REAL ESTATE LEASE AGREEMENT
Base Lease — With Taxes — With Option

THIS LEASE AGREEMENT is made and entered into this_© day of "'Ol 6. by and between Oakway Golf, Inc.,
hereinafler called the Lessor, and STEM Holding, Ine, hereinafter called the Lessee. In consideration of the covenants,
agreements, and stipulations herein contained on the part of the Lessee to be paid. kept and faithfully performed, the Lessor

does hereby fease, demise and let unto the said Lessce those certain premises, as is. situated in the C ity of Springticld,

County of Lanc and State of Oregon, at; 800 N, 42 Sureet Suite G, H. '7 and further described as approximately

GG seuure feet upon the following TERMS and CONDITIONS: Sce Exhibir A

(B

SECTION 1. OCCUPANCY Nﬂ‘/ [g -1 aks

i.1 Original Term. The term of this lease shall commence on o © 77 and continue through '\JW
2026, Lessec has the right to terminate the legse through /’\}0\/ f Zﬁ[(a 5:00pm PST.

12 Passession. Lessee's rights 1o possession and obligations under this lease shall commence on Scpiember 1, 7016,
3 Renewal Option. H'the Lessce is not in default in regard 1o the terms and provisions of'this Real Estate Lease

Agreement at the time the option is exercised or at the time the renewal term is to commence, Lessee shall have the
option to renew this Real Estate Lease Agreement subject to all the terms and provisions as follows:

(a) Fuorone (1) Successive torm(s) of ten (11 year
lollowing the expiration of the preceding term.

cach with each renewal term commencing on the day

tb) The first renewal term shall commence on the 17 duy of Sepiomber. 2026 and the second rental term. it
exercised, shall commence on the nw  day of nfa. na The option regarding a renewal term shall be
Wem&u.i by written notice pursuant w Section 18.3 sent by Lessce to Lessor not less than one hundred eighty
(180} days prior 1o Angust 31, 2026 in regard to the first renewal term, and no later than one hundred eighty
{180} days prior o nfa  in regard to the second renewa! lease term. The giving of such notice shall be
\Lin]Clv..nf te make the Lease binding for the renewal term provided that each of the parties shall prompily
execute prior to the last day of the preceding term a further written amendment w the Lease in which the partics
agree to extend the lease term, provided that under all circumstances the rent for any renewal term shall
continue to increase at the rate of two pereens (2951 per yen y commencing on the 1™ of June of each vear of each
renewal term; and therefore, the base mmth!\ rent for the first vear of the first renewal term shall be S5.603.0G
per momhs and further proudui that the monthly rent amount for the first 12 month period of the second lease
term commencing n'a will be n/a per month.

(¢ )Wh%%%%l%%@mitmmwwmke%ﬂw Le&%e—&wee&mﬂ{

(4 Lessor, or Lessor’s agent, shall have the right to place “For Lease™. “For § i *or similar such signs on the subject
feased property at any time within the fast one hundred eighty (180) davs of the lease term. The location of such
signs shall be at the sole diseretion of the Lessor {see also 18.7).

SECTION 2. RENT (Alsa see Section 2.5 for Additional Rents)

2.1 Base Rent. Lessce shall pay to Lessor on the Ist day of each month in advance at such place as may be designated
by the Lessor, at the_ tollowing monthly base rent schedule:
W |s¥ 72606 —Sepremor 2017 $7.035.00 = S315.00 estimated wixes
Nov Indevs Seprrerier 5' !si T gy, 2018 S7175.00 + $315.00 cstimated taxcs
Adov SepAnEr 52018 - - ppetd - 2019 $7.320.00 - $315.00 estimated tases
SepteTteTHRU1Y - g Y L 2020 §7.470.00 + $315.00 estimated taxes
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N/ 5 \-sﬁx-:wm-)d’ (j S7.625.00 « S315.00 extimated taxes

MNeov 6 Sepiembes 52027 - S7.IRNL00 + S3 1300 estmated tases

oV T Sipteesbwr 152022 S7. 940,00 + S350 estimated taxes
Spterier 152022

0 estimated tuves
00 estinmed waxes
o

= L313.00 estimuted taxes

ﬂ;ﬁj K. Sepressiger 152023
/G Gentemiper 190074
2 phits i islatey 20324
Nd\/z(-}. Sopteysiver 35/2{}3_; "

NOTE: Base Monthly Rent does not include amount due for Additional Reats, The amount of base rent payable by
the Lessee 15 not in any way dependent upon or related to the nwmber of square feet in the Premises being leased by
the Lessee from the Lessor pursuant o the terms of this Agreement.

Method of Pavment. lessor may, ar Lessor's discretion and after providing a writen notice o Lesses, require
Lessee to remit any and all payment(s) due under the terms of this Agreement with cash or a cashier’s check,

Late Payment Charges. If Lessee fails to pay. within TEN (10) days afier the due date thereof. any rent, Lessor
advance, or other charge payable by Lessee under this Lease, then Lessce shall be obligated to pay 1o Lessor (in
addition to the overdue principal amount of the rent, advance, or other charge) a late payment charge of S201.00
with suid late payment charge being compounded monthly, for each month or fraction of 2 month during which the
averdue principal amount remains unpaid. Payment date shall be that date on which Lessor receives said payment.

Security Deposit. Lessor retains a Security Deposit in the sum of $14,008 which is a refundable security deposit
pursuant 1o the following terms and conditions: The deposit shall be a debt from Lessor to Lessee. refundable within
THIRTY (30} days following expiration of the lease term or other termination not caused by Lessec's default. Lessor
shall have the right to offset against the deposit any sums owing from Lessee to Lessor and not paid when due, any
damages caused by Lessee's default, the cost of curing any default by Lessee should Lessor elect to do so, and the
cost of performing any repair or cleanup that is Lessee's responsibility under this lease. Offset against the deposit
shall not be an exclusive remedy in any of the above cases, but may be invoked by Lessor, as its option, in addition
i any other remedy provided by law or this lease for Lessee's nonperformance. Lessor shall give notice (o Lessee
each (ime an oftset is claimed against the deposit, and. unless the lease is terminated, Lessee shall within TEN (10}
days following such notice deposit with Lessor a sum equal to the amount of the offset so that the total deposit
amount, net of offset, shall remain constant throughout the lease term.

