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DEED OF TRUST, ASSIGNMENT OF RENTS,
SECURITY AGREEMENT AND FIXTURE FILING

THIS DEED OF TRUST, ASSIGNMENT OF RENTS, SECURITY AGREEMENT AND FIXTURE FILING (this "Security
Instrument”) is made as of Septembar 7, 2023, by. PMH INVESTORS, LLC, a Utzh limited liability company (“Trustor"}, whose
address is 148 Redmond St (FedEx and UPS), PO Box 4902 (USPS), Jackson, WY 83001-8058, to OLD REPUBLIC NATIONAL
TITLE INSURANCE COMPANY, a Flerida corporalion {"Trustee”), whose address is 400 2nd Avenue South, Minneapolis, MN
55407-2406, for the henefit of SYMETRA LIFE INSURANCE COMPANY, an lowa corporation ("Beneficiary”), whose mailing
address Is Mortgage Loan Department, PO Box 84066, Seatile, WA 98124-8466.

1, Granting Clause: Upen the terms, covenants, and cenditions set forth in this Security Instrument and in
consideration of the loan made by Beneficiary to Trustor {the "Loan™), Trustor hereby irrevocably grants, sells, conveys, and transfers
to the Trustee in trust, for the benefit of Beneficiary, WITH POWER OF SALE, all of Trustor's right, title and inferest in and to and
derived from the properly, estates and related rights, whether now owned or hereafter acquired, situated in Utah County, State of Utah,
as more specifically described as follows;

SEE ATTACHED EXHIBIT "A"WHICH IS INCORPCRATED HEREIN BY THIS
REFERENCE FOR A FULL LEGAL DESCRIPTION OF THE PROPERTY. (the “Land")

together with all now existing or hereafter acquired right, title and interest of Trustor ir, to, under all buildings, structures, fixiures,
additions, extensions and other improvements now or hereafter erected or placed thereon, and all water, water rights and stock, rights
of way, easements, rents, issues, profits, income, tenements, hereditaments, privileges, and appurtenances thereunto belonging now
or hereafter used or enjoyed with the Land, or any part lhereof, and the reversion and reversions, remainder and remainders thereof,
and all cther estate, property and rights hereinafter described, including without limitation, (&) all land lying within the bed and/or the
right of way of streets, ways, alleys, water courses and roads adjoining the Land, and all access rights and easements pertaining to
the Land; (o) all the lands, privileges, water, water rights and stock, air rights, development rights, zoning rights and similar rights, ofl
and gas rights, royalties, minerals and mineral rights belonging or in any way pertaining to the Land; (¢} all fixtures, materials,
machinery, fitlings and other property now or hereafter attached to or used in the operation of the Land, which shalt be deerned part
of the real property encumbered hereby and not severable wholly or in part without material injury to the property (including, but not
limited to, heating and incinerating apparatus and equipment, boilers, generating equipmert, giping and plumbing fixtures, cooling,
ventilating, sprinkling and vacuum cleaning systems, fire extinguishing apparatus, carpeting, elevators, escalators, partitions, window
shades, blinds, screens, fumishings of public spaces, halls and lobbies, and shrubbery and plants; {d} all existing and future leases,
subleases, concessions, licenses, occupancy agreements or other agreements, written or oral, relating to any use or occupancy of
the Properly, together with any guaranties of such leases, any security deposits and letters of credit securing performance of such
leases, and olher security for such leases (all such rights and inferests being referred to herain as the “Leases™}; (e) all income, profits
and revenue from any business conducled on the Property, and all income, proceeds, royaities, rents, issues, revenues and profits
from the Leases, including all prepaid rent thareunder, all procesds derived from the termination or refection of any Lease in a
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bankruptcy or other insolvency proceeding, all proceeds from any rights and claims of any kind which Trustor may have against any
tenant under the Leases or any occupants of the property, and proceeds payable under any policy of insurance covering loss of rents
{all of the above are hereafter collectively referred to as the “Rents"); the term "Rents” shall include minimum rents, additional rents,
percentage rents, common area maintenance charges, lease termination payments, purchase option payments, all proceeds payable
as aresult of a tenant's exercise of an aption o purchase the Preperty, payments in settlement of litigation or under any Lease or in
seflement of any dispute regarding rent payments and all payments in lieu of rents including without limitation liguidated damages or
other compensation for a tenant's default; {f) any and ali rights of Trustor in any and all accounts, rights to payment, contract rights,
chattel paper, documents, instruments, licenses, contracts, agreements and general intangibles relating to any of the Property; (g)
goods, appliances, equipment, inventory, furniture, furnishings, building materials and supplies and other properties of whatsoever
nature, now or hereafter located in or used or procurad for use in connection with the Property; (h) contracts, agresmants, permits,
plans, specifications, drawings, survays, engineering reports and other wark products relating to the design, construction, supply
orinstallation of the existing or any future improvements or fixtures on the Property, any and all rights of Trustor in, to or under any
architecl's contracts, engineer's confracts or construction contracts relating fo the design or construction of the existing or any
future improvements on the Property, and any performance andfor paymsnt bonds issued in connection therewith; (i) ail
trademarks, trade names, copyrights, computer software and other intellectual property used by Trustor in connection with the
Property; j) all proceeds derived from the sale, conveyanca or transfer of the Praperty or any part thereof, including any deposit
received by Trustor in the nafure of an option payment or earnest money deposil with respect to any prospective transfer of the
Property and all proceeds payable as a result of a tenant's exercise of an option to purchase the Real Property, (k) all compensation,
awards, damages, causes of action and proceeds (including condemnation and insurance proceeds and any inferest on the foregoing)
arising out of or relating to a taking or damaging of the Property by reason of any public or private improvement, condemnation
proceeding, fire, earthquake or other casualty, injury or decrease in the value of the Property, any claims, causes of action and rights
arising from damage to the Property, including without Emitafion, claims for construction defects, and any refund due on account of
payment of real estate taxes, assessments or other charges; () all rights now or hereafter held by Trustor as a declarant under any
condominium declaration or any declaration of covenants, conditions and restrictions affecting the Property; (m) all contracts and
agreements pertaining to or affecting the Property Including management and operating agreements and any and all reserve
agreements, including without limitation reserves for debt service, taxes, insurance or lease termination fees; (n) Hotel Management
Agreement dated July 7, 2023 (the “Managenient Agreement’) with Timp Hospitality Company LLC, a Wyoming limited liability
~ company ("Manager”} providing for the management of the Hetel by Manager; (o) all additions, accessions, replacements, products,

substitutions, and proceeds of any of the foregoing; and (p) the ceriain Parking Agreement (as hereafter defined) to which Borrower
(as successor-in-interest) and PROVO CITY REDEVELOPMENT AGENCY ("City") are parties, such Parking Agreement consisting
of that certain (1) Agreement for Operation, Management, Maintenance and Replacement of Public Parking Facilities dated December
18, 1981 ("Original Parking Agreement”), (2) Amended Agreement for Operation, Management, Maintenance and Replacement of
Public Parking Facilities dated September 8, 1988 (the “First Amendment to Parking Agreement”) which—along with the Qriginal
Parking Agreement—was recorded in {he tecords of Utah County, Utah Recorder (the "Land Records”} on December 1, 1988 as Entry
No. 36311, Book 2561, Page 207, (3) Amendment o Agresment for Operation, Management and Maintenance of Public Parking
Facilities, dated December, 1995 (the "Second Amendment to Parking Agreement”), and (4) any other amendments to the Criginal
Parking Agreement, as amencad, that were duly executed subsequent to the Second Amendment to Parking Agreement andfor may
be hereafter executed {"Additional Parking Agreements”, together with the Original Parking Agreement, the First Amendment to
Parking Agreement and the Second Amendment to Parking Agreement, the "Parking Agreement') (all of the foregoing interests and
rights together with the land hereinabove described are hereinafter collectively referred fo as the “Property”). Notwithstanding the
foregoing, the Property does not include the certain Relicensing Franchise Agreement dated March 29, 2022, as amended by
Amendment to Marriott Relicensing Franchise Agreement dated August 1, 2022 (collectively, the “Franchise Agreement”) with
Marriott International, Inc., a Delaware corporation ("Franchisor”) providing for the operation of the Hotel as a Provo Marriott Hotel
& Conference Center.

2. Security Agreement, Trus{or grants fo Beneficiary a security interastin that portion of the Property which is not real
property to secure payment and performance of all of the Secured Obligations (defined below). This Security Instrument shall
constitute a Security Agreemant as that term is used in the Utah Uniform Commercial Code as it may be amended from time fo time
("UCC") or other law applicable to the creation of liens or security interests in personal property with respect to any of the Property that
is not real property butis described herein, or in any way cennected with the use and enjoyment of the Property, and the remedies for
any violation of the covenants, tetms and conditions of the agreemants herein contained shall be as specifiad in the UCC or at law.
Trustor authorizes Beneficiary {o file one or more financing statements under the UCC with Trustar as Debtor and Beneficiary as
Secured Party (with their addresses as sef forth in the preamble of this Sacurity Instrument) to perfect or give public notice of the
security interest granted herein. Trustor and Beneficiary agree that the filing of a financing statement in the records normally having
to do with personal property shall not be construed as in anywise darogating from or impairing the lien of this Security Instrument.
Trustor will immediately notify Beneficiary in writing of any change in {&) Trustor's name, (b} Trustor's business organization, (c} the
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jurisdiction under which the Trustor's business organization is formed cr organized, or {d) the address of Trustor's chief executive
office or principal residence or of any additicnal places of Trustor's business.

3 Obligations Secured. This Security Instrument is given for the purpese of securing the following obligations (ths
"Secured Obligations™):

{a) the payment of the indebtedness (the “Loan"} evidenced by a Real Estate Note of even date hereof in the principal
amount of $10,000,000.00 made by Trustor (the “Note”), payable to the order of Beneficiary at the times, in the manner and with
Interest as thereln set forth, and any extensions, renewals, modifications, restatements or substitutions of the Note,

(b) the performance of each agreement of Trustor herein or in the other Loan Documents (but expressly excluding the
Environmental Agreement (defined below) and any third-parly guaranty of the Loan);

{c) the payment of all sums expended or advanced by Beneficlary under or pursuant to the terms hereof, together with
interest as herein provided; and

{d} the payment of such additional loans or advances as hereafter may be made to Trustor, or its successors or assigns,
when evidenced by a promissory note or notes reciting that they are secured by this Security Instrument,

Notwithstanding anything to the contrary in this Security Instrument, this Security Instrument does not, and shall not be
deemed to, secure the separate Environmental Agresment and Indemnity of even date herewith given by Trustor and the guarantor(s)
of the Loan with respect to the Property (the “Environmental Agreement”).

As used in this Securlty Instrument, the “Loan Documents” shall mean the Note, this Security Instrument, and the other
documents and instruments executed by Trustor evidencing or securing the Loan,

TO MAINTAIN AND PROTECT THE SECURITY OF THIS SECURITY INSTRUMENT, TO SECURE THE FULL AND TIMELY
PERFORMANGE BY TRUSTOR OF ALL OBLIGATIONS, COVENANTS AND AGREEMENTS OF THIS SECURITY
INSTRUMENT AND THE OTHER LOAN DCCUMENTS, TRUSTOR REPRESENTS, WARRANTS AND COVENANTS AS
FOLLOWS:

4. Performance of Obligations. Trustor shall timely pay all sums when due pursuant fo the Note and the Loan
Documents without deduction or credit for taxes, insurance and other charges paid by Trustor, and strictly comply with all the terms
and conditions of the Loan Documents.

