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STATE OF NORTH CAROLINA

COUNTY OF ORANGE:

THIS LEASE AGREEMENT is made and entered into as of the 8th day of February, 2006 by and
between Spencer C. Young Investments / The Courtyard of Chapel Hill, LLC, a North
Carolina Limited Liability Company, with its principal place of business in Orange County, North
Carolina (hereinafter referred to as "Landlord") and Tina Vaughn & Chip Smith d/b/a Bonne
Soirée (hereinafier referred to as "Tenant");

WITNESSETH:

PREMISES 1.1 In consideration of the rents hereinafter agreed to be paid and the
mutual covenants and agreements hereinafter recited, Landlord does
hereby demise and lease to Tenant and Tenant does hereby take from
Landlord those certain demised premises within The Courtyard of
Chapel Hill and located at 431 West Franklin Street, Chapel Hill,
NC 27516 (hereinafter referred to as "TCoCH"), being Unit # 10,
comprised of approximately 2,268 square feet in area; said premises
being more particularly designated in the attached Site Plan (Exhibit
A) and incorporated herein by reference.

TO HAVE AND TO HOLD the said Premises unto the Tenant upon the following terms and
conditions:

DEFINITIONS
AND CERTAIN
KEY PROVISIONS: 2.1 TENANT'S TRADE NAME: Bonne Soirée

2.2  PERMITTED USE: Operation of a restaurant and the sale at retail
of products and services normally sold in such a business.

23  TERM: The term of this Lease shall begin on the Commencement
Date of this Lease (Article 2.10) and extend for a period of seven (7)
years from the first day of the month following expiration of the
Rent Abatement Period (Article 2.11), ergo this lease shall expire
at 12:00 midnight on May 31, 2013. Notwithstanding, Tenant shall
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2.

2.6

21

28

2.9

have the option to extend the term of this Lease for a period of
seven (7) years, thereby extending the rental Term through May 31,
2020) by giving notice in writing to Landlord of the exercise of this
option at least one year prior to expiration of the lease (i.e., on or
before May 31, 2012) with all other provisions of this Lease
otherwise applying, subject to Tenant not being in default with any
provision of this Lease.

BASE RENT: $3,780.00 per month or $20.00 per square foot per
annum, which will be subject to annual escalations commencing in
the third year of this lease equal to the greater of: (a) 3.0%; or (b)
the applicable year-over-year percentage increase in the Consumer
Price Index for Urban Consumers, as reported by the Bureau of
Labor Statistics of the United States Department of Labor.

“TRIPLE NET” RENT: Additional rent shall be paid in connection
with Taxes, Insurance and Common Area Maintenance, as described
more fully in Articles 18, 19 and 6, respectively. This amount is
currently estimated to be $810.81 per month or $4.29 per square foot
per annum, payable in advance.

PERCENTAGE RENT: Additional rent shall be payable to the
extent 5.5 % of gross sales in a given month exceeds the Base Rent
(Article 2.4) for that month, and shall be due and payable on the first
day of the month following the required reporting of such gross
sales, as outlined in Article 5.1.

MARKETING FUND RENT: Additional rent shall be payable on a
prorated basis (using the total square feet of the premises leased
herein as the numerator and the total net rentable square feet of
TCoCH) to the extent Landlord undertakes marketing and
promotional activities on behalf of TCoCH.

PREPAID RENTAL DEPOSIT: $4,590.81, comprised of the Base
Rent (Article 2.4) and the Triple Net Rent (Article 2.5), for Tenant's
first full month of operation.

SECURITY DEPOSIT: $4,590.81 to be held throughout the lease
term.
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210 COMMENCEMENT DATE. The commencement date shall be
February 9th, 2006

2.11  RENT ABATEMENT ALLOWANCE: Rental payments for the first
three (3) months of this lease shall be abated, therefore rent
obligations under this Lease shall commence three (3) months from
the Commencement Date of this Lease.

2.12 TENANT IMPROVEMENT ALLOWANCE: Landlord shall pay
half the cost to bring the electrical service and HV AC systems within
the demised premises in compliance with applicable building codes
for a restaurant and half the cost for the installation of a grease trap;
however, Landlord’s total obligation shall be limited to $15,000.
Landlord and Tenant are to approve in writing all plans prior to
commencement of construction.

