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SUNTRUST“ COMMITMENT LETTER

, May 04, 2017
CONFIDENTIAL

Charlotte Radiglogy Capital Partnars, LLC
and7 EM, LLC

¢/o Mark Jensen and Steve Harrls

1701 East Bivd

Charlotta, NC 28203

Re:  One or more loans or favllfles deacribad on Annex 1 (whather one or more loans or faciities,
sollactively “Lean’) to Charlotte Radiology Capltat Partners, LLC and 7 E.M., LLC (whether one or more
collectively "Borraway’)

Daar Mr, Jenson and My, Harrs:

SunTrust Bank (the "Lender") s plessed to confinn fo vou that, aublect to the terms snd conditions set forth in this fetter arid
the terms attached herefo e Annax 1 and inoorporated heraln by this referance (Annex I, together witl this fattar and any
olher supplemental annexes attached hereto and Insorporatad harsln by this referenca, fils 'Sommitment Letter”, Lendsr
ha agraad to make the Loan {6 Barower, In addition i thoss terms set forlh In this Commiltmant Letier, Lerdar may require
gertaln other cu&tcima? ks, oonditions and requirements (eash In form and substancs satisfactory to Lendar i ity sole
. disoretion) for a oredlt fackity of this type which mar%( rist ba spaciflaalty listed In this Commitment Latter. This Sonmifment

Letter Is (1) nat assignatle, (i) not intendad fo baneflt any third petly, and (1) or Borrower's confidential use only and sent to
Berrower ort the conditlon that nelthsr ity existence nor ife contents wilf be disslosed publicly or privately to any peraen or
antlly, axoapt to ihose of Borrower's officers, employass, agents, counsel ar Resountants directly Invalved with (he Loan and
then only s the basls that 1 rist b futhsr disclosad, '

The aommitmant avidencad by this Commitmant Lefter is aubjest te, ameng sther reuirements spscified hereln and in Annsy
1 (hihs ‘preparmieﬁ. auasition aind delivary of mutuslly sccaptable loan dooumentation Incérporating substaniially the terins
and eendidons set forth In this Commitmant Latter (dollectivaly the “Laap Daaumanis™); () the absenas of & matsrial adverse
shainga In the kusiness, eonditien (finanetal or stherwize), results of oparations, propariies oy prospedts of Borrowar and/or its
subsldiaries (f an.&) and/or of any Quaranisi(s) as reflested in s Fnanslal stetsmenis as of 12/8118; (i) the sosurasy of &il
repraseniations wrilsh you hava mads or will maks fe Lender and all Infermation that you firalsh to us and yeur somplianse
with tha tatms of this Cammitment Letter; aind (V) sueh offisr terme and osnditions as Lanedsr shall desm ressssary of

appropriats, a2 will be more fully et forth i the Loan Deoumants.

Evaluatlon of the proposed fnaneing would reguirs and remeln esndiilenad on, mé@‘rgjg, Landar's reesipt of all
desumantation and Informiation Lender may raquirs, and, 1o the axtent net previeusly deflvsred, the failowing items,
whish must be eatisfastary ts Lendsr IR its sele dissration) for Borrawsr and Guarartons); fl} trag ard eorest finanaial
statgimants for prier 3 years (If avallakle) with attestatlsrs asespiabls 1o Landse (HE entity erganizational desumants; () an
axplanation of sseriomies among the @Wff@i’ﬁth fxe@pt for borraWera andfer guarantors that are [nelividuals or single msmiber
anffiies): and {Iv) & sakeduls of @F?Eﬁlﬁﬁﬁ@ﬁﬁ gnart of owngrship intereats (axsep! for borrawsrs andlor guaraniars that ara
idividuals or single mermbar enilllss). Flegse provide thess ltems within 30 arg of your exaeulien ef this Cemmitrant
Lettar, After reviawing (hase iters, Lender may detarming that ether infermatien andler desumantation is neaded ts
undarwrite ths propesed finansing.

Any effer oF recemmendation 1o entsr inta any "swap’ of trading strategy Inveling a “swap® within tie meaning of Sastlen
1a(47) of the Gommedity Exehange Ast Wwill srly essur after Lendsr has reetlved eppropriate (nformation andisr
degumentation fram yeu regarding Whetter yau are gualified 1 enter Ints a swap urder applisabls law. Pursuant t6 the
requiremants of the Patlet Aet, Lender and lts aflilaies are required to ebtaln, verfy and reeerd Infermatien that ldentites
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Loan obligors, which information includes thé nams, address, tax Identificalon number and other Informetion regarding
obligors that will aliow Lencer to Ildentify obilgors in accordance with the Pafriot Act, and Lender fa hereby so
authorized. This notice Is given in accordance with the requirements of the Patriot Act and s effective for SunTrust and Its
afiflates.

