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BEFORE THE BOARD OF COUNTY COMMISSIONERS

FOR MULTNOMAH COUNTY, OREGON

In the Matter of the Acquisition of the
WALNUT PARK BUILDING for County Purposes RESOLUTION
and Approval of Related Documents 92-241

WHEREAS, the County Departments of Health and Social Services
provide health services and aging services to residents in
Northeast Portland at the Northeast Health Clinic and Northeast
Aging Services Branch; and

WHEREAS, the Northeast Health Clinic and Northeast Aging Services
Branch is located at the Walnut Park Building, 5305 Martin Luther
King, Jr., Blvd., Portland which is a suitable permanent location
for such facilities; and

WHEREAS, the County presently leases the Walnut Park Building; and

WHEREAS, the County may more economically provide health and aging
services through ownership of the Walnut Park Building over the
long term;

NOW, THEREFORE, THE BOARD OF COUNTY COMMISSIONERS HEREBY RESOLVES:

1. Purchase of the Walnut Park Building on the terms and
conditions of the proposed Purchase and Sale Agreement,
attached hereto as Exhibit A, (the “AGREEMENT” herein) is
hereby approved.

2. The Chair or the Chair’s authorized designee is authorized to
sign the AGREEMENT and any supplementary documents or
agreements required by the terms and conditions of the
AGREEMENT to make the AGREEMENT a binding contract.

ADOPTED this  29th day of December , 1992.
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REVIEWED:

By FJM lmm Wi
Peter Livingston
Assistant County Counsel
For Multnomah County, Oregon
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Seller agrees to have a qualified engineer (Mackenzie Engineering Incorporated) prepare
and certify a Plan for the improvement of the Property necessary to bring it into
compliance with the forthcoming Seismic Zone HI Standards of the City of Portland
Uniform Building Code. The Plan will be submitted by the Qualified engineer to the City
of Portland and approved by the City. Seller will obtain written proposals for construc-
tion of the Plan improvements, including the costs thereof, from two construction firms
acceptable to Seller and Purchaser prior to closing of the sale of the Property.

Further Seller agrees that the purchase price of One Million, Four Hundred Thousand
Dollars ($1,400,000), to be paid by Purchaser under the proposed PURCHASE AND
SALE AGREEMENT, shall be reduced by the amount of the cost to make the roof, when
it is removed and replaced, conform with the UBC Scismic Zone III Standards, as
specified in the Plan, measured by the average of the estimates of such cost by the two
construction firms. Such cost of conforming excludes cost of labor and materials for the
removal of the existing roof(s) and roofing material and for its replacement with a new
roof and roofing materials, which shall be the sole responsibility of Purchaser.

Seller shall provide for the other construction of the improvements to the Property
required under the Plan, exclusive of making the roof conform as specified above, at
Seller’s cost. These improvements shall be completed not later than six months after
closing of the PURCHASE AND SALE AGREEMENT. At closing, a portion of the
purchase price equal to One Hundred Twenty Five percent (125%) of the cost of
construction of these improvements, measured by the average of the estimates of such
cost by the two construction firms, shall remain in escrow until the completion of
construction and its approval by the City of Portland. In the event the improvements are
not completed within six (6) months following closing, the Purchaser may complete the
improvements itself and apply the funds held in escrow to payment for the improvements.
All excess funds shall be refunded in full to Seller.

In the event the cost to complete the Plan as submitted by the qualified engineer exceeds
350,000 the Seller may at the Seller’s option, terminate the Purchase and Sale
Agreement.

Closing of this proposed sale shall occur on or before April 30, 1993.
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Purchaser intends to finance the purchase of the Property through issuance of Certificates
of Participation which are subject to legal challenge for a defined period after final
administrative approval, In the event that Purchaser is legally enjoined from issuing and
selling such Certificates of Participation, Purchaser may terminate this Agreement by
" written notice to Seller sent or delivered in person not later than April 1, 1993; in the
event of such termination, neither Seller nor Purchaser shall have any further obligation
to the other hereunder.

IN WITNESS WHEREOQF, the parties have executed this Agreement as of the date
written below.

Seller;
Urban Equities, Inc,
By:
Date
APPROVED MULTNOMAH COUNTY
Purchassr: BOARD OF COMMISSIONE
AGENDA # R-15 _ DATE 12/29/92
Multnomah County DER_BOGSTAD
BOARD CLERK

By: Q&gwéwﬁ )77 ('//&/c/‘f/nf— 1-474”/74—
7 l 7 7 Dite

Reviewed:

Laurence Kressel, County Counsel
for Multnomah County, Oregon

By: gﬁ;\ Lwins 1T 12.22- 92,
o Date
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PURCHASE AND SALE AGREEMENT

THIS AGREEMENT is made this £+~ day of /4/»(;*/" , 1992
between Urban Equities, Inc., an Oregon corporation (Seller) and
Multnomah County, Oregon (Purchaser).

RECITALS

A. Seller owns certain real property (Property) situated in
Multnomah County, Oregon and described as follows:

Lots 1 and 2 of Block 8, All of Block 9 and
Lots 1 and 2 of Block 10, Walnut Park Addition
to the City of Portland.

B. Seller desires to sell and Purchaser desires to purchase
the Property for the price and upon the terms and conditions
recited below.

TERMS AND CONDITIONS

1. Purchase and Sale. Seller agrees to sell to Purchaser and
Purchaser agrees to purchase from seller the Property for the price
and in accordance with the terms and conditions set forth in this
Agreement.

2. Purchase Price and Payment. The purchase price for the
Property shall be ONE MILLION, FOUR HUNDRED THOUSAND DOLLARS
($1,400,000.00), payable in full in cash upon closing.

3. Title. Seller shall furnish to Purchaser, within ten days
from the date hereof, a preliminary title report covering the
property, to be prepared by Fidelity National Title Company of
Oregon (Fidelity); Purchaser shall have ten days from the receipt
of said title report to examine the condition of title to the
Property and notify Seller of any objections to any exceptions to
title shown therein. Failure to notify Seller of any objections to
such exceptions within such time shall be deemed approval by Buyer
of any exceptions to which Buyer fails to object.

4. Warranty Deed, Title Insurance and Closing Expenses. Upon
closing, the Property shall be conveyed by Seller by statutory
warranty deed, free of encumbrances except for the approved
exceptions as provided in paragraph 3 above. Seller, at its
expense, will furnish to Purchaser a standard form of owner's title
insurance policy in the amount of the purchase price insuring title
to be vested in Purchaser subject only to the usual printed
exceptions and the exceptions authorized to be included in the
statutory warranty deed. The sale will be closed in escrow by
Fidelity and the escrow fees will be shared equally by Seller and
Purchaser.




5. Closing Date. Closing will take place by December 31,
1992. Purchaser may select the date for closing (Closing Date) and
will give Seller not less than 15 days written notice of the
Closing Date. Prior to the Closing Date, each party will deposit
with Fidelity the funds, documents and instructions necessary for
closing.

6. Prorations.
(a) General. For purposes of calculating prorations,
Purchaser shall be deemed to be entitled to the Property, and
therefore entitled to the income and responsible for the expenses,
commencing on the day after the Closing Date and the reference to
the Closing Date in this paragraph 6 shall be construed and applied
accordingly.

(b) Operating Cost Pass-Throughs. Operating cost pass-
throughs, percentage rentals, additional rentals and other
retroactive rental escalations, sums or charges, if any, payable by
tenants which accrue as of the Closing Date, but are not then due
and payable, shall be prorated as of the Closing Date and shall be
paid to the appropriate party when such amounts are collected.

(c) Prepaid Rentals. Rentals received by Seller
attributable to periods after the Closing Date and the amounts of
any other credits due tenants attributable to periods after the
Closing Date shall be credited to Purchaser. Rentals and other
amounts received by Purchaser attributable to periods prior to the
Closing Date shall be promptly accounted for and paid over by
Purchaser to Seller when collected.

(d) Taxes and Assessments. Real property taxes and
assessments shall be prorated as of the closing date.

(e) Operating Expenses. All utility service charges for
electricity, heat and air conditioning service, other utilities,
common area maintenance and other expenses incurred in operating
the Property that Seller customarily pays, and any cost incurred in
the ordinary course of management and operation of the Property
shall be prorated on an accrual basis. Seller shall pay all such
expenses that accrue prior to the Closing Date and Purchaser shall
pay all such expenses accruing from and after the Closing Date. To
the extent possible, Seller and Purchaser shall obtain billings and
meter readings as of the Closing Date to aid in such prorations.

(f) Tenant Deposits. Purchaser shall be credited and
Seller shall be charged with an amount equal to all refundable
tenant deposits being held under the tenant leases as of the
Closing Date, including any such deposits made by Purchaser as a
tenant prior to the Closing Date.

(g) Service Contracts. Amounts payable under service
contracts shall be prorated as of the Closing Date on an accrual
basis. Seller shall pay all amounts due thereunder which accrue

prior to the Closing Date and Purchase shall pay all amounts



accruing from and after the Closing Date.

(h) Adjustments. Prorations, if and to the extent known
and agreed upon as of the Closing Date, shall be paid by Purchaser
to Seller (if the prorations result in a net credit to Seller) or
by Seller to Purchaser (if the prorations result in a net credit to
Purchaser), by adjusting the cash to be paid by Purchaser for
closing. Any such adjustments not determined or not agreed upon as
of the Closing Date shall be paid by Purchaser to Seller, or by
Seller to Purchaser, as the case may be, in cash as soon as
practicable following the closing of escrow.

7. Financing Contingency. Purchaser intends to finance the
purchase of the Property through issuance of Certificates of
Participation which are subject to legal challenge for a defined
period after final administrative approval. In the event that
Purchaser 1is legally enjoined from issuing and selling such
Certificates of Participation, Purchaser may terminate this
Agreement by written notice to Seller sent or delivered in person
not later than November 1, 1992; in the event of such termination,
neither Seller nor Purchaser shall have any further obligation to
the other hereunder.

8. Condition of Property. No representations as to the
condition or repair of the Property have been made by Seller or any
agent of Seller except as expressly set forth in this Agreement.
No agreement to alter, repair or remove the Property has been made
by Seller or by any agent of Seller and except as otherwise herein
provided, Purchaser shall take the Property "as is" and in the
condition existing at the Closing Date, subject to the condition
that the Property shall be in the same condition at the Closing
Date as at the time of execution of this Agreement, ordinary wear
and tear excepted.

9. Casualty or Condemnation. In the event that prior to the
Closing Date condemnation proceedings are commenced against the
Property or any part thereof or if the Property or any part thereof
is destroyed or damaged and not restored or agreed to be restored
by Seller, then, at Purchaser's option, (i) this Agreement shall
terminate and neitherparty shall have any further rights or
obligations hereunder, or (ii) the closing shall proceed as
provided pursuant to this Agreement and Purchaser shall receive any
and all insurance or condemnation proceeds attributable to casualty
or condemnation, which proceeds shall not be credited against
Purchaser's obligation to pay the purchase price.

10. Brokers. Seller and Purchaser represent to each other
that they have not employed or dealt with any real estate brokers,
sales persons or finders in connection with this sale and purchase
other than Norris & Stevens. Seller will be responsible for the
commission due to Norris & Stevens upon closing.

