provisions of this Morigage, but shall not invalidate or render unenforceable ary
other provisions of this Morigage that can be construed in a manner consistent with linais law.

{b) The tevin “Indebtedness” as defined in this Mortgage shall include, without Emitation, any
Judgment(s) or final decree(s) rendered to collect any money obligations of Morigagor to Morigagee
and/or the Secured Pariies and/or to enforce the performance or collection of all rights, remedies,
ebligations, covenants, agreements, conditions, indemnities, representations, warranties, ond other
liabilities of the Movigagor under this Mortgage or any or ol of the other Loan Documents. The
obtaining of any judgment by Mortgagee and/or the Secured Parties (other than a judgment foreclosing
this Morigage) and any levy of any execntion under any such judgment upon the Property shall not affect
in any manner or to any extent the lien of this Morigage upon the Property or any part thereof, or any
liens, powers, rights and remedies of Mortgagee and/or the Secured Perties hereunder, but such liens,
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pawers, vights and remedies shall continue uninpaired as before until the fudgment or levy is satisfled,

Furthermore, Morigagor acknowledges and agrees thai the Indebledness is secured by the Property and
various other collateral at the time of execution of this Morigage. Mortgagor specifically acknowledges
and agrees that the Property, in and of itself, if foreclosed or realized upon would not be sufficient to
satisfy the ouistanding amount of the Indebtedness. Accordingly, Morigagor acknowledges that it is in
Mortgagor’s contemplution that the other collateral pledged to secuve the Indebiedness may be pursued
by Morigagee in separate proceedings in the various stafes and counties where such collateral may be
located and additionally that Morigagor will remain liable for any deficiency judgments in addition fo
any amounts Mortgagee and/or the Secured Parties may realize on sales of other property or any other
collateral given as security for the Indebtedness. Specifically, and without limitation of the foregoing, it
is agreed that it is the intent of the parties hereto that in the event of a foreclosure of this Morigage, that
the Indebtedness shall not be deemed merged into any judgment of foreclosure, but shudl rather remain
outstanding to the fullest extent permitted by applicable law.

(¢} T the extent the laws of the State of Wlinois limit (i) the availability of the exercise of any of
the remedie! se' forth in this Morigage, including without limitation the right of Morigagee and the
Secured Parties to / xercise self-help in connection with the enforcement of the terms of this Morigage, or
(i} the enforcemem of waivers and indemnities made by Mortgagor, such remedies, waivers, or
indenmities shall be’excicisable or enforceable, any provisions in this Mortgage to the contrary
notwithstanding, if, and 1 ine extent, pernsitied by the laws in force at the time of the exercise of such
remedies or the enforcement o/ suzh vaivers or indemnities without regavd to the enforceability of such
remedies, waivers or indemnities ¢ the fime of the execution and delivery of this Mortgage.

(d) This Mortgage Secures the payrent of the entire indebledness secured hereby; provided,
however, the maximum aggregate amount se(ured Ly this Morigage at any one fime shall not exceed one
million five hundred and sixty thousand and 00/10v (81,560,0) (to equal two times the total loan amount
that may ever be advanced),

() The Terms and provisions of this Morigage tFut are intended to survive the release or
satisfaction of this Mortgage shall so survive, whether said Jeliase or satisfaction was voluntarily
granted by Morigagee or the Secured Pavties, as a vesult of a judgr.er: upon fudicial foreclosnre of this
Mortgage or in the event a deed in lieu of foreclosure is granted by xiorigosor to Mortgagee and/or the
Secured Payties.

(N The proceeds of the indebtedness secured hereby referved to herein shid *e used solely for
business purposes and in furtherance of the regular business affairs of Morigagoy, and the entire
principal obligation secured by this Mortguge constitutes (i) a “business loan” as that texn. is defined in,
and for all purposes of, 815 ILCS 205/4 (1) (c), and (i) a “loan secured by a morigage on r al etate”
within the purview and operation of 815 ILCS 205/4(1){)).

(&) Pursuant to the terms of the Collateral Protection Act (815 ILCS 180/1 et seq.), Mortgagor is
hereby notified that unless Morigagor provides Morigagee with evidence of the insurance coverage
required by this Mortgage, Morigagee may purchase insuvance at Morigagee’s expense to protect
Morigagor’s interesis in the Property, which insurance may, but need not, protect the interests of
Mortgagor. The coverage purchased by Mortgagee may not pay any claim made by Mortgagor or any
claim made against Morigagor in connection with the Property. Morigagor may later cancel any
insurance purchased by Mortgagee, but only after providing Mortgagee with evidence that Mortgagor
has obtained the insurance as requived hereunder. If Mortgagee purchases insurance, the Mortgagor
will be responsible for the documented costs of such insurance, including interest and any other charges
imposed in connection with the placement of the insurance, until the effective date of the cancellasion or
expiration of the insurance. The costs of the insurance may be added to the total obligation secured
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hereby. The costs af such insurance may be greater than the cost of insurance Morigagor may be able to
obtain for itself.