Additional Rent. All taxes, insurance costs, utility charges. maintenance and other charges which Lessee is
required to pay by this lease, and any other sum which Lessee is required to pay to Lessor or third parties shall be
Additional rent and the aforementioned monthlv tax pavment shall be included each month with the payment
of base monthly rent. Additional Rents shall be reconciled annually and adjusted accordingly. Upon annual
presentation of Lane County Real Property Tax Statement, Lessee shall remit to Lessor any accumulated
underpayment of real property tax within [0 days of receipt of notice of amount due. Lessor shall also notify Lessee
of any accumulated overpayment and said overpayment shall be credited against Lessee’s monthly payment of rent
and additional rents.

SECTION 3. REPAIRS AND MAINTENANCE

3.1

Lessor's OQbligations. The following shall be the responsibility of Lessor:
{a) Lessor warrants that all heating, cooling, electrical and plumbing systems are in reasonable operating order at
date of Lessee’s possession,

{b} Repairs and maintenance of the roof and gutters, exterior walls, bearing walls, structural members, and
foundations.

{c) Repair of sidewalks, driveways, curbs, parking areas, and areas used in common by Lessee and Lessor or
Lessees of other portions of the same building.

{(d) Repair and maintenance of exterior water, sewage, gas and electrical services up 1o the point of entry to the
leased premises.
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Lessee's Obligation. The following shall be the responsibility of Lessee:
{#) Maintenance, repatr or replacement of interior walls, ceilings. floor coverings, counters, cabinets, doors and
windows and related hardware, light fixtures. switches, and wiring and plumbing from the point of entry to the
premises. Lessee covenants and agrees (o replace any and all of the plate glass broken. vandalized, or scraiched
on the leased premises during the term of this lease. Repair of the heating and air conditioning system (©

include ordinary maintenance.

(b) Any Repairs necessitated by the negligence of Lessce, ils invitees, CUSIOMERS, agents, employees, vendors,
confractors, subcontractors, patrons, common carriers or suppliers. except as provided in Paragraph 7.1 dealing
with waivers of subrogation.

(¢) Lessce is responsible for ordinary maintenance and repairs of the heating and air conditioning sysiems and is
respansible for any extraordinary repair or replacement exXpenses regarding the heating and air conditioning
systems.

(d) Any repairs or alterations required under Lessee's obligation to comply with laws and regulations as set forth in
Paragraph 4.2 (&) below.

(¢} All other repairs to the premiscs which Lessor is not required to make under Paragsaph 3.1 above.

(f) Compliance with all reasonable rules and regulations respecting the use of the Leased Premises issued by Lessor
from time 1o tme and communicated to Lessee in writing.

(g} Not comumil waste, not suffer or permit waste to be committed. and not cause or permit any nuisance on or in
the Leased Premises.

(h) All office desks with chairs must have chair mats under cach chair to protect the carpet.

Lessor's Interference with Lessee. Any repairs, replacements, alterations, or other work performed on or around
the leased premises by Lessor shall be done in such a way as 1o interfere as little as reasonably possible with the use
of the premises by Lessce, Lessec shall have no right to an abatement of rent nor any claim against Lessor for any
inconvenience or disturbance resulting from Lessor's activities performed in conformance with the requirements of
this provision.

Reimbursement for Repairs Assumed. If either party fails or refuses to make repairs which are required by this
Section 3, the other party may make the repairs, and charge the actual costs of repaits the first party. Such
expenditures by Lessor shall be reimbursed by Lessee on demand, together with interest at the rate of TWELVE
(12%) percent per annum from the date of expenditure by Lessor. Such expenditurcs by Lessce may be deducted
from rent and other payments subsequently becoming due, or, at Lessee's election, collected directly from Lessor.
Except in an emergency creating an immediate risk of personal injury or property damage, neither party may
perform repairs which are the obligation of the other party, and charge the other party for the resulting expenses
anless at teast THIRTY (30) days before work is commenced, the defaulting party is given notice in writing
sutlining with reasonable particularity the repairs required. and such party fails within that time to initiate such
repairs in good faith.

Inspection of Premises. Lessor shall have the right to inspect the premises at any reasonuble time or times. during
normal business hours and without undue interference to Lessee’s business operations, to determine the necessity of
repairs.  Whether or not such inspection is made, the duty of Lessor to make repairs shall not mature until a
reasonable time after Lessor has reccived from Lessee notice in writing of the repairs that are required.

SECTION 4. USE OF THE PREMISES

4.1

Permitted Use. The premises shall be used for thwe processing of agricultural products regutated by the Suite of
Gregon and for no other purpose without the written consent of Lessor which written consent of Lessor can be
withheld for any reason or no reason at the discretion of Lessor.  Lessor makes no representations as to the
suitability of the premises for Lessees anticipated use(s). and Lessee acknowledges that Lessee has through its own
due diligence determined suitability and, except as may be specially provided otherwise herein, hereby aceepts the

Ziges in the current “AS IS” condition.
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4.3

4.4

Restrictions on Use. In connection with use of the premises Lessee shall:

() Conform to all applicable laws and regulations of any public authority affecting the premises, and the use,
including any requirements of any governmental agency relating to the use, storage, or spillage of any
hazardous waste or materials, and correct at Lessee’s own expense any failure of compliance created through
Lessee's fault or by reason of Lessee's use, but Lessee shall not be required to make any structural changes to
effect such compliance unless such changes are required because of Lessee's specific use. Lessee shall
indemnity and hold Lessor harmless from any and all liability, including Lessor's reasonable attorney's fees,
which Lessor may incur by reason of any default of Lessee in compliance with this paragraph.