All costs Incurred by Lender In connection with the proposeid financing, incliding but not limited to, Lender's legal faes and
expsnses, appralsals, searchies, reports and other third party costs (coflactively "Cests"), shall be paid andfor reimbursed by
Borrower, whether or not the proposed financlng closes, and your acknowledgsment below authorizes Lender to order and
procead with same, and to erigage legal counssl, alt at your expense and in rellance on this understending.  Borrower shall be
responsible for all faes and expanses Including, without imitation, legal fees and expenses, incurred by Lender in enforcing
its rights under this Commitment Letter, Borrower's obligation in respect of the costs and expensas referenced in this
paragraph I8 in consideration, jnter alla, for Lander's underaking fo underwrite the proposed financing and Incur such Costs
and shall survive the canceffation or termination of this Commiiment Letter. If there are multiple partles comprising
‘Borrower” or “Guaranior®, the defined terms shall refar to all such parties collectivaly, buf each such party shall ba foinily end
severaliy liable under this Commitment Letter,

This Commitment Latter conatitutes the entire understanding between Lender and Botrower in connection with the Loan as of
the date hereof, () supsrsedes any pror written of oral communizations or understandings, and (in may be amended only by
a wriling slgned by Borrower and Lender,  If Lehder and Borrower enter into the proposed Loan, this Commiiment Latter
shali not stirvive closing of the Loan but shall be supersedad by the documents avidenaing the Loan. This Commitmeant
Lattar 18 governed by {he laws of the Blate of NC, TO THE EXTENT PERMITTED BY APPLICABLE LAW, BORROWER,
GUARANTOR AND LENDER EACH MEREBY WAIVES JURY TRIAL IN ANY ACTION OR PROCEEDING ARISING OUT
OF OR RELATED TO THI8 COMMITMENT LETTER. Neither Lender nor Borrowar shall be deemed to have enterad Into,
aigned or executod binding dovuments evidencing the Loan by vitua of thls or any other communleation at any time prior to
L@nel%r’s exprass acceptance of Loan dooumants prapared by Lendsr of ite counsel and boarling Borrower's duly suthorizad
signaturs, :

I you are I agreement with the foragoing, please sigh and return & copy of thiz Comntiment Letter to Lender hy May 18,
20170r this Commbtment Letter will be desriod withdraws,

Notwithetanding any other provision of this Commitment Latter, Lender's commitment and urdariaklrigs ms st forth herein
shall ot be or bedome effesiive for any pupons urless and untl Lender recaives suoh oopy of this Gommitment Latter duly
axadutad b‘y an authorized oiiver of the Barrowar pitor to 8:00 p.m, (B8T), on May 18, 2047, 1 no avent shall Landsr have
any obligation to make the Loan avallable uniess the closing shall have sdourad on or pirior e Ootobar 1, 2017, In addiiien
to the foragolng, this Qommitmant Leiter may be terminataed at any tima by mutual agrearient.

This Qommitment Letter may be exaculed In any numbsr of saparate counterparts, saah of whish shall collastvaly and
saparately, cornsiifute one agresmal, A signed sourtensart of thls Committinent Letter transmitied via facsimile, pdi or soms
other alastronis maans shall bs as fully snforoeable as the sountersart sontalning the eriginal slgnatura(s).Upon acosptance
by you &g provided herein, this Comimitment Latier shall susersads all understandings and agreaments bistween fhs parileg
harete In respeot of he frensactions sentemplatsd haraby,

Wa ook forward o werking with you o this iransastlon,
Yours slngaraly,

Sphan Hesseman
Banior Viee Prasident

lhendar's addrass:

BuRTiust Bani

4777 Bharen Road, 2% Flesr
Bharistte, NG 28210

BIGNATURES GONTINUED ON FOLLOWING PAGE
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The terms and conditions of this Commitment Letter are hereby acknowledged and agreed to this ﬂ 6 day of MO\\’ . 20ﬂ

BORROWER:

Charlotte

. "‘ — { i ’V "-w
Print Name; f@ﬁﬁ ~ o ﬁ&::, i #D
Print Title: /%gw AV AP pﬁ@ﬁméﬁ_

BORROWER:
7EM., LLC

By:

Print Name;

Print Title;




The terms and conditions of this Commitment Letter are hareby acknowledged and agread to this 2 day ofm’q'? ) 20 __/ '7

BORROWER!
Charlotta Radiology Capital Partners, LLC

By

Print Name:;

Print Title;

BORROWER:
TEM, LLC

Print Ne 35‘{77"‘\)’@’\ } @‘Wfb

Pt Tite:, LIV A 7e




Borrower:

Lender:
Guarantor(s):
Facility:

Loan Amount:

Purpose;

OPTION #1
Maturity Date:

Repayment:

Interest Rate:

Prepayment:

OFTION #2
Maturity Date:

Repayment:

Interest Rate:

Prepayment:

Commitment Fee:

ANNEX 1
SUMMARY OF TERMS AND CONDITIONS

Charlotte Radiology Capltal Partners, LLC and 7 E.M,, LLG (callectively the
"Borrower")

SunTrust Bank ("Lenda™)
None
A term loan funded in a single drawdown on the closing date (the "Loan™).