5. Warranties

51 Warranty of Title. Trustor represents and warrants to and covenants with Beneficiary that (a) Trustor has
good and marketable fifle to an indefeasible fee simple estate in the Land and the improvements thereon, and unencumbered fitle to
the Rents and Leases, (b) the Property is free and clear of any liens, encumbrances, easements, assessments, security interests,
claims or defects of any kind, nature or description except those recorded easements, recorded declarations, restrictions, reservations
and covenants, if any, that are set forth in the schedule of exceptions to coverage approved by Beneficiary in the tifle insurance palicy
insuring Beneficiary's interest in the Property, and real property taxes for the current year, a lien not yet due and payable {the
“Permitted Exceptions”), (c) neither the real property taxes nor any Permitted Exceptions are definquent or in default, (d) Trustor has
the right to convey the Property fo Trustee for the benefit of Beneficiary, and the right to grant a securlty interest in the personal property
securlty. Trustor will warrant and defend title to the Property and will defend the validity and priority of the lien of this Security Instrument
and the securily interest granted herein against any claims or demands, except for the Permitted Exceptions.

52 Warranties Regarding Leases. Trustor represents and warrants to and covenants with Beneficiary that {g)
Trustor has performed all of the material covenants of Trustor as landlord under the Leases; {b) all of the Leases identified by Trustor
in any cerfified rent roll provided by Trustor to Beneficlary identifying Leases in place as of the date hereof (the “Current Leases”) are
to the best of Trustor's knowledge valid and enforceable according to their terms in all material respects, are in full force and efiect
and are unmodified except as disclosed in writing fo Beneficiary; (¢) Trustor has the right to assign its rights under the Rents and
Leases to Beneficiary as security for the Secured Okligations; {d) the fenants under the Current Leases are in possession of the
premises leased under their respective leases and except as disclosed in writing by Trustor to Beneficiary are paying rent as provided
therein; (&) Trustor has made no prior assignment of the Rents cr Leases except as securily for indebtedness that has been fully
repaid as of the date hereof, and (f) Trustor has rot collected any of the Rents due and owing under the Leases more than one month
in advance of their due date,
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5.3 Hotel Warranties, The Progerty is improved with a hotel known as Provo Marriott Hotel & Convention Center
{the “Hotel"). Trustor is the sole owner of all fumiture, fixtures, equipment, inventory, contracts, agreements, permils, licenses,
trademarks, trade names, software and other personal property located on, or used or acquired for use in connection with, the
operation of the Property or the Hotel (collectively, the "Hotel Persanal Property), free and clear of all kens, charges and
encumbrances except those appeating of record on the date of this Sacurity Instrument and reflected in the loan policy of title insurance
actepted by Beneficiary in connection with the closing of the loan secured by this Security Instrument, and none of such property is held
by Trustor under leases. The Hotel Personaf Property now owned by Trustor is adequate and sufficient for the use, occupancy, operation
and maintenance of the Hote! as a 328-room Provo Marrioft Hotel & Conference Center hotel at full occupancy levels. The real property
included in the term “Property," as defined above, Includes all of the interests in real property used or proposed to be used in the opesration
of the Hotel and such real property interests are adequats and sufficient for the operation of the Hotel as described in the immediately
preceding sentence. Trustor holds all licenses, permits, franchises and authorizations necessary or appropriate for the operation of the
Hotel as described above. To Trusior's knowledge, as of the date hereof thera are no pending or threatened proceedings or actions to
revoke, terminate or modify any therecf. To Trustor's knowledge, there is no litigation, arbitration or regulatory proceedings pending or
threatened against Trustor with respect to the Property, the Hotel or.the operation thereof.

6. Prohibited Liens. Trustor shall not permit any governmental or sfatutory liens (including tax and mechanic's and
materialmen's liens) to be filed against the Property except for real property taxes and assessments not yet due and liens expressly
permitted by the Loan Documents, Trustor shall neither create nor permit any lien, charge or encumbrance upon the Rents, the
proceeds thereof, or its interest as lessor under the Leases except pursuant o this Security Instrument. Trustor shall have the right
to contest any mechanic's and materialmen's liens on the Property in good faith by appropriate proceedings so long as () na Event
of Default (as defined hereinafter) has-occurred and is continuing; (b) Trustor posts any bond or other security as and when required
as a condition of pursuing such contest; {c) Trustor commences such contest prior fo such lien becoming delinquent, and
confinuously pursues same in good faith with due diligence; {d) such bend or contest stays the foreclosure and enforcement of
such lien; and (e) Trustor pays any lien within ten (10) cfays following the resolution of such contest. If Beneficiary is namead as a
party in any suit to foreclese a lien described herein then Trustor shall pay all costs and fees incurred by Beneficiary in defending
such suit.

7. Payment of Fees, Taxes and Other Liens and Assessments; Contest. Trustor shall pay all filing, registration
and recording fees, and other fees, taxes, duties, impaests, and ofher charges incident to, arlsing from, or in connection with the making,
disbursement and administration of the Loan and the preparation, execution, delivery or recording of any Loan Document. Trustor shall
also pay or cause its tenants fo pay the real property taxes and any assessments with respect to the Property prior to definquency
unless otherwise expressly agreed to In writing by Beneficiary. After timely notice to Beneficiary, Trustor shall have the right to contest
any real property tax or special assessment on the Propetty by appropriate proceedings diligantly pursued so long as {a) no Event
of Default has occurrad; (b) Trustor makes any payment or deposit or posts any bond as and when required as a condition of
pursuing such contest; (¢} Trustor commences such contest prior to such tax or assessment becoming delinguent, and continuously
pursues same in good faith with due diligence; (d} such contest or any bond furnished by Trustor stays the foreclosure and
enfercement of any lien securing the payment of any such tax or assessment; and (e) Trustor pays any tax or assessment within
ten (10) days following the resolution of such contest. All other encumbrances, charges, fees, and liens affecting the Property,
including mortgages and deeds of trust, whether prior to or subordinate to the lien of this Security Instrument, shall be paid when dug
and shall not be in defauli beyond any applicable notice and cure period. On request, Trustor shall furnish to Beneficiary receipts or
other evidence of payment of these items satisfactory to Bensficiary.

8. Maintenance; No Waste. Trustor shall protect and preserve the Propeity and maintain it in good condition and
repair, ordinary wear and tear from proper use alone excepied. Trustor shall not commit or permit any material waste of the Praperty,
or suffer or permit any condition to exist which will (i) materially increase the risk of fire or other hazard to the Property, or (i) invalidate
or allow cancellation of any insurance policy covering the Property. Trustor shall perform all of Trustor's material obligations under
any declarations, covenants, bylaws, rules or other documents governing the use, ownership or occupancy of the Property,

9. Alterations, Removal and Demolition. Trustor shall not, nor permit tenants or others to, demolish any building on
the Praperty or alter any foundations or exterior walls of such buildings without Beneficiary's prior written consent. Trustor shali not
remove any fixture or other item or property which is part of the Proparty and the removal of which would materially adversely affect
the value of the Property, without Beneficiary's prior written consent unless the fixture or item of property is promptly replaced by an
article of equal value and utility owned by Trustor free and clear of any llen or security interest, unless such item is no longer reasonably
necessary for the efficient use and operation of the Property s currently used.
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10.  Completion, Repair and Restoration. Trustor shall, at its sole cost, promptly complete or repair and restere in
good workmanlike manner, lien-free and in compliance with all applicable laws and permits, any building or improvement on the
Property which may be constructed or demaged or destroyed, Notwithstanding the foregoing, if the damage or destruction is the result
of an insured casualty, if no Event of Default has cccurred and is confinuing, and if Beneficiary has exercised any option it may have
under Section 20 hereof to apply for a purpose other than rebuilding any portion of the insurance proceeds paid by reason of the
casuaity, then Trustor's obligation tc repair or rebuild shall be limited to such repair and rebuilding as may reasonably be accomplished
with such insurance proceeds as are made available to Trustor plus the deductible amounts on the applicable insurance policies.

11.  Compliance with Laws. The Land is zoned for Trustor's proposed use, and is in present complience with all zoning
and subdivision aws, regulations, codes, rules, and ordinances applicable thereto. Trustor shall assure that at all times the Land
constitutes one or more Jegal lots capable of being conveyed without violation of any subdivision laws, ordinances, regulations, codes,
rules, or other applicable laws relating fo the division or separation of real property. Trustor shall comply with all laws, ordinances,
codes, rules, regulations, covenants, conditions, declarations, and restrictions affecting the Property and shall not commit or permit
any act upon or concerning the Property In violation of any such laws, ordinances, regulations, covenants, declarations, and
restrictions. Without limiting the generality of the foragoing, Trustor represents and covenants that to Trustor's actual knowledgs, the
Property is in present compliance with, and at all times shall fully comply with, as applicabls, the Americans With Disabilities Act of
1990 (42 USC 12101, et seq.), as amended from fime to time, and the rules and regulations adopted pursuant thereto. At nc time
shall Trustor permit any part of the Property to be used or occupied for purposes of a business that may not lawfully operate under
applicable local, state or federal law.

12, Impaitment of Property; No Condominium. Trustor shall not, without Beneficiary's prior written consent, change
the general nature of the use of the Property, initiate, acquire or permit any change in any public or private restrictions {including a
zoning reclassification) limlting the uses which may be made of the Property, or take or permit any action which would impair the value
of the Property or Beneficiary's lien or security interest in the Property. In addition, Trustor will not subject the Property or any porfion
thereof fo a condominium regime or structure without the wriiten consent of Beneficiary, which consent may be granted or denied
in Beneficiary's sole discretion and, if granted, may be subject to such requirements as Beneficiary may impose including but not
limited to Truster providing Beneficiary with such title insurance endorsements and other decuments as Beneficiary may require.

13.  Inspection of Property. Beneficiary or its suthorized representative shall have the right to inspect the Property and
its condition and use at all reasonable times after reasonable notice to Trustor, subject to the rights of tenants, invitees, and licensees
of the Property.

14.  Trustor's Defense of Property. Trustor shall appear in and defend (with counsel reasonably satfsfactory to
Beneficiary} any action or proceeding which could reasonably be expected o affect the Property or the rights or powers of Beneficiary
or Trustee.

15.  Beneficiary's Right to Protect Property. Beneficiary may (but is not obligated to) commence, appear in, and
defend any action or proceeding which may affect the Property or the rights or powers of Beneficiary or Trustes if Trustor fails to
undertake such actions after reasonable notice from Beneficiary. Beneficiary may pay, purchase, contest or compromise any
encumbrance, charge or lien which in its judgment appears to be prior or superior to the lien of this Security Instrument and Trustor
shall promptly reimburse Beneficiary therefor. If Trustor fails to make any payment or do ainy act required under the Loan Documents,
including without limitafion, payment of taxes and assessments and maintenance of insurance on the Property, Beneficiary, without
any obligation fo do so, but without releasing Trustor from any obligations under the Loan Documents, may make the payment or
cause the act to be performed in such manner and to such extent as Beneficiary may deem necessary to protect Beneficiary's interest
in the Properly. Beneficiary is authorized to enter upon the Property for such purposes. In exercising any of these powers Beneficiary
may incur such expenses, in its reasonable discretion, it deems necessary, all of which shall be payable by Trustor and be secured
by this Security Instrument.

16.  Repayment of Beneficiary's Expenditures. Trustor shall pay within 10 days after written notice from Beneficiary
all sums expended by and all costs and expenses incurred by Beneficiary in taking any actions or exercising any remedies pursuant
to the Loan Documents or in responding to any subpoena or other discovery request relating in any way fo Beneficiary’s status as
holder of this Security Instrument or to the process of closing or administering the Loan, including without limitation reasonable
attomeys’ fees, appraisal and inspaction fees, and the costs of tifle reports. Expendifures and advances by Beneficiary shall bear
interest from the date of such advanca or expenditure at the rate specified in the Note (which shall be the default rate thereunder if an
Event of Default is then pending), shall constitule advances made under this Security Instrument and shall be secured by and have
the same priorily as the lien of this Security Instrument. ! Trustor fails to pay any such expenditures, advances, costs and expenses
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and interest thereon, Beneficiary may, at its option, withcut foreclosing the lien of this Security Instrument, commence an independent
action against Trustor for the recovery of the expenditures, costs, and advances, and may disburse any undisbursed loan proceeds
to pay such costs, advances and expenditures.