11. Remedies. There is no earnest money in connection with
this purchase and sale. In the event of a breach or default by



either party, the other party shall be entitled to such remedies
for breach of contract as may be available under applicable law.

12. Tenant Leases. (a) Attached hereto as Exhibit "A" and by
this reference incorporated herein, are all tenant leases of the
Property and all amendments and modifications of said leases.
Seller warrants and represents to Purchaser that all tenant leases
of the Property and all amendments and modifications thereof are
disclosed on Exhibit "A".

(b) At closing, Seller shall deliver to Purchaser a duly
executed Assignment of Leases assigning to Purchaser all of
Seller's right, title and interest in and to all of the tenant
leases and tenant deposits.

(c) During the period following the execution of this
Agreement to the Closing Date, Seller shall not modify, extend or
renew any existing tenant leases or enter into any new tenant
leases without first obtaining Purchaser's written approval
thereof, which approval shall not be unreasonably withheld or
delayed.

13. Assignment. Purchaser may not assign this Agreement or
its interest therein without first obtaining prior written consent
of Seller, which consent shall not unreasonably withheld.

14. Entire Agreement. This instrument is the entire, final
and complete agreement of the parties pertaining to the sale and
purchase of the property, and supersedes and replaces all written
or oral agreements heretofore made or existing by and between the
parties or their representatives insofar as the Property is
concerned. Neither party shall be bound by any promises,
representations or agreements except as are herein expressly set
forth.

15. Notices. Any notice required or permitted under this
Agreement shall be in writing and shall be deemed given when
actually delivered in person or forty eight (48) hours after having
been deposited in the United States mail as certified or registered
mail addressed as follows:

Seller: Urban Equities, Inc. Purchaser: Multnomah County
c/o Norris & Stevens Property Management
610 S.W. Broadway 2505 S.E. 11th Ave.
Portland, OR 97205 i Portland, OR 97202
l16. Attorney Fees. In the event any controversy or claim

arises under this Agreement, the prevailing party shall be entitled
to its reasonable costs, disbursements.and attorney fees together
with all expenses which it may reasonable incur in taking such
action, including but not limited to costs incurred in searching
records, expert witnesses and consulting fees, discovery
depositions whether or not introduced into evidence in the trial,
hearing or other proceeding and travel expenses in any arbitration,
trial or other proceeding, including any proceeding brought to

enforce an award to judgement and any and all appeals taken



therefrom.

17. Nonwaiver. Failure by either party at any time to
require performance by the other party of any of the provisions
hereof shall in no way affect the party's rights hereunder to
enforce the same, nor shall any waiver by the party of the breach
hereof be held to be a waiver of any succeeding breach or a waiver
of this nonwaiver clause.

18. No Merger. The obligations set forth in this Agreement
shall not merge with the transfer or conveyance of title to any
party of the Property but shall remain in effect until fulfilled.

19, Governing Law. This Agreement shall be construed in
accordance with and governed by the laws of the State of Oregon.

20. Captions. All captions and paragraph headings used
herein are intended solely for convenience of reference and shall
in no way limit any of the provisions of this Agreement.

21. Binding Effect. The covenants, conditions and terms of
this Agreement shall extend to and be binding upon and inure to the
benefit of the successors and assigns of the parties hereto,
subject to the restrictions on assignment as set forth in paragraph
13 above.

22. Required Notice. This instrument will not allow use of
the property described in this instrument in violation of
applicable land use laws and regulations. Before signing or
accepting this instrument, the person acquiring fee title to the
Property should check with the appropriate city or county planning
department to verify approved uses.

IN WITNESS WHEREOF, the parties have executed this Agreement
as of the date first above written.

Seller: Purchaser:
Urban Equities, Inc. Multnomah County

ny W;:ﬂ; By_ U/C%L/\?}?Z
o

Folidet I
Reviewed:

LAURENCE KRESSEL, COUNTY COUNSEL
FOR MULTNOMAH COUNTY, OREGON

By ﬂ&A lMAm4JEL

APPROVED MULTNOMAHOC%gSNTY
ARD OF COMMISSION
AGENDE% R-15  paTEL12/29/92
DEB BOGSTAD

BOARD CLERK




Swndare Form of OFFICE BUILDING | 7 * SE Acapted trom PORTLAND METROPOUTAN ASS/ T ATION OF BUILDING OWNERS AND MANAGERS

Evhib't A

s

OFFICE LEASE

This leass, made and entered into at Portiand, Oregon, this day of
June 28 .19 9Q ,byand between
LANDLORD: URBAN EQUITIES, INC.

and TENANT: CENTER FOR COMMUNITY MENTAL HEALTH, an Oregon
non-profit corporation.

Landlord hereby leases to Tenant the following: approximately 4,725 square feet
of office space on the ground floor, as set forth in attached

Exhibit A. (the
Premises inthe Walnut Park Building building

(the Building) &t 5305 N.E. M.L. King, Jr. Blvd., Portland, Oregon
(building address)

Portland, Oregon, for a term commencing September 1, .19 90
and continuing through June 30 ,1995 ;ata Base Remtal of
$3,694.00 (see Exhibit B) (U.S.) par month payable in advance on the 1st day
of sach month commencing September 1 ,19 90

Landiord and Tenant covenant and agree as foflows:

1.1 Dellvery of Should Landlord be unable to deliver possession of the Premises on the date fixed for the commencement
Pcssession of the term, commencement will be deferred and Tenant shall owe no rent until notice from Landiord tendering
possession to Tenant. i possession is not so tendered within 30 cays foliowing commencement of the term, then
Tenant may elect to cance! this lease by notice to Landiord within 10 days following expiration of the 90-cay
period. Landiord shall have no liability to Tenant for detay in delivering possession, nor shall such delay extend

the term of this lsase in any manner.

2.1 Rsnt Payment Tenant shall pay the Base Rent for the Premises and any additional rent provided herein without deduc-
tion or offset. Rent for any partial month during the lsase term shall ba prorated to refiect the number of days dur-
ing the month that Tenant occupies the Premists. Additional rent means amounts dsterminad under paragraphs
18.1 and 18.3 of this Lease and any other sums payable by Tenant to Landiord under this Lease. Rent not paxd
when due shall bear interest at the rate of one-and-one-half percent per month until paid. Landiord may at s op-

~ tion impose a late charge of $.05 for sach $1 of rent for rent payments made more than 10 days late in beu of
interest for the first month of delinquency, withowt waiving any other remedies available for detault * %

31 Lease Upon execution of the lease Tenant has paid the Base Rent for the first full month of the leass termmyfor
Consideration which rent is payable and in addition has paidthesum of § See Exhibit B

as lease consideration. undbrdmyappfymbzsem:dembonmpaymemdpedommgmyobhgabm
which Tenant fails to perform within the time required by this lease, but such applicabon by Landiord shall not be
the exclusive remedy for Tenant's Jefault. if the lease consideration is appiied by Landiord,. Tenant shali on Oe-
mand pay the sum necessary to repienish the lease considerabon to its onginal amount. To the extertt not appsed
byummmwreaetaunsbﬂmmmmwammxuwmwmmwm
las; ORS¢ ¥e~tarm. The lease considerabon shal not be refundabie.

as set forth in Ex.B “__3-,‘-,?*?&“"":222{'
eroc:'d Tenant

&8 ** if tax exemption obtained



4.1

4.2

4.3

5.1

5.2

6.1

6.2

7.1

7.2

8/88

Use

Equipment

Signs

Utilities and
Services

Extra Usage

Malntenance
and Repair

Alterations

Indemnity

Insurance

outpatient mental

Tenar shall use the Premises as business offices for ..ealth facility
and for no other purpose without Landtord's written consent. In connection with its use, Tenant shall at its ex-
pense promptly compty with all applicable laws, ordinances, rules and regulations of any public authority and shall
not annoy, obstruct, or interfere with the nghts of other tenants of the Builkding. Tenant shall create no nuisance
nor allow any objectionable fumes, noise, or vibrations to be emitted from the Premises. Tenant shall not conduct
any activities that will increase Landiord’s insurance rates for any portion of the Building or that will in any manner
degrade or damage the reputation of the Buikding.

Tenant shall install in the Premises only such office equipment as is customary for general office use and
shall not overload the fioors or electrical circuits of the Premises or Building or after the plumbing or winng of the
Premises or Building. Landlord must approve in advance the location and manner of installing any electrical, heat
generating or communication equipment of exceptionally heavy articles. Any additional air conditioning required
because of heat generating equipment or special lighting installed by Tenant shali be installed and operated at
Tenant's expense.

No signs, awnings, antennas, or other apparatus shall be painted on or attached to the Building or any-
thing placed on any glass or woodwork of the Premises or positioned so as to be visibie from outside the Prem-
ises without Landlord's written approval as to design, size, location, and color. All signs instalied by Tenant shall
comply with Landlord’'s standards for signs and all applicabie codes and all signs and sign hardware shall be re-
moved upon termination of this lease with the sign location restored to its former state unless Landlord eiects to
retain all or any portion thereof.

Landlord will furnish heat, electricity, elevator service, and if the Premises are air conditioned, air condi-
tioning during the normal Building hours of 8:00 AM 10 6:00 PM, Monday through Friday, except holidays and 8:00
AM to 12:00 noon Saturdays, except holidays. Janitorial service will be provided in accordance with the regular
schedule of the Building, which schedule and service may change from time to time. Tenant shall comply with all
government laws or regulations regarding the use or reduction of use of utilities on the Premises. Interruption of
services or utilities shall not be deemed an eviction or disturbance of Tenant's use and possession of the Prem-
ises, render Landlord liable to Tenant for damages, or relieve Tenant from performance of Tenant's obligations
under this lease, but Landiord shall take all reasonable steps to correct any interruptions in service. Electnical ser-
vice fumnished will be 110 volts unless different service already exists in the Premises.

f Tenant uses excessive amounts of utilities or services of any kind because of operation outside of nor-
mal Buiiding hours, high demancs from office machinery and equipment, nonstandard lighting, or any other
cause, Landlord may impose a reasonable charge for supplying such extra utilities or services, which charge shall
by payable monthly by Tenant in conjunction with rent payments. In case of dispute over any extra charge under
this paragraph, Landiord shall designate a qualified independent engineer whose decision shall be conclusive on
both parties. Landlord and Tenant shall each pay one-half of the cost of such determination.

Landliord shall have no liability for {ailure to perform required maintenance and repair unless written notice
of the needed maintenance or repair is given by Tenant and Landlord fails to commence efforts to remedy the
problem in a reasonable time and manner. Landlord shall have the nght to erect scaffolding and other apparatus
necessary for the purpose of making repairs, and Landiord shall have no liability for interference with Tenant's
use because of repairs and instaliations. Tenant shall have no claim against Landiord for any interruption or re-
duction of services or interference with Tenant's occupancy, and no such interruption or reduction shall be con-
strued as a constructive or other eviction of Tenant. Repair of damage caused by negligent or intentional acts or
breach of this lease by Tenant, its employees or invitees shall be at Tenant's expense.