fh) lllinois Mortgage Foreclosure Law. Jt is the intention of Mortgagor and Mortgagee that the
enforcement of the terms and provisions of this Mortgage shall be accomplished in accordance with the
Minois Movigage Foreclosure Law (the “Act™), 735 ILCS 5/15-1101 et seq., and with respect 1o such
Act, Morigagor agrees and covenants that:

(1) Mortgagor and Mortgagee shall have the benefit of all of the provisions of
the Act, including all amendments thereto which may become effective from time ¢o time after the date
hereof. In the event any provision of the Act which is specifically referred to herein may be repealed,
Mortgagee shall have the benefit of such provision as most recently existing prior to such repeal, as
though the same vere incorporated herein by express reference;

(2) Wherewer provision is made in this Morigage for insurance policies to bear
mortgagee ciauses or other loss payable clauses or endorsements in fawor of Mortgagee, or to confer
authority ugon 1) settle or participate in the settlement of losses under policies of insurance or to hold and
disburse or efier-4se control use of insurance proceeds, from and after the entry of judsment of
foreclosure, all suh tichis and powers of the Morfgagee shall continue in the Mortgagee as judgment
creditor or mortgagee Wi confirmation of sale;

(3) I< addifion to any provision of this Mortgage authorizing the Mortgagee to
take or be placed in possession of ‘ue Proverty, or for the appointment of a receiver, Mortgagee shall have
the right, in accordance with Section: 15-2701 and 15-1702 of the Act, o be placed in the possession of
the Property or at its request to have a reZei er appointed, and such receiver, or Mortgagee, if and when
placed in possession, shall haw, in additivn <0 »nv other powers previded in this Mortgage, all rights,
povers, immunities, and duties and provisions se*;seth in Sections 15-1701 and 15-1703 of the Act;

(4) The powers of a receiver listed in 735 ILCS 5/15-1704 shall be added to all
the powers of a receiver listed in this Mortgage.

(5) Mortgagor acknowledges that the Prvpe. tv does not constitute “agricultural
real estate™, as said termis definedin Section 15-1201 of the Act or “residential real estate” as definedin
Section 15-1219 of the Act;

(6) Mortgagor hereby wluntarily and knowingly waites its statutory rights to
reinstatement and redemption pursuant to 735 ILCS Section 5/15-1601(b);

(D AN advances, dishursements and expendifures made o incrrred by
Mortgagee before and during a foreclosure, and before and affer judgment of foreclosure, and it aw time
prior fo sale and, where applicable, after sale, and during the pendency of any related proceedings, Fur e
following purposes, in addition to those otherwise authorized by the Mortgage, or the Loan Agreement o»
by the Act (collectively “Protective Advances™), shall have the benefit of all applicable provisions of the
Act, including those provisions of the Act herein helow referred to:

(A) all advances by Mortgagee in accordance with the terms of the
Mortgage or the Loan Agreement to: (i) preserve, maintain, repeir, restore or rebuild the
improvements upon the Property; (ii) preserve the lien of the Mortgage or the priovity therveof; or
(iii} enforce the Mortgage, as referred to in Subsection (b) (5) of Section 5/15-1302 of the Act;

(B) payments by Mortgagee of (i) principal, interest or other
obligations in accordance with the terms of any senior morigage or other prior lien or
encumbrances; (1i) real estate taxes and assessments, general and special, and all other taxes
and assessments of any kind ov nature whatsoever which are assessed or imposed upon the
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Property or any part thereof; (iii) other obligations authorized by the Morigage; or (iv) with
court approval, any other amounts in connection with other liens, encumbrances or interesty
reasonably necessary to preserve the status of title, as veferved to in Section 5/15-1505 of the
Act;

(C) advances by Mortgagee in settlement ov compromise of any
elaims asserted by claimants under senior movigages or any other prior liens;

(D)reasonable atiorneys’ fees and other costs incurred: (i) in
connection with the foreclosure of the Mortgage as veferred to in Section 5/15-1504(d)(2} and
3/15-1510 of the Act; (i) in connection with any action, suit or proceeding brought by or
against the Mortgagee for the enforcement of the Mortgage or arising from the interest of the
Morigagee hereunder; or (iii)in preparation for or in connection with the commencement,
rosecution or defense of any other action reluted to the Morigage or the Property;

(E} Mortgagee’s fees and costs, including reasonable attorneys’ fees,
arising Leiween the entry of judgment of foreclosure and the confirmation hearings as referred
fo in Secar 3/15-1508 () (1) of the Aet;