17.  Due on Sale or Transfer; Change of Control.

17.1 General Rule - Prohibition on Conveyance or Change of Control. Trustor understands that
Beneficiary will have the opportunity to examine, and is entitied to rely upon, the creditworthiness, financial strength, reputation,
experience and managerial ability of Trustor {and its owners and managers) with respect to owning, leasing and operating the
Properly, in approving the Loan to Trustor, and will continue fo rely on Trustor {and its owners and managers) as a means of
preserving the value of the Property as security for the Loan. If (i) the Property or any part thereof or interest therein is conveyed,
transferred, leased (other than a space lease without option fo purchase), assigned, or otherwise alienated (each a
"Conveyance”), or (i) there is a Change of Control (defined below) of Trustor or of any guarantor that is a corporation, parinership
or limited liability company {an “Entity Guarantor”} without the prior written consent of Beneficiary, then, except as otherwise
expressly provided below, and regardless of whether or not an Event of Default shall otherwise have ocourred and be continuing,
such event shall constitute an Event of Default, and Beneficiary may, at its. option, declare the then outstanding principal balance
evidenced by the Note plus accrued interest thereon, and any applicable late fee or prepayment fee or premium, immediately due
and payable. In the case of a Trustor that is a revocable trust, the revocation of such trust shall be deemed a Change of Control
for purposes herect. Any joint venture agreement, partnership agreement, declaration or revacation of trust, real estate instaliment
sale contract, option agreement or other agreemerit (other than a space lease without option to purchase or the rental of hotel
rooms fo hotel guests in the ordinary course of the Property's operation as a hotel and convention center) whereby any other
person or entity other than Trustor may become entitled, directly cr indirectly, to the possession ar enjoyment of the Property, or
the income or other benefits of the Property, shall, in each case, be deemed to be a Gonveyance or Change of Control for the
purposes of this paragraph, and shall require prior written consent from Beneficiary. Any request to Beneficiary for approval of a
Change of Control shall be accompanied by copies of any proposed fransfer insfruments and a processing fee fo Beneficiary in
the amount specified below. If Trustor is a partnership, Trustor will not permit the addition, removal or withdrawal of any general
partner without the prior written consent of Beneficiary. The withdrawal or expulsion of any general pariner from Trustor partnership
shall not in any way affect the liability of the withdrawing or expelled general partner for all obligations of Truster hereunder or
under the Note. If Trustor consists of mere than one person or entity who hold title fo the Property as tenants in commen, no
tenancy-in-common agreement or similar agreement governing the rights and obligations of the owners with respect to the Property
that may be recorded against the Property as of the date hereof or hereafter, or of which Beneficiary otherwise has knowledge,
shall in any way limit or impair Beneficiary's rights under this Security Instrument, including without limitation Beneficiary's rights
upon any fransfer of any fee interest In any portion of the Property. Trustor hersby waives any right of partition with respect to the
Property and covenants not to file any action for partiion of the Property until all of the Secured Obligations are paid in full,

17.2 “Change of Gontrol” Defined. Except as otherwise expressly provided herein, 2 “Change of Control”
for purposes hereof means the transfer over the term of the Loan of more than 49% of the equity interests, directly or indirectly, in
Trustor or an Entity Guarantor (but excluding any transfers described in Section 17.3 below), or any change in the identity of the
general partner(s} of any general or limited partnership that is the Trustor or Guarantor, or any change in the identity of the
manager{s) or managing member(s) of any limited liability company that is the Trustor or Guarantor. If Trustor consists of more
than one entity, such 49% limitation shall apply to each such entity. If Trustor is a natural person and dies, the transfer of the
Property because of such death shall not be deemed a Conveyance for purpoeses hereof provided that Beneficiary is promptly
notified of such death and within ninety (80) days after written request by Beneficiary, one or mere other persons or entities having
credit standing and financial resources equal to or better than those of the decedent, as determined by Beneficiary in its reasonable
discretion, and management abilities satisfaclory to Beneficiary shall assume the Loan, by executing and delivering to Beneficiary
an agsumption agreement satisfactory to Beneficiary, providing Beneficiary with recourse substantially identical to that which
Beneficiary had against the decedent and granting Beneficiary liens on any and all interests of the decedent in the Property;
provided further that (i) Bensficiary shall be provided, at Trustor's expense, with a itle endorsement as required below in connection
with an assumption of the Loan, and (i} Beneficiary shall be paid an administrative fee in the amount of $3,000. If Trustor is cne
or more frustees acting on behalf of a frust, a changa in the make-up of the trustees of the tiust as the result of death or resignation
shall not constitute a Conveyance or Change of Control requiring written consent of Beneficiary, However, the transfer of part or
all of the interest of the trust in the Properly to any third party pursuant to the disposiive provisions of the trust shafl be subject fo
Beneficiary’s approval, which shalf not be unreasonably withheld provided that Beneficiary is provided with copies of any deed or
other conveyance instrument; Beneficiary is provided at Trustor's expense with an endersement to its title policy insuring that the
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transfer of title does not affect the velidity or priority of the lien of this Mortgage; the transferee of tifle to the Property execuies and
delivers to Beneficiary an assumption agreement with respect to the Loan in form and content satisfactory to Beneficiary, and
Beneficiary is paid an administrative fee of $2,500.

17.3 Transfer of Interest for Estate Planning Purposes. Nalural persons may, for estate planning
purposes, transter their direct or indirect interest in Trustor (cther than general partnership interests), notwithstanding that such
transfer may be of a Change of Control, if such transfer Is to immediate family members or lineal descendants, or to entities
controlled by or trusts for the benefit of, immediate family members or lineal descendants of the transferor, provided each of the
following conditions have been safisfied: 1) There have been no Events of Defaull, 2) Beneficiary receives written notice of the
transfer along with all appropriate documentation of the transfer satisfactory to Beneficiary within 30 days affer the transfer, 3) the
liability of Trustor under the Note and of any guarantors under their guaranty of Trustor's obligations shall remain in full force and
effect, 4) managerial confrol over the Property, the Trustor and the Entity Guarantor (if applicable) shall remain acceptable to
Beneficiary; and 5) Trustor shall pay all of Beneficiary's reasonable out of pocket costs associated with the transfer plus a $500
administrative fee. :

17.4. Death of Guarantor or General Partner; Termination of Trust. The death of (i) a natural person
who is a guarantor of the L.oan whether or not such person owns any interest in Trustor, {ii) a general partner of a partnership that
is the Trustor, or {iii} a manager or managing member of a limited liability company that is the Trustor, shall constitute an Event of
Default under the Loan, unless (A) in the case of the death of a guarantor, either the obligations of such decedent are assumed in
writing by a replacement guarantor satisfactory to Beneficlary, or Beneficiary must otherwise be provided with a new guaranty from
a satisfactory guarantor in substitution for tha atligations of the deceased, no later than the earlier of (a) the date on which the first
distribution of the decedent's assets has been made from such person's estate or frust to any devisee, heir or beneficiary, or {b)
ninety (90) days after such guarantor's death, or (B) in the case of gensral partner, manager, or managing member, Beneficiary
must be satisfied with any replacement general partner or manager or managing member (as the case may be}, in terms of such
replacement's management experience and creditworthiness. In addition, the termination of a trust that is a guarantor of the Loan
shall constitute an Event of Default under the Loan unless such guarantor's obligations are assumed i writing by a replacement
guarantor satisfactory to Beneficiary within 90 days of such termination. Beneficiary will not unreasonably withhold its consent to
a replacement guarantor or replacement general partner or manager or managing member {as the case may be) whose
creditworthiness, liquidity and financial strength satisfy Beneficiary’s then-applicable underwriting standards. In addition,
Beneficiary will not unreasonably withheld its consent to an additional extension of 90 days to the 90 day period referenced above
for the delivery of a satisfactory repiacement guaranty upon the death of a guarantor or the termination of a trust that is a guarantor,
Any change in the day-to-day management of the Property or of Trustor resulfing from a death as described herein shall be subject
to Beneficiary's approval. Trustor shall pay all of Beneficiaiy’s reasonable out of pocket costs associated with the foregoing
transaction plus an administrative fee of $1,000.

17.5 Other Transfers of Interest on Death. The fransfer, on the death of a natural person, of an inferest
in Trustor (whether direct or indiract), whether or not such transfer would otherwise be a Change of Centrol, where such person is
not the Trustor or a Guarantor or a general partner or manager or managing member of Trustor, shall not constitute a Change of
Gontrol or require the netification to or consent of Beneficiary, or payment of any fee.

17.6 No Discharge of Obligated Parties. No Conveyance or Change of Confrol or other transfer of any
interest in the Properiy shall operate o discharge or diminish in any way the liability of Trustor or any guarantor with respect to the
Loan Documents except as otherwise expressly provided herein.

17.7 Assumption of Loan. Notwithstanding the foregoing provisions of this Section 17, and provided no
Event of Default has occurred, Trustor shall have a one-time only right upen prior written notice to Beneficiary and payment of all
Beneficiary's expenses plus an assumption fee equal to one percent (1%) of the original principal amount of the Note to convey
the entire interest in the Property held by all persons comprising Trustor to a transferee whose creditworthiness, financial strength,
reputation, experience and property management abflity with respect to the ownership, eperation and leasing of properties similar
to the Property (fogether with that of any new proposed guaranters of the Loan} safisfy Beneficiary's then-applicable underwriting
standards, which approval shall not be unreasonably withheld, conditioned, or delayed. If Beneficiary withholds its approval
because of the proposed transferee’s or proposed new guarantors' lack of creditwerthiness, reputation, experience, property
management ability or financial strength or other reasonable basis which leads Beneficiary to reasenably believe the Loan or the
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security would be impaired, Beneficiary shall not be deemed to have unreasonably withheld its approval. Any transferee must fully
assume Trustor's obligations under the Note, the Loan Documents and the Environmental Agreement, and Trustor and any
guarantors of the Loan shall remain fully bound after the transfer; provided that upon Beneficiary's approval of a conveyance of
the Property to a transferee unaffiliated with Trustor, Beneficlary's acceptance of any required replacement guaranty(ies) and the
assumption of the Loan as provided herein, Trustor and any guarantors shall be released from liability for repayment of the Loan
or any interast thereon. Trustor shall pay for an endorsement to Beneficiary’s fitle policy insuring that this Security Instrument
remains a first and prior lien on the Property and shall pay all expenses and fess, including outside counsel legal fees, incurred in
connection with the transfer and assumption. Any approval given by Beneficiary shall not constitute approval of any other or future
Gonveyance or Change of Control. If ownership of the Property or any part thereof or interest therein becomes vested in a person
or an entity other than Trustor, whether cr not Beneficlary has given written approval, Benefictary may deal with such successor
or successors in inferest with reference to this Security Instrument and the Loan, in the same manner as with Truster, without in
any way diminishing or discharging Trustor's obligations. In addition to the loan assumption fee payable upon an approved
conveyance of the Property and assumption of ths Loan, Trustor shall pay to Beneficiary a processing fee in the amount of
$3,500.00 in consideration of, and as a precondition to, the review by Beneficiary of the proposed conveyance and assumption.
Such sum is payable regardless of whether Beneficiary ultimately approves the proposed fransfer and is in addition to any loan
assumption fee payable upon the closing of an assumption transaction. As a condition of approval of any request for a loan
assumption, Trustor shall provide evidence satisfactory to Beneficiary that any tenant with a right of first refusal to acquire the
Proparty has waived such right with respect to the proposed transfar,

17.8 Notification to Beneficiary and Consent of New Significant Owners of Trustor. Notwithstanding
anything to the contrary in this section 17, at any fime during the ferm of the Loan that Trustor contemplates a transfer of inferest
that will result in an individual or entity obtaining, following such transfer, 25% or more of the equity interests, directly or indirectly,
in Trustor (either through increasing ownership interest of an existing party with equity interest in Trustor or a new party) then
Trustor will notify Beneficiary in writing of such intent. Beneficiary shall perform its standard check of the name of the individual or
entity against the United States Treasury Office of Foreign Asset Control (OFAG) list. Beneficiary may require identifying
information on the party(ies) such as an address or birth date to compfete its standard check. Beneficiary shall inform Trustor if the
check has been cleared prior to aliowing said transfer.