(b Refrain from any activity which would make it impossible to insure the premises against casualty, would
increase the insurance rate, or would prevent Lessor from taking advantage of any ruling of the Oregon
Insurance Rating Burcau or its successor allowing Lessor to obtain reduced premium rates for long-term fire
insurance policies, unless Lessee pays the additional cost of the msurance.

(¢) Refrain from any use which would be reasonably offensive to other Lessees or owners or users of neighbaring
premises or which would tend to ereate a nuisance or damage the reputation of the premises.

(d) Refrain from loading the tloors beyond the point considered safe by n competent engineer or architect selected
by Lessor.

Signs.  Lessee is strictly forbidden from making any marks on or attaching any signs, antenna, aerial, or other
device to the exterior or interior walls, windows, or roof of the premises without the prior written consent of Lessor,
Should Lessor give consent for installation of any sign by Lessee, said consent would be subject 10 Lessor's
approval of the proposed sign placement. method of installation, design, size, color, wording and evidence of
approval by the prevailing local governmental authority. The entire cost related to any approved sign, design,
construction and instaliation shall be the sole obligation of the Lessee. Immediately upon termination of Lessee’s
tenancy all signs previously instalied by Lessee shall be removed by Lessee, at Lessee’s expense, and the arca where
the sign was installed or attached, repaired to its original condition.

Parking. Lessee agrees to promptly comply with all parking instructions and restrictions as Lessor may, from time
to time, impose for purposes of achieving the orderly and reasonable allocation of available on site parking amongst
the Lessee and other occupants, customers, employees and agents of the subject property.

SECTION 5. HAZARDOUS MATERIALS.

Lessee shall not cause or permit any Hazardous Material (as defined in Section 5.3) to be brought upon,
kept or used in or about the Leased Premises without the express prior written consent of Lessor (which Lessor shall
nat unreasonably withhold. provided that Lessec demonstrates to Lessor's reasonable satisfaction that such
Hazardous Material is necessary or useful to Lessee’s business, and that such Hazardous Material will be used, kept
snd stored in a manner that complies with all laws, rules, ordinances and regulations relating to the storage and use
of the Hazardous Material). Lessor's consent shall not be deemed to be a waiver by Lessor of its rights to
indernnification by Lessee as stated in Section 5.1, If Lessee breaches the obligations stated herein. or if the
presence of Hazardous Material on the Leased Premises caused or permitted by Lessee at any time after execution of
this Agreement, results in any contaminaton of the [.cased Premises or any other private or public property,
including. without limitation, sewers or streets, or if contamination of the Leased Premises by Hazardous Material
otherwise occurs for which Lessee is legally liable to Lessor or to any third party for damages resulting there from,
then:

Lessee shall indemnify, defend and hold Lessor harmless from and against any and all claims, judgments, damages,
penalties, fines, costs, expenses, liabilities and losses {including, without limitation, diminution in value of the
Leased Premises, damages for the loss or restriction on use of the Leased Premises, and sums paid in sctement of
claims, attorneys' fees, consultant fees and expert fees) that arise during or after the term of this Lease, as a result of
or in connection with such contamination. The foregoing indemnification of Lessor by Lessee includes, without
limitation, costs incurred in connection with any investigation of site conditions or any clean-up, remedial, removal
or restoration work required or recommended by any federal, state or local governmental agency or political
<ubdivision because of Hazardous Material present in the soil or groundwater on or under the Leased Premises or
any public facilities.
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Lessee shall promptly take any and all actions, at its sole cost and expense, as are NECESSAry OF appropriate 10 retum
the Leased Premises or other private or public facilitics to the condition existing prior to the introduction of any
Hazardous Material to the Leased Premises; provided that Lessor's approval of such actions shall first be obtained,
which approval shall not be unreasonably withheld if such actions would not potentially have any material adverse
effect on the Leased Premises or other private or public facilities. All contractors, laboratories and engineering
firms (hercinafter "Consultants”) chosen by Lessee 10 undertake any remedial action that may be nccessary of
appropriate on or about the Leased Premises or other private or public facilities shall be approved by Lessor prior to
their employment by Lessee, which approval will not be unreasonably withhold. Consultants shall be licensed and
bonded in accordance with all applicable laws. Duplicate copies of all reports and findings made by Consultants
with regard to the condition of the Leased Premises or other private or public facilitics shall be delivered to Lessor
concurrently with their delivery to Lessee. Lessec shall have the work done by the Consultants at Lessee's sole risk,
and the Lessee shall indemnify and hold Lessor and Lessor's agents and emplovees harmiess from and against any
and all loss, costs, liability, damage and expense relating to or arising from (1} any damage or injuries to Lessee, the
Consultants, or the ageuts or assignees of either the Lessee or the Consultants, (2) for any third-party liability
incurred by Lessee ar the Consultants, and (3) for any damages or injuries suffered by Lessor, or Lessor's agents or
employees by reason of any work done by the Lessee or the Consuliants or their agents or employees.

As used herein, the term "Hazardous Material” means any hazardous or toxic substance, material or waste that is or
hecomes regulated by any local governmenta! authority, the State of Oregon, or the United Sttes Government. The
lerm “Hazardous Material” includes, without limitation, any material or substance which is designated as a
hazardous substance pursuant to the Water Pollution Control Act (33 USC Section 1317); or defined as hazardous
waste pursuant to the Resource Conservation and Recovery Act (42 USC Section 6901 et seq.); or defined as a
hazardous substance pursuant to the Comprehensive Environmental Response. Compensation and Liability Act of
19%0. as amended (42 USC Section 9601 et seq.); or defined as a hazardous material pursuant to Article 90 of the
Unifarm Fire Code. as adopted by the City or County in which the subject property is located and, as amended from
time to tme.