Each of the foregoing definitions and basic provisions shall be construed in conjunction with and
limited by the references thereto in the other provisions of this Lease.

OCCUPANCY AND

ACCEPTANCE

OF PREMISES 3.1 By occupying the Demised Premises, Tenant shall be deemed to
have accepted the same and to have acknowledged that the same
comply fully with the Landlord's covenants and obligations
hereunder. Any measurements herein specified are from the exterior
surface of outside walls of the building, and to the center of party
walls adjacent to other tenant space.

RENT 4.1 Rental shall accrue hereunder from the Commencement Date, and

shall be payable to Landlord and sent to the below address, until
directed otherwise:

Spencer C. Young Investments, Inc.
134 Meadowmont Village Circle
Chapel Hill, NC 27517

Tenant shall pay all Rents (Articles 2.4 through 2.7, as applicable) in
monthly installments beginning with the amount specified in Article
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4.3

2.4 above. The first such monthly installment shall be prepaid
(Article 2.8) on the Commencement Date (Article 2.10), along with
the security deposit (Article 2.9) and subsequent installments shall
be due on the first day of each succeeding calendar month during the
lease term, beginning with the June 1, 2006 rent payment. If the
Commencement Date is other than the first day of a calendar month,
there shall be a proration of certain rents (Articles 2.4 through 2.7, as
applicable) for the applicative days of such calendar month, in
proportion to the total number of days in such month; however, the
Base Rent break-point in computing Percentage Rent shall be
similarly adjusted for the partial month.

The Percentage Rent for each calendar year during the term of this
lease in an amount equal to the excess, if any, of the product of the
percentage rent rate specified in Article 2.6 multiplied by the total
gross sales made in or from the Demised Premises during such
calendar year over the Base Rent paid by Tenant to Landlord for
such calendar year. The percentage rental shall be paid in arrears in
monthly installments as follows: On or before the 10th of each
calendar month during the term of this lease, Tenant shall pay to
Landlord, after deducting therefrom the Base Rent paid for the
preceding calendar month, a sum of money equal to the product of
the percentage rent rate specified multiplied by the total gross sales
made in or from the Demised Premises during such month. In the
event that the total of the monthly payments of percentage rental for
any calendar year is not equal to the annual percentage rental
computed on the amount of gross sales for such calendar year in
accordance with the specified rate, then Tenant shall pay to Landlord
any deficiency or Landlord shall refund to Tenant any overpayment,
as the case may be, within sixty days after the end of such calendar
year. In no event shall the rent to Landlord be paid by Tenant and
retained by Landlord for any calendar year be less than the annual
Base Rent herein specified.

If this lease should commence on a date other than the first day of a
calendar year or terminate on a date other than the last day of a
calendar year following the Commencement Date or preceding the
termination date, as the case may be, percentage rental shall be paid
at the specified rate for all sales made during such fractional part of a
calendar year, after deducting from such percentage rental all
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4.5

payments of Base Rent for such fractional period, such percentage
rental to be paid in monthly installments as provided above with
respect to full calendar years.

The term "Gross Sales" as used herein shall be construed to include
the entire amount of the sales price, charges and fees, whether for
cash or otherwise, of all sales of merchandise and property of every
kind (including gift and merchandise certificates), services and other
receipts whatsoever of all business conducted in or from the
Demised Premises, including mail or telephone orders received or
filled at the Demised Premises, deposits not refunded to purchasers,
orders taken although filled elsewhere, sales to employees, sales
through vending machines or other devices, and sales by any
sublessee, concessionaire or licensee or otherwise in said premises.
Each sale upon installment or credit shall be treated as a sale for the
full price in the month during which such sale was made,
irrespective of the time when Tenant receives payment from its
customer. No deduction shall be allowed for uncollected or
uncollectible credit accounts. Gross Sales shall not include,
however, any sums collected and paid out for any sales or excise tax
imposed by any duly constituted governmental authority nor shall it
include the exchange of merchandise between the stores of Tenant, if
any, where such exchanges are made solely for the convenient
operation of the business for Tenant and not for the purpose of
consummating a sale which has theretofore been made in or from the
Demised Premises and/or for the purpose of depriving Landlord of
the benefit of a sale which otherwise would be made in or from the
Demised Premises, nor the amount of returns to shippers or
manufacturers, nor the amount of any cash or credit refund made
upon any sale where the merchandise sold, or some part thereof, is
thereafier returned by purchaser and accepted by Tenant, nor sales of
Tenant's fixtures.