Up to $2,000,000; not to excead 75% of the appraised value of the Property and
Improvaments, as determined by an appraisal or other valuatioh acesptable to Bank
in its sole discretion.

Refinance exlsting debt and provide cash out on an office building located at 70C E,
Morehead Streel, Charjotte, NC.

60 months from the closing date.

Paymants consisting of fifty-nine {59) consecutive monthly instaliments of piincipal
pius interest based on a two hundred forty (240) month amortization, payable
commencing thirty (30) days after closing, and & final payment equal to the unpaid
balance of principal plus accrued, unpaid interest and any other amounts owed, due
and payable on the Maturity Date.

The *Indax” shall be 30-day LIBOR. The “Rate” shall equal the Index plus 1.80% p. a.
(calculated on the basis of a 360-day year).

Under this rate aption, Borrower may prepay the Loan in whole or in part at any time
upon twa Business Days' prior written notice to Lender, Such prepayment notics shall
specify the amount of the prepayment which is to be made.-Any partial prepaymeant
shall be applied as detarmined by Lander In its sole discration.

84 months from the closing date.

Payments consisting of elghly-three (83) consecutive monthly instaliments of
principal plug interest based on a two hundred forty {240) month amortization,
payable commencing thirty (30) days after closing, and a final payment equal to the
unpald balance of principal plus accrued, unpaid interest and any other amounts
owad, due and payable on the Malurity Date.

The “Index" shall be 30-day LIBOR, The “Rate” shall aqual the Index plus 1.67% p. a.
{calculated on the basis of a 360-day year),

Under this rate option, Borrowar may prepay the Loan in whole or In part at any time
upon two Businass Days' prior written notice to Lender. Such prepayment nofice shal!
specify the amount of tha prepayment which is to be made. Any partial prapayment
shall be applled as determined by Lender in s sole discrefion.
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Treasury and
Payment Services;
Payments by

Auto Debit:

Collateral:

Financial Covenants:

Other Conditions:

Borrower agrees (1) to maintaln its primary operating account and &ll cash
management treasury businass with SunTrust Banlk, including, without timitation, all
deposit accounts, dishursement accounts and logkbox accounts and (i) to exscuts an
agreerment authortzing Lender to deblt a deposit account maintained by Borrowsr
wlih SunTrust Bank for all amounts dua under the Loan.

Tha collateral for the Loan wil! Include, without limitation, the following first priority,
perfected securlty Interasts:

1. AMortgage, Deed of Trust or Deed to Secure Debt (as applicable, the “Security
Instrumant”) providing Bank with a first priorlty mortgage lien/security interest in
real property located at 700 E. Morehead Street In Charlotte, NC (the “Property”).
The true legal dascripticn of the Property to be acceplable to Bartk or Bank's
closing aticrney,

2. Anasslgnment of all lsases, rents, income, licenses, permits and contracts
relating to the Property {Including, if applicable, ali plans and specifications),

3. Assignment of any and all Lease Guarantess now or hereafter covering all or any
part of said Property and/or the Improvements.

4. Ali improvements now or hereafier located on the Property, Including the
Improvemenis, and all fixiures and other attachments an the Property.

Maintenance of the following financial covenani(s);
Debt Service Coverage Ratig

The Debt Service Coverage Ratlo of the Borower shall not at the end of each fiscal
vear be less than 1.0 tc 1.0.

"Debt Service Coverage Ratio” means the ratlo of Net Operating Income ("NCI")
divided by total debt service.

‘NOF* means net income from tenants in place and paying rent, considering a
management fee equal to the greater of actual expense or 4% plus interest expense,
depreciation expense and amottization expense, each determined for such flscal
yaar,

‘Dabt Service” means the sum of (a) all contraciually scheduled principal payments
on Funded Debt plus {b) Interest Expense, each determined for such fiscal year,

Funded Debi” means (1) all obligations for monay borrowed, (2) all obligations
evidenced by a bond, indenture, note, letter of credit or similar instrument, {4) all
other obligations upon which Interest charges are customarlly paid.

Borrawer shall provide to Bank a Covenant Compliance Ceriificate within 30-days of
each Test Date, along with satisfactory supporting financial statements, certifylng
compliance with the requirements.