SECTION 6. ALTERATIONS

6.1

Alterations Prohibited. Lessce shall make no improvements or alterations to the leased premises of any kind
without first obtaining Lessor's written consent.

Alterations Required. The improvements delineated on the work sheet, if any. attached hereto and made part of
this lease shall be performed by the party designated and within the time stated on the work sheet.

Ownership of Alterations. All improvements and alterations performed on the leased premises by either Lessor or
Lessee shall be the property of Lessor when installed unless the applicable Lessor's consent specifically provides
otherwise.

SECTION 7. INSURANCE

Tl

e
(23

Insurance Required. Lessor shall be responsible for insuring the premises, and Lessee for insuring its personal
property and trade fixtures located on the premises. Neither party shall be liable to the other for any loss or damage
caused by water damage, sprinkler leakage, or any of the risks covered by a standard fire insurance policy with an
extended coverage endorsement, and there shall be no subrogated claim by one party's insurance carrier against the
other arising out of any such loss.

Liability Insurance. Before taking possession of the premises, Lessee shall procure and thereafter during the term
of the lease shall continue to carry the following insurance at Lessee's costs: Public lability, including bodily
injury, and property damage insurance in an acceptably rated company with limits of not less than $_1,000.000.00
dollars for injury to onc person, $ 2,000.000.00 dollars in aggregate. The aforementioned required insurance shall
{1} cover all risks arising directly or indirectly. from or relating to, or out of Lessce's activities on or in regard to any
condition of the leased premises, (2) shall protect Lessee against the claims of Lessor on account of the obligations
assumed by Lessee under or pursuant to Paragraph 7.1 of the Lease Agreement. and (3) shall protect Lessor and
Lessce against claims of all third persons. Certificates evidencing such insurance, and bearing endorsements
requiring TEN (10} days™ written netice to Lessor prior to any change or cancellation shall be furnished to Lessor

rior to Lessee's occupancy of the property

S50 Page 5 of 14 B/23/16




SECTION 8. UTILITIES AND SERVICES

8.1 Utility and Service Charges. Utilities and services shail be paid as follows. See Seetion 19,
Ulity and Service Lessor Lessee REMARKS
TelPRONE 1uoeeeceecmmeas irasreranssesincescaes £ 5 .

Flectrie Service e

Narural Gas Service . e

Municipal Water Service ... o 7% Shared Cost
G BWET SEIVICE 1 errrrans nemssbassossiiissasaisis 3 Shared Cost
Refuse Collection. e i
laterior Janitorial Service. o X

Storny Water Charges......ccuwi 7 Shared Cost

Landscape Care & Maintenance.... % Of Lessee area
8.2 Telephone Service. Lessee hereby takes possession of said leased premiscs with telephone service i an “as-is”

condition. Lessce acknowledges inspection of telephone service and accepts service as adequare.
SECTION 9. TAXES

9.1 Personal Property Taxes. Lessee shall pay all property taxes assessed against Lessee's inventory, equipment,
appliances and other personal property located on the subject leased premises.

9.2 Real Property Taxes. Lessee shall pay nwenty pereent {2051 all real property taxes assessed against Lessor's real
property. Lessee shall pay real property taxes at the rate of $315.00 per month in addition to the monthly base rent,
and the aforementioned monthly tax payment shall be included each month with the payment of monthly base rent,
Additional Rents shall be reconciled annually and adjusted accordingly. Upen annual presentation of Lane County
Real Property Tax Statement, Lessee shall remit to Lessor any accumulated underpayment of real property 1ax
within 10 days of receipt of notice of amount due. Lessor shall also notify Lessce of any accumulated overpavment
and seid overpayment shail be credited against [essee's monthly payment of rent and additional rents.

SECTION 10. DAMAGE AND DESTRUCTION

HIN Partial Damage. Ifthe leased premises are partly damaged, and Paragraph 10.2 below does not apply, the property
shall be repaired by Lessor at Lessor's expense. Repairs shall be accomplished with all reasonable dispatch subject
to interruptions and delays from labor dispuics, and matters bevond the control of Lessor, and shall be performed in
accordance with the provisions of Paragraph 3.3 above.

10.2 Destruction. If the leased premises are destroyed or damaged such that the cost of repair exceeds FIFTY (50%)
percent of the value of the structure before the damage. either party may elect to terminate the lease as of the date of
the damage or destruction by notice given to the other in writing not more than FORTY-FIVE (45) days following
the date of damage. In such evenrt all rights and obligations of the parties shall cease as of the date of ermination,
and Lessee shall be entitled to any prepaid amounts previously paid by Lessee, and auributable to the anticipated
term. If neither party elects to terminate, Lessor shall proceed to restore the leased premises to substantially the
same form as prior to the damage or destruction. Work shall be commenced as soon as reasonably possible, and
thereafter shall proceed without interruption except for work stoppages on account of labor disputes, and matters
beyond the control of the Lessor. In the event that Lessor and Lessee are unable to agree as to (1) whether the costs
of repair exceed fifty percent (30%) of the value of the structure before any damage to the structure, or (2) the
amount of the rent reduction, if any. if the premises are partially damaged pursuant 1 Section 10.1 of (3} whether
the rent should be abated during a portion of, or all of the period of time during which the structure or the premises
are being repaired, pursuant to Section 10.2, or () whether the damage occurred or was caused as a result of the
fault of the Lessee’s invitees, customers, agents, employees, vendors, contractors, subcontractors, patrons, common

oo or supplicrs, then any such dispute shall be resolved by arbitration in the manner provided in Section 20.
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10.3  Rent Abatement. Rent shall be abated during the repair of any damage 1o the extent the premises arc un-leasable,
except that there shall be no rent abatement where the damage occurred as the result of the fault of Lessee. their
agents, employees or mvitees

10.4  Damage Late in Term. If damage or destruction to which Paragraph 10.2 would apply occurs within ONE (1} vear
prior to the end of the then current lease term. Lessee may cleet to terminate the lease by notice in writing to Lessor
given within THIRTY (30) days after the date of the damage.