Tenant shall not make any afterations, additions, or improvements to the Premises, change the color of
the intenor, or install any wall or floor covering without Landiord’s prior written consent. Any such additions, altera-
tions, or improvements, except for removable machinery and unattached movable trade fixtures, shall at once be-
come part of the realty and belong to Landlord. Landliord may at its option require that Tenant remove any alter-
ations and restore the Pramises to the orginal condition upon termination of this lease. Landlord shall have the
night to approve the contractor used by Tenant for any work in the Premises, and to post notices of nonrespon-
sibility in connection with any work being performed by Tenant in the Premises.

Tenant shall not aliow any liens to attach to the Building or Tenant's interest in the Premises as a resutt of
its activities. Tenant shall indemnify and defendsLandlord from any claim, liability, damage, or loss occurming on
the Premises, ansing out of any activity by Tenant. its agents, or invitees or resulting from Tenant's failure to com-
ply with any term of this lease. Landlord shall have no liability to Tenant because of loss or damage caused by
the acts or omissions of other Tenants of the Building, or by third parties.

Tenant shall carry liability insurance with the following limits: $1,000,000 combined
single limits
which insurance shali have an endorsement naming Landlord and Landlord's agent, if any, as an insured and
covering the liability insured under paragraph 7.1 of this lease. Tenant shall fumish a certificate evidencing such
insurance which shall state that the coverage shall not be cancelled or materially changed without 10 days’ ad-
vance notice to Landlord and Landlord's agent, if any, and a renewal certrficate shall be furnished at least 10 days

pror to expiration of any policy.

ase initial

Glotd Tenant



'8.1 Fire or
Casualty

8.2 Walver of
Subrogation

9.1 Eminent
Domain

10.1 Assignment
and Subletting

11.1 Cefault

11.2 Remedles for
Detauht

“Major Damage™ means damage by fire or other casuatty to the Building or the Premises which causes the
Premises or any substantial portion of the Building to be unusabie, or which will cost more than 25 percent of the
pre-damage value of the Building to repair, or which is not covered by insurance. In case of Major Damage, Land-
lord may elect to terminate this lease by notice in writing to Tenant within 30 days after such date. If this lease
is not terminated following Major Damage, or if damage occurs which is not Major Damage, Landiord shall
promptly restore the Premises to the condition existing just prior to the damage. Tenant shall promptly restore afl
damage to tenant improvements or alterabons installed by Tenant or pay the cost of such restoration to Landiord
if Landlord elects to do the restoration of such improvements. Rent shall be reduced from the date of damage until
the date restoration work being performed by Landlord is substantially complete, with the reduction to be in prop-
ortion to the area of the Premises not useable by Tenant.

Tenant shall be responsible for insuring its personal property and trade fixtures located on the Premises
and any alterations or tenant improvements it has made to the Premises. Neither Landlord nor Tenant shall be
liable to the other for any loss or damage caused by water damage, sprinkier keakage, or any of the risks that are
or could be covered by a standard all isk insurance policy with an extended coverage endorsement, or for any
business interruption, and there shall be no subrogated claim by one party's insurance carrier against the other
party ansing out of any such loss.

it a condemning authority takes titie by eminent domain or by agreement in lieu thereof to the entire Build-
ing or a portion sufficient to render the Premises unsuitable for Tenant's use, then erther party may elect to ter-
minate this lease effective on the date that possession is taken by the condemning authority. Rent shall be re-
duced for the remainder of the term in an amount proportionate to the reduction in area of the Premises caused
by the taking. All condemnation proceeds shall belong to Landlord, and Tenant shall have no claim against Land-
lord or the condemnation award because of the taking.

This lease shall bind and inure to the benefit of the parties, their respective heirs, successors, and as-
signs, provided that Tenant shall not assign its interest under this lease or sublet all or any portion of the Premises
without first obtaining Landlord's consent in writing. This provision shall apply to all transfers by operation of law
including but not limited to mergers and changes in control of Tenant. No assignment shall relieve Tenant of its
obligation to pay rent or perform other obligations required by this lease, and no consent to one assignment or
subletting shall be a consent to any further assignment or subletting. Landiord shall not unreasonabty withhold its
consent to any assignment, or to subietting provided the subrental rate or effective rental paid by the assignee
is not less than the current scheduled rental rate of the Building for comparabie space and the proposed Tenant is
compatible with Landiord’'s normal standards for the Building. If Tenant proposes a subletting or assignment to
which Landlord is required to consent under this paragraph, Landlord shall have the option of terminating this
lease and dealing directly with the proposed subtenant or assignee, or any third party. If an assignment or sub-
letting is permitted, any cash profit, or the net value of any other consideration received by Tenant as a resuft of
such transaction shali be paid to Landlord promptly following its receipt by Tenant. Tenant shall pay any costs in-
curred by Landlord in connection with a request for assignment or subletting, including reasonable attormeys’
fees.

Any of the following shall constitute a default by Tenant under this lease:

(a) Tenant's failure to pay rent or any other charge under this lease within 10 days after it is due, or failure
to comply with any other term or condition within 20 days following written notice from Landlord specitying the
noncompliance. f such noncompliance cannot be cured within the 20-day penod, this provision shall be satisfied
if Tenant commences correction within such period and thereafter proceeds in good faith and with reasonabie di-
ligence to effect compliance as soon as possible. Time is of the essence of this lease.

(b) Tenant's insolvency, business failure or assignment for the benefit of its creditors. Tenant's com-
mencement of proceedings under any provision of any bankruptcy or insotvency law or failure to obtain dismissal
of any petition filed against it under such laws within the time required to answer; or the appointment of a receiver
for Tenant's properties.

(c) Assignment or subletting by Tenant in violation of paragraph 10.1.

(d) Vacation or abandonment of the Premises without the written consent of Landlord.

In case of default as described in paragraph 11.1 Landlord shall have the right to the following remedies
which are intended to be cumulative and in adéition to any other remedies provided under applicabie law:

(a) Landlord may terminate the lease and retake possession of the Premises. Following such retaking of
possession, efforts by Landiord to relet the Premises shall be sufficient if Landiord follows its usual procedures
for finding tenants for the space at rates not less than the current rates for other comparable space in the Building.
If Landlord has other vacant space in the Building, prospective tenants may be placed in such other space without
prejudice to Landlord's claim to damages or loss of rentals from Tenant.

(b) Landlord may recover all damages caused by Tenant's default which shall include an amount equal to
rentals lost because of the default, lease commissions paid for this kease, and the unamortized cost ot any tenant
improvements installed by Landiord to meet Tenant's special requirements. Landlord may sue penodically to re-
cover damages as they occur throughout the lease term, and no action for accrued damages shall bar a later ac-
tion for damages subsequently accruing. Landiord may etect in any one action to recover accrued damages plus
damages attributable to the remaining term of the lease. Such damages shall be measured by the difference be-
tween the rent under this lease and the reasonable rental value of the Premises for the remainder of the term,

discounted to the time of judgement at the prevailing interest rate on judgements.

?tease infbial
Landiord Tenant
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14.1

14.2

15.1

16.1

16.2

16.3

171

18.1

Surrender

Ragulations

Access

Fumniture and

Bulky
Articles

Notices

Subordinsation

Transfer of
Bullding

Estoppels

Attomeys’
Fees

Quiet
Enjoyment

(c) L Jlord may make any payment or perform any = gation which Tenant has failed to perform, n
which case Landlord shall be entitted to recover from Tenant upon demand all amounts so expended, pius in-
terest from the date of the expenditure at the rate of one-and-one-half percent per month. Any such payment or
performance by Landiord shall not waive Tenant's defautt.

On expiration or earty termination of this lease Tenant shall deliver all keys to Landiord and surrender the
Premises broom clean and in the same condition as at the commencement of the term subject only to reasonabie
wear from ordinary use. Tenant shall remove all of its fumishings and trade fixtures that remain its property and
restore all damage resulting from such removal. Failure to remove shall be an abandonment of the property, and
Landlord may dispose of it in any manner without lability. If Tenant tails to vacate the Premises when required,
including failure to remove all its personal property, Landiord may elect either: (i) to treat Tenant as a tenant from
month to month, subject to the provisions of this lease except that rent shal! be one-and-one-half imes the total
rent being charged when the lease term expired; or (i) to efect Tenant from the Premises and recover damages
caused by wrongful holdover.

Landiord shall have the right (but shall not be obligated) to make, revise and enforce regulations or pok-
cies consistent with this lease for the purpose of promoting safety, order, economy, deanliness, and good service
to all tenants of the Building. All such regulations and policies shall be complied with as if part of this kease.

During times other than normal Building hours Tenant’s officers and employees or those having business
with Tenant may be required to identity themselves or show passes in order to gain access 1o the Building. Land-
lord shall have no liability for permitting or refusing to permit access by anyone. Landlord shall have the nght to
enter upon the Premises at any time by passkey or otherwise to determine Tenant's compliance with this lease,
to perform necessary services, maintenance and repairs to the Building or the Premises, or to show the Premises
to any prospective tenant or purchasers. Except in case of emergency such entry shall be at such times and n
such manner as to minimize interference with the reasonable business use of the Premises by Tenant.

Tenant shall move fumiture and bulky articles in and out of the Buikding or make independent use of the
elevators only at imes approved by Landlord following at least 24 hours’ written notice to Landiord of the intended
move. Landlord will not unreasonably withhold its consent under this paragraph.

Notices between the parties relating to this lease shall be in writing, effective when delivered, or if mailed,
effective on the second day following maiiing, postage prepaid, to the address for the party stated in this lease
or to such other address as either party may specify by notice to the other. Notice to Tenant may always be de-
livered to the Premises. Rent shall be payable to Landiord at the same address and in the same manner, but shall
be considered paid only when received.

This lease shall be subject and subordinate to any mortgages, deeds of trust, or land sale contracts (here-
after coliectively referred to as encumbrances) now existing against the Building. At Landlord’s option this lease
shall be subject and subordinate to any future encumbrance hereafter placed against the Buiiding (inciuding the
underlying land) or any modifications of existing encumbrances, and Tenant shall execute such documents as
may reasonably be requested by Landiord or the hoider of the encumbrance to evidence this subordination.

If the Building is sold or otherwise transferred by Landiord or any successor, Tenant shali attom to the pur-
chaser or transteree and recognize it as the lessor under this lease, and, provided the purchaser assumes all ob-
ligations hereunder, the transferor shall have no further liability hereunder.

Either party will within 20 days after notice from the other execute, acknowledge and deliver to the other
party a certificate certitying whether or not this lease has been modified and is in full force and effect; whether
there are any modifications or alleged breaches by the other party; the dates to which rent has been paid in ad-
vance, and the amount of any security deposit or prepaid rent; and any other facts that may reasonably be re-
quested. Failure to deliver the certificate within the specified time shali 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 rep-
resented by the party requesting the certificate. If requested by the holder of any encumbrance, or any ground
lessor, Tenant will agres to give such hoider or lessor notice of and an opportunity to cure any defautt by Landiord
under this leass.

In any litigation anising out of this lease, #he prevailing party shali be entitied to recover attomeys'’ fees at
trial and on any appeal.