The terms and cenditions proposed herein are applicable under the following
conditiohs:

2. Minimum Project NOI of $300,000 including triple net leases.




Representations
and Warranties:

Affirmative
Govenants:

Negative
Covenants:

Events of
Defauit:

Closing Conditions:

3. Minimum 10 year lease term for tenant, Charlotte Radiology and 3 year lease

term for tenant, Steve Harris/Harris Development, Executed leases, which shall
ha acceptable to Bank in its sule discretion, to ba provided priot to closing,

Usual and customary for Lender in transactions of this type.

Usual and customary for Lender In transactions of this type, ineluding without
Imitaticn: delivery of updated financial information, including but not limited to current
financial statements in form satisfaciory to Lender, tax returns and other addltional
Infarmation, reports or schedules {financial or otherwise), all as Lender may request.

Usual and customary of Lender In transactions of this type, including withaut
limitation:

1. The ownership of the Borrowar will not change during the term of the Loan
without prior wrltien consent of Bank.

2. Property to remain at least 51% owned and occupled by Charlotte Radiclogy,
PA for the life of the loar.

3. Borrower shall not, and shall not permit any Subsidiary (If any) to, create, incur,
assume or permit any indebtednsss for money botrowed, relmbursement
obllgations under letters of credit, capital lease obligations or hedging obligations
(collectively, "Indebtedness”) or any guarantees or endorsements of any
lndebtidness, other than Indebtedness to SunTrust without prior wiitten consent
of Bank.

4. Borrower shall not, and shall not permit any Subsidiary (if any) to create, Incur,
assume ar permlt any lien, securlty interests or other type of encumbrance (a
“Lien;? on any of its assets except Liens granted to SunTrust, statutory Liens that
re indebledness and other Liens that have been consented to by SunTrust In
writing.

Usual and customary for transactions of this type (with customary notice and cure
periods), including, without limitation, the following: payment default: breach of
representations in any material respect; breach of covenants; cross default to other
indebtednass; bankruptey; Judgments; change In control; materlal adverse changs in
financial condition, operations, business or prospects; termination or invalidity of
guaranty or collateral doouments; and defaults under other loan documents.

The closing of the Loan shall be conditioned upon satisfaction (or valid walver) of
condltions precedent usual and customary for transactions of this type, including,
without limitatlon, the following conditions (all of the items to be deliveraed in form and
substance safisfactory to Lender): (1) recelpt and review of (a) all financial, formation
and other Information required by Lender on Borrower, Guarantor(s) and their
consfituent entities and other enitias spacifled by Lender, including all due diligence
materlals to verify authorlty, identity and background information for regulatory
purposes Under applicable "know your customer” and anti-monsy laundering laws, as
deemsd necessary by Lender in its sole and absolute discretion and(b) such othar
Information and due diligence deliveries as are requested by and acceptable to
Lender, including, but not limited to, legal documentation and attorney opinion letiars;
{2) authorization, execution and delivery of such documentation as is standard and
customary for this lype of transacticn or otherwise deamed necessary or appropriate
by Lender, Including customary increased cost, withholding tax, capital adequacy and
yleld protection provisions, treating Basel Il and Dodd Frank as changes In law in g
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Expenses and
Indemnification:

Governing Law and
Jurisdiction:

Swap Disclaimer:

manner similar to that proposed by the LSTA for such provisions, and cross-
collaterallzation of all ebligations owed to Lender by Borrower; and (3) there shall not
have cosurred, in the opinion of Lender, any materlal adverse change in the business or
financial condition of Borrower or any Guarantor or in any other state of facts submitted
to Lender in connection with the Loan, from that which existed at the fime Lender Initially
considered the proposed Loan.

The funding of the Loan shall be sublect to sccuracy of representations and
warranties as of the date of such Loan and no event of default or inciplent default
under the Loan shall have ocourred and ba continuing as of the date of such Loan or
would result from making the Loan.

Borrower will pay all costs and expenses of Lendar including, without limitation, the
fees, charges and disbursements of Lender's counsel (including in-house counsel) in
conneaction with the preparation, administration and enforcement of all documentation
axecuted in connection with the Loan,

State of NC

Nothing hersin constitutes an offer or recommendation to enter Into any “swap” or
trading strategy involving a “swap” within the meaning of Section 1a(47) of the
Commocity Exchange Act. Any such offer or recommendation, if any, will only occur
after we have receivad appropriats documentation from you regarding whether you
gre qualified to enter into a swap under appllcable law.

This Summary of Terims and Conditions is intended as an outline of certain material terms and
conditions applicable to the Loan and does not purport to describe all of the terms and conditions,
reprasentations and warranties, covenants and ofher provisions that could be contained in the
definitive loan and collateral documantation relating to the Loan.




