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CITY OF SAN DIEGO

CONSENT TO ASSIGNMENl OF SUBLEASE AGREEMENT

The City of San Diego (CITY), as LESSOR under that certain Lease Agreement (Master
Lease) entered into with

LA MESA COMMERCIAL CENTER and assigned to JIFFY LUBE
INTERNATIONAL OF MARYLAND, INC.'

(LESSEE) which is filed in the Office of the City Clerk as Document 764289, hereby
consents to that certain Sublease Agreement between the above LESSEE
(SUBLESSOR) and

. RICHARD HYNAN, an individual

(SUBLESSEE) dated March _1998. Said Sublease shall be subordinate to the
Master Lease in all respects .. The CITY is merely approvinq the SUBLESSEE and the
proposed use. All terms and conditions of the Master Lease shall control and
supersede any inconsistent or contrary provisions in the Sublease. The CITY is not
bound by any term or condition in the Sublease which in any way conflicts with or is
additional to the provisions of the Master Lease.

THE CITY OF SAN DIEGO

APPROVED AS TO FORM:

DWE:jmj
I:IWPOI 1998IESTEYISL-J IFFY.WPD
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~ANDLORD'S CONSENT

Recording Requested By and
When Recorded Mail to: .

CITICORP NORTH AMERICA, INC.,
as Investor Agent for Pennzoil Lube Center Acceptance Corporation
2600 Michelson Drive, Suite 1200
Irvine, California 92612
Attention: Joannie Fu
5540 Lake Murray Blvd.
LaMesa,CA
San Diego County
(Prime Lease)------------------~p~eabo~th~TIneforRewrde?sDs~------------------

LANDLORD'S CONSENT

This Landlord's Consent ("Agreement") dated April 2, 1998 is made by the undersigned,
the CITY OF SAN DIEGO, a municipal corporation ("Landlord"), JIFFY LUBE _
INTERNATIONAL OF MARYLAND, INC., a Maryland corporation ("JLI Maryland") and
RICHARD HYNAN in favor of PENNZOIL LUBE CENTER ACCEPTANCE
CORPORATION, a Nevada corporation ("Lender").

RECITALS

, WHEREAS, Landlord is the fee owner of the certain real property commonly known as
5540 Lake Murray Boulevard, La Mesa, CA, legally described in Exhibit "A" attached hereto,
(hereinafter the "Premises").

WHEREAS, Landlord and LA MESA COMMERCIAL CENTER, a California general
partnership, (hereinafter "LA MESA COMMERCIAL CENTER") entered into a written lease of
the Premises dated August 14, 1978 (hereinafter, "First Lease") whereunder and whereby
Landlord did lease, rent and demise the Premises unto LA MESA COMMERCIAL CENTER.

WHEREAS, Landlord arid LA MESA COMMERCIAL CENTER, a California general -
partnership and JLI Maryland entered into an Assignment of Lease dated August J, 1987.

. whereunder arid whereby LA MESA COMMERCIAL CENTER did assign all of its right, title. .
.and interest in and to the First Lease and the Premises to JLI MARYLAND.

\\f,10540 1\share I\o&l\pennzoil\pipel ine\hynan-5thmod\lanlrd-city5d.doc

1 ".



oJ .... ,' I

..

WHEREAS, JLI Maryland, as landlord. and AZTEC LUBRICANTS, INC., (hereinafter
"Aztec" referred to as "Assignor") entered into a Franchisee Lease (hereinafter "Franchisee
Lease") dated August ) I, 19<>4whereunder and whereby JL1 MARYLAND did lease, rent and -
demise unto Aztec the Premises.

WHEREAS. Aztec and RICHARDHYNAN, (hereinafter referred to as "Tenant") entered
into an Assignment of Lease dated April __ • 1998 whereunder and whereby Aztec did assign
all of its right; title and interest in and to the Premises to RICHARD J. IIYNAN

WHEREAS. Tenant has entered into financing arrangements with Lender and, as a
condition to Lender's loan to Tenant. Lender requires liens on all of Tenant's property including.
without limitation, trade fixtures. equipment. inventory and operating licenses and permits now
or at any time hereafter located on or used in connection with the Premises (collectively, the
"Collateral").

NOW. THEREFORE, in order to induce Lender to make such loan and for other good
and valuable consideration, the receipt and sufficiency of which arc hereby acknowledged, each
of the aforementioned parties. for itself and itself only. agrees as follows:

1. Landlord and JLI MARYLAND each individually represents that (i) he or it holds and
interest in the-Premises as set forth above, (ii) he or its interest in the Premises is in full force and
effect and has not been amended, supplemented or modified except as set forth above, and (iii) to
the best of his or its knowledge, there are currently no defaults under any agreements to which he
or it is a party.

2. Landlord and JLl MARYLAND each individually consents to the execution and performance
by Tenant of a mortgage or deed of trust in favor of Lender of Ten ant's interest in the Franchise
Lease and acknowledges Lender's security agreement in favor of Lender on the other Collateral
(collectively, the "Security Documents"), and agrees that the execution and performance of the
Security Documents by Tenant.and Lender will not constitute a breach of, or default under any
of the agreements mentioned in the Recitals above (hereinafter the "Agreements") to which he or
it is a party.

3. Landlord and JLI MARYLAND each individually represents that he or it will not assert
against any of the Collateral any statutory, consensual or other liens. all of which he or it hereby
waives.

4. Landlord and JLI MARYLAND eachindividuallyagrees that none of the Collateral located
on the Premises, notwithstanding the manner in which any of the Collateral may be affixed to the
Premises. shall be deemed to be fixtures or constitute part of the Premises.

5. Landlord and JLI MARYLAND each individually agrees to notify Lender in writing upon.
the occurrence of any default under any of the aforementioned Agreements to which he or it is a
party. and grants Lender the right to cure such default within the same number of days after such
notice that the Tenant or assignee with respect to such Agreement has to cure such default under

1:11l&llpcnn7.oilipipclinclhynan.Sthmoollanlrd-dlysd.d,.c
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he applicable Agreement, before the lessor, sublessor or assignor exercises any of his or its
remedies under the applicable Agreement. If the applicable Agreement provides no cure period
or the default by its nature cannot be cured, Landlord and JLI MARYLAND each and
individually agrees not to terminate the applicable Agreement until thirty 30 days after Lender's
receipt of such notice, so long as agreeing party continues to receive rent and other amounts due
under the applicable Agreement.

6. If Tenant defaults on its obligations to Lender and as a result Lender undertakes to enforce its
security interest in the Collateral, Landlord and the Jiffy Lube Entities each individually will
permit Lender and its agents to enter upon and remain on the Premises to remove or otherwise
dispose of the Collateral, provided (i) JLI MARYLAND receives when due the rental and other
amounts due under the Sublease for the period of time Lender uses the Premises and (ii) any
damages to the Premises caused by removal of the Collateral are repaired,

7. If the Lease or Franchise Lease shall terminate as a result of the rejection of same in a
bankruptcy proceeding, the lessor or sublessor party pursuant to said Lease or Franchise Lease,
as applicable, shall give Lender prompt written notice thereof and upon request by Lender, shall .
enter into a new lease of the Premises with Lender, or its designee, which new lease shall be
effective as of the date of termination of the Franchise Lease and shall be on substantially the
same terms and conditions as the Franchise Lease.

8. Landlord and JLI MARYLAND each individually agrees that Lender or Tenant may assign or
sublet the Premises to any entity with the consent of JLI MARYLAND (if such consent is
required under the Franchise), will not be unreasonably conditioned, withheld or delayed.
Landlord and JLI MARYLAND each individually acknowledges and agrees that the Premises
may be closed for the period of time necessary to make alterations to or otherwise adapt the
Premises to its intended use:

9. Ally notice(s) required or desired to be given hereunder to Lender shall be directed to
CITICORP NORTH AMERICA, INC., as Agent for Lender at 2600 Michelson Drive, Suite
1200, Irvine, California 92612, to the attention of Paul Schrnidhauser, Counsel, and shall be sent
by a regularly scheduled overnight delivery carrier with delivery fees prepaid.

10. The agreements contained herein may not be modified or terminated orally and shall be
binding upon Landlord and the JLI MARYLAND each individually and each of its successors
and assigns and shall inure to the benefit of Lender and its successors and assigns.

11. The agreements contained herein shall continue in full force and effect until Tenants'
obligations and liabilities are paid and satisfied in full and all financing arrangements between
Lender and Tenant have been terminated.

12. .THIS AGREEMENT SHALL NOT IMPAIR OR OTHERWISE AFFECT TENANT'S
OBLIGATIONS TO PAY RENT AND ANY OTHER SUMS PAYABLE BY TENANT
PURSUANT TO THE TERMS OF THE FRANCHISE LEASE.
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This Agreement may be executed in any number of counterparts, and by different parties hereto
in separate counterparts, each of which when so executed and delivered shall be deemed an
original, but all such counterparts taken together shall constitute but one and the same
instrument.

Executed and delivered as of the 24th day of April
Texas

, 1998, at ....:..:H:::::o;:us;:.to~n~ _

LANDLORD:

CITY OF SAN DIEGO,
a municipal corporation

By: ~ _
Name: ------------Title: _

TIFFY LUBE INTERNATIONAL OF
MARYLAND, INC.
a Maryland corporation

By: -L<~~~~r!:=~~:::::;;::=====;;::~
Name: --,'.,.......c"--=-.;:::.......Jf--.J-------
Title: _

Address:
700 Milam Street
Houston, TX 77002
Attention Vice President - Legal
Telecopies: 713/546-6405
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TENANT:

RICHARD HYNAN

BY:, ---,-_
Richard Hynan
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This Agreement may be executed in any number of counterparts, .and by different parties hereto
in separate counterparts, each of which when so executed and delivered shallbe deemed an
original, but all .such counterparts taken together shall constitute but one and the same
instrument.

'lee"; I}' ( ,~Executed and delivered as of the-L_·_ day o~~ zr"'~ , 1998, at ~-..,.I 'c") '-,

LANDLORD: TENANT:

CITY OF SAN DIEGO,
a municipal corporation

RICHARD HYNAN

nFFY LUBE INTERNATIONAL OF
MARYLAND, INC.
a Maryland corporation

By: ~ _
Name: ---_-----r---_-Title: ~ _

Approvedas to form andlegality

this..~.~~day OL~~ ..... , 19.f.~

B:~'itI?S.
DeputyCityikl:';;j

.. _;..••• _•.•. - •.. ;..• '.' - :."',1 .:.- , .•.,' . , '.'; ~~.', '.. .'

Address:
700 Milam Street
Houston, TX 77002
Attention Vice President - Legal
Telecopies: 713/546-6405

1:\o&t\pennzoil\pipeline\hynan-Sthmod\lanlrd-citysd.doc -.
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This Agreement may be executed in any number of counterparts, and by different parties hereto
in separate counterparts, each ·of which when so executed and delivered shallbe deemed an
original, but all such counterparts taken. together shall constitute but one and the same
instrument.

Executed and delivered as of the 24th day of April ,1998, at -eH=o"-'u=s'-'to=n'---,- _
Texas

LANDLORD: .TENANT:

CITY OF SAN DIEGO, RICHARD HYNAN
a municipal corporation

By: BY::-+~~~:r..J1~~::-
Name: ------------Title: ~ -- __

JIFFY LUBE INTERNATIONAL OF
MARYLAND, INC.
a Maryland corporation

Address:
700 Milam Street
Houston, TX 77002
Attention Vice President ~Legal
Telecopies: 713/546-6405
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SCHEDULE A
DESCRIPTION OF PREMISES

'!hat p::>rtien of Lot 103.of La M=sa Co1eny, in the City of La!-Esa, in the
CoUnty of san Diet:p, State of Cali famia, ac:.:cordirg to Map thereof !'b. 346,
filed in the Office of the Cbunty Rec::otderof san Diet:p County, de9:::ribedas
follows.:

8eginningat the p::lint of interSectien of the ~terly lim of said lot
103 with the N:lrt:hea..sterly line of·ili3 ScuthYesterly 233.10 feet of said Lot
103, said SaJt:.h\..esterly 223.10 feet !:e.1.rgrreasured at right an;les to tOO
Southwesterly line of said lot; said roint also be.irg tOO m::st ~ly corner
of land desc:rfrejin deed to Horace E. M:: G~, et we, reco:tded M:l.rdl '1:7,
1946 as File/Page !'b. 3331 of Official Records, tN?rx:e al<:nJ tie Scut.tJ..iesterly
line of said M:: Gllx:ney's land SO.rth59' 46' 41" East 42.41 feet to Point "X";
therce a:nt:inu.irg al<:nJ said So...rt:twe:stelylim Scuth 59'46'41" East 122.49
feet to a p::lint en the arc of a 949.00 foot radius curve, <XICdve Scutheaster1y
fran which a radial line bears Sooth 32' 07'17" East; th?n:::a l'brt:heasterly al<:nJ
the arc of said 0Jrve, thro.Jgh a central an;le of 14'47'29" for a distan::e of .
244.98 feet to the l'brtheasterly Hmof said M:: G.ib:n3yland; thelx:::e al<:nJ .
said l-brtheasterly line t-brth 59' 46'41" West 133.03 feet al<:nJ a line which is.
parallel with and 423.10 feet l'brtheasterly of the Scuili.esterly lim of said
Lot 103, said 423.10 feet 00:l.rg rreasured at right an;les to said Scut.l"westerly
line, to a p::linten the arc of a 1051.00 foot radius au:ve, <XICdve
Southeasterly, fran which a rOO.ial lin:! bears Scuth 22°13' 50" East and tOO True
Point of 8eg'.1.nnir9; thSn::e SaJ~ly al<:nJ the are of· said curve, thY:cuJh a
central an;le of 11°58' 59" for a distance of 219.81 feet to the begi.nn:in;J of a
reverse 25.00 foot radius 0Jrve, a::xCdve lbrt:J-erly; trence ~ly al<::nJtha
arc of said curve, thro.Jgh a central an;le of 46°45' 04" for a distance of 20.40
feet to Point "X" al:ove; therx:::e al<:nJ tie Soot:hwesterly line of said M:::
Gilx::oey's landNJcth 59°46'41" West 15.20 feet rrore or less, to a p::lint en said
line distant thera:n SaJth 59' 46' 41" East '1:7. 71 feet fran the m:ast westerly
corner of said land, beirg a p:ili)t en tie are of a 25.00 f<:otradius 0JrVe,
cx::rcave Easterly frati which a radial lim bears ~ 47°56'23" East; thesx:::e
Northerly al<:nJ tie arc of said curve, thra.¢ a central an;le of 71°49 '56" for
a distan::e of 31.34 feet; t:he.oc:e ~ 60°13'41" West· 10.00 feet to a {:Oint en
the l'b~ly line of said lot 103; therx:e al<:nJ said N:Jri:h..esterly line,
l'brth 29°46 ' 19" East 176.46 feet to tOO 1'brtheasterly line of said M:: Gib::::ney's
land, t:herce al<::nJsaid lbrtheasterly line Scuth 59' 46'41" East to the Troo
Point of 13eQ.1.nnir9.

Common Address: 5540 Lake Murray Blvd., La Mesa, CA
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CALI'FORNIA ALL~PURPO..._ACKNOWLEDGMENT
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County of HARRIS
On ---,A!:ll!.rJt~.[~.t'---.!:Z~4:...;,--,1~9!-9t...!:!...8~~_ before me,

Dale

1ame~ E. CamaQho, NotaJty PUbl~Q
Name and Tlue 01Officer (e.g .• -Jane Doe. Notary Public")

, '

personally appeared --.::r-c::;- Jt~e.::lg~o.:!Jt~YL....!r---,--._F.!;..:.. a~!;~!;~e~t:.:::t"---==c::;-;:,,...,..,.-:-::- -:-_~ _
Name(s) of Signer(s)

rn personally known tome
o proved to me on the basis of satisfactory evidence

to be the person(s) whose name(s) is/are subscribed to the,
within instrument and acknowledged to me that he/she/they
executed the same in his/her/their authorized capacity(ies),
and that by his/her/their signature(s) on the instrument the
person(s), Or the entity upon behalf of which the person(s)
acted, executed the instrument. '

WITNESS my hand and official seal.

~~e:....:-,.....".,!=am~· ~~~yA:tJ~"!.--- __
~ Signatu,.ol NOlary Public

------------ OPTIONAL "---------"-------. '

T!iough the information below is not required by law, it may'prove valuable to persons relying on the document and could prevent
fraudulent removal and reattachment of this form to another document.

Description of Attached Document

TItle or Type of Document: _

Document Date: -------- Number of Pages: _

Capacity(ies) Claimed bySigner(s)

Signer(s) Other Than Named Above: ---,-- ~ _

Signer's Name: _~ _

o Individual
o Corporate Officer

TItle(s): _:=-:- _

o Partner - 0 Limited 0 General
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other: Top of thumb here

Signer Is Representing:

~ ..... , - -
C 1996 NatIonal Notary Association· 8236 Remmel Ave .• P.O. Box 7184· Canoga Park. CA 91309-7184

.,
~ - -'.' ~

Signer's Name: _

o Individual
o Corporate Officer

TItle(s): _

o Partner - 0 Limited 0 General
o Attorney-In-Fact
o Trustee
o Guardian or Conservator
o Other:

. '.. .
Top of thumb here

Signer Is Representing:

I
t

I
~'

. I

~

~~
I

'I,

I

Reorder: Call Tell-Free 1·800-876-6827Prod. No. 5907



'CAliFORNIA ALL·PURPO, ~ACKNOWLEDGMENT
c'<'&f'£&f'&f~M.,i:x&S;&5)S:f:&fX5<XX«!XM!X!X!X;c<>c(>e<:~'c(>Qs:.,e<xx!X«M&f!Xg-C<XX'!X!X&;.iX55Q<:J5,<''',:'
I . . §
I. State of CAr ,tfP2.".hO"'· ~.
I . ~

I County of ~ln2 ~

:::.. On . y.~z.l?~~ ~ before me, \~p,.s c...~. L .......L, I~.::':I:
Name and Tille 01 Officer (e.g .. -Jane Doe. Notary Public'")

personally appeared ~'-c-~~ ~,')..."-(t-J,,--.:>
Name(s) 01 Signer(s)

crPersonally known to me ~
o proved to me on the .oasls of satisfactory evidence I
to be the person:t4-whose name~re SUb~d to the I

within instrument and ~nowledged to me th he he/they I
executed th~me i~er/their authorized capacity(iW I

and that b~er/their signatureM on the instrument t~e.~
person)&)..or the entity upon behai't"ofwhich the person~ I

acted; executed the instrument. I
I
I
I

I
I,
I

(

I-
I

I,
~,

I
I-
~
I,

• THOMAS CHOW LING I
(l~~~'~". COMM. '1051036 ~

ICfJRr ~. CAI.IFaHA :Xl
OAAHGE ca..NrY . -.

L4y Ccnm. Exp. Feb.5.1GGG

Though the information below is not required by law, it mayprove valuable to persons relying on the document and could prevent
fraudulent removal and reattachment of this form to another document.

Description of Attached Document
J

Title or Type of Document: __ ,.."lh:=.:"-"O:...,:&:tW.:::....<-'y· ::...~"-'5"'--_-=~=---::....=.<-~_.'---- _
~. 5

Document Date: ¥-'---_2_f:'=-----7.:....-S'- Number of Pages: _

Signer(s) Other Than Named Above: __ ----=,N_a_kJ_c..:_/ __ ~ -------

Capacity(ies) Claimed by Signer(s)

Signer's Name: _

o Individual
o Corporate Officer
Title(s): --,----__ ---------

o Partn'er"":'"0 Limited 0 General'
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other:

~'@§<.-g~~~-g-g-g-g-g~~~'%'@;.'M._~~_g~~.;;,
C> 1996 NationalNotaryAssociation· 8236 Remmet Ave., P.O. Box7184· Canoga Park, CA 91309-7184 Prod. No. 5907 Reorder.CanTcn-Pree 1-800-876·6827

Signer Is Representing:

Signer's Name: _

o Individual
o Corporate Officer
Title(s): -..,. _

o Partner - 0 Limited 0 General
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o .Other:

Signer Is Representing:

I



'CALIFORNIA ALL·PURPO, . ACKNOWLEDGMENT

On d...;;19:,.9 before me, ~:
, I

personally appeared is\). . _
~.

~
~

i
~

~

~

~
~g
~.

~

I

~ ~
SH:UA B-DUHART

€t Commission # 1174331i,..; ; Notary PUblic - California ~
~ Son Diega County f••• :v.;o;;m.~e:~~~

to be the perso~· whose nam~~ubscribedto the·
within instrument and acknowledged to me that-l:le/@I=ley-
. executed th~ ~~~authorized capacity(~ .
and that by ~t'leif slgnatur~ on the instrument the
persor#!, or the entity upon behalf of which the perso~
acted, executed the instrument.

WITNESS my hand and official seal.

Though the information below is not required by law, it may prove valuable to persons rt31ying on the documenMnd could prevent
fraudulent removal and reattachment of this form to another document. .

escription ·01Attached Document

Signer's Name: ---------0>,;:-----

o Individual
o Corporate Officer
Title(s): __ ,....- ----".L-- _

o Partner - 0 Limited
o Attorney-in-Fact
o Trustee
o Guardian or Cons
o Other:

o General

: ..
Top of thumb here

..
- ''':''~

Signer Is Representing:

01996 National Notary Association· 8236 Re.mmel Ave., P.O. Box 71Si. Canoga. Park, CA 91309·7164

I

Reorder. Call Toll·Free 1·eOO·876·6a27Prod. No. 5907



Store No. 831

ASSIGNMENT AND ASSUMPTION AGREEMENT

This Assignment and Assumption Agreement made this __ day of March, 1998
by and between AZTEC LUBRICANTS INC., a California Corporation, ROBERT J.
MEHALL AND KATHLEEN T. MEHALL, (hereinafter referred to jointly and
severally as "Assignor"), RICHARD HYNAN, an individual, (hereinafter referred to as
"Assignee") and JIFFY LUBEINTERNATIONL OF MARYLAND,INC., a Maryland
corporation (hereinafter referred to as "Landlord").

Whereas, Assignor entered into a Sublease with Landlord, dated August 31, 1994
(hereinafter collectively referred to as the "Lease") for certain real estate and.
improvements known as 5540 Lake Murray, La Mesa, CA and more particularly
described therein. .

Whereas, .Assignor desires to assign all of its rights, title and interest in said
Sublease to Assignee;

Whereas, Assignee desires to accept such assignment in accordance with the terms
of this Agreement; and

Now, therefore, in consideration of the mutual promises contained herein, other
good and valuable consideration passing between the parties, the receipt and sufficiencyof
which is hereby acknowledged, the parties hereto, intending to be legally bound, covenant
and agree as follows:

1. Assignor hereby assigns to Assignee' all of Assignor's right, title and
interest to the Sublease, which is attached hereto as Exhibit Band made a part hereof

2. Assignee hereby accepts the assignment of said Sublease and agrees to
abide by all of the terms and conditions of said Sublease, bindingupon the Lessee.

3. Landlord joins herein to consent to the covenants and agreements
contained herein.

4. The parties hereto acknowledge that Landlord's consent to this Assignment
is not an approval of any subsequent 'assignments of the Sublease or subletting of the
Leased Premises by Assignee.

IN WITNESS WHEREOF, the parties have set their hands and seals as of the
date first above mentioned.



WITNESS: ASSIGNOR:
AZTEC LUBRICANTS, INC.

By: ~
Robert 1. Mehall

ROBERT J. MEHALL

By: -'- _
Robert 1. Mehall

KATHLEEN T. MEHALL

By:,.,..-__ -------
Kathleen T. Mehall

WITNESS: ASSIGNEE:
RICHARD HYNAN

By:, -'- __

WITNESS: LANDLORD:
JIFFY LUBE INTERNATIONAL
OF MARYLAND

By: _
Greogory D.Bassett

831ASSUM3/11198



STORE --.83.L

FRANCHISEE LEASE ~

3 ~l" A.\J~
TillS LEASE made and entered into this _I _ day of , l.2.24 by and between

JIFFY LUBE INTERNATIONAL OF MARYLAND INC., a Maryland corporation with
offices at 700 Milam Street, Houston, Texas 77002 (hereinafter called "Landlord") and
AZTEC LUBRICANTS, INC., a California corporation, with offices at 5540 Lake Murray
Blvd., La Mesa, California (hereinafter called "Tenant").

WITNESSETH:

In consideration of the covenants and promises contained herein and other good and
valuable consideration, the receipt and sufficiency of which is hereby acknowledged, it is agreed
by the parties hereto as follows:

1. PREMISES:

(a) Landlord hereby leases to Tenant and Tenant hereby leases from Landlord all
that property generally described as 5540 Lake Murray, and lying and being situated in the City,
Borough or Township of La Mesa, State of California, more particularly described on Exhibit
"A" attached hereto, together with the buildings and improvements ~reon or to be erected
(hereinafter collectively referred to as the "Premises"), for the term and upon the conditions
hereinafter set forth.

(b) On or about the date of this Lease, Tenant has entered a Franchise Agreement
(the "Franchise Agreement") with Jiffy Lube International, Inc., pursuant to which the Tenant is
authorized to operate a Jiffy Lube Service Center at the Premises. In the event of any conflict
between the terms of this Lease and the terms of the Franchise Agreement, the Franchise
Agreement shall control.

2. LANDLORD'S IMPROVEMENTS:

Intentionally deleted.
\

3. ACCEPTANCE OF THE IMPROYEMENTS:

By Tenant's occupation of the Premises and opening for business thereon, Tenant has
accepted the Improvements.

4. TERM· COMMENCEMENT OF TERM; OBLIGATIONS PRIOR TO
\COMMENCEMENT OF TERM

Term and Commencement: The term of this lease shall commence upon September I,
1994, and shall expire fifteen (15) years thereafter or on the earlier termination of the Franchise
Agreement or the Prime Lease, if any (the "Original Term"). ,/

- 1 -
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Provided Tenant is not then in default under this Lease (and this Lease is otherwise in
full force and effect) or under any Franchise Agreement or Area Development Agreement with
Jiffy Lube International, Inc.• then Tenant shall have the option to extend the term of this Lease
for two (2) additional five (5) year periods (the "Additional Term") on the same terms and
conditions as set forth in this Lease. The Additional Term shall be for a period of time equal to
the lesser of (i) the term of the Franchise Agreement; or (ii) the term of the Prime Lease, ifany.
If Tenant elects extend the term of this Lease, the Tenant shall give to Landlord notice of
Tenant's intention not less than six (6) months prior to the end of the Original Term of this
Lease.

Unless otherwise indicated, all references herein to the "term of this Lease" include both
the Original Term and the Additional Term.

5. RENT:

(a) Tenant shall pay as Rent hereunder an-annual Minimum Rent equal to Eighty
Four Thousand and Noll 00 Dollars, payable in equal monthly installments of $7,000 00'

(b) Minimum Rent Adjustment
,.

The monthly Minimum Rent and annual Minimum Rent shall each-be increased by nine
percent (9%) on the third (3rd) anniversary of the Commencement Date and thereafter on each
succeeding third (3rd) anniversary of the Commencement Date through the term of this Lease.,,..

For the purpose of this Lease, the term "Lease Year" shall mean twelve month period
commencing upon the date of the commencement of the term of this Lease and each succeeding
twelve month period, .

(c) Accord and Satisfaction: No payment by Tenant or receipt by Landlord of a
lesser amount than the rent herein stipulated shall be deemed to be other than on account of the
earliest rent then due. nor shall any endorsement or statement on any' check or any letter
accompanying any check or payment as.rent be deemed an accord. and satisfaction. Landlord
may accept such check or payment without prejudice to Landlord's right to.recover the balance
of such rent or pursue any other remedy provided for in this Lease, or at law.

\

(d) Late Charges: In the event Tenant fails to pay any portion of the Minimum Rent
or percentage Rent (including any additional rental due hereunder) on the date due. or within
five (5) days thereafter. a late charge of two (2%) percent (or the highest rate permitted by law)
per month of the delinquent rental shall be added to said rental and paid to Landlord together
therewith. .

(e) Net Rental; No Abatement of Rent: The rental due Landlord under this Lease is
a net rent. The net rent shall be absolutely net to the Landlord, so that the Lease shall yield net
to Landlord the specified net rental in each month and year during the term of this Lease. and
each and every item of expense of every kind and nature whatsoever for the payment of which
Landlord is, shall or may become liable by reasons of its estate or interest in the Premises or any
rights or interest of Landlord in or under this Lease (except for any federal or state income;axes
payable by Landlord and payments of indebtedness secured by liens on the Premises). or by
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reason of or in any manner connected with or arising from the ownership, leasing, or building, or
use of the Premises or any building or improvements thereon, shall be borne by Tenant.

(f) Security Deposit; Tenant has paid to Landlord $5,000 00 to be held by Landlord
as security for performance by Tenant of all obligations imposed on Tenant hereunder. If
Tenant shall perform all such obligations, said sum shall be refunded to Tenant at the
termination of this Lease, without interest. If Tenant shall default in any such obligation,
Landlord, in addition to any other remedies it may have, shall be entitled to apply such sum
toward Landlord's damages.

6. PAYMENT OF TAXES, FEES, ASSESSMENTS AND IITUJTIES:

(a) Payment of Taxes, Fees and Assessments: Tenant shall pay, prior to delinquency,
pursuant to bills procured and timely submitted to Tenant by Landlord, or sent directly to Tenant
by any federal, state or municipal governmental authority, all property taxes, Franchise fees,
permits and assessments levied or imposed against the Premises or measured by the rent payable
hereunder from and after Tenant's acceptance of the Improvements or occupancy of the
Premises, whichever shall occur first, and any such taxes, fees, permits and assessments shall be
prorated, where applicable, between Landlord and Tenant to reflect the effective. date of the
commencement of this obligation by Tenant. Tenant will exhibit receipts evidencing payment of
any such taxes, fees or assessments to Landlord promptly upon payment thereof. Tenant may, at
its expense, contest any such taxes, fees and assessment, in the name of Eandlord if necessary.
In such event, however, Tenant shall indemnify Landlord against any costs, penalties or
attorneys' fees incurred by or asserted against Landlord by virtue thereof. If Tenant fails to pay
any taxes, fees or assessments when due, Landlord may pay the same under the provisions of
Paragraph 23. .

(b) Payment of Utilities: Tenant shall pay for all water, gas, sewer, electric and all
other utilities serving the Premises. ., ..

7. AUTHORIZED USES:

Tenant shall use the Premises for the following purposes, and for no other purposes
whatsoever; without the prior written consent of Landlord: those purposesexpressly authorized
by the Franchise Agreement between JiffyLube International, Inc., and Tenant, pertaining to the
Jiffy Lube Service Center at the Premises.

\

8; . COMPLIANCE WITH LAWS, IJCENSES AND PERMITS:

(a) . Compliance with Laws: Tenant shall not use, or permit any person to use, the
Premises or any part thereof for any use or purpose in violation of federal, state or local law,
including, but not limited to, present and future ordinances or other regulations of any
municipality in which the Premises are situated, and Tenant agrees, if, during the term of this
Lease new laws and regulations be imposed, Tenant will, at the sole cost and expense of Tenant,
make alterations or improvements in or to the Premises which may be required by any federal,
state or local law, or by any municipal ordinance, or regulation applicable thereto. Tenant shall
also comply with all orders, directives, rules and regulations of all governmental bodies, bureaus
and offices having jurisdiction over Tenant or the Premises. Landlord makes no warrantjes or
representations as to the state of such ordinances, rules and regulations, and Tenant
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acknowledges that he has independently investigated same and represents that he will comply
therewith.

(b) Franchises and Permits: Tenant shall procure and maintain at Tenant's own
expense and responsibility all Franchises, permits or inspection certificates required by any
governmental authority respecting Tenant's use of the Premises or the operation of Tenant's
business thereon. Tenant may contest any such law, ordinance or regulation, and if required,
may join Landlord's name in any such contest, In such event, however, Tenant shall indemnify
Landlord against any costs, penalties or attorneys' fees incurred by or asserted against Landlord
by virtue thereof. .

(c) Occupancy: Tenant win not at any time use or occupy the Premises in violation
of the certificate of occupancy issued for the Premises.

9. IJABIIJTYINSURANCE' EMPLOYER'S INSURANCE AND INDEMNITY

(a) General Liability Insurance: Tenant shall, during the entire term of this Lease, at
Tenant's own expense, keep in force by advance payment of premiums, public liability insurance
in an amount not less than $3,000,000 for combined single limit bodily injury and property
damage, insuring Tenant, Landlord and any Mortgagee of Landlord against any liability that
may accrue against them or any of them on account of any occurrence in or about the Premises
during the term of this Lease or in consequence of Tenant's occupancy thereof and resulting in
personal injury, death or property damage. All policies of insurance, as aforesaid, shall provide
that they cannot be canceled, terminated, or amended without thirty (30) days prior written
notice to Landlord and Tenant and any Mortgagee of Landlord. . ,"-'

(b) Employer's Liability Insurance: Tenant shall, during theentire term of this Lease,
at Tenant's own expense, pay for and maintain employer's liability insurance ($100,000
minimum limit) and workmen's compensation insurance, as prescribed-by the law of the state in
which the Premises are located.

(c) Indemnity: Tenant agrees to indemnify and save harmless Landlord from and
. against all claims of whatever nature arising from (i) any act, omission or negligence of Tenant,
or Tenant's contractors, agents, servants or employees, or (ii)arising from any accident, injury or
damage whatsoever caused to any person or to the property of any person 'occurring during the
term hereof in or about the Premises, where such accident, damage or injury results or is claimed
to have resulted from an act or omission on the part of Tenant or Tenant's undertakings in this
Lease. This indemnity and hold harmless agreement shan include indemnity against all costs,
expenses and liabilities in connection with any claim or proceeding brought thereon and the
defense thereof, including reasonable attorneys' fees. Tenants obligation to observe or perform
this covenant shall survive the expiration or other termination of this Lease.

\

. (d) Special Definition for the Term Landlord: As used in Articles 9, 10 and
anywhere else expressly. designated only, the term "Landlord" includes the Landlord, any
landlord of the Landlord and the owner of Landlord's property if applicable.

(e) Certificates ofInsurance; Increase in Amount; Company:
Tenant shall furnish to Landlord, before Tenant may operate as a Jiffy Lube Service Center
copies of policies or certificates of insurance required by this Lease. The amounts c;f the
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insurance required pursuant to this Article 9 shall be increased from time to time as required by
Landlord in accordance with the insurance amounts customary from time to time for similar
properties.

All policies of insurance described in this Article 9 and Article 10 shall be issued by a
company with a Best's Guide rating of "A" or better. .

10. FIRE AND EXTENDED COYER AGE lNSIIRANCE:

Tenant agrees, at its sole cost and expense, during the entire term of this Lease, to keep
the Premises, the Improvements, all other improvements, equipment and any supplies thereon.
adequately insured by reliable companies "for full replacement value" whereby the insurer will
be obligated to pay full cost of repair or replacement as of the date of loss against damages
caused by fire, smoke, explosion and other risks covered by standard extended coverage
endorsements, Tenant shall also carry insurance against the risks of loss of rents .and income.
resulting from any such hazards, which policy must provide coverage for six months estimated.
income from the Premises. All such policies shall name Landlord, and Landlord's mortgagee, if .
required, as a co-insured, as their respective interests may appear. Such insurance may be
carried under a blanket-type policy issued to Tenant and all such insurance must provide that it
cannot be cancelled, terminated, or amended without thirty (30) days prior written notice to
Landlord and Tenant. Before Tenant may operate the Premises as aJiffy Lube Service Center,
Tenant will deliver to Landlord certificates evidencing the aforesaid insurance. The proceeds of
any loss claims collected by Landlord on such policy shall be credited or payable by Landlord to .
Tenant in reimbursement of any expenditures made on account thereof by Tenant pursuant to
Tenant's maintenance and repair obligations hereunder. .~

11. MAINTENANCE:

Tenant will at all times during the term of this Lease keep the-Premises, appurtenances,
fixtures, installations and equipment attached and related thereto, including any parking area and
driveways, in good condition and repair, at Tenant's expense, and upon termination hereof, shall
surrender same in such good repair, reasonable wear and tear excepted. Tenant will keep all fire
extinguishers in the Premises filled and in good condition at Tenant's own cost and expense.
Should any portion or all of the Premises be damaged or destroyed by fire, the elements or any
other cause, with or without fault on the part of Ten ant, Tenant shall promptly rebuild orreplace
any such damaged or destroyed portions. Tenant will make all repairs at its sole cost expense,
both interior and exterior, structural or non-structural ordinary or extraordinary, and foreseen
and unforeseen. "Repairs" shall include all necessary rebuilding, replacements, renewals,
alterations, additions and betterments, All repairs made by Tenant shall be equal in quality and
class to the original work.

\

Tenant will also do or cause others to do all necessary shoring of foundations and walls
of any structure and every other act or thing for the safety and preservation thereof which may
be necessary by reason of any excavation or other building operation upon any adjoining
property, street, alley or passageway.

Except as otherwise specifically provided herein, damage to or destruction of any portion
of all of the Premises, by fire, the elements or any other cause, with or without fault on the part

. . /
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of Tenant, shall not terminate this Lease or entitle Tenant to any abatement of or reduction in the
rent payable, or otherwise affect the respective obligations of the parties hereto.

12. REPAffi BY LANDLORD:

Landlord shall not be required to furnish any services or facilities to the Premises after
acceptance of the Improvements. Landlord shall have no obligation to repair, maintain, alter,
replace or modify the Premises or any part thereof, including but not limited to any plumbing,
heating, electrical, air conditioning or other mechanical installation therein. Tenant hereby
assumes the full and sole responsibility for the condition, operation, repair, rebuilding,
replacement, maintenance and management of the Premises.

13. RIGHT OF ENTRY BY LANDLORD:

Tenant shall permit inspection of the Premises during reasonable business hours by
Landlord or Landlord's agents or representatives for the purpose of ascertaining the condition of
the Premises; One Hundred Eighty (180) days prior to the expiration of this Lease, Landlord
may post suitable notice on the Premises that the same are "For Rent" and may show the
Premises to prospective tenants at reasonable times. Landlord may not, however, thereby
unnecessarily interfere with the use of the Premises by Tenant.

14. ALTERATIONS; FIXTURES; CONDITION ON TERMINATION:

(a) Alterations: Tenant, after receiving the written consent of Landlord, at Tenant's
sole cost and expense, in a good workmanlike manner, may make 'such alterations to the
Premises as Tenant may require for the conduct of its business without materially altering the
basic character of the buildings or improvements thereon, or weakening any structure on the
Premises. Any such alterations shall be subject to Landlord's inspection upon completion, and
Tenant agrees to make whatever changes or additions to such alterations as are requested by
Landlord. Tenant shall also have the right; with the written consent of Landlord, to erect; at
Tenant's sole cost and expense, such temporary partitions, including office partitions, as maybe
necessary to facilitate the handling of Tenant's business and to install telephones and telephone
equipment and wiring, and electrical fixtures, additional lights and wiring and other trade
appliances. Tenant shall, before making any alterations, additions, installations or
improvements, at its expense, obtain all permits, approvals and certificates required by any
governmental or quasi governmental bodies and (upon completion) certificates of final approval
thereof and shall deliver promptly duplicates of all such permits, approvals and certificates to
Landlord and Tenant agrees to carry and will cause Tenant's contractors and subcontractors to
carry such workmen's compensation, general liability, personal and property damage insurance
as Landlord may require.

\

(b) Fixtures: Any alterations or improvements to the Premises, including partitions,
all electrical fixtures, lights and wiring, shall become the property of Landlord at the expiration
or sooner termination of this Lease. Should Landlord request Tenant to remove all or any part .
of the above mentioned items, however, Tenant, at its own expense, shall do so prior to the
expiration of this Lease and repair the Premises as described herein. At the expiration or sooner
termination of this Lease, Tenant shall be entitled to remove Tenant's personal property and
trade fixtures, provided that Tenant has complied with all its obligations under this Lea~ and
repairs, in a good workmanlike manner, all damage done to the Premises by such removal.
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Nothing.in this Article shall be construed to give Landlord title to or prevent Tenant's removal of
trade fixtures.

(c) CQnditiQnQfpremises Qn Termination: Tenant agrees to surrender the Premises
at the expiration, or sooner termination, of this Lease in the same condition as when the
Premises were delivered to Tenant, or as altered pursuant to the provisions of this Lease,
ordinary wear, tear excepted. .

15. SIGNS:

Tenant may, if applicable laws permit, place suitable signs, emblems; logos, lettering and
pictorial materials on the Premises for the purpose of indicating the nature of the business
carried on by the Tenant in said Premises; provided, however; that any such signs, emblems,
logos, lettering and pictorial materials must first be consented to by Landlord. In the event
Tenant places any signs, emblems, logos lettering or pictorial materials on the Premises without
Landlord's consent, Landlord lias the right to remove the same. Any damage to the Premises
caused by installation or removal of signs, emblems, logos, lettering or pictorial materials shall .
be repaired at the expense of Tenant. All work shall be completed in a good workmanlike
manner.

16. GLASS:

Tenant agrees to immediately replace all glass broken or damaged on the Premises during
the term of this Lease with glass of the same quality asthat broken or-damaged.

. ..~
17. ASSIGNMENT AND SUBLETTING:

. To the extent permitted by the Franchise Agreement, Tenant shall have the rightto assign
its interest herein to the same person who is assigned Tenant's interest as Franchisee under the
Franchise Agreement.. Tenant shall not otherwise allow or permit transfer of this Lease or any
interest hereunder by operation of law or otherwise, nor assign; sublease, convey, mortgage,
pledge or encumber this Lease or any part thereof by another without, in each case, obtaining
Landlord's prior written consent. NQ assignment (with or without Landlord's consent) shaH
release Tenant from any of its obligations hereunder.

18. ASSIGNMENT BY LANDLORD: \

Landlord shall have the right, at any time, without Tenant's prior approval, to assign its
interest in this Lease, and the Prime Lease if applicable, to any entity who purchases the fee
simple interest or Landlord's leasehold interest and/or its interests in the Improvements,
underlying the Premises. In connection therewith, Landlord shall have the right, at any time,
without Tenant's prior approval, to enter into a primary leaseback of the Premises (hereafter
referred to as a "SalelLeaseback" transaction). In the event the Landlord desires to complete a
SalelLeaseback transaction, Tenant agrees that (a) Tenant's prior approval shall not be required,
(b) Landlord's new lease shall become the primary lease ("Primary Lease") to the purchasing.
entity (the new owner) and (c) this Lease shall effectively and automatically become a sublease
to Landlord's Primary Lease. In the event that any other person or entity acquires title or any
other interest in the Premises pursuant to a sale or transfer of the fee simple or leasehold interest
in the Premises subsequent to the date hereof, Tenant's right of possession shall not be disfurbed
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provided (a) Tenant is not then, and is not in the future, in default under this Lease and (b)
Tenant attorns to such title holder. In the event that any other person or entity takes assignment
of this Lease pursuant to a sale or transfer of the fee simple or leasehold interest in the Premises
subsequent to the date hereof and notice thereof is served upon Tenant, Tenant agrees to look
solely to the assignee for the performance of all obligations of the Landlord under this Lease.

19. QIJIET ENJOYMENT:

Landlord covenants and agrees that Tenant, upon paying the rent and all other charges
provided for in this Lease, and upon observing and keeping all of the covenants, conditions and
provisions of this Lease on its part to be observed and kept, shaIl lawfuIly and quietly hold,
occupy and enjoy the Premises during the term of this Lease, without hindrance or molestation,
by or from anyone claiming by, through or under Landlord, subject to the terms of any primary
lease, this Lease and any mortgage or encumbrance now or hereafter placed on the Premises by
Landlord..

20. TENANT'S DEFAULT:

If (a) Tenant shaIl fail to pay any instaIlment of Minimum Rent or Percentage Rent or
any additional sum when due hereunder for five (5) days after written notice from Landlord; (b)
Tenant shaIl default in any of the covenants, agreements, conditions-or undertakings herein
agreed to be kept, observed and performed by the Tenant other than ··the payment of rent
(Minimum and Percentage Rent or additional rent) or any part thereof when due, and such
default shaIl continue for fourteen (14) days after notice thereof in wilting to Tenant; (c) Tenant
shaIl fail to open for business the Jiffy Lube Service Center on the Premises within eight (8)
months after Tenant's execution of the Franchise Agreement (unless such eight (8) month period
is extended pursuant to the terms of the Franchise Agreement, and"then if Tenant fails to open
for business the Jiffy Lube Service Center on the Premises within the time permitted by the
Franchise Agreement), and, if such default- shaIl continue for fourteen (14) days after notice
thereof in writing to Tenant; (d) Tenant shall default in any of the terms of the Franchise
Agreement and fail to cure such default within any cure period allowed by the Franchise
Agreement or in the event the Franchise Agreement should terminate, whether by lapse of time
or otherwise; (e) Tenant shaIl vacate or abandon the Premises; (f) proceedings in bankruptcy or
for liquidation, reorganization or rearrangement of tenant's affairs are instituted by or against
Tenant; (g) a receiver or trustee is appointed for all or substantiaIly all of the Tenant's business
or assets on the grounds of Tenant's insolvency; (h) Tenant makes anassignment for the benefit
of its creditors; (i) a reorganization under the bankruptcy laws of the United States is instituted
by or against Tenant; G) this Lease or Tenant's interest herein or in the Premises or any
improvements thereon or any property of Tenant are executed upon or attached; (k) possession
of the Premises is given to any person other than expressly permitted under this Lease; (1)
Tenant fails to execute instruments or certificates provided for in this Lease within fifteen (15)
days after the mailing by Landlord of a written request; or (m) Landlord determines that Tenant
has submitted any false report required to be furnished hereunder, then in any of the above
events, Landlord, at its election, may terminate this Lease and, either with or without process of
law, re-enter, expel, remove and put out Tenant and all persons who may be occupying the
Premises under Tenant, using such force or other means as may be lawful and necessary in so
doing, and repossess and enjoy the Premises. Such re-entry and repossession shall not work a
forfeiture of the rents to be paid and the covenants to be performed by the Tenant during the fuIl
term of this Lease. If any applicable law requires any additional notice or greater period auring

\
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which Tenant may attempt to cure a default before termination, this Lease shall be deemed to be
modified to comply with such law.

Upon the expiration of the term of this Lease by reason of the happening of any of the
events hereinabove described, or in the event of the .termination of this Lease or right to
possession or both,as· the case may be, by summary dispossession proceedings or under
provision of any law now or at any time hereafter in force, by reason of or based upon or arising

. out of a default under or breach of this Lease on the part of Tenant, or upon Landlord recovering
possession of the Premises under any of the foregoing circumstances, whatsoever, whether with
or without legal proceedings, Landlord may, at its option, at any time and from time to time,
relet the Premises or any part or parts thereof for the account of Ten ant or otherwise, and receive
and collect the rents therefor, applying the same first to the payment of such expense as
Landlord may have incurred in recovering possession of the Premises, including legal expense
and attorneys' fees, and for putting the- Premises into good order or condition or preparing or
altering the same for re-rental, expenses, commissions and charges paid, assumed or incurred by
Landlord in connection with the reletting of the Premises, and then to the fulfillment of the
covenants of Tenant hereunder. Any such reletting herein provided may be for the remainder of
the term of this Lease or for a longer or shorter period. In any such case, and whether or not the
Premises or any part thereof be relet, Tenant shall pay to Landlord the Minimum Rent, the Prime
Lease Rent and any item of additional relit due hereunder; and all other charges required to be
paid by Tenant up to the time of such termination of this Lease, or of such recovery of
possession of the Premises by Landlord, as the case may be; and thereafter-Tenant covenants and
agrees, if required by Landlord,to pay to Landlord until the end of the term of this Lease and
equivalent of the amount of all the Minimum Rent, the Prime Lease Rent and any additional rent
reserved herein and all other charges required to be paid by Tenantless the net avails of
reletting, if any, and the same shall be due and payable by Tenant to Landlord on the several rent
days above specified. In any of the circumstances hereinabove mentioned in which landlord
shall have the right to hold Tenant liable upon the several rent days herein specified to pay
Landlord the equivalent of the amount of all the Minimum Rent, the Prime Lease Rent, and the
additional rent and all other charge required to be paid by Tenant less the net avails of reletting,
if any, Landlord shall also have the election, in place and instead of holding Tenant so liable, to
forthwith recover against Tenant as damages for loss of the bargain and not as a penalty.ian
aggregate sum which, at the time of such termination of this Lease, or of such recovery of
possession of the Premises by Landlord, as the case may be, represents the then present worth of
the excess, if any, of the aggregate of the Minimum Rent, the Prime Lease Rent, and the
additional rent and all other charges payable by Tenant hereunder thjl.t would have accrued for
the balance of the term over the aggregate rental value of the Premises for, the balance of such
term. Nothing herein contained shall limit or prejudice Landlord's right to prove and obtain as
liquidated damages arising out of such breach of termination the maximum amount allowed by
any statute or rule of law which may govern the proceeding in which such damages are to be
proved, whether such amount be greater, equal to, or less than, the amount of the then present
worth of the excess of the Minimum Rent, the Prime Lease Rent, any additional rent and all
other charges payable by Landlord hereunder over the rental value referred to above.

\

21. ! ,AND! ,ORD'S DEFAIll,T:

Landlord shall, in no event, be charged with default in any of its obligations hereunder
unless and until Landlord shall have failed to perform such obligations within thirty (30) days
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(or such additional time as is reasonably required to correct such default) after written notice to
Landlord by Tenant, specifically describing such failure. .

22. RIGHT TO PERFORM FOR·TENANT:

If Tenant should fail to perform any of its obligations under the provisions of this Lease,
Landlord shall have the right, but not the obligation, to undertake such performance or cause the
same to be done, and Tenant agrees to reimburse any and all expenses incurred by Landlord in
connection therewith five {5)days after receipt by Tenant of Landlord's invoice. These expenses
include, but are not limited to filing fees, legal fees and bond premiums. Landlord may charge
such expenses to Tenant as additional rent due from Tenant to Landlord, together with interest
thereon, at the rate of two percent (2%) per month (or the highest interest rate permitted by law);
in the event that Tenant does not reimburse Landlord within the five (5) days prescribed.
Nothing in this paragraph shall be construed to limit any and all other rights and remedies of
Landlord.

23. WAIVER: .

No delay or omission of Landlord to exercise any right or power arising from any default
shall impair any such right or power or be construed to be a waiver of any such default or an
acquiescence therein. No waiver shall be effective unless in writing.jsignedby Landlord, and no
waiver of any breach of any of the covenants of this Lease shall be construed, taken or held to be
a waiver of any other breach, or waiver, acquiescence in or consentto any further or succeeding
breach of the same covenant. .-

,-

24. REMEDIES CUMUI ,ATIVE:

The remedies herein granted to Landlord shall not be exclusive or mutually exclusive and
Landlord shall have such other and additional remedies against Tenant as may be permitted in
law or in equity at any time. Any exercise of a right of termination by Landlord shall not be
construed to eliminate or discharge any right of Landlord to damages on account of any default
of Tenant.

25. LIENS:

Nothing in this Lease shall authorize Tenant to do any ac~_which shall in any way
encumber the title of Landlord (as defined in Article 9(d» in and to the Premises. The interest
or estate of the Landlord (as defined in Article 9(d» shall not in any way be subject to any claiin
by lien or encumbrance, whether by operation of law or by virtue of any express or implied
contract by Tenant. Tenant shall not permit the Premises to become subject to any mechanic's,
laborer's or materialmen's lien on account of labor or material furnished to Tenant in connection
with work of any character performed or claimed to have been performed on the Premises by or
at the direction of, or sufferance of Tenant.

\

. In the event any lien is filed against or attached to the Premises, or Tenant's interest
therein, at Landlord's option, Tenant shall either pay the amount of said lien in full or shall, upon
demand of Landlord, provide and pay for a non-cancelable bond, placed with a reputable
company, approved by Landlord, in an amount equal to one and one half (1-112) times the
amount of such lien and insuring the interest of Landlord (as defined by Article 9 paragraph (d)
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and any mortgagee from any loss by reason of the filing of such lien. Tenant shaIl immediately
pursue in good faith its legal remedies to the end of obtaining removal of said lien. In the event
Tenant does remove or post a bond against the lien, Landlord shall have the right but not the
obligation to post the bond under the provisions of Article 22.

26. CONDEMNATION:

If after the execution of this Lease and prior to the expiration of the term of this Lease, .
the Premises shall be taken in its entirety under the power of eminent domain or voluntarily sold
under threat of such taking, or if such portion of the Premises is taken so as to render the
Premises unusable for the operation of a Jiffy Lube Service Center,·then the term of this Lease .
shall cease as of the date when the Premises is So taken, and rent shall be apportioned and
adjusted as of the date of the taking or the sale in lieu thereof. .

If only a part of the Premises shall be taken under the power of eminent domain or sold
under threat of such taking, and such partial taking shall not render the Premises unusable for the
operation of a Jiffy Lube Service Center, then this LeaseshaIl continue in full force and effect as· .
to the portion not taken. and the rent shaIl abate proportionaIly on such part taken under the
power of eminent domain or sold under threat of such taking.

In the event of any taking of the Premises under the power of eminent domain or a
voluntary sale under threat of such taking; whether in part or in whole, the entire award granted
in compensation for the value of the Premises, or the proceedsof a voluntary sale of same under
threat of taking, shaIl belong to the Landlord. The parties hereto acknowledge that, upon

. condemnation, this Lease terminates as to any portion taken, or as to tRe whole if the taking of
any portion renders the remainder unusable and consequently, Tenant shaIl have no claim to any
portion of the condemnation award. Nothing herein contained shall be construed, however, as a
release or waiver by Tenant of any right it may have as a lessee to obtain compensation from the
condemnor for business interference or interruption, relocation costs, and moving costs.

27. SUBORDINATION AND NON-DISTURBANCE:

This Lease and all of Tenant's rights, title and interest in and under the Lease shaIl be
subject, subordinated and inferior to the lien of any and all ground leases, underlying leases,
mortgages and deeds of trust and to any and all terms, conditions, provisions, extensions,
renewals or modification of any such leases, mortgages or deeds of tryst which Landlord or any
grantee or assignee of Landlord has or may place upon the Premises in the same manner and to
the same extent as if this Lease had been executed subsequent to the execution, delivery and
recording of such lease, mortgage or deed of trust.

In the event that a mortgagee, trustee or any other person acquires title or any other
interest in the Premises pursuant to the exercise of any remedy provided for in any mortgage or
deed of trust executed subsequent to the date hereof, Tenant's right of possession shall not be
disturbed provided (a) Tenant is not then, and is not in the future, in default under this Lease and
(b) Tenant.attorns to such title holder. Tenant herein covenants and agrees that upon a mortgage
foreclosure or a foreclosure under a deed of trust it will attorn to any mortgagee, trustee,
assignee or any purchaser at the foreclosure sale as its Landlord and this Lease shaIl continue in
full force and effect as a direct Lease between Tenant herein and such party upon all terms,
conditions and agreements set forth in this Lease. .. '"

- 11 -



The subordination of this Lease to any mortgage or deed of trust now or hereafter placed
upon the Premises .shall be automatic and self-operative, and no further instrument of

.subordination shall be necessary. Without limiting such automatic. and self-operative
subordinations, however, Tenant herein shall, on demand, at anytime or times, execute,
acknowledge and deliver to Landlord, or any grantee or assignee of Landlord, any and all
instruments that may be necessary or proper to evidence the subordination of this Lease and all
rights hereunder to the lien of any such mortgage or deed of trust If Tenant shall fail, at any
time to execute, acknowledge and deliver any such subordination instrument within five (5) days
after demand, Landlord, or any grantee or assignee of Landlord, in addition to any other
remedies available to it in consequence thereof, may execute, acknowledge and deliver the same
as the attorney-in-fact of Tenant and in Tenant's name, place and stead, and Tenant hereby
irrevocably makes, constitutes and appoints Landlord, its successors and assigns, such
attorney-in-fact for that purpose.

28; PRIME LEASE:

If Landlord holds the Premises under a lease (the "Prime Lease"), Tenant is hereby given
notice of the parties to, term of and provisions contained in the Prime Lease to Landlord, a copy
of which is attached hereto and made a part hereof as "Exhibit D"; and in addition to the other
provisions of this Lease which irnposeupon the Tenant the obligation to perform and comply
with certain specified provisions contained in the Prime Lease, throughout-the term of this Lease
Tenant covenants and agrees that it will perform, observe and comply with all of the terms,
covenants and conditions to be performed, observed or complied WIth by. the tenant under the.
Prime Lease except for those provisions, if any, in the Prime Lease inhefently incapable of being
performed by Tenant. If the Prime Lease, or any extensions thereof, should expire or be
forfeited, cancelled, or terminated, this Lease shall concurrently therewith be terminated; and
thereupon all rights of Tenant hereunder shall cease. .

.~.-
29. TENANT'S TERMINATION OF FRANCHISE AGREEMENT:

If Tenant, as Franchisee under the Franchise Agreement, has voluntarily terminated the
Franchise Agreement in accordance with the terms thereof, this Lease shall also terminate at
such time as the Franchise Agreement terminates, provided that Tenant has fulfilled all its
obligations under this Lease through the date of such termination. ..

\

."

30. END OF TERM:

Upon the expiration or other termination of the term of this Lease, Tenant shall quit and
surrender the Landlord the Premises, broom clean, in good order and condition, ordinary wear
and tear excepted, and Tenant shall remove all its property. All property permitted or required
to be removed by Tenant at the end of the term which remains in the Premises after Tenant's
removal shall be deemed abandoned and may, at the election of the Landlord, either be retained
as Landlord's property or removed from the Premises by Landlord at Tenant's expense. Tenant's
obligation to observe or perform this covenant shall survive the expiration or other termination
of this Lease.