18.  No Other Encumbrances; Due on Encumbrance. Atno time while the Loan remains unpaid shall Trustor create,
assume, or suffer to exist on the Property, or any part thereof, any morigage, trust deed or other security instrument in favor of any
perscn other than Beneficiary (an “Encumbrance”) without first obtaining the prior written censent of Beneficiary, Trustor agrees
that should the Property or any part thereof at any time be or beceme subject fo the lien of any other mortgage or Security Instrument
or subject to any other voluntary encumbrance, pledge, or security interest (axcept with the prior written consent of Beneficiary), the
whole of the principal and interest secured hereby and any applicable delinquency charge or prepayment fee shall, at the option of
Beneficiary, become immediately due and payabls. Whether or not the consent of Beneficiary has been obtained, Trustor, for itself
and for all future owners of the Preperty, agrees that this Securlty Instrument and the other Loan Documents may be modified,
varied, extended, renewed, or reinstated at any time by agresment between the holder of this Security Instrument and Trustor, or
the then ewner of the Property, without notice to, or the consent of, any subordinate mortgagee or lienor, and any such modification,
variance, extension, renewal, or reinstatement shall be binding upon such subordinate mortgagee, Beneficiary or lienor with the
same force and effect as if such subcrdinate mortgagee, Beneficiary or lienor had consented thereto.

18.  Insurance. Withoutlimiting the generalily of any other pravision confained in this Security Instrument, Trustor shall
procure and continuously maintain while the Loan remains unpaid and this Securify Instrument remains in effect “all risk” property
insurance covering all improvements on the Property providing 100% replacement cost coverage on an agreed amount basis to
remove any co-insurance provision, insuring against loss by fire, smoke, explosion, rlot, lightning, hall, wind, windstorm, vandalism
and other risks covered by the broadest form of extended coverage available from time to time, loss of rents {or business income, if
owner oceupled) coverage in amounits sufficient to compensate Trustor for all rents or income from the Property during a periad of not
less than one year, and earthquake coverage to the extent required by Beneficiary in the exercise of its business judgment in light of
commercial real estate practices by instituticnal lenders lending against real property in the general vicinity where the Property is
located at the time the insurance is issued, and coverage for such other perils and risks as may be reasonably required by Beneficiary
from time to time. [fthe Property are ever designated as having special flocd hazards or any other designation which would make the
Praperty subject to the National Flood Insurance Act of 1968, the Flood Disaster Protection Act of 1973, or the National Flood Insuranca
Reform Act of 1994, as each may be amended, modified, supplemented, or replaced from time to time, or any similar law, Trustor
agrees to do everything reasonably necessary to comply with the raquirements of said law and related regulations in order that flcod
insurance will be available to Trustor, and to obtain and maintain for the benefit of Beneficiary such an insurance policy with limits and
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deductibles satisfactory fo Beneficiary. Trustor shail also precure and maintain Occurrence Form commercial general liability
insurance against claims for bodily injury, death or property damage occuning in, upon or about, or resulting from, the Property or
Ttustor's use and occupancy of the Property with limits in such amounts as are acceptable to Beneficiary, but in no event less than
$1,000,000 combined single limit per accurrence for loans up to $5,000,000, or $2,000,000 for loans of $5,000,000 or more, provided
that for hotels and senior living faclities, the combined single limit per occurrence shall be not less than $5,000,000 regardless of loan
size; and $2,000,000 general aggregate (or $5,000,000 general aggragate for hotels or senior living facilities), naming Beneficiary as
an additional insured on a primary/non-contributory basis (with encorsement CG2018 or equivalent). Al insurance shall be with
companies licensed o do business and admitted in Utah satisfactory to Beneficiary having an A.M. Best rating of A- or better with
limits acceptable to Beneficiary, and a Beneficiary’s Loss Payable endorsement (form CP1218 or equivalent} in favor of and in form
satisfactory fo Beneficiary and deductibles not to exceed $25,000 for loans up to $5,000,000 or $100,000 for loans in excess of
$5,000,000. Each policy must provide no less than thirty (30} days prior written notice to Beneficlary of any cancellation, non-
renewal or material change (or ten (10} days in the case of a cancellation for nonpayment of premiums). No approval by Beneficiary
of the amount, type or form of any insurance shall be construed as a representation or warranty by Beneficiary of its sufficiency for
Trustor's purposes. Trustor shal! pay alf premiums for the insurance coverage required hereunder in a fimely manner. At least thirty
(30} days prior to the expiration of the term of any insurance policy, Trustor shall furnish Beneficiary with written evidence of renewal
orissuance of a satisfactory replacement policy. If requested, Trustor shall deliver copies of all policies to Beneficiary. In the event of
foreclosure of this Security Instrument all interest of Truster in any insurance policies pertaining to the Property and in any claims
against the policies and in any proceeds due under the policles shall pass fo Beneficiary. If Trustor fails to maintain insurance in
accordance with this Security Instrumant, Beneficiary may, but need not, obtain insurance to protect Beneficiary's interest in the
Property ("Force Placed Insurance”), Forinstance, and without limiting Beneficiary's rights hereunder and under the other Loan
Documents, Beneficiary may obtain Force Placed Insurance if; (a) Trustor fails to deliver to Beneficiary, prior to the expiration of
any such required insurance coverage, evidence satisfactory to Beneficiary that Trustor has renewed or replaced such coverage;
{b} the amount of insurance is reduced below Beneficiary's requirements; (c) the deductible is increased above Beneficiary's
requirements; or (d} the insurer providing the insurance does not meet Beneficiary's insurance company rating requirements.

20, Insurance Proceeds. All insurance procesds (Including but not limited to procseds of policies of insurance that
Beneficiary does not require Trustor to carry) with respect to the Property are hereby assigned to Beneficiary {all such assigned items
constituting part of the "Property” for purposes hereof) as additional secwity for the Loan. Trustor shall give immediate notice to
Beneficiary of any loss or damage to the Preperty due to casualty in excess of $100,000 (a ‘Material Loss”). Provided no Event of
Default has occurred and is continuing, Trustor shall have the right to settle and recejve the proceeds payable with respect to a loss
or damage except for a Material Loss, and shall with reasonable promptness apply any funds so received to the repair and
reconstruction of the damage. All proceads payabls with respect to & Material Loss shall be paid to Beneficiary and disbursed fo
Trustor (subject to the satisfaction of such reasonable and customary conditiens fo advances as Beneficiary may require) to be applied
to repair or resfore the Property, provided no Event of Default has occurred and is continuing; such repair or restoration is economically
feasible; the security of this Security Instrument is not impaired; and at least one year remains on the unexpired term of the Note. If
the foregoing conditions are not satisfied, Beneficiary shall, at its option, after deducting its expenses including reasonable attorneys'
fees, either {a) apply all or part of the proceeds against the sums owed under the Loan Documents including the Note whether or not
{i) the sums are actually then due or {ii} Beneficiary's security is impaired, and without affecting the due dates or amount of payments
thereafter due under the Nots, or (b release all or any part of the proceeds to Trustor, or (¢} permit all or any patt of the procesds to
be used for repair and restoration of the Property on such conditions as Beneficlary may reasonably impose including evidence of
sufficient funds to complete the work, approval of the plans and specifications and pericdic disbursement of the proceeds (and of any
additional funds Beneflciary recuires Trustor to deposit with Beneficiary for disbursement to pay the costs of the repair and restoration)
during the course of repair and restoration. Beneficiary's security will be deemed to be impaired if Trustor fails to comply with such
conditions in any material respect. Trustor agrees to pay Beneficiary's costs and reasonable attorneys' fees incurred in connegtion
with the collection and admiristration of any insurarce proceeds as provided herein. Except when an Event of Default is continuing
beyond any applicable notice and cure period, any application of the insurance proceeds against the Secured Obligations shall be
without imposition of any prepayment fee, Ne application of insurance preceeds against the Secured Obligations will result in any
adjustment in the amount or due dates of insiallments due under the Note, absent express agreement of Beneficiary to the contrary.
No application of insurance proceeds shall be deemed to cure or walve any Event of Default or notice of default hersunder or
invalidate any action taken pursuant to any such notice.

21.  Condemnation Proceeds. All awards, payments, damages (whether direct, consequential or atherwise), claims
and proceeds thereof In connection with any condemnation or eminent domain proceeding affecting the Property, or for conveyance
in lieu of condemnation {collectively, a “Condemnation Proceeding"), are hereby assigned to Beneficiary (all such assigned items
constituting part of the "Property” for purposes hereof) as additional security for the Loan. Trustor shall give immediate notice to
Beneficiary of any Condemnation Preceading, and Trustor will appear in and prosecute any such proceeding unless otherwise
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reasonably divected by Beneficiary in writing. If an Event of Default has occurred and is continuing at the time of commencement
of the Condemnation Proceeding, then Trustor hereby irrevocably empowers Beneficiary, in the name of Trustor, as Trustor's true
and lawful altorney in fact, to commence, appear in, defend, prosecute, adjust, compromise and settle all claims with respect to
such Proceeding; provided, however, Beneficiary shall not be responsible for any failure to undertake any or all of such acfions
regardless of the cause of the failure. In addition, whether or not an Event of Default has ccourred and is continuing, Beneficiary
may, at its option, appear in and participate in any Condemnation Proceeding in Beneficiary's own name, through counsel of its
choice. Trustorshall deliver to Beneficiary at Truster's expense such documentation and information regarding the Condemnation
Proceeding, its impact on the Property and Trustor's position with respect thereto as Beneficiary may reasonably request from time
to time, including without limitation survey maps showing the portions of the Property affected by the Condemnation Proceading,
in order to enable Benefictary to exercise its rights hereunder in connection with such Condemnation Proceeding.

All awards payable pursuant to the Condemnation Proceeding shali he paid to Beneficiary for application as provided
herein. If Trustor receives any such awards directly from a condemning autherity, Trustor shall deliver the same to Beneficiary
forthwith and, until such defivery, shall hold the same in trust for Beneficiary pending disposition as provided herein, Beneficiary
shall, after deducting its expenses including reasonable attomeys' fees incurred in such proceedings and otherwise in the collection
of the proceeds, make such net proceeds (the “Net Claims Proceeds”) available to Trustor (subject to the terms of the following
paragraph) to repair and reconstruct the Property, provided all of the following conditions {the “Proceeds Release Conditions”) are
satisfied: {i) no Event of Default has occurred and is continuing; (i} Trustor establishes to Beneficiary's satisfaction that the Property
can be restored fo a value, usefulness and physical condition in all material respects comparable to its condition immediately prior to
the taking; {iii} Beneficiary shall have defermined that the Net Claims Procesds are sufficient to pay the total cost of repair or
reconstruction (the “Repair Costs”), or Trustor shall have deposited with Beneficiary sufficient additional funds from separate
resources to meet any shortfall betwean the Net Claims Proceeds and the reasonably estimated Repair Costs (the "Trustor Deposit’);
{iv} Beneficiary shall have approved the plans and specifications, permits, construction contract, construction budget and schedule,
and the selection of the architect, engineer and contractor for the repair and reconstruction work, with such approval not to be
unreasonably withheld, conditioned, or delayed; and (v) Beneficiary shall otherwise be fully satisfied that the security of this Security
Instrument and Trustor's ability to perform its chligations hereunder and under the other Loan Documents is not impaired by reason
of the taking. Truster shall perform any required repairs in compliance with Section 10 of this Security Instrument. If any of the
Proceeds Release Conditicns are not satisfied within a reasonable time (as reasonably determined by Beneficiary), then Beneficiary
may (and shall so apply if the proceeds are not otherwise disbursed to Trustor or otherwise held as security for Secured Obligations
pursuant to the terms hereof) apply the Net Claims Proceeds to the Secured Obligations in such order as Beneficiary may
determine, whether then due and payable or not. Except when an Event of Default is continuing beyond any applicable notice and
cure period, any such application of the Nef Claims Proceeds against the Secured Obligations shall be without imposition of any
prepayment fee. No application of Net Claims Proceeds against the Secured Obligations will result in any adjustment in the amount
or due dates of installments due under the Nete, absent express agreement of Beneficiary to the contrary. No application of
Proceeds shall be deemed fo cure or walve any Event of Default or notice of default hereunder or invalidate any action taken
pursuant to any such notice.