Landiord warrants that so long as Tenant complies with all terms of this lease it shall be entitled to peace-
able and undisturbed possession of the Premises free from any eviction or disturbance by Landlord. Landlord

shall have no liability to Tenant for loss or damages arising out of the acts of other tenants of the Building or third
parties, nor any liability for any reason which exceeds the vaiue of its interest in the Building.

Tenant

7 fease initial i :
Landiord
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19.2

18.3

Add'tional Rent- Whenever for any calendar year the real property taxes rsvied against the Building and its undertying tand
Tax Adjustment (and any tax levied wholly or partially in lieu thereof) exceed those levied during the calendar year in which thes

lease commenced, then the monthly rental for the next succeeding calendar year shall be increased by one-
tweltth of such tax increase times Tenant's proportionate share. *Real property taxes” as used herein means al
taxes and assessments of any public authority against the Building and the land on which it is located and the cost
of contesting any tax. HanyporﬁonofmeBuiidingisoowp&edbyatax—exempﬂanamsothatmasuildnghm
a partial tax exemption under ORS 307.112 or a similar statute, then rea! property taxes shall mean taxes com-
puted as if such partial exemption did not exist. i a separate assessment or identifiable tax increase arises be-
cause of improvements to the Premises, then Tenant shall pay 100 percent of such increase.

Tenant's “Tenant's proportionate share” as used herein means the area of the Premises, divided by the tota! area of
- Proportionate the Building (not including basement storage space), with area determined using one of the methods of busiding
Share measurement defined by the Building Owners and Managers Association (BOMA). Tenant's proportionate share
as of the lease commencement date shallbe 10.4% percent.
Addttional Rent- On each anniversary date of this lease, the Landlord shall adjust the base rental in the same percentage as
Cost-of-Living the increase, if any, in the Consumer Price Index published by the United States Department of Labor, Bureau of
Adjustment Labor Statistics. The change shall be computed by comparing the schedule entitied “U.S. City Average, All hems,
All Urban Consumers, 1982 - B4 = 100" for the latest available month preceding the month in which the lease
term commenced with the same figure for the same month in the years for which the adjustment is computed. Ak
comparisons shall be made using index figures derived from the same base period and in no event shall this pro-
vision operate to decrease the monthly rental for the Premises below the initial stated monthly rental, plus prop-
erty tax adjustment as stated above. lf the index cited above is revised or discontinued during the term of this
Lease then the index that is designated by the Portland Metropolitan Association of Building Owners and Man-

agers to replace it shall be used.
Complete This lease and the attached Exhibits and Schedules if any, constitute the entire agreement of the parties
Agreement and supersede all prior written and oral agreements and representations. Neither Landlord nor Tenant is retying

on any representations other than those expressly set forth herein.

ADDENDUM TO LEASE ATTACHED AS EXHIBIT B

IN WITNESS WHEREOF, the duly authorized representatives of the parties have executed this lease as
of the day and ysear first written above.

LANDLORD: By //{/\? //»/7/

Address for notices: 1755 West Name: Harvey E. Richman
Broadway, #407, Vancouver,
B.C. V6J 4S5 CANADA Title: President

Ve /.
TENANT: By LLLLH L [t totegti

Address for notices: _ 5305 N.E. Martin Name:M?L/I(/U l{/,’(é&::c),{_ﬁ
Luther King Jr. Boulevard %—
Portland, Oregon 97211 Titie: EX' @,’ ecT OF
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EXHIBIT B
ADDENDUM TO LEASE

1. . The monthly rent for the term of the Lease is $3,694.
Tenant represents it is an Oregon non-profit corporation and is
going to attempt to obtain tax-exempt status with regard to
payment of ad valorum real property taxes, pursuant to ORS
Chapters 307 and 311, as Tenant of the property, effective the
1991 tax year and for each year thereafter for the duration of
the Lease term. If Tenant obtains this status, and for so long
as Tenant retains this status, Landlord shall provide Tenant
with a monthly credit against rent equal to 1/12 of the
estimated reduction in annual ad valorum real property taxes
attributable to the premises. On December 1lst of each year or
as soon thereafter as possible, Landlord shall compute the
actual amount of reduction in property taxes for that tax year
(July 1st through June 30th). In the event that the credit
previously allowed to Tenant was too high, Landlord will bill
Tenant for any deficiency, which Tenant shall pay within ten

(10) days of billing. In the event the credit previously
allowed Tenant was too low, Landlord shall give Tenant credit
for this amount in the month of December. The parties agree

that, based on the records of Multnomah County, the premises
comprise 10.4% of the Walnut Park Building.

2. Provided Tenant is not then in default, rent will be
abated for the month of August, 1991, and Tenant will not be
entitled to the tax credit for that month.

3. Tenant has paid Landlord the sum of $16,300._ _0Of this
sum, the amount of $3,260 is for rent for the first £full)month
of the Lease. Provided Tenant is not then in default and
Landlord has not applied any sum to cure the default, Landlord
shall apply the sum of $3,260 against the rent for each of the
following months: | September, 1990; July, 1991; July, 1992;
August, 1992 and June, 1995. Landlord shall not be required to
segregate any portion of the initial sum paid from any of its
other funds. The sum retained by Landlord and not applied
against the rent as specified above shall bear interest at the
rate of 8%% per annum, computed as simple interest. In January
of each year of the Lease term, Landlord shall compute the
-.interest for the preceding year of the Lease term and give
Tenant a credit equal to that amount against the January rent.
In June, 1995, Landlord shall compute interest for the period
of time from January 1, 1995 through May 31, 1995, and shall
credit that amount against the June, 1995 rent. If the credit
exceeds the amount owing, Landlord shall refund the balance.

4. In the event the State of Oregon vacates its present

Page 1 - ADDENDUM
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premises in the Walnut Park Building, Landlord will provide
Tenant with 15 parking spaces, of which 12 will be in one of
the parking lots immediately surrounding the building. The
parking spaces for Tenant's use will not be specifically
reserved for Tenant's use, but will be among the general
unmarked spaces in the lots. 1In the event the state does not
vacate, Landlord will provide Tenant with 15 unreserved parking
spaces in a lot not immediately surrounding the building. If
Landlord decides that parking spaces are available in lots
surrounding the building, Landlord will provide up to 12 of the
15 spaces in those lots.

DATED: //éfzé; URBAN EQUITIES, INC.

4
S/
/4j;¢z?/|/zf5;;;;j

HARVEY “E. #ICHMAN
President /

DATED: 6/353%?4) CENTER FOR COMMUNITY MENTAL
' HEALTH
Ve )
Y lfrZa Yo ResdorS
By :
Its:
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10.

11.

EXHIBIT C

Tenant Improvements

Twelve private offices as shown on the space plan.
Kitchen: electrical for hot water heater, coffee maker,
microwave, range and refrigerator; approximately six
new wall outlets and vent for range; and ten feet of
cabinets with formica, as shown on space plan.

Three of the office doors have relites as indicated on
the space plan.

Lounge as shown on the space plan.

Three restrooms, one handicapped accessible, as shown
on the space plan.

Reception/secretarial area as shown on the space plan.
Game room as shown on the space plan.

Socialization room as shown on the space plan.
Records/storage area as shown on the space plan.
Plumbing for a washer as shown on the space plan.
Electrical for washer/dryer and venting for a dryer in

the storage room next to the handicapped restroom, as
show on the space plan.

MW-FLYERS-29:1b
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‘Standard Form of OFFICE BUILDING LEASE Develcped 3y PORTLAND METROPOLITAN ASSOCIATION OF S8UILDING OWNERS AND MANAGERS
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1.1 Delivery of
Possession.

2.1  Rent Payment.

3.1 Lease

Coansideration.

Qral

OFFICE LEASE

This leasa. made and entered into &t Portland
June , 1992 by and between
LANDLORD: URBAN EQUITIES, INC.

and

TENANT:  A. A. "ANDY'" ANDERSON

. Oregon, this 28th day of

Landlord hereoy leases to Tenant the loliowing: approximately 650 square feet

in  Walnut Park Building
at 5309N.E. MLK Jr., Portland

and continuing through June 30

See attached addendum

Rent is payable in advance on the | day of each month commencing , 1992, July |

Landlord and Tenant covenant and agree as follows:

Oregon, for a term commencing ,

(the-Premises)

(the Building)

July | 1992

. 1997 at a Monthly Base Rental as follows:

-

Should Landlord be unable to deliver possession of the Premises on the date fixed for the ccmmencement of the
term. commencement will be deferred and Tenant shallowe no rant until notice from Landlord tendering possession
to Tenant. It possession is not so tendered within 90 days follc'wing commencement of the term, then Tenant may
elect to cancel this lease by notice to Landlord within 10 days following expiration of the 30-day period. Landlord
shall have no liability to Tenant for delay in delivering possession, nor shall such delay extend the term of this lease

in any manner.

Tenantshall paythe Base Rent forthe Premises and any adcitional rent provided herein without deduction or offset.
Rent for any partial month during the lease term shall be prorated to reflect the number of days during the month
that Tenant occupies the Premises. Additional rent means amounts determined under Section 19 of this lease and
any other sums payable by Tenant to Landlord under this lease. Rent not paid when due shall bear interest at the
rate of one-and-one-half percent per month until paid. Lanalord may at its option impose a late charge of $.05 for
each $1 of rent for rent payments made more than 10 days late in lieu of interest for the first month of deiinquency,
without waiving any other remedies available for default. Failure to impose a late charge shall nct be a waiver of

Landlord's rights hereunder.

Upon execution of the lease Tenant has paid the Base Rent for the first full month of the lease term for which rent

is payable and in addition has paid the sum of S N/A

as lease consideration. Landlicrd may apply the lease consids. ation to pay the cost of periorming any obligation
which Tenant fails to perform within the time required by this '2ase, but such application by Landlord shall not be
the exclusive remedy for Tenant's default. It the lease consideration is applied by Landlord, Tenant shall ondemand
pay the sum necessary to repienish the lease consideration to its original amount. To the extent not applied by
Landlord to cure defaults by Tenant, the lease consideration shall be apoiied against the rent payable for the last

month of the term. The lease consideration shall not be refundable.

Yz,

Langford

Please lnitia!f‘v
[ b

-
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4.2

4.3

5.1

5.2

6.1

6.2

Use.

Equipment.

Signs.

Utilities and
Services.

Extra Usage.

Maintenance
and Repair.

Alterations.

Tenant shall use the Premises as business for

and for no other purpose without Landlord’s written consent. In connection with its use. Tenant shall at its expense
promptly comply with all applicable laws, ordinances, rules and regulations of any public authority and shall not
annoy, obstruct, or interfere with the rights of other tenants of the Building. Tenant shall create no nuisance nor allow
any. objectionable fumes, noise, or vibrations to be emitted from the Premises. Tenant shall not conduct any
aclivities that will increase Landlord's insurance rates for any portion of the Buiiding or that will in any manner
degrade or damage the reputation of the Building.