31. HOI ,DlNG OYER: /

- 12 -



Tenant shall not hold over beyond the expiration or sooner termination of the term of this
Lease. If, nevertheless, there be any holding over by Tenant, such shall give rise to a tenancy at
the sufferance of Landlord. -Tenant agrees to indemnify and save Landlord harmless against all
costs, claims, loss or liability resulting from delay by tenant in so surrendering the Premises,
including, without limitation, any claims made by any succeeding tenant founded on such delay.
The parties recognize -and agree that the damage to Landlord resulting from any failure by
Tenant to timely surrender possession of the Premises as aforesaid will be extremely substantial,
will exceed the amount of the monthly rental theretofore payable hereunder, and will be
impossible to accurately measure. Tenant therefore agrees that if possession of the Premises is
not surrendered to Landlord within 24 hours after the date of expiration or sooner termination of
this Lease, then Tenant shall pay to Landlord for each month and for each portion of any month
during which Tenant holds over in the Premises after the expiration or sooner termination of this
Lease, an amount equal to two times the sum of the monthly Minimum Rent, the Prime Lease
Rent (if any), and any additional rent which was payable under this Lease during the last month
of the term hereof. Nothing herein contained shall be deemed to permit Tenant to retain
possession of the Premises after the expiration or sooner termination of this Lease. This
provision shall survive the termination of this Lease.

32. MISCEI,LANEOlJS:
-,.

(a) Authority: The persons who have executed this Lease represent and warrant that
they are duly authorized to execute this Lease in their individual or representative capacity as
indicated. -' .-

(b) Review of Documents: The parties hereto represent that they have read and
understand the terms of this Lease, and that they have sought legalcounsel to the extent deemed
necessary in order to protect their respective interests.

(c) Constnictioni v'Ihe words "Landlord" and "Tenant" shall mean respectively all
parties Landlord and Tenant, regardless of number, the word "he" shall be synonymous with
"she," "it," and "they," the word "his" shall be synonymous with "her," "its," and "their," and,
words in the.singular shall be heldto include the plural when the context requires,

(d) No Agency Created: Tenant shall have no authority, express orimplied, to act as
agent of Landlord or any of its affiliates for any purpose. Tenant is, and shall remain, an
independent contractor responsible for all obligations and liabilities of, and for all loss or
damage to, the Jiffy Lube Service Center to be operated by Tenant, including any personal
property, equipment, fixtures or real property connected therewith, andfor all claims or demands
based upon damage or destruction of property or based upon injury, illness or death of any
person or persons, directly or indirectly, resulting from the operation of said Jiffy Lube Service
Center.

\

(e) Force Majeure: Whenever a period of time is provided in this Lease for either
party to do or perform any act or thing, except the payment of monies, neither party shall be
liable or responsible for any delays due to strikes, lockouts, casualties, acts of GOd, war,
governmental regulation or control or other causes beyond the reasonable control of the parties,

/'
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and in any event, said tiineperiod for the performance of an obligation hereunder shall be
extended for the amount of time of the delay. This clause shall not, however, apply to nor result
in any extension of the term of this Lease.

(f) Paragraph Headings: Paragraph headings of this Lease are for convenience only
and are not to be construed as part of this Lease and shall not be construed as defining or
limiting in anyway the scope or intent of the provisions hereof.

~(g) Invalidity of a Provision: If any terrn or provision of this Lease shall to any
extent be held invalid or unenforceable, the remaining terms and provisions of this Lease shall
be valid and be -enforced to the fullest -extent permitted by law. However, in the event that any-
material term of this Lease shall be stricken or declared invalid, Landlord reserves the right to
terminate this Lease at its sole option. -

(h) Law Governing: The terms and provisions of this Lease shall be interpreted in
accordance with and governed by the laws of the state in which the Premises are located without
regard to principles of conflicts of law.

(i) Entire Agre¥Jllent: This Lease, the Franchise Agreement, the Preliminary
Agreement, and any relevant documents referred to therein shall be deemed to include the entire
agreement between the parties hereto and it is agreed that neither Landlord nor anyone acting on
its behalf has made any statement, promise, or agreement or taken upon Itself any engagement
whatsoever, whether verbally or in writing, in conflict with the terms.of this Lease, or that in any
way modifies varies, alters, enlarges, or invalidates any of the provisions hereof, or extends the
term of this Lease, and that no obligations of the Landlord shall be iriipliedin addition to the
obligations herein expressed. This agreement cannot be changed orally, but only by an
agreement in writing signed by Landlord and Tenant.

(j) Parties Bound: The terms of this Lease shall extend to' and be binding upon the
administrators, executors, representatives, heirs, assigns and successors of the parties this
instrument

(k) Notices: All notices to or demands upon the Landlord or Tenant desired or
required to be given under any of the provisions hereof shall be in writing. Any notices or
demands from the Landlord to the Tenant shall be deemed to have been duly and sufficiently
given if a copy thereof has been mailed by United States registered or certified mail- in an
envelope properly stamped and addressed to Tenant at the address of the Premises. Any notices
or demands from the Tenant to the Landlord shall be deemed to have been duly and sufficiently
given if mailed by United States registered or certified mail in an envelope properly stamped and
addressed to the Landlord at P.O. Box 2967, Houston, Texas 7722-2967, Attention: Real Estate
Management. Either party, by notice, may change the address to which notice shall be sent, but
all notices mailed to the Tenant at the address of the Premises shall be deemed sufficient.

\

(I) Franchise Agreement: All references to the Franchise Agreement herein shall
mean that Franchise Agreement between Jiffy Lube International, Inc. and Tenant, pertaining to
the Jiffy Lube Service Center at the Premises.

(m) Recordation: It is the intention of the parties hereto not to record this J-ease.
However, should recordation of this Lease be required by applicable law, or any other reason,

• 14 -



Tenant and Landlord agree to do so. Additionally, if required by applicable law or any other
reason, each party at the request of the other shall execute and acknowledge, so that the same
may be recorded, a Short Form Lease or Memorandum of Lease, indicating the Lease term, as
well as ariy other terms necessary for recording. Tenant shall pay all of the costs and expenses
of such recordation, including but not limited to any and all recordation taxes, transfer taxes,
recordation fees and notary fees.

(n) . Maximum Interest: No provision of this Lease shall require the payment or
permit the collection of interest in excess of the maximum permitted by applicable law. If any
excess of interest is herein or otherwise provided for, or shall result or be held to result, the
provisions of this paragraph shall govern and the Tenant or any guarantor of this Lease shall not
be obligated to pay the amount of such interest which is in excess of the maximum amount
permitted by applicable law.

IN WITNESS WHEREOF, the parties have hereunto set their hands and seals the day
and year first above written.

ATTEST OR WITNESS: LANDLORD:

llFFY LUBE.INTERNATIONAL·
OF MARYLAND;"INC.

,.-

ATTESTOR WITNESS: TENANT:

AZTEC LUBRICANTS, INC.

BY:~~ fC\~mQQ
President . .

\

c:\Sbell.sam



EXHIBITS·

A. Description of the Premises
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.:O~DING R~QUESTE
:i2ET AMERICAN TIT. ~SURANCE
~'"TER REC()RDING RETUK~ TO:
JIFFY LUBE
7008 security Blvd.
Baltimore, Maryland 21207-2578

'. !3Z.t
COMPANY

r:---'-:'
7 585096
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fviG

I ..YFf-:t\ '-.L·T l C... I
L.E9UN I Y i~lCO~.o~

THIS ASSIGNMENTOF LEA~';Eis made on August 3 - ; 1987,
between the CITY OF SAN DIEGO, a municipal corporation
("Landlord"), LA MESA COMMERCIALCENTER; a California general
partnership ("As'signor") , and JIFFY LUBE INTERNATIONALOF
MARYLAND,INC. ("Assignee"), who agree as follows:

ASSIGNMENTOF LEASE IS37 OCT 16 PH 3: 38

RECITALS:

This Assignment of Lease is' made with reference to the
following facts and objectives:

A. Landlord'and Assignor, 'as Tenant, entered into a
written lease approved by Landlord on August 14, 1978,
(the "Lease"), in which Landlord leased to Assignor and Assignor
leased from Landlord the premises located in the City of
San Diego, County of San Diego, State of California as
particularly described in Exhibit "A" ("Premises").

B. Assignpr desires to assign all its right, title and
interest in the 'Lease to Assignee.

C. Landlord shall consent to the, proposed 'assignment on
the conditions set forth in this Assignment.

WHEREAS,the parties hereto agree as follows:

1. Effective Date of Assignment. The assignment in this
agreement shall take effect on August 3, , 1987, and
Assignor shall give possession of the Premises to Assignee on
that date ("Effective Date") .

2. Assignment and •"Assumption. Assignor assigns and
transfers to Assignee all its right, title and interest in the
Lease, and Assignee accepts the assignment and -as sumes and agrees
to perform, from the Effective Date,. as a direct obtigation to
Landlord, all the provisions of the Lease. . ·_ ...C ...

• R •••••

3. Landlord's Consent. Landlord consents to the
assignment without waiver of the restriction concerning further
assignment.

4. Jl.ssi'onor's LiabiJ.i~.
any and all future liability
provisions of the Lease, which
after the effective date of this

~ssignor shall be released ~ro~
or obligation to perform the
li.abili t:i or obligation arises

Assignment. .
:i~·i~'~<~i,,~F:,.:nr(~:.·.('! by

.. ......
.~()1

,.'j :-0 e;~:..-cui;OO0('
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5. Miscellaneous.
(a) Attorneys' Fees. If any party commences any action

against any of the parties arising out of or in connection with
this Assignment of Lease, the prevailing party or parties shall
Le entitled to recover from the losing party or parti~s
reasonable attorneys' fees and costs of suit.

(b) Notice. Any notice, demand, request, consent,
approval, or communication that either party desires or is
required to give to the other party or any other person shall be
in writing and either served. personally or sent by prepaid,
first-class mail ..' Any notice, demand, request, consent,
approval, or communication that either party desires or is
required to give to the other party shall be addressed to the
other party at the address set forth in the introductory
paragraph of this assignment. Either party may change its
address by notifying. the other party of the change of address.
Notice shall be deemed communicated .within forty-eight (48) hours
from the time of mailing if mailed as provided in this paragraph.

(c)
parties
combined

Counterparts. This Assignment may be signed by the
in different counterparts and the signature pages
to create a document binding on all parties.

CENTER, a
partnership

By':
Y1

STATE OF CALIFORNIA

COUNTY OF Or_a_n-"g:...e",-, ~ } 55. 1326
7th August 87 .On this day of _---"' " 19__ , before me, the underSIgned,Nicholas A. Grevillea Notary Public in and for said County and Stale, personally appeared ~ _

tL Partner
'Assignor"

, OF
Senior Vicepersonally known to me (or proved 10me on the basis of satisfactory evidence) to be the _

President, a,.;.' ...,- --'_

pel ~eAany knQuQ to mg (Sf I9FSI cd to "IC Oi i tile basis of satiSlaccoi y e"idc. IS8) (8 88 t~e

OcCI cIa, i'of the corporation Ihat executed the within instrument.

and known to me to be 'the persons who executed the within

instrument on behalf of the corporation therein named. and'

acknowledged 10me that such corporation executed Ihe same.
pursuant to its by laws, or a resolution of its Board of Directors.