It is understood that all Rents (Articles 2.4 through 2.7) are payable
on or before the first day of the month, however Percentage Rent
shall be paid based on the following month’s reported sales (as per
Article 5.1), without offset or deduction of any nature. In the event
any rental payment is received more than 5 days after its due date,
for any reason whatsoever, it is agreed that all Rents (Articles 2.4
through 2.7) for that month shall be increased by an amount equal to
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5.2

10.0% of the Base Rent. If any rental shall remain unpaid for 30
days after the rental payment is due the Base Rent for that month
shall be further increased by an additional 10% (for a total of 20%).
Any such increase shall be payable as additional rent hereunder, shall
not be considered as a deduction from percentage rent, and shall be
payable immediately on demand. If any such increased rental is
payable more than twice during the term of this lease, or if twice
during the lease term a check of Tenant’s shall not be paid by
Tenant's bank immediately upon presentation, Landlord may require,
by giving written notice to Tenant, (and in addition to any penalty
arising out of the above) that all future rental payments are to be
made by cash, cashier's check, certified check or money order, and
that the delivery of Tenant's personal or corporate check will no
longer constitute a payment of rental as provided in this lease. Any
acceptance by personal or corporate check thereafier by Landlord
shall not be construed as a subsequent waiver of said rights.

On or before the 15th day of each calendar month during the term of
this lease, Tenant shall deliver to Landlord a statement of Gross
Sales made during the preceding calendar month. In addition, within
sixty days after the expiration of each calendar year and within sixty
days after the termination of this lease, Tenant shall deliver to
Landlord a statement of Gross Sales during the preceding calendar
year (or partial calendar year) certified to be correct by an
independent Certified Public Accountant. Tenant shall furnish
similar statements for its licensees, concessionaires and subtenants,
if any. All such statements shall be in such form as Landlord may

require.

Tenant shall keep in the Demised Premises or at some other location
in the city where the premises are located a permanent, accurate set
of books and records of all sales of merchandise and revenue derived
from business conducted in the Demised Premises, and all
supporting records such as tax reports and banking records. All such
books and records shall be retained and preserved for at least thirty-
six months after the end of the calendar year to which they relate,
and shall be subject to inspection and audit by Landlord and its
agents at all reasonable times.




COMMON AREA

3.3

6.1

6.2

In the event Landlord is not satisfied with the statements of Gross
Sales submitted by Tenant, Landlord shall have the right to have its
auditors make a special audit of all books and records, wherever
located, pertaining to sales made in or from the Demised Premises.
If such statements are found to be incorrect to an extent of more than
two percent (2%) over the figures submitted by Tenant, Tenant shall
pay for such audit. Tenant shall promptly pay to Landlord any
deficiency or Landlord shall promptly refund to Tenant any
overpayment (to the extent such overpayment exceeds the cost of
such audit) as the case may be, which is established by such audit.

The term "Common Area" is defined as that part of TCoCH
intended for the common use of all tenants, including, among other
facilities, parking areas, sidewalks, landscaping, curbs, truck-ways,
delivery passages, loading areas, malls, public toilets, private streets
and alleys, lighting facilities, drinking fountains and the like, but
excluding space in buildings (or for future buildings) designed for
rental or commercial purposes as the same may exist from time to
time, and further excluding streets and alleys maintained by a public
authority. Landlord reserves the right to change from time to time
the size, dimensions and location of the Common Area, as well as
the size, dimensions, identity and type of any buildings in TCoCH
and to build additional buildings and improvements in TCoCH.
Tenant, and its employees, customers and invitees shall have the
non-exclusive right to use the Common Area as constituted from
time to time, such use to be in common with Landlord, other tenants
of TCoCH and other persons entitled to use the same, and subject to
such reasonable rules and regulations governing use as Landlord may
from time to time prescribe. Landlord may prescribe certain areas
for Tenant employee parking and Tenant shall be responsible to
enforce compliance with same by its employees. Tenant shall not
solicit business within the Common Area by circulars or otherwise
take any action which would interfere with the rights of other
persons to use the Common Area. Landlord may temporarily close
any part of the Common Area for such periods of time as may be
necessary to prevent the public from obtaining prescriptive rights or
to make repairs or alterations.