Tenant shall install in the Premises only such office equipment as is customary for general office use and shall not
overload the floors or electrical circuits of the Premises or Building or alter the plumbing or wiring of the Premises
or Building. Landlord must approve in advance the location of and manner ol installing any wiring or electrical, heat
generaling or communication equipment or exceptionally heavy articles. All telecommunications equipment, con-
duit, cables and wiring and any additional air conditioning required because of heat generating equapmem or special
lighting installed by Tenant shall be installed and operated at Tenant's expense.

No signs, awnings, antennas, or other apparatus shall be painted on or attached to the Building or anything placed
on any glass or woodwork of the Premises or positioned so as to be visible from outside the Premises without
Landlord's wrilten approval as lo design, size, localion, and color. All signs installed by Tenant shall comply with
Landlord’s standards for signs and all applicable codes and all signs and sign hardware shall be removed upon
termination of this lease with the sign location restored to ils former state unless Landlord elects to retain all or any

portion thereol. N

Landlord will furnish water, electricity and-elevaterserise-and, during the normal Building hours of 8:00 AM to 6:00
PM Monday through Friday except holidays, will furnish heat and air conditioning (if the Building is air conditioned).
Janitorial service will be provided in accordance with the regular schedule of the Building, which schedule and
service may change from time to time. Tenant shall comply with all government laws or regulations regarding the
use or reduction of use of utilities on the Premises. Interruption of services or utilities shall not be deemed an eviction
or disturbance of Tenant's use and possession of the Premises, render Landlord liable to Tenant for damages, or
relieve Tenant from performance of Tenant's obligations under this lease. Landlord shall take all reasonable steps
1o correct any interruptions in service. Electrical service furnished will be 110 volts uniess different service already
exists in the Premises. Tenant shall provide its own surge protection for power furnished to computers.

If Tenant uses excessive amounts of utilities or services of any kind because of operation outside of normal Building
hours, high demands from office machinery and equipment, nonstandard lighting, or any other cause, Landlord
may impose a reasonable charge for supplying such extra utilities or services, which charge shall by payable
monthly by Tenantin conjunction with rent payments. Incase of dispute over any extra charge under this paragraph,
Landlord shall designate a qualified independent engineer whose decision shall be conclusive on both parties.
Landlord and Tenant shall each pay one-half of the cost of such determination.

Landlord shall have no liability for failure to perform required maintenance and repair unless written notice of such
maintenance or repairis given by Tenant and Landlord fails to commence efforts to remedy the problemin a
reasonable time and manner. Landlord shall have the right to erect scaffolding and other apparatus necessary for
the purpose of making repairs, and Landlord shall have no liability for interference with Tenant's use because
of repairs and installations. Tenant shall have no claim against Landlord for any interruption or reduction of ser-
vices or interference with Tenant's occupancy, and no such interruption or reduction shall be construed as a
constructive or other eviction of Tenant. Repair of damage caused by negligent or intentional acts or breach of this
lease by Tenant, its employees or invitees shall be at Tenant's expense.

Tenant shall not make any allerations, additions, orimprovements to the Premises, change the color of the interior,
or install any wall or floor covering without Landlord's prior written consent. Any such improvements, alterations,
wiring, cables or conduit installed by Tenant shall at once become part of the Premises and belong to Landlord
except for removable machinery and unattached movable trade fixtures. Landlord may at its option require that
Tenant remove any improvements, alterations, wiring, cables or conduit installed by Tenant and restore the Pre-
mises 1o the original condition upon termination of this lease. Landlord shall have the right to approve the con-
tractor used by Tenant for any work in the Premises, and to post notices of nonresponsibility in connection with
work being performed by Tenant in the Premises.

Please Initial @-/



7.1

7.2

8.1

8.2

9.1

10.1

Indemnity.

Insurance.

Fire or Casualty.

Waiver of
Subrogation.

Eminent Domain.

Assignment and
Subletting.

Tenantshallnotallow any liens to attach to the Building or Tenant'sinterestin the Premises as aresult of its activities.
Tenant shall indemnify and defend Landlord and its managing agents from any claim, liability, damage, or loss
occurring on the Premises, arising out of any activily by Tenant, its agents, or invitees or resulting from Tenant's
failure tocomply with any term of this lease. Neither Landlord nor its managing agent shall have any liability to Tenant
because of loss ordamage to Tenant's propenrty or for death or bodily injury caused by the acts or omissions of other
Tenants of the Building, or by third parties (including criminal acts).

Tenant shall carry liability insurance with limits of not less than One Million Dollars ($1,000,000) combined single
limitbodily injury and property damage which insurance shallhave an endorsementnaming Landlord and Landlord's
managing agent, il any, as an additional insured and covering the liabilily insured under paragraph 7.1 of this lease.
Tenantshallfurnish a certificate evidencing suchinsurance which shall state that the coverage shall notbe cancelled
or materially changed without 10 days advance notice to Landlord and Landlord's managing agent, if any. Arenewal
cenrtificate shall be furnished at least 10 days prior to expiration of any policy.

“Major Damage” means damage by fire or other casualty to the Building or the Premises which causes the Premises
or any substantial portion of the Building to be unusable, or which will cost more than 25 percent of the pre-damage
value of the Building to repair, or which is not covered by insurance. In case of major damage, Landlord may elect
lo terminate this lease by notice in writing to Tenant within 30 days alter such date. If this lease is not terminated
following Major Damage, or if damage occurs which is not Major Damage, Landlord shall promptly restore the
Premises to the condition existing just prior lo the damage. Tenant shall promptly restore all damage to tenant
improvements or alterations installed by Tenant or pay the cost of such restoration to Landlord il Landlord elects
to do the restoration of such improvements. Rentshall be reduced from the date of damage until the date restoration
work being performed by Landlord is substahftially complete, with the reduction to be in proportion to the area of the
Premises not useable by Tenant.

Tenant shall be responsible for insuring its personal property and trade fixtures located on the Premises and any
alterations or tenant improvements it has made to the Premises. Neither Landlord, its managing agent nor Tenant
shall be liable to the other for any loss or damage caused by water damage, sprinkler leakage, or any of the risks
that are or could be covered by a standard all risk insurance policy with an extended coverage endorsement, or for
any business interruption, and there shall be no subrogated claim by one party's insurance carrier against the other
party arising out of any such loss.

If a condemning authority takes title by eminent domain or by agreement in lieu thereof to the entire Building or a
portion sufficient to render the Premises unsuitable for Tenant's use, then either party may elect to terminate this
lease effective on the date that possession is taken by the condemning authority. Rent shall be reduced for the
remainder of the term in an amount proportionate to the reduction in area of the Premises caused by the taking. All
condemnation proceeds shall belong to Landlord, and Tenant shall have no claim against Landlord or the con-
demnation award because of the taking.

This lease shall bind and inure to the benefitof the parties, their respective heirs, successors, and assigns, provided
that Tenant shall not assign its interest under this lease or -sublet all or any portion of the Premises without first
obtaining Landlord's'consent in writing. This provision shall apply to all transfers by operation of law including but
not limited to mergers and changes in control of Tenant. No assignment shall relieve Tenant of its obligation to pay
rent or perform other obligations required by this leasé, and no consent to one assignment or subletting shall be a
consent to any further assignment or subletting. Landlord shall not unreasonably withhold its consent to any
assignment or subletting provided the effective rental paid by the subtenant or assignee is not less than the cur-
rent scheduled rental rate of the Building for comparable space and the proposed Tenant is compatible with Land-
lord's normal standards for the Building. If Tenant proposes a subletting or assignment to which Landlord is re-
quired to consent under this paragraph, Landlord shall have the option of terminating this lease and dealing directly
with the proposed subtenant or assignee, or any third party. If an assignment or subletting is permitted., any cash
profit, or the net value of any other consideration received by Tenant as a result of such transaction shall be paid
to Landlord promptly following its receipt by Tenant. Tenant shall pay any costs incurred by Landlord in connection
with a request for assignment or subletting, including reasonable attorneys’ fees.

Plagse lnffial /7
//% /



11.1 Default.

11.2 Remedies for
Default.

12.1 Surrender.

13.1 Regulations.

T~

14.1 Access.

14.2 Fumiture and

Bulky Articles.

Any of the following shail constitute a default by Tenant under this lease:

(a)Tenant's failure to pay rent or any other charge under this lease within 10 days after it is due, or failure
to comply with any other term or condition within 20 days following written notice from Landlord specifying the
noncompliance. If such noncompliance cannot be cured within the 20-day period, this provision shall be satisfied
if Tenant commences correction within such period and thereafter proceeds in good, faith and with reasonable
diligence to effect compliance as soon as possible. Time is of the essence of this lease.

(b)Tenant's insolvency, business failure or assignment for the benefit of its creditors. Tenant's com-
mencement of proceedings under any provision of any bankruptcy or insolvency law or failure to obtain dismissal
of any petition filed against it under such laws within the time required lo answer; or the appointment of a receiver
for Tenant's properties.

(c)Assignment or subletting by Tenant in violation of paragraph 10.1.

(d)Vacation or abandonment of the Premises without the written consent of Landlord or failure to occupy
the Premises within 20 days after notice tendering possession.

In case of default as described in paragraph 11.1 Landlord shall have the right to the following remedies which are
intended to be cumulative and in addition to any other remedies provided under applicable law:

(a)Landlord may atits option terminale the lease by notice to Tenant. With or without termination, Landlord
may retake possession of the Premises and may use or relet the Premises without accepting a surrender or waiving
the right to damages. Following such retaking of possession, efforts by Landlord to relet the Premises shall be
sufficient if Landlord lollows its usual procedures for finding tenants for the space at rates not less than the current
rates for other comparable space in the Building. 1f Landlord has other vacant space in the Building, prospective
tenants may be placed in such other space withoul prejudice to Landlord’s claim to damages or loss of rentals from
Tenant.

(b)Landlord may recover all damages caused by Tenant's default which shall include an amount equal
to rentals lost because of the default, lease commissions paid for this lease, and the unamortized cost of any tenant
improvements installed by Landlord lo meet Tenant's special requirements. Landlord may sue periodically to
recover damages as they occur throughout the lease term, and no action for accrued damages shall bar a later action
for damages subsequently accruing . Landlord may electin any one action to recover accrued damages plus
damages attributable to the remaining term of the lease. Such damages shall be measured by the difference
between the rent under this lease and the reasonable rental value of the Premises for the remainder of the term,
discounted to the time of judgement at the prevailing interest rate on judgements.

(c)Landlord may make any payment or perform any obligation which Tenant has failed to perform, in which
case Landlord shall be entitled to recover from Tenant upon demand all amounts so expended, plus interest from
the date of the expenditure at the rate of one-and-one-half percent per month. Any such payment or performance
by Landlord shall not waive Tenant's default.

On expiration or early termination of this lease Tenant shall deliver all keys to Landlord and surrender the Premises
vacuumed, swept, and free of debris and in the same condition as at the commencement of the term subject only
to reasonable wear from ordinary use. Tenant shall remove all ofits furnishings and trade fixtures that remain
its property and restore all damage resulting from such removal. Failure to remove shall be an abandonment of
the property, and Landlord may dispose of it in any manner without liability. If Tenant fails to vacate the Premises
when required, inciuding failure to remove all its personal property, Landlord may elect either: (i) to treat Tenant as
atenant from month to month, subject to the provisions of this lease except that rent shall be one-and-one-halftimes
the total rent being charged when the lease term expired: “or (ii) to eject Tenant from the Premises and recover
damages caused by wrongful holdover.