SECTION 11, EMINENT DOMAIN

11.1 Partial Taking. If a portion of the leased premises is condemned, and Paragraph 11.2 does not apply, the lease
shall continue on the following terms:
(a) Lessor shall be entitled to all of the proceeds of condempation, and Lessce shall have no claim against Lessor as

a result of the condemnation.

(b Lessor shall proceed as soon as reasonably possible to make such repairs and alterations to the premises as arc
necessary to restore the remaining premises to a condition as comparable as reasonably practicable to that
existing at the time of the condemnation.

(¢} After the date on which title vests in the condemning authority or an earlier date on which alterations or repairs
are commenced by Lessor to restore the balance of the property in anticipating of taking, the rent shall be
reduced in proportion to the reduction in valuc of the leased premises as an economic unit on account of the
partial taking. If the Lessor and Lessee are unable 1o agree upon the amount of the reduction of rent regarding a
partial taking, the amount of the reduction of the rent shall be determined by arbitration in the manner as is
provided in Section 20.

(d} If a portion of Lessor's property not included in the lcased premises is taken, and severance damages are
awarded on account of the leased premises, or an award is made for detriment to the leased premises as a result
of activity by a public body not invelving a physical taking of any portion of the premises, this shall be regarded
as a partial condemnation to which subparagraphs 11.1 (a) and (c) apply. and the rent shall be reduced to the
extent of reduction in rental value of the premises as though a portion had been physically taken.

il.2 Total Taking. If a condemning authority takes all of the leased premises or a portion sufficient to render the
remaining premises reasonably unsuitable for the use which Lessee was then making of the premises, the lease shali
terminate as of the date the ttle vests in the condemning autherities. Such termination shall have the same effect as
termination under Paragraph 11.1 (a) above. Lessor shall be entitled to all of the proceeds of condemnation, and
Lessee shall have no claim against Lessor as a result of the condemnation.

1.3 Sale in Lieu of Condemnation. Sale of all or part of the leased premises to a purchaser with the power of eminent
domain in the face of a threat or probability of the exercises of the power shall be treated for the purposes of this
Section | ] as a raking by condenmnation.

SECTION 12. LIABILITY AND INDEMNITY

12.1 Liens.

(a) Except with respect to activities for which Lessor is responsible. Lessee shall pay as due all claims for work
done on and for services rendercd or material furnished to the leased premises, and shall keep the premises free
from any liens. 1f Lessee fails to pay any such claims or to discharge any lien, Lessor may do so, and collect the
cost as additional rent. Any amount so added shall bear interest at the rate of TWELVE (12%) percent per
annum from the date expended by Lessor, and shall be payable on demand. Such action by Lessor shall not
constiture 2 waiver of any right or remedy which Lessor may have on account of Lessee's default.

(b) Lessee may withhold payment of any claim in connection with a good-faith dispute over the obligation to pay,
so long as Lessor's property interests arc not jeopardized. [f a lien is filed as a result of nonpayment, Lessee
shall, within TEN (10} days deposit with Lessor cash or sufficient corporate surety bond or other surety
satisfactory to Lessor in an amount sufficient to discharge the lien, plus any costs, attorney’s fees, and other
charges that could acerue as a result of a foreclosure or salc under the fien.
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12.2

Indemuification. Lessee shall indemnify and hold Lessor harmless and free from any and all costs, expenses and
liabilities. including reasonable attorney’s fees, arising by reason of any damage or injury (o any person or property
which may arise from or be due to (1) the occupancy or use of the premises by the Lessee or Lessee's invitees.
customers, agents, employees, vendors, contraciors, subcontractors, suppliers. patrons. or coOmMmon carriers, and (2)
any negligence or intentional misconduct of the Lessee or the Lessee’s invitees, customers, agents, employees.
vendors. contractors, subcontractors, suppliers. patrons. or common carriers, except to the extent that any such costs,
expense or Hability suffered by the Lessor was due solely to the negligence or intentional misconduct of the Lessor,

SECTION 13. QUIET ENJOYMENT; MORTGAGE PRIORITY

13.1

Lessor's Warranty. Lessor warrants that it is the owner of the leased premises. and has the right to lease them.
Lessor will defend Lessee's right to quiet enjoyment of the leased premises from the lawful claims of all persons
during the lease term.

Mortgnge Priority. This lease is and shall be prior to any morigage ot deed of trust (“Encumbrance”) recorded
aiter the date of this lease and affecting the premises. However, if any lender holding such an Encumbrance requires
that this lease be subordinate to the Encumbrance, then Lessee agrees that the lease shall be subordinate to the
Encumbrance if the holder thereof agrees in writing with Lessee that so long as Lessee performs its obligations
under this lease no foreclosure, deed given in lieu of foreclosure, or sale, pursuant o the terms of the Encumbrance.
or ather steps or procedures taken under the Encumbrance shall affect Lessee’s rights under this leasc. If the
foregoing condition is met, Lessee shall execute the written agreement, and any other documents required by the
holder of the Encumbrance to accomplish the purposes of this paragraph. If the premises are sold as a result of
foreclosure of any Encumbrance thereon, or otherwise transferred by Lessar or any successor, Lessee shall atorn (o
the purchaser or transferec.