WITNESS my hand and official seal. •

OFFICIAL SEAL
. - • MARIE E. BAllO

• NCTARVPIJeUC· CALFORNIA
• ~COUNTY

~~~.#ltarChS.1991

. '- .

sident

,. . /./ ,. ,.'1

~,- ~ .•··.·.1lor Of': i ...~.l' 'As si.q ne e "

(Signatures Continued on Following Page)
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.ili,. 1327 CITY OF SAN DIEGO, a
municipal corporation

By: ~<-: >~~Qb .
Its: Do~ ~ \M~("'-

By:

Its:
"Landlord"

APPROVED AS TO FORM AND
LEGALITY· THIS 2-,..'1 DAY
OF J 'I L , ,1987

'l
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EXHIBIT "A"

All that portion of the southwesterly 423.10 feet of Lot 103 of
La Mesa Colony in the County of San Diego, State of California
according to Map thereof No. 876 filed in the office of the
County Recorder of San Diego County March 8, 188~ lying
northeasterly, northerly and northwest~rly of that land described
ih Resolution recorded December 24, 1970 as File No. 70-2j68000
of Official Records.

EXHIBIT "A"

lAS2/q - 4 -
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STATE OF CALIFORNIA

COUNTY OF SAN DIEGO

On A_U....:9:....u_s_t_3..:.,_._1_98_7 before me, the undersigned, a Notary Public in and for

said State, personally appeared '_1._A_._S..:..t.'-"aP:....l;,..:e:..;t;.:o.;.;n known to me

t be the Deputy Ci ty 11anager ofo _....,.... -'--_----''-- _
. the Ci ty of San Di ego d___________~--------'--=------------------- an

known to me to be the pe~son who executed the within instrument on behalf of said public

corporation, agency or political subdivision, and acknowledged to me that such public

corporation, agency, or political subdivision executed the same.

WITNESS my hand and offidal seal.

Signatur~ .. .--: r ~, ;>/~
Lorna M. Murt

. OFFICLA L SEALe LORNA M. MURT
• NOTARY PUBLIC' CALIFORNI"

9.'<N DIEGO COUNTY
My Comm, E:o.pinnMay IJ. 1990Name (Typed or Printed)



'.JiL.C1 ~:"::ecnat __,,;nal c f
7n08 Se~~cit~ boulevacd
Baltilnoce, Ma~yla=d 21207

Nacyland
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~~TERilECORDATION R:.._- _.__ .------ -<'N 'I'D

MEMORANDUM OF LEASE
\/;:"ru' .. L. i.v: :" 1

THIS MEMORANDUM OF LEASE entered into this 18th day of Decembe cc~;flp19iri;:[~~.!
and between THE CITY OF SAN DIEGO, a Municipal corporation (Landlor with princi-
pal offices at 202£ Street, San Diego, CA 92101, and JIFFY LUBE INTERNATIONAL OF
MARYLANDl INC., a Maryland corporation with principal offices at 7008 Security
Boulevard., Baltimore, Maryland 21207, ("Assignee").

WITNESSETH:
1. Landlord and La Mesa Commerc ia1 Center entered into a certa in. 1ease agree-

ment ("Lease"), dated August 10,1978, for the premises generally situate at 5540
Lake Murray Boulevard, LaMesa, CA (the ~Leased Premises").

2. La Mesa Commercial Center assigned all 'of its right, title and interest
under the Lease unto Assignee by virtue of a written Assignment and Assumption
Agreement, dated August 3, 1987, and recorded October 16, 1987.

3. -The description of the Lease Premises is contained in Exhibit A attached .
hereto and made a part hereof.

4. The term of the Lease is fifty (50) years, following the commencement date
of the primary term of the Lease as hereinafter defined.

5. The commencement date of the primary term of the Lease was August 10; 1978.
6. The addresses of Landlord and Assignee are the same as set forth above.
7. The instrument under which Landlord claims an interest in the Leased

Premises is recorded in Deed Book 2290, Page 492.
IN WITNESS WHEREOF, Landlord and Assignee have hereby execu~ed this Memorandum of

Lease; for the purpose of recording the same, on the date above written.

WITNESS/ATTEST: LANDLORD: THE CITY OF SAN DIEGO

ITS:

..
. .' .' ~ 1.:- ... .....i

"~'II Tt~ESS/A TTES T ASSIGNEE: JIFFY I.UBE INTERNATIONAL
OF MARYLAND, INC.,

'\0-
\

./
;-_ .

•' " ~ c' '''')



CONSENT TO SUBLEASE AGREEMENT

The City of San Diego (CITY), as LESSOR under that certain Lease Agreement
(Master Lease) entered into with .. .

LA MESA COMMERCIAL CENTER and assigned to JIFFY LUBE INTERNATIONAL OF
MARYLAND, INC. .

(LESSEE) which is filed in the Office of the City Clerk as Document 764289,
hereby consents to that certain Sublease Agreement between the above LESSEE
(SUBLESSOR) and
AZTEC LUBRICANTS, INC., a California corporation, and ROBERT J. MEHALL and

. . KATHLEEN 1. MEHALL, as individuals
(SUBLESSEE) dated August 31, 1989. Said Sublease shall be subordinate to '
the Master Lease in all respects. The CITY is merely approving the
SUBLESSEE and the proposed use. All terms and conditions of the Master \
Lease shall control and supersede any inconsistent or contrary provisions r

in the Sublease. The CITY is not bound by any term or condition in the '
Sublease which in any way conflicts with or is additional to the provisions
of the Master Lease.

THE CITY OF SAN DIEGO·

Dated --L/~'2-c-l-/_?--_z,..-+;f-"':~:...L9 _

APPROVED AS TO FORM:
JOHN W. WITT, City Attorney

Dated \. l-(J.-fJ(Y':;
I I

By

MLS:baa(3)95
12-18-89
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MEMORANDUM OF RENT ADJUSTMENTS

Regarding that certain Lease Agreement (Master Lease) entered into by the
City of San Diego (CITY) as LESSOR and LaMesa Commercial Center and.assigned to Jiffy Lube International of Maryland~ Inc, (LESSEE), and filed
in the Office of the City Clerk as Document 764289, it is reviewed·and
acknowledged that:

1. The rent is adjusted upward or downward at the beginning of the
4th,.7th. and 10th year of the Master Lease and at the beginning
of every 6th year thereafter using the Consumer Price Index in a
m.ethod of computation described in Section III, Paragraph A,
Rent. ,of the Master Lease; . . ..
In addition to above adjustment upon the first day of 13th year of
the Master Lease (August 10, 1990) and upon the first day of each
6th year thereafter, the rent for the ensuing six years will beadjusted by reappraisal of the property according to Section III,
Paragraph A, Rent., of the Master Lease. The City Councilapproved capitalization rate to be used in this rent adjustment
calculation is nine percent.

LESSEE and SUBLESSEE hereby acknowledge the above rent adjustments and
accept the capitalization rate.

2.

~VITNESS/ATTEST : LESSEE: JIFFY LUBE INTERNATIONAL OFMARYLAND, INC. (Successor ininterest to LA MESA COMMERCIAL
CENTER, ASSIGNOR)~().~

Dated .1I111Yf
I •

By Q QQ~ JrJb .
Vice pr~ U\c=~~-'t3

SUBLESSEE: AZTEC LUBRICANTS, INC.

Dated \I J3-I9;~I--_~_
~ I

MBX:baa(l)43
8-25-89



:"'_T.JBLEASETERMINATION AGREEMr-pr

THIS SUBLEASE' TERMINATION AGREEMENT (IIAgreementll) made this
1st day of January 1989, by and between JIFFY LUBE INTERNATIONAL OF
MARYLAND, INC. (IILandlordll) and SAN DIEGO LUBRICANTS, INC. (IITenantll).

WHEREAS, Landlord and Tenant entered into a sublease dated
October 1, 1987 (the IISubleasell) for certain property known as 5540
Lake Murray Boulevard, LaMesa, California; and

WHEREAS, the parties desire to terminate all rights,
interest, duty and obligations of Tenant, of whatever kind or
in and to the Property.

title,
nature

NOW, _THEREFORE, in consideration of the mutual promises contained
herein, other good and valuable consideration passing between the
parties, the receipt and sUfficiency of which is hereby acknowledged,
the parties hereto, intending to be legally bound, covenant and agree
as follows:
1. That all right, title, duty and obligation of Tenant in and to

the Property is hereby terminated. -
2. That the effective date of this Agreement is January 1, 1989.

3. That all rents due to Landlord from Tenant under the Lease have
been paid in full, and that nO further rights or 6bligations
shall accrue on behalf of Landlord or Tenant after the effective
date of this Agreement.
IN WITNESS WHEREOF, the parties have caused this Agreement to be

duly executed as of the date first-hereinabove written.

WITNESS/ATTEST: LANDLORD:

JIFFY LUBE INTERNATIONAL
OF MARYLAND, INC.

/ /1./lei/tiLl (~vj 4'''- . '--y<, I..lJ..hiJ~L_
/Assistant secJetary

By' Q.~Vice pres~

WITNESS/ATTEST: TENANT:

SAN DIEGO LUBRICANTS, INC.

ecrtary -

[lgl\ MPB-1221.2\ saq]
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MEMORANDUM OF RENT ADJUSn~ENTS .

Regarding that certain Master Lease described on the preceding page, it is
reviewed and acknowledged that:
1. The the rent is adjusted upward or downward at the beginning of the

4th~ 7th and 10th year of the Master Lease and at the beginning of
every 6th year thereafter using the Consumer Price Index in a method of
computation described in Section III, Paragraph A. Rent., of the Master
Lease.

2. In additi on to above adjustment upon the first day of 13th year of the
Master Lease (August 10, 1990) and upon the first day of each 6th year
thereafter, the rent for the ensuing six years will be adjusted by
reappraisal of the property according to Section III, Paragraph A,
Rent., of the Master Lease. The City Council approved capitalization
rate to be used in this rent adjustment calculation is 9 percent.

LESSEE and SUBLESSEE hereby acknowledge the above rent adjustments and
accept the capitalization rate.

LESSEE: JIFFY LUBE INTERNATIONAL OF
MARYLAND, INC. (Successor
in interest to LA MESA
COMMERCIAL CENTER, ASSIGNOR)

Dated _4~~'4J!~f..!..Y _
I /

SUBLESSEE: SAN DIEGO LUBRICANT, INC.

Dated ~/?-/ IkV

MXB:baa(4)43
. 3-8-88



CONSENT TO SUBLEASE AGREEMENT

The City of San Diego (CITY), as LESSOR under that certain Lease Agreement
(Master Lease) entered into with .

LAMESA COMMERCIAL CENTER and assigned to JIFFY LUBE INTERNATIONAL OF. MARYLAND, INC. . .
(LESSEE) and filed in the Offi ce of the City Clerk as Document 764289,
hereby consents to that certain Sublease Agreement between the above LESSEE
(SUBLESSOR) and

SAN DIEGO LUBRICANT, INC.
(SUBLESSEE)· dated October 1, 1987. Said Sublease shall be subordinate to
the Master Lease in all respects. The CITY.is merely approving the
SUBLESSEE and the proposed use, and·all terms and conditions of the Master
Lease shall control and supersede any inconsistent or contrary provisions
in the Sublease. The CITY is not bound by any term or condition in the
Sublease which in any way conflicts with or is additional to the provisions
of the Master Lease.
In addition, this consent is subject to LESSEE and SUBLESSEE executing the :
attached Memorandum of Rent Adjustments.

THE CITY OF SAN DIEGO

Dated __ -,-3L~-",o~R~_ By

APPROVED AS TO FORM:

JOHN W. WITT, City Attorney

Dated _):-j-I-:\,=4J.,L-I_y..!..-!!'(_-!( .. By L!}±JW" /
Deputy V

MXB:baa(5)43
3-8-88

Attachment



CITY OF SAN DIEGO

CONSENT TO ASSIGNMENT OF SUBLEASE

RECITALS

A. La Mesa Commercial Center, a general partnership ("LMCC"), leased the real
property and improvements commonly known as 5540 Lake Murray Blvd., La Mesa, California
("Premises") from the City of San Diego ("Owner") pursuant to a certain Lease Agreement, dated
August 14, 1978, fileli'il the Office of the City Clerk as Document No. 764298 ("Lease"):

B. On or about August 3, 1987, with the consent of City, LMCC assigned all its right,
title and interest in the Lease and the Premises to Jiffy Lube International of Maryland, Inc., a
Maryland corporation ("JLIM").

C. On or about August 31,1994, with the consent of City, JLIM, as landlord, leased the
Premises to Aztec Lubricants, Inc., a California corporation ("Aztec") pursuant to a written
Franchisee Lease ("Sublease") ..

D. On or about May 9, 1998, in connection with the purchase and acquisition by Richard
Hynan ("Assignor") of, among other things, the franchised Jiffy Lube Service Center business
conducted by Aztec at the Premises ("Business"), Aztec assigned to Assignor all of Aztec's right, title
and interest in and to the Sublease, and Assignor accepted the assignment and agreed to be bound by
the terms and conditions of the Sublease, which assignment was consented to by City on Apri129,
1998.

E. . In September 1997, Assignor and Lynda H. Hynan (collectively "Trustees") had ,/JJ
created the Richard J. and Lynda H. Hynan Trust, dated September 22, 1997. Following the ~f,).'

~urchase .and acq~isition of ~heBU~iness: Assignor informally ~ransferred to T:ustees all of his.right, .' ~){.,.,
title and interest in the Business, including the Sublease, subject to the requirement to obtain the U

consent or approval of City. -

F. In May 1998, Trustees caused Southern California Lube Centers, Inc., a California
corporation ("Assignee") to be organized and incorporated for the purposes of transferring to .J\
Assignee, among other things, the Business being conducted by Trustees at the Premises and the 'Q\-
assets associated therewith. Starting September 1, 1998, Trustees began operating and conducting , cJJj
the Business through and under Assignee; subject to the requirement to obtain the consent or
approval of City to the transfer of the Sublease.

G. Assignor and Trustees desire at this time to obtain City's formal approval and consent
to the transfer and assignment of all right, title and interest in and to the Sublease. and the /
subleasehold interest therein (1) from Assignor to Trustees and (2) from Trustees to Assignee.

H. City is willing to consent to the assignments of the Sublease (1) from Assignor to
Trustees and (2) from Trustees to Assignee on the terms and conditions set forth below.

SCLC Store No. 831



CONSENT

The City as lessor under the Lease Agreement assigned to JLIM, which entered into the Sublease
. with Aztec, which, with the consent of the City, assigned all its rights, title and interest in that
Sublease to

RICHARD HYNAN, an individual,(ASSIGNOR)

hereby consents to the assignment of that Sublease from ASSIGNOR to

RICHARD J. HYNAN AND LYNDA H. HYNAN as Trustees of the RICHARD J. AND.
LYNDA H. HYNANTRUST dated September 22,1997 (TRUSTEES)

and further hereby consents to the assignment of that Sublease from TRUSTEES to

SOUTHERN CALIFORNIA LUBE CENTERS , INC., a California corporation (ASSIGNEE)

Said Sublease shall continue to be subordinate to the Lease in all respects. The City is merely
approving the Assignee and the proposed use, and all terms and conditions of the Lease shall
continue to control and supersede any inconsistent or contrary provisions in the Sublease. The
City is not bound by any term or condition in the Sublease which in any way conflicts with or is
additional to the provisions of the Lease. In addition, this consent is subject to the following
conditions: None

THE CITY OF SAN DIEGO

Dated _ By _
Jack D. Farris, Deputy Director,
Real Estate Assets Department

APPROVED AS TO FORM:

CASEY GWINN, City Attorney

Dated _ By _
Deputy City Attorney

Attachment
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SOUTHERN CALIFORNIA LUBE CENTERS, INC.

I

The name of this corporation is Southern California Lube Centers, Inc.

II

The purpose of this corporation is to engage in any ·Iawful act or activity for

which a corporation may be organized under the general Corporation Law of California

other than the banking business, the trust company business or the practice of a profession

permitted to be incorporated by the California Corporations Code.

ill

The name and address in the State of California of this corporation's initial agent

for service of process are:

Richard J. Hynan
'It> Southern California Lube Centers, Inc.

26432 Bodega
Mission Viejo, CA 92691

IV

This corporation is authorized to issue only one class of shares of stock; the total

number of shares which this corporation is authorized to issue is 100,000.

V

The personal liability of the directors of the corporation for monetary damages
,

shall be eliminated to the fullest extent permissible under California law.



-c,..
'1 ",:-.,,~ ••/"~-'--:'

VI

This corporation is authorized to indemnify its agents (as defined from time to

time in Section 317 of the. Corporations Code) for breach of duty to the corporation and its

shareholders in excess of the indemnification otherwise permitted by Section 317. subject to

the limits on such excess indemnification set forth in Section 204 of the Corporations Code.

DATED: May.1.3..-. 1998
Davi F. Bro .
Sole Incorporator

6323~I$\980S1102.AGR
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. I, BILL JONES. Secretary of State of the State of California,
hereby certify: .

That the attached transcript has been compared with
the record on file in this office, of which it purports to
be a copy, and that it is full. true and correct.

IN WITNESS "'HEREOF, I execute
this certificate and affix the Great
Seal of the State of California this

MA.Y 1 oS 1998

Secretary of State

•• :~ "·1"

2/0[J68



CITY OF SAN DIEGO

CONSENT TO ASSIGNMENT OF SUBLEASE

RECITALS

A. La Mesa Commercial Center, a general partnership ("LMCC"), leased the real
. property and improvements commonly known as 5540 Lake Murray Blvd., La Mesa, California

("Premises") from the City of San Diego ("Owner") pursuant to a certain Lease Agreement, dated
August 14, 1978, filed in the Office of the City Clerk as Document No. 764298 ("Lease"). .

B. On or about August 3, 1987, with the consent of City, LMCC assigned all its right,
title and interest in the Lease and the Premises to Jiffy Lube International of Maryland, Inc., a:
Maryland corporation ("JLIM;').

. C. On or about August 31,1994, with the consent of City, JLIM, as landlord, leased the
Premises to Aztec Lubricants, Inc., a California corporation ("Aztec") pursuant to a written
Franchisee Lease ("Sublease").

D. On 01' about May 9, 1998, in connection with the purchase and acquisition by the
predecessor in interest of Southern California Lube Centers, Inc., a California corporation
("Assignor") of, among other things, the franchised Jiffy Lube Service Center business conducted by
Aztec at the Premises ("Business"), Aztec assigned to Assignor's predecessor all of Aztec's right,
title and interest in and to the Sublease, and Assignor's predecessor accepted the assignment and
agreed to be bound by the terms and conditions of the Sublease, which assignment was consented to
by City on April 29, 1998.

. .E.. Wi th the consent of City, Assignor's predecessors assigned all right, title and interest
in the Sublease, and subleasehold interest thereunder to Assignor, which accepted the assignment :
and agreed to be bound by the terms and conditions of the Sublease.

F. Assignor and.Assignee have entered into an Asset Purchase Agreement for the sale to
Assignee of, among other things; the Business operated at the Premises by Assignor. As part of that ..

. purchase and sale transaction, Assignor desires to assign to Assignee and Assignee is willing to
accept an assignment of and assume the Subease and subleasehold interest thereunder.

G. City is willing to consent to the assignment of the Sublease from Assignor to
Assignee on the terms and conditions set forth below .

. CONSENT

The City, as lessor under the Lease assigned to JLIM, which entered into the Sublease with
Aztec, the right, title and interest of which Sublease was assigned with City's consent to

SOUTHERN CALIFORNIA LUBE CENTERS, INC., a California corporation (ASSIGNOR)

Store No. 831



hereby consents to the assignment of that Sublease to

HEARTLAND AUTOMOTIVE SERVICES IT, INC, a Delaware corporation (ASSIGNEE)

in accordance with the terms and conditions set out in the attached Assignment and Assumption
Agreement entered into by Assignor and Assignee dated , 2004.

Said Sublease shall continue to be subordinate to the Lease in all respects. The City is merely
approving the Assignee and the proposed use, and all terms and conditions of the Lease shall
continue to control and supersede any inconsistent or contrary provisions in the Sublease; The
City is not bound by any term or condition in the Sublease which in any way conflicts with or is
additional to the provisions of the Lease. In addition, this consent is subject to the following
conditions: None .

THE CITY OF SAN DIEGO

Dated .:....- By _
Jack D. Farris, Deputy Director;
Real Estate Assets Department

APPROVED AS TO FORM:

CASEY GWINN, City Attorney

Dated _ By _..,------, ,-- _
Deputy City Attorney

Attachment
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THIS' ASSET PURCHASE AGREEMENT (" .A:reement") is en~red into by and amo~:;
:South~m California Lube Centers. IDc., a CaUfomia cOfPoranon (the "Seller"). and HtanlQd·
AutOmotive Services II, lpt .• a Delaware corporation (":auyer"). and Richard J. Synan .d~f
I.ynda 8.. HyAR t"OwnetS") as of m A I{ I ,2004. . ::;.

. WHEREAS. ~nC'( owns and operateseigb(Cen (18) automotive quick lube bugiricsses un~r
.ne ~hlsed trade name "Jiffy Lube" at the locations described in Schedule I and one car wash af
Ihe locarien described inSche4ule 1 (the "Car Wash"). The Jiffy Lube locations are coUectively
:referred to herein as the "Stores");:;

.,

ASSETPVBCHASEAGR£EMENT

.';

: wHEREAS, Buyer owns and opera~es quick lube 5toresunder the franehised U'lIdenani~·
"Jiffy Lube" . ".>::) . ~'l'-i~...-:-.'?

. WHEREAS. Seller owns ~d operates the business assets and personal propcltYand somcm:
me ral property used In the operanon oflbe Stores; '):'

WHEREAS. Ownen collectively own all afm_c issued ane! outstan4ing stock of$eller; and:, ... ;.

WHEREAS. subject to the terms and conditions herein, Buyer desires to pUfebascand Sell~
desires to sell to Buyer the business; aSsets and propmies wbich constitute Sellets q,uick l~
operations at the S~rcs and the business. assets and properties which consaNtethe Car Was~
including goodwill and personal property (collectively. the "Business");' ;<.~~.:

NOW, 'tHEREfORE. the patties llgree as folloWS:

ARTICLE 1
PURCHASE AND SALE

SKnon 1.01 :BasicTnnlarnoll. :t'. -e "

. (a) PUrfh!sed ASseu. Except as othetwis~ provided below, on and subject to the te~
es~blisbed . in lhis Agreement, Buyer hereby agrees to purcbase 1iQrn Seller. and Seller hert·.
agrees to seU,convey, asSign. tranSfer and deliver on the Closing Date (as defineQ in Section 1.'-
below) .to Buyer good, valid and marketable title, free and clear of all liens, pledges. 1iab.iliti~J·
security interests. enl:umbranc:es. and claims (excepting the Assumed Liabilities as de1ined,~ll
Section 1.03 below) to the properties. assets. and rights of every conceivable kind, charaCter ~
description (other than Excluded Assets (as defined in ~on ·1.0lCb)below». in which Seller ~
an mterest which are used in or relate to the Business (the "purchased Assets"). A non-exc1w;i~'e
listing of the Purcbased Assets may be sc~ fol1h on Schedule l.O}(a), with such purchased ASSets
incll1ding but not limited to lbe following: . .

.I-

(i) All goodwill of Seller related to the S~ores and the Business;

:.
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(ii) . A leasehold interest in the real estate and improvements upon which each of
the Stores is located; consisting of assignments of SeUers' leasehold interests under leases or
subleases with third party lessors and sublessors (the "Third party Leases") identified in
Schedule 1.0Ha). including ground leases with third party lessors at the six (6) Stores
identified in Schedule 1.01Ca} (the "Ground Leases"). building only leases with Seller for the
six (6) Stores identified in Schedule 1.01(a), (the "Building Leases"), and leases between
Buyer and Seller for the land and building at two (2) Stores identified in Schedule 1.0Ha)
(the "Land and Building Leases"), pursuant to leases to be executed at Closing (the "Real
Estate" or the "Property"). The Land and Building Lease for a Store shall be for an initial·
term of twenty (20) years with two (2) options each for five (5) year renewal terms, at rental
rates reflected in the financial information given by Seller to Buyer and agreed upon by
Seller and Buyer, with rent increases of twelve percent (l2%) every five (5) years. The
Building Leases shall be for terms that are equal in length to the term of the ground lease for
the Property on which each Store is located, including any extensions or renewals thereof, at .
rental rates reflected in the financial information given by Seller to Buyer and agreed upon
by Seller and Buyer, with rent increases of twelve percent (12%) every five (5) years. The .
initial rents for the Land and Building Leases will be set forth in Schedule 1.0l(a)(ii)-l, and
the initial rents for the Building Leases will be set forth in Schedule 1.0l(a)(ii).2.

(iii) The City Lease. as hereinafter defined. Seller and Buyer acknowledge that
one of the Stores the Seller leases from the City of San Diego, (the "City Lease"), is
scheduled to expire in September 2004. Prior to Closing, Seller shall use its best efforts.to
obtain City of San Diego consent to extend or renew thc City Lease for at least five (5) years ~
and on such other reasonable terms as are acceptable to Buyer and approved by Buyer in
writing. If the City Lease is not extended or renewed before. Closing, and if Seller and .
Buyer agree that such extension or renewal cannot be obtained, then the Purchase Price, as .
that term is defined herein, will be reduced. If the purchase Price is not reduced at Closing, -
Scllcrand Buyer will escrow a portion of the Purchase Price until June 30, 2005. The'
amount by which the Purchase Price will be reduced or which will be placed in escrow shall.'
be equal to the trailing twelve (12) months store level earnings (the "Store Level Earnings")
of this Store for the twelve (12) months endedDecember 31,2003, or, in Buyer's discretion;
the twelve (12) months ended March 31, 2004, multiplied by 4.5. Whenever used herein, .
the term "Store Level Earnings" shall exclude any depreciation, amortization, personal
expenses of Seller or one time non-recurring expenses; provided that Buyer will have the
right to approve, in the reasonable exercise of its discretion, the personal expenses and one
time non-recurring expenses to be excluded from Store Level Eamings. lfthe City Lease is
extended for any period less than seven (7) years, but at least five (5) years, the adjustment
to the Purchase Price described above shall be multiplied by a fraction, the numerator of
which is seven (7) minus the actual term (in years) of the City Lease, and the denominator of
which is seven (7). If the City Lease is not extended on terms as described above by June
30, 2005, the escrow proceeds, including any interest thereon, shall promptly be paid to
Buyer. If the City Lease is extcndcdon terms as described above by June 30, 2005, the
escrow proceeds, including any interest thereon, shall promptly be paid to Seller. Seller and
Buyer agree that LandAmerica will serve as escrow agent for the escrow described in this
section.

- 2 -
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CITY OF SAN DIEGO

CONSENT TO ASSIGNMENT OF SUBLEASE

RECITALS

A. La Mesa Commercial Center, a general partnership ("LMCC"), leased the real
property and improvements, commonly known as 5540 Lake Murray Blvd., La Mesa, California
("Premises") from the ~ity of San Diego ("~wner") pursuant to a c~. eement, dated
August 14, 1978, filed m the Office of the CIty Clerk as Document 0 " ase"). 0 1

&~~~ .'&4~~
. B. On or about August 3, 1987 ,IWIth the consent of CI~ LMCC assigned all ItSnght,

title and interest in the Lease and the Premises to Jiffy Lube International of Maryland, Inc., a
Maryland corporation ("JLIM").

C. On or about August 31, 1994, with the consent of City, JLIM , as lanQlef~
Premises to Aztec Lubricants; Inc., a California corporation ("Aztec") pursuant to\ written
Franchisee Lease ("Sublease"),

D. On or about May 9, 1998, in connection with the purchase and acquisition by Richard
Hynan ("Assignor") of, among other things, the franchised Jiffy Lube Service Center business

. conducted by Aztec at the Premises ("Busii!ess,i), Aztec assigned to Assignor all of Aztec's right, title
and interest in and to the Sublease, and Assignor accepted the assignment and agreed to be bound by~
the terms and conditions of the Sublease, which assignment was \consented to by City on Aori129, CA-fJ
199.0 J

ffI\.; ;)..~
E. . ~eptemberI\1997, Assignor and Lynda H. Hynan (collectively "Trustees") m.d9

created the Richard 1. and Lynda H. Hynan Trust, dated September 22, ll}~~Following the
purchase and acquisition of the Business.Assignor informally transferred to Trustees all of his right,
title and interest in the Business, including the Sublease, subject to the requirement to obtain the
consent or approval of City, .

F. In May. 1998, Trustees caused Southern California Lube Centers, Inc., a California
corporation ("Assignee") tc be organized and incorporated for the purposes of transferring to
Assignee, among other things, the Business being conducted by Trustees at the Premises and the
assets associated therewith. Starting September 1, 1998, Trustees began operating and conducting
the Business through and under Assignee, subject to the requirement to obtain the consent or
approval of City to the transfer of the Sublease ..

G. Assignor and Trustees desire at this time to obtain City's formal approval and consent
to the transfer and assignment of all right, title and interest in and to the Sublease and the
subleasehold interest therein (1) from Assignor to Trustees and (2) from Trustees to Assignee.

H. Cityis willing to consent to the assignments of the Sublease (1) from Assignor to
Trustees and (2) from Trustees to Assignee on the terms and conditions set forth below.

SCLC Store No. 831
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The City, Trustees, Assignor, and Assignee agree as follows:

1. Assumption. Assignee assumes all rights and obligations of the Lease and shall perform
all covenants, conditions and provisions of the Lease to be performed by Trustees and/or
Assignor on and after the date of the Assignment.

2. Joint and Several Liability. Trustees and Assignor agree to remain jointly and severally
liable for the performance of all obligations of Trustees and/or Assignor under the Lease from
and after the effective date of this Consent.

3. Insurance. Assignee agrees to maintain a policy of public liability and property damage
insurance providing coverage required under the Lease in the amount of not less than one million .
($1,000,000) combined single limit liability naming the City of San Diego, its elected officials, .»:
officers, representatives, agents, and, employees as additionally insured. . ~

4. SC~hA&~.~:t:;e~ (C), bispectioII ofltecords , of the Le~re CltiF-~
Audit Division will eondttet a dose-out audit upon Assigmnent of the Le~e to eleten:nifte the A .

~ ofr0Bt owea to the City by Tmstees dncb'orAssignor Uirough the effective date of 4..

r-the-asai-gBment1:oAssiglreCrhe Trustees and Assignor shall not be relieved of any obligation to
pay any sums owed to the City through the effective date of the assignment or any other sums
subsequently disclosed by a verification of the accuracy of the escrow statement and distribution
of proceeds by the City., Trustees and Assignor shall be jointly and severally liable for any such
sums owed to the City by Trustees and Assignor. The failure by Trustees, Assignor or Assignee
to pay to the Citythe full amount owed shall constitute a default the Lease.

5. Subsequent Assignments. This Consent does not constitute a consent to any subsequent
subletting or assignment and does not relieve Assignee or any person claiming under or through
Assignee of the obligation to obtain the consent of the City under Section-4.~igDfl9:eRt aBa L
-Sctblettifl!!:,of the Lease to any future assignment or sublease. . ]1.A. ;;>-., R lOW-- ::!::sl- ,L S"L k'""t

~
7. Default Under the Lease. In the event of any default of Assignee under the
Lease, the City may proceed directly against Assignee, any guarantors, or anyone else liable under
the Lease without first exhausting the City's remedies against any other person or entity liable under
the Lease to the City.

8. Brokerage Commission. Trustees and Assignee agree that the City will not be liable for any
brokerage commission or finders fee in connection with the consummation of the Assignment or this
Consent. Trustees and Assignee will protect, indemnify and hold the City harmless from any
brokerage commission or finders fee in connection with the consummation of the Assignment or this
Consent, and from any cost or expense (including attorney's fees) incurred by the City in resisting
any claim for any such brokerage commission or finders fee. The provisions ofthis Section 7 shall
survive the expiration or earlier termination of both. the Assignment and this Consent.

9. No Modification of Lease. Nothing contained in this Consent shall be deemed or construed

SCLC Store No. 831



,.1 to modify, waive, impair, or affect any of the covenants, agreements, terms, provisions, or conditions
contained in the Lease. In the event of a conflict between the provisions of this Consent and the
Lease, the terms of the Lease shall prevail. In addition, the acceptance of rents by the City from
Assignee or anyone else liable under the Lease will not be deemed a waiver by the City of any
provisions of the Lease.

10. Controlling Law. The terms and provision of this Consent will be construed in
accordance with and will be governed by the laws of the State of California.

U. Captions. Captions to the sections in this Consent are included for convenience only and
do not modify any of the terms of this Consent.

12. Entire Agreement. This Consent constitutes the final, complete, and exclusive statement
between the parties to this Consent pertaining to the terms of the City's Consent to the
Assignment, supercedes all prior and contemporaneous understandings or agreement of the
parties, and is binding on and inures to the benefit of their respective heirs, representatives,
successors or assigns. No party has been induced to enter into this Consent by, nor is any party
relying on, any representation or warranty outside those expressly set forth in this Consent. Any
agreement made after the date of this Consent is ineffective to modify, waive, or terminate this
Consent, in whole or in part, unless that agreement is in writing, is signed by the parties to this
Consent, and specifically states that it modifies this Consent.

13. Attorney Fees. If any party commences litigation against any other party for the specific
performance of this Consent, for damages for the breach of the terms of this Consent, or
otherwise for enforcement of any remedy pursuant to this Consent, the prevailing party shall be
entitled to recover from the applicable party such costs and reasonable attorney fees as have been
incurred.

14. Notice. Any notice required or permitted to be given shall be done so in accordance with
Section IV (C) 16, Administration and Notices, of the Lease.

This Consent is executed by the City, acting by and through the City Manager, and by Trustees,
Assignor, and Assignee acting by and through their lawfully authorized officers. This Consent is

. effective upon the date signed by the City Manager, and approved by the City Attorney.

THE CITY OF SAN DIEGO

Date _ By
Jack D. Farris, Deputy Director,
Real Estate Assets Department

SCLC Store No. 831
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" RICHARD J. HYNAN AND LYNDA H. HYNAN,

as Co-trustees of the RICHARD 1. HYNAN AND
LYNDA H. HYNAN TRUST dated September 22,
1997 (TRUSTEES)

Date _
Richard J. Hynan

Date _
Lynda H. Hynan

RICHARD 1. HYNAN AND LYNDA H. HYNAN,
as officers of SOUTHERN CALIFORNIA LUBE
CENTERS, INC., a California corporation
(ASSIGNOR)

Date _
Richard J. Hynan

Date _
LyndaH. Hynan

APPROVED AS TO FORM
AND LEGALITY

CASEY GWINN, City Attorney

Date _ By
Deputy City Attorney

lPA:
8/24/2004

Attachment:

SCLC Store No. 831
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.SOUTHERN CALIFORNIA LUBE CENTERS, INC.

I

The name of this corporation is Southern California Lube Centers, Inc,

n
The purpose of this corporation is to engage in any lawful act or activity for

which a corporation may be organized under the general Corporation Law of California

other than the banking business, the trust company business or the practice of a profession

permitted to be incorporated by the California Corporations Code.

ill

The name and address in the State of California of this corporation's initial agent

for service of process are:

Richard J. Hynan
'IllSouthern California Lube Centers, Inc.

26432 Bode$a. .
Mission VieJO,CA 92691

IV

This corporation is authorized to issue only one class of shares of stock; the total

number of shares which this corporation is authorized to issue is 100,000.

v
The personalliability of the directors of the corporation for monetary damages

,
shall be eliminated to the fullest extent permissible under California law.
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VI

This corporation is authorized to indemnify its agents (as defined from time to

time in Section 317 of'the Corporations Code) for breach of duty to the corporation and its

shareholders in excess of the indemnification otherwise permitted by Section 317. subject to

the limits on such excess indemnification ·set forth in Section 204 of the Corporations Code.

DATED: May 1.S-. 1998 ...

6323-015\91051102.AGR
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. I, BILL JONES~ Secretary of State of the State of California, .
hereby certify: .

That the attached transcript has been compared with
the record on file in this office, of which it purports to.
be a copy, and that it is full. true and correct.

IN WITNESS WHEREOF, I execute
this certificate and affix the Great
Seal of the State of California this

Mt.Y 1 81998

SE'C retary of State

'. ; .. -:~ '.\". ~..
______________________ 4
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CITY OF SAN DIEGO

CONSENT TO ASSIGNMENT OF SUBLEASE

RECITALS

A. La Mesa Commercial Center, a general partnership ("LMCC"), leased the real
property and improvements commonly known as 5540 Lake Murray Blvd., La Mesa, California
("Premises") from the City of San Diego ("Owner") pursuant to a certain Lease Agreement, dated
August 14, 1978, filedin the Office of the City Clerk as Document No. 764298 ("Lease");

B. "O-n'or about'August-3-; T9'81;'witfitnec-orisenrofCity;-LMCC-llssigned-alli tsright;'
title and interest in the Lease and the Premises to Jiffy Lube International of Maryland, Inc., a
Maryland corporation ("JLIM").

C. On or about August 31, 1994, with the consent of City, JLIM, as landlord, leased the
Premises to Aztec Lubricants, Inc., a California corporation ("Aztec") pursuant to a written
Franchisee Lease ("Sublease"). '

D. On or about May 9, 1998, in connection with the purchase and acquisition by Richard
Hynan ("Assignor") of, among other things, the franchised Jiffy Lube Service Center business
conducted by Aztec at the Premises ("Business"), Aztec assigned to Assignor all of Aztec's right, title
and interest in and to the Sublease, and Assignor accepted the assignment and agreed to be bound by
the terms and conditions of the Sublease, which assignment was consented to by City on April 29,

1998.

E. ' In September 1997, Assignor and Lynda H. Hynan (collectively "Trustees") had .!}~'
created the Richa:~ !. and Lynda.H. HYna~ Tru~t, dated September 22, 1997. Follow~n~ the?/\~
purchase and acquisition of the Busmess, ASSignor mformally transferred to Trustees all of his nght, .::..{ . '
title and interest in the Business, including the Sublease, subject to the requirement to obtain the :_,.-
consent or approval of City. - "

F. In May 1998, Trustees caused Southern California Lube Centers, Inc., a California
corporation ("Assignee") to be organized and incorporated for the purposes of transferring to ,
Assignee, among other things, the Business being conducted by Trustees at the Premises and the ; :,,~-'"<_.
assets associated therewith. Starting September 1, 1998, Trustees began operating and conducting /\ '::":
the Business through and under Assignee, subject to the requirement to obtain the consent or'-
approval of City to the transfer of the Sublease.

G. Assignor and Trustees desire at this time to obtain City's formal approval and consent
to the transfer and assignment of all right, title and interest in and to the Sublease and the
subleasehold interest therein (1) from Assignor to Trustees and (2) from Trustees to Assignee.

H. City is willing to consent to the assignments of the Sublease (1) from Assignor to
Trustees and (2) from Trustees to Assignee on the terms and conditions set forth below.

SCLC Store No. 831



•c, CONSENT

. The City as lessor under the Lease Agreement assigned to JLIM, which entered into the Sublease
with Aztec, which, with the consent of the City, assigned all its rights, title and interest in that
Sublease to

RICHARD HYNAN, an individual,(ASSIGNOR)

hereby consents to the assignment of that Sublease from ASSIGNOR to

RICHARD J. HYNAN AND LYNDA H. HYNAN as Trustees of the RICHARD J. AND .
LYNDA H. HYNAN TRUST dated September 22,1997 (TRUSTEES)

and further hereby consents to the assignment of that Sublease from TRUSTEES to

SOUTHERN CALIFORNIA LUBE CENTERS , INC., a California corporation (ASSIGNEE)

Said Sublease shall continue to be subordinate to the Lease in all respects. The City is merely .
approving the Assignee and the proposed use, and all terms and conditions of the Lease shall
continue to control and supersede any inconsistent or contrary provisions in the Sublease. The
City is not bound by any term or condition in the Sublease which in any way conflicts with or is
additional to the provisions of the Lease. In addition, this consent is subject to the following
conditions: None

THE CITY OF SAN DIEGO

Dated _ By _
Jack D. Farris, Deputy Director,
Real Estate Assets Department

APPROVED AS TO FORM:

CASEY GWINN, City Attorney

Dated _ By _
Deputy City Attorney

Attachment
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,,
CITY OF SAN DIEGO

CONSENT TO ASSIGNMENT OF SUBLEASE

RECITALS

A. La Mesa Commercial Center, a general partnership ("LMCC"), leased the real
property and improvements commonly known as 5540 Lake Murray Blvd., La Mesa, California
("Premises") from the City of San Diego ("Owner") pursuant to a ce~eement, date~
August 14, 1978, filed in the Office of the City Clerk as Document ~!--ease"). C=

. 7 Lt i.f ~"g 1
B.--On:-oraoouCAugust3, 1987;'Withtllec-onserifofCity, LMCCassignlfd ·allitsright;···- .....-,-

title and interest in the Lease and the Premises to Jiffy Lube International of Maryland, Inc., a
Maryland corporation ("JLIM") ..

C. On or about August 31, 1994,with the consent of City, JLIM; , the i

Premises to Aztec Lubricants, Inc., a California corporation ("Aztec") pursuant to a written
Franchisee ~as£~). ~ ~ ~ . .

-~ .U- .. /if. O~ or about ax9, 1~98,}n connection th the purchase and acquisitio
predecessor in interest 0 Southern California Lube Centers,. Inc., a California c oration
("Assignor") of; among erthings, the franchised Ji LubeServiceCenterbusinessc ductedby
Aztec at the Premises 'BUsiness"),'~c assigned Assignor's predecessor all of ec's right,
title and interest in d to the Sublease, and Assi or's predecessor accepted the signment and
agreedto be boun y the terms and conditions of e Subleasejwhich assignment as consented to .
by City o,nAp · ..2~ ~.,

~ £; .. With the/conse of City, Assignor's predecessors assi a all right,titl~interest
~~ in the ublease, and subleas old interest the~e~der to Assignor, 'W ch accepted the signment

and agre~ to ~ 90und b the.terms and condjjions of the Suble . . () .;~ __~
~.. /. ~~~ "'?li.s6e-t.~ r;....) v----Q'

+t;i'. Assignor and Trustees have entered into an Asset Purchase Agreement for the saleto
Heartland Automotive ServicesIl, Inc, a Delaware corporation (Assignee) of, among other things,
the Business operated at the Premises by Assignor.. As part of that purchase and sale transaction,
Assignor desires to .assign to Assignee and Assignee is willing to accept an assignment of and
assume the' Sublease and subleasehold interest thereunder.

i

.:( fl. City is willing to consent to the assignment of the Sublease from Assignor to
Assignee on the terms and conditions set forth below.(

I

!
i

The City, Trustees, Assignor, and Assignee agree as follows:

\

\
1. Assumption. Assignee assumes all rights and obligations of the Lease and shall perform
all covenants, conditions and provisions of the Lease to be performed by Trustees and/or
Assignor on and after the date of the Assignment.



2. Joint and Several Liability. Trustees and Assignor agree to remain jointly and severally
liable for the performance of all obligations of Trustees and/or Assignor under the Lease from
and after the effective date of this Consent.

3. Insurance. Assignee agrees to maintain a policy of public liability and property damage
insurance providing coverage required under the Lease in the amount of not less than two million
($2,000,000) combined single limit liability naming the City of San Diego, its elected officials,
officers, representatives, agents, and employees as additionally insured, ~ J..»I- ~?
4. 5 C~A~~S::~@~~(C),hlspeCli01IOfReC~ftfle~~~~
Audit Divis«m-wi-lt-cGm;1:Qct is dQse QI.:It alaait l:lflQUA:ssig"II,e"t "ftlle I ease tel Q@1:~e
~ct amount of rent owee to the City ey Trnstees and/or A ssig:eor tArQ'Igh the Bffecdve date of .
-the assigTlfl.'l:entto Assig:eoorThe Trustees and Assignor shall not be relieved of any obligation to
pay any sums owed to the City through the effective date of the assignment or any other sums
subsequently disclosed by a verification of the accuracy of the escrow statement and distribution
of proceeds by the City. Trustees and Assignor shall be jointly and severally liable for any such
sums owed to the City by Trustees and Assignor .. The failure by Trustees,Assignor or Assignee
to pay to the City the full amount owed shall constitute a default the Lease.

5. Subsequent Assignments. This Consent does not constitute a consent to any subsequent
subletting or assignment and does not relieve Assignee or any person claiming under or through
Assignee of the obligation to obtain the consent of the City under Sectio ~. t;,'~tm'::!'IDW1~~
-Sl*91etting;of the Lease to any future assignment or sublease. }3f. A:-. ~.- -_.:.I!::::.l:+'-T....,-';-~---......--

~-

7. Default Under the Lease. In the event of any default of Assignee under the
Lease, the City may proceed directly against Assignee, any guarantors, or anyone else liable under
the Lease without first exhausting the City's remedies against any other person or entity liable under
the Lease to the City.

8. Brokerage Commission. Trustees and Assignee agree that the City will not be liable for any
brokerage commission or finders fee in connection with the consummation of the Assignment or this
Consent. Trustees and Assignee will protect, indemnify and hold the City harmless from any
brokerage commission or finders fee in connection with the consummation of the Assignment or this
Consent, and from any cost or expense (including attorney's fees) incurred by the City in resisting
any claim for any such brokerage commission or finders fee. The provisions of this Section 7 shall
survive the expiration or earlier termination of both the Assignment and this Consent.

9. No Modification of Lease. Nothing contained in this Consent shall be deemed or construed
to modify, waive, impair, or affect any of the covenants, agreements, terms, provisions, or conditions
contained in the Lease. In the event of a conflict between the provisions of this Consent and the
Lease, the terms of the Lease shall prevail. In addition; the acceptance of rents by the City from .
Assignee or anyone else liable under the Lease will not be deemed a waiver by the City of any
provisions of the Lease.

2
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10. Controlling Law. The terms and provision of this Consent will be construed in
accordance with and will be governed by the laws of the State of California.

11. Captions. Captions to the sections in this Consent are included for convenience only and
do not modify any of the terms of this Consent.

12. Entire Agreement. This Consent constitutes the final, complete, and exclusive statement
between the parties to this Consent pertaining to the terms of the City's Consent to the
Assignment, supercedes all prior and contemporaneous understandings or agreement of the
parties, and is binding on and inures to the benefit of their respective heirs, representatives,
successors or assigns. No party has been induced to enter into this Consent by, nor is any party
relying on, any representation or warranty outside those expressly set forth in this Consent. Any
agreement made after the date of this Consent is ineffective to modify, waive, or terminate this
Consent, in whole or in part, unless that agreement is in writing, is signed by the parties to this
Consent, and specifically states that it modifies this Consent.

13. Attorney Fees. If any party commences litigation against any other party for the specific
performance of this Consent, for damages for the breach of the terms of this Consent, or
otherwise for enforcement of any remedy pursuant to this Consent, the prevailing party shall be
entitled to recover from the applicable party such costs and reasonable attorney fees as have been
incurred.

14. Notice. Any notice required or permitted to be given shall be done so in accordance with
Section IV (C) 16, Administration and Notices, of the Lease.

This Consent is executed by the City, acting by and through the City Manager, and by Trustees,
Assignor, and Assignee acting by and through their lawfully authorized officers. This Consent is
effective upon the date signed by the City Manager, and approved by the City Attorney.

THE CITY OF SAN DIEGO

Date _ By
Jack D. Farris, Deputy Director,
Real Estate Assets Department

RICHARD J. HYNAN AND LYNDA H. HYNAN,
as Co-trustees of the RICHARD J. HYNAN AND
LYNDA H. HYNAN TRUST dated September 22,
1997 (TRUSTEES)

3
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Date _
Richard J. Hynan

Date _
Lynda H. Hynan

RICHARD 1. HYNAN AND LYNDA H. HYNAN,
as officers of SOUTHERN CALIFORNIA LUBE
CENTERS, INC., a California corporation
(ASSIGNOR)

Date _
Richard 1. Hynan

Date _
Lynda H. Hynan

HEARTLAND AUTOMOTIVE SERVICES II,
A Delaware corporation, (ASSIGNEE)

Date _

APPROVED AS TO FORM
AND LEGALITY

CASEY GWINN, .City Attorney

Date _ By
Deputy City Attorney

JPA:
8/24/2004

Attachment:

4
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THIS' ASSEi PURCHASg AG~M£NT ("Agretment") is en~red into by ancl amo4'i
~outhem CaUfomiaLube Centers, lAo., a CaUfomia corporation (the "Seller"). and Hta~4
..Automotive' Services U. I,u:., a Delaware cotpOnuion' ("Buyer"). and Richard J. Synan .d~'
J.)'Dda H. RYAh ("Owners") as Qf m .41 I· , ,2004. .' :'i~

WHEREAS. Stller owns and opmreseigb.u:en (18) automotive qUick lube b~incsses ~~.
1he~hised mAdename "Jiffy Lulie" at the locations dcsl:ribed iIi Scbedule 1 and one car wash at-'
lIle location desCribed inSche4uleJ (the "Car Wash"). The JiffY Lube lOcations are collectively
Kcferred to herein as.the "Stores,,);:i

: wHEREAs; Buyer owns and opera~ quick lube storcsunder the franehised uadenaJ~.
"Hffy 1.ube";. . . ~;~~;",":>~

WHEREASi Seller owns and OpeBt:CSthe business assets and personal propcnyand some~
Cle r:al property used in the operation of me Stom; '1~

WHEREAS. Ownen collectively own all of-the issued and outstanding stock of$eller; and;i: .'

WHEREAS. subject to the terms and conditions herein, Buyer desires to pUfcbascand Scll~
desires to sell to Buyer the business, aSsets and propenies which constitute Sellet's quick l~
aperations at t!:le S~res ;wi tbe. busines5. assets and prope11ies which constitute the Car Wash.
including goodwill and personal property (collectively, the "Business");· }I<~+.

ASS£T pYJ\CHASE ACR£EMENT

NOW, 1HEREfORE. the patties agree as follows:

ARTlCLE 1
PURCHASE AND SALE

Seetionl.01 Basic Tranuction. :'i';:~:.

. (a). Pursb!sed ASsets. Except as otherWise provided below, on and subjeCt to the (C~

es~bhshed in lhis Agreement, Buyer hereby agrees to purchase from Seller. and Seller here .
agrees to sell,convey, asSlgn. tranSfer and deliver on the Closing Date (as defined iIi Section 1.' .
below) to Buyer good. valid and marketable title, free Md clear oC all liens. pledges. liab.iliti~,
security interesu, encumbrances, IIld claims (excepting the Assumed Liabilities as defined,llll
Section 1.03 below) to the properties, assets, and rights of every conceivable kind, cb.arae1er ~
description (Qthetthan Excluded Assets (as defined in ~onl.Ol(b) below», in which SellC1~
an mterest which arC used in or relate to the Business (the "purchaSed Assets"). A non-exclusl~e
listing of the Purchased Assets may be se~ forth on Schedule l.Ol<al. with such Purcbased ASSCt,s
inclUding but not limatcd to the following: .::'

_ ••• ..-~. -! • - .... - ••

(i) All goodwill of SeUer related to the Stores and the Business;

;,.
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(ii) A leasehold interest in the real estate' and improvements upon which each of
the Stores is located; consisting of assignments of Sellers'leasehold interests under leases or
subleases with third party lessors and sublessors (the "Third Party Leases") identified in
Schedule 1.0l(a), including ground leases with third party lessors at the six (6) Stores.
identified in Schedule 1.01Ca)(the "Ground Leases"), building only leases with Seller for the
six (6) Stores identified in Schedule 1.0l(a), (the "Building Leases"), and leases between
Buyer and Seller for the land and building at two (2) Stores identified in Schedule l.Ol(a)
(the "Land and Building Leases"), pursuant to leases to be executed at Closing (the "Real
Estate" or the "Property"). The Land and Building Lease for a Store shall be for an initial
term of twenty (20) years with two (2) options each for five (5) year renewal terms, at rental
rates reflected in the financial infonnation given by Seller to Buyer and .agreed upon by
Seller and Buyer, with rent increases of twelve percent (12%) every five (5) years. The
Building Leases shall be for tenus that are equal in length to the term of the ground lease for
the Property on which each Store is located, including any extensions or renewals thereof, at .
rental rates reflected in the financial information given by Seller to Buyer and agreed upon
by Seller and Buyer, with rent increases of twelve percent (12%) every five (5) years. The
initial rents for the Land and Building Leases will be set forth in Schedule 1.0Ha)(ii}1. and
the initial rents for the Building Leases will be set forth in Schedule 1.0lCa)(ii)·2.

(iii) The City Lease, as hereinafter defined. Seller and Buyer acknowledge that
one of the Stores the Seller leases from the City of San Diego, (the "City Lease"), is
scheduled to expire in September 2004. Prior to Closing, Seller shall use its best efforts to
obtain City of San Diego consent to extend or renew the City Lease for at least five (5) years tf:::
and on such other reasonabletenns as are acceptable to Buyer and approved by Buyer in' .
writing. If the City Lease is not extended or renewed before Closing, and if Seller and .
Buyer agree that such extension or renewal cannot be obtained, then the Purchase Price, as .
that term is defined herein, will be reduced. If the Purchase Price is not reduced at Closing, .
Scllcrand Buyer will escrow a portion of the Purchase Price until June 30, 2005. The'
amount by which the Purchase Price will be reduced or which will be placed in escrow shall.'
be equal to the trailing twelve (12) months store level earnings (the "Store Level Earnings") .
ofthis Store for the twelve (12) months ended December 31,2003, or, in Buyer's discretion,
the twelve (12) months ended March 31, 2004, multiplied by 4.5. Whenever used herein, .
the term "Store Level Earnings" shall exclude any depreciation, amortization, personal"
expenses of Seller or one time non-recurring expenses; provided that Buyer will have the
right to approve, in the reasonable exercise of its discretion, the personal expenses and one
time non-recurring expenses to be excluded from Store Level Earnings, If the City Lease is
extended for any period less than. seven (7) years, but at least five (5) years, the adjustment
to the Purchase Price described above shall be multiplied by a fraction, the' numerator of
which is seven (7) minus the actual term (in years) of the City Lease, and the denominator of
which is seven (7). If the City Lease is not extended on terms as described above by June
30, 2005, the escrow proceeds, including any interest thereon, shall promptly be paid to
Buyer. If the City Lease is extcndedon terms as described above by June 30, 2005, the
escrow proceeds, including any interest thereon, shall promptly be paid to Seller. Seller and
Buyer agree that LandAmerica will" serve as escrow agent for the escrow described in this
section.

-2-
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Sec'dOq7.13 SrUdpltayd h'#lbt!l. The. pedes aball\UIC m~be!t cft'bm 10 cO~1eIe
. Any untinishfcisghedwcs or exhibits widdn lin (10)da.)S after ihe ~~ af'This ~'ta

lm1eaaorherwise J'rDVided h~ AJ1 s=edl11es·5hall be eomplem1 a= agreecllO at .1cast JWo (2J
. b'Usi=5s day$ prior tD Closing. With respet:t to any ~bi~cr schedules comptct;d after lJU:
execUtional t1US ~. tbe pan)'.!w eomp1edDg such exbibitsot echccMes shaU only be
bo Imd bY1l1U:h exhibits gr sl:bec1u1esJ1POD'Ebelr wriltCD agrcemem ~ wuaIs. :n

. . ...
·Se.:lioa 1.J4 SUl'!iY!llf hom'.'. Those pro\'isions of this ~ent which car" •

. lallgu.sc which~ther mcn4!l or lWilS UabUhy Of the panics up to or beyond lbe ClasiDS I?a~
sba1l sun-ive ClosiD8 aqd lrIID5fcr af'mJelO the assets, and ~ remain in fUlIfOree and effecr,aftor
the ClcsiDg IS sp~ca11y provided inlhisAgreem~t ...

. .

. IN WlTNESS ~OF.tbe pames berCta ba'ltC cxeQUled '!his AsrcCllenJ em the daY~
year finta'bavc written.· . ~•.

. . Ui

"BUYER" "SPTIERI' ."
,I
'..

..
"OWNERS"

- 1:':"'-

lUdaudJ.llyau ud Lyada K.

.,
.'..:. :

'.t
".'

-27·
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CITY OF SAN DIEGO

CONSENT TOASSIGNMENT OF SUBLEASE

RECITALS

A. La Mesa Commercial Center;' a general partnership ("LMCC"), leased the real
. property and improvements commonly known as 5540 Lake Murray Blvd., La Mesa, California

("Premises") from the City of San Diego ("Owner") pursuant to a certain Lease Agreement, dated
August 14, 1978, filed in the Office of the City Clerk as Document No. 764298 ("Lease") ..

._. - ... __ .. -------B. On or about August:r.-T9"87, wiUilfie consent ofCity,-LMCC-assigned-alhts-right;- :
title and interest in the Lease and the Premises to Jiffy Lube International of Maryland, Inc., a
Maryland corporation ("JLIMi').

C. On or about August 31,1994, with the consent of City, JLIM, as landlord, leased the
Premises to Aztec Lubricants, Inc., a California corporation ("Aztec") pursuant to a written
Franchisee Lease ("Sublease").

D. On or about May 9, 1998, in connection with the purchase and acquisition by the
predecessor in interest of Southern California Lube Centers, Inc., a California corporation
("Assignor") of, among other things, the franchised Jiffy Lube Service Center business conducted by
Aztec at the Premises ("Business"), Aztec assigned to Assignor's predecessor all of Aztec's right,
title and interest in and to the Sublease, and Assignor's predecessor accepted the assignment and
agreed to be bound by the terms and conditions of the Sublease, which assignment was consented to
by City on April 29, 1998.

E.. With the consent of City, Assignor's predecessors assigned all right, title and interest
in the Sublease, and subleasehold interest thereunder to Assignor, which accepted the assignment .
and agreed to be bound by the terms and conditions of the Sublease.

F. Assignor and.Assignee have entered into an Asset Purchase Agreement for the sale to
Assignee of, arnongother things, the Business operated at the Premises by Assignor. As part of that .
purchase and sale transaction, Assignor desires to assign to Assignee and Assignee is willing to
accept an assignment of and assume the Subease and subleasehold interest thereunder.

G. City is willing to consent to the assignment of the Sublease from Assignor to
Assignee on the terms and conditions set forth below .

. CONSENT

The City, as lessor under the Lease assigned to JLIM, which entered into the Sublease with
Aztec, the right, title and interest of which Sublease was assigned with City's consent to

SOUTHERN CALIFORNIA LUBE CENTERS, INC., a California corporation (ASSIGNOR)

Store No. 831



·'\

hereby consents to the assignment of that Sublease to

HEARTLAND AUTOMOTIVE SERVICES IT, INC, a Delaware corporation (ASSIGNEE)
. .'

in accordance with the terms and conditions set out in the attached Assignment and Assumption
Agreement entered into by Assignor and Assignee dated , 2004.

Said Sublease shall continue to be subordinate to the Lease in all respects. The City is merely
approving the Assignee and the proposed use, and all terms and conditions of the Lease shall
continue to control and supersede any inconsistent or contrary provisions in the Sublease; The

..."-City-is not'bouridbianylerin or conilitiofl'ii1 tne'Sublease-which-in-any'way'conflicts'withor-is"
additional to the provisions of the Lease. In addition, this consent is subject to the following
conditions: None

THE CITY OF SAN DIEGO

Dated -C--
By _

Jack D. Farris, Deputy Director;
Real Estate Assets Department

APPROVED AS TO FORM:

CASEY GWINN, City Attorney

Dated _ By _-,--_-,-- __ ,.-- ~
Deputy City Attorney

Attachment
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RECITALS

CITY OF SAN DIEGO

CONSENT TO ASSIGNMENT OF SUBLEASE

A. La Mesa Commercial Center, a general partnership ("LMCC"), leased the real
property and improvements, commonly known as 5540 Lake Murray Blvd., La Mesa, California
("Premises") from the City of San Diego ("Owner") pursuant to a c~eement, dated
August 14, 1978, filed in the Office of the City Clerk as Document 0 " ase"). ~ "l

~ -:4'I b ~ \..Pv-L CA-:fJ 1& 4Q.. ~ I
B. On or about August 3, 1987"WIth the consent of Cim LMCC assigned all its right,

title and interest in the Lease and the Premises to Jiffy Lube International of Maryland, Inc., a
Maryland corporation ("JLIM").

C. On or about August 31, 1994, with the consent of City, JLIM , as lanGler~
Premises to Aztec Lubricants, Inc., a California corporation ("Aztec") pursuant to"a written
Franchisee Lease ("Sublease").

D. On or about May 9, 1998, in connection with the purchase and acquisition by Richard
Hynan ("Assignor") of, among other things, the franchised Jiffy Lube Service Center business
conducted by Aztec at the Premises ("Btisi~ess"), Aztec assigned to Assignor all of Aztec's right, title
and interest in and to the Sublease, and Assignor accepted the assignment and agreed to be bound by~
the terms and conditions of the Sublease, which assignment was\consented to by City on April 29, /....n
199.0 /.j~ Afr;4CIII!13 AS" ~ 2- "'"""P J

~ / ~
E. -±tr"~eptemberI\1997, Assignor and Lypda H.s:ynan (collectively "Trustees") .ft!lU

created the Richard J. and Lynda H. Hynan TrustJdatedptember 22, 1~~7:YFollowing the
purchase and acquisition of the Business.Assignor informally transferred to Trustees all of his right,
title and interest in the Business, including the Sublease, subject to the requirement to obtain the
consent or approval of City.

F. In May. 1998, Trustees caused Southern California Lube Centers, Inc., a California. .
corporation ("Assignee") td be organized and incorporated for the purposes of transferring to
Assignee, among other things, the Business being conducted by Trustees at the Premises and the
assets associated therewith. Starting September 1, 1998, Trustees began operating and conducting
the Business through and under Assignee, subject to the requirement to obtain the consent or
approval of City to the transfer of the Sublease ..

G. Assignor and Trustees. desire at this time to obtain City's formal approval and consent
to the transfer and assignment of all right, title and interest in and to the Sublease and the
subleasehold interest therein (l) from Assignor to Trustees and (2) from Trustees to Assignee.

H. City is willing to consent to the assignments of the Sublease (1) from Assignor to
Trustees and (2) from Trustees to Assignee on the terms and conditions set forth below .

. SCLC Store No. 831



The City, Trustees, Assignor, and As~ignee agree as follows:

1. Assumption. Assignee assumes all rights and obligations of the Lease and shall perform
all covenants, conditions and provisions of the Lease to be performed by Trustees and/or
Assignor on and after the date of the Assignment.

2. Joint and Several Liability. Trustees and Assignor agree to remain jointly and severally
liable for the performance of all obligations of Trustees and/or Assignor under the Lease from
and after the effective date of this Consent.

3. Insurance. Assignee agrees to maintain a policy of public liability and property damage
insurance providing coverage required under the Lease in the amount of not less than one million'
($1,000,000) combined single limit liability naming the City of San Diego, its elected officials, ~
officers, representatives, ag91ts, and. employees as additionally insured. . ~ djL(~ _

S UN O~~ ~ \\--t 6tJ. . ~. ~~;;J?-~~l~Itf::;:ii:::=:::~e:~~:tI~:~~(~w;:~i:Ill!:ltCUI:;!::~;:I:~~l:~r:r: v

tootet-amotrnt of-reB~d to the City by TFl:lsteesandior ASsignor through the effective date of l.
,...the-assigflment to AssigIiee~The Trustees and Assignor shall not be relieved of any obligation to

pay any sums owed to the City through the effective date of the assignment or any other sums
subsequently disclosed by a verification of the accuracy of the escrow statement and distribution
of proceeds by the City., Trustees and Assignor shall be jointly and severally liable for any such
sums owed to the City by Trustees and Assignor. The failure by Trustees, Assignor or Assignee
to pay to the Citythe full amount owed shall constitute a default the Lease.

5. Subsequent Assignments. This Consent does not constitute a consent to any subsequent
subletting or assignment and does not relieve Assignee or any person cla~~i~d:zt~hrOUgh
Assignee of the obligation to obtain the consent of the City under Sectio ., Assigt fit aB:d --
Sl:tblettiRg, of the Lease to any future assignment or sublease, Ji.r:{. ~ .,LS"L k.-t

~
7. Default Under the Lease. In the event of any default of Assignee under the
Lease, the City may proceed directly against Assignee, any guarantors, or anyone else liable under
the Lease without first exhausting the City's remedies against any other person or entityliable under
the Lease to the City.

8. Brokerage Commission. Trustees and Assignee agree that the City will not be liable for any
brokerage commission or finders fee in connection with the consummation of the Assignment or this
Consent. Trustees and Assignee will protect, indemnify and hold the City harmless from any
brokerage commission or finders fee in connection with the consummation of the Assignment or this
Consent, and from any cost or expense (including attorney's fees) incurred by the City in resisting
any claim for any such brokerage commission or finders fee. The provisions of this Section 7 shall
survive the expiration or earlier termination of both the Assignment and this Consent.

9. No Modification of Lease. Nothing contained in this Consent shall be deemed or construed
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to modify, waive, impair, or affect any of the covenants, agreements, terms, provisions, or conditions
contained in the Lease. In the event of a conflict between the provisions of this Consent and the
Lease, the terms of the Lease shall prevail. In addition, the acceptance of rents by the City from
Assignee or anyone else liable under the Lease will not be deemed a waiver by the City of any
provisions of the Lease.

10. Controlling Law. The terms and provision of this Consent will be construed in
accordance with and will be governed by the laws of the State of California.

11. Captions. Captions to the sections in this Consent are included for convenience only and
do not modify any of the terms of this Consent.

12. Entire Agreement. This Consent constitutes the final, complete, and exclusive statement
between the parties to this Consent pertaining to the terms of the City's Consent to the
Assignment, supercedes all prior and contemporaneous understandings or agreement of the
parties, and is binding on and inures to the benefit of their respective heirs, representatives,
successors or assigns. No party has been induced to enter into this Consent by, nor is any party
relying on, any representation or warranty outside those expressly set forth in this Consent. Any
agreement made after the date of this Consent is ineffective to modify, waive, or terminate this
Consent, in whole or in part, unless that agreement is in writing, is signed by the parties to this
Consent, and specifically states that it modifies this Consent.

13. Attorney Fees. If any party commences litigation against any other party for the specific
performance of this Consent, for damages for the breach of the terms of this Consent, or
otherwise for enforcement of any remedy pursuant to this Consent, the prevailing party shall be
entitled to recover from the applicable party such costs and reasonable attorney fees as have been
incurred.

14. Notice. Any notice required or permitted to be given shall be done so in accordance with
Section IV (C) 16, Administration and Notices, of the Lease.

This Consent is executed by the City, acting by and through the City Manager, and by Trustees,
Assignor, and Assignee acting by and through their lawfully authorized officers. This Consent is
effective upon the date signed by the City Manager, and approved by the City Attorney.

THE CITY OF SAN DIEGO

Date _ By
Jack D. Farris, Deputy Director,
Real Estate Assets Department
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RICHARD 1. HYNAN AND LYNDA H. HYNAN,
as Co-trustees of the RICHARD 1. HYNAN AND
LYNDA H. HYNAN TRUST dated September 22,
1997 (TRUSTEES)

Date _
Richard J. Hynan

Date _
Lynda H. Hynan

RICHARD 1. HYNAN AND LYNDA H. HYNAN,
as officers of SOUTHERN CALIFORNIA LUBE
CENTERS, INC., a California corporation
(ASSIGNOR)

Date _
Richard J. Hynan

Date _
Lynda H. Hynan

APPROVED AS TO FORM
AND LEGALITY

CASEY GWINN, City Attorney

Date _ By
Deputy City Attorney

.IPA:
8/24/2004

Attachment:
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ARTICLES OF INCORPORATION ;':,'{IJ I~;]
OF .

.. ~ .: = :'.::. 2~: ,':~ : !.7. ': l,: '..:~,', i'

SOUTHERN CALIFORNIA LUBE CENTERS, INC.

I

The name of this corporation is Southern California Lube Centers, Inc.

II

The purpose of this corporation is to engage in any lawful act or activity for

which a corporation may be organized under the general Corporation Law of California

other than the banking business, the trust company business or the practice of a profession

permitted to be incorporated by the California Corporations Code.

ill

The name and address in the State of California of this corporation's initial agent

for service of process are:

Richard 1. Hynan
'Ill Southern California Lube Centers, Inc.

26432 Bode~a
Mission Viejo, CA 92691

IV

This corporation is authorized to issue only one class of shares of stock; the total