If the Proceeds Release Conditions are satisfied but the total amount of the Net Claims Proceeds exceeds $100,000,
then Beneficiary may, at its option, hold or cause an independent third party escrow helder fo hold such proceeds (fogether with
any required Trustor Deposit) in an account for dishursement to Trustor to pay the Repair Costs (with any third party escrow fees
being borne by Trustor) according to such reasonable disbursement procedures as Beneficiary may impose to assure that all repair
and reconstruction work will be completed lien fres, with reascnable diligence, in accordance with all applicable laws and permits
and in conformity with any plans, specifications and contracts approved by Beneficiary. If the actual Repair Costs are less than
the Net Claims Proceeds, then upon completion of all required repair and reconstruction of the Property, and provided that no
Event of Default has occurred and is continuing and that the value of the Property has not been materially impaired by reason of
the taking, then any such surplus proceeds shall be released to Trustor. Otherwise, such surplus proceeds may be applied by
Beneficiary for application against the outstanding balance of the Secured Obligations.

In addition, if the Proceeds Release Conditions are satisfied but Beneficiary reasonably determines that work to be
carried on in rights of way or other properfies adjacent to the Property as part of the public project that is the basis of the
Condemnation Proceeding may reasonably be expected to temporarily disrupt the business operations on the Property and
accordingly impair the abifity of the Property to generate the income necessary o pay the interest and principal as it comes due
under the Note, and to pay all requirad expenses of operating and maintaining the Property as required hereunder and under the
other Loan Documents, Beneficiary may hold or cause an independent third party escrow holder to hold the Net Claims Proceeds
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or such portion thereof as Beneficiary reasonably determines to be necessary as additional security for the Secured Obligations,
and/or as a fund for the paymen? of debt service on the Loan, with provisions for the release of such funds at a reasonable time
when the Properly's ability o generate the income is no longer Impaired.

Trustor agrees to pay all Beneficiary's cosis and reasonable attorneys' fees incurred in conneclion with any actions taken
by Beneficiary pursuant to this Section. :

22.  Leases.

221 Performance, Presetvation and Enforcement of Leases. Trustor shall fully comply with all of the terms,
conditions and provisions of the Leases so that no breach shall occur on the part of Trustor, and shall do all that is commercially
reascnable and necessary to preserve all the Leases in force. Trustor shall give prompt written notice to Beneficiary of the receipt by
Trustor of any written notice from any tenant or subtenant under a Lease claiming any default by Trustor under a Lease. Trustor shall
enforce in a commercially reasonable manner the performance in all material respects of each and every obligation to be performed
by any tenant under its Leases, and shall notify Beneficiary of the occurrence of any default under a Lease which, if not cured, could
permit the tenant to terminate the Lease or abate the payment of Rent. Trustor shall neither create nor permit any lien, charge or
encumbrance upon the Rents, the proceeds thereof or its interest as lesscr of the Leases except the lien of this Security Instrument
or lien otherwise permitted under the terms hereof or the ofher Loan Documents. Trustor shall notify Beneficiary in writing prior to
becoming the beneficiary under any letter of credit supporting any of the Leases, and shall take all actiong, and execute all
documents, necessary or appropriate to give Beneficiary control {as defined in the UCC) of such letter of credit and all letter of
credit rights thereunder and, if required by Beneficiary, to make Beneficiary the transferee beneficiary of such letter of credit.
Trustor shall maintain all security deposits collected from tenants with respect to their Leases in accordance with all applicable
legal requirements. Except for the lian of real property taxes and assessments, Trustor shall not permit any lien to be creafed against
the Property which may be or may become prior fo any Lease.

22.2  Proceeds of Lease Default. If an Event of Default has occurred and is continuing, then any proceeds or
damages resulling from a tenant's default under any Lease, and any lease termination fees payable by a tenant to Trustor under any
Lease {collectively, “Lease Proceeds”) shall be payable to Beneficiary for application against the principal balance of the Secured
Obligations, notwithstanding that such sums may not then be due and payable. In the absence of an Event of Default, any Lease
Proceeds that are derived from a Material Lease (defined below) shall be held by Beneficiary as a reserve to be released to pay
Trustor's expenses in repalring any damage fo the subject leased premises, and re-tenanting the premises, including without limitation
leasing commissions and tenant improvement expenses. The specific terms of such reserve will be as provided in a detailed reserve
agreement to be executed by Truster and Bensficiary. If any Lease Proceeds are derived from a Lease that is not a Material Lease,
then provided no Event of Default has occurred and is continuing such proceeds or fees may be released to Trustor.

223 Prior Approval for Trustor Actions under Leases. Without the prior written consent of the Beneficiary,
Trustor will not:

(@)  receive or collect any Rents from any present or future tenant of the Property for a period of more than one
{1y month in advance of the date on which such paymentis due, or pledge, transfer, mortgage, or otherwise encumber or assign future
payments of Rents to anyone other than Beneficlary,

(b)  enterintc a new lease that covers fiity percent (50%) or more of the net rentable area of the Proparty;

(e} with respect to any Material Lease (defined below), waive, excuse, condene, discount, set off, compromise,
or In any manner release or discharge any tenant under any such Lease or a guarantor under a lease guaranty, of and from any
obligations, covenants, conditions and agreaments by tenant to be kept, observed and performed, including the abligation to pay the
Rents in the manner and at the place and time specified therein;

{dy  with respect to any Material Lease, consent fo any surrender of any such Lease or the exercise of any right
of recaplure provided in any such Lease,

{e)  exceptinaccordance with the terms of the Lease providing for termination or other remexdies in the event of
default by a tenant, cancel or terminate any Material Lease, or commence an action of ejectment or any summary proceedings for
dispossession of the tenant under any Material Lease, or permit any of the aforementioned; or

{fi with respect to any Material Lease, amend the Lease in a manner that reduces the amount of the Rents or
other sums due thereunder, changes the frequency of the payment of Rents, shartens the initial term or shortens or eliminates any
renewal option, materially increases the obligations of the landicrd thereunder, or relsases any tenant from any cbligation to insure,
maintain or repair the Property or from any other material financial obligation of the tenant under such Lease.
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For purposes hereof, 2 "Matetial Lease” is a lease that covers twenty percent (20%) or more of the net rentable area of the
Property.

224 Copies of Leases. Until all of the Secured Obligations shall have been paid in full, Trustor shall deliver to
Beneficiary, upon request, executed copiss of (i) any renewals or amendments of existing Leases and (ii) all future Leases upon all or
any part of the Property, and (ifi} any transfers and assignments of such Leases or subleases of space under any Lease.

225 Indemnification. Trustor shall indemnify, defend and hold Beneficiary harmless from any and all liability,
loss, injury, damage or expense which Beneficiary may incur under or by reason or in defense of any and all losses, damages, claims,
expenses, causes of action and demands whatsoever which may be asserted against Beneficiary arising out of the Leases (a “Lease
Claim"), including, buf not limited to, any claims by any tenants of credit for rental for any period under any Leases more than one (1)
month in advance of the due date thereof paid to and received by Trustor, but not delivered to Beneficiary and any Lease Claim arising
from any other actions by Trustor that require the consent of Beneficiary under Section 22.3 hereof where such action was undertaken
without such consent. Notwithstanding the preceding, Beneficiary shall not be entitled to be indemnified against its own gross
negligence, bad faith, or willful misconduct.

23, Assignment of Leases and Rents; Trustor's Revocable License to Collect. Trustor hereby collaterally assigns
to Beneficiary all of Trustor's interest in the Rents and Leases as additional security for the payment and performance of the Secured
Obligations. Solong as no Event of Default has oscurred, Trustor shall have a revocable license granted by Beneficiary to collect (but
not prior to accrual} the Rents as they bacome due, Trustor shall use the Rents to pay normal operating expenses for the Property
and sums due and payments required under the Loan Documents before using the Rents for any other purposes. Trustor covenants
that it will make no subseguent assignment of the Rents (or any portion thereof) without the prior written consent of Beneficiary.
Trustor's license fo collect the Rents shall not constitute Beneficiary's consent to the use of cash collateral in any bankruptcy
proceeding.

24,  Beneficlary's Right to Collect Rents. If an Event of Default occurs, Beneficiary or its agents, or a court appointed
receiver, without further notice to Trustor, may collect the Rents without further nofice to Trustor. In deing so, Beneficiary may (a) evict
tenants for nonpayment of rent, (b) terminate in any lawful manner any tenancy or occupancy, {c) lease the Property in the name of
the then owner on such terms as it may deem hest and (d} institute proceedings against any tenant for past due rent. In addition, upon
an Event of Default, Beneficiary may require Truster fo transfer all security deposits under the Leases with Beneficiary. The Rents
received shall be applied to payment of the costs and expenses of collecting the Rents, including a reasenable fee to Beneficiary, a
receiver or an agent, operating expenses for the Property (including the funding of reasonable reserves for capital replacements) and
any sums due or payments required under the Loan Documents, in such amounts as Beneficiary may determine. Any excess Rents
shall be paid to Trustor, however, Beneficiary may withho!d from any excess a reasonable amount o pay sums anticipated to become
due which exceed the anticipated future Rents. Beneficlary's failura to collect or discontinuing collection at any fime shall not in any
manner affect the subsequent enforcsment by Beneficiary of its rights to collect the Rents, The collection or application of the Rents
shall not cure or waive any Event of Default. Beneficiary or a receiver shall have no obligation to perform any of Trustor's obligations
under the Leases, nor to assume any respensibility for any securify or other deposits delivered to Trustor by any tenant and not
delivered to Beneficlary. in exercising its rights under this section Beneficiary shall be liable only for the proper application of and
acoounting for the Rents actually collected by Beneficiary or its agents. Any Rents paid to Beneficlary or a receiver shall be credited
against the amount due from the tenant under the Lease. In the event any tenant under the Lease becomes the subject of any
praceeding under the Bankruptcy Code or any other federal, state or local statute which provides for the possible termination or
rejection of the leases assigned hereby, Trustor covenants and agrees that in the event any of the Leases are so rejected, no damages
settlement shall be made without the prior written consent of Beneficiary; any check in payment of damages for rejection or termination
of any such Lease will be made payable to both the Trustor and Beneficiary; and Trustor hereby collaterally assigns any such payment
to Beneficiary and further covenants and agrees that upon requast of Beneficiary, it will duly endorse to the order of Beneficiary any
such check, the proceeds of which will be applied to the Loan in such manner as Beneficiary may elecl, The application of such
proceeds against the balance owed under the Loan Documents shall be without imposition of any prepayment fee provided no Evant
of Default is pending at the time of such application. Notwithstanding any other provision set forth herein, in the Note, or in any other
document executed or deliversd in connection with the Loan, Truster’s and Beneficiary’s rights and remedies with respect to the Rents
and Leases are subject to and govemned by the Utah Uniform Assignment of Rents Act sel forth in Utah Code Annotated Sections 57-
26-101 et seq. now in effect, as ameanded from tims tc time.

25,  Trustor Existence. U Trustor is a trust, corporation, partnership, limited liability company or othey entity,
Beneficiary is making the Loan in reliance on Trustor's continued existence, ownership and control in its present form. Trustor will
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not alter its name, jurisdiction of organizaticn, cr type of legal entity without the prior written consent of Beneficiary, which shall not
be unreasonably withheld, condltioned or delayed, and wili do &ll things necessary o preserve and maintain said existence and to
ensure its continuous right to carry on ifs business. Trustor shall do all things reasenably necessary to preserve its existence in
force and to preserve all franchises, rights and privileges granted by the laws under which it is organized.