Estoppel Certificate. Either party will within TWENTY (20) days after notice from the other, execute and deliver
to the other party a certificate stating whether or not this lease has been modified, and is in full force and effect, and
specifying any modifications or alleged breaches by the other party. The Certificate shall also state the amount of
monthly base rent, the dates to which rent has been paid in advance, and the amount of any security deposit or
prepaid rent. Failure to deliver the certificate within the specified time shall be conclusive upon the party of whom
the certificate was requested, that the lease is in full force and effect. and has not been modified except as may be
represented by the party requesting the certificate.

SECTION 14. ASSIGNMENT AND SUBLEASE

No part of the leased property may be assigned, mortgaged, or subleased, nor may a right of use of any
portion of the property be conferred on any third person by any other means by the Lessee, without the prior written
consent of Lessor, which consent of the Lessor can be withheld for any reason Or no reason. It Lessee is a limited
fjability company or a corporation or any other type of legal entity, then no sharcholder, partner, member or any
other person controlling any interest in any such corporation, limited hability company, partnership or other legal
entity shall have the right to transfer any interest in any such legal entity without the prior consent of Lessor. which
consent shall not be unreasonably withheld. In the event that Lessor incurs attorney’s fees, accountant fees or other
professional fees in evaluating any proposed transfer of any (1) interest by any person of any ownership interest in
the Lessee, or {2) any assignment or sublease regarding the premises. Lessee shall within ten (10} days of the receipt
of any statement for any such professional fees and expenses, forthwith pay to Lessor all such fees of any
protessionals charged to Lessor by such professionals to evaluate any such proposed transfer of any interest in any
legal cntity or any proposed assignment or sublease regarding the premises whether or nol the Lessor shall
subsequently approve or disapprove any such proposed transfer of any ownership interest in the Lessee or any
assignment or sublease regarding the premises or the Lease Agreement,

SECTION 15. DEFAULT - THE FOLLOWING SHALL BE EVENTS OF DEFALULT:

15.1

ok
Lh
i~

LESS)

Default in Rent. Failure of Lessee to pay any rent or other charge within TEN {10} days after it is due, Atno time
is Lessor required to give any written notice to Lessee in the event that Lessee shall fail w pay when due any amount
of base rent, menthly real property tax payment or monthly insurance premium payment.

Default in Other Covenanis. Failure of Lessee to comply with any term ot condition, or fulfill any obligation of

the lease (other than the payment of rent or ather charges) within TWENTY (20) days after written notice sent by
sssor orEessor’s agent pursuant to Scction 18.3 specifying the nature of the default with reasonable particularity.
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It the default is of such a nature that it cannot be completely remedied within the TWENTY (20) day period, this
provision shall be complied with if Lessee begins correction of the default within the TWENTY (20) day period. and
thercafter proceeds with reasonable diligence, and in good faith to effect the remedy as soon as practicable.

fnsolvency. Insolvency of Lessee; an assignment by Lessee for the benefit of creditors: the filing by Lessee of a
voluntary petition in bankruptcy; an adjudication that Lessee is bankrupt or the appointment of a receiver of the
properties of Lessee: the filing of any involuntary petition or bankruptcy, and failure of Lessee to secure a dismissal
of the petition within THIRTY (30) days after filing; attachment of or the levying of execution of the leasehold
interest, and failure of Lessee to secure discharge of the attachment or release of the levy of execution within TEN
(10) days. If Lessee consists of two or more individuals or business entities, the events of default specified in this
Paragraph 15.3 shall apply to each individual or business entities, unless within TEN (10} days after an event of
default occurs, the remaining individuals produce cvidence satisfactory to Lessor that they have unconditionally
acquired the interest of the one causing the default.  If the lease has been assigned, the events of default so specified
shall apply only with respect (o the one then exercising the rights of Lessee under the lease.

Abandonment. Failure of Lessee for TEN (10) days or more to occupy the property for one or more of the
purposes permitted under this lease unless such failure is excused under other provisions of this lease shall be an
abandenment of the property.

SECTION 16. REMEDIES ON DEFAULT

1a.1

16.2

i6.3

16.4

Termination. In the event of a default the lease may be terminated at the option of the Lessor by written notice to
Lessce. Whether or not the lease is wrminated by the election of Lessor or otherwise, Lessor shall be entitled to
recover damages from Lessee in regard to the Lessee’s defaults. and Lessor may re-enter, take possession of the
premises and the property and all parts thereof, und remove any persons or property by legal action or by self-help
with the use of reasonable force, and without lability for damages, and without having accepted a surrender.

Reletting. Following re-entry or abandonment, Lessor may relet the premises, and in that connection may make any
suitable alterations or refurbish the premises, or both, or change the character or use of the premises, but Lessor shall
not be required 1o relet for any use or purpose other than that specified in the lease or which Lessor may reasonably
consider injurious to the premises, or to any Lessee which Lessor may reasonably consider objectionable. Lessor
may relet all or part of the premises, alone or in conjunction with other properties, for a term longer or shorter than
the term of this lease, upon any reasonable terms and conditions, including the granting of some rent-free occupancy
or other rent concession.

Damages. In the event of termination of the Real Estate Lease Agreement or of the lease. or the retaking of
possession of the premises or the property following default. Lessor shall be entitled to recover immediately.
without waiting until the due date of any future base rent or other amount, or until the date fixed for expiration of the
tease term, the following amounts as damages:

(a) The loss of reasonable remtal value, including but not limited to, all unpaid base rent, reimbursement of
insurance premiums and expenscs, reimburscment for repairs assumed by Lessor, all insurance costs, all real
property taxes, utility charges and all other additional rent and damages of every type and kind owed by Lessce
to Lessor from the date of Lessec’s default until a new Lessee is, or with the exercise of reasonable efforts by
Lessor could have been, secured and paying out to Lessor,

{(b) The reasonable costs of re-entry and releting, including without limitation the cost of any clean up,
refurbishing, removal of Lessee's property and fixwres. or any other expense occasioned by Lessee's failure 10
quit the premises upon termination, and to leave them in the required conditioning, any remodeling costs,
attorney's fees, court costs, Agent commissions, and advertising costs.