number of shares which this corporation is authorized to issue is 100,000.

V

The personal liability of the directors of the corporation for monetary damages
,

shall be eliminated to the fullest extent permissible under California law.



-c,...
....- .- ...'r., -'- '....'. ~.."

VI

This corporation is authorized to indemnify its agents (as defined from time to

time in Section 317 of the Corporations Code) for breach of duty to the corporation and its

shareholders in excess of the indemnification otherwise permitted by Section 317, subj ect to

the limits on such excess indemnification set forth in Section 204 of the Corporations Code.

DATED: May ll,1998
Davi F. Bro .
Sole Incorporator

6323-4I5\980SII02.AGR
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I, BILL JONES, Secretary of State of the State of California,
hereby certify:

That the attached transcript has been compared with
the record on file in this office, of which it purports to
be a copy, and that it is full. true and correct.

IN WITNESS WHEREOF, I execute
this certificate and affix the Great
Seal of the State of California this

MAY I 81998

Secretary of State

...:~ ';'
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. ASSIGNMENTS AND CONSENT TO ASSIGNMENTS tF SUBLEASE

This Asslgnments and Consent to Asslgnments of Sublease C"A gnIlient") is entered into by
and between Richard J. Hynan ("Sublessee;), Richard J. Hynan and Lyn a H. Hynan as Trustees of
he Richard J. and Lynda H. Hynan Trust, dated September 22, 1997 "Trustees"), and Southern
Cah forma Lube Centers, Inc., a California corporation C"Assignee") wi 1the consent of Jiffy Lube
:ntemational of Maryland, Inc., a Maryland corporation ("Sublessor"), th respect to the following
'acts and circwnstances: .

IL~~~
M'T 1.~

s

A. Sublessor's predecessor, La Mesa Commercial Ceo er, a limited partnership
("LMCC"), leased the real property and improvements commonly wn as 5540 Lake Murray
Blvd. La Mesa, California ("Premises") from the City of San Diego (" ern) pursuant to a certain
Lease Agreement, dated August 14,1978 (collectively, "Lease").' i

B. . On or about August 3, 1987, LMCC assigned all its rilmt, title and interest in the
Lease and the Premises to Sublessee. The Assigrunent of Lease was re~;ded on October 16, 1987,
In the Official Records of the County of San Diego, State of Califorrua

I

C. On or about August 31, 1994, Sublessor, as landlord, 1 ased the Premises to Aztec
Luhricants, Inc., a California corporation ("Aztec") pursuant to written Franchisee Lease

("Sublease").

D. On or about May 9, 1998, with the consent of Subles r, and in connection with
Sublessee's purchase and acquisition from Aztec of, among other thinh, the franchised Jiffy Lube
Service Center business conducted by Aztec at the Premises ("Bu~iness"), Aztec assigned to
Sublessee all of Aztec's right, title and interest in and to the Subleasel and Assignee accepted the
as~ignment and agreed to be bound by the terms and conditions ofthdSublease.. I

E InSeptember 1997, Sublessee and Lynda H. Hynan, on~Ofthe Trustees (collectively
"Hynans"), had created the Richard J. and Lynda H. Hynan Trust, ated September 22, 1997.
Folll.1wingthe purchase and acquisition of the Business, Sublessee and ynans infonnallytransferred
to Trustees all of their right, title and interest in the Business, includin the Sublease, subject to the
requirement, if any, to obtain the consent or approval of Sublessor. i .,

F. InMay 1998, Hynans caused Assignee to beorgani ed and incorporated for the
purposes of, among other things, transferring to Assignee the ongoing anchised Jiffy Lube Service
Center businesses, including without limitation the Business, bein conducted by Hynans and
Trustees and the assets associated there-with. Starting September 1 1998, Hynans and Trustees
began operating and conducting their Jiffy Lube Service Center bUSin~s~es,including the Business,
through and undo- Assign ee. In connection with the transfer of the BUlin."to Assign ee, ,,"'i""""

1 I
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,
nformally transferred their interest in the Sub lease to Assignee, subject t the requirement, if any, to
.btain the consent or approval ofSuhlessor. .

G. Hynans desire at this time to obtain Sublessor's formal app oval and consent under the
iublease to the transfer. and assignment of all right, title and interest in d to the Sublease and the
srbleasehold interest therein (1) from Sublessee to Trustees and (2) frolkJ.Trustees to Assignee.

. I .

H. Sublessor is willing to consent to the assignments ofthe iublease to Trustees and to
xssignee on the terms and conditions set forth below. T

NOW, THEREFORE, for good and valuable consideration, leceiPt of which is hereby
lcknowledged, the parties covenant and agree as follows: I

ASSIGNMENTS I
1. Ass' oment to and Assum tion of Sublease b Trust. Sublessee grants, sells,

ransfers and assigns to Trustees all of his right, title and interest .• and to the Sublease, the
subleasehold interest thereunder and the Premises. Trustees accept sucl] assignment effective as of
md assume the obligations of Sublessee under the Sublease accruing 0t~sing on or after May9,
1998. and agree to be bound by the terms, covenants and conditions ofre Sublease.

2. Ass' nment to and Assum tion of Sublease bAssi ee.. Trustees grant, sell,
transfer and assign to Assignee all of their right, title and interest i and to the Sublease, the
subleasehold interest thereunder and the Premises. Assignee accepts su h assignment effective as of
and assumes the obligations of Sublessee under the Sublease acc ing or arising on or after
September 1, 1998. and agrees to be bound by the terms, covenants and conditions of the Sub lease.

CONSENT TO ASSIGNMENTS I
3. Consent of Sublessor. Sublessor hereby consents Ito the assignment to and

assumption by Trustees of'the Sublease, and to the assigrunent to and as~1.UDptionby Assignee of the
Sublease, subject to and upon the following terms and conditions: I

a. Nothing herein contained shall be construed to iaive, impair or diminish any
of ~e terms, covenants .or conditio~s ~nthe Sublease or any breach ther of or any rights of Sublessor
against any person, entity or assoctanon. I

b. Sublessee and Trustees shall be liable and r1sponsible for the keeping,
performance. and observance of all the terms, covenants, and conditio~ set forth in the Sublease on
the part of Sublessee to be kept, perfonned and observed, and for th payment of the rent and all
other sums due thereunder, up to the effective date of the assigrunent fthe Sublease to Assignee.
Sublessor releases Sublessee and Trustees from all obligations on thpart of Sublessee accruing
WIder the Sublease after the effective date of the assignment to Assi ee.

2



c. Lessor's consent shall not be construed as cons t to, or as permitting any
brther assignment ofthe Sublease or any interest therein or any subletdng of the Premises or any
sortion thereof. !I

d. Sublessor may consent to a subsequent assignmeni of the Sublease, subletting
sf the Premises or amendment oftbe Sublease without first obtaining tte consent of Sublessee or
Irustees. . !

e. In case of the breach or default of any terms ofthe1ublease,in addition to any
iotice to Sublessee, Sublessor shall give notice of such violation to A ignee, and Assignee shall
nav.:; the right to cure such violation in the manner and within the time rovided in the Sublease.

4. General Provisions. l'
a. This Assignment may not be changed, amended r modified orally, but only

by an agreement in writing signed by the party against whom entorcexnent of any change,
unencment or modification is sought !

b. All notices required or permitted under this ASSipent or the Sublease shall
be m writing and shall be given in the manner provided' for the givin of notices set forth in the
Sublease. Notices shall be addressed and delivered to:

If to Sublessor: Jiffy Lube International
700Milam :Jfywl:-
Houston, TX 77002
fhk-.nht¥l: Kt'1>1 ~f-e. ,~~f

If to Sublessee: Richard J. Hynan I
15 Vista Sole ...l
Monarch Beach, CA 92,.9

lito Trustees: Richard J. Hynan and L~da H. H)'11an
Co-Trustees, !
15 Vista Sale ~
Monarch Beach, CA 92 9

If to Assignee: Southern California Lub Centers, Inc.
15 Vista Sole
Monarch Beach, CA 92129

All notices shall be effective upon personal delivery, one (1) busi css day after delivery to a
nationally recognized overnight delivery or courier service, or three (3 business days after deposit in
the U.S. Mail postage prepaid, by registered or certified mail, return eceipt requested. Any party
may change its notice address upon written notice to the other parties

3



c. With respect to the consent of Sublessor to the a ignments of the Sublease,
.his Assignment contains the entire agreement among the parties arid supercedes all prior' or
:ontemporaneous agreements, representations, promises or understandidgs, written or oral, express
or implied with respect to such consent and the terms and conditions ther~f. As between Sublessee,
rrustees, and Assignee,those parties acknowledge and agree that thi Assignment is but one of
several agreements; contracts, documents and instruments expressing th terms and conditions of the
transfers or assignments of the automotive lubrication businesses condu ted by them and, except as
10 the assignments of the Sublease, is not intended to contain their ntire agreement or be the
ex:clusiveexpression of the terms of their agreement regarding such tr sfers orassignments.

I
. d. This. Assignment may be executed in any num,*r of counterparts, each of

which when so executed shall be deemed an original and all of which talien together shall constitute
but one and the same agreement. I

[N WITNESS WHEREOF, the parties hereto have caused Jis Assignment to be duly

ex ccuted.

·SUBLESSOR"

Jiffy Lube Intemationa11 Maryland, Inc.,
aM""IMd corporation I

By: _--.;I,,-"--";~---i~-~-
Name: _~_......->,..--+-~--\-,,-.~
Title: __ ~,--_~+--.:.,.--~

·SUBLESSEE"

4

Ricbard J. Hynan

Signatures continued on next page



"TRUSTEES"

Richard J. Hynan and L a H. Hynan,
Trustees ofthe Richard J. d Lynda H.
Hynan Trust dated Sept ber 22,1997

Richard J, Hynan, Trust1

I
Lynda H. Hynan, Trusteel

"ASSIGNEE"
I

Southern California Lube! Centers, Inc.,
a California corporation

By._-----+-----
Richard J. Hynan
President

I

I
I



RECORDING REQUESTED BY:
Robert J. Likes

AND WHEN RECORDED, MAIL TO:
Robert J. Likes
Stinson Morrison Hecker LLP
1299 Farnam Street, Suite 1501
Omaha, NE 68102

I
ASSIGNMENT AND ASSUMPTION AGREEJENT

THIS AGREEMENT is entered into as of this 21" day ofMa ,2004, but effective as of
the 22"d day of May, 2004, by and between Southern California Lub Centers, Inc. ("Tenant")
and Heartland Automotive Services II, Inc. ("Tenant's Assignee"). i .

ASSIGNMENT OF LEASE I
1.0 Tenant hereby assigns, sells, conveys and otherwise traJsfers to Tenant's

Assignee all of Ten ant's right, title and interest in that certain Subleasd Agreement dated
___ -- (said Sublease Agreement and all amendments t ereto are referred to as the

"Lease") for the premises located at 5540 Lake Murray Blvd., La Mes California, and legally
described on Exhibit A attached hereto (the premises therein demised s referred to as the
"Premises" in this Agreement), and which conveyance includes but is ot limited to Tenant's
right. title and interest in any security deposit, and all options and righ under the Lease
(COIlC.ctiVClY,the "Assigned Interest"). This assignment of the AssigJ1~dInterest to Tenant's
Assignee shall be effective on May 22, 2004 (the "Assignment Date"j.

l
ASSUMPTION OF I~EASE !

2.0 Tenant's Assignee hereby accepts all of Tenant's right, litle and interest in and to
the Assigned Interest and assumes and agrees to perform all of TenantS corresponding
obligations, terms, covenants, conditions and agreements under the L· se accruing on or after the
Assi!P1ment Date (collectively; the "Assumed Obligations"). !

I
•

3.0 Tenant's Assignee agrees to indemnify, defend and holh harmless Tenant, its
predecessors in interest, Richard Hynan, and Richard J. Hynan and L~da H. Hynan as Trustees
of the Richard J. and Lynda H. Hynan Trost, dated September 22, 19ffi' and each of their
SUL.'cessors,heirs, assigns, trusts, trustees. beneficiaries, estates, exeeu ors, personal
representatives, guarantors, shareholders, directors, officers and insur s, as applicable, from any
and all liabilities, damages, losses, claims, costs, obligations, expense~, and attorneys' fees, and

INDEMNIFICATION
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\

other obligations howsoever described which rna y arise after tboA"!" I on' Dote from 0' as a
result ~fany breach; default o,r other failure to fully and timely perfothe covenants or
obligations of Tenant under 0-': pursuant to the Lease, or the use, occup cy or maintenance of
the Premises, or the conduct, operation or management of any busines thereon by Tenant's
Assignee or anyone claiming by, through or under Tenant's Assignee, i eluding without
limitation any assignee or sublessee of Tenant's Assignee. Tenant agr s to indemnify, defend
and hold harmless Tenant's Assignee, its successors, heirs, assigns, gu antors, shareholders,
directors, officers and insurers, as applicable. from any and allliabiliti , damages, losses,
claims. costs, obligations, expenses, and attorneys' fees, and other obli ations howsoever
described which have arisen or may arise prior to the Assignment Date from or as a result of any
breach, default or other failure to fully and timely perform the covenan s or obligations of
Tenant's Assignor under or pursuant to the Lease. or the use, occupanc or maintenance ofthe
Premises, or the conduct, operation or management of any business th eon by Assignee or
anyone claiming by. through or undcr Tenant's Assignor.

MISCELLANEOUS

4.0 Notwithstanding anything to the contrary contained in is Agreement, the
assignment and assumption of the Lease pursuant to this Agreement s 11 not be effective unless
and until the Tenant tenders to Tenant's Assignee physical possession fthe Premises,

4.1 Nothing contained in this Agreement shall be deemed tllimit, waive or otherwise
derogate from any warranty, representation, covenant orindemnifieati;~n made in that certain
Asset Purchase Agreement dated May 1, 2004 between Southern Cal fomia Lube Centers, Inc.
(as Seller), and Heartland Automotive Services II, Inc. (as Buyer) (the 'Purchase Agreement"),
and none of such provisions in the Purchase Agreement shall be deem d to have merged into the
asSignment made by this Agreement. Notwithstanding anything to th contrary contained in this
Agreement, the assignment and assumption of Lease pursuant to this greement shall be
conditioned upon the payment of all funds and the close of the transac ion more specifically

described in the purchase Agreement.

4.2 Each party hereto shall execute, acknowledge and deli r to each other party all
documents, and shall take all actions, reasonably required by such oth r party from time to time
to confi rm or effect the matters set forth herein, or otherwise to carry ut the purpose of this

Ag.reement.

4.3 This Agreement may be executed in any number of co terparts and by each
party on a separate counterpart or counterparts, each of which when s executed and delivered
shall be deemed an original and all of which taken together shall cons itute but one and the same

IIIstrum en t.

4.4 This Agreement shall be deemed to be an agreement Ilfde under the laws of~e
state where the Premises are located and for all purposes shall be gov1med by and construed III

accordance with such laws. I. I
!
I,
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, 4,5 This Agreement shall be binding upon and inure to the cnefit of each of the
parties and its successors and assigns.

4.6 Each individual executing and delivering this AgreetnJt on behalf of a party
hereby represents and warrants to the other party that such individua1"'~ been duly authorized
and empowered to make such execution and delivery.

.;

I
IN WITNESS WHEREOF, Tenant and Tenant's Assignee havtcaUSCd this Agreement to

be executed and delivered by their respective representatives, thereunt duly authorized, as of the
date first above written. '

, , I
,
I

•••
4.7 This Agreement may be recorded by any party hereto, a d the recording party

shall bear all recording costs and fees.

Tenant:

By· ----, _
Richard J. H}11an
President

SOUTHERN CALIFORNIA LUBE CENTERS, INC.,
a California corporation

Tenant's Assignee:

HEARTLAND AUTOMOTlVE SERVICES II, INC.,
a Delaware corporation

By:
Name:
Title:

Brian D. Clark
CFO

K:'DOClJl'vIE.N1\632HI34\Leasc A"i~mcnt~lAssignmenlllnd Assumption (Store 831),DOC
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..
STATE OF _ )

) 55.

)COUNTY OF _

On May __ ' 2004, before me, , otary Public, personally
appeared , proved to me on the basis of satisf tory evidence to be the
person(s) whose name(s) is/are subscribed to the within instrument an acknowledged to me that
he/she/they executed the same in his/her/their authorized capacity(ie ,and that by hislher/their
signature(s) on the instrument the person(s), or the entity upon beh f of which the person(s)
acted. executed the instrument.

I
Notary Pu~li'

I

Witness my hand and official seal.

STATEOF~ _ )
) ss.
)COUNTY OF -

On May __ , 2004, before me, j Notary Public, personally
appeared Brian D. Clark, proved to me on the basis of satisfactory evidence to bc the person
whose name is subscribed to the within instrument and acknowledge . to me that he executed the
same in his authorized capacity, and that by his signature on the ~nstrument the entity upon
behalf of which be acted, executed the instrument. '

Witness my hand and official seal.

Notary Pt blic
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Exhibit A

.'

[Legal Description]
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:~

ASSET PURCHASE AGR££MENT
'.'

THIS ASSET PURCHASE AG~EM£NT ("Agreement") is en~red into by and amoo;g;
~outhcr:tl__C.UrorDia Lube CeoterS, IDo., a Califomia corporation (the "Seller"), and Hea~~'
..A,nomonve Services U. lac:o a Delaware cotpOration ("Buyer"). and Richard J. Hynan .• d;d
J.ynda H. Ryau,l"OwuetS") as of mAr I ,2004. .,;,

WHEREAS. StIlet owns and opmteseigh~eIl (18) automotive quick lube bll~incssCSund#~
lI1efrilnchised tndenamc "Jiffy Lube" at the locations described in Scbedule 1 and one tar wash af
Ihe location described inSche4uleJ (the "Car Wash"). The Jiffy Lube lOcations are collectively
zeferred to herein asthe "Stores");:; "

: WHEREAS, Buyer owns and opera~s quick lube stores under the franchised trade_it,
"J iffy Lube" ',',j , -:• ~J

WHEREAS. Seller owns and operates the busineSS assets and personal propertY and some~
Qe ~al propertY used in the operation ohhe StoM; >

WHEREAS. Owners collectively own all of me issued and outstan4ir\g stock of $eUer; and~r
WHElU'AS. subject to me imns and conditions herein. Buyer desireS to pwchasc and Scll~

desires to sell to Buyer the busil\ess. aisets and propenies which constitute Seners quick l~
operations at the Stores and the business, assets and properties which constitute the Car Was~
including goodwill and personal property (collectively, the "Business");

NOW, THEREFORE. the parties agree as followS:

ARTICLE 1
PURCHASE AND SALE

SectiOQ 1.01 8asic TnnsactioD. .!.-'f:.

(a) Purfb!sed ASsets. Exeept as otherwise provided below, on and subject to the te~
estabhshed in lhis Agreement, Buyer hereby agrees to purcbase from Seller. and Seller here .
agrees (0 seu, convey. asSlgf1. tranSfer and deliver on the Closing Date (as defined in Section 1. '
below) to Buyer good, valid and marketable title. free and clear oC all liens, pledges. lial?i1iti~.'
security interests. encumbrances. and claims (excepting the Assumed Liabilities as definedJn.
Section 1.03 below) to the propctries, assets. and rights of every conceIvable kind, cb,araCter ~
description (other than Excluded Asseis (as defined in ~tion ·1.0lCb) below». in which Seller ~
an mteresr which arc used in or relate to the Business (the "Purchased Assets"). A non-exc:l\.iSt~e
listing of the Purchased Assets may be set forth on Schedule l.Ollal, with such purchased ASSets

including but not limited w the following: .

_ .... -~'.~. - ... -

(i) An soodwill of SeUer related te -me Stores and the Business;

·1-
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(ii) A leasehold interest in the real estate and improvements upon which each of
the Stores is located, consisting of assignments of Sellers' leasehold interests under leases or
subleases with third party lessors and sublessors (the "Third Party Leases") identified in
Schedule l.Ol(a), including ground leases with third party lessors at the six (6) Stores
identified in Schedule 1.01(a) (the "Ground Leases"), building only leases with Seller for the
six (6) Stores identified in Schedule 1.01(a), (the "Building Leases"), and leases between
Buyer and Seller for the land and building at two (2) Stores identified in Schedule 1.01(a)
(the "Land and Building Leases"), pursuant to leases to be executed at Closing (the "Real
Estate" or the "Property"). The Land and Building Lease for a Store shall be for an initial
term of twenty (20) years with two (2) options each for five (5) year renewal terms, at rental
rates reflected in the financial infonnation given by Seller to Buyer and agreed upon by
Seller and Buyer, with rent increases of twelve percent (12%) every five (5) years. The
Building Leases shall be for terms that are equal in length to the term of the ground lease for
the Property on which each Store is located, including any extensions or renewals thereof, at
rental rates reflected in the financial information given by Seller to Buyer and agreed upon
by Seller and Buyer, with rent increases of twelve percent (12%) every five (5) years. The
initial rents for the Land and Building Leases will be set forth in Schedule 1.0Ha)(ijH. and
the initial rents for the Building Leases will be set forth in Schedule 1.0l(a)(ii).2.

(iii) The City Lease, as hereinafter defined. Seller and Buyer acknowledge that
one of the Stores the Seller leases from the City of San Diego, (the "City Lease"), is
scheduled to expire in September 2004. Prior to Closing, Seller shall use its best effortsto
obtain City of San Diego consent to extend or renew the City Lease for at least five (5) years I::::::.
and on such other reasonable terms as are acceptable to Buyer and approved by Buyer in
writing. If the City Lease is not extended or renewed before Closing, and if Seller and .
Buyer agree that such extension or renewal cannot be obtained, then the purchase Price, as .
that term is defined herein, will be reduced. If the purchase Price is not reduced at Closing, -
Seller and Buyer will escrow a portion of the Purchase Price until June 30, 2005. The'
amount by which the Purchase Price will be reduced or which will be placed in escrow shall.'
be equal to the trailing twelve (12) months store level earnings (the "Store Level Earnings")
of this Store for the twelve (12) months ended December 31, 2003, or, in Buyer's discretion,
the twelve (12) months ended March 31. 2004, multiplied by 4.5. Whenever used herein.:
the term "Store Level Earnings" shall exclude any depreciation, amortization. personal
expenses of Seller or one time non-recurring expenses; provided that Buyer will have the
right to approve, in the reasonable exercise of its discretion, the personal expenses and one
time non-recurring expenses to be excluded from Store Level Earnings. If the City Lease is
extended for any period less than seven (7) years. but at least five (5) years, the adjustment
to the Purchase Price described above shall be multiplied by a fraction, the numerator of
which is seven (7) minus the actual term (in years) of the City Lease, and the denominator of
which is seven (7). If the City Lease is not extended on terms as described above by June
30, 2005, the escrow proceeds, including any interest thereon, shall promptly be paid to
Buyer. if thc City Lease is extendedon terms as described above by June 3D,2005, the
escrow proceeds, including any interest thereon, shall promptly be paid to Seller. Seller and
Buyer agree that LandAmerica will serve as escrow agent for the escrow described in this
section.

- 2 -
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CITY OF SAN DIEGO

CONSENT TO ASSIGNMENT OF SUBLEASE AGREEMENT

The City of San Diego (CITY), as LESSOR under that certain Lease Agreement (Master
Lease) entered into with

LA MESA COMMERCIAL CENTER and assigned to JIFFY LUBE
INTERNATIONAL OF MARYLAND, INC.·

(LESSEE) which is filed in the Office of the City Clerk as Document 764289, hereby
consents to that certain Sublease Agreement between the above LESSEE
(SUBLESSOR) and

RICHARD HYNAN, an individual

(SUBLESSEE) dated March _ 1998. Said Sublease shall be subordinate to the
Master Lease in all respects .. The CITY is merely approving the SUBLESSEE and the
proposed use. All terms and conditions of the Master Lease shall control and
supersede any inconsistent or contrary provisions in the Sublease. The CITY is not
bound by any term or condition in the Sublease which in any way conflicts with or is
additional to the provisions of the Master Lease.

THE CITY OF SAN DIEGO

Dated __ t..j_'---,-J,--c7---,'_C}_Z _

APPROVED AS TO FORM:

Dated

CASEY GWINN, City Attorney

BY~·:-
Deputy City Attorney

DWE:jmj
1:IWPOI1998IESTEYISL·JIFFY.WPD



Recording Requested By and
When Recorded Mail to:

Pennzoil Lube Center Acceptance Corp.
c/o Citicorp North America, Inc ..
2600 Michelson Drive, Suite 1200
Irvine, California 92612
Attention: Joannie Fu
5540 Lake Murray
LaMesa, CA .
San Diego County
--_._.-------------------------------------------------------------------------------------------------------------------

(Space above this line for Recorder's Use)
MEMORANDUM OF LEASE

KNOW ALL MEN BY THESE PRESENTS:

WHEREAS, The City of San Diego, a municipal corporation (hereinafter "City of San
Diego"), fee owner of the property at 5540 Lake Murray Boulevard, La Mesa, CA (hereinafter the
"Premises") and La Mesa Commercial Center, a California general partnership, (hereinafter "La
Mesa Commercial Center") entered into a written lease dated August 14, 1978 ( the "Prime Lease")
whereunder and whereby the City of San Diego did lease, rent and demise unto said La Mesa
Commercial Center the property described in Exhibit A attached hereto, all of which is hereinafter
referred to as the "Premises".

WHEREAS, the City of San Diego, La Mesa Commercial Center and Jiffy Lube
International of Maryland, Inc., a Maryland corporation (hereinafter "JLI Maryland") entered into
as assignment oflease dated August 3, 1987 whereunder and whereby La Mesa Commercial Center
did assign all of its rights, title and interest in the Premises to JLI Maryland.

WHEREAS, the City of San Diego presently leases to JLI Maryland, the Premises TO
HAVE AND TO HOLD upon JLI Maryland's paying the Rent and other charges provided for and
observing the covenants and conditions set forth in the Lease dated August 14, 1978, for a term of
Fifty (50) years.

WHEREAS,JLI Maryland entered into a written Franchisee Lease dated August 31, 1994
(hereinafter the "Franchisee Lease") with AZTEC LUBRICANTS, INC., a California corporation
("Aztec" hereinafter referred to as "Assignor"), for certain real estate and improvements generally
known as 5540 Lake Murray Boulevard, La Mesa, CA whereunder and whereby JLI Maryland did
lease, rent and demise unto Aztec the Premises.
r:lpcnnzoilldocslmcm-Is.doc
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WHEREAS, Aztec, and RICHARD 1. HYNAN (hereinafter "Tenant") entered into that
certain Assignment and Assumption Agreement dated March _, 1998, pursuant to which
Assignor assigned all of its right, title and interest in the Premises to Richard 1. Hynan.

WHEREAS, 111 Maryland presently leases to Richard 1. Hynan the Premises TO HAVE
AND TO HOLD upon Subsequent Tenant's paying the Rent and other charges provided for and
observing the covenants and conditions se t forth in the Sublease, for a term of Eleven (11) years,
commencing on April 1, 1998 with two (2) additional options to extend the term for a period of five.
(5) years each for a time equal to the lessor of (i) the term of the Franchise Agreement, or (ii) the
term of the Prime Lease.

NOW, THEREFORE, this Memorandum of Lease is executed by the undersigned parties
with the intention that the same shall be filed for the record in the Office of the Recorder of Deeds. .
of the County of San Diego, State of California, to give notice of the existence of Tenant's
leasehold estate under the Lease in and to the Premises.

This Memorandum of Lease may be executed in two or more counterparts, each of which shall
constitute an original, but all of which when taken together shall constitute one and the same
Memorandum.

r:\pennzoilldocslrnem-Is.doc



IN WITNESS·WHEREOF, the undersigned parties have each caused this Memorandum.af.·.·.·.·.·.·.·.
Lease to be executed as of the ~ c1 I:.""\- day of ~1"''- \,1998. :::::::::::::::::::

:~~!:::::::::::· .· .· .· .· .· .
LESSOR

CITY OF SAN DIEGO,
a municipal corporation

flFFY LUBE INTERNATIONAL,
OF MARYLAND, INC.
a Maryland corporation

By:
Name: _
Title: _

TENANT:

By:
Richard J. Hynan

r:\pennzoil\docs\mem-Is.doc



Exhibit "A"
Legal Description

'Ih3t ~oo of I.Dt 103 of La I-Esa Co1CllY,in the City of La Mesa, in the
County of San Diego, State of california, ~ to Map thereof to. 346,
filed in the Office of the County Paxxtder of San Diego County, described as
follows:

Beginning at the point of· interseetioo of the ~terly line of said Lot
103.wi th tre N:::Jrthea,sterly line of the Soothwesterly 233.10 feet of said lot
103, said Soothwesterly 223.10 feet beirg rreasured at right 8O;11esto the
So.JthweSt&ly lire of said lot; said point also ~ the nost westerly cxxrner
of 1800 des::ribed in deed to Horace E. M:: GilxX'ley,et ux, re:orded Ma.rdl 27,
1946 as File/Page to. 3331 of Official Records, tren::e alcrg the SootJ-&.lesterl?
line of said M:: Gll:x:ney's 1800 SOuth 59°46'41" East 42.41 feet to R>int "X";
't:he.oc:ia cx;nt.inuirg alcog said ~ly line Sooth 59°46'41" East 122.49
feet to a point 00 the arc of a 949.00 foot radius curve, exxcav9 Sootreasterly
fran which a radial line bears South 32°07'17" East; then:e N:u:1:heasterly alcrg
the arc of said OJrve, through a central 8O;1leof 14°47'29" for a distaoce of .
244.98 feet to the ~ly line of said M:: G~ lan:i; there! alcrg
said ~ly line N:::Jrth 59°46'41" west 133.03 feet alcrg a line \oohich is·
parallel with ard 423.10 feet ~1y of the Soothl.esterly line of said
Lot 103, said 423.10 feet being rreasured at right 8O;1les to said Sootholesterly
line, to a point 00 the arc of a 1051.00 foot radius aJIVe, exxcav9
So.Jtreasterly, fran which a radial lire bears Sooth 22· 13' SO"East an:i the True
R:lint of 8eg1.nnirg; then:::e So.Jtno.esterlyalcrg the arc of said 0JXVe, through a
central 80;119of 11°58 ' 59" for a d.ist:an::e of 219.81 feet to the beginnirg of a
reverse 25.00 foot radius o.o:ve, exxcav9 ~ly; tren::e westerly alcrg the
arc of said curve, through a o=ntral 8O;1leof 46°45' 04" for a d.ist:arce of 20.40
feet to R>int "X" al::ove; these! alcrg the Southwesterly liM of said M::
Gi.l::x::ney'slan:i l'brth 59°46'41" west 15.20 feet rrore or less, to a point 00 said
liM distant thereCn SOuth 59·46' 41" East 27.71 feet fran the nost westerly
corner of said larrl, being a point 00 the arc of a 25.00 foot radius aJrJe,
cx:rcave Easterly fran which a radial line bears N::lrth 47°56'23" East; ttee!
!'brtherly alcrg the arc of said o.zrve, t:hrc::u;#\ a central 8O;1leof 71°49'56" for
a distarce of 31.34 feet: trenca N::lrth 60°13'41" west· 10.00 feet to a point en
the ~ly liM of said Lot 103; tTen::e alcrg said ~ly liM, .
N:::Jrth 29°46'19" East 176.46 feet to the 1'Ortheasterly liM of said M:: GilxX'ley's
1800, then:a alcrg said r-brtheasterly lire Sooth 59°46' 41" East to the True
R:lint of 8eq1.nnirg.

r:\pcnnzoil\docs\mcm-Is.doc
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CALIFORNIA ALL~PURPOSE ACKNOWLEDGMENT

Signer(s) Other Than Named Above:

Signer's Name:

o Individual
o Corporate Officer
Title(s): --;''-- -'--

o Partner - 0 Limited
o Attorney-in-Fact
o Trustee
o Guardian or C
o Other: Top of thumb here

."

01996 National Notary Association. 8236 Remmel Ave .. P.O. Box 7184· Canoga Park. CA 91309·7184

o Individual
o Corporate a

Title(s): ""'- _
o Partner - 0 Limite
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other:

Signer Is Representing:

Prod. No. 5907
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Recording Requested By and
When Recorded Mail to:

Pennzoil Lube Center Acceptance Corp.
c/o Citicorp North America, Inc ..
2600 Michelson Drive, Suite 1200
Irvine, California 92612
Attention: Joannie Fu
5540 Lake Murray
LaMesa, CA
San Diego County
-------------------------------------------------------------------------------------------------------------------------

(Space above this line for Recorder's Use)
MEMORANDUM OF LEASE

KNOW ALL MEN BY THESE PRESENTS:

WHEREAS, The City of San Diego, a municipal corporation (hereinafter "City of San
Diego"), fee owner of the property at 5540 Lake Murray Boulevard, La Mesa, CA (hereinafter the
"Premises") and La Mesa Commercial Center, a California general partnership, (hereinafter "La
Mesa Commercial Center") entered into a written lease dated August 14, 1978 ( the "Prime Lease")
whereunder and whereby the City of San Diego did lease, rent and demise unto said La Mesa
Commercial Center the property described in Exhibit A attached hereto, all of which is hereinafter
referred to as the "Premises".

WHEREAS, the City of San Diego, La Mesa Commercial Center and Jiffy Lube
International of Maryland, Inc., a Maryland corporation (hereinafter "JLI Maryland") entered into
as assignment oflease dated August 3, 1987 whereunder and whereby La Mesa Commercial Center
did assign all of its rights, title and interest in the Premises to JLI Maryland.

WHEREAS, the City of San Diego presently leases to JLI Maryland, the Premises TO
HAVE AND TO HOLD upon nr Maryland's paying the Rent and other charges provided for and
observing the covenants and conditions set forth in the Lease dated August 14, 1978, for a term of
Fifty (50) years.

WHEREAS, JLI Maryland entered into a written Franchisee Lease dated August 31, 1994
(hereinafter the "Franchisee Lease") with AZTEC LUBRICANTS, INC., a California corporation
("Aztec" hereinafter referred to as "Assignor"), for certain real estate and improvements generally
known as 5540 Lake Murray Boulevard, La Mesa, CA whereunder and whereby JLI Maryland did
lease, rent and demise unto Aztec the Premises.
r:lpennzoilldocslmem-Is.doc



WHEREAS, Aztec, and RICHARD 1. HYNAN (hereinafter "Tenant") entered into that
certain Assignment and Assumption Agreement dated March _, 1998, pursuant to which
Assignor assigned all of its right, title and interest in the Premises to Richard 1. Hynan.

WHEREAS, JLI Maryland presently leases to Richard 1. Hynan the Premises TO HAVE
AND TO HOLD upon Subsequent Tenant's paying the Rent and other charges provided for and
observing the covenants and conditions se t forth in the Sublease, for a term of Eleven (11) years,
commencing on April 1, 1998 with two (2) additional options to extend the term for a period offive
(5) years each for a time equal to the lessor of (i) the term of the Franchise Agreement, or (ii) the
term of the Prime Lease.

NOW, THEREFORE, this Memorandum of Lease is executed by the undersigned parties
with the intention that the same shall be filed for the record in the Office of the Recorder of Deeds
of the County of San Diego, State of California, to give notice of the existence of Tenant's
leasehold estate under the Lease in and to the Premises.

This Memorandum of Lease may be executed in two or more counterparts, each of which shall
constitute an original, but all of which when taken together shall constitute cine and the same
Memorandum.

r:\pennzoilldocs\mem-Is.doc
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IN WITNESS WHEREOF, the undersigned parties have each caused this Memorandum.of.·.·.·.·.· .. ,
Lease to be executed as of the d C\ c;... dayof~y\ ..\ 1998. ::::::::::::::::::::

~ .. ,
LESSOR ~:.'..........

CITY OF SAN DIEGO,
a municipal corporation

. . . . . . . . .
•• °

0
° ,0 ••••••••••••. . . . . . . . . ..........

nFFY LUBE INTERNATIONAL,
OF MARYLAND, INC.
a Maryland corporation

By:
Name: _
Title: _

TENANT:

By:
Richard 1. Hynan

r:\pennzoil\docs\rnem-Is.doc
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Exhibit "A"
Legal Description

'Ihiit Portien of Lot 103 of Ia r-Bsa Co100y, in t1"e City of Ia Mesa, in t1"e
County of san Diego, State of california, ac::cord1ng to Map thereof ~. 346,
filed in t1"e Office of the County Recorder of San Diego County, de9:::rlbed as
follOw'S:

8eg'innirg at tM point of interseetien of th:l ~ly line of said Lot
103 with tha ~ly lire of th:l Soutt&.esterly 233.10 feet of said lot
103, said Soutl"Mesterly 223.10 feet beirg rreasured at right angles to the
Sout.hwesterly line of said lot; said p:l.1nt also being the nost Westerly cxxr:ner
of laro described in deed to Horace E. M: Gib:xley, et ux, nuuded March '1:1,
1946 as File/Page ~. 3331 of Official Pac:ords, tharce alcng the Sout.tJ.iesterly
lire of said M: Gil:x::rley's laro SOuth 59"46'41" East 42.41 feet to Po.1nt "X";
.tren::s cx:ntinuing alcng said SC:Jut;twasterlyl.ina South 59"46'41" East 122;49
feet to a p:lint en the arc of a 949.00 foot radius 0JrV'B, o:acave Southeasterly
fran which a radial lire bears SOuth 32"07'17" East; thellCB tbrtheasterly alcng
the arc of said 0JrV'B, throJgh a central angle of 14"47'29" for a d.istarlCB of .
244.98 feet to tM ~ly lina of said M: Gil:x:neylard; thellCB alcng .
said Nortteasterly line tbrth 59"46'41· west 133.03 feet alcng a line which is·
parallel with and 423.10 feet l-brtheaster1yof t1"e Sou~ly line of said
Lot 103, said 423.10 feet. being rreasured at right angles to said Sou'th.esterly
lire, to a point en the arc of a 1051.00 foot radius 0JXVe, o:acave
SOut;heasterly, fran which a radial lina bears South 22"13'50" East ard the True
FOint of 8eg1.nnirg; therce SOuthwesterly alag th:l arc of said 0JXVe, throogh a
central angle of 11" 58' 59" for a distance of 219.81 feet to t1"e beg1nn1rg of a
reverse 25.00 foot radius curve, o:aeave N::lrtherly; ttenc:e westerly alcng· t1"e
arc of said 0JrVe, thrc::u;#\ a central angle of 46"45'04" for a distarce of 20.40
feet to Po.1nt "X" above; ttslCB alcng the So.rt:hwesterly lire of said M:
Gi.bcn::!y'Slard ~ 59"46'41" west 15.20 feet nme or less, to a po.1nten said
lire distant t.harecn SOuth 59"46'41· East '1:1.71feet fran the nost westerly
oxner of said lard, being a point en the arc of a 25.00 foot radius 0JrV'B,
cx:n::ave Easterly fraft which a radiallina bears ~ 47"56'23" East; thellCB
~ly alcng the arc of said curve, thrOJgh a central angle of 71"49'~· for
a distance of 31.34 feet; thetlCB ~ 60"13'41· west 10.00 feet to a point en
the ~ly line of said Lot 103; 1Tence alcng said ~ly line,
JIbrth 290 46' 19· East 176.46 feet to the t-brt:heasterly line of said M: Gib:xley's
laro, thance alcng said ~ly line South 59046'41" East to t1"e True
FO.1ntof 8eQ1.nnirg.

r:lpennzoilldocs\mem.ls.doc
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CALIFORNIA ALL·PURPOSE ACKNOWLEDGMENT

1
~&t~~~~~.:~~~~~~~~~~~~~j··G···~l.',,····,

1. Stateof~ , ,
. :-:-:-:-:~-:-:.

" ::un~~'_~1~ 9! . ~ Jk!~£-jj'-Uk~r ;,~iIi<
personally appeare:te ~it?ll IIE /J1, ~;;r ;;:~':Jane Doe, Notary Public") • :. :. :. :. '~.:.: • :

Name(s) of Signer(S)

"M'personally known to me
Q ~Fe, eel te jj iC 011 llie basis af satisJastQPj' oviaeAee

~•..•.•.•...• ~
S;'=JA a·DUHART

_ ~~ .. , ~ Com"'lissierl~. 1174331zh~'-:"; • No'o)' Pl;:Jiic • California ~
~.&-. Sa"", ::liege County f

.•• , My Cm1".",. =xnires Feb 22 ~••••••••••••

to be the perso~ whose nam~subscrib~ the
within instrument and ~ck~~d~ed to me tha~~Rey-
executed the s~in~,meif authorized capaclty~,
. and that b~r slgnatur~ on the instrument the
person~ or the entity upon behalf of which the persorW!1'
acted, executed the instrument.

'I

WITNESS my hand and official seal.

;6-~eJ~ 'I

I
'I
I

Signature of Notary Public

'OPTIONAL -----------
h the information below is not required by law, it may prove valuable to persons relying on the document and could preve

fraudulent removal and reattachment of this form to another document.

Document Date: ~~------...."..L-----Number ofPages: _

,I

'I
1

,1

Signer(s) Other Than Named Above: __ -':'~_L... __ -,- _

Capacity(ies) Claimed by Signer(s

Signer's Name: -------"7''------

o Individual
o Corporate 0
Title(s): ~ _

o Partner - 0 Limite
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other:

o Individual
o Corporate Officer
Title(s): --------7'~-----'--

o Partner - 0 Limited
o Attorney-in-Fact
o Trustee
o Guardian or C
o Other:

RIGHT THUMBPRINT
OF SIGNER

Top of thumb here

,"

Signer Is Representing:

Prod. No. 5907 Reorder: Call Ton-Free 1·8()(}.876..sB27 'C 1996 National Notary Association· 8236 Remmet Ave .. P.O. Box 7184· Canoga Park. CA 91309·7184
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Recording Requested By and
When Recorded Mail to:

Pennzoil Lube Center Acceptance Corp.
c/o Citicorp North America, Inc ..
2600 Michelson Drive, Suite 1200
Irvine, California 92612
Attention: Joannie Fu
5540 Lake Murray
LaMesa, CA
San Diego County
-------------------------------------------------------------------------------------------------------------------------

(Space above this line for Recorder's Use)
MEMORANDUM OF LEASE

KNOW ALL MEN BY THESE PRESENTS:

WHEREAS, The City of San Diego, a municipal corporation (hereinafter "City of San
Diego"), fee owner of the property at 5540 Lake Murray Boulevard, La Mesa, CA (hereinafter the
"Premises") and La Mesa Commercial Center, a California general partnership, (hereinafter "La
Mesa Commercial Center") entered into a written lease dated August 14, 1978 ( the "Prime Lease")
whereunder and whereby the City of San Diego did lease, rent and demise unto said La Mesa
Commercial Center the property described in Exhibit A attached hereto, all of which is hereinafter
referred to as the "Premises",'

'WHEREAS, the City of San Diego, La Mesa Commercial Center and Jiffy Lube
International of Maryland, Inc., a Maryland corporation (hereinafter "JLI Maryland") entered into
as assignment of lease dated August 3, 1987 whereunder and whereby La Mesa Commercial Center
did assign all of its rights, title and interest in the Premises to JLI Maryland.

WHEREAS, the City of San Diego presently leases to JLI Maryland, the Premises TO
HAVE AND TO HOLD upon JLI Maryland's paying the Rent and other charges provided for and
observing the covenants and conditions set forth in the Lease dated August 14, 1978, for a term of
Fifty (50) years.

WHEREAS, JLI Maryland entered into a written Franchisee Lease dated August 31, 1994
(hereinafter the "Franchisee Lease") with AZTEC LUBRICANTS, INC., a California corporation
("Aztec" hereinafter referred to as "Assignor"), for certain real estate and improvements generally
known as 5540 Lake Murray Boulevard, La Mesa, CA whereunder and whereby JLI Maryland did
lease, rent and demise unto Aztec the Premises.
r:lpcnnzoilldocslmcm-Is.doc
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IN WIlNESS WHEREOF, the undersigned parties have each caused this Memorandum of

Lease to be executed as of the ~ c\ "--t- day of ~, ..\ 1998. ,

LESSOR

CITY OF SAN DIEGO,
a municipal corporation

JIFFY LUBE INTERNATIONAL,
OF MARYLAND, INC.
a Maryland corporation

By:
Name:'-------------Title: _

TENANT:

By:
Richard 1. Hynan

r:\pennzoilldocslrnem-Is.doc
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IN WITNESS WHEREOF2 the undersigned parties have each caused this Memorandum of

Lease to be executed as of the 4th day of April ,1998 ..

LESSOR

CITY OF SAN DIEGO,
a municipal corporation

By:
Name: ._------------
Title:. _

flFFYLUBE

flFFY LUBE INTERNATIONAL,
OF MARYLAND, INC.
a Maryland corporation

By: ...a--~O.;6
Name:,_-=Gr;::;:egory4!Wk=o=-=-'---='-=o..-...::::=sse=::..;t::,.:t=--_
Title:_----=-v=.ic=.;e=--=P-=r-=e=s=.id=.en=.:;t=-- _

TENANT:

By:
, Richard 1. Hynan

r:\pennzoilldocslmem-Is.doc
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IN WITNESS WHEREOF;2 the undersigned parties have each caused this Memorandum of

Lease to be executed as of the 4th day of April , 1998. '

LESSOR

CITY OF SAN DIEGO,
a municipal corporation

By:
Name:-------------Title:, -..,.- _

JIFFY LUBE

JIFFY LUBE INTERNATIONAL,
OF MARYLAND, INC.
a Maryland corporation

~:'e:~~s~~ ~
Title: Vice President

TENANT:

By:

r:lpennzoilldocslmem-Is.doc
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Exhibit "A"

Legal Description

'!hat IXlrtien of Lot 103 of La I-Bsa Co1C1lY,in the City of La Mesa, in the
c.oonty of san Diego, State of california, acx:::ordi.N;J to Map trereof fib. 346,
filed in the Office of the OJunty Recorder of san Diego County, desc::ribed as
follows:

Beginning at the IXlint of interseetien of the ~ter1y 1100 of said Lot
103 with the ~ly line of the SCoth.Yesterly233.10 feet of said I.ot
103, said SoJthwester1y 223.10 feet bei.rg rreasured at right angles to th3
Southiesterly line of said lot; said p:>int also beinJ th3 rrost westerly correr
of land described in deed to Horace E. M= Gilx::ney,et we, xa:orded March V,
1946 as File/Page fib. 3331 of Official ~, tre.ri::e alcng the SoJth..ester1y
1100 of said M= Gil::x:rley's land SoJth 59°46'41" East 42.41 feet to Point "X";
therOe cx:ntinuirg alcng said ~ly line SCoth 59°46'41" East 122.49
feet to a IXlint en the arc of a 949.00 foot radius o.u:ve, cac:ave SoJtOOaster1y
fran which a radial line t:ears South 32°07'17" East; t!'erlce l'brtheaster1yalcng
the arc of said o.u:ve, through a central an;]le of 14"47'29" for a distarx:e of
244.98 feet to the ~ly line of said M= Gilx::neyland; tteoe alcn:J. .
said l'br'theasterly line ~ 59°46'41" west 133.03 feet alcng a line which is·
parallel with am 423.10 feet 1'brtheaster1y of the SCothwesterly 1100 of said
Lot 103, said 423.10 feet bei.r9 aeasured at right an;]les to said SoJth..esterly
line, to a IXlint en the arc of a 1051.00 foot radius a.u:ve, cacave
SOUt.reasterly, fran which a radiall1ne bears SoJth 22°13'50" East and th3 True
Point of 8eginn.1rg: then:a SoJthwesterlyalcrg the arc of said curve, t:hrc::ogh a
central an;]le of 11°sa:59" for a dist.aroe of 219.81 feet to the begirlnirg of a
reverse 25.00 foot radius curve, a::n::ave Northerly: tren:::e westerly alcrg the
arc qf said a.u:ve, through a central an;]le of 46"45'04" for a di.st:ar'lce of 20.40

. feet to Point "X" atove: theu:s alcng the sarthwest:erly line of said M=
Gil::x::oeY's land 1'brth 59"46 I41" West 15.20 feet rrore or less, to a IXlint en said
line distant t:he.rec::n South 59"46' 41" East V.71 feet fran tte rrost westerly
c:omer of said land, being a IXlint en the arc of a 25.00 foot radius a.u:ve,
a:n::ave Easterly fran which a radial line bears 1'brth 47"56' 23" East; tieoe
~ly alcng the arc of said curve, thra.Jgh a central angle of 71· 49' 56" for
a distar£le of 31.34 feet; therx::e 1'brth 60"13'41" west 10.00 feet to a IXlint en
the flbrt:b;esterly line of said Lot 103; then::e alcng said flbrtb;esterly line,
l'brth 29°46'19" East 176.46 feet to th3 N::lrtl'easterly line of said M:: Gilx::ney's
land, therce alcn:J said tbrtheaster1y line SCoth 59·46'41" East to the True .
Point of Beqinn.1rg.
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to be the perso~ whose nam~subscrib~ the
within instrument and ~~k~).9ltiJ.~d~edto me tha~~hey-
executed the ~~in ~ authorized capaclty~,
and that b~r slgnatur~ on the instrument the
personJ8'f,or the entity upon behalf of which the perso~
acted, executed the instrument.

WITNESS my hand and official seal.

f;-A~
Signature of Notary Public

h the information below is not required by law, it may prove valuable to persons relying on the document and could preve
fraudulent removal and reallachment of this form to another document.

Document Date: ~"'<::""""--------::>'"""_---- Number of Pages: _

Capacity(ies) Claimed by Signer(s

Signer(s) Other Than Named Above: ---"""'=c-7'''-------------------_

Signer's Name: -------7L----

I'
I,

o Individual
o Corporate Officer
litle( s):~=-:--:--:-:--:-:z'-::----:-----o Partner - 0 Limited

o Attorney-in-Fact
o Trustee
o Guardian or C
o Other: Top of thumb here

o Individual
o Corporate 0
litle(s): _=-:--:--:~-=-=-_--:- _

o Partner - 0 Limite
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other:

Signer Is Representing:

C 1996 National Notary Association· 8236 Bemmet Ave., P.O. Box 7184· Canoga Park, CA 91309-7184 Prod. No. 5907 Reorder: Call ToU-Free 1-8OO-S76-6827

\
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: State of TEXAS . ~

1 .1
1 County of HARRI S '1

: On Ap/tJ..t 24, 1998 before me, lame)., E. Camac.ho, No:ta/tu Pubt-<.c. 1

Dale Name and Title01Officer(e.g.. "Jane Doe, NotaryPUblic")
I·

I·
I·

I·
I,
I,

I,

f
I,

I,
I
I,

I
I,
I,
I

(,

~.

I

I
I,
I
I
I

(,

I'
I

personally appeared ----'Gu.'-'h-"e-!:gj-Ja.Lh"--':l'J'---'11-'---:-"B""a'-'6'-'6"'-'<.eA.t.At==~==_---------- _
Name(s) of Signer(s)

£J personally known to me
o proved to me on the basis of satisfactory evidence

to be the person(s) whose name(s) is/are subscribed to the
within instrument and acknowledged to me that he/she/they
executed the same in his/her/their authorized capacity(ies),
and that by his/her/their signature(s) on the instrument the
person(s), or the entity upon behalf of which the person(s)
acted, executed the instrument.

I
I
I

WITNESS my hand and official seal.

~----,z'=-=.-~a-G-!!~~~d.~2"'C:""'-"'~"""----__
~ Signature of Notary Public

------------ OPTIONAL ------------
Though the information below is not required by law, it may prove valuable to persons relying on the document and could prevent

fraudulent removal and reattachment of this form to another document.

Description of Attached Document

Title or Type of Document: _

Document Date: Number of Pages: _

Signer(s) Other Than Named Above: _

Capacity(ies) Claimed by Signer(s)

Signer's Name: _ Signer's Name: _

o Individual
o Corporate Officer
Title(s): _=-":-~--=--~---_o Partner - 0 Limited 0 General

o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other: Top of thumb here

o Individual
o Corporate Officer

Title(s): ~---_
o Partner - 0 Limited 0 General
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other: Top of thumb here

-.
Reorder: Call Tell-Free 1·800-876-6827

Signer Is Representing: Signer Is Representing:

C 1996 National Notary Association· 8236 Remmet Ave.. P.O. Box 7184· Canoga Park, CA 91309-7184 Prod. No. 5907



County of

On __ ------'ij.c-"_,;J--;;£!:::-_9_r before me, _~.:.....:%_~_.--;:-:-::-:-:---:-=::cIi----;-;;-v=L-::-/~k:::_:_0~==;::;__--
Dale Name and Tille 01 Officer (e.g., "Jane Doe, Notary Public")

personally appeared -'-~----"~'___'_Yti.-=~_....J.__;;::.='If:::;Cm=':_'I'I.7:;k),__----------
Name(s) of Signer(s}

~ersonally known to me
o proved to me on the basis of satisfactory evidence

THOMAS CHOW LING I
to be the person~hose name~re subscribed to the
within instrument and acknowledged to me tha@he/they
executed the same ir(fii§Jher/their authorized capacity(i~,
and that b~er/their signature(~on the instrument the
person~ or the entity upon behalf of which the person~
acted, 6xecuted the instrument.

WITNESS my hand and official seal.

;;~~
------------ OPTIONAL ------------

Though the information below is not required by law, it may prove valuable to persons relying on the document and could prevent
fraudulent removal and reattachment of this form to another document.

Description of Attached Document

Title or Type of Document: _----L/J1.~~=.....'---',o'-'~'_'_'_- _~="-_----,07~_=-------=L=cmo::.:.:>,,,,-=c,_,_ _

Document Date: ~-'---___'Z----=g-_-___'9'--'-Y Number of Pages: ------'g'--- __
Signer(s) Other Than Named Above: __ <--p_O/V__ e _

I

f'

Capacity(ies) Claimed by Signer(s)

Signer's Name: _ Signer's Name: _

o Individual
o Corporate Officer .
Title(s): _=-:-_~ _

o Partner - 0 Limited 0 General
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other:

o Individual
o Corporate Officer
Title(s): ----:- _

o Partner - 0 Limited 0 General
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other:

•
Top of thumb here Top of thumb here

Signer Is Representing: Signer Is Representing:

I ..
~

Reorder. Call Toll-Free 1·800-876·6827
-

C 1996 National Notary Association- 8236 RemmetAve., P.O. Box 7184· Canoga Par1<,CA 91309-7184 Prod. No. 5907
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LANDLORD'S CONSENT

Recording Requested By and
When Recorded Mail to:

CITICORP NORTH AMERICA, INC.,
as Investor Agent for Pennzoil Lube Center Acceptance Corporation
2600 Michelson Drive, Suite 1200
Irvine, California 92612
Attention: Joannie Fu
5540 Lake Murray Blvd.
LaMesa, CA
San Diego County
(Prime Lease)-----------------(Sp~eabovetWsTIneforRecor&?sDs~------------------

LANDLORD'S CONSENT

This Landlord's Consent ("Agreement") dated April 2, 1998 is made by the undersigned,
the CITY OF SAN DIEGO, a municipal corporation ("Landlord"), JIFFY LUBE
INTERNATIONAL OF MARYLAND, INC., a Maryland corporation ("JLI Maryland") and
RICHARD HYNAN in favor of PENNZOIL LUBE CENTER ACCEPTANCE
CORPORATION, a Nevada corporation ("Lender").

RECITALS

• WHEREAS, Landlord is the fee owner of the certain real property commonly known as
5540 Lake Murray Boulevard, La Mesa, CA, legally described in Exhibit "A" attached hereto,
(hereinafter the "Premises").

WHEREAS, Landlord and LA MESA COMMERCIAL CENTER, a California general
partnership, (hereinafter "LA MESA COMMERCIAL CENTER") entered into a written lease of
the Premises dated August 14, 1978 (hereinafter, "First Lease") whereunder and whereby
Landlord did lease, rent and demise the Premises unto LA MESA COMMERCIAL CENTER.

WHEREAS, Landlord and LA MESA COMMERCIAL CENTER, a California general
partnership and JLI Maryland entered into an Assignment of Lease dated August 3, 1987
whereunder and whereby LA MESA COMMERCIAL CENTER did assign all of its right, title
and interest in and to the First Lease and the Premises to JLI MARYLAND.

IIf510540 1\share 110&llpennzoillpipel inelhynan-5thmodllanlrd-city5d.doc
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WHEREAS, ILl Maryland. as landlord. and AZTEC LUBRICANTS, INC ..•(hereinafter

"Aztec" referred to as "Assignor") entered into a Franchisee Lease (hereinafter "Franchisee
Lease") dated August 11, 19<)4 whereunder and whereby JLl MARYLAND did lease, rent and
demise unto Aztec the Premises.

WHEREAS. Aztec and RICHARD HYNAN, (hereinafter referred to as "Tenant") entered
into an Assignment of Lease dated April __ ' 1998 whereunder and whereby Aztec did assign
all of its right, title and interest in and to the Premises to RICHARD J. IIYNJ\N

WHEREAS. Tenant has entered into financing arrangements with Lender and, as a
condition to Lender's loan to Tenant. Lender requires liens on all of Tenant's property including,
without limitation, trade fixtures, equipment, inventory and operating licenses and permits now
or at any time hereafter located on or used in connection with the Premises (collectively, the
"Collateral "),

NOW. THEREFORE, in order to induce Lender to make such loan and for other good
and valuable consideration, the receipt and sufficiency of which arc hereby acknowledged. each
of the aforementioned parties, for itself and itself only, agrees as follows:

1. Landlord and JLI MARYLAND each individually represents that (i) he or it holds and
interest in the Premises as set forth above, (ii) he or its interest in the Premises is in full force and
effect and has not been amended, supplemented or modified except as set forth above, and (iii) to
the best of his or its knowledge, there are currently no defaults under any agreements to which he
or it is a party.

2. Landlord and JLl MARYLAND each individually consents to the execution and performance
by Tenant of a mortgage or deed of trust in favor of Lender of Tenant's interest in the Franchise
Lease and acknowledges Lender's security agreement in favor of Lender on the other Collateral
(collectively, the "Security Documents"), and agrees that the execution and performance of the
Security Documents by Tenant and Lender will not constitute a breach of, or default under any
(II' the agreements mentioned in the Recitals above (hereinafter the "Agreements") to which he or
it is a party.

3. Landlord and JLl MAR YLAND each individually represents that he or it will not assert
against any of the Collateral any statutory. consensual or other liens, all of which he or it hereby
waives.

4. Landlord and JLl MARYLAND each individually agrees that none of the Collaterallocatcd
on the Premises. notwithstanding the manner in which any of the Collateral may be affixed to the
Premises. shall be deemed to be fixtures or constitute part of the Premises.

5. Landlord and JLI MARYLAND each individually agrees to notify Lender in writing upon
the occurrence of any default under any of the aforementioned Agreements to which he or it is a
party. and grants Lender the right to cure such default within the same number of days after such
notice that the Tenant or assignee with respect to such Agreement has to cure such default under

I:II,&: llpcnnloi lip; pc I;nclh)'lll n- 5tJ .medll allird -c ilysd, doc
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•
he applicable Agreement, before the lessor, sublessor or assignor exercises any of his or its
remedies under the applicable Agreement. If the applicable Agreement provides no cure period
or the default by its nature cannot be cured, Landlord and JLI MARYLAND each and
individually agrees not to terminate the applicable Agreement until thirty 30 days after Lender's
receipt of such notice, so long as agreeing party continues to receive rent and other amounts due
under the applicable Agreement.

6. If Tenant defaults on its obligations to Lender and as a result Lender undertakes to enforce its
security interest in the Collateral, Landlord and the Jiffy Lube Entities each individually will
permit Lender and its agents to enter upon and remain on the Premises to remove or otherwise
dispose of the Collateral, provided (i) JLI MARYLAND receives when due the rental and other
amounts due under the Sublease for the period of time Lender uses the Premises and (ii) any
damages to the Premises caused by removal of the Collateral are repaired.

7. If the Lease or Franchise Lease shall terminate as a result of the rejection of same in a
bankruptcy proceeding, the lessor or sublessor party pursuant to said Lease or Franchise Lease,
as applicable, shall give Lender prompt written notice thereof and upon request by Lender, shall
enter into a new lease of the Premises with Lender, or its designee, which new lease shall be
effective as of the date of termination of the Franchise Lease and shall be on substantially the
same terms and conditions as the Franchise Lease.

8. Landlord and JLI MARYLAND each individually agrees that Lender or Tenant may assign or
sublet the Premises to any entity with the consent of JLI MARYLAND (if such consent is
required under the Franchise), will not be unreasonably conditioned, withheld or delayed.
Landlord and JLI MARYLAND each individually acknowledges and agrees that the Premises
may be closed for the period of time necessary to make alterations to or otherwise adapt the
Premises to its intended use:

9. Ally notice(s) required or desired to be given hereunder to Lender shall be directed to
CITICORP NORTH AMERICA, INC., as Agent for Lender at 2600 Michelson Drive, Suite
1200, Irvine, California 92612, to the attention of Paul Schmidhauser, Counsel, and shall be sent
by a regularly scheduled overnight delivery carrier with delivery fees prepaid.

10. The agreements contained herein may not be modified or terminated orally and shall be
binding upon Landlord and the JLI MARYLAND each individually and each of its successors
and assigns and shall inure to the benefit of Lender and its successors and assigns.

11. The agreements contained herein shall continue in full force and effect, until Tenants'
obligations and liabilities are paid and satisfied in full and all financing arrangements between
Lender and Tenant have been terminated.

12. THIS AGREEMENT SHALL NOT IMPAIR OR OTHERWISE AFFECT TENANT'S
OBLIGATIONS TO PAY RENT AND ANY OTHER SUMS PAYABLE BY TENANT
PURSUANT TO THE TERMS OF THE FRANCHISE LEASE.

IIf510540 1\share 110&llpennzoil\pipel ine\hynan- Sthmodilanlrd-citysd.doc
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• •
This Agreement may be executed in any number of counterparts, and by different parties hereto
in separate counterparts, each of which when so executed and delivered shallbe deemed an
original, but all such counterparts taken together shall constitute but one and the same
instrument.

:lGC;~ !}. ( c ~.
Executed and delivered as of the.L_ day o~~ 7Jv~ , 1998, at ~-v '.:. )"-,,

LANDLORD: TENANT:

CITY OF SAN DIEGO,
a municipal corporation

RICHARD HYNAN

JIFFY LUBE INTERNATIONAL OF
MARYLAND, INC.
a Maryland corporation

By: _
Name: -------~----Title: _

Approved as to form and legality

this __~_~day Of_~H-.,._--, 19_t~
CASEY G\V1Ni".j:Crty Attorney

By.~~(.5 c'-
Deputy City ;k':;;j

...... ;...":; ", ... ".~...:.". ."

Address:
700 Milam Street
Houston, TX 77002
Attention Vice President - Legal
Telecopies: 713/546-6405

1:\o&l\pennzoil\pipeline\hynan-Sthmod\lanlrd-citysd,doc -.
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• •This Agreement may be executed in any number of counterparts, and by different parties hereto
in separate counterparts, each of which when so executed and delivered shall be deemed an
original, but all such counterparts taken together shall constitute but one and the same
instrument.

Executed and delivered as of the 24th day of April , 1998, at _H,-"o::.;u=s,,-,to=n~ _
Texas

LANDLORD: TENANT:

CITY OF SAN DIEGO, RICHARD HYNAN
a municipal corporation

By: BY:-dJ.~~~~~~~
Name: ------------Title: _

JIFFY LUBE INTERNATIONAL OF
, MARYLAND, INC.

a Maryland corporation

By, ;~L)6=
Name: e;gory ssett
Title: VIeePreSiIlt ,

Address:
700 Milam Street
Houston, TX 77002
Attention Vice President - Legal
Telecopies: 713/546-6405

\\f510540 1\share 1\0&I\pennzoil\pipeline\hynan-Sthmod\lanlrd-city5d.doc
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• •
This Agreement may be executed in any number of counterparts, and by different parties hereto
in separate counterparts, each of which when so executed and delivered shallbe deemed an
original, but all such counterparts taken together shall constitute but one and the same .
instrument.

Executed and delivered as of the 24th day of April
Texas

, 1998, at ~H""o.:=.us",-to"""",n-,---- _

LANDLORD: TENANT:

CITY OF SAN DIEGO,
a municipal corporation

RICHARD HYNAN

By: _
Name: ------------Title: _

BY:,~_:____:_:::__----
Richard Hynan

JIFFY LUBE INTERNATIONAL OF
MARYLAND, INC.
a Maryland corporation

By: ....-f...<¥:.~~~~~~~~:::::;::::~
Name: --;;-~----;:::-"--;\;:~-:---;- _
Title: _

Address:
700 Milam Street
Houston, TX 77002
Attention Vice President - Legal
Telecopies: 713/546-6405

\\f5105401\share I\o&l\pennzoil\pipel ine\hynan-5thmod\lanlrd-city5d.doc
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• •
SCHEDULE A

DESCRIPTION OF PREMISES

'!hat p::lrtien of lot 103 of I.a Masa Co100y, in the City of I.a Masa, in the
County of san DiegJ, State of california, ao::ording to M3p thereof No. 346,
filed in the Office of the Cb.Jnty ~der of san DiegJ CC:onty, described as
follows:

Begi.nni.NJ at the point of intersecticn of the ~terly 1ioo of said lot
103 with the l'brtheasterly lina of the SoutB.esterly 233.10 feet of said lot
103, said Southwesterly 223.10 feet t:ei.rg lll:!aSUredat right angles to the
Soutta..esterly 1ina of said lot; said point also be.inJ the roost ~ly corner
of lard des::ribed in deed to Horace E. t-C Gil:xrey, et we, reo::u:ded Mardl '2:1,
1946 as File/Page No. 3331 of Official la:ords, tOOrca alcrg the Soutr&¥ester11
line of said t-C Gil:x:I1ey' s lard South 59·46' 41" East 42.41 feet to R)int "X";
then::s cx::ntinJ..ll.nJ alcrg said ~ly 1ioo South 59·46'41" East 122.49
feet to a point en the are of a 949.00 foot radius curve, o:l&:ave South:lasterly
fran which a radial line bears South 32·07'17" East; thetca ~ly aloog
the are of said a.u:ve, through a o=ntral angle of 14·47'29" for a distarce of .
244.98 feet to the Nor'tOOasterly lioo of said t-C Gil:xrey lard; thetca aloog .
said Nor'tOOasterly line tbrth 59·46'41" West 133.03 feet alcrg a line which is.
parallel with ard 423.10 feet Northeasterly of the Southwesterly lioo of said
Lot 103, said 423.10 feet being neasured at right angles to said Soutr&¥esterly
line, to a point en the are of a 1051.00 foot radius 0JrVe, ccu::ave
Southeasterly, fran which a radial line bears South 22·13'50" East ard the True
Point of 8eginnirg; thE!nc:B Soutb.1esterly alcrg the are of said 0JrVe, through a
central angle of 11·58' 59" for a distance of 219.81 feet to the beginning of a
reverse 25.00 foot radius curve, exxcave Nortl-erly; tOOrca W=sterly alcrg the
arc of said 0JrVe, through a O3I'ltral argle of 46·45'04" for a distarce of 20.40
feet to R)int "X" above; thetca alcrg the Sart:hwesterly lina of said t-C
G1..I:x:n:¥'slard North 59·46'41" West 15.20 feet aore or less, to a point en said
line distant therecn South 59·46'41" East '2:1.71feet fran the roost W=sterly
comer of said lard, being a pIDlt en the are of a 25.00 foot radius a.u:ve,
c:x::n::ave Easterly fran which a radial line bears tbrth 47· 56'23" East; thetca
N::xtherly aloog the are of said curve, t:hra.gh a O3I'ltral angle of 71- 49'56" for
a distance of 31.34 feet; therx:a North 60·13'41" West· 10.00 feet to a point en
the Nor-tho.esterly line of said lot 103; therca alcrg said ~ly line, .
Jlbrth 29-46'19" East 176.46 feet to the l-brtheasterly lina of said't-C Gil:xrey's
lard, tharca alaq said Northeasterly lioo South 59·46'41" East to the True
Point of 8eqinnirg.

Common Address: 5540 Lake Murray Blvd., La Mesa, CA

1\f510540l\share Ilo&tlpennzoillpipel inelhynan-Sthmodllanlrd-city5d.doc
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CA"LlFORNIA ALL.PURP~ ACKNOWLEDGMENT •
'X':?V'rv-rv-rv-~&f:..~~R;<XX:~'{x&5'~~«.i;XXXXX.&S"&<X5(C"'XX5<';{;j<X:X:-tX';c<XXXXXXXX>Q£~~,e<X:X:.{X,c<xx:-Q:,,_"<:'~r"''''''-'''''-'-''''''''''' - -. @
1 State of TEXAS ~
1 K$
1 County of H ARRIS @: IOn ArJtLt 24. 1998 before me, 1ame~ E. Camacho. No:taJtlj PubLic I

Dale Name and Tille 01Officer(e.g.. "JaneDoe, NotaryPublic") '.

personally appeared r-JtegoJtlj r. Pa~~e:t:t ~
Name(s) of Signer(s) rs!

Ql personally known to me
o proved to me on the basis of satisfactory evidence

to be the person(s) whose name(s) is/are subscribed to the
within instrument and acknowledged to me that he/she/they
executed the same in his/her/their authorized capacity(ies),
and that by his/her/their signature(s) on the instrument the
person(s), or the entity upon behalf of which the person(s)
acted, executed the instrument.

WITNESS my hand and official seal.

I, Title or Type of Document: _
I'

[

[,

I
I
,I

,I

1

,I

Though the information below is not required by law, it may prove valuable to persons relying on the document and could prevent
fraudulent removal and reattachment of this form to another document, ' ,I

Description of Attached Document

Document Date: Number of Pages: _

Capacity(ies) Claimed bySigner(s)

Signer(s) Other Than Named Above: _

Signer's Name: _

o Individual
o Corporate Officer
Title( s): _=-:---:--:::--::-=:-=-_--:- _

o Partner - 0 Limited 0 General
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other: Top of thumb here

Signer Is Representing:

Signer's Name: _

o Individual
o Corporate Officer

Title( s): ~=-:---:--:--:-=-=-_----;- _
o Partner - 0 Limited 0 General
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other: Top of thumb here

Signer Is Representing:

-,
Reorder. Call Toll-Free 1-80o-87~82701996 National Notary Association· 8236 Remmel Ave., P.O. Box 7184· Canoga Park, CA 91309-7184 Prod. No. 5907
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Store No. 831

-,
ASSIGNMENT AND ASSUMPTION AGREEMENT

This Assignment and Assumption Agreement made this __ day of March, 1998
by and between AZTEC LUBRICANTS INC., a California Corporation, ROBERT J.
MEHALL AND KATHLEEN T. MEHALL, (hereinafter referred to jointly and
severally as "Assignor"), RICHARD HYNAN, an individual, (hereinafter referred to as
"Assignee") and JIFFY LUBE INTERNATIONL OF MARYLAND, INC., a Maryland
corporation (hereinafter referred to as "Landlord").

Whereas, Assignor entered into a Sublease with Landlord, dated August 31, 1994
(hereinafter collectively referred to as the "Lease") for certain real estate and
improvements known as 5540 Lake Murray, La Mesa, CA and more particularly
described therein. .

Whereas, Assignor desires to assign all of its rights, title and interest in said
Sublease to Assignee;

Whereas, Assignee desires to accept such assignment in accordance with the terms
of this Agreement; and

Now, therefore, in consideration of the mutual promises contained herein, other
good and valuable consideration passing between the parties, the receipt and sufficiency of
which is hereby acknowledged, the parties hereto, intending to be legally bound, covenant
and agree as follows:

1. Assignor hereby assigns to Assignee all of Assignor's right, title and
interest to the Sublease, which is attached hereto as Exhibit B and made a part hereof

2. Assignee hereby accepts the assignment of said Sublease and agrees to
abide by all of the terms and conditions of said Sublease, binding upon the Lessee.

3. Landlord joins herein to consent to the covenants and agreements
contained herein.

4. The parties hereto acknowledge that Landlord's consent to this Assignment
is not an approval of any subsequent assignments of the Sublease or subletting of the
Leased Premises by Assignee.

IN WITNESS WHEREOF, the parties have set their hands and seals as of the
date first above mentioned.



•

•
WITNESS: ASSIGNOR:

AZTEC LUBRICANTS, INC.

By:. _
Robert 1. Mehall

ROBERT J. MEHALL

By:_---:---:--:-:- _
Robert 1. Mehall

KATHLEEN T. MEHALL

By:, _
Kathleen T. Mehall

WITNESS: ASSIGNEE:
RICHARD HYNAN

By: _

WITNESS: LANDLORD:
JIFFY LUBE INTERNATIONAL
OF MARYLAND

By: _
Greogory D. Bassett

831ASSUM3/17/98

..
. jiffylube-"" .
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THIS LEASE made and entered into this _I _ day of , .1224 by and between
JIFFY LUBE INTERNATIONAL OF MARYLAND INC., a Maryland corporation with
offices at 700 Milam Street, Houston, Texas 77002 (hereinafter called "Landlord") and
AZTEC LUBRICANTS, INC., a California corporation, with offices at 5540 Lake Murray
Blvd., La Mesa, California (hereinafter called "Tenant").

WITNESSETH:

In consideration of the covenants and promises contained herein and other good and
valuable consideration, the receipt and sufficiency of which is hereby acknowledged, it is agreed