(F} expenses deductible from proceeds of sale as referred fo in
Section 5/13-1512 () 7l (b) of the Act; and ‘

(G expenses incurved and expendifures made by Morigagee for any
otte oy inore of the following: () che Property or any portion thereof constitutes one or more
units under a condomininm declavit’ an, assessments imposed upon the unit owner thereof; (ii) if
Mortgagor’s interest in the Property is < lcasehold estate under a lease or sublease, rentals or
other payments required to be made by the iescee under the terms of the lease or sublease;
(i) preminms for casualty and lability insurcvce paid by Mortgagee whether or not Mortgagee
or 4 receiver is in possession, if rensonably requieid in veasonable amounts, and all renewals
thereof, without vegard to the limitation to maintaiiin, of existing insurance in effect af the
time any veceiver or morigagee lakes possession’ of the Property imposed by
Section 5/15-1704 (c} (1) of the Act; {iv) repuir or restoratior 55 damage or destruction in excess
of available insuvance proceeds or condemnation awards; (v) pe ymer.is deemed by Morigagee
ta be requived for the benefit of the Property or required te be made o' thc owner of the Froperly
under any grant or declaration of easement, easement agreement, agrecisercwith any adjoining
Innd owners or insiruments crenting covenants ov restrictions for the benefi oy e affecting the
Properiy; (vi) shared or common expense assessments payable to any association o cotporation
in which the owner of the Property is « member in any way affecting the Property; (vityif the
loan secured hereby is a construction loan, costs incurred by Movigagee for deioliion
preparation for and completion of construction, as may be authorized by the applicable
commitment, loan agreement or other agreement; (viii) payments required to be puid iv
Mortgagor or Mortgagee pursuant to any lease or other agreement for eccupancy of the
Property; and (ix} if the Mortgage is insured, payment of FHA or private morigage insurance
required to keep such insurance in force;

(8) All Protective Advances shall be additional indebtedness secured by this Mortgage,
and shall become immediately due and payable without nofice and with interest thereon from the date of the

advance until paid at the Default Rate; and

This Mortgage shall be a lien for all Protective Advances as to subsequent purchasers and judgment creditors from
the time this Mortgage is recorded pursuant fo Subsection (b} (5) of Section 5/15-1302 of the Act.
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() Pursuant to the provisions of ILCS 5/31,5, the mere recordation of this Mortgage entitles
Mortgagee immediately to collect and receive Rents upon the occurrence of an Event of Defanlt, as
defined, without first taking any acts of enforcement under applicable law, including providing notice to
Mortgagor, filing foreclosure proceedings, or seeking the appointment of a receiver. Further,
Mortgagee’s vight to Rents does not depend on whether or not Morigagee takes possession of the
Mortgaged Property as permitied herein. In Mortgagee’s sole discretion, Morigagee may choose to
collect Rents either with or witiout taking possession of the Mortgaged Property.

NOW, THEREFORE, If the Note and any Indebtedness secured by this Mortgage shal! be well and truly paid
according to their tenor and if all the terms, covenants, conditions, and agreements of the Mortgagor contained
herein and in the Note and Loan Documents, shall be fully and faithfully performed, observed, and complied with,
then this mortgage deed shall be void, but shall otherwise remain in full force and effect.

[No further text on this page, signatuves appear on the following page|
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IN WITNESS WHEREOF, Mortgagor has executed this Mortgage as of August 8, 2023

Humboldt Beginn gs,11C,a llinois Lir@abih’ty Conmpany
By: %ﬁ"/;' [ : Date; é{ s | 2 7

Tito Jo"seph, Manager K {

State of [ L
County of (O() JL

On this, the \V “of August 2023, before me, the undersigned, personally appeared, Tito Joseph, Manager of
Hizmbol dt Begm..lv s LLC known to me, or satisfactorily proven to be the person whose name subscribed to the
within instrument, ard acknowledged that they executed the same for the purposes therein contained.

In witness whereof, I hereurio,set my hand and official seals.

ROSAURAAVILA ZUNIGA
Nota OFFICIAL SEAL
atary Public - State of llina's
LN yCommlss Expires ?
_____ September 07, 3006 | L
vt Notary Public
[SEAL] i U%c wi Anla Lo &
Trint Name

AN PTIAS

My Commission Expires
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SCHEDULEA
PROPERTY DESCRIPTION

Property commonly known as: 2620 W Huron Street, Chicago, IL 60612
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Lot 79 in the Resubdivision of Block 3 (except the East 67 feet thereof) in Wright and Webster's Subdivision of the
Northeast 1/4 of Section 12, Township 39 North, Range 13, East of the Third Principal Meridian, in Cook County,
lllinois.

PIN(S): 16-12-205-039-0000
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PERMITTED ENCUMBRANCES