(¢} Any excess of the value of the rent and all of Lessee's other obligations under this lease over the reasonable
expeeted return from the premises for the period commencing on the earlier of the date of trial or the date the
premises are relet and continuing through the end of the term. The present value of future amounts will be
computed using a disconnt rate equal to the prime loan rate of major Oregon banks in effect on the date of trial.

Right to Sue More Than Qnce. Lessor may sue periadically to recover damages during the period corresponding
to, the remainder of the lease term, and no action for damages shall bar a later action for damages subsequently
cring.
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Remedies Cumulative. The foregoing remedies shall be in addition to, and shall not exclude any other remedy
available to Lessor under applicable law.

Lessor’s Right to Cure Defaults. If Lessee fails to perform any obligation pursuant to this Agreement, Lessor shall
have the option, but not a duty, to perform any such Lessee obligation after thirty {30) days prior written notice w©
Lessee. All of Lessor’s expenditures to correct Lessee’s default shall be reimbursed by Lessee on demand with
interest at the rate of twelve percent (12%) simple interest per year from the date of the expenditure by Lessor. Such
payment or action by Lessor shall in no way waive any other remedies available to Lessor because of any Tenant
default.

SECTION 17. SURRENDER AT EXPIRATION

7.1

17.3

Condition of Premises. Upon expiration of the lease term or earlier termination on account of default, Lessee shall
deliver all keys to Lessor, and surrender the leased premises in good order and repair, reasonable wear and tear
excepted, and broom clean. Alterations constructed by Lessee with permission from Lessor shall not be removed or
restored to original condition, unless the terms of permission for the alteration so require. Lessee's obligations under
this paragraph shal! be subordinate to the provisions of Section 10 related to destruction.

Fixtures.

{a) All fixtures, improvemenis or additions placed upon the leased premises during the lease term, other than
Lessee's trade fixtures, shall, at Lessor's option. become the property of Lessor. If Lessor so elects, Lessee shall
remove any or all fixtures which would otherwise remain the property of Lessor, and shall repair any physical
damage resulting from the removal. If Lessee fails to remove such fixtures, Lessor may do so, and charge the
cost to Lessee. with interest at the rate of twelve (12%) percent per annum, from the date of expenditure.

(b} Prior to expiration or termination of the lease term, Lessee shall remove all furnishings, furniture, and trade
fixtures which remain its property, If Lessee fails to do so. this shall be an abandonment of the property. and
Lessor may retain the property, and all rights of Lessee with respect to it shall cease, or, by notice in writing
given to Lessee within TWENTY (20) days aficr removal was required, Lessor may elect to hold Lessee 10 its
abligation or removal. If Lessor elects to require Lessee to remove, Lessor may effect a removal, and place the
praperty in public storage for Lessee’s account. Lessee shall be liable to Lessor for the cost of removal,
transportation to storage, and storage costs, plus interest at the rate of twelve {12%) percent per annum, on all
such expenscs from the date of expenditure by Lessor.

Holdover.

{a} If Lessce does not vacare the leased premises at the time required. Lessor shall have the option {o treat Lessee
as a Lessee from month-to-month, subject to ali of the provisions of this lease except the provisions for term
and renewal. Failure of Lessee to remove fixtures, furniture, furnishing or trade fixtures which under this lease
shall constitute a failure to vacate to which this paragraph shall apply if the property not removed will
substantially interfere with occupancy of the premises by another Lessec or with occupancy by Lessor for any
purpose, including preparation for a new Lessee. Lessee's monthly rent shall automatically increase to an
amount equal to 130% of the last month's rental rate during the specified lease term, for any holdover period.

by If 2 month-to-month tenancy results from a holdover by Lessee under this Paragraph 17.3, the tenancy shall be
terminable at the end of any monthly rental period on written natice from Lessor, given not less than TEN (10)
days prior to the termination date which shall be specified in the notice. Lessee waives any notice which would
otherwise be provided by law with respect o a month-to-month tenancy.

SECTION 18. MISCELLANEOQUS

18.1

LESS

Nonwaiver. Waiver by either party of strict performance of any provision of this lease shall not be a waiver of or
prejudice the party's right to require strict performance of the same provision in the future or of any other provision.

Attorney Fees, If any civil claim or any legal action of any kind is instituted in connection with any contreversy

arising out of or regarding this Real Estate Lease Agreement or any part thercof. the prevailing party shall be
entitled ta recover in addition 1o costs such sum as the court may adjudge as the prevailing party’s reasonable
attorney's fees at trial, on appeal or in regard to a Petition for Review. In addition, the prevailing party shali be
swgitled to recover it's attorney’s fees at trial or on appeal in regard to any and all matters or proceedings in any
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i8.4

18.6

18.7

8.8

18.9

Federal Bankruptey Court or in regard to any Federal Bankruptey law matier, Eminent Doemain Matter or under any
probate proceedings or in connection with any State or Federal Tax Liens. In addition. the prevailing party shall be
catitled 1o an award of reasonable attormey's fees in regard to any Bankruptey proceedings in which any such
prevailing party obtains relief from an awtomatic stay or judicial stay or 10 enforce any right or obligation owed to
the prevailing party. In addition, the prevailing party shall be entitled to an additional award of attorney’s fees in
any trial court, appeliate court or any Bankruptey Court reasonably estimated by the prevailing party and approved
by any such court in regard to the enforcement of any judgment rendered in favor of the prevailing party.

Attorney Fees. In any legal action o enforce the terms hereof or relating to the premises, regardless of the
outcome, the Owner or agent shall be entitled to all costs incurred in conncetion with such action, including a
reasonable attorney's fee. Tenant acknowledges all attorney’s fees shall be classified and billed to tenant as “added

reat”.