by the parties hereto as follows:

I. PREMISES:

(a) Landlord hereby leases to Tenant and Tenant hereby leases from Landlord all
that property generally described as 5540 Lake Murray, and lying and being situated in the City,
Borough or Township of La Mesa, State of California, more particularly described on Exhibit
"A" attached hereto, together with the buildings and improvements ~reon or to be erected
(hereinafter collectively referred to as the "Premises"), for the term and upon the conditions
hereinafter set forth.

(b) On or about the date of this Lease, Tenant has entered a Franchise Agreement
(the "Franchise Agreement") with Jiffy Lube International, Inc., pursuant to which the Tenant is
authorized to operate a Jiffy Lube Service Center at the Premises. In the event of any conflict
between the terms of this Lease and the terms of the Franchise Agreement, the Franchise
Agreement shall control.

2. LANDLORD'S IMPROVEMENTS:

Intentionally deleted.
,

3. ACCEPTANCE OF THE IMPROVEMENTS:

By Tenant's occupation of the Premises and opening for business thereon, Tenant has
accepted the Improvements.

4. TERM- COMMENCEMENT OF TERM; OBLIGATIONS PRIOR TO
COMMENCEMENT OF TERM

Term and Commencement: The term of this lease shall commence upon September 1,
1994, and shall expire fifteen (15) years thereafter or on the earlier termination of the Franchise
Agreement or the Prime Lease, if any (the "Original Term"). ,/
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Provided Tenant is not then in default under this Lease (and this Lease is otherwise in
full force and effect) or under any Franchise Agreement or Area Development Agreement with
Jiffy Lube International, Inc., then Tenant shall have the option to extend the term of this Lease
for two (2) additional five (5) year periods (the "Additional Term") on the same terms and
conditions as set forth in this Lease. The Additional Term shall be for a period of time equal to
the lesser of (i) the term of the Franchise Agreement; or (ii) the term of the Prime Lease, if any.
If Tenant elects extend the term of this Lease, the Tenant shall give to Landlord notice of
Tenant's intention not less than six (6)'months prior to the end of the Original Term of this
Lease.

Unless otherwise indicated, all references herein to the "term of this Lease" include both
the Original Term and the Additional Term.

5. RENT:

(a) Tenant shall pay as Rent hereunder an' annual Minimum Rent equal to Eighty
Four Thousand and No/IOODollars, payable in equal monthly installments of $7,00000'

(b) Minimum Rent Adjustment
,.

The monthly Minimum Rent and annual Minimum Rent shall' each,be increased by nine
percent (9%) on the third (3rd) anniversary of the Commencement Date and thereafter on each
succeeding third (3rd) anniversary of the Commencement Date through the term of this Lease..'"

For the purpose of this Lease, the term "Lease Year" shall mean twelve month period
commencing upon the date of the commencement of the term of this Lease and each succeeding
twelve month period.

-'. -
(c) Accord and Satisfaction: No payment by Tenant or receipt by Landlord of a

lesser amount than the rent herein stipulated shall be deemed to be other than on account of the
earliest rent then due, nor shall any endorsement or statement on any 'check or any letter
accompanying any check or payment as rent be deemed an accord and satisfaction. Landlord
may accept such check or payment without prejudice to Landlord's right to recover the balance
of such rent or pursue any other remedy provided for in this Lease, or at law:

\

(d) Late Charges: In the event Tenant fails to pay any portion of the Minimum Rent
or percentage Rent (including any additional rental due hereunder) on the date due, or within
five (5) days thereafter, a late charge of two (2%) percent (or the highest rate permitted by law)
per month of the delinquent rental shall be added to said rental and paid to Landlord together
therewith. '

(e) Net Rental; No Abatement of Rent: The rental due Landlord under this Lease is
a net rent. The net rent shall be absolutely net to the Landlord, so that the Lease shall yield net
to Landlord the specified net rental in each month and year during the term of this Lease, and
each and every item of expense of every kind and nature whatsoever for the payment of which
Landlord is, shall or may become liable by reasons of its estate or interest in the Premises or any
rights or interest of Landlord in or under this Lease (except for any federal or state income;axes
payable by Landlord and payments of indebtedness secured by liens on the Premises), or by
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reason of or in any manner connected with or arising from the ownership, leasing, or building, or
use of the Premises or any building or improvements thereon, shall be borne by Tenant.

(f) Security Deposit: Tenant has paid to Landlord $5,000 00 to be held by Landlord
as security for performance by Tenant of all obligations imposed on' Tenant hereunder. If
Tenant shall perform all such obligations, said sum shall be refunded to Tenant at the
termination of this Lease, without interest. If Tenant shall default in any such obligation,
Landlord, in addition to any other remedies it may have, shall be entitled to apply such sum
toward Landlord's damages.

6. PAYMENT OF TAXES, FEES, ASSESSMENTS AND IITILITIES:

(a) . Payment of Taxes, Fees and Assessments: Tenant shall pay, prior to delinquency,
pursuant to bills procured and timely submitted to Tenant by Landlord, or sent directly to Tenant
by any federal, state or municipal governmental authority, all property taxes, Franchise fees,
permits and assessments levied or imposed against the Premises or measured by the rent payable
hereunder from and after Tenant's acceptance of the Improvements or occupancy of the
Premises, whichever shall occur first, and any such taxes, fees, permits and assessments shall be
prorated, where applicable, between Landlord and Tenant to reflect the effective date of the
commencement of this obligation by Tenant. Tenant will exhibit receipts evidencing payment of
any such taxes, fees or assessments to Landlord promptly upon payment thereof. Tenant may, at
its expense, contest any such taxes, fees and assessment, in the name of Eandlord if necessary.
In such event, however, Tenant shall indemnify Landlord against any costs, penalties or
attorneys' fees incurred by or asserted against Landlord by virtue thereof. IfTenant fails to pay
any taxes, fees or assessments when due, Landlord may pay the same under the provisions of
Paragraph 23.

(b) Payment of Utilities: Tenant shall pay for all water, gas, sewer, electric and all
other utilities serving the Premises. .' .-

7. AUTHORIZED USES:

Tenant shall use the Premises for the following purposes, and for no other purposes
whatsoever, without the prior written consent of Landlord: those purposes ..expressly authorized
by the Franchise Agreement between JiffyLube International, Inc., and Tenant, pertaining to the
Jiffy Lube Service Center at the Premises. \

8. . COMPLIANCE WITH LAWS, LICENSES AND PERMITS:

(a) Compliance with Laws: Tenant shall not use, or permit any person to use, the
Premises or any part thereof for any use or purpose in violation of federal, state or local law,
including, but not limited to, present and future ordinances or other regulations of any
municipality in which the Premises are situated, and Tenant agrees, if, during the term of this
Lease new laws and regulations be imposed, Tenant will, at the sole cost and expense of Tenant,
make alterations or improvements in or to the Premises which may be required by any federal,
state or local law, or by any municipal ordinance, or regulation applicable thereto. Tenant shall
also comply with all orders, directives, rules and regulations of all governmental bodies, bureaus
and offices having jurisdiction over Tenant or the Premises. Landlord makes no warrantjes or
representations as to the state of such ordinances, rules and regulations, and 'tenant
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'acknowledges that he has independently investigated same and represents that he will comply
therewith.

(b) Franchises arid Permits: Tenant shall procure and maintain at Tenant's own
expense and responsibility all Franchises, permits or inspection certificates required by any
governmental authority respecting Tenant's use of the Premises or the operation of Tenant's
business thereon. Tenant may contest any such law, ordinance or regulation, and if required,
may join Landlord's name in any such contest, In such event, however, Tenant shall indemnify
Landlord against any costs, penalties or attorneys' fees incurred by or asserted against Landlord
by virtue thereof.

(c) Occupancy: Tenant will not at any time use or occupy the Premises in violation
of the certificate of occupancy issued for the Premises.

9. HABIT,ITY INSURANCE' EMPLOYER'S INSURANCE AND INDEMNITY

(a) General Liability Insurance: Tenant shall, during the entire term of this Lease, at
Tenant's own expense, keep in force by advance payment of premiums, public liability insurance
in an amount not less than $3,000,000 for combined single limit bodily injury and property
damage, insuring Tenant, Landlord and any Mortgagee of Landlord against any liability that
may accrue against them or any of them on account of any occurrence in or about the Premises
during the term of this Lease or in consequence of Tenant's occupancy th-ereofand resulting in
personal injury, death or property damage. All policies of insurance~.as aforesaid, shall provide
that they cannot be canceled, terminated, or amended without thirty gO) days prior written
notice to Landlord and Tenant and any Mortgagee of Landlord. . •.

(b) Employer's Liability Insurance: Tenant shall, during the entire term of this Lease,
at Tenant's own expense, pay for and maintain employer's liability insurance ($100,000
minimum limit) and workmen's compensation insurance, as prescribed-by the law of the state in
which the Premises are located.

(c) Indemnity: Tenant agrees to indemnify and save harmless Landlord from and
against all claims of whatever nature arising from (i) any act, omission or negligence of Tenant,
or Tenant's contractors, agents, servants or employees, or (ii) arising from any accident, injury or
damage whatsoever caused to any person or to the property of any person occurring during the
term hereof in or about the Premises, where such accident, damage or injury results or is claimed
to have resulted from an act or omission on the part of Tenant or Tenant's undertakings in this
Lease. This indemnity and hold harmless agreement shall include indemnity against all costs,
expenses and liabilities in connection with any claim or proceeding brought thereon and the
defense thereof, including reasonable attorneys' fees. Tenants obligation to observe or perform
this covenant shall survive the expiration or other termination of this Lease.

\

(d) Special Definition for the Tenn Landlord: As used in Articles 9, 10 and
anywhere else expressly designated only, the term "Landlord" includes the Landlord, any
landlord of the Landlord and the owner of Landlord's property if applicable.

(e) Certificates of Insurance; Increase in Amount; Company:
Tenant shall furnish to Landlord, before Tenant may operate as a Jiffy Lube Service Center
copies of policies or certificates of insurance required by this Lease. The amounts 6f the
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insurance required pursuant to this Article 9 shall be increased from time to time as required by
Landlord in accordance with the insurance amounts customary from time to time for similar
properties.

All policies of insurance described in this Article 9 and Article 10 shalI be issued by a
company with a Best's Guide rating of "A" or better.

/

Tenant agrees, at its sole cost and expense, during the entire term of this Lease, to keep
the Premises, the Improvements, all other improvements, equipment and any supplies thereon
adequately insured by reliable companies "for full replacement value" whereby the insurer will
be obligated to pay full cost of repair or replacement as of the date of loss against damages
caused by fire, smoke, explosion and other risks covered by standard extended coverage
endorsements. Tenant shall also carry insurance against the risks of loss of rents and income
resulting from any such hazards, which policy must provide coverage for six months estimated
income from the Premises. All such policies shall name Landlord, and Landlord's mortgagee, if
required, as a co-insured, as their respective interests may appear. Such insurance may be
carried under a blanket-type policy issued to Tenant and all such insurance must provide that it
cannot be cancelIed, terminated, or amended without thirty (30) days prior written notice to
Landlord and Tenant Before Tenant may operate the Premises as a.Jiffy Lube Service Center,
Tenant wilI deliver to Landlord certificates evidencing the aforesaid insurance. The proceeds of
any loss claims collected by Landlord on such policy shalI be credited or payable by Landlord to
Tenant in reimbursement of any expenditures made on account thereof by Tenant pursuant to
Tenant's maintenance and repair obligations hereunder. ,~

11. MAINTENANCE:

Tenant wilI at all times during the term of this Lease keep the··Premises, appurtenances,
fixtures, installations and equipment attached and related thereto, including any parking area and
driveways, in good condition and repair, at Tenant's expense, and upon termination hereof, shall
surrender same in such good repair, reasonable wear and tear excepted. Tenant will keep all fire
extinguishers in the Premises filIed and in good condition at Tenant's own cost and expense.
Should any portion or all of the Premises be damaged or destroyed by fire, the elements or any
other cause, with or without fault on the part of Tenant, Tenant shalI promptly rebuild or replace
any such damaged or destroyed portions. Tenant will make all repairs at its sole cost expense,
both interior and exterior, structural or non-structural ordinary or extraordinary, and foreseen
and unforeseen. "Repairs" shall include all necessary rebuilding, replacements, renewals,
alterations, additions and betterments. AlI repairs made by Tenant shall be equal in quality and
class to the original work.

\

Tenant wilI also do or cause others to do all necessary shoring of foundations and walls
of any structure and every other act or thing for the safety and preservation thereof which may
be necessary by reason of any excavation or other building operation upon any adjoining
property, street, alley or passageway.

Except as otherwise specifically provided herein, damage to or destruction of any portion
of alI of the Premises, by fire, the elements or any other cause, with or without fault on t~e part
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of Tenant, shall not terminate this Lease or entitle Tenant to any abatement of or reduction in the
rent payable, or otherwise affect the respective obligations of the parties hereto.

12. REPAffi BY LANDLORD:

Landlord shall not be required to furnish any services or facilities to the Premises after
acceptance of the Improvements. Landlord shall have no obligation to repair, maintain, alter,
replace or modify the Premises or any part thereof, including but not limited to any plumbing,
heating, electrical, air conditioning or other mechanical installation therein. Tenant hereby
assumes the full and sole responsibility for the condition, operation, repair, rebuilding,
replacement, maintenance and management of the Premises.

13. RIGHT OF ENTRY BY LANDLORD:

Tenant shall permit inspection of the Premises during reasonable business hours by
Landlord or Landlord's agents or representatives for the purpose of ascertaining the condition of
the Premises. One Hundred Eighty (180) days priorto the expiration of this Lease, Landlord
may post suitable notice on the Premises that the same are "For Rent" and may show the
Premises to" prospective tenants at reasonable times. Landlord may not, however, thereby
unnecessarily interfere with the use of the Premises by Tenant

14. ALTERATIONS; FIXTIJRES; CQNDIDON ON TERMINATION:

(a) Alterations: Tenant, after receiving the written consent of Landlord, at Tenant's
sole cost and expense, in a good workmanlike manner, may make 'such alterations to the
Premises as Tenant may require for the conduct of its business without materially altering the
basic character of the buildings or improvements thereon, or weakening any structure on the
Premises. Any such alterations shall be subject to Landlord's inspection upon completion, and
Tenant agrees to make whatever changes or additions to such alterations as are requested by
Landlord. Tenant shall also have the right, with the written consent of Landlord, to erect, at
Tenant's sole cost and expense, such temporary partitions, including office partitions, as may be
necessary to facilitate the handling of Tenant's business and to install telephones and telephone
equipment and wiring, and electrical fixtures, additional lights and wiring and other trade
appliances. Tenant shall, before making any alterations, additions, installations or
improvements, at its expense, obtain all"permits, approvals and certificates required by any
governmental or quasi governmental bodies and (upon completion) certificates of final approval
thereof and shall deliver promptly duplicates of all such permits, approvals and certificates to
Landlord and Tenant agrees to carry and will cause Tenant's contractors and subcontractors to
carry such workmen's compensation, general liability, personal and property damage insurance
as Landlord may require.

\

(b) Fixtures: Any alterations or improvements to the Premises, including partitions,
all electrical fixtures, lights and wiring, shall become the property of Landlord at the expiration
or sooner termination of this Lease. Should Landlord request Tenant to remove all or any part
of the above mentioned items, however, Tenant, at its own expense, shall do so prior to the
expiration of this Lease and repair the Premises as described herein. At the expiration or sooner
termination of this Lease, Tenant shall be entitled to remove Tenant's personal property and
trade fixtures, provided that Tenant has complied with all its obligations under this Lea~ and'
repairs, in a good workmanlike manner, all damage done to the Premises by such removal.
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Nothing in this Article shall be construed to give Landlord title to or prevent Tenant's removal of
trade fixtures.

(c) Condition of Premises on Termination: Tenant agrees to surrender the Premises
at the expiration, or sooner termination, of this Lease in the same condition as when the
Premises were delivered to Tenant, or as altered pursuant to the provisions of this Lease,
ordinary wear, tear excepted.

15. SIGNS:

Tenant may, if applicable laws permit, place suitable signs, emblems, logos, lettering and
pictorial materials on the Premises for the purpose of indicating the nature of the business
carried on by the Tenant in said Premises; provided, however, that any such signs, emblems,
logos, lettering and pictorial materials must first be consented to by Landlord. In the event
Tenant places any signs, emblems, logos lettering or pictorial materials on the Premises without
Landlord's consent, Landlord has the right to remove the same. Any damage to the Premises
caused by installation or removal of signs, emblems, logos, lettering or pictorial materials shall
be repaired at the expense of Tenant. All work shall be completed in a good workmanlike
manner.

16. GLASS:

Tenant agrees to immediately replace all glass broken or damaged on the Premises during
the term of this Lease with glass of the same quality as that broken or-damaged.

. ..~
17. ASSIGNMENT AND SUBLETTING:

To the extent permitted by the Franchise Agreement, Tenant shall have the right to assign
its interest herein to the same person who is assigned Tenant's interest as Franchisee under the
Franchise Agreement. Tenant shall not otherwise allow or permit transfer of this Lease or any
interest hereunder by operation of law or otherwise, nor assign, sublease, convey, mortgage,
pledge or encumber this Lease or any part thereof by another without, in each case, obtaining
Landlord's prior written consent. No assignment (with or without Landlord's consent) shall
release Tenant from any of its obligations hereunder.

18. ASSIGNMENT BY LANDLORD:· \

Landlord shall have the right, at any time, without Tenant's prior approval, to assign its
interest in this Lease, and the Prime Lease if applicable, to any entity who purchases the fee
simple interest or Landlord's leasehold interest and/or its interests in the Improvements,

. underlying the Premises. In connection therewith, Landlord shall have the right, at any time,
without Tenant's prior approval, to enter into a primary leaseback of the Premises (hereafter
referred to as a "SalelLeaseback" transaction). In the event the Landlord desires to complete a
SalelLeaseback transaction, Tenant agrees that (a) Tenant's prior approval shall not be required,
(b) Landlord's new lease shall become the primary lease ("Primary Lease") to the purchasing
entity (the new owner) and (c) this Lease shall effectively and automatically become a sublease
to Landlord's Primary Lease. In the event that any other person or entity acquires title or any
other interest in the Premises pursuant to a sale or transfer of the fee simple or leasehold interest
in the Premises subsequent to the date hereof, Tenant's right of possession shall not be distUrbed
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provided (a) Tenant is not then, and is not in the future, in default under this Lease and (b)
Tenant attorns to such title holder. In the event that any other person or entity takes assignment
of this Lease pursuant to a sale or transfer of the fee simple or leasehold interest in the Premises
subsequent to thedate hereof and notice thereof is served upon Tenant, Tenant agrees to look
solely to the assignee for the performance of all obligations of the Landlord under this Lease.

19. QUIET ENJOYMENT:

Landlord covenants and agrees that Tenant, upon paying the rent and all other charges
provided for in this Lease, and upon observing and keeping all of the covenants, conditions and
provisions of this Lease on its part to be observed and kept, shall lawfully and quietly hold,
occupy and enjoy the Premises during the term of this Lease, without hindrance or molestation
by or from anyone claiming by; through or under Landlord, subject to the terms of any primary
lease, this Lease and any mortgage or encumbrance now or hereafter placed on the Premises by
Landlord.

20. TENANT'S DEFAULT:

If (a) Tenant shall fail to pay any installment of Minimum Rent or Percentage Rent or
any additional sum when due hereunder for five (5) days after written notice from Landlord; (b)
Tenant shall default in any of the covenants, agreements, conditions or undertakings herein
agreed to be kept, observed and performed by the Tenant other than -the payment of rent
(Minimum and Percentage Rent or additional rent) or any part thereof when due, and such
default shall continue for fourteen (14) days after notice thereof in wilting to Tenant; (c) Tenant
shall fail to open for business the Jiffy Lube Service Center on the Premises within eight (8)
months after Tenant's execution of the Franchise Agreement (unless such eight (8) month period
is extended pursuant to the terms of the Franchise Agreement, and- then if Tenant fails to open
for business the Jiffy Lube Service Center on the Premises within the time permitted by the
Franchise Agreement), and, ifsuch default shall continue for fourteen (14) days after notice
thereof in writing to Tenant; (d) Tenant shall default in any of the terms of the Franchise
Agreement and fail to cure such default within any cure period allowed by the Franchise
Agreement or in the event the Franchise Agreement should terminate, whether by lapse of time
or otherwise; (e) Tenant shall vacate or abandon the Premises; (t) proceedings in bankruptcy or
for liquidation, reorganization or rearrangement of tenant's affairs are instituted by or against
Tenant; (g) a receiver or trustee is appointed for all or substantially all of the Tenant's business
or assets on the grounds of Tenant's insolvency; (h) Tenant makes anassignment for the benefit
of its creditors; (i) a reorganization under the bankruptcy laws of the United States is instituted
by or against Tenant; (j). this Lease or Tenant's interest herein or in the Premises or any
improvements thereon or any property of Tenant are executed upon or attached; (k) possession
of the Premises is given to any person other than expressly permitted under this Lease; (1)
Tenant fails to execute instruments or certificates provided for in this Lease within fifteen (15)
days after the mailing by Landlord of a written request; or (m) Landlord determines that Tenant
has submitted any false report required to be furnished hereunder, then in any of the above
events, Landlord, at its election, may terminate this Lease and, either with or without process of
law, re-enter, expel, remove and put out Tenant and all persons who may be occupying the
Premises under Tenant, using such force or other means as may be lawful and necessary in so
doing, and repossess and enjoy the Premises. Such re-entry and repossession shall not work a
forfeiture of the rents to be paid and the covenants to be performed by the Tenant during the full
term of this Lease. If any applicable law requires any additional notice or greater period eluring

\
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which Tenant may attempt to cure a default before termination, this Lease shall be deemed to be
modified to comply with such law.

Upon the expiration of the term of this Lease by reason of the happening of any of the
events hereinabove described, or in the event of the termination of this Lease or right to
possession or both, as the case may be, by summary dispossession proceedings or under
provision of any law now or at any time hereafter in force, by reason of or based upon or arising
out of a default under or breach of this Lease on the part of Tenant, or upon Landlord recovering
possession of the Premises under any of the foregoing circumstances, whatsoever, whether with
or without legal proceedings, Landlord may, at its option, at any time and from time to time,
relet the Premises or any part or parts thereof for the account of Tenant or otherwise, and receive
and collect the rents therefor, applying the same first to the payment of such expense as
Landlord may have incurred in recovering possession of the Premises, including legal expense
and attorneys' fees, and for putting the Premises into good order or condition or preparing or
altering the same for re-rental, expenses, commissions and charges paid, assumed or incurred by
Landlord in connection with the reletting of the Premises, and then to the fulfillment of the
covenants of Tenant hereunder. Any such reletting herein provided may be for the remainder of
the term of this Lease or for a longer or shorter period. In any such case, and whether or not the
Premises or any part thereof be relet, Tenant shall pay to Landlord the Minimum Rent, the Prime
Lease Rent and any item of additional rent due hereunder, and all other charges required to be
paid by Tenant .up to the time of such termination of this Lealie, or of such recovery of
possession of the Premises by Landlord, as the case may be; and thereafter-Tenant covenants and
agrees, if required by Landlord, to pay to Landlord until the end of' the term of this Lease and
equivalent of the amount of all the Minimum Rent, the Prime Lease Rent and any additional rent
reserved herein and all other charges required to be paid by Tenantless the net avails of
reletting, if any, and the same shall be due and payable by Tenant to Landlord on the several rent
days above specified. In any of the circumstances hereinabove mentioned in which landlord
shall have the right to hold Tenant liable upon the several rent days herein specified to pay
Landlord the equivalent of the amount of all the Minimum Rent, the Prime Lease Rent, and the
additional rent and all other charge required to be paid by Tenant less the net avails of reletting,
if any, Landlord shall also have the election, in place and instead of holding Tenant so liable, to
forthwith recover against Tenant as damages for loss of the bargain and not as a penalty, an
aggregate sum which, at the time of such termination of this Lease, or of such recovery of
possession of the Premises by Landlord, as the case may be, represents the then present worth of
the excess, if any, of the aggregate of the Minimum Rent, the Prime Lease Rent, and the
additional rent and all other charges payable by Tenant hereunder thJlt would have accrued for
the balance of the term over the aggregate rental value of the Premises for, the balance of such
term. Nothing herein contained shall limit or prejudice Landlord's right to prove and obtain as
liquidated damages arising out of such breach of termination the maximum amount allowed by
any statute or rule of law which may govern the proceeding in which such damages are to be
proved, whether such amount be greater, equal to, or less than, the amount of the then present
worth of the excess of the Minimum Rent, the Prime Lease Rent, any additional rent and all
other charges payable by Landlord hereunder over the rental value referred to above.

\

21. LANDLORD'S DEFAIU,T:

Landlord shall, in no event, be charged with default in any of its obligations hereunder
unless and until Landlord shall have failed to perform such obligations within thirty (30) days
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(or such additional time as is reasonably required to correct such default)' after written notice to
Landlord by Tenant, specifically describing such failure.

22. RIGHT TO PERFORM FOR TENANT:

If Tenant should fail to perform any of its obligations under the provisions of this Lease,
Landlord shall have the right, but not the obligation, to undertake such performance or cause the
same to be done, and Tenant agrees to reimburse any and all expenses incurred by Landlord in
connection therewith five (5) days after receipt byTenant of Landlord's invoice. These expenses
include, but are not limited to filing fees, legal fees and bond premiums. Landlord may charge
such expenses to Tenant as additional rent due from Tenant to Landlord, together with interest
thereon, at the rate of two percent (2%) per month (or the highest interest rate permitted by law),
in the event that Tenant does not reimburse Landlord within the five (5) days prescribed.
Nothing in this paragraph shall be construed to limit any and all other rights and remedies of
Landlord.

23. WAIVER'·

No delay or omission of Landlord to exercise any right or power arising from any default
shall impair any such right or power or be construed to be a waiver of any such default or an
acquiescence therein. No waiver shall be effective unless in writing, .signed by Landlord, and no
waiver of any breach of any of the covenants of this Lease shall be construed, taken or held to be
a waiver of any other breach, or waiver, acquiescence in or consent to any further or succeeding
breach of the same covenant. ..

,-

24. REMEDIES CUMULATIVE:

The remedies herein granted to Landlord shall not be exclusive or mutually exclusive and
Landlord shall have such other and additional remedies against Tenant as may be permitted in .
law or in equity at any time. Any exercise of a right of termination by Landlord shall not be
construed to eliminate or discharge any right of Landlord to damages on account of any default
of Tenant.

25. LIENS:

Nothing in this Lease shall authorize Tenant to do any ac~_which shall in any way
encumber the title of Landlord (as defined in Article 9(d)) in and to the Premises. The interest
or estate of the Landlord (as defined in Article 9(d)) shall not in any way be subject to any claim
by lien or encumbrance, whether by operation of law or by virtue of any express or implied
contract by Tenant. Tenant shall not permit the Premises to become subject to any mechanic's,
laborer's or materialmen's lien on account of labor or material furnished to Tenant in connection
with work of any character performed or claimed to have been performed on the Premises by or
at the direction of, or sufferance of Tenant.

\

In the event any lien is filed against or attached to the Premises, or Tenant's interest
therein, at Landlord's option; Tenant shall either pay the amount of said lien in full or shall, upon
demand of Landlord, provide and pay for a non-cancelable bond, placed with a reputable
company, approved by Landlord, in an amount equal to one and one half (1-1/2) times the
amount of such lien and insuring the interest of Landlord (as defined by Article 9 paragraph (d)
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and any mortgagee from any loss by reason of the filing of such lien. Tenant shall immediately
pursue in good faith its legal remedies to the end of obtaining removal of said lien. In the event
Tenant does remove or post a bond against the lien, Landlord shall have the right but not the
obligation to .post the bond under the provisions of Article 22.

26. CONDEMNATION:

If after the execution of this Lease and prior to the expiration of the term of this Lease,
the Premises shall be taken in its entirety under the power of eminent domain or voluntarily sold
under threat. of such taking, or if such portion of the Premises is taken so as to render the
Premises unusable for the operation of a Jiffy Lube Service Center,' then the term of this Lease
shall cease as of the date when the Premises is so taken, and rent shall be apportioned and
adjusted as of the date of the taking or the sale in lieu thereof.

If only a part of the Premises shall be taken under the power of eminent domain or sold
under threat of such taking, and such partial taking shall not render the Premises unusable for the
operation of a Jiffy Lube Service Center, then this Lease shall continue in full force and effect as
to the portion not taken and the rent shall abate proportionally on such part taken under the
power of eminent domain or sold under threat of such taking.

In the event of any taking of the Premises under the power of eminent domain or a
voluntary sale under threat of such taking, whether in part or in whole, the entire award granted
in compensation for the value of the Premises, or the proceeds of a voluntary sale of same under
threat of taking, shall belong to the Landlord. The parties hereto acknowledge that, upon
condemnation, this Lease terminates as to any portion taken, or as to tfie whole if the taking of
any portion renders the remainder unusable and consequently, Tenant shall have no claim to any
portion of the condemnation award. Nothing herein contained shall be construed, however, as a
release or waiver by Tenant of any right it may have as a lessee to obtain compensation from the
condemnor for business interference or interruption, relocation costs, and moving costs.

27. SUBORDINATION AND NON-DISTIJRBANCE:

This Lease and all of Tenant's rights, title and interest in and under the Lease shall be
subject, subordinated and inferior to the lien of any and all ground leases, underlying leases,
mortgages and deeds of trust and to any and all terms, conditions, provisions, extensions,
renewals or modification of any such leases, mortgages or deeds of trust which Landlord or any
grantee or assignee of Landlord has or may place upon the Premises in the same manner and to
the same extent as if this Lease had been executed subsequent to the execution, delivery and
recording of such lease, mortgage or deed of trust.

,

In the event that a mortgagee, trustee or any other person acquires title or any other
interest in the Premises pursuant to the exercise of any remedy provided for in any mortgage or
deed of trust executed subsequent to the date hereof, Tenant's right of possession shall not be
disturbed provided (a) Tenant is not then, and is not in the future, in default under this Lease and
(b) Tenant attorns to such title holder. Tenant herein covenants and agrees that upon a mortgage
foreclosure or a foreclosure under a deed of trust it will attorn to any mortgagee, trustee,
assignee or any purchaser at the foreclosure sale as its Landlord and this Lease shall continue in
full force and effect as a direct Lease between Tenant herein and such party upon all terms,
conditions and agreements set forth in this Lease. '"
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The subordination of this Lease to any mortgage or deed of trust now or hereafter placed

upon the Premises shall be automatic and self-operative, and no further instrument of
"subordination shall be necessary. Without limiting such automatic and self-operative

subordinations, however, Tenant herein shall, on demand, at anytime or times, execute,
acknowledge and deliver to Landlord, or any grantee or assignee of Landlord, any and all
instruments that may be necessary or proper to evidence the subordination of this Lease and all
rights hereunder to the lien of any such mortgage or deed of trust If Tenant shall fail, at any
time to execute, acknowledge and deliver any such subordination instrument within five (5) days
after demand, Landlord, or any grantee or assignee of Landlord, in addition to any other
remedies available to it in consequence thereof, may execute, acknowledge and deliver the same
as the attorney-in-fact of Tenant and in Tenant's name, place and stead, and Tenant hereby
irrevocably makes, constitutes and appoints Landlord, its successors and assigns, such
attorney-in-fact for that purpose.

28. PRIME LEASE:

If Landlord holds the Premises under a lease (the "Prime Lease"), Tenant is hereby given
notice of the parties to, term of and provisions contained in the Prime Lease to Landlord, a copy
of which is attached hereto and made a part hereof as "Exhibit D"; and in addition to the other
provisions of this Lease which impose upon the Tenant the obligation to perform and comply
with certain specified provisions contained in the Prime Lease, throughout-the term ofthis Lease
Tenant covenants and agrees that it will perform, observe and comply with all of the terms,
covenants and conditions to be performed, observed or .complied With by. the tenant under the
Prime Lease except for those provisions, if any, in the Prime Lease inherently incapable of being
performed by Tenant. If the Prime Lease, or any extensions thereof, should expire or be
forfeited, cancelled, or terminated, this Lease shall concurrently therewith be terminated, and
thereupon all rights of Tenant hereunder shall cease.

.J- -

29. TENANT'S TERMINATION OF FRANCmSE AGREEMENT:

If Tenant, as Franchisee under the Franchise Agreement, has voluntarily terminated the
Franchise Agreement in accordance with the terms thereof, this Lease shall also terminate at
such time as the Franchise Agreement terminates, provided that Tenant has fulfilled all its
obligations under this Lease through the date of such termination. ..

\

30. END OF TERM:

Upon the expiration or other termination of the term of this Lease, Tenant shall quit and
surrender the Landlord the Premises, broom clean, in good order and condition, ordinary wear
and tear excepted, and Tenant shall remove all its property. All property permitted or required
to be removed by Tenant at the end of the term which remains in the Premises after Tenant's
removal shall be deemed abandoned and may, at the election of the Landlord, either be retained
as Landlord's property or removed from the Premises by Landlord at Tenant's expense. Tenant's
obligation to observe or perform this covenant shall survive the expiration or other termination
of this Lease.

31. HOLDING OVER: /
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Tenant shall not hold over beyond the expiration or sooner termination of the term of this

Lease. If, nevertheless, there be any holding over by Tenant, such shall give rise to a tenancy at
the sufferance of Landlord .. Tenant agrees to indemnify and save Landlord harmless against all -,
costs, claims, loss or liability resulting from delay by tenant in so surrendering the Premises,
including, without limitation, any claims made by any succeeding tenant founded on such delay.
The parties recognize and agree that the damage to Landlord resulting from any failure by
Tenant to timely surrender possession of the Premises as aforesaid will be extremely substantial,
will exceed the amount of the monthly rental theretofore payable hereunder, and will be
impossible to accurately measure. Tenant therefore agrees that if possession of the Premises is
not surrendered to Landlord within 24 hours after the date of expiration or sooner termination of
this Lease, then Tenant shall pay to Landlord for each month and for each portion of any month
during which Tenant holds over in the Premises after the expiration or sooner termination of this
Lease, an amount equal to two times the sum of the monthly Minimum Rent, the Prime Lease
Rent (if any), and any additional rent which was payable under this Lease during the last month
of the term hereof. Nothing herein contained shall be deemed to pennitTenant to retain
possession of the Premises after the expiration or sooner termination of this Lease. This
provision shall survive the termination of this Lease.

32. MISCELLANEOUS:
..

(a) Authority: The persons who have executed this Lease represent and warrant that
they are duly authorized to execute this Lease in their individual or representative capacity as
indicated. ..

(b) Review of Documents: The parties hereto represent that they have read and
understand the terms of this Lease, and that they have sought legal 'counsel to the extent deemed
necessary in order to protect their respective interests.

(c) Construction: The words "Landlord" and "Tenant" shall mean respectively all
parties Landlord and Tenant, regardless of number, the word "he" shall be synonymous with
"she," "it," and "they," the word "his" shall be synonymous with "her," "its," and "their," and,
words in the singular shall be heldto include the plural when the context requires.

(d) No Agency Created: Tenant shall have no authority, express or implied, to act as
agent of Landlord or any of its affiliates for any purpose. Tenant is, and shall remain, an
independent contractor responsible for all obligations and liabilities of, and for all loss or
damage to, the Jiffy Lube Service Center to be operated by Tenant, including any personal
property, equipment, fixtures or real property connected therewith, and for all claims or demands
based upon damage or destruction of property or based upon injury, illness or death of any
person or persons, directly or indirectly, resulting from the operation of said Jiffy Lube Service
Center.

\

(e) Force Majeure: Whenever a period of time is provided in this Lease for either
party to do or perform any act or thing, except the payment of monies, neither party shall be
liable or responsible for any delays due to strikes, lockouts, casualties, acts of God, war,
governmental regulation or control or other causes beyond the reasonable control of the parties,

/
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'and in any event, said time period for the performance of an obligation hereunder shall be
extended for the amount of time of the delay. This clause shall not, however, apply to nor result
in any extension of the term of this Lease.

'\
(t) Paragraph Headings: Paragraph headings of this Lease are for convenience only

and are not to be construed as part of this Lease and shall not be construed as defining or
limiting in any way the scope or intent of the provisions hereof.

<(g) Invalidity of a Provision: If any term or provision of this Lease shall to any
extent be held invalid or unenforceable, the remaining terms and provisions of this Lease shall
be valid and be enforced to the fullest extent permitted by law. However, in the event that any
material term of this Lease shall be stricken or declared invalid, Landlord reserves the right to
terminate this Lease at its sole option.

(h) Law Governing: The terms and provisions of this Lease shall be interpreted in
accordance with and governed by the laws of the state in which the Premises are located without
regard to principles of conflicts oflaw.

(i) Entire Agreement: This Lease, the Franchise Agreement, the Preliminary
Agreement, and any relevant documents referred to therein shall be deemed to include the entire
agreement between the parties hereto and it is agreed that neither Landlord nor anyone acting on
its behalf has made any statement, promise, or agreement or taken upon itself any engagement
whatsoever, whether verbally or in writing, in conflict with the terms .of this Lease, or that in any
way modifies varies, alters, enlarges, or invalidates any of the provisions hereof, or extends the
term of this Lease, and that no obligations of the Landlord shall be iri:iplied in addition to the
obligations herein expressed. This agreement cannot. be changed orally, but only by an
agreement in writing signed by Landlord and Tenant.

G) Parties Bound: The terms of this Lease shall extend to and be binding upon the
administrators, executors; representatives, heirs, assigns and successors of the parties this
instrument.

(k) Notices: All notices to or demands upon the Landlord or Tenant desired or
required to be given under any of the provisions hereof shall be in writing. Any notices or
demands from the Landlord to the Tenant shall be deemed to have been duly and sufficiently
given if a copy thereof has been mailed by United States registered or certified mail in an
envelope properly stamped and addressed to Tenant at the address of the Premises. Any notices
or demands from the Tenant to the Landlord shall be deemed to have been duly and sufficiently
given if mailed by United States registered or certified mail in an envelope properly stamped and
addressed to the Landlord at P.O. Box 2967, Houston, Texas 7722-2967, Attention: Real Estate
Management. Either party, by notice, may change the address to which notice shall be sent, but
all notices mailed to the Tenant at the address of the Premises shall be deemed sufficient.

\

(I) Franchise Agreement: All references to the Franchise Agreement herein shall
mean that Franchise Agreement between Jiffy Lube International, Inc. and Tenant, pertaining to
the Jiffy Lube Service Center at the Premises.

(01) Recordation: It is the intention of the parties hereto not to record this J-ease.
However, should recordation of this Lease be required by applicable law, or any other reason,
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Tenant and Landlord agree to do so. Additionally, if required by applicable law or any other
reason, each party at the request of the other shall execute and acknowledge, so that the same
may be recorded, a Short Form Lease or Memorandum of Lease, indicating the Lease term, as
well 'as any other terms necessary for recording. Tenant shall pay all of the costs and expenses
of such recordation, including but not limited to any and all recordation taxes, transfer taxes,
recordation fees and notary fees.

(n) Maximum Interest: No provision of this Lease shall require the payment or
permit the collection of interest in excess of the maximum permitted by applicable law. If any
excess of interest is herein or otherwise provided for, or shall result or be held to result, the
provisions of this paragraph shall govern and the Tenant or any guarantor of this Lease shall not
be obligated to pay the amount of such interest which is in excess of the maximum amount
permitted by applicable law.

IN WITNESS WHEREOF, the parties have hereunto set their hands and seals the day
and year first above written.

ATTEST OR WITNESS: LANDLORD:

llFFY LUBE,lNTERNATIONAL
OF MARYLAND;-INC.

, ,-

. I!Y:~-----£ pt./~
~e PreSident

ATTESTOR WITNESS: TENANT:

AZTEC LUBRICANTS, INC.

BY:~~ fC'\&"QQ
President .

\

c :lShell.sam

/
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EXHIBITS.

A. Description of the Premises
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CONSENT TO SUBLEASE AGREEMENT

The City of San Diego (CITY), as LESSOR under that certain Lease Agreement
(Master Lease) entered into with

LA MESA COMMERCIAL CENTER and assigned to JIFFY LUBE INTERNATIONAL OF
MARYLAND, INC.

(LESSEE) which is filed in the Office of the City Clerk as Document 764289,
hereby consents to that certain Sublease Agreement between the above LESSEE
(SUBLESSOR) and
AZTEC LUBRICANTS, INC., a California corporation, and ROBERT J. MEHALL and

. KATHLEEN T. MEHALL, as individuals
(SUBLESSEE) dated August 31, 1989. Said Sublease shall be subordinate to
the Master Lease in all respects. The CITY is merely approving the
SUBLESSEE and the proposed use. All terms and conditions of the Master
Lease shall control and supersede any inconsistent or contrary provisions
in the Sublease. The CITY is not bound by any term or condition in the
Sublease which in any way conflicts with or is additional to the provisions
of the Master Lease.

THE CITY OF SAN DIEGO

Dated ---!.../_2----f.1/_2-_4--+;4_~_L.7 _ By -,4.---, hrt--/-rL-,--o (;;-,,-Ikt_' ,----,,-,---
Supervising pr~er!l Agent
~ #~Ct i /J1 tV-!-j.uL-.

APPROVED AS TO FORM:
JOHN W. WITT, City Attorney

Dated \ l-/~Q I¥-f/)
I t BY~=

~\(

MLS:baa(3)95
12-18-89



FROM I, P, 2NO I 1

MEMORANDUM OF RENT ADJUSTMENTS

Regarding that certain Lease Agreement (Master Lease) entered into by the
City of San Diego (CITY) as LESSOR and La Mesa Commercial Center andassigned to Jiffy Lube International of Maryland, Inc. (LESSEE). and filed
in the Office of the City Clerk as Document 764289. it is reviewed·and
acknowledged that:

1. The rent is adjusted upward or downward at the beginning of the
4th. 7th, and 10th year of the Master Lease and at the beginning
of every 6th year thereafter using the Consum~rPrice Index in a
method of computation described in Section III. Paragraph A,Rent.. of the Master Lease; . . .. . ..
In addition to above adjustment upon the.first day of 13th year of
the Master Lease (August 10, 1990J and upon the first day of each
6th year thereafter. the rent for the ensuing six years will beadjusted by reappraisal of the property ·according to Section III,
Paragraph A, Rent •• of the Master Lease. The City Councilapproved capitalization rate to be used in this rent adjustment
calculation is nine percent.

LESSEE and SUBLESSEE hereby acknowledge the above rent adjustments and
accept the capitalization rate.

2.

LESSEE: JIFFY LUBE INTERNATIONAL OFMARYLAND, INC. (Successor ininterest to LA MESA COMMERCIAL
CENTER, ASSIGNOR)

WITNESS/ATTEST:

..
Dated --..u.H-f--..!.~----

Dated

SUBLESSEE: AZTEC LUBRICANTS, INC.

MBX:baa(l}43
8-25-89



�BLEASE TERMINATION AGREE~~~

.'THIS SUBLEASE TERMINATION AGREEMENT ("Agreement") made--this
1st day of January 1989, by and between JIFFY LUBE INTERNATIONAL OF
MARYLAND, INC. ("Landlord") and SAN DIEGO LUBRICANTS, INC. ("Tenant").

WHEREAS, Landlord and Tenant entered into a sublease dated
bctober 1, 1987 (the "Sublease") for certain property known as 5540
Lake Murray Boulevard, La Mesa, California; and

WHEREAS, the parties desire to terminate all rights,
interest, duty and obligations of Tenant, of whatever kind or
in and to the Property.

title,
nature

NOW, THEREFORE, in consideration of the mutual promises contained
herein, other good and valuable consideration passing between the
parties, the receipt and SUfficiency of which is hereby acknowledged,
the parties hereto, intending to be legally bound, covenant and agree
as follows:

1. That all right, title, duty and obligation of Tenant in and to
the Property is hereby terminated.

2. That the effective date of this Agreement is January 1, 1989.

3. That all rents due to Landlord from Tenant under the Lease have
been paid in full, and that no further rights or obligations
shall accrue on behalf of Landlord or Tenant after the effective
date of this Agreement.

IN WITNESS WHEREOF, the parties have caused this Agreement to be
duly executed as of the date first hereinabove written.

WITNESS/ATTEST: LANDLORD:

JIFFY LUBE INTERNATIONAL
OF MARYLAND, INC.

By' Q.~Vice presiIlt

WITNESS/ATTEST: TENANT:

SAN DIEGO LUBRICANTS, INC.

ecrtary

[lgl\ MPB-1221.2\ sag]



MEMORANDUM OF RENT ADJUSTMENTS

Regarding that certain Master Lease described on the preceding page, it is
reviewed and acknowledged that:
1. The the rent is adjusted upward or downward at the beginning of the

4th, 7th and 10th year of the Master Lease and at the beginning of
every 6th year thereafter using the Consumer Price Index in a method of
computation described in Section III, Paragraph A. Rent., of the Master
Lease.

2. In addition to above adjustment upon the first day of 13th year of the
Master Lease (August 10, 1990) and upon the first day of each 6th year
thereafter, the rent for the ensuing six years will be adjusted by
reappra isa1 of the property accordi ng to Section III, Paragraph A,
Rent., of the Master Lease. The City Council approved capitalization
rate to be used in this rent adjustment calculation is 9 percent.

LESSEE and SUBLESSEE hereby acknowledge the above rent 'adjustments and
accept the capitalization rate.

LESSEE: JIFFY LUBE INTERNATIONAL OF
MARYLAND, INC. (Successor
in interest to LA MESA
COMMERCIAL CENTER, ASSIGNOR)

.y~

SUBLESSEE: SAN DIEGO LUBRICANT, INC.

Dated ,t-j/ II /~
, I

MXB:baa(4)43
3-8-88
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CONSENT TO SUBLEASE AGREEMENT

The City of San Diego (CITY), as LESSOR under that certain Lease Agreement
(Master Lease) entered into with

LA MESA COMMERCIAL CENTER and assigned to JIFFY LUBE INTERNATIONAL OF
MARYLAND, INC. .

(LESSEE) and filed in the Office of the City Clerk as Document 764289,
hereby consents to that certain Sublease Agreement between the above LESSEE
(SUBLESSOR) and

SAN DIEGO LUBRICANT, INC.
(SUBLESSEE) dated October 1, 1987. Said Sublease shall be subordinate to
the Master Lease in all respects. The CITY.is merely approving the
SUBLESSEE and the proposed use, and all terms and conditions of the Master
Lease shall control and supersede any inconsistent or contrary provisions
in the Sublease. The CITY is not bound by any term or condition in the
Sublease which in any way conflicts with or is additional to the provisions
of the Master Lease.
In addition, this consent is subject to LESSEE and SUBLESSEE executing the
attached Memorandum of Rent Adjustments.

THE CITY OF SAN DIEGO

Dated __ ....3~~-'='(S'-'=~==--_ By

APPROVED AS TO FORM:

JOHN W. WITT, City Attorney

Dated ~ By
~~/ Deputy V

MXB:baa(5)43
3-8-88

Attachment



CONSENT TO SUBLEASE AGREEMENT

The City of San Diego (CITY), as LESSOR under that certain Lease Agreement
(Master Lease) entered into with

LA MESA COMMERCIAL CENTER and assigned to JIFFY LUBE INTERNATIONAL OF
MARYLAND, INC. .,

(LESSEE) and filed in the Office of the City Clerk as Document 764289,
hereby consents to that certain Sublease Agreement between the above LESSEE
(SUBLESSOR) and

SAN DIEGO LUBRICANT, INC.
(SUBLESSEE) dated October 1, 1987. Said Sublease shall be subordinate to
the Master Lease in all respects. The CITY.is merely approving the
SUBLESSEE and the proposed use, and all terms and conditions of the Master
Lease shall control and supersede any inconsistent or contrary provisions
in the Sublease. The CITY is not bound by any term or condition in the
Sublease which in any way conflicts with or is additional to the provisions
of the Master Lease.
In addition; this consent is subject to LESSEE and SUBLESSEE executing the
attached Memorandum of Rent Adjustments. '

THE CITY OF SAN DIEGO

Dated __ -,"-3L.~~o~R~_ By

APPROVED AS TO FORM:

.JOHN W. WITT, City Attorney

Dated -)--'7f-/_\~4.J,f(/--"-,Y"""'Y'----

MXB:baa(5)43
3-8-88

Attachment



CITY OF SAN DIEGO

CONSENT TO ASSIGNMENT OF SUBLEASE AGREEMENT

The City of San Diego (CITY), as LESSOR under that certain Lease Agreement (Master
Lease) entered into with

LA MESA COMMERCIAL CENTER and assigned to JIFFYLUBE
INTERNATIONAL OF MARYLAND, INC.·

(LESSEE) which is filed in the Office of the City Clerk as Document 764289, hereby
consents to that certain Sublease Agreement between the above LESSEE
(SUBLESSOR) and

RICHARD HYNAN, an individual

(SUBLESSEE) dated March _1998. Said Sublease shall be subordinate to the
Master Lease in all respects.· The CITY is merely approving the SUBLESSEE and the
proposed use. All terms and conditions of the Master Lease shall control and
supersede any inconsistent or contrary provisions in the Sublease. The CITY is not
bound by any term or condition in the Sublease which in any way conflicts with or is
additional to the provisions of the Master Lease.

THE CITY OF SAN DIEGO

Dated __ L/_'_-J:::.....-c:-7 _' _ci_8 _

APPROVED AS TO FORM:

Dated

CASEY GWINN, City Attorney

BYLUt=:-
Deputy City Attorney

DWE:jmj
1:IWPOI1996IESTEYISL,JIFFY.WPO



Recording Requested By and
When Recorded Mail to:

Pennzoil Lube Center Acceptance Corp.
clo Citicorp North America, Inc ..
2600 Michelson Drive, Suite 1200
Irvine, California 92612
Attention: Joannie Fu
5540 Lake Murray
LaMesa, CA
San Diego County
~.-----------------------------------------------------------------------------------------------------------------------

(Space above this line for Recorder's Use)
MEMORANDUM OF LEASE

KNOW ALL MEN BY THESE PRESENTS:

WHEREAS, The City of San Diego, a municipal corporation (hereinafter "City of San
Diego"), fee owner of the property at 5540 Lake Murray Boulevard, La Mesa, CA (hereinafter the
"Premises") and La Mesa Commercial Center, a California general partnership, (hereinafter "La
Mesa Commercial Center") entered into a written lease dated August 14, 1978 ( the "Prime Lease")
whereunder and whereby the City of San Diego did lease, rent and demise unto said La Mesa
Commercial Center the property described in Exhibit A attached hereto, all of which is hereinafter
referred to as the "Premises".

WHEREAS, the City .of San Diego, La Mesa Commercial Center and Jiffy Lube
International of Maryland, Inc., a Maryland corporation (hereinafter "JLI Maryland") entered into
as assignment oflease dated August 3, 1987 whereunder and whereby La Mesa Commercial Center
did assign all of its rights, title and interest in the Premises to JLI Maryland.

WHEREAS, the City of San Diego presently leases to JLI Maryland, the Premises TO
HAVE AND TO HOLD upon JLI Maryland's paying the Rent and other charges provided for and
observing the covenants and conditions set forth in the Lease dated August 14, 1978, for a term of
Fifty (50) years.

WHEREAS, JLI Maryland entered into a written Franchisee Lease dated August 31, 1994
(hereinafter the "Franchisee Lease") with AZTEC LUBRICANTS, INC., a California corporation
("Aztec" hereinafter referred to as "Assignor"), for certain real estate and improvements generally
known as 5540 Lake Murray Boulevard, La Mesa, CA whereunder and whereby JLI Maryland did
lease, rent and demise unto Aztec the Premises.

r:\pennzoil\docs\mem.ls.doc



-.

WHEREAS, Aztec, and RICHARD J. HYNAN (hereinafter "Tenant") entered into that
certain Assigrunent and Assumption Agreement dated March _' 1998, pursuant to which
Assignor assigned all of its right, title and interest in the Premises to Richard 1. Hynan.

WHEREAS, JLI Maryland presently leasesto Richard 1. Hynan the Premises TO HAVE
AND TO HOLD upon Subsequent Tenant's paying the Rent and other charges provided for and
observing the covenants and conditions se t forth in the Sublease, for a term of Eleven (11) years,
commencing on April 1, 1998 with two (2) additional options to extend the term for a period of five
(5) years each for a time equal to the lessor of (i) the term of the Franchise Agreement, or (ii) the
term of the Prime Lease.

NOW, THEREFORE, this Memorandum of Lease is executed by the undersigned parties
with the intention that the same shall be filed for the record in the Office of the Recorder of Deeds
of the County of San Diego, State of California, to give notice of the existence of Tenant's
leasehold estate under the Lease in and to the Premises.

This Memorandum of Lease may be executed in two or more counterparts, each of which shall
constitute an original, but all of which when taken together shall constitute one and the same

. Memorandum.

r:lpennzoilldocslmem-Is.doc



IN WITNESS WHEREOF, the undersigned parties have each caused this Memorandumaf.·.·.·.·.· ..
Lease to be executed as of the ;)c1 "-"1- day of ty~'\.\..\,1998. : :: :: :::: ::::: ::: ::

LESSOR :~~I~!:::::::::::· .· .· .· .· .· , .
CITY OF SAN DIEGO,
a municipal corporation

llFFY LUBE INTERNATIONAL,
OF MARYLAND, INC ..
a Maryland corporation

By:
Name: _
Title: _

TENANT:

By:
Richard 1. Hynan

r:\pennzoil\docs\nnem-Is.doc



Exhibit "A"
Legal Description

'!hat portien of lot 103 of La Masa Co1cny, in the City of La Mesa, in the
CoJnty of san Die:F, State of california, acx::ordirq to K3p trereof lb. 346,
filed in the Office of the CoJnty Recorder of san Die:F ceunty, desc:rlbed as
fol1~: -.
segi..nning at the rcint of interseetien of the }brth.o.ester1y 1ina of said lot
103 with the N:::Jrthea,ster1yline of the Sootlw3ster1y 233.10 feet of said lot
l03,said SoottMeste.rly 223.10 feet 00irg rreasured at right arg1es to the
Sout:hweSteI"ly 1ina of said lot; said rcint also 00irg the nost wast:erly comer
of land des::;rib2d in deed to }braCe E. M:: Gi.1:x:n:!y,et ux, re:x::ndedMarch V,
1946 as File/Page lb. 3331 of Official Fscords, ~ alcng the Sooth.ester1y
lire of said M:: Gi.tcoeY's land South 59' 46' 41" East 42.41 feet to Point "X";
therce cx:n~ alcng said ~ly 1ina Sooth 59'46'41" East 122.49 .
feet to a rcint en the arc of a 949.00 foot radius curve, cacave SootOOasterly
fran whidl a radial line bearS South 32' 07 '17" East; t:heoce !'brt:hea5ter1y alcng
the arc of said curve, through a central argle of 14'47'29" for a distarX:e of .
244.98 feet to the ~ly lire of said M:: Gil:x:ney1aro; tte lClB alcng .
said ~ly line ~ 59'46'41" West 133.03 feet alcng a line \otU.dlis·
parallel with ard 423.10 feet !'brt:heaS't&lyof the SoothweSt&ly 1ina of said
Lot 103, said 423.10 feet be.iJ"9 rreasured at right argles to said SOO"th.OleSter1Y
lire, to a rcint en the arc of a 1051.00 foot radius curve, cacave
Sout;heasterly, fran whidl a radial line tears Sooth 22' 13' SO" East aro the True
Point of seg1.nnirg; then::a Southwesterly alcnJ the are of said curve, t:hrcuJh a
central argle of 11' 58 ' 59" for a d.ist;an:a of 219.81 feet to the beginning of a
reverse 25.00 foot radius o.nve, cacave !'brtherly; tre.nee westerly alcnJ· the
arc of said curve, throogh a e::entral angle of 46' 45' 04" for a d.i.starCe of 20.40
feet to Point "X" al:;ove; thellClB alcng the Sa.rthwester1y lire of said M::
GilxreY's 1arol'brth 59'46'41" west 15.20 feet rrore or less, to a rcint en said
fire distant trereen South 59' 46' 41" EaSt V. 71 feet fran the nost westerly
corner of said lard, be.iJ"9 a point en the are of a 25.00 foot radius curve,
cx::n::ave Easterly fran which a radial ~ bears !'brt:h 47°56'23" East; tielClB
1'brtl'erlyalcng the arc of said curve, thrOJgh a central argle of 71'49'56" for
a dist:aoc:e of 31.34 feet; trence N:D:th 60'13'41" west 10.00 feet to a rcint en
the lbrth,.,1ester1y lire of said Lot 103; tterce alcng said ~ly lire, .
N::lrth 29'46'19" East 176.46 feet to the N::lrtheasterly lire of said M:: Gi.1:x:n:!y'S
land, t!"erlClB alcng said ~ly line Sooth 59'46'41" East to the True
Point of 8eq1.nnirg. .

r:lpennzoilldocslmem-ls.doc
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CALIFORNIA ALL.PURPOSE ACKNOWLEDGMENT

~ On ~ - ~D-: ~ before me, IfU~C''1- - U It L ::,::,::,::,:~~.,<.::.:
~ // Name and r~ 01 OHicer (e.g., 'lane Doe, NO.tary Public·)

~ p,mo"lIy,pp .. red A---U &'1/<= /JJ. ~;;;!if'4a.J .... ~.,

i'· ~ g: ~personally known to me ~
~~ .....,I3re, eel Ie Ii is Off llie basis et salisfcsleF)' S\'ieleAee ti

~ ~@. to be the persorWs1whose nam~subscrib~ the ~
~'.'.;. within instrument and ~~k~edged to me tha~!l'Ier ~
o executed the s~in~.fi'reit' authorized capaclty~, g
~ and that b~Reirslgnatur~ on the instrument the g
~i:~~..•:;: person'J;' or the entity upon behalf of which the perso-tJg' ~g" .

~

•••••••••••• ~ 1);01. 'Il"'J
, S,..=_:A 5.D;JHAi(T acted, executed the instrument.

g _ ~~ ...,- Cc""~:!s:c"" 1174331 . ~
:~..: ~ ~~~.,.; -:- I'<c':::-/ ?,,::>,:c. CoFfornia ~ WITNESS my hand and official seal. h
c: '~ So": :)'e;jc County - .J!. fJ t'>ft' MyC="""'~"""= tL V -A~ ~
~ Signature of Notary Public ~

~ ~
~ h the information below is not required by law, it may prove valuabfe to persons relying on the document and could preve ~
1i'J fraudulent removal and reattachment of this form to another document. !>!; I
~ ~

~ Do,"m,"tD, te , Number of P'9'" ~I 5;9'''1') 0''',ThO' Nron" Abo" I
~ Capacity(ies} Claimed by Signer(s ~

~
Signer's Name: ~---_

o Individual
o Corporate Officer
Title(s): --7'c--------'--

o Partner - 0 Limited
o Attorney-in·Fact
o Trustee
o Guardian or C
o Other:

I
I

Top of thumb here

.'

o Individual
o Corporate 0
Title(s): ~---------

o Partner - 0 Limite
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other:

Signer Is Representing:

Prod. No. 5907
C 1996 National Notary Association. 8236 Remmel Ave., P.O. Box 7184· Canoga Park. CA 91309-7184
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:O~DING RBQUESTS
lR~T AMERICAN TIT ~SURANCE
~·TER RECORDING RETUH~ TO:
JIFFY LUBE
7008 security Blvd.
Baltimore, Maryland 21207-2578

'. 1·324COMPANY 7 585096,---_.
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,---- -,Ii/:/;i>, ::,?j;::~::!;;.~',I

fviG

ASSIGNMENTOF LEASE 1937 OCT I 6 PI·1 3: 38
-,

I ..YFt·:t\L.L'Tl[,,, I
~UN I Yill (;O~.o~

THIS ASSIGNMENTOF LEA~';Eis made on August 3 ' ; 1987,
between the CITY OF SAN DIEGO, a municipal corporation
("Landlord"), LA' MESA COMMERCIALCENTER; a California general
partnership ("As'signor") , and JIFFY' LUBE INTERNATIONALOF
MlI.RYLAND,INC. ("Assignee"), who agree as follows:

R E CIT A L S:--------
This Assignment of Lease is' made with reference to the

following facts and objectives:

A. Landlord and Assigrior, 'as Tenant, entered into a
written lease approved by Landlord on August 14, 1978,
(the "Lease"), in which Landlord leased to Assignor and Assignor
leased from Landlord the premises located in the City of
San Diego, County of San Diego, State of California as
particularly described in Exhibit "A" ("Premises").

B. Assignor desires to assign all its right, title and
interest in the 'Lease to Assignee.

C. Landlord shall consent to the proposed assignment on
the conditions set forth in this Assignment.

WHEREAS,the parties hereto agree as follows:

1. Effective Date of Assignment. The assignment in this
agreement shall take effect on August 3 . r 1987, and
Assignor shall give possession of the Premises to Assignee on
that date ("Effective Date") .

2. Assignment and .'Assumption. Assignor assigns and
transfers to Assignee all its right, title and interest in the
Lease, and Assignee accepts the assignment and. -as sumas and agrees
to perform, from the Effective Date, as a direct obtigation to
Landlord, all the provisions of the Lease. _ .... _

.' n _••• "

3. Landlord I s Consent. Landlord conseiits to the
assignment without waiver of the restriction concerning further
assignment.

4. Assiqnor's Liahil.itv.
any and all future liability
['rovisions of the Lease, wh i ch
after the effective date of this

Assignor shall be released ~ro~
or obligation to perform the
liabilitJ· or obligation arises

Assignment. .

-iot
. '.' to e)(:,-cui,oo Of'

lAS2/q - 1 -



'1

,·v\. 1325
5. Miscellaneous.

(a) Attorneys' Fees. If any party commences any action
against any of the parties arising out of or in connection with
this Assignment of Lease, the prevailing party or "parties shall
be entitled to recover from the losing party or parties
reasonable attorneys' fees and costs of suit.

(b) Notice. Any notice, demand, request, consent,
approval, or cominunication that either party desires or is
required to give to the other party or any other person shall be
in writing and either served personally or sent by prepaid,
first-class mail. Any notice, demand, request, consent,
approval, or communication that either party desires or is
required to give to the other party shall be addressed to the
other party at the address set forth in the introductory
paragraph of this assignment. Either party may change its
address by notifying the other party of the change of address.
Notice shall be deemed communicated Mithin forty-eight (48) hours
from the time of mailing if mailed as provided in this paragraph.

(c)
parties
combined

Counterparts. This Assignment may be signed by the
in different counterparts and the .signature pages
to create a document binding on all parties.

LA MESA COMMERCIAL CENTER, a
calif~a general partnership

B~_Wtl~
STATE OF CALIFORNIA

COUNTY OF Orange } 55. 1326------'='--------
On this 7th day of _A_u=g_u_s_t ---,. 19_8_7_, before me, the undersigned,

Nicholas A. Grevillea Notary Public in and for said County and State, personally appeared _

iL Partner
'Assignor"

J OF
Senior Vicepersonally known to me (or proved to me on the basis of satisfactory evidence) to be the _..:....:.=.=..:....: _

President, aMo' _

pei~eRally knoe"p to mg (SF f9Fe.ed to iiia Oil tile basis or saLlsraCLoi y eoidc. 88) fa 88 tJ:le
Cce. eta..,..of the corporation that executed the within instrument,

and known to me to be the persons who executed the within

instrument on behalf of the corporation therein named, and

acknowledged to me that such corporation executed the same,
pursuant to its by laws, or a resolution of its Board of Directors.

WITNESS my hand and official seal. •

OFFICIAl. SEAL
- MARIE E. BAlZO

• NOTARVPUll\JC·CAUFORNIA
• . ~cOUNTY..,.~~.-...s. \99\

. '-,. :",' ".

sident

I ;
. ..,

/ . )

Notary signature
'As s i qrie e "

(Signatures Continued on Following Page)

lAS2/q 2



·vi,. 1327 CITY OF SAN DIEGO, a
municipal corporation

By: ~~15's\~Qd--
Its: Dq~ ~ \M~

By:

Its:
"Landlord"

APPROVED AS TO FORM AND
LEGALITY THIS 2--' DAY
OF J 'I L, ,1987

'l

3="'2=?2'd??????~~?"""~~4
On this the JJ.I day of C( U(\, '-' ) I{.- 19E]before me, ~

~ i ~T;tlC~. j;\) ( / r 1("trr ( ~
" ~the undersigned Notary PUblic, personally appeared f

r ~~". 5?:~,1~!~,\~,~,~~~ // /r /'1' ./,/.. I J »: .. [

~~':0:~.)&).~c·.;.J"r;:~iL~,'-- " ~ c·' personally known to me

'..\·:~~·t~~2;··;My Comrn. E.,~ M",. 22. "'&9 ... proved to me on the basis of satisfactory evidence \:

~ ~ 10'oIh"""o(" whoexec tedthewithlo''''''m"loo beh,,,ofthe i
~x partnership, and aCknOWledged. to me that the partnership executed it. .\
.~ WITNESS my hand and Official seal. {

f .~~. ~'I~. L' \. ( --:"(",. . &~,,'\' ,,,",~/ '. ,---l..-.J..~",_~ ~
~ . . . .. . Nota's Signature . . }