Landlord shall be responsible for the maintenance of the Common
Area, the manner of maintenance and the expenditures therefore to




USE AND CARE OF
PREMISES

6.3

1.1

be in the sole discretion of Landlord.

Tenant agrees to pay as additional rental, its proportionate share of
the cost of operation and mainienance of the Common Area
(including among other costs, those for lighting, painting, cleaning,
trash handling, security, landscaping, repairing and replacing, the
cost of air conditioning and heating public areas) and management
fee, which may be incurred by Landlord in Landlord's discretion,
including a reasonable allowance for Landlord's overhead costs, and
for depreciation of Maintenance equipment. The proportionate share
to be paid by Tenant shall be computed on the ratio that the total
gross leasable area of the Demised Premises bears to the total gross
leasable area of leasable space within TCoCH. Tenant shall make
such payments to Landlord on demand. Landlord may at its option
require monthly or other periodic charges based upon the estimated
annual cost of operation and maintenance of the Common Area,
payable by Tenant in advance but subject to adjustment after the end
of the year on the basis of the actual cost for such year.

The Demised Premises may be used only for the purpose specified in
Article 2.2 above and for no other purpose without the prior written
consent of Landlord. Tenant shall use in the transaction of business
in the Demised Premises the trade name specified in Article 2.2
above and no other trade name without the prior written consent of
Landlord. Tenant shall not at any time lease the Demised Premises
vacant, but shall in good faith continuously throughout the term of
this lease conduct and carry on in the entire Demised Premises the
type of business for which the Demised Premises are leased. Tenant
shall operate its business in an efficient, and reputable manner so as
to produce the maximum amount of sales from the premises, and
shall, except during reasonable periods for repairing, cleaning and
decorating, keep the premises open to the public for business with
adequate personnel in attendance on all days and during all hours
(including evenings) established by Landlord from time to time as
store hours for TCoCH, and during other hours when TCoCH
generally is open to the public for business. Notwithstanding, it is
understood Tenant plans to operate its restaurant six days per
week from 5:00 pm to 1:00 am, and may close for vacation
approximately 4 weeks per year.
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1.4

1.5

Tenant shall not, without Landlord's prior written consent, keep
anything within the premises or use the premises for any purpose
which increases the insurance premium cost or invalidates any
insurance policy carried on the Demised Premises or other parts of
TCoCH. All property kept, stored or maintained within the premises
by Tenant shall be at Tenant's sole risk.

Tenant shall not conduct within the Demised Premises any fire,
auction or bankruptcy sales or operate within the Demised Premises
a "wholesale" or "factory outlet” store, a cooperative store, a "second
hand" store, a "surplus" store or a store commonly referred to as a
"discount house". Tenant shall not advertise that it sells its products
or services at "discount", "cut-price”, or "cut-rate" prices. Tenant
shall not permit any objectionable or unpleasant odors nor any
sounds to emanate from the premises; nor place or permit any radio,
television, loudspeaker or amplifier or any excessively bright lights,
changing, flashing, flickering or moving lights or devices on the roof
or outside the Demised Premises or where the same can be seen or
heard from outside the building; nor place any antenna, awning or
other projection on the exterior of the Demised Premises; nor take
any other action which would constitute a nuisance or would disturb
or endanger other tenants of TCoCH or unreasonably interfere with
their use of their respective premises; nor do anything which would
tend to injure the reputation of TCoCH.

Tenant shall take good care of the Demised Premises and keep the
same free from waste at all times. Tenant shall keep the Demised
Premises and sidewalks, service-ways and loading areas adjacent to
the Demised Premises neat, clean and free from dirt and rubbish at
all times, and shall store all trash and garbage within the premises.
arranging for the regular pick-up of such trash and garbage at
Tenant's expense. Receiving and delivery of goods and merchandise
and removal of garbage and trash shall be made only in the manner
and areas prescribed by Landlord. Tenant shall not operate an
incinerator or burn trash or garbage within TCoCH area.

Tenant shall maintain all display windows in a neat, attractive
condition, and shall keep all display windows, exterior electric signs
and exterior lighting under any canopy in front of the Demised
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