Landlord shall have the right but shall not be obligated, to make, revise and enforce regulations or policies con-
sistent with this lease for the purpose of promoting safety, health (including regulation or prohibition of smoking),
order, economy, cleanliness, and good service 1o all tenants of the Building. All such regulations and policies shall
be complied with as if part of this lease.

During times other than normal Building hours Tenant's officers and employees or those having business with
Tenant may be required to identify themselves or show passes in order to gain access to the Building. Landlord
shall have no liability for permitting or refusing to permit access by anyone. Landlord shall have the right to enter
upon the Premises at any time by passkey or otherwise to determine Tenant's compliance with this lease, to perform
necessary services, maintenance and repairs or alterations to the Building or the Premises, or ta show the Premises
to any prospective tenant or purchasers. Exceptin case of emergency such entry shall be at such times and in such
manner as to minimize interference with the reasonable business use of the Premises by Tenant.

Tenant shall move furniture and bulky articles in and out of the Building or make independent use of the elevators

only attimes approved by Landlord following at least 24 hours written notice to Landlord of the intended move.
Landlord will not unreasonably withhold its consent under this paragraph.

Please Initial
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Notices between the parties relating to this lease shall be in writing, effective when delivered, or if mailed, effective
on the second day following mailing, postage prepaid, to the address for the party stated in this lease or to such other
address as either party may specify by notice to the other. Notice to Tenant may always be deliveredto the Premises.
Rent shall be payable to Landlord at lhe same address and in the same manner, but shall be considered paid only
‘when received.

This lease shall be subjectto and subordinate to any mortgages, deeds of trust, or land sale contracts (hereafter
collectively referred to as encumbrances) now existing against the Building. At Landlord’s option this lease shall
be subject and subordinate to any future encumbrance hereafter placed against the Building (including the under-
lying land) or any modifications of existing encumbrances, and Tenant shall execute such documents as may
reasonably be requested by Landlord or the holder of the encumbrance to evidence this subordination.

If the Building is sold or otherwise transferred by Landlord or any successor, Tenant shall attorn to the purchaser
or transferee and recognize it as the lessor under this lease, and, provided the purchaser or transferee assumes
all obligations hereunder, the transferor shall have no further liability hereunder.

Either party will within 10 days after notice from the other execute, acknowledge and deliver to the other party a
certificate certifying whether or not this lease has been modilied and is in full force and effect; whether there are any
modifications or alleged breaches by the other party; the dates to which rent has been paid in advance, and the
amount of any security deposit or prepaid renf; and any other facts that may reasonably be requested. Failure to
deliver the certificate within the specified time shall be conclusive upon the party of whom the certificate was re-
quested 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. If requested by the holder of any encumbrance, or any ground lessor, Tenant will
agree to give such holder or lessor notice of and an opportunity to cure any default by Landlord under this lease.

In any litigation arising out of this lease, the prevailing party shall be entitled to recover attorney's fees at trial and
on any appeal. If Landlord incurs attorneys’ fees because of a defauit by Tenant, Tenant shall pay all such fees
whether or not litigation is filed.

Landlord warrants that so long as Tenant complies with all terms of this lease it shall be entitled to peaceable and
undisturbed possession of the Premises free from any eviction or disturbance by Landlord. Neither Landlord nor

-its managing agent shall have any liability to Tenant for loss or damages arising out of the acts, including criminal

acts, of other tenants of the Building or third parties, nor any liability for any reason which exceeds the value of its
interest in the Building.

Whenever for any July 1 - June 30 tax year the real property taxes levied against the Building and its underlying
land exceed those levied for the 19 91 -19 92 tax year, then the monthly rental for the next succeeding
calendar year shall be increased by one-twelfth of such tax increase times Tenant's proportion-ate share. “Real
property taxes” as used herein means all taxes and assessments of any public authority against the Building and
the land on which it is located, the cost of contesting any tax and any form of fee or charge imposed on Landlord
as a direct consequence of owning or leasing the Premises, including but not limited to rent taxes, gross receipt
taxes, leasing taxes, or any fee or charge wnolly or partially in lieu of or in substitution for ad valorem real property
taxes or assessments, whether now existing or hereafter enacted. If any portion of the Building is occupied by a
tax-exempt tenant so that the Building has a partial tax exemption under ORS 307.112 or a similar statute, then real
property taxes shall mean taxes computed as if such partial exemption did not exist. If a separate assessment or
identifiable tax increase arises because of improvements to the Premises, then Tenant shall pay 100 percentof such
increase.

“Tenant's proportionate share” as used herein means the area of the Premises, divided by the total area of cffice
space in the Building, with area determined using one of the methods of building measurement defined by the
Building Owners and Managers Association (BOMA). Tenant's proportionate share as of the lease commence
ment date shall be 0.9 percent.

increase, if any, in the Consumer Pnce lndex pubhshed by the United Slates Department of Labor, Busesuof Labor
Statistics. The change shall be computed by comparing the schedule entitled "U.S, City-Average, All ltems, All
Urban Consumers, 1982 - 84 = 100" for the latest available month pregedirg e month in which the lease term
commenced with the same figure for the same month in the yeass10r which the adjustment is computed. All com-
parisons shall be made using index figures derivedformihe same base period and in no event shall this provision

operate to decrease the monthly reptatorthe Premises below the initial stated monthly rental, plus property tax
adjustments and operalingrexpénse adjustments as provided in this Lease. If the index cited above is revised‘or
discontinued duririg the term of this Lease then the index that is designated by the Portland Metropolitan Associa-

Please lnitiam
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Tenant shall pay as additional rent its proportionale share. as defined in paragraph 19.2, of the amount by which
operating expenses for the Building increase over those experienced by Landlord during the calendar year
/99/ (base year). EMfective January. 1 of each year Landlord shall estimate the amount by which operating
expenses are expected lo increase, il any, over those incurred in the base year. Monthly rental for that year shall
be increased by one-twelfth of Tenant's share of the estimated increase. Following the end of each calendar year,
Landiord shall compute the actual increase in operating expenses and bill Tenantfor any deficiency or credit Tenant
with any excess collected. As used herein "operating expenses” shall mean all costs of operating and maintaining
the Building as determined by standard real estate accounting practice, including, but not limited to: all water and
sewer charges: the cost of natural gas and electricity provided to the building; janitorial and cleaning supplies and
services: administration costs and management lees: superintendent lees; security services, if any; insurance
premiums; licenses; permits for the operation and maintenance of the building and all of its component elements
and mechanical systems; the annual amontized capitalimprovement cost (amortized over such a period as Landlord
may select but not shorter than the period alldwed under the Internal Revenue Code and at a current marketinterest
rata) for any capital improvements lo the Building required by any governmental authority or those whnch have a
reasonaole probability of improving the operating elficiency of the Building. .

This lease and the attached Exhibits and Schedules if any, constitute the entire agreement of the parties and super-
sede all prior written and oral agreements and representations. Neither Landlord nor Tenant is relying on any
representations other than those expressly set forth herein.

Unless otherwise stated in this Lease, the Premises are leased as is in the condition now existing with no altera-
lions or other work to be performed by LandloMd.

Thetitles to the paragraphsof thislease are descriptive only and are notintended to change or influence the meaning
of any paragraph or to be part of this lease.

Failure by Landlord to promplly enforce any regulation. remedy or right of any kind under this Lease shall not con-
stitute a waiver of the same and such right or remedy may be asserted at any time after Landlord becomes entitled
to the benefit thereof notwithstanding delay in enforcement.

The following Exhibits are attached hereto and incorporated as a part of this lease:

IN WITNESS WHEREOQOF, the duly authorized representatives of the parties have executed this lease as of the day and year first

written above.

LANDLORD: URBAN EQUITIES, INC. By:

Address for notices:
610 S.W. Broadway

Title:

Portland, R 97205 By:
Tille:

TENANT: A. A. "ANDY" ANDERSON

Address farnotices: By:

5311 N.E. MK Jr. Blvd, Title:

Portland, R 97201
By: Bv:
Title: . Title:

Please Initial

—

| anAlArA Tenant




ADDENDUM

ADDENDUM TO THAT LEASE DATED MAY 28, 1992 BETWEEN URBAN
EQUITIES, INC., LESSOR, AND A. A. "ANDY" ANDERSON, LESSEE

o

Base Rent Schedule
July 1, 1992 - June 30, 1993 $ 550/Month
July 1, 1993 - June 30, 1994 $ 565/Month
July 1, 1994 - June 30, 1995 $ 580/Month
July 1, 1995 - June 30, 1996 $ 595/Month
July 1, 1996 - June 30, 1997 $ 610/Month

Option to Renew

Lessee shall have the option to renew lease for an additional period of five (5)
years at a rental rate of to be agreed upon in advance by both parties. Such rental
rate shall not be less than the monthly rental rate in effect at the time Lessee
notifies Lessor of their intention to exercise the option. Said notice shall be given
at least ninety (90) days prior to the lease expiration date but not more than one
hundred eighty (180) days prior to, the expiration date.
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Norxris(?
Stevens
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June 30, 1992

Mr. Andy Anderson
5309 N.E. MLK Jr.
Portland, OR 97211

RE:  JANITORIAL SERVICE
WALNUT PARK STORE

Dear Andy:

In regard to the above service at Walnut Park I thought it would be a good idea to clarify
exactly what duties we are performing for you. This letter should become part of the
lease dated June 28, 1992 between you and Urban Equities, lessor.

The duties we presently perform for you are:

1. vacuum the front customer service area

2. dust counters

3. take out the trash

4. clean the entry glass
Because of your expressed concerns for security we do not go behind the counter. If
these services are satisfactory and agreeable to you please sign below and return to our

office.

Respectfully,

7 0 (Ul
yov g /L{%//,,/

Michael J. Woddley

APPROVED AND ACCEPTED

By: %Mw% Date: A G2

MANAGEMENT

ACCREDITED ¢ ;
ORGANIZATION- == Gommercial
- T Network



1.1

1.2

1.3

2.1

2.2

23

Standard Form of OFFICE BUILDIN ~ASE adopted by PORTLAND ASSOCIATION Of ‘LDING OWNERS AND MANAGERS

Premises

Term

Rental

Payment

Delivery of

Possession

Unpaid Rent

Use

Assignment
and
Sub-letting

Alterations

THIS LEASE. made and entered into at the City of Portiand. Oregon, this day of
February 1984 by and between URBAN £EQUITIES, INC.
hereinafter called the Lessor,
and” MULTNOMAH COUNTY, a home rule subdivision of the State of Oregon

hereinafter called the Lessee, WITNESSETH:

The Lessor hereby leases to the Lessee the following described premises w-eensigaration-of

Rooms Numbered 1hat entire second floor located at 5329 N.E. Union

inthe Said premises containing approximately 18,600 square feetPortiand. Oregon

For the term beginning on the First day of July 1984 ,
and expiring on the 30th day of June 1894 |
For a monthly rental of SEE PARAGRAPH 34.1 and /100
Dolares }exGopitontaiorthe-month-of 18— chat-be-OneDoHari$3-00)

payable monthly in advance on the first day of each and every calendar month, at the office of the Lessor or the
Lessor’s agent.