~/...-'...-'~'"""-"""-'-""'-/"-"-;.r'~~"9"'''-.-';_---","~--,_,;,-"-"-,,--~,*,~~,,->;:,>?,=,--_,,,.-,_---,",,,",,-;:::,-- ....__ :.--..- ..-.-..-/ .......~'"'- ....._ __:.__-._-' ............_.........._-_ ..-.-.-.- ..-._
"30 122 NATIONAL NOTARY ASSOCIATION 2=

PARTNERSHIP ACKNOWLEDGMENT

. County of l J9.0 U /'~~}JIL..:> .

~,

NO. 203
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EXHIBIT "A"

All that portion of the southwesterly 423.10 feet of Lot 103 of
La Mesa Colony in the County of San Diego, State of California
according to Map thereof No. 876 filed in the office of the
County Recorder of San Diego County March 8, 188~ lying
northeasterly, northerly and northwesterly of tha~'land described
in Resolution recorded December 24, 1970 as File No. 70-2368000
of Official Records.

. ,

EX.iHb:BIT "A"
j<'

lAS2/q - 4 -
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STATE OF CALIFORNIA

COUNTY OF SAN DIEGO

On August 3, 1987 before me, the undersigned, a Notary Public in and for---------:----
sa idS ta te, pers ona 11 y a ppea red rf_o_A_· ~o·_S....:t:.,:a:r:.p..:..le=-t=-o~n:..- _ known to me .
to be the D_e_pu_t_y_C_i_t_y_t_1a_n_a...:9..:..e_r of

the City of San Diego d___________________ ""-- an

known to me to be the person who executed the within instrument on behalf of said public
corporation, agency or political subdivision, and acknowledged to me that such public
corporation, agency, or political subdivision executed the same.

WITNESS my hand and official seal.
Signatur~:. ". ~, ~/~

Lorna Mo Murt OFFICIAL SEALe LORNA M. MURT
• NOTARV PUBLIC, CAUFORNIA

9.'lN DIEGO COUNTY
My COfftm, Expiret May 13. 1990Name (Typed or Printed)
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MEMORANDUMOF LEASE

VEIU:' L. IY;::' \THIS MEMORANDUM OF LEASE entered into this 18th day of Decembe CUl;?IP1981;,·[tii-_1
and between THE CITY OF SAN DIEGO, a Municipal corporation (Landlor with princi-
pal offices at 202 C Street, San Diego, CA 92101, and JIFFY LUBE INTERNATIONAL OF
MARYLAND, INC., a Maryland corporation with principal offices at 7008 Security
Boulevard ; Baltimore, Maryland 21207, ("Assignee").

WITNESSETH :

L Landlord and La Mesa Commerci al Center entered into a.certa in 1ease agree-
ment-("Lease"), dated August 10, 1978, for the premises generally situate at 5540
Lake Murray Boulevard, La Mesa, CA (the "Leased Premises").

2. La Mesa Commercial Center assigned all 'of its right, title and interest
under the Lease unto Assignee by virtue of a written Assignment and Assumption
Agreement, dated August 3, 1987, and recorded October 16, 1987.

3. ·The description of the Lease Premises is contained in Exhibit A att~chedhereto and made a part hereof.
4. The term of the Lease is fifty (50) years, following the commencement date

of the primary term of -the Lease as hereinafter defined.
5. The commencement date of the primary term of the Lease was August 10; 1978.
6. The addresses of Landlord and Assignee are the same as set forth above.
7. The instrument under which Landlord claims an interest in the Leased

Premises is recorded in Deed Book 2290, Page 492.
IN WITNESS WHEREOF, Landlord and Assignee have hereby executed this Memorandum of

Lease, for the purpose of recording the same, on the date above 'written.

WITNESS/ ATTEST: LANDLORD: THE CITY OF SAN DIEGQ

ITS:

~'lITNESS/ ATTES T ASSIGNEE: JIFFY LUBE INTERNATIONAL
OF MARYLAND, INC.,

\,
/ ,.

:. .... ,.i .. BY:
" . /r:«:
.-' •. ,' t' l'-')

ITS: i/,/.( U·J.;/.r,jf'1 L,



CONSENT TO SUBLEASE AGREEMENT

The City of San Diego (CITY). as LESSOR under that certain Lease Agreement
(Master Lease) entered into with

LA MESA COMMERCIAL CENTER and assigned to JIFFY LUBE INTERNATIONAL OF
MARYLAND. INC.

(LESSEE) which is filed in the Office of the City Clerk as Document 764289.
hereby consents to that certain Sublease Agreement between the above LESSEE
(SUBLESSOR) and
AZTEC LUBRICANTS. INC •• a California corporation. and ROBERT J. MEHALL and

. KATHLEEN T. MEHALL. as individuals
(SUBLESSEE) dated August 31, 1989. Said Sublease shall be subordinate to
the Master Lease in all respects. The CITY is merely approving the
SUBLESSEE and the proposed use. All terms and conditions of the Master
Lease shall control and supersede any inconsistent or contrary provisions
in the Sublease. The CITY is not bound by any term or condition in the
Sublease which in any way conflicts with or is additional to the provisions
of the Master Lease.

THE CITY OF SAN DIEGO

B gf.vt~Jt ~/~
y -C':":==t'::-:::.:::-;n=::==......-:=:;:---Superv,sii1g pr.ker~ Agent

frt #~c,'I //1~/Ul.-

APPROVED AS TO FORM:
JOHN W. WITT. City Attorney

Dated \ 1-!J-{)(~2
! I ~

..

By . ......
oeputy »r:':

MLS:baa(3)95
12-18-89
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LANDLORD'S CONSENT

Recording Requested By and
When Recorded Mail to:

CITICORP NORTH AMERICA, INC.,
as Investor Agent for Pennzoil Lube Center Acceptance Corporation
2600 Michelson Drive, Suite 1200
Irvine, California 92612
Attention: Joannie Fu
5540 Lake Murray Blvd.
LaMesa, CA
San Diego County
(Prime Lease)
-----------------(Spaceabovet@sTIneforRecmde?sUs~------------------

LANDLORD'S CONSENT

This Landlord's Consent ("Agreement") dated April 2, 1998 is made by the undersigned,
the CITY OF SAN DIEGO, a municipal corporation ("Landlord"), JIFFY LUBE
INTERNATIONAL OF MARYLAND, INC., a Maryland corporation ("JLI Maryland") and
RICHARD HYNAN in favor of PENNZOIL LUBE CENTER ACCEPTANCE
CORPORATION, a Nevada corporation ("Lender").

RECITALS

- WHEREAS, Landlord is the fee owner of the certain real property commonly known as
5540 Lake Murray Boulevard, La Mesa, CA, legally described in Exhibit "A" attached hereto,
(hereinafter the "Premises").

WHEREAS, Landlord and LA MESA COMMERCIAL CENTER, a California general
partnership, (hereinafter "LA MESA COMMERCIAL CENTER") entered into a written lease of
the Premises dated August 14, 1978 (hereinafter, "First Lease") whereunder and whereby
Landlord did lease, rent and demise the Premises unto LA MESA COMMERCIAL CENTER.

WHEREAS, Landlord and LA MESA COMMERCIAL CENTER, a California general
partnership and JLI Maryland entered into an Assignment of Lease dated August 3, 1987
whereunder and whereby LA MESA COMMERCIAL CENTER did assign all of its right, title
and interest in and to the First Lease and the Premises to JLI MARYLAND.

\\f510540 l\share Ilo&tlpennzoil\pipeli nelhynan-5thmodllanlrd.city5d.doc

," , 1":,Ilp... , ~l 1
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WHEREAS, JLI Maryland, as landlord. and AZTEC LUBRICANTS, INC., (hereinafter
"Aztec" referred to as "Assignor") entered into a Franchisee Lease (hereinafter "Frunchiscc
Lease") dated August ] I, 1994 whereunder and whereby JLl MARYLAND did lease, rent and
demise unto Aztec the Premises.

WHEREAS, Aztec and RICHARD I-IYNAN, (hereinafter referred to as "Tenant") entered
into an Assignment of Lease dated April _' 1998 whereunder and whereby Aztec did assign
all of its right, title and interest in and to the Premises to RICHARD J. IIYNAN

WHEREAS, Tenant has entered into financing arrangements with Lender and, as a
condition to Lender's loan to Tenant. Lender requires liens on all of Tenant's property including.
without limitation, trade fixtures, equipment, inventory and operating licenses and permits now
or at any time hereafter located on or used in connection with the Premises (collectively, the
"Collateral").

NOW, THEREFORE, in order to induce Lender to make such loan and for other good
and valuable consideration, the receipt and sufficiency of which arc hereby acknowledged, each
of the aforementioned parties, for itself and itself only, agrees as follows:

1. Landlord and JLI MARYLAND each individually represents that (i) he or it holds and
interest in the Premises as set forth above, (ii) he or its interest in the Premises is in full force and
effect WIdhas not been amended, supplemented or modified except as set forth above, and (iii) to
the best of his or its knowledge, there are currently no defaults under any agreements to which he
or it is a party.

2. Landlord and JLl MARYT .AND each individually consents to thc execution and performance
by Tenant of a mortgage or deed of trust in favor of Lender of Tenant's interest in the Franchise
Lease and acknowledges Lender's security agreement in favor of Lender on the other Collateral
(collectively, the "Security Documents"), and agrees that the execution and performance of the
Security Documents by Tenant and Lender will not constitute a breach of, or default WIder any
(If the agreements mentioned in the Recitals above (hereinafter the "Agreements") to which he or
it is a party.

3. Landlord and JLI MARYLAND each individually represents that he or it will not assert
against any of the Collateral any statutory, consensual or other liens. all of which he or it hereby
waives.

4. Landlord and JLI MARYLAND each individually agrees that none of the Collaterallocatcd
on the Premises, notwithstanding the manner in which any of the Collateral may be affixed to the
Premises, shall be deemed to be fixtures or constitute part ofthe Premises.

5. Landlord and JLI MARYLAND each individually agrees to notify Lender in writing upon
the occurrence of any default under any of the aforementioned Agreements to whieh he or it is a
party, and grants Lender the right to cure such default within the same number of days after such
notice that the Tenant or assignee with respect to such Agreement has to cure such default under

1:lu&:tlpenn7.oilipipclinclhYI .. n.5tJlmodllanlrd_citysd,d,.c
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he applicable Agreement, before the lessor, sublessor or assignor exercises any of his or its
remedies under the applicable Agreement. If the applicable Agreement provides no cure period
or the default by its nature cannot be cured, Landlord and JLI MARYLAND each and
individually agrees not to terminate the applicable Agreement until thirty 30 days after Lender's
receipt of such notice, so long as agreeing party continues to receive rent and other amounts due
under the applicable Agreement.

6. If Tenant defaults on its obligations to Lender and as a result Lender undertakes to enforce its
security interest in the Collateral, Landlord and the Jiffy Lube Entities each individually will
permit Lender and its agents to enter upon and remain on the Premises to remove or otherwise
dispose of the Collateral, provided (i) JLI MARYLAND receives when due the rental and other
amounts due under the Sublease for the period of time Lender uses the Premises and (ii) any
damages to the Premises caused by removal of the Collateral are repaired.

7. If the Lease or Franchise Lease shalltenninate as a result of the rejection of same in a
bankruptcy proceeding, the lessor or sublessor party pursuant to said Lease or Franchise Lease,
as applicable, shall give Lender prompt written notice thereof and upon request by Lender, shall
enter into a new lease of the Premises with Lender, or its designee, which new lease shall be
effective as of the date of termination of the Franchise Lease and shall be on substantially the
same terms and conditions as the Franchise Lease.

8. Landlord and JLI MARYLAND each individually agrees that Lender or Tenant may assign or
sublet the Premises to any entity with the consent of JLI MARYLAND (if such consent is
required under the Franchise), will not be unreasonably conditioned, withheld or delayed.
Landlord and JLI MARnAND each individually acknowledges and agrees that the Premises
may be closed for the period of time necessary to make alterations to or otherwise adapt the
Premises to its intended use:

9. Ariy notice(s) required or desired to be given hereunder to Lender shall be directed to
CITICORP NORTH AMERICA, INC., as Agent for Lender at 2600 Michelson Drive, Suite
1200, Irvine, California 92612, to the attention of Paul Schmidhauser, Counsel, and shall be sent
by a regularly scheduled overnight delivery carrier with delivery fees prepaid.

10. The agreements contained herein may not be modified or terminated orally and shall be
binding upon Landlord and the JLI MARYLAND each individually and each of its successors
and assigns and shall inure to the benefit of Lender and its successors and assigns.

11. The agreements contained herein shall continue in full force and effect, until Tenants'
obligations and liabilities are paid and satisfied in full and all financing arrangements between
Lender and Tenant have been terminated.

12. THIS AGREEMENT SHALL NOT IMPAIR OR OTHERWISE AFFECT TENANT'S
OBLIGATIONS TO PAY RENT AND ANY OTHER SUMS PAYABLE BY TENANT
PURSUANT TO THE TERMS OF THE FRANCHISE LEASE.

\\f510540 I\share I\o&l\pennzoil\pipel ine\hynan-Sthmod\lanlrd-city5d.doc
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This Agreement may be executed in any number of counterparts, and by different parties hereto
in separate counterparts, each of which when so executed and delivered shallbe deemed an
original, but all such counterparts taken together shall constitute but one and the same
instrument.

. r'l cy"\: 1"\ 0 ( C ,0. .
Executed and delivered as of the.L_ day O~d7j/V'--' ,1998, at ~~.:): ....'

LANDLORD: TENANT:

CITY OF SAN DIEGO,
a municipal corporation

RICHARD HYNAN

nFFY LUBE INTERNATIONAL OF
MARYLAND, INC.
a Maryland corporation

;.. :"" •.·,..·r.·.·l'···..':,;:::.,:-::.:.:~ ·-··.J::.:~i ;. ~:

! ~

: :

By: _
Name: --------.-----Title: _

Approved as to form and legality

this••~.~day Of.~~ ..... , 19.t~

B:.k:i42s.
Deputy CityA~l"j

....._ _ ..: "I.' _ :_'''1.:. ' ., ...•.;- .'; "',. " ,,',. ',,, .. '

Address:
700 Milam Street
Houston, TIC77002
Attention Vice President - Legal
Telecopies: 713/546-6405

l:\o&l\pennzoil\pipeline\hynan-Sthmod\lanlrd-citysd.doc -.



This Agreement may be executed in any number of counterparts, and by different parties hereto
in separate counterparts, each of which when so executed and delivered shallbe deemed an
original, but all such counterparts taken together shall constitute but one and the same
instrument.

Executed and delivered as of the 24th day of April ,1998, at -.-'-"Ho::.;us=.>to=.;n _
Texas

LANDLORD: TENANT:

CITY OF SAN DIEGO, RICHARD HYNAN
a municipal corporation

By: BY:-It~~~r....P2~~~Name: _
Title: _

JIFFY LUBE INTERNATIONAL OF
MARYLAND, INC.
a Maryland corporation

Address:
700 Milam Street
Houston, TX 77002
Attention Vice President - Legal
Telecopies: 713/546-6405
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4 -.



This Agreement may be executed in any number of counterparts, and by different parties hereto
in separate counterparts, each of which when so executed and delivered shallbe deemed an
original, but all such counterparts taken together shall constitute but one and the same
instrument.

Executed and delivered as of the 24th day of April
Texas

, 1998, at ......,H""o~us=to""n"-- _

LANDLORD: TENANT:

CITY OF SAN DIEGO,
a municipal corporation

RICHARD HYNAN

By: _
Name: _
Title: -'-_

BY: _
Richard Hynan

JIFFY LUBE INTERNATIONAL OF
MARYLAND, INC.
a Maryland corporation

By: --..L.Zk£;;:~~~~~:::::;;;:;:::::::::=:=;;::::::::::=.
Name: -:-:-;-----=~'__;';~/----=-----_
Title: _

Address:
700 Milam Street
Houston, TIC 77002
Attention Vice President - Legal
Telecopies: 713/546-6405

\\f510540 I\share 110&llpennzoillpipeline\hynan-Sthmod\lanlrd-city5d.doc
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SCHEDULE A
DESCRIPTION OF PREMISES

'!hat portien of Lot 103 of I.a Masa Co1cny, in the City of I.a Masa, in the
County of San Diego, State of California, acx::ording to Map tOOreof No. 346,
filed in the Office of the County Recox:der of San Diego County, described as
follCMS:

BeginrUng at the ~int of intersectien of the ~terly 1100 of said Lot
103 with the NortheaSterly 1100 of the Scuth..ester1y 233.10 feet of said Lot
103, said Southwesterly 223.10 feet be.1rg maasured at right angles to tte
Southwesterly 1100 of said lot; said ~int also beirg tte nost W?:ster1ymrre.r
of lard de9=d.bed in deed to fbraoe E. M:::Gilxn:!y, et ux, reoor:dtd Marc::h Z7,
1946 as File/Page No. 3331 of. Official 'Pa::ords, ~ alag tte Southolesterlr
1100 of said M:::Gilx::n3y's lard South 59°46' 41" East 42.41 feet to Point "X";
thence cx:ntinuing alcng said Sa.rth.ester1y 1100 South 59°46'41" East 122.49
feet to a ~int en the are of a 949.00 foot radius o..a:ve, a:xeave Sou~ly
fran which a radial line t:ears South 32·07'17" East; ttece N:rtheaster1y alen]
the are of said axrve, through a 03ntral angle of 14°47'29" for a d.i.st:aroa of .
244.98 feet to the l'brtheasterly lim of said M:::Gil:x::neylam; thelce alen] .
said l-brtheasterly line tbrth 59·46'41" West 133.03 feet alag a line which is.
parallel with ard 423.10 feet Northeasterly of the Soutrn.esterly lim of said
lot 103, said 423.10 feet being rreasuted at right an;]les to said Sou~ly
line, to a ~int en the are of a 1051.00 foot radius 0JrVe, a:xCdV'8
Soutteasterly, fran which a radial lim bears South 22°13I50" East ard tte True
Point of 8eginni.rg; t:re-ce Southwesterlyalag the arc of said 0JrVe, thrc::luJh a
central angle of 11°58' 59" for a distaroa of 219.81 feet to the beginn.i.rg of a
reverse 25.00 foot radius an:ve, a:xeave N::lrt.OOrly;~ Westerly alag the
arc of said 0JrVe, through a central an;]le of 46°45'04" for a distance of 20.40
feet to Point "X" aJ:::ove; therce alen] tte Southwesterly 1100 of said M::: .
Gibcney's lard l'brth 59°46'41" West 15.20 feet nore or less, to a ~int en said
lin! distant therecn South 59· 46' 41" East Z7. 71 feet fran tha nest W?:sterly
comer of said larrl, being a point en tha arc of a 25.00 foot radius axrve,
an::ave Easterly fran which a radial 1100 bears North 47· 56'23" East; trena:!
N::lrtherly alen] tha are of said 0JrVe, through a central angle of 71· 49'56" for
a distan::e.of 31.34 feet; therx::a North 600'13'41" west· 10.00 feet to a ~int en
the ~ly line of said Lot 103; then:e aloog said ~ly lire, .
North 29·46'19" East 176.46 feet to tte ~ly line of said'M::: Gib::rey's
lard, th:moa alcng said l'brtheasterly lim South 59·46' 41" East to the TruePoint of Beginning.

Common Address: 5540 Lake Murray Blvd., La Mesa, CA
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CALIFORNIA ALL·PURPO, _ ACKNOWLEDGMENT
r~~~&f~«~«M~M«-<X'§,..c<'~~.c<'~~~ff«Q~«M-W«-W«.g:«,&,%,<,.Qv@

I State of TEXAS ,I
I

I

I·
I
I·

I·
I
~.
(.

HARRISCounty of

On ApJti.e. 24. 1998
Date

before me, Jamell E. Camac.ho, NotaJty PubJU ..c.
Name and Title of Officer (e.g., "Jane Doe. Notary Public1

personally appeared ---,r-,-,-Jt",-"=e~g"",o-,,Jt::..:y,--,P,--·.!...,----"'F..::::a.::::ll-"'ll'-"e:.;.:t:..:.t"---..::=~=~------------
Name(s) of Signer(s)

~ personally known to me
o proved to me on the basis of satisfactory evidence

Capacity(ies) Claimed by·Signer(s)

Signer's Name: _

o Individual
o Corporate Officer

Title(s): _,-- _
o Partner - 0 Limited 0 General
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other: Top of thumb here

to be the person(s) whose name(s) is/are subscribed to the
within instrument and acknowledged to me that he/she/they
executed the same in his/her/their authorized capacity(ies),
and that by his/her/their signature(s) on the instrument the
person(s), or the entity upon behalf of which the person(s)
acted, executed the instrument.

WITNESS my hand and official seal.

~---"e,-,-. ;:;:=am~'~'~~~~ __
~ Signature of Notary Public

------------ OPTIONAL ------------
Though the information below is not required by law, it may prove valuable.to persons relying on the document and could prevent

fraudulent removal and reattachment of this form to another document. ,I

I, Title or Type of Document: ~ _

Description of Attached Document

Document Date: Number of Pages: -'-

Signer(s) Other Than Named Above: _

Signer Is Representing:

Signer's Name: ~ __

o Individual
o Corporate Officer

Title(s): _::-:--:--::--::-:::-=-_---;- _
o Partner - 0 Limited 0 General
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other: Top of thumb here

Signer Is Representing:

..
C 1996 National Notary Association· 8236 Remmel Ave., P.O. Box 7184. Canoga Park, CA 9;'309-7184 Prod. No. 5907 Reorder: Call Ton-Free 1-800-876-6827
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CALIFORNIA ALL·PURPO ... ~ ACKNOWLEDGMENT
~1X«~«~~-<x-cc<xxx««,gxx':&cc<:ft~m,eCCMX&Mx:&<:.<X',c<xx;~-<xft-<x&.cco..-r:
~ . .1
I State of CAr ,lfP,2.N,n... .'
I

I·

I-
I-

I-
f-
I-

~-
I
~,

County of

On y.-,--~..=:2.,-"l?,-~;:-q:-,-,,-~ before me, __ .:...\~~;::=PrS=c....::-:~~:::-;:-:-;l-;::e-.=l,~",=::-;;::;:;;:;;- _
Dale Name and Tille of Officer(e,g.. -Jane Doe. NotaryPublic'

personally appeared --- 'l;a..-'-=::::\.'-'~=~::......:__'__~""_='__;:;:~=,:;_:i'~~'-(~N::;_..:."'-..::......:>------------
Name(s) of Signer(s)

!:tPersonally known to me
o proved to me on the basis of satisfactory evidence

to be the person:W-whose name~re SUb~d to the
within instrument and~nowledged to me th he helthey
executed th~me i~er/their authorized capacity{i~
. and that b~er/their signatureM. on the instrument t~e,
person)4 or the entity upon behah'of which the person~
acted, executed the instrument.

.. . THOMAS CHOW LING I
fl~~~-"'", COMM .• 1051036 ~

tcl'N!V FUIJC· CALJFaNA ::D
0RN«1£ CCUITY ...

My Ccrrrn. Ellp. Feb. 5. 1999

Though the information below is not required by law, it may prove valuable to persons relying on the document and could prevent
fraudulent removal and reattachment of this form to another document,

Description of Attached Document

Title or Type of Document: __ --'L+=-'---'O"-'~"'-'LT:)o<.~=___...:~=___=__=.'-"IJT _~.
Document Date: tf..:.--_2_f'_-7-'--r Number of Pages:_5 _
Signef{s) Other Than Named Above: .N_t:l_Kl_U:_.... _

Capacity(ies) Claimed by Signer(s)

Signer's Name: _ Signer's Name: _

o Individual
o Corporate Officer
Title{s): _:-- --,-------

o Partner - 0 Limited 0 General
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other: Top of thumb here

o Individual
o Corporate Officer
Title{s): _

o Partner - 0 Limited 0 General
o Attorney-in-Fact
o Trustee
o Guardian or Conservator
o Other: .. Top of thumb here

RIGHT THUMBPRINT
OF SIGNER

Signer Is Representing: Signer Is Representing:

'.\ .
.. !ikl

C 1996 National Notary ~sociation. 8236 RemmetAve., P.O~;;1;.Canoga Park. CA 91~.71B4 Prod. No. 5907 Reorder. Call Toll·Free 1-800-876-6827
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I-
t-

personally appeared --'-''--'''-.:::::!!:r'"'''''-'.....,~-----':.......<.+-'----t::':t~e=''-'-.!=.::.----'--------

~ersonally known to me
6 I3Fevedto fFIeSR tf:ls l:lasis sf satisfaetsF)' 8uideQce

~..... • • . • • • • • • J'
~

. SHELIA B-DUHART
Commission # 1174331

j ~ Notary Public - California ~t Son Diego County f
•••• My;c:mci~~~~Z:

to be the perso~ whose nam~~ubscribed to the
within instrument and acknowledged to me that..fte/~Aey-
executed th~ ~~~authorized capacity(~
and that by ~I'leir slgnatur~ on the instrument the
persor¢, or the entity upon behalf of which the perso~
acted, executed the instrument.

WITNESS my hand and official seal.

-J

Though the information betow is not required by law, it may prove valuable to persons relying on the document and could prevent ~
fraudulent removal and reattachment of this form to another document.

I· escription of Attached Document
[.

I-
I·

I-
~.

I·
r-
I
I

t·

i'
I-
,-
I
1

I'

Signer's Name: --"'.;:-- _

o Individual
o Corporate Officer
otle(s): -=---- __~L.----

o Partner - 0 Limited
o Attorney-in-Fact
o Trustee
o Guardian or Cons
o Other:

o General

Top of thumb here

Signer Is Representing:

Illi_' . . . . . . . _ _..
C 1996 Nationaf Notary Association· 8236 Remmet Ave., P.O. Box 7184· Canoga Park, CA 91309-7184 Prod. No. 5907 Reorder: Call Toll·Free 1-aoo-a76-6827



Store No. 831

ASSIGNMENT AND ASSUMPTION AGREEMENT

This Assignment and Assumption Agreement made this __ day of March, 1998
by and between AZTEC LUBRICANTS INC., a California Corporation, ROBERT J.
MEHALL AND KATHLEEN T. MEHALL, (hereinafter referred to jointly and
severally as "Assignor"), RICHARD HYNAN, an individual, (hereinafter referred to as
"Assignee") and JIFFY LUBE INTERNATIONL OF MARYLAND, INC., a Maryland
corporation (hereinafter referred to as "Landlord").

Whereas, Assignor entered into a Sublease with Landlord, dated August 31, 1994
(hereinafter collectively referred to as the "Lease") for certain real estate and
improvements known as 5540 Lake Murray, La Mesa, CA and more particularly
described therein. .

Whereas, Assignor desires to assign all of its rights, title and interest in said
Sublease to Assignee;

Whereas, Assignee desires to accept such assignment in accordance with the terms
of this Agreement; and .

Now, therefore, in consideration of the mutual promises contained herein, other
good and valuable consideration passing between the parties, the receipt and sufficiency of
which is hereby acknowledged, the parties hereto, intending to be legally bound, covenant
and agree as follows:

1. Assignor hereby assigns to Assignee all of Assignor's right, title and
interest to the Sublease, which is attached hereto as Exhibit B and made a part hereof.

2. Assignee hereby accepts the assignment of said Sublease and agrees to
abide by all of the terms and conditions of said Sublease, binding upon the Lessee.

3. Landlord joins herein to consent to the covenants and agreements
contained herein.

4. The parties hereto acknowledge that Landlord's consent to this Assignment
is not an approval of any subsequent assignments of the Sublease or subletting of the
Leased Premises by Assignee.

IN WITNESS WHEREOF, the parties have set their hands and seals as of the
date first above mentioned.



WITNESS: ASSIGNOR:
AZTEC LUBRICANTS, INC.

By: _
Robert 1. Mehall

ROBERT J. MEHALL

By: ----:--::-------
Robert 1. Mehall

KATHLEEN T. MEHALL

By: _
Kathleen T. Mehall

WITNESS: ASSIGNEE:
RICHARD HYNAN

By: _

WITNESS: LANDLORD:
JIFFY LUBE INTERNATIONAL
OF MARYLAND

By: _
Greogory D. Bassett

831ASSUM3/17/98



STORE --83.L

FRANCHISEE LEASE ~

~T' Aile- -TInS LEASE made and entered into this ~ day of , ~ by and between
JIFFY LUBE INTERNATIONAL OF MARYLAND INC., a Maryland corporation with
offices at 700 Milam Street, Houston, Texas 77002 (hereinafter called "Landlord") and
AZTEC LUBRICANTS, INC., a California corporation, with offices at- 5540 Lake Murray
Blvd., La Mesa, California {hereinafter called "Tenant").

WITNESSETH:

In consideration of the covenants and promises contained herein and other good and
valuable consideration, the receipt and sufficiency of which is hereby acknowledged, it is agreed
by the parties hereto as follows: '

1. PREMISES:

(a) Landlord hereby leases to Tenant and Tenant hereby leases from Landlord all
that property generally described as 5540 Lake Murray, and lying and being situated in the City,
Borough or Township of La Mesa, State of California, more particularly described on Exhibit
"A" attached hereto, together with the buildings and improvements ~eon or to be erected
{hereinafter collectively referred to as the "Premises"), for the term and upon the conditions
hereinafter set forth.

(b) On or about the date of this Lease, Tenant has entered a Franchise Agreement
(the "Franchise Agreement") with Jiffy Lube International, Inc., pursuant to which the Tenant is
authorized to operate a Jiffy Lube Service Center at the Premises. In the event of any conflict
between the terms of this Lease and the terms of the Franchise Agreement, the Franchise
Agreement shall control.

2. LANDLORD'S IMPROVEMENTS:

Intentionally deleted. \

3. ACCEPTANCE OF THE IMPROYEMENTS:

By Tenant's occupation of the Premises and opening for business thereon, Tenant has
accepted the Improvements.

4. TERM' COMMENCEMENT OF TERM; OBLIGATIONS PRIOR TO
COMMENcEMENT OF TERM

Tenn and Commencement: The term of this lease shall commence upon September 1,
1994, and shall expire fifteen (I5) years thereafter or on the earlier termination of the Franchise
Agreement or the Prime Lease, if any (the "Original Term"). "



Provided Tenant is not then in default under this Lease (and this Lease is otherwise in
full force and effect) or under any Franchise Agreement or Area Development Agreement with
Jiffy Lube International, Inc., then Tenant shall have the option to extend the term of this Lease
for two (2) additional five (5) year periods (the "Additional Term") on the same terms and
conditions as set forth in this Lease. The Additional Term shall be for a period of time equal to
the lesser of (i) the term of the Franchise Agreement; or.Iii) the term of the Prime Lease, if any.
If Tenant elects extend the term of this Lease, the Tenant shall give to Landlord notice of
Tenant's intention not less than six (6)months prior to the end of the Original Term of this
Lease.

Unless otherwise indicated, all references herein to the "term of this Lease" include both
the Original Term and the Additional Term.

5: RENT:

(a) Tenant shall pay as Rent hereunder an' annual Minimum Rent equal to Eighty
Four Thousand and Noll 00 Dollars, payable in equal monthly installments of $7,000 00'

(b) Minimum Rent Adjustment

The monthly Minimum Rent and annual Minimum Rent shall eaclrbe increased by nine
percent (9%) on the third (3rd) anniversary of the Commencement Date and thereafter on each
succeeding third (3rd) anniversary of the Commencement Date through the term of this Lease.

,':!"'" .

For the purpose of this Lease, the term "Lease Year" shall mean twelve month period
commencing upon the date of the commencement-of the term of this Lease and each succeeding
twelve month period.

(c) Accord and Satisfaction: No payment by Tenant or receipt by Landlord of a
lesser amount than the rent herein stipulated shall be deemed to be other than on account of the
earliest rent then due, nor shall any endorsement or statement on any check or any. letter
accompanying any check or payment as rent be deemed an accord and satisfaction. Landlord
may accept such check or payment without prejudice to Landlord's right to recover the balance
of such rent or pursue any other remedy provided for in this Lease, or at law:

\

(d) Late Cbarges: In the event Tenant fails to pay any portion of. the Minimum Rent
or percentage Rent (including any additional rental due hereunder) on the date due, or within
five (5) days thereafter, a late charge of two (2%) percent (or the highest rate permitted by law)
per month of the delinquent rental shall be added to said rental and paid to Landlord together
therewith. .

(e) Net Rental; No Abatement QfRent: The rental due Landlord under this Lease is
a net rent. The net rent shall be absolutely net to the Landlord, so that the Lease shall yield net
to Landlord the specified net rental in each month and year during the term of this Lease, and
each and every item of expense of every kind and nature whatsoever for the payment of which
Landlord is, shall or may become liable by reasons of its estate or interest in the Premises or any
rights or interest of Landlord in or under this Lease (except for any federal or state income;axes
payable by Landlord and payments of indebtedness secured by liens on the Premises), or by



reason of or in any manner connected with or arising from the ownership, leasing, or building, or
use of the Premises or any building or improvements thereon, shall be borne by Tenant.

(f) Security Deposit Tenant has paid to Landlord $5,000 OO.tobe held by Landlord
as security for performance by Tenant of all obligations imposed on Tenant hereunder. If
Tenant shall perform all such obligations, said sum shall be refunded to Tenant at the
termination of this Lease, without interest. If Tenant shall default in any such obligation,
Landlord, in addition to any other remedies it may have, shall be entitled to apply such sum
toward Landlord's damages.

6. PAYMENT OF TAXES, FEES, ASSESSMENTS AND UTIJJTTES:

(a) . Payment of Taxes, Fees and Assessments: Tenant shall pay, prior to delinquency,
pursuant to bills procured and timely submitted to Tenant by Landlord, or sent directly to Tenant
by any federal, state or municipal governmental authority, all property taxes, Franchise fees,
permits and assessments levied or imposed against the Premises or measured by the rent payable
hereunder from and after Tenant's acceptance of the Improvements or occupancy of the
Premises, whichever shall occur first, and any such taxes, fees, permits and assessments shall be
prorated, where applicable, between Landlord and Tenant to reflect the effective date of the
commencement of this obligation by Tenant. Tenant will exhibit receipts evidencing payment of
any such taxes, fees or assessments to Landlord promptly upon payment thereof. Tenant may, at
its expense, contest any such taxes, fees and assessment, in the name of Landlord if necessary.
In such event, however, Tenant shall indemnify Landlord against any costs, penalties or
attorneys' fees incurred by or asserted against Landlord by virtue thereof. IfTenant fails to pay
any taxes, fees or assessments when due, Landlord may pay the same 'Under the provisions of
Paragraph 23.

(b) Payment of Utilities: Tenant shall pay for all water, gas, sewer, electric and all
other utilities serving the Premises. .' ..

7. AUTHQRIZED USES:

Tenant shall use the Premises for the following purposes, and for no other purposes
whatsoever, without the prior written consent of Landlord: those purposes ..expressly authorized
by the Franchise Agreement between JiffyLube International, Inc., and Tenant, pertaining to the
Jiffy Lube Service Center at the Premises. \

8. . COMPLIANCE WITH LAWS, LICENSES AND PERMITS:

(a) Compliance with Laws: Tenant shall not use, or permit any person to use, the
Premises or any part thereof for any use or purpose in violation of federal, state or local law,
including, but not limited to, present and future ordinances or other regulations of any
municipality in which the Premises are situated, and Tenant agrees, if, during the term of this
Lease new laws and regulations be imposed, Tenant will, at the sole cost and expense of Tenant,
make alterations or improvements in or to the Premises which may be required by any federal,
state or local law, or by any municipal ordinance, or regulation applicable thereto. Tenant shall
also comply with all orders, directives, rules and regulations of all governmental bodies, bureaus
and offices having jurisdiction over Tenant or the Premises. Landlord makes no warrantjes or
representations as to the state of such ordinances, rules and regulations, and tenant



'acknowledges that he has independently investigated same and represents that he will comply
therewith.

(b) Franchises arid Permits: Tenant shall procure and maintain at Tenant's own
expense and responsibility all Franchises, permits or inspection certificates required by any
governmental authority respecting Tenant's use of the Premises or the operation of Tenant's
business thereon. Tenant may contest any such law, ordinance or regulation, and if required,
may join Landlord's name in any such contest, In such event, however, Tenant shall indemnify
Landlord against any costs, penalties or attorneys' fees incurred by or asserted against Landlord
by virtue thereof.

(c) Occupancy: Tenant will not at any time use or occupy the Premises in violation
of the certificate of occupancy issued for the Premises.

9. IJABTIJTY INSURANCE' EMPLOYER'S INSURANCE AND INDEMNITY

(a) General Liability Insurance: Tenant shall, during the entire term of this Lease, at
Tenant's own expense, keep in force by advance payment of premiums, public liability insurance
in an amount not less than $3,000,000 for combined single limit bodily injury and property
damage, insuring Tenant, Landlord and any Mortgagee of Landlord against any liability that
may accrue against them or any of them on account of any occurrence in or about the Premises
during the term of this Lease or in consequence of Tenant's occupancy thereof and resulting in
personal injury, death or property damage. All policies of insurance~.as aforesaid, shall provide
that they cannot be canceled, terminated, or amended without thirty QO) days prior written
notice to Landlord and Tenant and any Mortgagee of Landlord. ..

(b) Employer's Liability Insurance: Tenant shall, during-the entire term of this Lease,
at Tenant's own expense, pay for and maintain employer's liability insurance ($100,000
minimum limit) and workmen's compensation insurance, as prescribed-by the law of the state in
which the Premises are located.

(c) Indemnity: Tenant agrees to indemnify and save harmless Landlord from and
against all claims of whatever nature arising from (i) any act, omission or negligence of Tenant,
or Tenant's contractors, agents, servants or employees, or (ii) arising from any accident, injury or
damage whatsoever caused to any person or to the property of any person occurring during the
term hereofin or about thePremises, where such accident, damage or injury results or is claimed
to have resulted from an act or omission on the part of Tenant or Tenant's undertakings in this
Lease. This indemnity and hold harmless agreement shall include indemnity against all costs,
expenses and liabilities in connection with any claim or proceeding brought thereon and the
defense thereof, including reasonable attorneys' fees. Tenants obligation to observe or perform
this covenant shall survive the expiration or other termination of this Lease.

\

(d) Special Definition for the Teon Landlord: As used in Articles 9, 10 and
anywhere else expressly designated only, the term "Landlord" includes the Landlord, any
landlord of the Landlord and the owner of Landlord's property if applicable.

(e) Certificates of Insurance; Increase in Amount; Company:
Tenant shall furnish to Landlord, before Tenant may operate as a Jiffy Lube Service Center
copies of policies or certificates of insurance required by this Lease. The amounts 6f the



insurance required pursuant to this Article 9 shall be increased from timeto time as required by
Landlord in accordance with· the insurance amounts customary from time to time for similar
properties.

All policies of insurance described in this Article 9 and Article 10 shall be issued by a
company with a Best's Guide rating of "A" or better.

10. FIRE AND EXTENDED COVERAGE INSURANCE:

Tenant agrees, at its sole cost and expense, during the entire term of this Lease, to keep
the Premises, the Improvements, all other improvements, equipment and any supplies thereon
adequately insured by reliable companies "for full replacement value" whereby the insurer will
be obligated to. pay full. cost of repair or replacement as of the date of loss against damages
caused by fire, smoke, explosion and other risks covered by standard extended coverage
endorsements. Tenant shall also carry insurance against the risks of loss of rents and income
resulting from any such hazards, which policy must provide coverage for six months estimated
income from the Premises: All such policies shall name Landlord, and Landlord's mortgagee, if
required, as a co-insured, as their respective interests may appear. Such insurance may be
carried under a blanket-type policy issued to Tenant and all such insurance must provide that it
cannot be cancelled, terminated, or amended without thirty (30) days prior written notice to
Landlord and Tenant Before Tenant may operate the Premises as a.Jiffy Lube Service Center,
Tenant will deliver to Landlord certificates evidencing the aforesaid insurance. The proceeds of
any loss claims collected by Landlord on such policy shall be credited or payable by Landlord to
Tenant in reimbursement of any expenditures made on account thereof by Tenant pursuant to
Tenant's maintenance and repair obligations hereunder. .~

11. MAINTENANCE:

Tenant will at all times during the term of this Lease keep the"Premises, appurtenances,
fixtures, installations and equipment attached and related thereto, including any parking area and
driveways, in good condition and repair, at Tenant's expense, and upon termination hereof, shall
surrender same in such good repair, reasonable wear and tear excepted. Tenant will keep all fire
extinguishers in the Premises filled and in good condition at Tenant's own cost and expense.
Should any portion or all of the Premises be damaged or destroyed by fire, the elements or any
other cause, with or without fault on the part of Tenant, Tenant shall promptly rebuild or replace
any such damaged or destroyed portions. Tenant will make all repairs at its sole cost expense,
both interior and exterior, structural or non-structural ordinary or extraordinary, and foreseen
and unforeseen. "Repairs" shall include all necessary rebuilding, replacements, renewals,
alterations, additions and betterments. All repairs made by Tenant shall be equal in quality and
class to the original work.

\

Tenant will also do or cause others to do all necessary shoring of foundations and walls
of any structure and every other act or thing for the safety and preservation thereof which may
be necessary by reason of any excavation or other building operation upon any adjoining
property, street, alley or passageway.

Except as otherwise specifically provided herein, damage to or destruction of any portion
of all of the Premises, by fire, the elements or any other cause, with or without fault on the part

/



of Tenant, shall not terminate this Lease or entitle Tenant to any abatement of or.reduction in the
rent payable, or otherwise affect the respective obligations of the parties hereto.

12. REPAIR By LANDLORD:

Landlord shall not be required to furnish any services or facilities to the Premises after
acceptance of the Improvements. Landlord shall have .no obligation to repair, maintain, alter,
replace or modify the Premises or any part thereof, including but not limited to any plumbing,
heating, electrical, air conditioning or other mechanical installation therein. Tenant hereby
assumes the full and sole responsibility for the condition, operation, repair, rebuilding,
replacement, maintenance and-management of the Premises.

13. RIGHT OF ENTRY BY LANDLORD:

Tenant shall permit inspection of the Premises during reasonable business hours by
Landlord or Landlord's agents or representatives. for the purpose of ascertaining the condition of
the Premises. One Hundred Eighty (180) days prior 'to the expiration of this Lease, Landlord
may post suitable notice on the Premises that the same are "For Rent" and may show the
Premises. to prospective tenants at reasonable times. Landlord may not, however, thereby
unnecessarily interfere with the use of the Premises by Tenant.

14. ALTERATIONS; FIXTURES; CONDITION ON TERMINATION:

(a) Alterations: Tenant, after receiving the written consent of Landlord, at Tenant's
sole cost and expense, in a good workmanlike manner, may make'such alterations to the
Premises as Tenant may require for the conduct of its business wjft10utmaterially altering the
basic character of the .buildings or improvements thereon, or weakening any structure on the
Premises. Any such alterations shall be subject to Landlord's inspection upon completion, and
Tenant agrees to make whatever changes or additions to such alt-erations as are requested by
Landlord. Tenant shall also have the right, with the written consent of Landlord, to erect, at
Tenant's sole cost and expense; such temporary partitions, including office partitions, as may be
necessary to facilitate the handling of Tenant's business and to install telephones and telephone
equipment and wiring, and electrical fixtures, additional lights and wiring and other trade
appliances. Tenant shall, before making any alterations, additions, installations or
improvements, at its expense, obtain all' permits, approvals and certificates required by any
governmental or quasi governmental bodies and (upon.completion) certificates of final approval
thereof and shall deliver promptly duplicates of all such permits, approvals and certificates to
Landlord and Tenant agrees to carry and will cause Tenant's contractors and subcontractors to
carry such workmen's compensation, general liability, personal and property damage insurance
as Landlord may require.

\

(b) Fixtures: Any alterations or improvements to the Premises, including partitions,
all electrical fixtures, lights and wiring, shall become the property of Landlord at the expiration
or sooner termination of this Lease. Should Landlord request Tenant to remove all or any part
of the above mentioned items, however, Tenant, at its own expense, shall do so prior to the
expiration of this Lease and repair the Premises as described herein. At the expiration or sooner
termination of this Lease, Tenant shall be entitled to remove Tenant's personal property and
trade fixtures, provided that Tenant has complied with all its obligations under this Lea~ and'
repairs, in a good workmanlike manner, all damage done to the Premises by such removal.



Nothing in this Article shall be construed to give Landlord title to or prevent Tenant's removal of
trade fixtures.

(c) Condition of Premises on Termination: Tenant agrees to surrender the Premises
at the expiration, or sooner termination, of this Lease in the same condition as when the
Premises were delivered to Tenant, or as altered pursuant to the provisions of this Lease,
ordinary wear, tear excepted.

15. SIGNS:

Tenant may, if applicable laws permit, place suitable signs, emblems, logos, lettering and
pictorial materials on the Premises for the purpose of indicating the nature of the business
carried on by the Tenant in said Premises; provided, however, that any such signs, emblems,
logos, lettering and pictorial materials must first be-consented to by Landlord. In the event
Tenant places any signs, emblems, logos lettering or pictorial materials on the Premises without
Landlord's consent, Landlord has the right to remove the same. Any damage to the Premises
caused by installation or. removal of signs, emblems, logos, lettering or pictorial materials shall
be repaired at the expense of Tenant. All work shall be completed in a good workmanlike
manner.

16. GLASS:

Tenant agrees to immediately replace all glass broken or damaged on the Premises during
the term of this Lease with glass of the same quality asthat broken or-damaged.

. ..~
17. ASSIGNMENT AND SIffiLETTING:

To the extent permitted by the Franchise Agreement, Tenant shall have the right to assign
its interest herein to the same person who is assigned Tenant's interest as Franchisee under the
Franchise Agreement. Tenant shall not otherwise allow or permit transfer of this Lease or any
interest hereunder by operation of law or otherwise, nor assign, sublease, convey, mortgage,
pledge or encumber this Lease or any part thereof by another without, in each case, obtaining
Landlord's prior written consent. No assignment (with or without Landlord's consent) shall
release Tenant from any of its obligations hereunder.

18. ASSIGNMENT BY LANDLORD: \

Landlord shall have the right, at any time, without Tenant's prior approval, to assign its
interest. in this Lease, and the Prime Lease if applicable, to any entity who purchases the fee
simple interest or Landlord's leasehold interest and/or its interests in the Improvements,
underlying the Premises. In connection therewith, Landlord shall have the right, at any time,
without Tenant's prior approval, to enter into a primary leaseback of the Premises (hereafter
referred to as a "SalefLeaseback" transaction). In the event the Landlord desires to complete a
SalelLeaseback transaction, Tenant agrees that (a) Tenant's prior approval shall not be required,
(b) Landlord's new lease shall become the primary lease ("Primary Lease") to the purchasing
entity (the new owner) and (c) this Lease shall effectively and automatically become a sublease
to Landlord's Primary Lease. In the event that any other person or entity acquires title or any
other interest in the Premises pursuant to a sale or transfer of the fee simple or leasehold interest
in the Premises subsequent to the date hereof, Tenant's right of possession shall not be disturbed



provided (a) Tenant is not then, and is not in the future, in default under this Lease and (b)
Tenant attorns to such title holder. In the event that any other person or entity takes assignment
of this Lease pursuant to a sale or transfer of the fee simple or leasehold interest in the Premises
subsequent to the date hereof and notice thereof is served upon Tenant, Tenant agrees to look
solely to the assignee for the performance of all obligations of the Landlord under this Lease.

19. QUIET ENJOYMENT:

Landlord covenants and agrees that Tenant, upon paying the rent and all other charges
provided for in this Lease, and upon observing and keeping all of the covenants, conditions and
provisions of this Lease on its part to be observed and kept, shall lawfully and quietly hold,
occupy and enjoy the Premises during the term 'of this Lease, without hindrance or molestation
by or from anyone claiming by, through or under Landlord, subject to the terms of any primary
lease, this Lease and any mortgage or encumbrance now or hereafter placed on the Premises by
Landlord

20. TENANT'S DEFAIJI,T:

If (a) Tenant shall fail to pay any installment of Minimum Rent or Percentage Rent or
any additional sumwhen due hereunder for five (5) days after written notice from Landlord; (b)
Tenant shall default in any of the covenants, agreements, conditions or undertakings herein
agreed to be kept, observed and performed by the Tenant other than ··the payment of rent
(Minimum and Percentage Rent or additional rent) or any part thereof when due, and such
default shall continue for fourteen (14) days after notice thereof in writing to Tenant; (c) Tenant
shall fail to open for business the.Jiffy Lube Service Center on the Premises within eight (8)
months after Tenant's execution of the Franchise Agreement (unless such eight (8) month period
is extended pursuant to the terms of the Franchise Agreement, and" then if Tenant fails to open
for business the Jiffy Lube Service Center on the Premises within the time permitted by the
Franchise Agreement), and, if such default- shall continue for fourteen (14) days after notice
thereof in writing to Tenant; (d) Tenant shall default in any of the terms of the Franchise
Agreement and fail to cure such default within any cure period allowed by the Franchise
Agreement or in the event the Franchise Agreement should terminate, whether by lapse of time
or otherwise; (e) Tenant shall vacate or abandon the Premises; (f) proceedings in bankruptcy or
for liquidation, reorganization or rearrangement of tenant's affairs are instituted by or against
Tenant; (g) a receiver or trustee is appointed for all or substantially all of the Tenant's business
or assets on the grounds of Tenant's insolvency; (h) Tenant makes anassignment for the benefit
of its creditors; (i) a reorganization under the bankruptcy laws of the United States is instituted
by or against Tenant; (j) this Lease or Tenant's interest herein or in the Premises or any
improvements thereon or any property of Tenant are executed upon or attached; (k) possession
of the Premises is given to any person other than expressly permitted under this Lease; (1)
Tenant fails to execute instruments or certificates provided for in this Lease within fifteen (IS)
days after the mailing by Landlord of a written request; or (m) Landlord determines that Tenant
has submitted any false report required to be furnished hereunder, then in any of the above
events, Landlord, at its election, may terminate this Lease and, either with or without process of
law, re-enter, expel, remove and put out Tenant and all persons who may be occupying the
Premises under Tenant, using such force or other means as may be lawful and necessary in so
doing, and repossess and enjoy the Premises. Such re-entry and repossession shall not work a
forfeiture of the rents to be paid and the covenants to be performed by the Tenant during the full
term of this Lease. If any applicable law requires any additional notice or greater period eluring
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which Tenant may attempt to cure a default before termination, this Lease shall be deemed to be
modified to comply with such law.

Upon the expiration of the term of this Lease by reason of the happening of any of the
events hereinabove described, or in the event of the termination of this Lease or right to
possession or both, as the case may be, by summary dispossession proceedings or under
provision of any law now or at any time hereafter in force, by reason of or based upon or arising
out of a default under or breach of this Lease on the part of Tenant, or upon Landlord recovering
possession of the Premises under ariy of the foregoing circumstances, whatsoever, whether with
or without legal proceedings, Landlord may, at its option, at any time and from time to time,
relet the Premises or any part or parts thereof for the account of Tenant or otherwise, and receive
and collect the rents therefor, applying the same first to the payment of such expense as
Landlord may have incurred in recovering possession of the Premises, including legal expense
and attorneys'fees,and for putting the Premises into good order or condition or preparing or
altering the same for re-rental, expenses, commissions and charges paid, assumed or incurred by
Landlord in connection with the reletting of the Premises, and then to the fulfillment of the
covenants of Tenant hereunder. Any such reletting herein provided may be for the remainder of
the term of this Lease or for a longer or shorter period. In any such case, and whether or not the
Premises or any part thereof be relet, Tenant shall pay to Landlord the Minimum Rent, the Prime
Lease Rent and any item of additional rent due hereunder, and all other charges required to be
paid by Tenant up to the time of such termination of this Lease, or of such recovery of
possession of the Premises by Landlord, as the case may be; and thereafter-Tenant covenants and
agrees, if required by Landlord, to pay to Landlord until the end ofthe term of this Lease and
equivalent of the amount of all the Minimum Rent, the Prime Lease Rent and any additional rent
reserved herein and all other charges. required to ,be paid by Tenantless the net avails of
reletting, if any, and the same shall be due and payable by Tenant to Landlord on the several rent
days above specified. In any of the circumstances hereinabove mentioned in which landlord
shall have the right to hold Tenant liable upon the several rent days herein specified to pay
Landlord the equivalent of the amount of an the Minimum Rent, the Prime Lease Rent, and the
additional rent and all other charge required to be paid by Tenant less the net avails of reletting,
if any, Landlord shalI also have the election, in place and instead of holding Tenant so liable, to
forthwith recover against Tenant as damages for loss of the bargain and not as a penalty, an
aggregate sum which, at the time of such termination of this Lease, or of such recovery of
possession of the Premises by Landlord, as the case may be, represents the then present worth of
the excess, if any, of the aggregate of the Minimum Rent, the Prime Lease Rent, and the
additional rent and alI other charges payable by Tenant hereunder th,.!1twould have accrued for
the balance of the term over the aggregate rental value of the Premises for. the balance of such
term. Nothing herein contained shall limit or prejudice Landlord's right to prove and obtain as
liquidated damages arising out of such breach of termination the maximum amount allowed by
any statute or rule of law which may govern the proceeding in which such damages are to be
proved, whether such amount be greater, equal to, or less than, the amount of the then present
worth of the excess of the Minimum Rent, the Prime Lease Rent, any additional rent and all
other charges payable by Landlord hereunder over the rental value referred to above.

\

21. LANDLORD'S DEFAULT:

Landlord shalI, in no event, be charged with default in any of its obligations hereunder
unless and until Landlord shall have failed to perform such obligations within thirty (30) days



(or such additional time as is reasonably required to correct such default} after written notice to
Landlord by Tenant, specifically describing such failure.

22. RIGHT TO PERFORM FOR TENANT:

If Tenant should fail to perform any of its obligations under the provisions of this Lease,
Landlord shall have the right, but not the obligation, to undertake such performance or cause the
same to be done, and Tenant agrees to reimburse any-and all expenses incurred by Landlord in
connection therewith five (5) days after receipt byTenant of Landlord's invoice. These expenses
include, but are not limited to filing fees, legal fees and bond premiums. Landlord may charge
such expenses to Tenant as additional rent due from Tenant to Landlord, together with interest
thereon, at the rate of two percent (2%) per month (or the highest interest rate permitted by law),
in the event that Tenant does not reimburse Landlord within the five (5) days prescribed.
Nothing in this paragraph shall be construed to limit any and all other rights and remedies of
Landlord.

23. WAIVER' .

No delay or omission of Landlord to exercise any right or power arising from any default
shall impair any such right or power or be construed to be a waiver of any such default or an
acquiescence therein. No waiver shall be effective unless in writing, .signed by Landlord, and no
waiver of any breach of any of the covenants of this Lease shall be construed, taken or held to be
a waiver of any other breach, or waiver, acquiescence in or consent to any further or succeeding
breach of the same covenant. . .- .-
24. REMEDIES CUMULATIVE:

The remedies herein granted to Landlord shall not be exclusive or mutually exclusive and
Landlord shall have such other and additional remedies against Tenant as may be permitted in
law or in equity at any time. Any exercise of a right of termination by Landlord shall not be
construed to eliminate or discharge any right of Landlord to damages on account of any default
of Tenant.

25. LIENS:

Nothing in this Lease shall authorize Tenant to do any ac~ which shall in any way
encumber the title of Landlord (as defined in Article 9(d» in and to the Premises. The interest
or estate ofthe Landlord (as defined in Article 9(d» shall not in any way be subject to any claim
by lien or encumbrance, whether by operation of law or by virtue of any express or implied
contract by Tenant. Tenant shall not permit the Premises to become subject to any mechanic's,
laborer's or materialmen's lien on account of labor or material furnished to Tenant in connection
with work of any character performed or claimed to have been performed on the Premises by or
at the direction of, or sufferance of Tenant.

\

In the event any lien is filed against or attached to the Premises, or Tenant's interest
therein, at Landlord's option; Tenant shall either pay the amount of said lien in full or shall, upon
demand of Landlord, provide and pay for a non-cancelable bond, placed with a reputable
company, approved by Landlord, in an amount equal to one and one half (1-1/2) times the
amount of such lien and insuring the interest of Landlord (as defined by Article 9 paragraph (d)
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and any mortgagee from any loss by reason of the filing of such lien. Tenant shall immediately
pursue in good faith its legal remedies to the end of obtaining removal of said lien. In the event
Tenant does remove or post a bond against the lien, Landlord shall have the right but not the
obligation to post the bond under the provisions of Article 22.

26. CONDEMNATION:

If after the execution of this Lease and prior to the expiration of the term 'of this Lease,
the Premises shall be taken in its entirety under the power of eminent domain or voluntarily sold
under threat of such taking, or if such portion of the Premises is taken .so as to render the
Premises unusable for the operation of a Jiffy Lube Service Center, then the term of this' Lease
shall cease as of the date when the Premises is so taken, and rent shall be apportioned and'
adjusted as of the date of the taking or the sale in lieu thereof.

Ifonly a part of the Premises shall be taken under the power of eminent domain or sold
under threat of such taking, and such partial taking shall not render the Premises unusable for the
operation of a Jiffy Lube Service Center, then this Lease shall continue in full force and effect as
to the portion not taken and the rent shall abate proportionally on such part taken under the
power of eminent domain or sold under threat of such taking.

In the event of any taking of the Premises under the power of eminent domain or a
voluntary sale under threat of such taking, whether in part or in whole, the entire award granted
in compensation for the value of the Premises, or the proceeds of a voluntary sale of same under
threat of taking, shall belong to the Landlord. The parties hereto acknowledge that, upon
condemnation, this Lease terminates as to any portion taken, or as to tBe whole if the-taking of
any portion renders the remainder unusable and consequently, Tenant shall have no claim to any
portion of the condemnation award. Nothing herein contained shall be construed, however, as a.
release or waiver by Tenant of any right it may have as a lessee to obtain compensation from the
condemnor for business interference or interruption, relocation costs, and moving costs.

27. SUBORDINATION AND NON-DISTIJRBANCE:

This Lease and all of Tenant's rights, title and interest in and under the Lease shall be
subject, subordinated and inferior to the lien of any and all ground leases, underlying leases,
mortgages and deeds of trust and to any and all terms,conditions, provisions, extensions,
renewals or modification of any such leases, mortgages or deeds of tryst which Landlord or any
grantee or assignee of Landlord has or may place upon the-Premises in the same manner and to .
the same extent as if this Lease had been executed subsequent to the execution, delivery and
recording of such lease, mortgage or deed of trust.

\

In the event that a mortgagee, trustee or any other person acquires title or any other
interest in the Premises pursuant to the exercise of any remedy provided for in any mortgage or
deed of trust executed subsequent to the date hereof, Tenant's right of possession shall not -be_
disturbed provided (a) Tenant is not then, and is not in the future, in default under this Lease and
(b) Tenant attorns to such title holder. Tenant herein covenants and agrees that upon a mortgage
foreclosure or a foreclosure under a deed of trust it will attorn to any mortgagee, trustee,
assignee or any purchaser at the foreclosure sale as its Landlord and this Lease shall continue in
full force and effect as a direct Lease between Tenant herein and such party upon all terms,
conditions and agreements set forth in this Lease. /



The subordination of this Lease to any mortgage or deed of trust now or hereafter placed
upon the Premises shall be automatic. and self-operative, and no further instrument of

.subordination shall be necessary. Without limiting such automatic and self-operative
subordinations, however, Tenant herein shall, on demand, at anytime or times, execute,
acknowledge and deliver to Landlord, or any grantee or assignee of Landlord, any and all
instruments that may be necessary or proper to evidence the subordination of this Lease and all
rights hereunder to the lien of any such mortgage or deed of trust If Tenant shall fail, at any
time to execute, acknowledge and deliver any such subordination instrument within five (5) days
after demand, Landlord, or any grantee or assignee of Landlord, in addition to any other
remedies available to it in consequence thereof, may execute, acknowledge and deliver the same
as the attorney-in-fact of Tenant and in Tenant's name, place and stead, and Tenant hereby
irrevocably makes, constitutes and appoints Landlord, its successors and assigns, such
attorney-in-fact for that purpose,

28. PRIME LEASE:

If Landlord holds the Premises under a lease (the "Prime Lease"), Tenant is hereby given
notice of the parties to, term of and provisions contained in the Prime Lease to Landlord, a copy
of which is attached hereto and made a part hereof as "Exhibit D"; and in addition to the other
provisions of this Lease which impose upon the Tenant the obligation to perform and comply
with certain specified provisions contained in the Prime Lease, throughout· the term of this Lease
Tenant covenants and agrees that it will perform, observe and comply with all of the terms,
covenants and conditions to be performed, observed or .complied with by. the tenant under the
Prime Lease except for those provisions, if any, in the Prime Lease inherently incapable of being
performed by Tenant If the Prime Lease, or any extensions thereof, should expire or be
forfeited, cancelled; or terminated, this Lease shall concurrently therewith be terminated, and
thereupon all rights of Tenant hereunder shall cease.

..r -

29. TENANT'S TERMINATION OF FRANCIDSE AGREEMENT:

If Tenant, as Franchisee under the Franchise Agreement, has voluntarily terminated the
Franchise Agreement in accordance with the terms thereof, this Lease shall also terminate at
such time as the Franchise Agreement terminates, provided that Tenant has fulfilled all its
obligations under this Lease through the date of such termination. ..

\

30. END OF TERM:

Upon the expiration or other termination of the term of this Lease, Tenant shall quit and
surrender the Landlord the Premises, broom clean, in good order and condition, ordinary wear
and tear excepted, and Tenant shall remove all its property. All property permitted or required
to be removed by Tenant at the end of the term which remains in the Premises after Tenant's
removal shall be deemed abandoned and may, at the election of the Landlord, either be retained
as Landlord's property or removed from the Premises by Landlord at Tenant's expense. Tenant's
obligation to observe or perform this covenant shall survive the expiration or other termination
of this Lease.

31. HOLDING OVER: /



Tenant shall not hold over beyond the expiration or sooner termination of the term of this
Lease. If, nevertheless, there be any holding over by Tenant, such shall give rise to a tenancy at
the sufferance of Landlord. -Tenant agrees to indemnify and save Landlord harmless against all
costs, claims, loss or liability resulting from delay by tenant in so surrendering the Premises,
including, without limitation, any claims made by any succeeding tenant founded on such delay.
The parties recognize and agree that the damage to Landlord resulting from any failure by
Tenant to timely surrender possession of the Premises as aforesaid will be extremely substantial,
will exceed the amount of the monthly rental theretofore payable hereunder, and will be
impossible to accurately measure. Tenant therefore agrees that if possession of the Premises is
not surrendered to Landlord within 24 hours after the date of expiration or sooner termination of
this Lease, then Tenant shall pay to Landlord for each month and for each portion of any month
during which Tenant holds over in the Premises after the expiration or sooner termination of this
Lease, an amount equal to two times the sum of the monthly Minimum Rent, the Prime Lease
Rent (if any), and any additional rent which was payable under this Lease during the last month
of the term hereof. Nothing herein contained shall be deemed to pennitTenant to retain
possession of the Premises after the expiration or sooner termination of this Lease. This
provision shall survive the termination of this Lease.

32. MISCELLANEOUS:
.-

(a) Authority: The persons who have executed this Lease represent and warrant that
they are duly authorized to execute this Lease in their individual or representative capacity as
indicated. -.-

,-

(b) Review of Documents: The parties hereto represent that they have read and
understand the terms of this Lease, and that they have sought legalcounsel to the extent deemed
necessary in order to protect their respective interests.

(c) ConstructioD:The words "Landlord" and "Tenant" shall mean respectively all
parties Landlord and Tenant, regardless of number, the word "he" shall be synonymous with
"she" "it," and "they" the word "his" shall be synonymous with "her" "its" and "their" and',' " "words in the singular shall be held to include the plural when the context requires.

(d) No Agency Created: Tenant shall have no authority, express or implied, to act as
agent of Landlord or any of its affiliates for any purpose. Tenant is, and shall remain, an
independent contractor responsible for all obligations and liabilities of, _and for all loss or
damage to, the Jiffy Lube Service Center to be operated by Tenant, including any personal
property, equipment, fixtures or real property connected therewith, and for all claims or demands
based upon damage or destruction of property or based upon injury, illness or death of any
person or persons, directly or indirectly, resulting from the operation of said Jiffy Lube Service
Center.

\

'-.

(e) Force Majeure: Whenever a period of time is provided in this Lease for either
party to do or perform any act or thing, except the payment of monies, neither party shall be
liable or responsible for any delays due to strikes, lockouts, casualties, acts of God, war,
governmental regulation or control or other causes beyond the reasonable control of the parties,

/



and in any event, said time period for the performance of an obligation hereunder shall be
extended for the amount of time of the delay. This clause shall not, however, apply to nor result
in any extension of the term of this Lease.

(f) paragraph Headings: Paragraph headings of this Lease are for convenience only
and are not to be construed as part of this Lease and shall not be construed as defining or
'Iimiting in any way the scope or intent of the provisions hereof.

/(g) Invalidity of a provision: If any term or provision of this Lease shall to any
extent be held invalid or unenforceable, the remaining terms and provisions of this Lease shall
be valid and be enforced to the fullest extent permitted by law. However, in the event that any
material term of this Lease shall be stricken or declared invalid, Landlord reserves the right to
terminate this Lease at its sole option.

(h) Law Governing: The terms and provisions of this Lease shall be interpreted in
accordance with and govemed by the laws of the state in which the Premises are located without
regard to principles of conflicts oflaw.

(i) Entire Agreement: This Lease, the Franchise Agreement, the Preliminary
Agreement, and any relevant documents referred to therein shall be deemed to include the entire
agreement between the parties hereto and it is agreed that neither Landlord nor anyone acting on
its behalf has made any statement, promise, or agreement or taken upon itself any engagement
whatsoever, whether verbally or in writing, in conflict with the terms .of this Lease, or that in any
way modifies varies, alters, enlarges, or invalidates any of the provisions hereof, or extends the
term of this Lease, and that no obligations of the Landlord shall be implied in addition to the