26.  Fixture Filing. To the extent permitted by applicable law, this Security Instrument shall also serve as a financing
statement flled for record in the real estate records as a fixture financing statement pursuant to the UCC covering any Property which
is now or may hereafter become fixtures with respect to the Property. For the purpose of this fixture filing, Trustor shall be the “Debtor”
and Beneficiary shall be the "Secured Party” and the addresses of Trustor and Beneficiary are as set forth in the preamble of this
Security Instrument, and the collateral shall be any fixtures on the Properly. Trustor is the record owner of the Land,

27.  Default; Remedies. TIME IS OF THE ESSENCE HEREQF. Any of the following events shall constitute an “Event
of Default:”

fa)  Trustor fails to pay all indebtecdness evidenced by the Note on the maturity date thereof as specified in the Note, or
fails to pay any monthly installment of principal or interest on the Note within ten (10} days after the date the same is due and payable,
or

fb)  Trustor fails to pay when due any taxes or assessments on the Property, or

()  any represeniation or warranty made by Trustor or any guarantor of the Note was materially false or misleacing at
the time it was made, or Trustor or any guaranter fails to disclose any material fact known fo Trustor or such guarantor that materially
and adversely affects the condition or operation of the Property or the respactive rights and obligations of the applicable parties to the
Loan Documents, or

(d)  Trustor fails to provide or continuously maintain the insurance required by this Security Instrument, or

(e)  Trustor fails to perform or observe any other obligation of Trustor to Beneficiary within the applicable notice and cure
period set forth herein or in another Loan Document, or

(f) (i} Trustor files or acquiesces to the filing of an assignment for the benefit of creditors, a receivership, a petition in
bankruptcy or any similar proceeding, or (ii) any assighment for the benefit of creditors, receivership, a pefition in bankruptcy or similar
proceeding is filed against Trustor and any of the above described in this clause {f){ii) is not dismissed or stayed within sixty (60) days
{but in the case of such a stay, only fo the extent that such stay remains in effect},

{9}  {i) any guarantor of the Loan revokes, or attempts to revoke,its guaranty, or {ii} such a guarantor files or acquiesces
to the filing of an assignment for the benefit of creditors, a receivership, a pefition in bankruptcy or any similar proceeding, or {iii) any
assignment for the benefit of creditors, receivership, a petition in bankruptey or similar proceeding is filed against such Guarantor and
any of the above described In this clause (g}l Is not dismissed or stayed within sixty (60) days (but in the case of such a stay, only
to the extent that such stay remains in effect), or

{h)  aConveyance or Encumbrance has occurred without the prior written consent of Beneficiary, or

{i) a Change of Controi has cccurred with respect fo Trustor or any guarantor without the prior written consent of
Beneficiary, or

(i} the death of 2 general partner or manager or managing member of Trustor or a guarantor or termination of a trust
guarantor, except as otherwise provided in Section 17 hereof; or

{k}  Trustorfails fo perform or observe any obligation of Trustor under the Parking Agreement; or

)] Trustor fails to perform or observe any other covenant or agreement of Trustor contained in this Security Instrumant
orin the other Loan Documents and not specifically described in this section, and such failure continues for more than thirty (30) days
after receipt of written notice from Beneficiary specifying such default; provided, if such default is curable but nof reasonably curable
within thirty days, then Trustor shall have such additional time, not to exceed ninety (90) days in the aggregate from the date of
Beneficiary's notice, in which to effect such cure, provided Trustor commences the cure within the initial thirty-day period and diligently
prosecutes such cure to complefion.

Upon an Event of Defauli, the whele sum of the indebledness, at the option of the Beneficiary or the holder of the
indebtedness secured hereby, shall become immediately due and payable and Beneficiary may exercise its rights and remedies under
the Loan Documents and applicable law, and Beneficiary shall have the right to apply any then—remaining funds being held in the
certain Reserve Fund pursuant to the certain Reserve Agreemant executed by and between Beneficiary and Trustor that is dated on
or about the date hereof to satisfy any and all amounts then outstanding under the Loan Documents. Beneficiary may cause Trustee
to execute a written notice of default and of election tc cause said Property to be sold to satisfy the indebtedness and obligations
hereof, and Trustee shall file such notice of record In each county wherein said Property or some part or parcel thereof is situated.
Beneficiary shall deposit with Trustee the Note and all other documents evidencing expenditures secured hereby. After lapse of such
time as may then be required by law fellowing the recordation of said notice of default, and notice of default and notice of sale having
been given as then required by law, Trustes, without demand on Trustor, shall sell said Property on the date and af the time and place
designated in sald notice of sale, elther as a whole or In separate parcels, and In such order as it may determine (but subject to any
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statutory right of Trustor to direct the order in which such Property, if consisting of several lots or parcels, shall be sold), at public
auction to the highest bidder, the purchase price payable in lawful money of the United States al the time of sale. The person
conducting the safe may, for any cause he deems expedient, posteone the sale from time to time until it shali be completed, and in
every such case, natice of postponement shall be given by public declaration by written notice or oral postponement, at the time and
place last appointed for the sale; provided, if the postpenement exceeds 45 days, notice thereof shall be given in the same manner as
the original notice of sale. Tiustee shall execute and dellver to the purchaser its deed conveying said Properly so sold, but without
any covenant or warranty, expressed or implied. The recitals in this deed of any matters or facts shall be conclusive proof of the
truthfulness thereof. Any person, Including Beneficiary, may bid at the sale. Trustee shall apply the proceeds of the sale to the
payment of (1} the costs and expenses of exercising the power of sale and of the sale, including the payment of the Trustee's and
attomeys fees; (2) cost of any evidence of title procured in connection with such sale and revenue stamps on the Trustee's Deed; {3)
all sums expended under the terms hereof, not then repaid, with accrued interest thereon at the default rate specified in the Nete from
the date of the expenditure; (4) all sums then secured hereby; and (5) the remainder, if any, to the person or persons legally entitled
thereto, or to the Trustes, in its discretion, may deposit the balance of such proceeds with the County Clerk of the county in which the
sale took place. Trustor agrees to surrender possession of the Property to the purchaser at the aforesaid sale, immediately after such
sale, in the event such possession has not previously been surrendered by Trustor. Upon the occurrence of any default, the Beneficiary
shall have the option to declare all sums secured hereby immadiately due and payable and foreclose this Security Instrument in the
manner provided by law for the foreclosure of morigages on real properly and Beneficiary shall be entitled fo recover in such
proceedings all costs and expenses incident thereto, including & reasonable attorneys fee in such amount as may be fixed by the
court. Beneficiary's exercise of any of its rights and remedies shall not constitute a waiver or cure of a default, Beneficiary's failure to
enforce any default shall not constitute & walver of the default or of any subsequent default. In the event the Loan Documents are
referred to an attorney for enforcement of Beneficiany's rights or remedies, whether or not suit is filed or any procsedings are
commenced, Trustor shall pay all Beneficlary's costs and expenses including Trustee's and attomeys' fees (including attorneys' fees
for {i) any appeal, {ii) relief from stay motions, cash coliateral disputes, assumptionfrejection motions and disputes regarding proposed
disclosure statements and plans in any bankruptcy proceeding or (ifi) for any other judicial or nonjudicial proceeding or arbitration),
appraisal and inspection fees and cost of a fitle report,

28.  Cumulative Remedies. All of Beneficlary's and Trustee's rights and remedies specified in the Loan Documents are
“cumulative, not mutually exclusive and not in subsfitution for any rights or remedies available at law, in eguity or provided by statute.
In arder fo obtain performance of Trustor's obligations under the Loan Documents, without waiving its rights in the Property, Beneficiary
may proceed against Truster or may proceed against any cther sacurity for or guaranty of the Note, in such order and manner as
Beneficiary may elect. The commencement of proceedings to enforce a parficular remedy shall not preclude the discontinuance of
the proceedings and/or the commencement of proceedings to enforce a different remedy. Nolwithstanding any other provision set
forth herein, Beneficiary's rights and remedies upon the occurrence of an Event of Default shall be govermned by Utah Code Annotated
Sections §7-1-101 et seq. and Section 78B-8-801, as the same may be amended from time to time, and the related interpretive case
law.

29.  Sale of Property after Default. Following an Event of Default, the Property may be sold separately or as a whole,
at the option of Beneficiary, In the event of a Trustee's sale of all the Property, Beneficiary hereby assigns its security interest in any
personal property fo the Trustee, Beneficiary may alse realize on the personal property security in accordance with the remedies
available underthe UCC or atlaw. Inthe event of a foreclosure sale or the enforcement by Beneficiary of any other rights and remedies
hereunder, Trustor and the helders of any subordinate liens or security interest waive any equitable, statutory or other right thay may
have to require marshaling of assets or foreclosure in the inverse order of alienation or to require Beneficiary fo pursue its remedies
against any other assets.

30.  Appointment of Receiver. Following an Event of Defaull, Beneficiary shall be entilled, without notice, without bond,
and without regard to the adequacy of the security, to the appointment of a receiver for the Property to take possession of and operate
the Property and collect the rents, profits, issues and revenues thereof. The receiver shall have, in addition to all the rights and powers
customarily given to and exercised by a receiver, all the rights and powers granted to Beneficiary by the Loan Documents.

3.  Foreclosure of Tenant's Rights: Subordination. Bensficiary shall have the right, at its option, to foreclose this
Security Instrument, subject o the rights of any tenants on the Property. Beneficiary's failure to foreclose against any tenant shall not
be asserted as a claim against Beneficiary or as a defense against any claim by Beneficiary in any action or proceeding. Beneficiary
&t any time may subordinate this Security Instrument to any or all of the Leases except that Beneficiary may retain its pricrity claim to
any condemnation or insurance proceeds.
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32.  Reconveyance After Payment. Upon written request of Beneficiary stating that all of the Secured Obligations have
been paid, Trustee shall reconvay, without warranty, the Property then subject to the lien of this Security Instrument. The recitals in
any reconveyance of any matters of fact shall be conclusive proof of the fruthfulness thereof. The grantee in the reconveyance may
be described as “the person or person legally entitled thereto.” Trustor shall pay any Trustee’s fees and charges for preparation and
recording of the reconveyance.

33.  Release of Parties or Collateral. Without affecting the obligations of any party under the Loan Documents (including
any guarantor, surety or endorser of Trustor's obligations} cr any subsequent purchaser of the Property, and without affecting the lien
of this Security Instrument and Beneficiary's sectrity interest in the Property, Beneficiary may, without notice {a) release Trustor and
any other party now or hereafter liable for the payment or performance of any obligations under the Loan Documents, inciuding
guarantors of the Loan, (b) release all or any part of the Property, {c) subordinate the lien of this Security Instrument or Beneficiary's
security interest in the Property, (d) take or release any other security or guaranty, (e} grant an extension of time or accelerate the time
for performance of the obligations owed under the Loan Documents, {f) modify, waive, forbear, delay or fail to enforce any obligations
owed under the Loan Documents, (g) sell or otherwise realize on any other security or guaranty piior to, contemporaneously with or
subsequent to a sale of all or any part of the Property, {h) make advances pursuant to the Loan Documents including advances in
excess of the Note amount, (i} consent to the making of any map or plat of the Property, and {j) join in the grant of any easement an
the Property. Any subordinate lienholder shall be subject to all such releases, extensions, advances or modifications without notice fo
or consent from the subordinate lienholder. Truster shall pay any reasonable Trustee's or atfomeys' fees, title insurance premiums or
recording fees in connection with any of the foregoing.

34.  Nonwaiver of Terms and Conditions, TIME IS OF THE ESSENCE with respect to Trustor's performance of its
obligations due under the Loan Documents. Beneficiary's failure te require prompt enforcement of any required obligations shall not
constitute a waiver of the obligations due or any subsequent required performance of the obligation. No term or condition of the Loan
Documents may be waived, modified or amended except by a written agreement signed by Trustor and Beneficiary, Any waiver of
any term or condition of the Loan Documents shall apply only to the time and occasion specified in the waiver and shall not constitute
a waiver of the term or condition at any subsequent time or cczasion.