The Lessee covenants and agrees as follows:

The Lessee will pay said monthly rental in lawful money of the United States at the office of the Lessor or
Lessor’s agent, in advance on‘the first day nf each and every calendar month of said term.  Rent for a part of a
month shall be prorated in proportion to the number of days of the month included in the term of this lease.

3 $ : i H ithka D oo
Shoord—tendterc—beunebte—to—eehver—possessienoithe FremisesofH Sacs = t

of the term Tenant shall owe no rent untn notice from Landlord tenderin ; 8 possessmn is

SEE. PARAGRAPH N

If rent is not paid Within 10 days after it is due Lessor may at its option impose a late charge of § 0
Unpaid rent shall bear interest at the rate of 10 percent per annum from the date it is due until paid.

The Lessee will use and occupy said premises for General offices and clinic
and for no other purposes;
and the Lessee will at Lessee’'s own expense repair any damage caused by the Lessee or any of Lessee's
employees or agents, or licencees or invitees.

Thel b i dard it PN - T N k3
et whTReHEeoreR- et esc-or-eRy-hieresthereonder—and—winotpermtt eRy-asse

by operation of law, and will not sub-rent or sub-let said premis reoi, and will not permit

the use or occupancy of said premisgs—by—other—ITan (e Lessee _and his agents and_employees of the Lessee,
ik ST B GG Wit teRConsant o the-Lassor. EE RAPH 46.1

he—te6666 Rake-Ro-aHeratioRe+Roradditicneto-—sarcpromisaswithoutfirst obtainirathe iion-cg
sent of the Lessor, and all additions, |mprovements and fixtures (except the movabte—OMTE furniture of the
Lessee) made or added either by the Lessee or Lessor skat-be=Td remain the property of the Lessor; provided,

however the Lessor mav requ arhe Lessee remove upon termination of thrs lease any additions made or

HoF o e — :.._. he-Loss86 s-BXpPenss. StE PARAGRAPH 3 ]
(1)

4/78
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The Lesser !l not use or permit in said premises anything tr  will increase the rate of fire insurance
thereon or prever. 2 Lessor's taking advantage of any ruling of tt surance Services Office of Oregon or
its successors, which would allow the Lessor to obtain reduced rates iv. long term insurance policies: or main-
tain anything that may be dangerous to life or limb; or in any manner deface or injure said buiiding or any
portion thereof; or overload the !loors; or permit any objectionable noise or odor to escape or to be emitted from
zaid premises; or permit anything to be done upon said premises in any way tending to create a nuisance or
to disturb any other tenants of the building, or to injure the reputation of the building; or 1o use or permit the
use of said premises for iodging or sleeping purposes, or for any immoral or illegal purposes; and that the Lessee
‘will comply at Lessee's own cost and expense with al! orders, notices, regulations or requirements of any munici-
Sality, state or other governmental authority respecting the use of said premises.

The Lessor shall not be liable to the Lessee for damage to person or property resulting from the negli-
gence of a co-tenant or anyone else other than the Lessor, or for any damage to person or property resulting from
any condition of the premises or other cause, including but not limited to damage by water, not resulting from

the negligence of the Lessor.

< c - d T Ut ty a 9] d d O aq on Y -
behalf of any person, firm or corporation arising from the conduct or management of or from an erk or thing
boetThe demised prem-

whatsoever done by the Lessee or its agents, contractors, servants or employees in or
ises or the building, and will further indemnify and save the Lessor harmless ag Tand from any and all ciaims
arising from any breach or default on the part of the Lessee in the pedlermiance of any covenant or agreement on
the part of the Lessee to be performed, pursuant to the teimeo is lease or arising from any act or negligence
of the Lessee, or any of its agents, contractorg_servants or employees, occurring during the term of this lease
in or about the demised premises or_the-tTilding, and from and against all costs, counsel fees, expenses and
liabilities incurred in or abo ysuch claim or action or proceeding brought thereon. In case any action or pro-
ceeding be brought-egdinst the Lessor by reason of any such claim, the Lessor may, at its option, require that
the Legsee S|st or defend such action or proceeding at the Lessee's own cost and expense and by counse!

....... orydo-theLlessor—  See Paragraph 35.1.

Upon vacation or abandonment of the premises by the Lessee without the written consent of the Lessor
endorsed hereon, the Lessor may forthwith enter upon the premises or any portion thereof anc re-let and other-
wise exercise control over the same and that for the purpose of such re-letting the said Lessor is authcrized a!
the cost of the Lessee to make any repairs, changes, alterations or additions in or to said demised premises
which may be necessary in the opinion of the Lessor for the purpose of such re-letting, and such entry and con-
trol shall not release the .Lessee from the obligations herein, but Lessee shall nevertheless remain liable and
continue bound, unless the Lessor, at Lessor's election, shall cancel the lease, and in that event cancellation shall
be effected and Lessor and Lessee released from all obligations thereunder thereafter to accrue, upon the mailing
of such notice of cancellation by Lessor tc Lessee at Lessee’s last known address.

The Lessor shall not be liable for the consequences of admitting by pass-key or refusing to admit to said
premises the Lessee or any of the Lessee's agents or employee or other persons claiming the right of admittance.

No sign, picture, advertisement or notice shall be displayed, inscribed, painted or zffixed to any of the
glass or woodwork of the premises hereby demised, except such as shall be approved by the Lessor and shall
be painted by a sign painter designated by the Lessor; that no signs or devices shall be hung on or placed against
the windows of said premises nor on the exterior wall of the building; and that no furniture, curtain or other
obstruction of any kind or size shall be placed before the glass partition dividing said premises from the corri-
dors of said building.

The Lessee shall not, without Lessor's written consent, operate or install any electrical equipment or
operate or install any machinery or mechanical device on said premises other than that norma! toctceose-
a medical and dental clinic or office use.

No electric wiring, telegraph call boxes, or telegraphic, telephonic, or other electricai apparatus, includ-
ing air conditioning equipment, shall be installed, maintained or operated on said premises excent with the
approval of and in a manner satisfactory to the Lessor; and in no event shall the Lessee overload the electrical
circuits from which the Lessee obtains current.

No awnings shall be attached to the outside of any windows of the premises hereby leased.

The Lessee shall not allow anything to be placed on the outside window ledges o said premises; and
nothing shall be thrown out of the windows of said building by the Lessee or others.

Neither the Lessee nor or any other person, shall lay linoleum or other similar floor covering or attach
or fix any covering to the walls or ceiling of the premises or any part thereof with paste material save and except-
ing one which may be easily removed with water. The use of cement or similar adhesive material is expressly pro-
hibited. The tacking or fastening of any such material to the base board or moiding is expressiy prohibited. Prior
to termination of this lease, Lessee, at its own expense, may remove any such floor, wall or ceiling coverings or
materials, and upon so doing will restore the floor, wall or ceiling to the condition in which it existed at the time
Lessee took possession under this lease. In the event Lessee removed such coverings and fails to restore the
floor, walls or ceiling to that condition, Lessee on demand shall pay Lessor the cost of such restoration. If such
covering is not removed prior to the termination of this iease the covering shall become and remazin tne property

of Lessor.

The Lessor and the Lessor’s agents, janitors, workmen and engineers may retain and use a pass-xey 10
the premises described herein to enable them to examine said premises from time to time with reference to any
emergency or to the general maintenance of said premises, or for the purposes of exhibiting the same.

The Lessee shall at all times take good care of the demised premises.

At the expiration or sooner termination of this lease, the Lessee will surrender and deliver up said premises
to the Lessor, or those having the Lessor’s estate therein, in the same condition as the Lessee now receives said
premises, ordinary wear and tear and damage by fire and the elements alone excepted.

(2) 478
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If any sui: action or appeal thereof is instituted by either ty for the enforcement of any covenart
contained in this lease, the prevailing party shall recover, in addition to costs and disbursements, such attorneys’
fees as the court may adjudge reasonable to be allowed in such suil or action or apoeal thereof.

ease at the option of the Lessor, as afore-
dtion of said lease by us terms, the Lessee will at

such possession be not immediately surrengered, the Lessor may forthwith enter into and on said premises and
repossess them as of the Lessor's former estate and expel the Lessee, or those claiming under the Lessee, and
arTorcibly if necessary, and lock said premises, without being deemed guilty in
any manner of trespas d without prejudice to any remedies which might otherwise be used for arrears of rent
or precedmg bresetrof covenant; and that in such event the Lessee expressly waives the service of any notice
o 1o terminate this lease or to retake the premises, and waives service of any demarnd for payment
Gr for possession, and of any and every other notice or demand prescribed by any law of the State of

See Paragraph 40.1.

© a e o+ 8666+ b S 6 &+ © Sasve=_,

until the due date of any future rent or until the date fixed for explratlon of me lease term, any sxeess of the
o e date of default

value of the Lessee's obligations under this lease, including the obligation to pay re
until the end of the term over the reasonable rental value of the property fQ ame period figured as of the
date of default, plus the reasonable costs of reentry and reletting uding, without limitation, the cost of any
cleanup, refurbishing, removal of the Lessee's prope aT’d fixtures or any other expense occasioned by the
Lessee's failure to quit the demised premi pon termination or to leave them in the required condition, any
remodeling costs, attorneys’ fees—coUrt costs, broker commissions and advertising costs, plus the unpaid cost of
any tenant improyeme being amortized over the term of this lease, plus the amount of the loss of reason-
able ren gTue 1rom the date of default until a new tenant has been, or, with the exercise of reasonable dili-

—couid seem—secures— See Paragraph 40.1.

The Lessee shall not suffer or permit any mechanic’s lien to be filed against the fee of the demised prem-
ises nor against the Lessee's leasehold interest in said premises by reason of work, labor, services or materials
supplied or claim to have been supplied to the Lessee or anyone holding the demised premises or any part
thereof through or under the Lessee, and nothing in this lease contained shall be deemed or construed in any
way as constituting the consent or request of the Lessor, express or implied, by inference or otheiwise, to any
contractor, subcontractor, laborer or materialman for the performance of any labor or the furnishing of any
materials for any specific improvement, alteration or repair of or to the demised premises or 2ny part thereof,
nor as giving the Lessee any right, power or authority to contract for or permit the rendering of any services or
the furnishing of any materials that would give rise to the filing of any mechanic’s lien against the fee of the
demised premises. If any such mechanic's lien shall at any time be filed against the demised premises, the Lessee
shall cause the same to be discharged of record within 20 days after the date of filing the same.

This lease does not grant any rights of access to light and air over property.