Notices. Any notice required or permitted under this lease shall be given when actually delivered or FORTY-
EIGHT (48) hours after deposited in United States mail as certified mail addressed to the address first given in this
lease, or to such other address as may be specified from time to time by cither of the partics in writing.

Succession, Subject w the above-stated limitations on transfer of Lessee's interest. this lease shall be binding upon
and inure to the benefit of the parties, their respective successors, and assigns.

Recordation. This lease shall not be recorded without the prior written consent of the Lessor.

Entrv for Inspection. Lessor, or Lessar’s agent, shall have the right to enter upon the premises, during normal
business hours. in a manner that does not interfere with Lessee’s business or Lessee’s customers. to determine
Lessee's compliance with this lease, to make necessary repairs to the building or to the premises, or to show the
premises to any prospective Lessee or purchase, and, in addition, shall have the right, at any time during the last one
hundred eighty (180) days of the term of this lease, to place and maintain upon the premises notices for leasing or
selling the premises.

Interest on Rent or Other Charges. Any rent or other payment required of Lessce by this lease shall, if not paid
within TEN (10) days after it is due, bear interest at the rate of twelve (12%) percent per annum from the due date
until paid.

Provation of Rent. In the event of commencement or termination of this lease at a time other than the beginning or
end of one of the specified rental periods, then the rent shall be prorated as of the date of commencement or
termination. and in the event of termination for reasons other than default. all prepaid rent shall be refunded to
Lessee or paid on its account.

SECTION 19. OTHER AGREEMENTS BETWEEN LESSEE AND LESSOR

Property has ung meter for clectricity and one meter for nelural gus. Lessor will derermine pro-rata share of wiilits
conts (o be altocated for tenunt’s asige. Lessor will periodically review otitity billing and make adjustmems o

allocanons

as necessary, Lessor shall potify Lessee of any change to the amount ot Lessee s uelity allocation i
writing 10 days prior to the erfective dute ol change. Lessor shall settle any disputes that may arise regarding vulny
alloction. Lessee is 10 instal] its owit sub-clectrical meter. the same as the other sub meter m he facilities.

Lessee (o provide corridor area, withowt charge. on Lessee™s south wall for Lessor o construct a secure carridor {or

cast tenant’s employvee's ageess Lo restrooms. (See Exhibit B for lecation).
Lessor, or neighboring tenant, would have aceess to elecirical panels during nonmal working hours in Lessee™s area.

Lassee to provide Lossor ingress and epress for Lessor's 2,000 square (oot storage area through Lessee area 1o

closest exterior rell up door.

[ essor o build 17 oot narthsouth wall with access door to separate Lessor’s storage ared.
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SECTION 20. ARBITRATION

if any dispute arises between Lessor and Lessee regarding matters pertzining to partial destruction, partial damage or
purtial taking. or rent abatement or rent reduction in regard thereto, such disputes shall be determined by arbitration. The
arbitration of any disputes regarding this lease shall be restricted to the disputes described in Sections 10.1, 10.2, 10.3, 10.4
and U1 of this Lease Agreement unless the parties mutually agree in writing to resolve any other disputes pursuant to
arbitration. Either Lessor or Lessee may request arbitration in the event that Lessor and Lessee are unable to resolve any
dispute which is subject to resolution pursuant to arbitration as set forth in this Lease Agreement. For a period of ter (10)
business days, not including Saturdays, Sundays and legal hohdays, efter a written request for arbitration s sent by cither the
Lessor or Lessee to the other party pursuant to Section 13.3, the parties shall attempt to agree upon the identity of the
arbitrator who shall be an independent real estate appraiser or leasing agent, or other knowledgeable real estate professional
with at least ten (10) vears of experience. The panies shall thereafier promptly request in writing that the agreed upon
professional real estate person agree to serve as an arbitrator in regard to any such disputed matter. If the parties are unable
w uwgree on the identity of an arbitrator, cach party shall select an arbitrator with the above described professional
qualifications and the two arbitrators shall select a third arbitrator, unless the parties agree (1) to submit a list of qualified
arbitrators to the presiding judge of the Circuit Court of the State of Oregon for Lane County, and (2) that the selection by
said presiding judge of a single arbitrator shall be binding on the parties as to the identity of the arbitrator. The arbitrator or
arbitraters shall proceed according to the Oregon Statutes governing arbitration, and the Oregon Rules of Civil Procedurs and
the focal Lane County Court Rules if appropriate, shall apply in regard to the arbitration process. procedures and pleadings, if
any.  The award of the arbitrator or arbitrators shall have the effect as described in the Oregon Stawues pertaining to
arbitration. The arbitration shall in any event ke place in Lane County. Oregon. The costs and fees of all arbirrators shall
be shared and paid equally by Lessor and Lessee. Lessor and Lessee shall each pay their own attomey’s fees and costs
incurred in connection with the arbitration. regardless of the ruling, outcome or contents of any order or judgment entered in
regard to the aforementioned arbitration.

SECTION 21. ADDENDUM

211 An addendum signed by both the Lessor and the Lessee 3 is attached, ! is not attached hereto, and if atiached
becomes a part of this Lease Agreement.

THIS IS A LEGALLY BINDING AGREEMENT. IF NOT UNDERSTOOD BY ANY PARTIES
HERETO, THEY SHOULD SEEK COMPETENT LEGAL AND/OR ACCOUNTING ADVICE
PRIOR TO SIGNING.

DATED this £ day ofﬁ%ﬁ‘ 2016

LESSOR: Oakway Golf, Inc.

John P. Hammer, Ovwner

i
s

EX

}
P

SS: PO Box 2266 MAILING ADDRESS:
Eugene, OR 97402

PHONE: TAX ID:
FAX: 54}-683-2449 CELL:
evall: || EMAIL:
SSNO:
DL 13620-012-77-302-0 (FL)
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