35.  Business Use. Trustor represents and warrants to Beneficlary that the Property is used sclely for business or
commercial purposes and that the Property is not used for Trustor's residence or for agricultural purposes.

36.  Jointand Several Liability. If there is more than cne Trustor of this Security Instrument, their obligations shall be
joint and several.

37.  Operating and Financial Statements, Trustor will deliver to Beneficiary upon Beneficiary's request, operating
statements and occupancy reports (including a rent roll} for the Property in a form and for periods satisfactory to Beneficiary certified
as correct by Trustor. Trustor shall permit Beneficiary to examine all books and records in the possession, custody or cantrol of Trustor
pertaining fo the Property and deliver to Beneficiary upon request all financial statements, credit reports and other documents in the
possession, custody or control of Trustor relating to the financial condition of any tenant of the Property, Trustor, any general partner
of Trustor, and any guarantor of the Loan, including rental, income and expense statements pertaining to the Property and tax retums.
Notwithstanding the foregoing, as fong as no Event of Default has occurred, Beneficiary shall not request copies of or access to such
statements, books and records more often than ance for each of Trustor's fiscal years,

38.  Maximum Interest Rate. No person shall be obligated fo pay the amount of any interest to the extent it is in excess
of the maximum amount of interest permitted by applicable law. The Loan Documents are expressly limited so that in no contingency
or event whatscever shall the amount paid, or agreed to be pald, to Beneficiary for the use, forbearance or detention of the money
loaned under the Note or otherwise, or for the psrformance or payment of any of the Secured Obligations, exceed the maximum
amount permited under applicable law. Trustor and Beneficiary intend to comply strictly with the applicable usury laws of the State of
Utah. If Beneficiary or any other holder of this Security Instrument shall ever receive as interest on the Loan an amount which exceeds
the maximum amount of interest permitted by applicable law, such excess amount shall be applied to reduction of the principal amount
owing on the Loan so as to ully and strictly comply with such law. Without limiting the foregoing, all calculations of interest shall be
made, to the extent permitied by law, by amortizing, prorating, allocating and spreading all interest in equal parts over the full stated
term of the Note. '

39.  Evasion of the Prepayment Fee or Premium. |f an Event of Default occurs, any tender of payment sufficiant o
salisfy the Secured Obligations made at any time after acceleration of the indebtedness hereby secured and prior to foreclosure sale
shall constitute an evasion of the prepaymant ferms contained in the Note, if any, and shall be deemed a voluntary prepayment and
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subject to payment of any applicable prepayment fee. Accordingly, to the extent permitted by law, such payment shall include any
additional fee or premium reguired by the prepayment privilege in the Note,

40. Acceptance By Trustee. Trustes accepts this Trust when this Security Instrument, duly executed and
acknowledged, is made a public record as provided by law. Trustee is not obligated to notify any party hereto of any pending sale
under any other Security Instrument or of any action or proceeding in which Trustor, Beneficiary, or Trustee shall be a party, unless
brought by the Trustes.

4.  Substitution of Trustee, Beneficiary may at any time discharge the Trustee and appoint a successor Trustee who
shall have all of the powers, duties, authority and title of the criginal Trustee. Appointment of a successor Trustee shall become
effective upon filing for record in the office of the County Recordar of each county in which said Properly is situated a Substitution of
Trustes. Each such substitution shail be executed and acknowledged, and nofice thereof shall be given and proof thereof made, In
the manner provided by law,

42.  Reserves. Upon (i) ccourrence of an Event of Dafault, and (i) written notice to Trustor from Beneficiary, Trustor
shall thereafter pay to Beneficiary, together with and in addition to the monthly payments of principal and interest payable on the Note,
an the date set forth in the Note for the making of menthly payments, until the Note is fully paid, a-sum, as estimated by Beneficiary,
equal to the taxes and special assessments next due on the Property, plus the premiums that will next become due and payable an
Insurance policies required by this Security Instrument, divided by the number of months to elapse befote the premiums, taxes and
special assessments are due, such sums to be held by Beneficiary to pay said premiums, taxes and special assessments. Such -
payments (“Reserves”) are to ba held without allowance of interest to Trustor (except as required by applicable law). and need not be
kept separate and apart from other funds of Beneficlary. Such Reserves shall be applied by Beneficiary to real estate taxes, special
assessments and insurance premiums on the Property &s the same become due and payable. Collection of the reserves are solely
for the added protection of Beneficiary and entails no responsibility on the part of Beneficiary beyond allowance of due credit for sums
actually received by Beneficiary and the payment by Beneficiary of such taxes, special assessments and insurance premiums to the
extent of the Reserves when statemants therefor are actually presented o Beneficiary by Trustor. If the total of the Reserves shall
exceed the amount of payments actually applied by Beneficlary, such excess may be credited by Beneficiary on subsequent payments
to be made by Trustor, or at the option of Beneficiary, refunded to Trustor.

43.  Property Management. Trustor agrees that Beneficiary shall have, and reserves the right to install, professional
management of the Property at any time following the occurrence of an Event of Default. Such professional management shall be at
the sole discretion of Beneficiary and nothing herein shall abligate Beneficiary to exercise its right to install professional management.
The cost of such management shall be hore by Trustor, shall be secured by this Security Instrument and shall be treated as an
additional advance under the Loan Documents.

44.  Hotel Covenants,

{a)  Hotel Personal Property. Trustor shall not parmit any Hotel Personal Property consisting of furniture, fixtures,
equipment or inventory to be removed at any time from the Property unless the removed item is: (a) consumed or sold in the usual
and customary course of busingss, (b) removed temporarily for maintenance and repair, or (c} if removed permanently, disposed
of for fair value and replaced (unless such item is no longer reasonably necessary for the efficient use and operation of the Propefty
as currently used) by an item of equivalent suitability and not materially less vafue which is owned by Trustor free and clear of all
ownership interests, liens, charges, encumbrances, leases and other interests of any and all other persons and enfities whether
affiliated or unaffiliated with Trustor, excepting only [eases, liens and security inferests to which Beneficiary has granted its prior
written consent in its sole discretion, if any, Except as approved by Beneficiary in writing, and in its sole discretion, after disclosure
of all material facts, Truster shall not permit any Hotel Personal Property at any time to be owned by any person or entiy other
than Trustor (whether such other perscn or entity is affiliated or unaffiliated with Trustor) or fo be subject to any ownership interest,
lien, charge, encumbrance, lease or other interest of any such other person cr entity, whether affiliated or unaffiliated with Trustor,

{b)  Certain Adreements. Unless Trustor first obtains the written consent of Beneficiary, in Beneficiary's sole
discretion, Trustor shall not enfer info any written management agreement, master lease, license agreement or franchise
agreement for the Hotel, or into any cther agreement reiating to the Property or the Hotel that cannot be terminated on less than
60 days' notice by Trustor without penally, Witheut limiting the foregoing, Beneficiary may condition any such consent on the
counterparty to such agreement entering into a consent to the collateral assignment of such agreement to Beneficiary as security
for the obligations secured by this Security Instrument which consent contains such further provisions for the protection of
Beneficiary's security interest therein as Beneficiary may require.
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{c)  License Agreement. Trustor will require the applicable franchisor to perform in accordance with the ferms of
the Franchise Agreement in all material respects and will not amend or terminate such agreement without Bensficiary's prior written
consent. Trustor will, within five days from sending or recalving the same, provide Beneficiary with a true and correct copy of each
notice from any party alleging (i) a default under the Franchise Agreement by any party thereto or (i) the occurrence of an event
or condition that, with the giving of notice or the passage of time or both, could constitute such a default.

{(dy  Management of the Property. Trustor agrees that it will not appoint or hire any management company or ather entity
other than Manager to operate the Property or the Hotel, make any material change in the fype of business conducted by Trustor or the
Property or consent to any agreement by Manager or any future manager approved by Beneficiary fo assign or transfer to any other
person or entity the management and operation of the Property orthe Hotel without the prior written consent of Beneficiary. Any written
agreement between Trustor and Manager with respect to the management of the Hotel is subject to Beneficiary's prior written consent.

{e) Name. Manager has not, during the past five years, changed its name. Manager shall not change its name
without giving Beneficlary at least 30 days prior written notice of such change.

] State of Organization; Merger. Manager shall not change the state of its organization, or merge with or into
any other entity, witheut the prior written consent of Beneficiary.

{a)  Perfection of Security interests. Trustor shall take all steps necessary or appropriate to ensure that the security
interests granted to Beneficiary in this Security Instrument are at all times perfected and of first-lian priority. Without limiting the
generality of the foregoing: '

{i) Trustor shall sign any financing statements, fixture filings, cerlificates of title, amendments, assignments,
registrations or filings with govemmental offices or agencies, and other documents relating to the Property that Beneficiary may
request in order to perfect, or ensure the first-lien priority of, any security interest granted in this Security Instrument. Trustor
authorize Benefictary fo flle such documents without signatura,

(ify Trustor shall deliver to Beneficiary such items of the Property (such as promissory notes, chattel paper,
instruments, negotiable documents and stock certificates) security interests in which can be perfected, or first-priority security
interests in which can be ensured, only by possessicn. Any such items of the Property not delivered to Beneficiary on or before
the date of this Security Instrumant shall be delivered to Beneficiary within three business days after Beneficiary’s request for the
same.

{h}  Books and Records. Trustor shall keep accurate, complete and detailed books and records of the aperations
of the Hotel and the Property including, without limitation, books of account, tax records, guest records and other records
{collectively, the "Books and Records") in which shall be entered truthfully, correctly and completely every transaction with respect
to the operation of the Hole!, all substantially in accordance with generally accepted accounting principles, consistently applied.
The Books and Records shall be available to Beneficiary and its representatives at all times, on not more than two business days'
notice, for examination and copying.

(i Notice of Certain Events. Trustor shall, upon becoming aware of the same, promptly notify Beneficiary of any
condition or event that constitutes (or upon the giving of notice or lapse of time or both would constitute) a default under the Loan
Documents or would resuit in any representation and warranty contained in any of the Loan Documents becoming untrue in any
material respect.

{0 Transactions With Affiliates. Trustor shall not enter into any transaction with any party affiliated with Trustor
or Manager on terms less favorable to Trustor than those that could be obtained from a third party unaffiliated with Trustor.

(k}  Actions to Maintain Hotel. Trustor shall;

(i)  Fund and operate the Hotel and the Property in a manner reasonably consistent with current practices and
with those of comparable hotels and in compliance with all licenses, permits, franchises, aulhorizations and agreements relating to
the Hotel or the Property.

{i)  Maintain inventories in amounts and types sufficient to meet the hotel industry standard for hotels
comparable to the Hotel as currently operated, and at levels sufficent for the operation of the Hotel.

{il) Make, or cause to be made, all renovations and repairs to the Hotel necessary to maintain it in at least its
current condition and overall qualify and to make all such renovations and repairs in a good and workmanlike manner with materials
of high quality, free of defecis and liens, in accordance with all applicable laws and agreements.

{iv) Keep all licenses, permits, franchises, authorizations and agreements relating to the Hotel or the Property in
full force and effect and compty with the terms and conditions thereof in all material respects.

{v)  Maintain is right to use all rademarks and trade names currently used in the operation of the Hotel.