obligations herein expressed. This agreement cannot. be changed orally, but only by an
agreement in writing signed by Landlord and Tenant.

G) Parties Bound: The terms of this Lease shall extend to' and be binding upon the
administrators, executors, representatives, heirs, assigns and successors of the rparties this
instrument.

(k) Notices: All notices to or demands upon the Landlord or Tenant desired or
required to be given under any of the provisions hereof shall be in writing. Any notices or
demands from the Landlord to the Tenant shall be deemed to have been duly and sufficiently
given if a copy thereof has been mailed by United States registered or certified mail in an
envelope properly stamped and addressed to Tenant at the address of the Premises, Any notices
or demands from the Tenant to the Landlord shall be deemed to have been duly and sufficiently
given if mailed by United States registered or certified mail in an envelope properly stamped and
addressed to the Landlord at P.O. Box 2967, Houston, Texas 7722-2967, Attention: Real Estate
Management. Either party, by notice, may change the address to which notice shall be sent, but
all notices mailed to the Tenant at the address of the Premises shall be deemed sufficient.

\

(1) Franchise Agreement: All references to the Franchise Agreement herein shall
mean that Franchise Agreement between Jiffy Lube International, Inc. and Tenant, pertaining to
the Jiffy Lube Service Center at the Premises.

(m) Recordation: It is the intention of the parties hereto not to record this }ease.
However, should recordation of this Lease be required by applicable law, or any other reason,



Tenant and Landlord agree to do so. Additionally, if required by applicable law or any other
reason, each party at the request of the other shall execute and acknowledge, so that the same
may be recorded, a Short Form Lease or Memorandum of Lease, indicating the Lease term, as
well 'as any other terms necessary for recording. Tenant shall pay all of the costs and expenses
of such recordation, including but not limited to any and all recordation taxes, transfer taxes,
recordation fees and notary fees.

(n) Maximum Interest: No provision of this Lease shall require the payment or
permit the collection of interest in excess of the maximum permitted by applicable law. If any
excess of interest is herein or otherwise provided for, or shall result or be held to result, the
provisions of this paragraph shall govern and the Tenant or any guarantor of this Lease shall not
be obligated to pay the amount of such interest which is in excess of the maximum amount
permitted by applicable law.

INWITNESS WHEREOF, the parties have hereunto set their hands and seals the day
and year first above written.

ATTEST OR WITNESS: LANDLORD:

JIFFY LUBE.INTERNATIONAL
OF MARYLAND;- INC.

,,-

- I!Y:~~ ~/Av<
J7>f'ViCePreSident

ATTESTOR WITNESS: TENANT:

AZTEC LUBRICANTS, INC.

\

.:lShell,sam

,;'



EXIDBITS

A. Description of the Premises

,-

\
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CONSENT TO SUBLEASE AGREEMENT

The City of San Diego (CITY), as LESSOR under that certain Lease Agreement
(Master Lease) entered into with

LA MESA COMMERCIAL CENTER and assigned to JIFFY LUBE INTERNATIONAL OF
MARYLAND, INC. .

(LESSEE) and filed in the Offi ce of the City Clerk as Document 764289,
hereby consents to that certain Sublease Agreement between the above LESSEE
(SUBLESSOR) and

SAN DIEGO LUBRICANT, INC.
(SUBLESSEE) dated October 1, 1987. Said Sublease shall be subordinate to
the Master Lease in all respects. The CITY_is merely approving the
SUBLESSEE and the proposed use, and all terms and conditions of the Master
Lease shall control and supersede any inconsistent or contrary provisions
in the Sublease. The CITY is not bound by any term or condition in the
Sublease which in any way conflicts with or is additional to the provisions
of the Master Lease.
In addition, this consent is subject to LESSEE and SUBLESSEE executing the
attached Memorandum of Rent Adjustments.

THE CITY OF SAN DIEGO

Dated ---""3,,,,-,l&f~(S~&~-
.,

APPROVED AS TO FORM:

JOHN W. WITT, City Attorney

Dated __ )-I--/~"~4.J,.f/_Y-....!...-!'Y~·_
7 <

- By L!}:t-Ju" /Deputy V

MXB:baa(5)43
3-8-88

Attachment



c' -lJWJCBISI LIMB

3 Yl'THIS FRANCHISE LEASE is made and entered into this , day
of August, 1989, by and between JIFry LVBI IBTBRHATIOHAL or MARYLAND,
INC., a Maxyland corpo~ation, with offices at 6000 Metro Drive,
Baltimore, Maryland 21215, (hereinafter "Landlord") and Aztec
LUbricant., IDC., a California corporation,. Robert J. Mehall aDd
KathleeD T •• ehall with offices at 55"'\) L~(t: f1...mt (3/", .. L.., /'foil cA n ....'Il
(hereinafter jointly and severally referred to as "Tenant").

WITNESSETH:
In consideration of the covenants and promises contained herein

and other good and valuable consideration, the receipt and sUfficiency
of Which is hereby acknowledged, it is agreed by the parties heretoas follows:
1. PREMISES:

Landlord hereby leases to Tenant and Tenant hereby leases from
Landlord all that property generally described.as 5540 Lake Hurray,
and lying and being situated in the City, Borough or Township of
La Mesa, State of California, more particularly described on
Exhibit "A" attached hereto, together with the buildings and
improvements thereon (hereinafter collectively referred -to as the
"Premises"), for the term and upon the conditions hereinafter setforth.
2. LANDLORD'S IMPROyEMENTS:

The Premises are improved by a Jiffy LUbe Service Center(hereinafter referred to as the "Improvements").
3. ACCEPTANCE OF THE IMPROVEMENTS:

\

By Tenant's occupation of the Premises and opening for businessthereon, Tenant has accepted the Improvements.
4. TENANT'S IMPROVEMENTS:

(Intentionally Left Blank)
5. TERM I COJOIBHCEKBHT OF TERM;

OBLlGA'l'IOHS PRIOR TO COMMENCEMENT OF TERM:

(a) Term and Commencement:
This Lease shall be effective upon the date ot its execution

but the term shall commence upon the first day ot the month following
the earlier to occur ot (i) opening for busine •• of the Jiffy LUbe
Service Center on the Premises or (11) ten (10) days after the
issuance of a Certificate of Occupancy (the "Commencement Date") and
shall expire tive (5) years thereafter or on the earlier termination
of the License Agreement or the Prime Lease, if any (the "originalTerm").

Provided Tenant is not· then in default under this Lease
(and this Lease is otherwise in full force and effect) or under any
License Agreement or Area· Development Agreement with Jiffy Lube
International, Inc., then Tenant shall have the option to extend the
term of this Lease for an additional period (the "Additional Term")
on the same terms and conditions as set forth in this Lease. The
Additional Term shall be for a period ot time equal to the lesser of
(i) the term of th& License Agreement; or (ii) the term ot the Prime
Lease, if any. If Tenant elects to extend the term of this Lease, the
Tenant shall give to Landlord notice of Tenant's intention not less
than six (6) months prior to the end of the Original Term of this
Lease. The Additional Term shall not exceed the term of the LicenseAgreement or the Prime Lease.

aug/0088



•Unl... oth.rwi.e indic.t.d, .11 r.f.renc.. herein to the
"term of this Le••• • .h.ll refer to both the Origin. 1 Term .nd theAddi tion.l Term.

(b) Bental puring Period Prior to COmmencement:
During the period beginning with the earlier of (i) the

opening for business of the Jiffy Lube Service Center on the Premises,
or (li) ten (10) days after issuance of a Certificate of Occupancy and
ending with the Commencement Date of the term of this Lease, as
prov ided in Paragraph 5 (a) hereof, Tenant shall pay, without any
abatement Whatsoever, a pro rata portion of the Minimum Rent, as
hereinafter defined, for such partial month, to Landlord, at the
address specified in this Lease. Such portion shall be calculated by
multiplying the Minimum Rent by a fraction, the numerator of which is
the nUmber of days in such a period and the denominator of which isthat nUmber of days in the respective months.
6. RENT; SECURITY PEPOSIT:

(a) Minimum Rent:

The Tenant agrees to pay as rent to Landlord, in laWful
money of the United States, in advance, on the first day of each
calendar month during the term of this Lease including any Additional
Term, without any set off or reduction, at the address specified in
this Lease or at such other place as Landlord may from time to time
designate in Writing, the Minimum Rent described herein. The monthly
Minimum Rent shall equal the sum of Five Thousand Two and 00/100Dollars ($5,002.00) subject to the following adjustments:

(b) Prime Lelsa Rent:

If Landlord holds the Premises under a Prime Lease as
defined in Article 29, below, then Tenant shall pay each month, in
addition to the Kinimum Rent, an amount equal to 102' of the monthly
rent, (sometimes referred to as the "Two Percent (2') Kark-up"),
inclUding base rent and any percentage rent, due to the Landlord under
the Prime Lease (.aid amount shall her.inaft.r b. c.ll.d the "Prime'
Lease Rent"). Th. Two P.rcent (2') Kark-up shall be increased each,
Third Lease Year by 9.0' of the then current Two Percent (2') Kark-up.

(c) Minimum Rent Ad1ustment:
Tb. annual Kinimum Rent shall be increased each Third Lease

Year by nine percent (9.0') on the third (3rd) anniversary of the
Commencement Dat. and thereafter the annual Kinimum Rent shall be
increased each succeeding third (3rd) anniversary of the CommencementDate through the term of this Lease.

Cd) Deterred Rent Payments:

Starting on the Lease Commencement Date, Tenant shall payto Landlord'toward the Kinimum Rent .et forth in paragraph 6(0) of
this Lease, and the Prime Lease Rent as set forth in p.ragraph 6(b),
Percentage Rent in the amount of 15' of its Gross Sales. Tenant shall
keep, or cause to be kept, fUll, complete, and proper books, records
and accounts ot the Gross Sales and credits of each separate
department and concession at any time operated in the Premises. Said
books, records and accounts, inclUding any sales tax reports that
Tenant may be required to furnish to any governmental agency, shall
at all reasonable times be open to the inspection, of Landlord,
Landlord Is auditor or other authorized representative or agent.
Within ten (10) days after the end of each month during the Lease
Year, Tenant shall furnish Landlord with its Percentage R.nt Payment
and a statement, to'be certified as correct by Tenant or an employee
of Tenant authorized so to certify, which shall set forth the Gross
Sales made in or from the Demised Premises dUring the Lease month justconcluded.

The aforesaid payments of Percentage Rent shall be referred to
as "Deferred Rent Payments." Deferred Rent Payments shall continue
throughout the term of this Lease until the earlier to occur of 1)
such time as they are equal to the Lease rent payable pursuant to
aug/0088 2
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S.ction. O(a) ~ (b) hereot, or 2) SUchtpime as Tenant elects to
renew this Lease tor the Additional Term. At such time as the
Deterred Rent Payments equal the rent payable pursuant to Sections
6(a) and (b) hereof, sUbject to provsions hereof for closing the
"Deferred Rent ACcount" as set forth below, Tenant shall commence r.antpayments pursuant to Sections 6(a) and (b) hereof.

For any month in Which the Deferred Rent Payment is less than the
Minimum Rent and Prime Lease Rent pursuant to Sections 6(a) and (b)
hereof, Landlord shall accrue the difference between the Deferred Rent
Payment and the Minimum Rent and Prime Lease Rent in an account (the
"Deferred" Rent Account"). At such time as Tenant shall be entitled
to cease payment of Deferred Rent Payments and commence payment of
Minimum Rent and Prime Lease Rent, Tenant agrees to first satisfy the
balance eXisting in the Deferred Rent Account by continuing to pay
Landlord as rent for the Premises fifteen (15%) percent of its Gross
Sales. At such time as the balance of the Deferred Rent Account shall
be zero, then the Deferred Rent ACcount shall be closed and thereafter
the rent due and payable from the Tenant shall be the Minimum Rent and
Prime Lease Rent. In the event Tenant terminates this Lease at,the
conclusion of the Original Term, the Deferred Rent Account shall be
closed, and Tenant shall not be responsible for repayment of any sumsthat have accumulated therein during the Original Term.

;. L. ~. ,

/:i.n-
~.G

- .~f

For the purpose of this Lease, the term "Lease Year" shall mean
the twelve-month period commencing upon the date of the commencement
of the term of this Lease and each succeeding twelve-month period.

For the purpose of this Lease, the term "Gross Sales" shallhave the same meaning as is given to it in the License Agreement
,between Tenant and Jiffy LUbe International, Inc. at Article. 4, B (2).

The acceptance by Landlord of payments of Percentage Rentshall be without prejudice to Landlord's right to an examination of
Tenant's books and records of its gross receipts at the Premises in
order to verify the amount of gross receipts~ If Landlord is
dissatisfied with any such statement furnished by Tenant, Landlord may
notify Tenant, and Landlord, at its option, may then cause Tenant's
books to be examined by Landlord or by a Certified Public Accountant
selected by Landlord. If such examination shall disclose any
underpayment of Percentage Rent, Tenant shall promptly pay the
deficient amount and, in addition if the deficiency ia more than five
percent (5'), Tenant shall pay interest thereon at the rate of two
percent (2') per month, as well as reimburse Landlord for the cost,
if any, of having Tenant's books examined by a Certified PUblicAccountant.

(e) ACCord and Satisraction:

No payment by Tenant or receipt by Landlord of a lesseramount than the rent herein stipulated shall be deemed to be other
than on account of the earliest rent then due, nor shall any
endorsement or statement on any check or any letter accompanying any
check or payment as rent be deemed an accord and satisfaction.
Landlord may accept such check or. payment without prejudice to
Landlord's right to recover the balance of such rent or pursue anyother remedy provided for in this Lease, or at law.

(f) Late Charges:

In the event Tenant fails to pay any portion of the Minimum
Rent or Percentage Rent (including any additional rental due
hereunder) on the date due, or within five (5) days thereafter, a late
charge of two (2') percent (or the highest rate permitted by law) per
month of the delinquent rental shall be added to said rental and paidto Landlord together therewith.

(g) Net Rental; No Abatement of Rent:

The rental due Landlord under this Lease is a net rent. Thenet rent shall be absolutely net to the Landlord, so that the Lease
shall yield net to Landlord the specified net rental in each month and
year during the term of this Lease, and each and eVery item of expense
of every kind and nature Whatsoever for the payment of which Landlord
aug/0088 3



• • •is, shall or may become liable by reasons of its estate or interest
in the Premises or any rights or interest of Landlord in or under this
Lease (except for any federal or state income taxes payable by
Landlord and payments of indebtedness secured by liens on the
Premises), or by reason of or in any manner connected with or arising
from the ownership, leasing, or bUilding, or Use of the Premises or
any building or improvements thereon, shall be borne by Tenant.

(h) Security Deposit:
~tl \1

·6: Tenant has this day paid to Landlord the sum of $5,000.00!~4~e held by Landlord as security for performance by Tenant of all
.asligations imposed on Tenant hereunder. If Tenant shall perform all
such obligations, said sum shall be refunded to Tenant at the
~~ination of this Lease, without interest. If Tenant shall default
~~:any such Obligation, Landlord, in addition to any other remedies
i'~·may have, shall be entitled to apply such sum toward Landlord' sd~inages.

7~~ PAYMENT OF TAXES, FEES. ASSESSMENTS AND UTILITIES:.,.....
~.

(a) Payment of Taxes, Fees and Assessritent§:
Tenant shall pay, prior to delinquency, pursuant to billsprocured and timely submitted to Tenant by Landlord, or sent directly

to Tenant by any federal, state or municipal governmental authority,
all property taxes, license fees, permits and assessments levied or
imposed against the Premises or measured by the rent payable hereunder
from and after Tenant's acceptance of the Improvements or occupancy
of the Premises, Whichever shall occur first, and any such taxes,
fees, permits and assessments shall be prorated, Where applicable,
between Landlord and Tenant to reflect the effective date· of the
commencement of this obligation by Tenant. Tenant will eXhibit
receipts eVidencing payment of any such taxes, fees or assessments to
Landlord promptly upon payment thereof. Tenant may, at its expense,
contest any such taxes, fees and assessment, in the name of Landlord
if necessary. In such event, however, Tenant shall indemnify Landlord
against any costs, penalties or attorneys' fees incurred by or
asserted against Landlord by virtue thereof. If Tenant fails to pay
any taxes, fees or as.essments when due, Landlord may pay the sameunder the provisions of Paragraph 23.

(b) PaYR.nt of Qtilitie§:

Tenant shall pay for all water, gas, sewer, electric and allother utiliti .. serving the Premises.
8 • AUTHORIZED USES:

Tenant shall use the Premises for the following purpos.s, and for
no other purpose. Whatsoever, without the prior written consent of
Landlord: those pUrposes expressly authorized by the License
Agreement between Jiffy Lube International, Inc. and Tenant,pertaining to the premises.
9. COMPLIANCE WITH LAWS; LICENSES AND PERMITS:

(a) Compliance with LaW§:

Tenant shall not use, or permit any person to use, the
Premises or any part thereOf for any use or purpose in violation of
federal, state or local law, inclUding, but not limited to, present
and future ordinances or other regUlations of any municipality in
which the Premises are situated, and Tenant agrees, if, during the
term of this Lease new laws and regUlations be imposed, Tenant will,
at the sole cost and expense of Tenant, make alterations or improve-
ments in or to the Premises which may be required by any federal,
state or local law, or by any municipal ordinance, or regulation
applicable thereto. Tenant shall also comply with all orders,
directives, rules and regulations of all governmental bodies, bureaus
and offices having jurisdiction over Tenant or the Premises. Landlord
makes no warranties or representations as to the state of such

aug/0088
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• • •ordinances, rules and requlations, and Tenant acknowledges that he
has independently invest~gated same and represents that he will complytherewith.

(b) Lic'DS'S and Permits:

Tenant shall procure and maintain at Tenant's own expense
and responsibility all licenses, permits or inspection certificate.
required by any governmental authority respecting Tenant's use of the
Premises Q~ the operation of Tenant's business thereon. Tenant may
contest aftyrsuch law, ordinance or regUlation, and if required, may
join La~d's name in any such contest. In such event, however,
Tenant s.11 indemnify Landlord again.t any co.t., penalties or
attorneYSJ'iptees incurred by or asserted against Landlord by virtuethereof. .nLe,

~~c(c) iOccupancv:
.~C t:

,~nant will not at any time use or occupy the Premises in
violation~ the certificate of occupancy issued for the Premises.

80
10. LIABI£ITY INSURANCE, EMPLOYER'S INSURANCE AND INDEMNITY

(a) General Liability Insurance:
Tenant shall, during the entire term of this Lease, at

Tenant's own expense, keep in force by advance payment of premiums,
public liability insurance in an amount not less than $3,000,000 for
combined single limit bodily injury and property damage, insuring
Tenant, Landlord and any Mortgagee of Landlord against any liability
that may accrue against them or any of them on account of any
occurrence in or about the Premises during the term of this Lease or
in consequence of Tenant's occupancy thereof and resulting in personal
injury, death or property damage. All policies of insurance, as
aforesaid, shall provide that they cannot be canceled, terminated, or
amended without thirty (30) days prior written notice to Landlord andTenant and any Mortgagee of Landlord.

(b) Employer's Liability Insurance:
Tenant shall, during the entire term of this Lease, at

Tenant's own expense, pay for and maintain employer's liability
insurance ($100,000 minimum limit) and workmen's compensation
insurance, aa prescribed by the law of the state in which the Premisesare located. .

(c) Indemnity:
Tenant agrees to indemnify and save harmless Landlord from

and against all claims of Whatever nature arising from (i) any act,
omission or negligence of Tenant, or Tenant's contractors, agents,
servants or employees, or (ii) arising from any accident, injury or
damage Whatsoever caused to any person or to the property of any
person occurring during the term hereof in or about the Premises,
where such accident, damage or injury results or is claimed to have
resulted from an act or omission on the part of Tenant or Tenant's
undertakings in this Lease. This indemnity and hold harmless
agreement shall include indemnity against all costs, expenses and
liabilities in connection with any claim or proceeding brought thereon
and the defense thereof, inclUding reasonable attorneys' fees.
Tenants obligation to observe or perform this covenant shall survive
the expiration or other termination of this Lease.

(d) Special Definition for the Term Landlord:
As used in Articles 10, 11 and anywhere else expressly

designated only, the term "Landlord" inclUdes the Landlord, any
landlord of the Landlord and the owner of Landlord's property ifapplicable.

(e) Certificates of Insurance; Increase in Amount; Company:
Tenant shall furnish to Landlord, before Tenant may operate

as a Jiffy Lube Service Center copies of policies or certificates of
aug/0088 5



• • •insurance required by this Lease. The amounts of the insurance
required pursuant to this Article 10 shall be increased from time to
time as required by Landlord in accordance with the insurance amountscustomary from time to time for similar properties.

All policies of insurance described in this Article 10 and
Article 11 shall be issued by a company with a Best's Guide rating of"A" or better.
11. FIRE AND EXTE!iDED COVERAGE INSURANCE:

~e.t1

Tenant agrees,t1at its sole cost and expense, during the entire
term of this Leae.¢ to keep the Premises, the Improvements, all other
improvements, equipment and any supplies thereon adequately insured
by reliable companies "for full replacement value" Whereby the insurer
will be obligate~~Q pay full cost of repair or replacement as of the
date of loss against damages caused by tire, smoke, explosion and
other risks cover'ed by standard extended coverage endorsements.
Tenant shall also ~arry insurance against the risks ot loss of rents
and income resul~ from any such hazards, which policy must provide
coverage for six ~nths estimated income from the Premises. All such
policies shall name Landlord, and Landlord's mortgagee, if required,
as a co-insured, as their respective interests may appear. Such
insurance may be carried under a blanket-type policy issued to Tenant
and all such insurance must provide that it cannot be cancelled,
terminated, or amended without thirty (30) days prior written notice
to Landlord and Tenant. Before Tenant may operate the Premises as a
Jiffy Lube Service Center, Tenant will deliver to Landlord
certificates evidencing the atoresaid insurance. The proceeds of any
loss claims collected by Landlord on such policy shall be credited or
payable by Landlord to Tenant in reimbursement of any expenditures
made on account thereof by Tenant pursuant to Tenant's maintenance andrepair obligations hereunder.
12. MAINTENANCE:

Tenant will at all times during the term of this Lease keep the
Premises, appurtenances, fixtures, installations and equipment
attached and related thereto, including any parking area and
driveways, in good condition and repair, at Tenant's expense, and upon
termination hereot, shall surrender same in such good repair,
reasonable wear and tear excepted. Tenant will keep all fire
extinquishers in the Premises filled and in good condition at Tenant's
own cost and expense. Should any portion or all of the Premises be
damaged or de.troyed by fire, the elements or any other cause, with
or without fault on the part of Tenant, Tenant shall promptly rebuild
or replace any such damaged or destroyed portions~ Tenant will make
all repairs at its sole cost expense, both interior and exterior,
structural or non-structural ordinary or extraordinary, and toreseen
and unforeseen. "Repairs" shall inclUde all necessary rebuilding,
replacements, renewals, alterations, additions and betterments. All
repairs made by Tenant shall be equal in quality and class to theoriginal work.

Tenant will also do or cause others to do all necessary shoring
of foundations and walls of any structure and every other act or thing
for the safety and preservation thereof which may be necessary by
reason of any excavation or other building operation upon anyadjoining property, street, alley or passageway.

Except as otherwise specifically provided herein, damage to or
destruction of any portion of all ot the Premises, by tire, the
elements or any other cause, with or without tault on the part of
Tenant, shall not terminate this Lease or entitle Tenant to any
abatement of or reduction in the rent payable, or otherwise affect therespective obligations of the parties hereto.
13• REPAIR BY WDLORD:

Landlord shall not be required to furnish any services or
facilities to the Premises after acceptance ot the Improvements.
Landlord shall have no obligation to repair, maintain, alter, replace
or modify the Premises or any part thereot, inclUding but not limited
to any plumbing, heating, electrical, air conditioning or. other
aug/ooss 6



•
mechanical insttplation therein. Tenant he1!bY assumes the tull and
sole responsibility tor the condition, operation, repair, rebuilding,replacement, maintenance and management ot the Pr.mi ••••
14 • RIGHT OF ENTRY BY LANDLORP:

Tenant shall permit inspection ot the Premises during r.asonable
business hours by Landlord or Landlord's agents or representativ.s tor
the purpose of asc.rtaining the condition ot the Pr.. i.... One
Hundred eighty (180) days prior to the expiration ot this Laase,
Landlord may post sUitab~~toticeon the Premises that the same are
"For Rent" and may sho,,"!the Premises to prospective tenants at
reasonable times. Landlot'd:may not, how.ver, th.reby unnecessarilyinterfere with the use o.fthe Premis.s by Tenant •
15. ALTERATIONS; FIXTUB~~CONPITION ON TERMINATION:~.. ._·s·(a) Alteratigns: L_,

t~
Tenant, atter r;.~iving the written con.ent ot Landlord, atTenant's sole cost and exp se, in a good workmanlike mann.r, may make

such alterations to the Pr ises as Tenant may require for the conduct
of its business without materially altering the basic character ot the
buildings or improvements thereon, or weake~ing any structure on the
Premises. Any such alterations shall be s\lbject to Landlord'.
inspection upon completion, and Tenant agrees to make Whatever changes
or additions to such alterations as are requested by Landlord. Tenant
shall also have the right, with the writt.n cons.nt ot Landlord, to
erect, at Tenant's sole cost and expens., such temporary partitions,
including office partitions, as may be necessary to tacilitate the
handling of Tenant's business and to install telephones and t.lephone
equipment and Wiring, and electrical tixtures, additional lights and
wiring and other trade ap~liances. Tenant shall, betore making any
alterations, additions, installations or improvements, at its expense,
obtain all permits, approvals and certificates required by any
governmental or quasi governmental bodies and (upon completion)
certificates of final approval thereof and shall deliv.r promptly
duplicates of all such permits, approvals and certificates to Landlord
and Tenant agrees to carry and will cause Tenant's contractors and
subcontractors to carry such workm.n's compensation, g.n.ral
liability, personal and property damage in.uranc. a. Landlord mayrequire.

....

(b) Fixtures:

Any alt.rations or improvements to the Prem:_ ~S, including
partitions, all electrical tixtures, lights and Wiring, shall become
the property ot Landlord at the expiration or sooner termination of
this Lease. Should Landlord request Tenant to remove all or any part
of the above mentioned items, however, Tenant at its own expense,
shall do so prior to the expiration ot this Leas. and repair the
Premises as described herein. At the expiration or soon.r t.rmination
of this Lease, Tenant shall be entitled to remove Tenant's personal
property and trade fixtures, provided that T.nant has complied with
all its obligations under this Lease and repairs, in a good workman-
like manner, all damage. done to the Premises by such removal. Nothing
in this Article shall be construed to give Landlord title to orprevent Tenant's removal ot trade fixtures.

(c) Condition gf Premises on Termination:
Tenant agrees to surrender the Premises at the expiration,

or sooner termination, of this Lease in the same condition as When the
Premises were delivered to Tenant, or as altered pursuant to the
provisions of this Lease, ordinary wear, tear excepted.
16. SIGNS:

Tenant may, if applicable laws p.rmit, place suitable signs,
emblems, logos, lettering and pictorial materials on the Premises tor
the purpose of indicating the nature of the business carried on by the
Tenant in said Premises; provided, however, that any such signs,
emblems, logos, lettering and pictorial materials must tirst be
consented to by Landlord. In the event tenant places any signs,
aug/0088 7



• •• emblems, loqos letterinq or pictorial materials on the Premises
without Landlord's consent, Landlord has the riqht to remove the same .
Any damaqe to the Premises caused by installation or removal of siqns,
emblems, lO9os, letterinq or pictorial materials shall be repaired at
the expense of Tenant. All work shall be completecl in a qooclworkmanlike manner.
17. GLASS:

Tenant aqrees toillllllediatel~)r!i~aceall qlass broken or damaqed
on t~e Premises durinq the term ~~ ~is Lease with qlass of the samequa1J.ty as that broken or damaqeds ..r '

.. .
'.18. ASSIGNMENT AND SUBLETTING:
'Ii":

To the extent permitted by ~'License Aqreement, Tenant shall
have the riqht to assiqn its inte~~st herein to the same person who
is assiqned Tenant's interest ,~ Franchisee under the License
Aqreement. Tenant shall not oth~~ise allow or permit transfer of
this Lease or any interest hereund~ by operation of law or otherwise,
nor assiqn, sublease, convey, mortg4qe, pledqe or encumber this Lease
or any part thereot by another without, in each case, obtaininq
Landlord's prior written consent. No assiqnment (with or without
Landlord's consent) shall release Tenant trom any of its obliqationshereunder.
19. ASSIGNMENT BY LANDLORP:

Landlord shall have the riqht to assiqn its interests under this
Lease. Upon receipt of notice of such assiqnment, Tenant shall look
solely to the new assiqnee for the performance ot all obliqations otLandlord under this Lease.
20. QUIET ENJOYMENT:

Landlord covenants and aqrees that Tenant, upon payinq the rent
and all other charqes provided for in this Lease, and upon observinq
and keepinq all of the covenants, conditions and provisions of this
Lease on its part to be observed and kept, shall lawfully and quietly
hold, occupy and enjoy the Premises durinq the term ot this Lease,
without hindrance or molestation by or from anyone claiminq by,
throuqh or under Landlord, subject to the terms of any primary lease,
this Lease and any mortqaqe or encumbrance now or hereatter placed onthe Premises by Landlord.
21• TENANT'S pEFAULT:

If (a) Tenant shall tail to pay any installment of Minimum Rent
or Percentaqe Rent or any additional sum When due hereunder tor five
(5) days after written notice from Landlord; (b) Tenant shall default
in any of the covenants, aqreements, conditions or undertakinqs herein
aqreed to be kept, observed and performed by the Tenant other than the
payment of rent (Minimum and Percentaqe Rent or additional rent) or
any part thereof when due, and such default shall continue for
fourteen (14) days after notice thereof in writinq to Tenant; (c)
Tenant shall fail to open for business the Jiffy Lube Service Center
on the Premises within eiqht (8) months after Tenant's execution of
the License Aqreement and, if such default shall continue for fourteen
(14) days after notice thereof in writinq to Tenant; (d) Tenant shall
default in any of the terms of the License Aqreement and fail to cure
such default within any cure period allowed by the License Aqreement
or in the event the License Aqreement should terminate, whether by
lapse of time or otherwise: (e) Tenant shall vacate or abandon thd
Premises; (f) proceedinqs in bankruptcy or for liquidation,
reorqanization or rearranqement of Tenant's affairs are instituted by
or aqainst Tenant;(q) a receiver or trustee is appointed for all or
substantially all of the Tenant's'business or assets on the qrounds
of Tenant's insolvency; (h) Tenant makes an assiqnment for the benefit
of its creditors; (i) a reorqanization under the Bankruptcy Act of the
United States: (j) this Lease or Tenant's interest herein or in the
Premises or any Improvements thereon or any property of Tenant are
executed upon or attached; (k) possession of the Premises i. qiven to
any person other than expressly permitted under th1llLea.e; .(1) Tenant
fails to execute instruments or certificates provid~'for in this
auq/0088 8



• • •Lease within fifteen (15) days after the mailinq by Landlord of a
written request; or em) Landlord determines that Tenant has .ubmitted
any false report required to be furnished hereunder, then in any of
the above events, Landlord, at its election, may terminate this Lease
and, either with or without process of law, re-enter, expel, remove
and put out Tenant and all persons who may be occupyinq the Premises
under Tenant, usinq such force or other means as may be lawful and
necessary in so doinq, and repossess and enjoy the Premi.e.. Such
re-entry and repossession shall not work a forfeiture ot the rents to
be paid and the covenants to be performed by the Tenant durinq the
full term of this Lease. If any applicable law require. any
additional notice or qreater period durin~,which Tenant may attempt
to cure a default b.fore termination, thif~a.e .hall be deemed tobe modified to comply with such law. .~~

.et ... .Upon the expiration of the term of ~~. Lea.e byrea.on of the
happeninq ot any ot the events hereinabove~scribed, or in the event
of the termination of this Lease or riqhtl~ po••••• ion or both, a.
the case may b., by sWIIJIlarydispo ••es.~n proceedinq. or under
provision ot any law now or at any time he~tter in fore., by rea.on
of or based upon or arisinq out of a d.taul. under or br.ach ot this
Lease on the part ot Tenant, or upon Landlord recoverinq possession
of the Premises under any of the toreqoinq circumstances, Whatsoever,
whether with or without leqal proceedinqs, Landlord may, at it.
option, at any time and trom time to time, relet the Premises or any
part or part. thereof for the account of Tenant or otherwise, and
receive and collect the rents therefor, applyinq the .ame fir.t to the
payment of such expen.e as Landlord may have incurred in recoverinq
possession of the Premises, includinq leqal expense and attorneys'
fees, and for puttinq the Premises into qood order or condition or
preparinq or alterinq the same for re-rental, expenses, commissions
and charqes paid, assumed or incurred by Landlord in connection with
the relettinq of the Premises, and then to the fulfillment of the
covenants of Tenant hereunder. Any such relettinq herein provided may
be tor the remainder of the term ot this Lease or for a lonqer or
shorter period. In any such case, and Whether or not the Pr.mises or
any part thereot be relet, Tenant shall pay to Landlord the Minimum
Rent, the Prime Lease Rent and any item of additional rent due
hereunder, and all other charqes requir.d to be paid by Tenant up to
the time of such termination of this Lease, or of such recovery of
possession of the Premises by Landlord, as the case may be; and
thereafter Tenant covenants and aqree., if required by Landlord, to
pay to Landlord until the end of the term of this Lease the equivalent
of the amount ot all the Minimum Rent, the Prim. Lease Rent and any
additional rent re.erved herein and all other charqe. r.quired to be
paid by Tenant less the net avails of relettinq, if any, and the same
shall be due and payable by Tenant to Landlord. In any of the
circumstance. hereinabove mentioned in which Landlord shall have the
riqht to hold Tenant liable to pay Landlord the equivalent of the
amount of all the Minimum Rent, the Prime Lease Rent, and the
additional rent and all other charqe required to be paid by Tenant
less the net avails of relettinq, if any, Landlord shall al.o have the
election, in place and instead ot holdinq Tenant so liable, to
forthwith recover aqainst Tenant as damaqes for loss of the barqain
and not as a penalty, an aqqreqate sum Which, at the time of such
termination of this Lease, or of such recovery of possession of the
Premises by Landlord, as the case may be, represent. the.then present
worth of the excess, if any, of the aqqreqate of the Minimum Rent, the
Prime Lease Rent, and the additional rent and all other charqes
payable by Tenant hereunder that would have accrued tor the balance
of the term over the aqqreqate rental value of the Premises for the
balance of such term. Nothinq herein contained shall limit or
prejUdice Landlord's riqht to prove and obtain as liquidated damaqes
arisinq out of such breach of termination the maximum amount allowed
by any statute or rule of law which may qovern the proce.dinq in which
such damaqes are to.be proved, whether such amount be qreater, equal
to, or less than, the amount ot the then present worth ot the excess
of the Minimum Rent, the Prime Lease Rent, any additional rent and all
other charqes payable by Landlord hereunder over the rental valuereferred to above. .
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• •.. 22 • LANDLORD'S DEFAULT:
Landlord shall, in no event, be charqed with default in any of

its obliqations hereunder unless and until Landlord shall have failed
to perform such obliqations within thirty (30) days (or SUch
additional time as is reasonable required to correct such defaUlt)
after written notice to Landlord by Tenant, specifically describinqsuch failure.
23. RIGHT TO PERFORM FOR TENANT:

.... _·.1

If Tenant should fail to perform any ot its obl€glations under the
provisions ot this Lease, Landlord shall have tltEi riqht but not
obliqation to do the same or cause the same to ~.~ne and Tenant
aqrees to reimburse any and all expenses incurr. ;i:»yLandlord in
connection therewith five (5) days after recei\i'tiby Tenant ot
Landlord's invoice. These expenses inclUde, but are not limited to
filinq fees, leqal fees and bond premiums. Landlord may charqe such
expenses to Tenant as additional rent due from Tenant to Landlord,
toqether with interest thereon, at the rate ot two percent (2') per
month (or the hiqhest interest rate permitted by law), in the event
that Tenant does not reimburse Landlord within the five (5) days
prescribed. Nothinq in this paraqraph shall be construed to limit anyand all other riqhts and remedies ot Landlord.
24. WAIVER:

No delay or omission of Landlord to exercise any,riqht or power
arisinq from any default shall impair any such riqht or power or be
construed to be, a waiver of any such default or an acquiescence
therein. No waiver shall be effective unless in writinq, siqned by,
Landlord, and no waiver of any breach ot any of the covenants of this'
Lease shall be construed, taken or held to be a waiver of any other
breach, or waiver, acquiescence in or consent to any further orsucceedinq breach of the same covenant.
25. REMEDIES ctlMULATIYE:

The remedies herein qranted to Landlord shall not be exclusive
or mutually exclusive and Landlord shall have such other and
additional remedies aqainst Tenant as may be permitted in law or in
equi ty at any time. Any exercise ot a riqht ot termination by
Landlord shall not be construed to eliminate or discharqe any riqht
of Landlord to damaqes on account of any detault of Tenant.
26. LIENS:

Nothinq in this Lease shall authorize Tenant to do any act which
shall in any way encumber the title ot Landlord (as defined in Article
10 (d» in and to the Premises. The interest or estate of the Landlord
(as defined in Article 10(d» shall not in any way be subject to any
claim by lien or encumbrance, Whether by operation of law or by virtue
ot any express or implied contract by Tenant. Tenant shall not permit
the Premises to become subj ect to any mechanic's, laborer's or
materialmen's lien on account of labor or material furnished to Tenant
in connection with work of any character performed or claimed to have
been performed on the Premises by or at the direction of, orsufferance of Tenant.

In the event any lien is filed aqainst or attached to the
Premises, or Tenant's interest therein, at Landlord's option, Tenant
shall either pay the amount of said lien in tull or shall, upon demand
of Landlord, provide and pay for a non-cancelable bond, placed with
a reputable company, approved by Landlord, in an amount equal to one
and one half (1-1/2) times the amount of such lien and insurinq the
interest of Landlord (as defined by Article 10 paragraph (d) and any
mortqaqee from any loss by reason of the filinq ot such lien. Tenant
shall immediately pursue in qood faith its leqal remedies to the end
of obtaininq removal ot said lien. In the event Tenant does remove
-or post a bond aqainst the lien, Landlord shall have the riqht but not
the obliqation to post the bond under the provisions of Article 23.
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• •• 27. CONDEMNATION:

If atter the execution of this Lease and prior to the expiration
ot the term ot this Lease, the Premises shall be taken in its entirety
under the power of eminent domain or voluntarily sold under threat of
such takinq, or it such portion of the Premises is taken so as to
render the Premises unusable for the operation of a Jiffy Lube Service
Center, then the term of this Lease shall cease as of the date when
the Premises is so taken, and rent shall be apportioned and adjusted
as of the date of the taking or the sale in lieu thereof .. '

", :..;: ~:
If only a part of the Premises shall be taken under the~power of

eminent domain or sold under threat of such taking, and suc~"partial
taking shall not render the Premises unusable for the operat~on of a
Jiffy Lube Service Center, then this Lease shall contin~' in full
force and effect as to the portion not taken and the rent shall abate
proportionally on such part taken under the power of eminent domainor sold under threat of such taking.

In the event of any taking of the Premises under the power of
eminent domain or a voluntary sale under threat of such taking,
Whether in part or in Whole, the entire award granted in compensation
for the value of the Premises, or the proceeds of a voluntary sale of
same under threat of taking, shall belong to the Landlord. The
parties hereto acknOWledge that, upon condemnation, this Lease
terminates as to any portion taken, or as to the Whole if the taking
of any portion renders the remainder unusable and consequently, Tenant
shall have no claim to any portion of the condemnation award. Nothing
herein contained shall be construed, however, as a release or waiver
by Tenant of any right it may have as a lessee to obtain compensation
from the condemnor for business interference or interruption,relocation costs, and moving costs.
28. SUBORDINATION AND NON-DISTURBANCE:

This Lease and all of Tenant's rights, title and interest in and
under the Lease shall be SUbject, subordinated and inferior to the
.lien of any and all ground leases, underlying leases, mortgages and
deeds of trust and to any and all terms, conditions, provisions,
extensions, renewals or modification of any such leases, mortgages or
deeds of trust which Landlord or any grantee or assignee of Landlord
has or may place upon the Premises in the same manner and to the same
extent as it this Lease had been executed subsequent to the execution,
delivery and recording of such lease, mortgage or deed of trust.

In the event that a mortgagee, trustee or any other person
acquires title or any other interest in the Premises pursuant to the
exercise of any remedy provided for in any mortgage or deed of trust
executed subsequent to the date hereof, Tenant's right of possession
shall not be disturbed provided (a) Tenant is not then, and is not in
the future, in default under this Lease and (b) Tenant attorns to such
title holder. Tenant herein covenants and agrees that upon a mortgage
foreclosure or a foreclosure under a deed of trust it will attorn to
any mortgagee, trustee, assignee or any purchaser at the foreclosure
sale as its Landlord and this Lease shall continue in full force and
effect as a direct Lease between Tenant herein and such party upon all
terms, conditions and agreements set forth in this Lease.

The subordination of this Lease to any mortgage or deed of trust
now or hereafter placed upon the Premises shall be automatic and
self-operative, and no further instrument of subordination shall be
necessary. Without limiting such automatic and self-operative
SUbordinations, however, Tenant herein shall, on demand, at anytime
or times, execute, acknowledge and deliver to Landlord, or any grantee
or assignee of Landlord, any and all instruments that may be necessary
or proper to evidence the subordination of this Lease and all rights
hereunder to the lien of any such mortgage or deed of trust. If
Tenant shall fail, at any time to execute, acknOWledge and deliver any
such subordination instrument within five (5) days after demand,
Landlord, or any grantee or assignee of Landlord, in addition to any
other remedies available to it in consequence thereof, may execute,
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•

• •acknowledge and deliver the same as the a~rneY-in-fact of Tenant
and in Tenant's name, place and stead, and Tenant hereby irrevoCably
makes, con.titute. and appoints Landlord, its succes.ors and assigns,
such attorney-in fact for that purpose.
29• PRIME UIMI:

If Landlord hold. the Premises under a lea.e (the "Prime Lease") ,
Tenant is hereby given notice of the parties to, term of and
provisions contained in the Prime Lease to Landlord, a copy of which
is attached hereto and made a part hereof as "Exhibit B"; and in·
addition to the other provisions of this Lease which impose upon th.n~
Tenant the obligation to perform and comply with certain specified:
provisions contained in the Prime Lease, throughout the Term the'::
Tenant covenants and agrees that it will perform, observe and compli I

with all of the terms, covenants and conditions to be pertormec1}~;
observed or complied with by the tenant under the Prime Lease excep€,.'·
for those provisions, it any, in the Prime Lease inherently incapable·'
of being pertormed by Tenant. If the Prime Lease, or any extensions
thereof, should expire or be torteited, cancelled, or terminated trom
any cause, then the term of this Lease, or any extension hereot, shall.·
concurrently therewith be terminated, and thereupon all rights ot
Tenant hereunder shall cease.
30. TENANT'S TERMINATION OF LICENSE AGREEMENT:

If Tenant, as Franchisee under the License Agreement, has volun-
tarily terminated the License Agreement in accordance with the terms
thereot, this Lease shall also terminate at such time as the License
Agreement terminates, provided that Tenant has tulfilled all its obli-
gations under this Lease through the date ot such termination.
31. ENp OF TERM:

Upon the expiration or other termination ot the term ot this
Lease, Tenant shall quit and surrender to Landlord the Premises, broom
clean, in good order and condition, ordinary wear and tear excepted,
and Tenant shall remove all its property. All property permitted or
required to be removed by Tenant at the end ot the term which remains
in the Premises atter Tenant's removal shall be deemed abandoned and
may at the election ot the Landlord, either be retained as Landlord's
property or may be removed trom the Premi.es by Landlord at Tenant's
expense. Tenant'. obligation to observe or perform this covenant
shall survive the expiration or other termination 'ot this Lea.e.
32. "OLOIHG oyp:

Tenant shall not hold over beyond the expiration or sooner
termination of the term ot this Lease. It, neverthele •• , there be any
holding over by Tenant, .uch shall give rise to a tenancy at the
sufferance ot the Landlord. Tenant aqrees to indemnity and save
Landlord harmless against all costs, clai.. 10•• or ability re.ulting
from delay by Tenant in .0 surrendering the Premi.es, inclUding,
without limitation, any claims made by any succeeding Tenanttounded
on such delay. The parties recognize and agree that the damage to
Landlord resulting trom any tailure by Tenant to timely surrender
possession ot the Premiises as atoresaid will be extremely substantial,
will exceed the, amount ot the monthly rental theretofore payable
hereunder, and will be impossible to accurately measure. Tenant
therefore agrees that it possession ot the Premises is not surrendered
to Landlord within 24 hours after the date ot expiration or sooner
termination of this Lease, then Tenant shall pay to Landlord for each
month and for each portion of any month during which Tenant holds over
in the Premi.es atter the expiration or sooner termination of this
Lease, a sum equal to two times the aggregate ot that portion ot the
Minimum Rent, the Prime Lease Rent or any additional rent which was
payable under this Lease during tne last month ot the term hereot.
Nothing herein contained shall be deemed to permit Tenant to retain
possession ot the Premises atter the expiration or sooner termination
ot this Lease. This provision shall survive the termination of this
Lease.

aug/ooaa 12



• •33 • KrsCEUyNfEOUS:
(a) Authority:

The persons who· have executed thia Lease represent and
warrant that they are dUly authorized to execute this Lease in theirindividual or representative capacity as indicated.

(b) Reyiew of pgcuments:

The parties hereto represent that they have read and
understand the terms of thi. Lease, and that they have sought legal
counsel to the extent deemed necessary in order to protect theirrespective interests.

(c) Construction:
The words "Landlord" and "Tenant" shall mean respectivelyall parties Landlord and Tenant, regardless of nWllber, the word "he"

shall be synonymous with "she" "it" and "they," the word "his" shall
be synonymous with "her," "its," and "their," and words in the
singUlar shall be held to inclUde the plural When the contextrequires.

Cd) No Agency Created:

Tenant shall have no authority, express or implied, to act
as agent of Landlord, or any of its affiliates for any purpose.
Tenant is, and shall remain, an independent contractor responsible for
all obligations and liabilities of, and for all loss or damage to, the
Jiffy Lube Service Center to be operated by Tenant inclUding any
personal property, equipment, fixtures or real property connected
therewith and for all claims or demands based upon damage or
destruction of property or based upon injury, illness or death of any
person or persons, directly or indirectly, reSUlting from theoperation of said Jiffy Lube Service Center.

(e) Force MA1eure:
Whenever a period of time is provided in this Lease for

either party to do or perform any act or thing, except the payment of
monies, neither party shall be liable or responsible for any delays
due to strike., lockouts, casualties, acts of God, war, governmental
regulation or control or other causes beyond the reasonable control
of the partie., and in any event, said time period for the performance
of an obligation hereunder shall be extended for the amount of time
of the delay. This clause shall not, however, apply to nor result inany extension of the term of this Lease.

ef) Paragraph H.adinas:

Paragraph heading. Of this Lease are for convenience only
and are not to be construed as part of this Lease and shall not be.·
construed as defining or limiting in any way the scope or intent of:·.the provisions hereof.·

(g) Inyalidity of a Provision:
If any term or provision of this Lease shall to any extent

be held invalid or unenforceable, the remaining terms and provisions
of this Lease shall be valid and be enforced to the fullest extent
permitted by law. However, in the event that any material term of
this Lease shall be .tricken or declared invalid, Landlord reserves
the right to terminate this Lease at its sole option.

(h) Lay Governing:

The terms and provisions of this Lease shall be.interpreted
in accordanCe with and governed by the laws Of the state in which the
Premises are located without regard to principle. of conflicts of law.
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•, (i) Entire Agreement:
This Lea•• , the License Agreement, the Licens. ApplicationAgreem.nt, and off.ring circular or disclosure document required by

state or fed.ral law and any relevant documents r.f.rr.d to therein
shall be d'emed to inclUde the entire agreement between the parties
hereto and it is agre.d that neither Landlord nor anyone acting on its
behalf has mad. any statement, promise, or agreement or taken upon
itself any engagement whatsoever, Whether verbally or in writing, in
conflict with the terms of this Lease, or that in any way modifies,
varies, alters, enlarges, or invalidates any of the provisions hereof,
or extends the term of this Lease, and that no obligations of the
Landlord shall be implied in addition to the obligations herein
expressed. This agreement cannot be changed orally, but only by an
agreement in writing signed by Landlord and Tenant.

(j) Partie. Bound:
The terms of this Lease shall extend to and be binding upon

the administrators, executors, representatives, heirs, assigns andsuccessors of the parties to this instrument.
(k) Notices:

All notices to or demands upon the Landlord or Tenant
desired or required to be given under any of the provi.ion. h.r.of
shall be in writing. Any notices or demands from the Landlord to the
Tenant shall be deemed to have been dUly and SUfficiently giv.n if a
copy thereof has been mailed by United States registered or certifi.d
mail in an envelope properly stamped and addressed to Tenant at the
address of the Premises. Any notices or demands from the Tenant to
the Landlord shall be deemed to have been dUly and sufficiently given
if mailed by United States registered or certified mail in an envelope
properly stamped and addressed to the Landlord at Post Office Box
17223, Baltimore, Maryland 21203-7223, Attention: Real Estate
Management. Either party, by notice, may change the addr.ss t~ which
-notice shall be s.nt, but all notices mailed to the Tenant .at the
address of the Premises shall be deemed SUfficient.

(1) Licens. Agreement:

All r.ferences to the License Agreement h.r.in shall mean
that Licens. Agr .... nt between Jiffy Lube International, Inc. andTenant, pertaining to the Premises.

(m) "gprdatipn:
It is the intention of the partie. h.r.to not to r.cord

this Lease. However, should recordation of this Lea •• b. r.quir.d by
applicable law, or any other reason, Tenant and Landlord agr•• to do
so. - Additionally, if required by applicabl. law or any oth.r r.ason,
each party ~t the request of the other shall execut. and acknOWledge,
so that the same may be recorded, a Short Form Leas. or Memorandum of
Lease, indicating the Lease term, as well as any oth.r t.rma n.c ••sary
for recording. Tenant. shall pay all of the costs and .xpens.s of such
recordation, inclUding but not limited to any and 'all recordation
taxes, transf.rtaxes, recordation fees and notary f••••

(n) Maximum Interest:
No provision of this Lease shall r.quir. the payment or

permit the coll.ction of interest in excess of the maximum p.rmitted
by applicable law. If any .xcess of int.rest is h.r.in or otherwise
provided for, or shall result or b. held to reSUlt, the provisions of
this paragraph shall govern and the T.nant or any guarantor of this
Lease shall not b. obliqat.d to pay the amount or .uch int.rest Which
is in excess or the maximum amount permitt.d by applicable law.
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.,
.I ...

IN WITNESS WHEREOF,the partie. have hereunto .et their ~nd. and.eals the day and year first above written. . '.
A'1'TEST/WITHB~S:

ATTEST/WITNESS:

auq/0088
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JIFFY LUBE INTERNATIONALOFMARYLAND, INC •

BY:~_-=----:,-;.k.~~~~ ~Vice

TENANt:
AZTEC LUBRICANTS, INC •

8y~~>,QQRobert J. hall
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Ka leen T. Mehall
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FROM NO, 1 P, 3

..

MINIMUM STANDARD SUBLEASE CONDITIONS
(Required in all subleases prior to City Manager approval)

ASSIGNMENT AND SUBLEASING: Sublessee shall not assign this lease or sub-
let the premises or any part thereof without the prior written consent ofLessee and The City of San Diego. hereinafter. "City." An assignment by
operation of law shall automatically terminate this lease •
. ' .. " . . . . .'HOLD HARMLESS; Sublessee shall assume the defense of, indemnify and save.
harmless Lessee and City from all claims. expenses and liability of every
nature. directly or indirectly ari's"'ingfrom, or alleged to have arisen
from the operations conducted on the leased premises or from any act or
omission of Suolessee. hiS agents and invetees.

INSURANCE: Sublessee shall be insured by an insurance carrier acceptable
to the Lessee and City against loss from public liability arising from
the use or condition of or operation conducted on the leased premises.Minimum coverage shall be $1 million COMBINED SINGLE LIMIT LIABILITY. A
copy of the policy of insurance shall be filed with City and shall nameliTHECITY OF SAN DIEGO" as'an additional insured. Said policy shall spe-
cify that the policy may not De terminated. altered or canceled without
30 days prior wirtten notice to City oy the insurance company.

LEGAL PROCEEDINGS: Should it become necessary for Lessee or City to
commence legal proceedings to collect rent. to recover possession or
enforce any other provision of this lease, Sublessee agrees to pay all
legal costs in connection therewith, including a reasonable sum as
attorney's fees.

I

SUBORDINATION: This agreement is in effect a sublease of a portion of
the premises covered by that certain Lease Agreement dated -• as amended between the suolessor herein and The City of San
'\'tD.....ie-g-o-.---.;T"'"h.....is-sublease is suoject and subordinate to the covenants and con-
ditions of said Lease Agreement notwithstanding any provision hereof cOn-
trary to or in conflict with said agreement.

\ ..
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EXHIBIT D

FRANCHISE AGREEMENT - ENTREPRENEUR PROGRAM

THIS AGREEMENT, made and entered into this-31st day of
August, 1989, by and between JIFFY LUBE INTERNATIONAL, INC.,
a Nevada Corporation, with offices at 6000 Metro Drive,
Baltimore, Maryland 21215 (hereina(ter "JIFFY LUBE"), and
AZTEC LUBRICANTS, INC., a califorri~a corporation with offices
at 5540 Lake Murray Boulevard, La ·'Mesa,CA 92042 (hereinafter
"Franchisee").

RECITALS

A. JIFFY LUBE has expended time, money and effort to
develop an automotive service syste~ (hereinafter the
"System") which consists of methods of establishing and
operating a Jiffy Lube Service Center providing rapid
lubrication and oil change services for automobiles, light
duty trucks and other vehicles, and related services, .
~ncluding but not limited to replacement of air and oil
ilters checkin and brin in to ro er level transmission,

brake, differentlal and battery flulds, cour esy serVlces and
car wash services. The System incfudes~ethods of site
selection, building design and construction, equipment
selection and installation, operatibn, purchasing,
accounting, training, advertising and merchandising methods
and other matters including a point of sales computer system
relating to the efficient operation of a Jiffy Lube Service
Center. JIFFY LUBE has also expended time, money and effort
in pUblicizing 'the System and the services offered by
businesses operating under the System and has thereby
developed and will continue to develop valuable goodwill in
the service mark and trade name "Jiffy Lube" (hereinafter the
"Mark"), and may develop or acquire other service marks,
trademarks and trade names for use under the System, all of
which marks and trade names are the property solely of JIFFY
LUBE. r

B. JIFFY LUBE franchises .others to use 'the System and
provides to franchisees continuing advice in the
establishment and operation of Jiffy Lube serVice Centers.

C. Franchisee desires to establish and operate a Jiffy
Lube Service Center upon terrnshereinafter specified, and to
use in connection therewith the Mark and other elements of
the System heretofore and hereinafter .,described and to derive
the benefits of the System as developed by JIFFY LUBE.
Franchisee acknowledges that it is essential to the
maintenance of the high standards which the pUblic has corne
to expect of Jiffy Lube· serVice Centers and to the
preservation of the integrity of the Mark and goodwill that
Franchisee adhere to standards of quality for establishment,
operation and maintenance of the Jiffy Lube Service Center as
hereinafter described.

THEREFORE, in consideration of the promises and mutual
covenants herein set forth, it is agreed by and between JIFFY
LUBE and Franchisee as follows:

1. GRANT OF FRANCHISE.

A. JIFFY LUBE hereby grants to Franchisee the right, and
Franchisee undertakes the duty, to establish and operate a
Jiffy Lube Service Center at the location described in
Addendum A hereof, in conformity with JIFFY LUBE's
established procedures and standard system of operation
described herein and in th~. Policies and Procedures Manual
(see Section 11) and as ex~lained to Franchisee at training
seminars conducted by JIFFY LUBE (see Section 8).
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FRANCHISE AGREEMENT - ENTREPRENEUR PROGRAM

THIS AGREEMENT, made and entered into this 31st day of
August, 1989, by and between JIFFY!LUBE INTERNATIONAL, INC.,
a Nevada Corporation, with office's,-at :6000 Metro Drive,
Baltimore, Maryland 21215 (hereil)after "JIFFY LUBE"), and
AZTEC LUBRICANTS, INC., a California corporation with offices
at 5540 Lake Murray BOUlevard, La Mesa, CA 92042 (hereinafter
"Franchisee").

RECITALS
A. JIFFY LUBE has expended time, money and effort to

develop an automotive service system (hereinafter the
"System") which consists of'methods of establishing and
operating a Jiffy Lube Service Center providing rapid
lubrication and oil change services for automobiles, light
duty trucks and other vehicles, and related services,
inclUding but not limited to replacement of air and oil
filters, checking and bringing to proper level transmission,
brake, differential and battery fluids, courtesy services and
car wash services. The System includes methods of site
selection, building design and construction, equipment
selection and installation, operation, purchasing,
accounting, training, advertising and merchandising methods
and other matters inclUding a point of sales computer system
relating to the efficient operation of a Jiffy Lube Service
Center. JIFFY LUBE has also expended time, money and effort
in pUblicizing the System and the services offered by
businesses operating under the System and has thereby
developed and will continue to develop valuable goodwill in
the service mark and trade name "Jiffy LUbe" (hereinafter the
"Mark"), and may develop or acquire other service marks,
trademarks and trade names for use under the System, all of
which marks and trade names are the property solely of JIFFYLUBE.

B. JIFFY LUBE franchises others to use the System and
provides to franchisees continuing advice in the
establishment and operation of Jiffy Lube Service Centers.

C. Franchisee desires to establish and operate a Jiffy
Lube Service Center upon terms hereinafter specified, and to
use in connection therewith the Mark and other elements of
the System heretofore and hereinafter described and to derive
the benefits of the System as developed by JIFFY LUBE.
Franchisee acknOWledges that it is essential to the
maintenance of the high standards which the public has come
to expect of Jiffy Lube Service Centers and to the
preservation of the integrity of the Mark and goodwill that
Franchisee adhere to standards of quality for establishment,
operation and maintenance of the Jiffy Lube Service Center ashereinafter described.

THEREFORE, in consideration of the promises and mutual
covenants herei~ set forth, it is agreed by and between JIFFY
LUBE and Franchisee as follows:

1. GRANT OF FRANCHISE.
A. JIFFY LUBE hereby grants to Franchisee the right, and

Franchisee undertakes the duty, to establish and operate a
Jiffy Lube Service Center at the location described in
Addendum A hereof, in conformity with JIFFY LUBE's
established procedures and standard system of operation
described herein and in the Policies and Procedures Manual
(see Section 11) and as explained to Franchisee at training
seminars conducted by JIFFY LUBE (see Section 8).
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B. The franchise granted to Franchisee by this Agreement

shall include the right, privilege and obligation to use the
complete System, including the non-exclusive right,
privilege, and obligation to use the Mark only in connection
with the operation of the Jiffy Lube Service Center at the
location described in Addendum A hereof, as such System
presently exists or may be hereafter supplemented or modified
during the term of this Agreement. JIFFY LUBE reserves the
right, among others, to develop systems other than the System
franchised hereunder, under any service mark, trademark or
trade name belonging to JIFFY LUBE, without granting
Franchisee any rights therein. '

2. TERM.

A. This franchise shall commence upon the execution of
this Agreement, any required lease or sublease or other doc-
umentation required hereunder, payment of all required
Franchise Fees, satisfactory completion of the standard
operations Training Course and receipt of evidence of any
necessary insurance coverage, and shall continue for a term
of five (5) years from the date hereof unless sooner
terminated as herein provided.

B. Franchisee may, at its option,. renew this Agreement
for an additional period of fifteen (15) years provided
that:

(1) Franchisee has given JIFFY LUBE written notice
of such election to renew no less than three (3) months prior
to the end of the current term;

(2) Franchisee has completed to JIFFY LUBE's
satisfaction all maintenance, renovating and remodeling of
the Jiffy Lube Service Center as JIFFY LUBE may reasonably
require;

(3) Franchisee is not in default of any provision of
this Agreement, any amendment hereof or successor hereto, or
any other agreement between Franchisee and JIFFY LUBE, and
has substantially complied with all the terms and conditions
of such agreements during the terms thereof;

(4) Franchisee has satisfied all monetary
obligations owed to Franchisee to JIFFY LUBE, and has timely
met such obligations throughout the term of this Agreement;

(5) Franchisee has executed, for the renewal term,
at JIFFY LUBE's option, JIFFY LUBE's then-current form of
franchise agreement, which agreement shall supersede this
Agreement in all respects, and the terms of which may differ
from the terms of this Agreement; provided, that the royalty
and advertising terms of this Agreement shall be incorporated
into the then-current form of renewal franchise agreement;

(6) Franchisee has complied with JIFFY LUBE's then-
current qualification and training requirements;

(7) Both parties have executed a general release, in
a form mutually acceptable, of any and all claims against
each other and their officers, directors, agents and
employees except for such claims of which either party has
previously advised the other in writing, provided, however,
that any such claims shall be lost and forever forgiven in
the event any said claim has not been resolved or suit·
instituted within one (1) year from the notification of such
claim;

(8) Franchisee has simultaneously renewed the Master

2
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Agreement with JIFFY LUBE and any applicable Lessor
concerning the leasing of the assets of the Jiffy Lube
Service Center or purchase said assets; and

3. PROPRIETARY MARK.

A. The Mark is the exclusive property of JIFFY LUBE.
Franchisee hereby acknowledges that its use of such Mark is a
temporary use under franchise a~d that JIFFY LUBE retains all
ownership interest in the Mark and all goodwill generated by
the Mark. Franchisee agrees to use the Mark only in
accordance with this franchise and acknowledges that the use
of the Mark outside the scope of this franchise, without
JIFFY LUBE's prior written consent, is an infringement of
JIFFY LUBE's exclusive right, title and interest in and to
the Mark, and expressly covenants that during the term of
this franchise, and after the expiration or termination
hereof, Franchisee shall not, directly or indirectly, commit
an act of infringement or contest or aid others in contesting
the validity or ownership of the Mark or take any other
action in derogation thereof.

B. Franchisee shall not use the Mark or any name confus-
ingly similar to the Mark as part of the firm or corporate
name of Franchisee.

c. Franchisee shall promptly notify JIFFY LUBE of any
use, by any person or legal entity other than JIFFY LUBE or
another of its franchisees, of the Mark, any colorable
variation thereof, or any other mark in which JIFFY LUBE has
or claims a proprietary interest. Franchisee further agrees
to notify JIFFY LUBE promptly of any litigation instituted by
any person or legal entity against JIFFY LUBE or Franchisee
involving the Mark. In the event JIFFY LUBE, in its sqle
discretion, undertakes the defense of any such litigation,
Franchisee agrees to execute any and all documents, and to
render such assistance (excluding financial assistance) as
may, in the opinion of JIFFY LUBE's counsel, be reasonably
necessary to carry out such defense or prosecution. If the
infringement or litigation does not involve Franchisee's
business, JIFFY LUBE will reimburse Franchisee for all
out-of-pocket costs incurred in connection with preventing
any infringement.

D. JIFFY LUBE may acquire or develop additional trade-
marks, service marks, logos, and trade names, which shall be
the sole property of JIFFY LUBE, but JIFFY LUBE shall not be
required to franchise any such service mark, trademark, or