45.  Special Purpose Entity Representations and Covenants. Trustor hereby represents, warrants and covenants
to Beneficiary as follows:
fa)  Trustor will not engage in any business unrelated to the ownership of the Property;
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{by  Trustor will not have any assets other than the Property (and personal property incidental to the ownership and
operation of the Property);

{c)  Trustor will not enfer into any contract or agreement with any manager, member or affiliate of Trustor except on
terms and conditions that are inirinsically fair and substantially similar to those that would be available on an arms-length basis
with third parties other than an affiliate;

(d}  Trustor will be solvent and pay its debts from its asssts as the same become due;

{8}  Trustor will operate its business as currently conducted and operated, it will preserve its existence and it will
observe all imited liability company formalities, and will not, nor will any member, manager or partner thereof, amend its governing
documents in a manner that adversely affects Trustor's existence as a single-purpose entity;

1) Trustor will maintain books and records and bank accounts separate from those of its affiliates, including its
managers, members or partners and will file its own tax retums;

{g)  Trustor will maintain adequate capital for the normal cbligations reasonably foreseeable in & business of its size
and character and in light of its contemplated business operations;

fhy  Trustor will b2, and will at all times hold itself out to the public as, a legal entity separate and distinct from any
other entity (including any manager, member, partner or affiliate);

{i Trustor will not commingle its funds or assets with those of any manager, member, partner, affiliate or other
person or entity,;

{i Trustor will not engage in, seek or permit or suffer any dissolution, winding up, liquidation, consolidation, merger
or sale of all or substantially all its assefs;

(k) Trustor, without the unanimous consent of all of its directors, general parfners or members, as applicable, shall
not file or consent to the filing of any bankruptey or insolvency petiticn or otherwise directly or indirectly institute insolvency
proceedings;

{ Trustor has no indebledness (and will have no indebtedness) other than (i) the Loan; and {ii) unsecured trade
debt not to exceed $100,000 in the aggregate, nene of which may be evidenced by a promissary note and all of which must be
incurred in the ordinary course of Trustor's business in connection with owning, operating and maintaining the Property and paid
within 60 days from the date incurred,

(m)  Trustor has not and will not assume or guarantes or become obligated for the debts of any other entity or hold
out its credit as being available to satisfy the obligations of any cther entity;

{n}  Trustor has not acquired, and will not acquirs, obligations or securities of its shareholders, partners or members,
as applicable;

fo)  Truskor has not pledged, and will not pledge its assets for the benefit of any other person or entity; and

()  Trustor has not made and will not make loans to any person or entity.

-Any amendment by Trustor of the provisions of its governing decuments requiring compliance with the foregoing
provisions shall be subject to Beneficiary's prior written consent,

46. USA Patriot Act Notification and Covenant. Beneficiary hereby nofifies Trustor thaf, pursuant to the
requirements of Section 326 of the USA Patriot Act of 2001, 31 U.S.C. Section 5318 (the “Act"}, Beneficiary is reguired to obtain,
verify and record information that identifies Trustor, which information includes the name and address of Trustor and other
information that will aliow Beneficiary to identify Trustor in accordance with the Act. Neither Trustor nor any other party liable for
the obligations under the Loan as a guarantor or general partner will, directly or indirectly, use the proceeds of the Loan, or lend,
contribute or otherwise make available such proceeds to any subsidiary, affiliate, joint venture partner or other person or entity, to
fund any activities or business of or with any person or enfity, or in any country or territory, that, at the time of such funding, is the
subject of any sanctions administered by the U.S. Depariment of the Treasury's Cffice of Foreign Assets Control ("OFACY), or in
any other manner that would result in a violation of OFAC sarclions by any person or entfity, including any person or entity
participating in any capacity in the Loan.

47.  Trustor Not a Foreign Person. Trustor is not a “foreign person” as that term is defined by Section 1445(f) (3)
of the U.S. Internal Revenue Code of 1986, as amended. ’

48.  Representations of Trustor. Each party included in Trustor represents and warrants to Beneficiary that each
of them (a) is (1) an individual of legal age and capacity, or (2) a corporation, general partnership, limited partnership, limited
liability company, trust or other legal entity, duly organized, validly existing and in good standing under the laws of its creation, and
is authorized to do business in each othsr jurisdiction wherein its ownership of property or conduct of business legally requires
such authorization; (b) has the power and authority to own its properties and assets and to carry on its business as now being
conducted and as now contemplated; and (c) has the power and authority to execute, deliver and perform, and by all necessary
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action has authorized the exacution, dellivery and perfermance of, all of its obligations under this Security Instrument and the other
Loan Documents,

49.  Waiver of Right of Offset. No portion of the Secured Obligations shall be offset or compensated by any claim,
cause of action, counterclaim, or cross-claim, whether liquidated or unliquidated, that Trustor may have against Beneficiary.

50.  Notices. Except for any notice required by law fo be given in another manner, any nofice to Trustor or Beneficiary
hereunder shall be in writing and shall be given {1) by a nationally-rscognized overnight courier service (such as FedEx) or (2} by
certified mall, return receipt requested, addressed to Trustor or Beneficiary at such addressee’s stated herein or at such other
address as such party may designate in writing by notice to the other as provided herein. Any such notice shall be effective (1) on
receipt, when delivered by courier service, or (2) on the third business day after deposit In the United States mail, postage prepaid
with return receipt requested, when delivered by Unitad States mail as provided herein. Any party may change its address for
notice purposes by giving a notice as provided herein. Rejection ar other refusal to accept, or inability to deliver because of
changed address of which no notice has been given will constitute recsipt of the nofice for purposes hereof, For purposes of
notices, Trustor's address is as follows; 148 Redmond St (FedEx and UPS), PO Box 4902 (USPS), Jackson, WY 83001-8059.
Additionally, Trustor hereby requests for purposes of Utah Code Annotated Section 57-1-26(3) and any other applicable law that a
capy of any notice of default and a copy of any notice of sale under this Security Instrument be mailed to it at the applicable preceding
address.

51,  Reasonableness of Fees and Costs, Wherever reference is made in this instrument to the payment or
refmbursement by Trustor of any fees or costs incurred by Beneficiary in the administration of the Loan or the enforcement of the
obligations of Trustor hereunder or under the other Loan Documents, such reference shall be deemed to refer to actual and reasonable
out of pocket fees or costs.

52.  Successors and Assigns. This Security Instrument applies to, inures to the henefit of, and binds the parties and
their respective heirs, representatives, successors and assigns.

53, Controlling Decument. In the event of a conflict or inconsistency between the terms and conditions of this Security
instrument and the terms and conditions of any ofher of the Loan Documents, the terms and conditions of this Security Instrument
shall prevail.

54.  Invalidity of Terms and Conditions. If any term or condition of this Security Instrument is found to be invalid, the
invalidity shall not affect any other term or condition of this Security Instrument and this Security Instrument shall be construed as if
not centakning the invalid term ar condition.

85.  Rules of Construction. This Security Instrument shall be consfrued so that whenever applicable, the use of the
singular shall include the plural, the plural shall include the singular, and the use of any gender shall be applicable to all genders and
shall include corperations, parinerships, limited liability companies, trusts, limited partnerships and ofher entities.

56.  Section Headings. The heading to the various sections have been inseited for convenience of reference only and
shall not be used to construe this Security Instrument,

57.  Applicable Law. This Security Instrument shall be construed, interpreted, enforced and governed by ard in
accordance with the laws of the State of Utah without giving effect to the conflict of laws principles thereof, including the laws goveming
the creation, perfection, enforceability and priority of the liens and sscurity interests created by this Security Instrument and the
procedures for foreclosure and for enforcement of the rights and remedies of Beneficiary under this Security Instrument. In the event
that any provision of this Security Instrument shall be incensistent with any provision of the laws of Utah, the laws of Utah shall govern
over the provisions of this Security Instrument, but shall not invalidate or render unenforceable any other provision of this Security
Instrument that can be construed in @ manner consistent with Utah law.

58.  Indemnification. Trustor shall indemnify, defend and hold harmless Beneficiary from all losses, damages and
expenses, ineluding reasonable atiornay's fees, incurred in connection with any suft or proceeding in or fo which Beneficiary may be
made a parly for the purpose of protecting the lien of this Security Instrument.

59.  Counterparts. If this agreement is executed by more than one party, it may be executed in multiple counterparts,
each of which shall be an original and all of which will constitute a single agreement.
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60.  Request For Notice. Trustor requests that a copy of any notice of default and of any notice of sale hereunder be
mailed to it at the address hereinabove set forth, unless and until Trustor provides a different address in writing to Beneficiary.

61. WAIVER OF JURY TRIAL. EACH OF TRUSTOR AND BENEFICIARY (FOR ITSELF AND ITS SUCCESSORS,
ASSIGNS AND PARTICIPANTS) WAIVES ITS RIGHT TO A TRIAL BY JURY OF ANY CLAIM OR CAUSE OF ACTION BASED
UPON, ARISING OUT OF OR RELATED TO THIS SECURITY INSTRUMENT, THE CTHER LOAN DOCUMENTS OR THE
TRANSACTIONS PROVIDED FOR HEREIN QR THEREIN, IN ANY LEGAL ACTION OR PRQCEEDING OF ANY TYPE
BROUGHT BY ANY PARTY TO ANY OF THE FOREGOING AGAINST ANY OTHER SUCH PARTY, WHETHER SOUNDING IN
CONTRACT, TORT OR OTHERWISE. ANY SUCH CLAIM OR CAUSE OF ACTION SHALL BE TRIED BY A COURT SITTING

WITHOUT A JURY.

TRUSTOR:

PMH INVESTORS, LLG, a Utah limited liability company

By: %@&_
Colby Rallins, Manager

STATE OF UTAH )

county oF Sedd Late ;SS'

The foregoing Security Instrument was acknowledged before me thisg'ﬂ'l day of M{ZOZ& by

COLBY ROLLINS, as Manager of PMH INVESTORS, LLC , a Utah limited liability company.

'NOTARY PUBLIC
residngat ___ 2L ,
My commission expires: 8 z @"222,—]
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4872-7774-7825

20

By, NATALIE A N
W\ Notary Public Siate of titoh

: My Commilssion Explies on:
E

August 20, 2027
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EXHIBIT “A”

LEGAL DESCRIPTION

Parcel 1:

Beginning at a point West along the South Right of Way line of (as constructed) 100
North Street, Prove, Utah, 126.00 feet from the Northeast corner of Block 68, Plat “A”,
Provo City Survey of Building Lots; Provo, Utah; thence South 0°05° West along a line
parallel with the West Right of Way line (as constructed) of 100 West Street, Provo,
268.31 feet; thence North 89°51°50” West along a line parallel with the North Right of
Way line (as constructed) of Center Street, Provo, 180.27 feet; thence South 0°08°10”
West 16.50 feet; thence North 89°51°50” West along a line parallel with the North Right
of Way line (as constructed) of said Center Street 99.97 feet to the East Right of Way line
(as constructed) of 200 West Street, Provo; thence North 0°04° East along the East Right
of Way line (as constructed) of said 200 West Street, 284.15 feet to the Northwest corner
of said Block 68, Plat “A”, Provo City Survey and the South Right of Way line (as
constructed) of said 100 North Street; thence East along the South Right of Way line (as
constructed) of said 100 North Street 280.34 feet to the point of beginning.

Except for a Right of Way that shall be reserved as a public Right of Way as follows:

Beginning at a point South 0°04° West along the East Right of Way line (as constructed)
of 200 West Street, Provo, Utah, 284.15 feet from the Northwest corner of Block 68, Plat
“A”, Provo City Survey of Building Lots, Provo, Utah; thence North 0°04° East along
said Street Right of Way line 20.0 feet; thence South 89°51°50 East 99.97 feet; thence
South 0°8’10” West 20.0 feet; thence North 89°51°50” West 99.97 feet to the point of
beginning,

Parcel No. 04-063-0045
Parcel 2:

Beginning at a point on the North Right of Way line of West Center Street, Provo, Utah,
which beginning point is the Southeast corner of Lot 2, Block 68, Plat “A”, Provo City
Survey of Building Lots; thence West along the said North line of West Center Street
175.47 feet to the East line of the Donald J. Huey and Nanette Huey property; thence
Notth along said Huey East property line 132.00 feet to the South line of Parcel 1 above
shown; thence East along said South line 155.44 feet to the Southeast corner thereof
thence North 30.78 feet; thence East 15.00 feet; thence South 18.28 feet; thence Fast 5.03
feet; thence South 144,50 feet to the point of beginning.

Parcel No. 04-063-0044

Property Address: 101 W 100 N, Provo, UT 84601-4451