trade name to Franchisee. JIFFY LUBE reserves the right to
modify the Mark or to SUbstitute another service mark, trade
name or other commercial symbol for the Mark, and to require
use of such modified or substituted service mark, trade name
or other commercial symbol by Franchisee, without any
liability to Franchisee, other than payment by JIFFY LUBE of
the tangible costs of such conversion unless other wise
provided in this Agreement.

E. without limiting the generality of the foregoing
provisions, Franchisee undertakes and agrees to affix in a
conspicuous location irior upon the Service Center premises a
sign containing the following notice or a variation thereof:

"This Service center is owned and operated by AZTEC
LUBRICANTS, INC., who is a franchisee of JIFFY LUBE
INTERNATIONAL, INC.-;'the trademarks "JIFFY LUBE" and
"JIFFY LUBE and Designs" are owned by JIFFY LUBE INTER-
NATIONAL, INC.

F. Franchisee and any of its officers or employees shall
execute an assignment or any other necessary documentation

3
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vesting in JIFFY LUBE fUll and complete ownership of any idea
or invention which may be patented or used in conjunction
with the System if said idea or invention was developed
during the term of this franchise.

4. FRANCHISE AND ROYALTY' FEES.
grant of this franchise, Franchisee
the following fees in the following

In consideration of the
shall pay-to JIFFY LUBE
manner:

A. (1) For the period commencing upon the date of
execution of this Agreement and continuing ~hrough February
28, 1991 a monthly Royalty Fee of fiveperc'ent (5%) of Gross
Sales shall be paid by Franchisee. During the balance of
th1s Agreement, a monthly Royalty Fee of six percent (6%) of
Gross Sales shall be paid by Franchisee. This Royalty Fee is
due and payable on or before the tenth (lOth) of each month
for the preceding month. Said Royalty Fee shall begin to
accrue the first day that Franchisee is open for business.
Each royalty payment shall be accompanied by a statement of
accounting forms contained in the Policies and Procedures
Manual, and said payment and statement of accounts shall be
preceded by an oral report of Gross Sales for the preceding
month, no later than the third (3rd) business day of each
month.

(2) For the purpose of this Agreement, "Gross Sales"
shall mean the entire amount of sales and business receipts
of Franchisee's Jiffy Lube Service Center herein franchised,
including, but not limited to, retail sales, any other sums
or the value of any services received or charged, for
services provided and sales of used products such as used
oil, but excluding sales and use taxes, gross receipts taxes
and similar taxes paid by Franchisee based on sales, any bona
fide refunds or discounts from the original purchase price.

B. If any sum~ required to be paid to JIFFY LUBE under
this Agreement are not actually received by JIFFY LUBE on or
before the date due, such sums shall bear interest daily
after such due date until paid at the lesser of a rate equal
to two percent (2%) per month or the highest rate of interest
allowed by law untii paid, and any payments received shall
first be applied to the interest due and shall not be applied
to reduce the principal sum due until all outstanding
interest is paid. The foregoing shall be in addition to any
other rights or remedies JIFFY LUBE may have.

5. LOCATION OF FRANCHISEE'S JIFFY LUBE BUSINESS.

A. Franchisee shall operate its Jiffy Lube Service Center
within the trade area of the San Diego ADI, upon JIFFY LUBE's
approval of the exact location of said Jiffy Lube Service
Center, an Addendum shall be executed establishing said
location. '

B. Concurrently with the execution of the Addendum
mentioned in A. above, or within thirty (30) days thereafter,
Franchisee must enter into a lease or sublease with JIFFY
LUBE. Unless JIFFY LUBE has agreed in a separate written
agreement to purchase the property and/or construct the
building in which the Jiffy Lube Service center is to be
located, JIFFY LUBE shall have no such obligation and shall
only be obligated to act in an advisory capacity to assist
Franchisee in acquiring property and constructing a building
thereon and JIFFY LUBE shall provide, in its sole discretion,
reasonable assistance to Franchisee to enable Franchisee to
obtain any required financing. Copies of all executed real
estate documents shall be provided to JIFFY LUBE by
Franchisee prior to Franchisee's commencement of
construction. Any real estate and improvement costs
associated with the development of the Service Center

4
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including, but not limited to, government permits, franchises
and fees; attorney's fees; interest, points and commitment
fees; surveys, boring and other soft costs shall be for the
account of the Franchisee and may be included in determining
the lease or sublease rental payments.

6. CONSTRUCTING AND OPENING FRANCHISEE'S aIFFY LUBE
BUSINESS.

A. Intentionally left blank.

B. intentionally left blank.

C. Franchisee shall also install and maintain a point-of
sale computer system which has been approved by JIFFY LUBE.

7. SERVICES FURNISHED BY JIFFY LUBE. During the term of
this Agreement, JIFFY LUBE shall provide and Franchisee shall
comply with the following:

A. Standardized procedures of operation as detailed in
the Policies and Procedures Manual described in section 11
hereof.

B. Training programs and assistance as described in
section 8 hereof.

C. Standardized accounting procedures as described in
Section 10 hereof.

D. Occasional reports of improvements in business and
merchandising methods and other areas of the System as may be
developed or acquired by JIFFY LUBE.

E. Field supervision and consultation to assist Franch-
isee in those areas of the conduct of Franchisee's Jiffy
Lube business .in which JIFFY .LUBE determines that Franchisee
needs such assistance. Field supervision may include
.consultation and assistance with regard to hiring and
training new employees, operational problems, and new methods
of merchandising as they may be developed, and programs
involving SOlicitation of fleet type business
to aid in building Franchisee's Jiffy Lube business. Field
supervision visits shall be scheduled by JIFFY LUBE.

F. At JIFFY LUBE's cost, one (1) copy of: the Policies
and Procedures Manual and such lubrication manuals, product
manuals and catalogs, product cross-reference manuals, and
related types of materials and charts which, in JIFFY LUBE's
judgment, may be beneficial to Franchisee in its daily
business activity.

G. continued efforts to negotiate purchasing ar-
rangements with suppliers for products and supplies, as
described in Part C. of section 13 hereof.

8. TRAINING PROGRAM. Franchisee and all employees of
Franchisee shall maintain the high standards of skill,
efficiency, and quality of workmanship established by JIFFY
LUBE. To assist Franchisee in establishing and maintaining
such standards, the parties agree that training shall occur
as follows:

A. Prior to attending the standard Operations Training
Course, Franchisee and any of Franchisee's managers must
spend at least two (2) week's time actually working at a
JIFFY LUBE Service Center.

5
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B. Prior to opening, Franchisee and Franchisee's

original manager must successfully complete the standard
Operations Training Course for the operation of a Jiffy Lube
Service Center at an operating Jiffy Lube Service Center
designated by JIFFY LUBE. In the event such training takes
place outside the Baltimore, Maryland metropolitan area,
Franchisee agrees to pay a proportionate share of JIFFY
LUBE's representatives' expenses including but not limited to
transportation, meals and lodging, and any other necessary or
reasonable expenses incurred in having to provide such
training. In addition, in the event the original or any
succeeding manager leaves the employ of Franchisee, a
replacement manager must successfully complete the training
program within six (6) weeks from the date of replacement.
Successful completion of the course shall be evidenced by a
certificate provided by JIFFY LUBE. All costs of training,
including the'cost of manuals and instructors, shall be borne
by JIFFY LUBE, but Franchisee shall bear the cost of
trainees' wages, certain training aids to be retained by
Franchisee, transportation, meals, lodging and incidental
personal expenses. This training shall occur at least two
(2) weeks but not more than six (6) months prior to the
projected opening of the Jiffy Lube Service Center herein
franchised. Similar training shall be required for each
succeeding manager, at times scheduled by JIFFY LUBE. If
such training is required more often than once in any two
(2) year period owing to more frequent replacement of a
manager, Franchisee shall pay JIFFY LUBE for the actual cost
of training, but other wise the expenses of training shall be
borne by the parties as described above.

C. JIFFY LUBE shall provide operations training for the
initial employees, other than Franchisee and Franchisee's
original manager, at Franchisee's location by a qualified
JIFFY LUBE representative. Such training shall be scheduled
by JIFFY LUBE in coordination with Franchisee to occur in
conjunction with Franchisee's commencement of operations.
JIFFY LUBE shall not be responsible for any training expenses
except for the salary and other expenses incurred by its.
training representative. Franchisee shall be responsible for
training sUbsequent employees not trained during the time
that the JIFFY LUBE training representative is present,
although Franchisee may request field supervision assistance
from JIFFY LUBE. Franchisee shall be present during this
training period.

D. Franchisee and Franchisee's manager shall be
required to successfully complete a standard Operations
Training Course every Five (5) years or more often if in
the sole discretion of JIFFY LUBE such training is con-
sidered necessary.

9. PERSONAL ATTENTION OF FRANCHISEE.

A. Franchisee, or a manager who has successfully
completed the standard Operations Training Course, shall
personally manage the Jiffy Lube business franchised
hereunder.

B. The requirement of personal management, as
established herein, is understood by the parties to entail
Franchisee's (or Manager's) best efforts and a devotion to
the success of the business consistent with the spirit of
this Agreement. It is further understood and agreed that
the success of Franchisee's Jiffy Lube business is depend-
ent upon its personal and continued efforts and attention
to said business. Personal management shall include, but
not be limited to: presence at the business location
during opening, closing, and peak business hours; constant
inspection of facilities to insure the highest standards

6
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of sanitation, cleanliness, and appearance; involvement in
obtaining fleet sales; training of employees; part-
icipation in advertising and trade programs; and super-
vision of employees to ensure that the highest standard of
service is provided to the customer and to ensure that
employees deal with customers in a courteous and polite
manner. Franchisee shall make frequent inspectrons of the
franchised Jiffy Lube business to insure compliance with
approved standards and methods of operation and preserva-
tionof order on the premises.

10. ACCOUNTING PROCEDURES

A. During the term of this Agreement, Franchisee
shall maintain and preserve, for at least seven (7) years
from the close of the fiscal year to which the books,
records and accounts are related, proper and complete
books, records and accounts. JIFFY LUBE shall establish
and make available to Franchisee a standardized accounting
system and procedures which shall be followed and used by
Franchisee.

B. Franchisee recognizes the importance of statis-
tical analysis and shall provide JIFFY LUBE with financial
statements and reports of sales in the form prescribed by
JIFFY LUBE on or before the twenty-fifth (25th) of each
month for the preceding month. Standard report forms are
contained in the Policies and Procedures Manual.
Franchisee shall provide JIFFY LUBE with copies of state
sales tax returns at the time said returns are filed with
the state. JIFFY LUBE shall have the right from time to
time to request additional financial, statistical or other
information as JIFFY LUBE may reasonably deem to be re-
quired or desirable. All such financial information shall
be prepared in accordance with generally-accepted account-
ing principles, consistently applied.

C. Franchisee shall provide JIFFY LUBE annually,
within sixty (60)·days after Franchisee's fiscal year end,
with a statement of income or loss, a statement of finan-
cial position, all of which are prepared in accordance
with generally accepted accounting principles, consistent-
ly applied, by an independent certified pUblic accountant
in accordance with the standard for a review or, if re-
quested by JIFFY LUBE, in accordance with the standard for
an audited statement. Simultaneously with the year end
financial statements, Franchisee shall furnish JIFFY LUBE
with a copy of all tax returns filed by Franchisee for
that year with respect to the business franchised here-
under, including but not limited to Federal and State
income tax returns.

D. JIFFY LUBE or its designated agents shall have
the right, at all reasonable times, to examine and audit
Franchisee's books and records. If such examination or
audit should disclose any underpayment of the Royalty Fee,
Franchisee shall promptly pay the deficient amount plus
interest thereon from the date due until paid, at the
lesser of a rate of two percent (2%) per month or the
highest rate of interest allowed by law. If such an
examination or audit discloses an understatement in any
report of two percent (2%) or more, Franchisee shall, in
addition, reimburse JIFFY LUBE for the cost of having
Franchisee's books examined or audited. The foregoing
shall be in addition to any other rights or remedies JIFFY
LUBE may have.

E. All information to be furnished by Franchisee to
JIFFY LUBE shall at all times be accurate and correct in
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all material respects and complete insofar as completeness
may be necessary to give JIFFY LUBE a true and accurate
picture of Franchisee's operation. The failure or refusal
of Franchisee to furnish when due any of the statements
required to be furnished under this section 10, or the
failure of Franchisee to account properly for all income
received by Franchisee, shall be deemed a default under
this Agreement and shall entitle JIFFY LUBE to all of its
remedies as set forth in this Agreement.

F. JIFFY LUBE shall have the right to use any finan-
cial statements, sales reports, or other financial or
statistical information provided by Franchisee in connec-
tion with efforts by JIFFY LUBE to attract additional
Franchisees, obtain financing or raise capital and shall
be authorized to disclose any information contained in
such financial reports as may. be required by any federal
or state requirements, court orders, etc. JIFFY LUBE
shall not disclose any information shown on any tax re-
turns of Franchisee except for information disclosed on
other documents submitted or if required by law.

G. In the event Franchisee shall not provide any
required information or not provide such information in
the required for mat, JIFFY LUBE shall have the right, but
not the obligation, to obtain said information and/or
Franchisee shall be responsible for any reasonable costs
and expenses associated therewith.

11. JIFFY LUBE POLICIES AND PROCEDURES MANUAL.

A. JIFFY LUBE has developed a Policies and Pro-
cedures Manual (hereinafter the "Manual") describing the
System and its standard operating procedures. The Manual
shall remain the exclusive property of JIFFY LUBE and
shall be loaned to Franchisee for the term of this Agree-
ment. JIFFY LUBE may also develop and lend to Franchisee
additional manuals on particular phases of the system.
Franchisee hereby covenants to operate its Jiffy Lube
Service Center in strict conformance with the Manual and
any other manuals developed by JIFFY LUBE for the System.

B. Franchisee understands and agrees that the System
is from time to time modified and improved, and that such
modifications and improvements may require modifications
and changes in the Manual. Franchisee agrees to operate
its Jiffy Lube Service Center in strict conformance with
any future modifications and changes in the Manual or in
any other manuals developed and lent to Franchisee by
JIFFY LUBE. Franchisee shall at all times insure that its
copies of said Manual and any other manuals are kept
current and up-to-date and, in the event of any dispute as
to their contents, the terms of the master copy of the
Manual and any other manuals maintained by JIFFY LUBE at
JIFFY LUBE's home office shall be controlling.

C. Franchisee shall treat the Manual, any other
manuals developed by JIFFY LUBE and loaned to Franchisee,
and the information contained therein, as confidential and
shall use all reasonable efforts to maintain such informa-
tion as secret and confidential. Franchisee shall not at
any time, without JIFFY LUBE's prior written consent,
copy, duplicate, record or otherwise reproduce the Manual
or any other System manuals, in whole or in part, nor
otherwise make the same available to any unauthorized
person.

12. INSPECTION BY JIFFY LUBE. A field represent-
ative .of JIFFY LUBE may make announced or unannounced
inspections of Franchisee's Jiffy Lube Service Center to
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insure compliance with all requirements of this Agreement.
The field representative shall be allowed to inspect any
part of Franchisee's Jiffy Lube business, including Fran-
chisee's books and financial accounts, at any time during
normal business hours. At the conclusion of his inspec-
tion, the field representative shall prepare a written
Report. Franchisee, if present, and the manager shall be
given a copy of the Report and shall sign a second copy to
be sent to JIFFY LUBE, on which Franchisee may either
acknowledge or contest the field representative's con-
clusions and observations. Franchisee, his manager,
accountant and a representative of his advertising agency
(if other than JIFFY LUBE's) shall be present at any
announced inspection; JIFFY LUBE shall use its reasonable
efforts to give two (2) weeks notification of any an-
nounced inspection.

13. APPROVED PRODUCTS AND SUPPLIES.

A. Franchisee may purchase its equipment, products
and supplies from whomever Franchisee in its own dis-
cretion decides; sUbject, however, to the requirement that
the equipment, products and supplies used by Franchisee
must meet certain minimum quality and warranty speci-
fications that shall be ,determined by JIFFY LUBE and
listed in the Manual. The purpose of these specifications
is to protect and maintain the high quality of the Mark
and System.

B. JIFFY LUBE shall maintain and make available to
Franchisee a list of approved products which meet JIFFY
LUBE's specifications. Said list may be modified from
time to time., If Franchisee desires to use products not
already on the approved list, Franchisee shall so notify
JIFFY LUBE in writing prior to using such products and, if
JIFFY LUBE so requests, shall provide to JIFFY LUBE a
sample of the product and any relevant technical data.
JIFFY LUBE will test the product at Franchisee's expense
to determine whether the pro duct meets the required
standards and shall so notify Franchisee. If JIFFY LUBE
determines that the product does not meet the required
standards, Franchisee shall not use such product in its
Jiffy Lube business.

C. JIFFY LUBE or its related companies may offer to
sell to Franchisee products and supplies used in operating
Jiffy Lube Service Centers, which may be purchased by
Franchisee at its option. JIFFY LUBE and its related
companies will endeavor, to the extent it is able to do so
based on total purchases by franchisees, to negotiate
volume purchasing arrangements for those products and
supplies and offer them at a reasonable mark-up to franch-
isees. '

D. Since JIFFY LUBE is not the manufacturer of any
products, supplies or equipment which it may sell or
provide to Franchisee, JIFFY LUBE does not provide any
warranty or guarantee to Franchisee or any third party,
nor shall Franchisee make any representation to the con-
trary to any third party. If JIFFY LUBE is able to secure
any warranty, gUqrantee or assumption of liability from
any manufacturer which it is aut.hoz-Lzed to convey to
Franchisee, it will so notify Franchisee.

E. In the event Franchisee orders products and sup-
plies from JIFFY LUBE or its related companies, any secur-
ity deposits, down payments or advance payments requested
by JIFFY LUBE or its related companies must be paid prior
to placement of the order with the vendor. Franchisee
agrees to pay all billings for supplies and products
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purchased from JIFFY LUBE or its related companies in a
prompt and businesslike manner.

F. JIFFY LUBE may specify and require Franchisee to
purchase types and amounts of supplies of oil and filters
determined by JIFFY LUBE to be sufficient for Franchisee's
initial inventory.

14. DESIGN AND APPEARANCE.

A. Franchisee acknowledges that the design and ap-
pearance of the Jiffy Lube Service Center are part of the
System and that uniformity within the System is essential
to the success of the System. Therefore, Franchisee
agrees that it will make no change to the building plan or
design without the written consent of JIFFY LUBE and shall
maintain and renovate periodically at its expense the
interior and exterior decor in such manner as may be
reasonably prescribed from time to time by JIFFY LUBE so
as to maintain standards of appearance consistent with the
quality image of the System. Franchisee further agrees to
purchase or lease and to display at Franchisee's Jiffy
Lube Service Center, whether attached to a building or
free-standing, such and only such signs, emblems, logos,
lettering and pictorial materials in accordance with
specifications designated by JIFFY LUBE, as amended from
time to time, sUbject to modifications agreed to by JIFFY
LUBE to meet requirements of local sign ordinances. No
signs, emblems, logos, lettering or pictorial materials
not approved by JIFFY LUBE in writing as to both speci-
fications and placement shall be displayed by Franchisee.

B. Franchisee, at its sole cost and'expense, shall
erect and maintain such signs, emblems, logos, lettering
and pictorial materials in accordance with the terms and
provis~ons of this Franchise. JIFFY LUBE shall have the
right to change the design specifications for signs,
emblems, logos, lettering and pictorial materials from
time to time and Franchisee shall promptly alter the signs
at its location to conform with the revised specifica-
tions. Such revision shall be at Franchisee's expense if
revision occurs no more often than once in any three (3)
year period. In addition, JIFFY LUBE shall have the right
to require remodeling changes to the building at
Franchisee's expense no more often than once every ten
(10) years. Franchisee shall not be required to make any
such changes if the revision of design or specification or
remodeling shall occur within one (1) year of the date of
normal expiration of the term of this Agreement, but such
change may be required as a condition of renewal.

15. SALES BY FRANCHISEE. Franchisee shall have the
right to sell products and offer services at any price it
may determine. If JIFFY LUBE recommends a retail price,
such recommendation is suggested only, and is in no way
binding upon Franchisee.

16. ADVERTISING.

A. During the term of this Agreement, Franchisee
shall, on a monthly basis, expend on, or contribute to, an
advertising program an amount equal to eight percent (8%)
of Franchisee's Gross Sales (as defined in section 4
hereof) for the preceding month. The expenditures or
contributions shall be made as follows: In the event a
national advertising fund (hereinafter "Fund") .is es-
tablished pursuant to Part B of this section 16, and a
regional advertising cooperative association (hereinafter
"Cooperative") is established pursuant to Part C of this
section 16, Franchisee shall contribute three percent (3%)
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of its Gross Sales to the Fund and five percent (5%) of
its Gross Sales to the Cooperative. If only a Cooperative
is established, Franchisee shall contribute the entire
eight percent (8%) of its Gross Sales to the Cooperative.
If only a Fund is established, Franchisee shall contribute
three. percent (3%) of its Gross Sales to the Fund and
expend five percent (5%) of its Gross Sales on local ad-
vertising in accordance with part 0 of this Section 16.
If neither a Fund nor a Cooperative is established, Fran-
chisee shall expend the entire eight percent (8%) on local
advertising.

B. JIFFY LUBE has established a national advertising
fund (hereinafter "Fund"). Franchisee shall contribute to
the Fund as required by Part A of this Section 16. The
Fund shall be maintained and administered by JIFFY LUBE as
follows:

(1) JIFFY LUBE shall direct all advertising
programs, with sole discretion over the approval of a-
gencies, spokespersons, creative concepts, materials and
media used in such programs and the placement and alloca-
tion thereof. Franchisee agrees and acknowledges that the
Fund is intended to maximize general public recognition
and acceptance of the Mark for the benefit of the System
and that JIFFY LUBE and its designees undertake no obliga-
tion in administering the Fund to make expenditures for
Franchisee which are equivalent or proportionate to its
contribution, or to ensure that any particular franchisee
benefits directly or pro rata from the placement of adver-
tising.

(2) JIFFY LUBE shall, for each of its company-
owned Jiffy Lube Service Centers, make contributions to
the Fund on a basis similar to that described in Paragraph
16 A. above.

(3) Franchisee agrees that the Fund may be used
to meet any and all costs of maintaining, administering,
directing and preparing advertising (including, without
limitation, the cost of preparing and conducting tele-
vision, radio, magazine and newspaper advertising cam-
paigns and other pUblic relations activities; employing
advertising agencies to assist therein; and providing
promotional brochures and other marketing materials to
franchisees in the. System) . All sums paid by Franchisee
to the Fund shall be maintained in a separate account from
the other funds of JIFFY LUBE and shall not be used to
defray any of JIFFY LUBE's general operating expenses,
except for such reasonable administrative costs and over-
head, if any, as JIFFY LUBE may incur in activities rea-
sonably related to the administration or direction of the
Fund and advertising programs, including, without limita-
tion, conducting market research, preparing marketing and
advertising materials, and collecting and accounting for
assessments for the Fund.

(4) An audit of the operation of the Fund shall
be prepared annually by an independent certified pUblic
accountant selected by JIFFY LUBE and shall be made avail-
able to Franchisee upon request.

C. (1) A regional advertising cooperative asso-
ciation may at JIFFY LUBE's option be formed or at the
request or with the assent of one-half (\) or more of the
then-existing franchisees located in such geographic area
as JIFFY LUBE may determine is appropriate. At such time
as a cooperative covering Franchisee's location is formed,
Franchisee shall join said Cooperative and commence con-
tributing to the Cooperative as required by Part A of this
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section 16 within thirty (30) days after the Cooperative
is formed. If a Cooperative is in existence at the time
Franchisee commences doing business, Franchisee shall
become a member of such Cooperative immediately.

(2) Franchisee may request exemption by
JIFFY LUBE from the requirement for membership i~ a Co-
operative if Franchisee believes that it will not benefit
from advertising and services arranged by such Coopera-
tive, because of geographic isolation or otherwise. Any
decision of JIFFY LUBE with regard to the requested ex-
emption shall be final. Pending resolution of such a
request, Franchisee is authorized to expend locally in
accordance with Part D of this section 16, any amount
required by Part A of this section 16 to be contributed to
the Cooperative.

(3) Any Cooperative shall be formed and
operated in such form and manner as shall be approved by
JIFFY LUBE. Any advertising and promotional plans and
materials the Cooperative desires to use must receive
JIFFY LUBE's prior written approval. The Cooperative
shall be responsible to its members to expend the funds
entrusted to it in an equitable manner; however, benefits
may not be directly proportional to contributions. Any
contribution or payment required to be made to a Coopera-
tive must be made on or before the tenth (10th) day of
each month based on the Gross Sales of Franchisee for the
preceding month. The Cooperative shall utilize the funds
provided to it by the members of the Cooperative to pro-
vide regional advertising and to develop standardized
promotional material for local advertising programs for
the benefit of member franchisees.

D. In the event Franchisee is required to make
expenditures on local advertising pursuant to Parts A or
C(2) of this Section 16, Franchisee shall submit reports
of the expenditures, in a form specified by JIFFY LUBE, to
JIFFY LUBE by the tenth (10th) day of each month for the
preceding month's expenditures. All such local advertis-
ing by Franchisee in any medium shall be conducted in a
dignified manner and shall conform to the standards and
requirements of the Manual. Franchisee shall submit
samples to JIFFY LUBE (through the mail, return receipt
requested) and obtain JIFFY LUBE's prior approval (except
with respect to prices to be charged), of all advertising
and promotional plans and materials that Franchisee de-
sires to use and that have not been prepared or previously
approved by JIFFY LUBE. If written disapproval thereof is
not received by Franchisee within fifteen (15) days from
the date of receipt by JIFFY LUBE of such materials, JIFFY
LUBE shall be deemed to have given the required approval.

E. Notwithstanding anything contained herein to the
contrary, in the event a Cooperative exists for the Area
of Dominant Influence ("ADI") in which the Jiffy Lube
Service Center franchised hereunder is located, Franchisee
shall be required to join said Cooperative and be bound by
its rules and regulations.

17. TAXES, FRANCHISES, UTILITIES. Franchisee shall
be responsible for complying with all laws applicable to
the operation of the Jiffy Lube Service center, securing
and paying for all licenses, permits, and inspections and
paying all occupation, privilege, franchise, sales, use
and income taxes and the like and all water, sewer, gas,
telephone, electric light and power or other utility
charges assessed or charged against the premises for
Franchisee's usage or occupancy thereof, including all
such taxes and fees levied and assessed on property 10-
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cated on or at Franchisee's Jiffy Lube business.

18. TRANSFERABILITY OF INTEREST.

A. Transfer by JIFFY LUBE: JIFFY LUBE shall
have the right to transfer or assign all or any part of
its rights or obligations herein to any person or legal
entity.

-B. Transfer by Franchisee:

(1) Franchisee understands and acknowledges that
the rights and duties set forth in this Agreement are
personal to Franchisee, and that JIFFY LUBE has granted
this franchise in reliance on Franchisee's business skill
and financial capacity. Accordingly, neither Franchisee,
any immediate or remote successor to any part of Fran-
chisee's interest in this franchise, any individual,
partnership, corporation or other legal entity which
directly or indirectly controls Franchisee, if Franchisee
is a corporation, nor any general partner or any limited
partner (including any corporation which controls, direct-
ly or indirectly, any genera1 or limited partner), if
Franchisee is a partnership, shall sell, assign, transfer,
convey, give away, pledge, mortgage or otherwise encumber
any interest in this franchise without the prior written
consent of JIFFY LUBE. Any purported assignment or trans-
fer, by operation of law or otherwise, not having the
written consent of JIFFY LUBE shall be null and void and
shall constitute a material· breach of this Agreement, for
which JIFFY LUBE may then terminate without opportunity to
cure pursuant to Section 20 hereof.

(2) If a transfer, alone or together with other
previous, simultaneous or proposed transfers, would have
the effect of transferring either a controlling interest
or operating control in the Jiffy Lube Service Center
franchised herein, JIFFY LUBE may, in its sole discretion,
require as a condition to its approval that:

(a) All of Franchisee's accrued monetary
obligations, including amounts due any national account
suppliers, to JIFFY LUBE and all other outstanding obliga-
tions related to the Jiffy Lube Service Center shall have
been satisfied;

(b) The transferor shall have executed a
general release under seal, in a form satisfactory to
JIFFY LUBE, of any and all claims except any claims pre-
viously asserted against JIFFY LUBE and its officers,
directors, shareholders and employees, in their corporate
and individual capacities, .including, without limitation,
claims arising under federal, state and local laws, rules
and ordinances;

(c) The transferee shall enter into a
written assignment, under seal, and in a form satisfactory
to JIFFY LUBE, assuming and agreeing to discharge all of
Franchisee's obligations under this Agreement;
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(d) The transferee shall demonstrate to

JIFFY LUBE 's sa.tisfaction that it meets JIFFY LUBE's
managerial and business standards; possesses a good moral
character, business reputation, and credit rating; has the
aptitqde and ability to conduct the business franchised
herein; (as may be evidenced by prior related business
experience or otherwise); and has adequate financial
resources and capital to operate the business;

(e) The transferee shall execute (and/or,
upon JIFFY LUBE's request, cause all interested parties to
execute) such then-current standard form franchise agree-
ments and other ancillary agreements as JIFFY LUBE may
require for the franchised business, including a lease.or
SUblease, for a term ending on the date of expiration of
this Agreement;

(f) At transferee's expense and upon such
other terms and conditions as JIFFY LUBE may reasonably
require, transferee's manager and assistant manager shall
complete any training programs then in effect for fran-
chisees;"and

(g) Except in the case of a transfer to a
corporation formed solely for the convenience of owner-
ship, a transfer fee in an amount equal to five percent
(5%) of the then-current Franchise Fee plUS all actual
expenses incurred by JIFFY LUBE in connection with the
transfer shall have been paid.

(3) No transfer in the nature of a grant of a
security interest shall be permitted without JIFFY LUBE's
prior written consent which shall be at JIFFY LUBE's sole
discretion. In the event consent is given to a transfer
in the nature of a grant of a security interest, it is
expressly agreed that if the holder of the security inter-
est should ever seek to exercise the rights of Franchisee
or assume the interest of Franchisee in this Agreement due
to a default under any documents related to the security
interest, JIFFY LUBE shall have the right and option to
purchase the rights of the secured party upon payment of
all sums then due to such secured party.

C. Transfer to Franchisee's Corporation or Partner-
ship:

In the event the proposed transfer is to a corp-
oration or partnership formed solely for the convenience
of ownership, JIFFY LUBE's consent to such transfer may,
in its sole discretion, be conditioned on the following
requirements:

(1) The corporate or partnership franchisee's
activities shall be confined exclusively to operating the
business franchised herein;

(2) Franchisee shall own a majority stock in-
terest or partnership interest in the transferee corp-
oration or partnership, and shall act as its principal
executive officer;

(3) Each stock certificate of a corporate fran-
chisee or certificate of interest of a partnership shall
have conspicuously endorsed upon its face a statement in a
form satisfactory to JIFFY LUBE that it is held subject
to, and that further assignment or transfer thereof is
subject to, all restrictions imposed upon assignments by
this Agreement;
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(4) All shareholders or partners shall jointly

and severally guarantee the corporation's or partnership's
performance and shall bind themselves to the terms of this
Agreement; and

(5) Copies of transferee's Articles of Incorp-
oration, certificate of Partnership, By-Laws, r~solutions,
including without limitation, the resolutions authorizing
entry into this Agreement, and all other governing docu-
ments, shall be promptly furnished to JIFFY LUBE.

D. Transfer and Issuance of Securities:

If Franchisee is a corporation, it shall maintain
stop transfer instructions against the transfer on its
records of any securities with voting rights subject to
the restrictions of this Section 18, and shall issue no
such securities upon the face of which the following
printed legend does not legibly and conspicuously appear:

The transfer of ,this stock is subject to the terms
and conditions of a Franchise Agreement between Jiffy
Lube International, Inc. and the corporation dated

Reference is made to said
Franchise Agreement and to the Articles of
Incorporation and By-Laws of this corporation.

E. JIFFY LUBE's Right of First Refusal:

(1) Any party holding any interest in the
Franchisee or the franchise and who desires to accept any
bona fide offer to purchase his or its interest in the
franchised business from a third party shall notify JIFFY
LUBE in writing of each such offer and, except as other-
wise provided herein, JIFFY LUBE shall have the right of
option, exercisable within twenty (20) days after receipt
of such written notification, to send written notice to
the seller that JIFFY LUBE or its nominee intends to
purchase seller's interest on the same terms and condi-
tions offered by the third party or their cash equivalent,
excluding any extraneous assets not necessary to the
operation of the Jiffy Lube Service Center. Any material
change in the terms of any offer prior to closing shall
constitute a new offer sUbject to the same rights o~ first
refusal by JIFFY LUBE or its nominee as in the case of an
initial offer. In the event that JIFFY LUBE or its nomi-
nee elects to purchase seller's interest, closing on such
purchase must occur within sixty (60) days from the date
to notice of seller of the election to purchase by JIFFY
LUBE or its nominee. Failure of JIFFY LUBE to exercise
the option afforded by this Section 18 shall not con-
stitute a waiver of any other provision of this Agreement,
including all of the requirements of this section 18, with
respect to a proposed transfer;

(2) In the event a proposed transferee is the
spouse, son or daughter of the transferor or any indivi-
dual or entity holding an equity interest in Franchisee as
of the date of this Agreement, JIFFY LUBE shall not have
any right of first refusal as provided in this section 18;
provided, however, written notification of any such trans-
fer shall be provided JIFFY LUBE within thirty (30) days
of consummation of the transfer by the transferee.

F. Transfer Upon Death or Permanent Incapacity:

Upon the death or permanent incapacity of any
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person with an interest in this franchise or in Fran-
chisee, and upon the dissolution of a Franchisee that is a .
partnership or corporation, the executor, administrator,
personal representative or trustee of such person or
entity shall transfer his or its interest to a third party
approved by JIFFY LUBE within a reasonable time. Such
transfers, including, without limitation, transfers by
devise or inheritance, shall be sUbject to the same con-
ditions as any inter vivos transfer except that in the
event of an approved transfer to a member of the immediate
family (spouse, child or parent) the fee required under
section 18.B.2.(g) shall not be applicable. If the heirs
or beneficiaries of any such person are unable to meet the
conditions in this Section 18, the personal representative
of the deceased franchisee shall have a reasonable time to
dispose of the deceased's interest in the franchise, which
disposition shall be subject to all the terms and con-
ditions for transfers contained in this Agreement.

G. Non-Waiver of Claims:

JIFFY LUBE's consent to a transfer of any interest
in the franchise granted herein shall not constitute a
waiver of any claims it may have against the transferring
party, nor shall it be deemed a waiver of JIFFY LUBE's
right to demand exact compliance with any of the terms of
this Agreement by the transferee.

19. HOURS OF OPERATION. Franchisee's Jiffy Lube
Service Center shall be open for business during normal
business hours for such minimum hours (at least fifty (50)
hours each week) and days as are specified in the Manual.

20. DEFAULT AND TERMINATION.

A. Franchisee shall be deemed to be in default
under this Agreement, and all rights granted herein shall
automatically terminate without notice to Franchisee, if
Franchisee shall become insolvent, makes a general assign-
ment for the benefit of creditors, suffers the filing of a
voluntary or involuntary bankruptcy petition which is not
dismissed within sixty (60) days after filing, is
adjudicated a bankrupt, suffers temporary or permanent
court-appointed receivership of SUbstantially all of its
property, if execution is levied against Franchisee's
business or property, if suit to foreclose any lien or
mortgage against the premises or equipment is instituted
against Franchisee and not dismissed within thirty (30)
days, or if the real or personal property of Franchisee's
Jiffy Lube Service Center shall be sold after levy there-
upon by any sheriff, marshal, or constable.

B. Franchisee shall be deemed to be in default and
JIFFY LUBE may, at its option, terminate this Agreement
and all rights granted hereunder, without affording Franc-
hisee any opportunity to cure the default, effective
immediately upon receipt of notice by Franchisee, upon the
occurrence of any of the following events:

(1) If Franchisee fails, for any reason Whatsoever
except for delays in construction for which Franchisee is
not in any way responsible, to have its Jiffy Lube Service
Center open within the time agreed to in Part B of Section
6; .

(2) If Franchisee fails to repair, restore or
rebuild any loss or damage to its Jiffy Lube Service
Center within one hundred twenty (120) days from the date
of such loss or damage;
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(3) If Franchisee, without JIFFY LUBE's prior
written consent, ceases to do business at the Jiffy Lube
Service Center, or loses the right to possession of the
premises or otherwise forfeits the right to do or transact
business in the jurisdiction where the Jiffy Lube Service
Center is located;

(4) If Franchisee, or a principal officer of Fran-
chisee, if Franchisee is a corporation or partnership, is
convicted of a felony or a crime involving moral turpi-
tude, consumer fraud, or any other crime or offense that
is reasonably likely, in the sole opinion of JIFFY LUBE,
to have adverse effect on the System, the Proprietary
Marks, the goodwill associated therewith, or JIFFY LUBE's
interest therein and such interest is not transferred
within thirty (30) days of such conviction;

(5) If a threat or danger to pUblic health or
safety results from the construction, maintenance or
operation of the Jiffy Lube Service Center franchised
hereunder;

(6) If Franchisee purports to transfer any rights
or obligations under this Agreement to any third party
without JIFFY LUBE's prior written consent, contrary to
the terms of Section 18 hereof;

(7) If Franchisee fails to comply with the in-term
covenants of Section 22 hereof;

(8) If Franchisee discloses or divulges the con-
tents of the Manual or other trade secret or confidential
information provided Franchisee by JIFFY LUBE contrary to
sections 11 and 23 hereof;

(9) If an approved transfer is not effected within
a reasonable time following Franchisee's death or per-
manent incapacity as required by section 18 hereof;

(10) If Franchisee repeatedly fails to make timely
payments of royalties or any monies owing to JIFFY LUBE.

(11) If Franchisee knowingly makes any false state-
ments in any reports submitted to JIFFY LUBE.

(12) If Franchisee suffers any federal, state or
local tax lien or levy or suit to enforce the same; brou-
ght against Franchisee or against Franchisee's property.

C. Except as provided in Parts A and B of this
Section 20, Franchisee shall have thirty (30) days after
its receipt from JIFFY LUBE of a written Notice of Termin-
ation within which to remedy any default hereunder and
provide evidence thereof to JIFFY LUBE. If any such
default is not cured within that time, or such longer
period as applicable law may require, this Agreement shall
terminate without further notice to Franchisee effective
immediately upon the expiration of the thirty (30) day
period or such longer period as applicable law may re-
quire. Franchisee shall be in default hereunder for any
failure to substantially comply with any of the require-
ments imposed by this Agreement, as it may from time to
time reasonably be supplemented by the Manual, or to carry
out the terms of this Agreement, in good faith. Such
defaults shall include, for example, without limitation,
the occurrence of any of the following events:

(1) If Franchisee fails, refuses, or neglects
promptly to pay any monies owing to JIFFY LUBE when due,
or to submit the financial information required by JIFFY
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LUBE under this Agreement, or makes any false statements
in connection therewith.

(2) If Franchisee fails to maintain the standards
that JIFFY LUBE requires in this Agreement and in the '
Manual.

(3) If Franchisee fails, refuses or neglects to
obtain JIFFY LUBE's prior written approval or consent as
required by this Agreement.

(4) If Franchisee misuses or makes any unauthorized
use of the Mark or System, or otherwise materially impairs
the good will associated therewith or JIFFY LUBE's rights
therein.

(5) If Franchisee fails to comply with the require-
ment of personal management as provided in Section 9
hereof.

(6) If Franchisee fails to satisfactorily pass any
inspection and thereafter fails to rectify, within thirty
(30) days, any material deficiencies noted in such inspec-
tion.

D. Franchisee may terminate this Agreement if
JIFFY LUBE has materially defaulted in the performance of
its obligations under this Agreement provided that:

(1) Franchisee has provided JIFFY LUBE with a
written notice of default; and

(2) JIFFY LUBE has failed to cure such default
within thirty (30) days after its receipt of such 'notice;
provided, however,that if JIFFY LUBE shall be delayed,
hindered in, or prevented from the performance of any act
required hereunder by reason of strikes, labor troubles,
inability to procure materials, restrictive governmental
laws 0r regulations, riots, insurrection, war, or the act,
failure to act, or default of another party, or other
reason beyond its control, then performance of such act
shall be excused for the period of delay and the period of
performance of any such act shall be extended for a period
equivalent to the period of such delay.

21. OBLIGATIONS UPON EXPIRATION OR TERMINATION.

A. In the event of expiration or termination of
this Agreement, for any reason whatsoever, Franchisee
shall cease to be an authorized JIFFY LUBE franchisee and
shall immediately and permanently discontinue the use of
the Mark and any name or mark containing the designation
"Jiffy Lube," or any mark or name confusingly similar
thereto, or any other designation indicating, or tending
to indicate, that Franchisee is in any wayan authorized
JIFFY LUBE franchisee. If as a result of such expiration
or termination, Franchisee is required to vacate the Jiffy
Lube Service Center and JIFFY LUBE retains possession,
JIFFY LUBE shall be responsible for reimbursing or
crediting Franchisee the depreciated value of any tools,
equipment and fixtures or personal property owned (less
any indebtedness assumed thereon) and Franchisee's actual
cost for any usable inventory taken over by JIFFY LUBE.

B. Upon expiration or termination of this Agreement,
Franchisee also shall do, and covenants to do, the fol-
lowing:

(1) Franchisee shall promptly surrender to JIFFY
LUBE, or, if so directed by JIFFY LUBE, destroy; and
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immediately discontinue the use of, all service marks,
trademarks, trade names, signs, structures, literature,
forms, or promotional advertising materials, and any other
article of personality indicative of JIFFY LUBE or confu-
singly similar thereto or the business or products there-
of, and will make or cause to be made such changes in its
building and structures as JIFFY LUBE may reasonably
direct to effectively distinguish the business from its
former conforming appearance and from other Jiffy Lube
Service Centers, all at no expense to JIFFY LUBE. Also,
Franchisee shall offer to JIFFY LUBE all inventory bearing
the JIFFY LUBE logo or Mark at the original purchase
price.

(2) Franchisee shall discontinue any telephone list-
ings, radio and newspaper advertising, and any other form
of commitment which may in any way identify Franchisee as
a member of the JIFFY LUBE organization.

(3) Franchisee shall return to JIFFY LUBE the Manual
and all other manuals, bUlletins, instruction sheets,
forms, devices, or any other written material, or copies
of any of the same, acquired by Franchisee as a result of
this Agreement.

(4) Franchisee shall not copy or continue to use any
confidential information, materials, ideas, systems or
procedures learned as a result of or covered by this
Agreement.

C. If Franchisee fails to promptly comply with its
obligations under Parts A. and B of this Section 21 after
expiration or termination, it is agreed that JIFFY LUBE
shall have the right to enter Franchisee's premises,
without being deemed guilty of trespass or any other tort
or other cause of action related thereto, and take such
measures to ensure discontinuance of use of all indicia
indicating a relationship between Franchisee and JIFFY
LUBE including repossession or alteration of signs and
manuals and reasonable modification of the building ap-
pearance.

D. Franchisee and JIFFY LUBE shall make a prompt,
final accounting upon expiration or termination, and any
sums owing under this Agreement, or any other sums owing
for jUdgments or otherwise, shall be paid immediately and
promptly by the owing party.

22. COVENANTS NOT TO COMPETE.

A. Unless otherwise specified, the term "Fran-
chisee" as used in this section 22 shall' include, collec-
tively and individually, all partners, officers, directors
and holders, directly or indirectly (and any officers or
directors of any such holder), of any beneficial interest
in Franchisee.

B. Franchisee covenants that during the term of
this Agreement, Franchisee shall not, either directly or
indirectly, for itself, or through, on behalf of, or in
conjunction with any person, persons, partnership or
corporation, divert or attempt to divert any business or
customer of the business franchised hereunder to any
competitor by direct or indirect inducement or otherwise.

C. Franchisee covenants that during the term of this
Agreement, and for three (3) years after expiration or
termination of this Agreement, regardless of the cause of
termination, Franchisee shall not, without the prior
written consent of JIFFY LUBE, either directly or in-

19



•
directly, for itself, or through, on behalf of, or in con-
junction with any person, persons, partnership, or corp-
oration, employ or seek to employ any person who, within
the preceding six (6) months, has been an employee of
JIFFY LUBE or of any franchisee of JIFFY LUBE.

D. Franchisee acknowledges that the meth6ds of doing
business and other elements comprising the System are
unique and distinctive and have been developed by JIFFY
LUBE at great effort, time and expense; that Franchisee
has regular and continuing access to valuable confidential
information and training regarding the System; and that
Franchisee recognizes its obligation to promote and devel-
op the franchised business. Franchisee accordingly agrees
as follows:

(1) During the term of this Agreement, Fran-.
chisee shall not, without JIFFY LUBE's prior written
consent, either directly or indirectly, for itself or
through, on behalf of, or in conjunction with any other
person, persons, partnership, or corporation, own, main-
tain, engage in, have any interest in, or perform any.
service for any business which is the same as or sub-
stantially similar to the business conducted hereunder and
which is located within the state in which Franchisee's
business under this Agreement is located or within ten
(10) miles from any other Jiffy Lube Service Center in the
united States.

(2) Franchisee covenants that, for a period of
three (3) years after the expiration or termination of
this Agreement, regard less of the cause of termination,
Franchisee shall not, without JIFFY LUBE's prior written
consent, either directly or indirectly, for itself or
through, on behalf of, or in conjunction with any other
person, persons, partnership or corporation, own, main-
tain, engage in, have any interest in or perform any
service for any business, which is the same as or sub-
stantially similar to the business conducted under this
Agreement, which is located: (1) within a ten (10) mile
radius of the location of the business operated hereunder,
or (2) within a ten (10) mile radius of any Jiffy Lube
Service Center within the state in which the business
operated hereunder is located, or (3) within a ten (10)
mile radius of any Jiffy Lube Service Center in the United
States.

E. Franchisee acknowledges that Franchisee's vi-
olationof the terms of this section 22 would result in
irreparable injury to.JIFFY LUBE for which no adequate
remedy at law would be available, and Franchisee accord-
ingly consents to the issuance of an injunction prohibit-
ing any conduct by Franchisee in violation of the terms of
this Section 22.

F. The parties agree that each of the foregoing cov-
enants and the subparts hereof shall be construed as
independent of any other covenant, SUbpart, section or
provision of this Agreement. ~f all or any portion of a
covenant in this section 22 is held unreasonable or un-
enforceable by a court or agency having valid jurisdiction
in a final decision to which JIFFY LUBE is a party, Fran-
chisee expressly agrees to be bound by any lesser covenant
subsumed within the terms of such covenant that imposes
the maximum duty permitted by law, as if the resulting
covenant were separately stated in and made a part of this
section 22.

G. Franchisee understands and acknowledges that
JIFFY LUBE shall have the right, in its sole discretion,
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to reduce the scope of any covenant or subpart thereof set
forth in this section 22 without Franchisee's consent,
effective immediately upon receipt by Franchisee of writ-
ten notice thereof, and Franchisee agrees that it shall
comply forthwith with any covenant as so modified, which
shall be fully enforceable notwithstanding any other
provision of this Agreement.

H. This Section 22 shall not apply to any ownership
by Franchisee of less than a three percent (3%) beneficial
interest in the outstanding equity securities of any
pUblicly-held corporation.

23. TRADE SECRETS. Franchisee acknowledges that,
during its relationship with JIFFY LUBE, it will acquire
knowledge of trade secrets, confidential information,
know-how, sales formulae, organizational and operational
methods and other information concerning the System and
the operation of a Jiffy Lube Service Center. Franchisee
covenants and agrees that, without JIFFY LUBE's prior
written consent, it will not use or allow use of any such
knOWledge except in connection with the operation of
Franchisee's Jiffy Lube Service Center by persons actively
involved in the operation of such facility so long as such
information remains confidential and will not disclose the
contents of any manuals, plans, records or other documents
to any third party not actively involved in the operation
of Franchisee's JIFFY LUBE business and with a valid need
for disclosure in connection therewith. Any third party
or employee to whom such information or documents are
conveyed in the course of operating Franchisee's business
shall be informed that the information is confidential and
proprietary to JIFFY LUBE and may not be used without an
appropriate franchise from JIFFY LUBE. Franchisee shall
require each manager to execute an agreement for the
benefit of Franchisee and JIFFY LUBE, a copy of which
shall be furnished to JIFFY LUBE, acknowledging the con-
fidentiality of the System and agreeing not to use such
information for his own benefit and not to disclose it to
third parties. Any violation of the above provisions will
be a default under this Agreement.

24. FRANCHISEE AS INDEPENDENT CONTRACTOR. It is
understood and agreed by the parties that this Agreement
does not create a fiduciary relationship between them and
that Franchisee shall be an independent contractor with
entire control and direction of its JIFFY LUBE business
and operations, SUbject only to the conditions and cove-
nants established within this Agreement. No agency,
employment, or partnership is created or implied by the
terms of this Agreement. Franchisee's business is totally
separate and apart from any that may be operated by JIFFY
LUBE. Neither party to this Agreement shall make any
representations tending to create an apparent agency,
employment, or partnership relationship. Neither party
shall have authority to act for or on behalf of the other
in any manner to create obligations or debts binding upon
the other, or to give the impression that either party has
a fiduciary duty to the other, and neither party will be
responsible for any obligations or debts binding upon the
other, or give the impression that either party has a
fiduciary duty to the other, and neither party will be
responsible for any obligations, indebtedness, or expenses
whatsoever of the other party. Neither Franchisee, nor
any persons performing any duties or engaging' in any work
on the premises of Franchisee, shall be deemed an employee
or agent of JIFFY LUBE.

25, INSURANCE.
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A. Prior to opening for business, Franchisee

shall secure and thereafter continuously maintain and pay,
for insurance at its own expense as follows:

(1) The building, equipment, supplies and inventories
shall be insured against loss or damage by fire, wind-
storm, flood, and other risks usually insured against by
owners of similar property. ,In no case will such coverage
be less than one hundred percent (100%) of the replacement
cost of the properties. Unless a waiver is obtained from
JIFFY LUBE, any loss or damage shall be repaired, restored
or rebuilt within one hundred and twenty (120) days from
the date of loss or damage.

(2) Employer's liability insurance ($100,000 minimum
limit) and workmen's compensation insurance as prescribed
by the law of the state or jurisdiction in which the
Service Center is located. (Such insurance shall also be
maintained during any training class.)

(3) Public liability insurance in an amount not less
than $3,000,000 for combined single limit bodily injury
and personal damage, insuring Franchisee, and JIFFY LUBE
against any liability that may accrue against them or any
of them on account of any occurrence in or about the
Service Center during the term of this Agreement or in
consequence of Franchisee's operation thereof and result-
ing in personal injury, death or property damage.

(4) Garagekeepers liability insurance in an amount
not less than $60,000 in conjunction with the care, cust-
ody, and control of vehicles at the Service Center for the
performance of service.

(5) Business interruption insurance which includes
rent payments covering a period of not less than six (6)
months.

B. All policies of insurance described in this
Agreement shall be issued by a company with a Best's Guide
rating of "A" or better.

C. Prior to opening for business and annually there-
after at such times as the annual statements are provided,
Franchisee shall furnish to JIFFY LUBE copies of each such
policy, evidencing the coverage noted above and providing
that such insurance will not be cancelled, amended or
modified without thirty (30) days' prior written notice to
JIFFY LUBE, together with evidence of payment of premiums.

D. If Franchisee fails to procure or continue any of
the insurance described above, JIFFY LUBE is authorized,
but not obligated, to procure the same and Franchisee
shall promptly reimburse JIFFY LUBE for the same.

26. HOLD HARMLESS.

A. Franchisee shall hold harmless and indemnify
JIFFY LUBE and JIFFY LUBE's officers, directors, agents
and employees, from and against any and all losses, ex-
penses, jUdgments,claims, reasonable attorneys' fees, and
damages arising out of or in connection with any lawsuit
in which JIFFY LUBE shall be named a defendant and which
,involves claims arising directly or indirectly from,· as a
result of,or in connection with Franchisee's operation of
the Jiffy Lube business. Franchisee shall promptly notify
JIFFY LUBE of any suits filed by or against Franchisee in
connection with the operation of its Jiffy Lube business
and, upon request, shall furnish JIFFY LUBE with copies of
such documents from the suit as JIFFY LUBE may request.
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B. JIFFY LUBE shall hold harmless and indemnify

Franchisee against all claims for patent or service mark
infringement arising out of Franchisee's sales of Jiffy
Lube products or operation under the System provided Fran-
chisee notifies JIFFY LUBE in writing within thirty (30)
days after learning of the claim and provided JTFFY LUBE
has the right to control any litigation or adversary
proceeding resu~ting from such claim.

27. EXCLUDED ACTIVITIES. In order to preserve the
System and Jiffy Lube concept and the identification of
certain service centers operating under the Mark, Fran-
chisee agrees not to engage in any business at the 10-
.cation inconsistent with the System and Jiffy Lube con-
cept, including, but not limited to, major engine over-
hauls, brake adjustment, repair or alignment, muffler
installation, automobile painting, sale of automotive
parts and supplies not required under the System, or any
sale of non automobile related items. The operation of a
car wash is expressly permitted. Permission to perform
any operations other than those expressly permitted under
the System must be specifically obtained from JIFFY LUBE
in writing.

28. EFFECT OF PARTIAL INVALIDITY. ThisAgreement
shall be construed in accordance with all applicable
federal, state and local laws and regulations arid any
provision contrary to such laws and regulatio~s:~hall be
deemed to be modified to the extent required. _However, if
any provision is determined to be partially or wholly
invalid, such determination shall not be deemed ~o affect
the validity of any other provision and the p~rties agree
that the remaining provisions shall be deemed to be in
full force and effect as if they had been executed by both
parties subsequent to removal of the invalid provision.
If any provision is only partially invalid, the remainder
of such provision shall continue to be enforceable if in
accordance with the intent of the parties. .

29. WAIVER AND ESTOPPEL. Any failure on the part of
JIFFY LUBE or Franchisee to promptly avail itself of any
default. on the part of the other shall not operate as an
estoppel so as to prevent the nondefaulting party from
asserting the default at a sUbsequent time. .

30. TIME.
ment.

Time is of the essence of this Agree-

31. ENFORCEMENT. If Franchisee defaults in perform-
ance of the terms and covenants of this Agreement, the
parties agree that an action at law may not be an adequate
remedy, and therefore agree that JIFFY LUBE shall have the
right to seek an injunction in addition to any remedy
available at law or equity. In the event any legal action
is taken by JIFFY LUBE to enforce any provision of this
Agreement, Franchisee shall reimburse JIFFY LUBE for the
costs of such action, including court costs, other ex-
penses of litigation and reasonable attorneys' fees in-
curred, if JIFFY LUBE secures a judgment in its favor. No
right or remedy conferred upon or reserved to JIFFY LUBE
or Franchisee by this Agreement is intended to be, nor
shall be deemed, exclusive of any other right or remedy
herein or by law or equity provided or permitted, but each
shall be cumulative of every other right or remedy.

32. NOTICES. Any notices required to be given here-
under shall be given by mailing "Certified Mail, Return
Receipt Requested.1I Notices to JIFFY LUBE shall be sent to
the address set forth at the beginning of this Agreement
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or to such other address as JIFFY LUBE may hereafter
notify Franchisee in writing. Notices to Franchisee shall
be sent to the business address of its Jiffy Lube business
as set forth in this Agreement or such other address as
Franchisee may hereafter notify JIFFY LUBE in writing.

33. INTERPRETATIONS. The caption headings of this
Agreement are for convenience only and shall in no way
affect the manner in which any provision hereof is con-
strued. Whenever the context so requires, the singUlar
shall include the plural, the plural shall include the
singUlar, the whole shall include any part hereof, and any
gender shall include all other genders. In the event
there is more than one Franchisee hereunder, their
liability shall be joint and several. This Agreement and
the construction thereof shall be governed by the laws of
the State of Maryland.

3,4. ENTIRE AGREEMENT. Except as prov ided in Add-
endum A when such Addendum is fUlly executed, the fore-
going constitutes the entire agreement between the parties
superseding all prior written or oral agreements, and the
provisions thereof shall be binding upon the parties,
their heirs, executors, administrators, successors, and
assigns. Except as otherwise specified herein, this
Agreement may not be amended or modified except in writ-
ing, signed by the parties.

35. CERTIFICATION BY FRANCHISEE. Franchisee hereby
certifies that ,it has had at least ten (10) business days
to review this Agreement and seek advice of counsel prior .'
to the execution of this Agreement by it, and that it has
had an opportunity to inspect the Jiffy Lube business
concept and review information made available to it by
JIFFY LUBE concerning the same. Franchisee acknowledges
that it has received the disclosure document required by
the trade regulation rule of the Federal Trade Commission,
entitled Disclosure Requirements and Prohibitions Concern-
ing Franchising and Business opportunity ventures, at
least ten (10) business days prior to the date on which
this Agreement was executed. Franchisee further ack-
nowledges that success in the business herein franchised
is primarily dependent on Franchisee's skill and business
acumen.

IN WITNESS WHEREOF, the parties hereto have set their
hands and seals the day and year first above written.

ATTEST: JIFFY LUBE INTERNATIONAL, INC.

By:Vic-e--=P:-r-e-s-J."--·d-=-e-n-:-t----------

ATTEST: FRANCHISEE:
AZTEC LUBRICANTS, INC.

By: _
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ADDENDUM A

THIS ADDENDUM A TO FRANCHISE AGREEMENT, made this 31st day
of August, 1989 by and between Jiffy Lube International Inc.
(Franchisor) and AZTEC LUBRICANTS, INC. (Franchisee),
witnesseth,

WHEREAS, simultaneously herewith the parties entered into
a certain Franchise Agreement, and

WHEREAS, the parties now desire to add to the provisions
of said Franchise Agreement as hereinafter set forth.

NOW, THEREFORE, in consideration of the promises and the
covenants and agreements herein contained, the parties hereto
do hereby agree as follows:

Location of Franchisee's Jiffy Lube Business

Franchisee shall operate its Jiffy Lube Service Center on
property located at 5540 Lake Murray, La Mesa, California
which location has been agreed to be the parties. JIFFY LUBE
agrees that while this Agreement shall by and remain binding
and in full force and effect, no other person, firm or
corporation will be granted a franchsie by JIFFY LUBE, nor
will JIFFY LUBE itself, establish or operate, a business
under the System on a site within two miles of the above
location.

IN WITNESS WHEREOF, the parties hereto have set their
hands and seals the day and year first above written.

ATTEST: JIFFY LUBE INTERNATIONAL, INC.

Vice President

ATTEST: FRANCHISEE:
AZTEC LUBRICANTS, INC.

By:
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ADDENDUM B

THIS ADDENDUM B TO FRANCHISE AGREEMENT is effective as of
the 31st day of August, 1989 by and between Jiffy Lube
International, Inc. (Licensor) and AZTEC LUBRICANTS, Inc.
(Licensee), witnesseth,

WHEREAS, effective as of the date hereof, the parties
entered into a certain License Agreement, and

WHEREAS, the parties now desire to add to the provisions
of said License Agreement as hereinafter set forth.

NOW, THEREFORE, in consideration of the promises and the
covenants and agreements herein contained, the parties hereto
do hereby agree as follows:

1. In the event that the Master Agreement between
Licensor, Licensee and Jiffy Lube International of ,Tennessee,
Inc. executed simultaneously herewith (the "Master
Agreement") shall terminate for reasons other than Licensee's
purchase of the Assets of the Jiffy Lube Service Centers
designated in the Master Agreement, this License Agreement
shall terminate coincidentally with said Master Agreement.

2. In the event that the Master Agreement shall
terminate due to Licensee's purchase of the Assets of the
Jiffy Lube Service Centers designated in the Master
Agreement, this License Agreement shall continue in effect
until August 31, 2009 unless sooner terminated in accordance
with the provisions set forth in said License Agreement.

IN WITNESS WHEREOF, the parties hereto have set their
hands and seals the day and year first above written.

ATTEST: JIFFY LUBE INTERNATIONAL, INC.

By:-----------
ATTEST: AZTEC LUBRICANTS, INC.

By:--------------

SAK\AZTEC2.FA
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