In the event the Lessor, during the term of this Lease, shall be required by the City of Portland, the order
or decree of any court, or any other governmental authority, to repair, alter, remove, reconstruct, or improve any
part of the demised premises or of the building of which said premises are part, then such repairing, alteration,
removal, reconstruction or improvement may be made by and at the expense of the Lessor withcut any inter-
ference or claim for'damages by the-Lessee, but there shall be such an abatement or adjustment of rent as shall
be justin proportion to the interference with Lessee's occupation of the premises; and that the Lessor and Lessor's
agents and employees shall have the right from time to time during the term of this lease to enter intc and
upon said premises for the purposes of maintaining said premises and making such alterations and repairs
and doing such other things thereto and to the equipment or building in which said premises are located, as may
become necessary or advisable, without any interference or claim for damages by the Lessee.

In case the leased premises, or the building in which they are located, shall be destroyed or damaged by
fire or other casuaity, making the premises or building untenantable, the Lessor may at Lessor's option, exercised
within thirty (30) days from the happening of the casualty, elect to terminate this iease or to repair said damages.
If the Lessor does not so elect to repair said damages, or the buiiding containing said premises shall have been
wholly destroyed, the lease may be terminated by either party as of the date of such damage. If the Lessor elects
to repair said damages the Lessor shall at its own expense promptly repair the damages to said leased premises.
and the Lessee shall be entitled to an abatement of the rent, or a fair and just proportion thereof, according to the
nature of the damage sustained, until said premises have been made fit for occupancy and use.

If the Lessor becomes obligated to repair or reconstruct the premises or the building in which they are
located, the Lessor shali be relieved of such obligation and the Lessor may terminate this lease if the Lessor is
unable to obtain the necessary labor or materials, or if the Lessor is unable to perform such cbligation due to
any cause beyond its control, including, but not limited to, strikes, lockouts and labor disturbances, acts of civil
or military authorities, restrictions by municipal authorities, restrictions by municipal ordinances or federal or state
statutes, and military activity.

If the premises or the building in which the same are located, or any part thereof, shall be taken or
acquired by any municipal or other corporation having the right of eminent domain, either under said right or by
purchase without the exercise of said right, the Lessor may at its option terminate this lease without paying any
consideration tc the Lessee, except that any unearned rental in its possession shall be refunced.

(3)
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Adjustment
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If the Less. shall hold over after the expiration of the term of iease, and shall not have agreed in writ-
ing with the Lessor upon the terms and provisions of a new lease prior to such expiration, the Lessee shall remain
bound by all the terms, covenants and agreements hereof, except that the tenancy shall be cne from month to
month.

The Lessor shall furnish electric current and lamps for light in such quantity and of such wattage as in the
Lessor's opinion shall be necessary; and if the tenant demands additional electric service, it is understood that
the same shall be paid for at the public utility's reqular scheduled rate.
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If the monthly rental rate herein stipulated includes air conditioning to be provided by the Lessor it is
understood and agreed that such air conditioning will be furnished in accordance with the regular schedule of
the building, *but that failure to furnish air conditioning, when such failure is caused by accidents, strikes or other
causes beyond the reasonable control of the Lessor, shall not make for an abatement of rent, nor release the
Lessee from the prompt fulflllmem of any of the covenants of the Lessee under this lease or render the Lessor

liable for damages therefor.

20 d%ﬁ%eé Jﬂéﬁéﬁ&h%ﬂ t\eatmg ventilating and air conditioning equipment shall be from 7 AM. to 6 P.M.
Monday through Friday, except Holndays ané-#em—A—M—te—JMﬂSc&wéay—e*eey—Haféeﬁ—OL as mutua] 1_y

agre%daf u%:r&:%ngdg&lgy %REE&; aslral?]ae rHoQ/gd in or out of said premises only at such hours and in
such manner as shall least inconvenience other tenants, and as the Lessor shall decide; and no safe or other
article of over 1,000 pounds shall be moved into said premises without the consent of the Lessor, the Lessor to
have the right to fix the position of any article of weight in said premises.

The Lessor, for the proper maintenance of said building, the rendering of good service, and the providing
of safety, order and cleanliness may make and enforce regulations appropriate for such purposes but not in en-
largement of or inconsistent with the terms, covenants and conditions of this lease.

Any waivers shall be in writing. The covenants of this lease are continuing covenants and the waiver by the
Lessor of breaches of said covenants shall not be deemed a waiver of subsequent breaches thereof.

This lease may not be modified except by endorsement in writing attached to this lease, dated and signed
by all the parties hereto, and Lessor shall not be bound by any oral or written statement of any servant, agent, or
employee modifying this lease.

The rights, liabilities, and remedies provided for herein shall extend to the heirs, legal representatives,
successors and, so far as the terms of this lease permit, assigns of the parties hereto, and the words "Lessor”
and “‘Lessee’ and their accompanying verbs or pronouns, wherever used in this lease, shall apply equally to all
persons, firms or corporations which may be or become parties hereto.

Lessor shall be responsible for insuring the Premises and Tenant 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 extend-
ed coverage endorsement, and there shall be no subrogated claim by one party’s insurance carrier against the

other party arising out of any such loss.

This lease shall be subject and subordinate to such liens and encumbrances as are now on or as lessor
may hereafter impose on the land and building, and the lessee shall upon request of lessor, execute and deliver
agreements of subordination consrstem herewith.

fisca
Whenever, for any e-eleaeal e.z/
and maintenance costs for the pngr

may be increased, effective as of J&
resenting one-twelfth of such proportion of such increase in costs as is measured by the ratio between the floor

area of the leased premises and the total rentable floor area of said building. For the purposes hereof, the term
“‘operating and maintenance costs’ shall include all costs of operation and maintenance as determined by stand-
ard accounting practices and shall include the following costs by way of illustration, but not limitation: Real estate
taxes and assessments, insurance premiums, licenses, permit and inspection fees: the costs of wages, materials
and services for the operation and maintenance of the building, but shall not include alterations and depreciation.

replacement of the roof, exterior walls or mechanical equipment, (e.g.,
heating units, air conditioning units and elevator). The Lessee shall
have the opportunity to review all elements of alleged cost increases.
The base year shall be from July, 1984 to June 30, 1985, unless occupancy
shall occur after July 1, 1984, then the base year shall be one year form
the date of occupancy.

*
q ;operating and maintenance costs are greater than the operating _ .

for the 18,600 square foot premises herein leased together with entry ways
and roof over the leased premises,

or the cost

(4)
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~. SEE PARAGRAPH 44.1

*cooling shall be provided to lower the outside temperature

then the monthly rental for the next succeeding eeterdar year 1 1SCa
'/ﬁ’each succeeding year. over the rental specified by an amount rep- ///‘.’./
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34.1 MONTHLY The monthly rental due shall be determined as follows. The
RENTAL: base rent shall be $10.00 per square foot per year based on

a full floor space of approximately 18,600 square feet.
Provided, however, if the cost of janitorial services, including
supplies and utilities including gas, electricity, refuse
removal and water and sewer shall exceed $2.00 per square
foot in the first full year, Lessee shall pay to Lessor as
additional rent the cost of said services in excess of $2.00
per square foot. These costs are specific to the square
footage occupied by the Lessee.

35.1 LIABILITY: Lessee is a public body and liable for the torts of its em-
ployees and agents pursuant to the Oregon Tort Claims Act.
36.1 LEASE It is understood and agreed that the Lessee may cancel said
CANCELLATION: agreement by giving the Lessor not less than ninety days

prior written notice of such intent if the program funding to
maintain a county health center at the Walnut Park location is
not provided by the Multnomah County Board of Commissioners.

In the event program funding is not provided by the Board of
Commissioners, every effort will be made to renegotiate the
terms of this agreement for a reduced rate and/or reduced total
square footage. The provisions of this cancellation clause
will not be used to provide an opportunity for cancellation

of this agreement for the purpose of leasing alternative health
center space at another location in Northeast Portland where
services would be provided at the same level as at Walnut Park.

37.1 PROPERTY TAXES: Under the provisions of ORS 307.112 certain real property tax
savings resulting from the exemption of the property leased
herein may accrue to the building. The tax savings resulting
from the exemption under such statute shall be attributed to
benefit the Lessee by a monthly reduction in the rent equal
to the annual savings caused by the exemption divided by eight.

The amount of the rental offset shall be determined annually
in November by multiplying the exempt value by the current tax
rate, divided by eight, and then applying the reduction to the
lease payments, November through June, coincident with the tax
year in question.

38.1 TENANT The Lessor agrees to provide at their sole cost and expense
IMPROVEMENTS: all improvements listed in Exhibit "A". The Lessee will contract
for the preparation of final detailed architectual plans and
materials specifications as the elaboration of Exhibit "A".

39.1 APPROVAL OF This lease is contingent on the approval of adequate financing
FINANCING: which is to be obtained by the Lessor.



40.1 DEFAULT, INSOL-

41.1

42.1

VENCY AND DAMAGES:

CONSTRUCTION
MANAGER:

COST OF
IMPROVEMENTS :

The occurrence of any of the following shall constitute a
material default and breach of this lease by Lessee:

a. Any failure by Lessee to pay the rental or to make any
other payment required to be made by Lessee hereunder
where such failure continues for ten (10) days fol-
Towing written notice that such is due from the Lessor.

b. The abandonment or vacation of the leased premises by
Lessee.

c. A failure by Lessee to observe and perform any other
provision of this lease to be observed or performed
by Lessee, where such failure continues for thirty
(30) days after written notice thereof by Lessor to
Lessee specifying the nature of such default; provided,
however, that if the nature of the default is such that
the same cannot reasonably be cured within the thirty
(30) day period allowed, Lessee shall not be deemed to
be in default if Lessee shall, within such period, com-
mence to cure and thereafter diligently prosecute the
same to completion.

During construction of the work, the County shall supply at
its own expense a Construction Project Manager to act as the
County's representative. The Construction Project Manager
shall monitor construction to ensure that final plan design
and standards are adhered to. Both parties acknowledge that
final plans will be provided by the County (Lessee) (see

38.1 above). The Construction Project Manager shall observe
the construction and shall have the sole authority to re-
quest changes in the work that may be desired by the County,
including changes that may affect the construction cost. In
return, the Lessor agrees that all changes in the work desired
by the Lessor during construction be approved by the Construc-
tion Project Manager prior to implementation. Any changes
shall be subject to the final approval of the Lessor or his
agent. A1l change requests (from both Lessee and Lessor) must
be submitted in writing. Al1 approvals of changes must be
documented in writing.

If construction is not performed to specifications included

in final plans provided by the Lessee and/or as per authorized
and documented changes in those plans, this agreement shall

be null and void.

This lease shall be subject to a bid not to exceed a cost of
$560,000.00 for all tenant improvements. The plans and
specifications provided by the Lessee (see section 38.1)
shall be the basis of bids solicited by the Lessor or his
agents. If the total construction bid exceeds this figure,
either Lessor or Lessee shall have the right to rescind this
lease.



42.2 I[f the total cost of the tenant improvements is less than

» $560,000.00, the savings shall be split on an equal basis
between the Lessee and Lessor. Any sums passed through to

the Lessee shall be amortized over the term of the lease.

42.1 ALTERATIONS: After occupancy, the Lessee will make no alterations in or
addition to said premises without first obtaining the writ-
ten consent of the Lessor, and all additions, improvements
and fixtures (except the movable shelving cabinets and of-
fice furniture of the Lessee) made or added either by the
Lessee or Lessor shall be and remain the property of the
Lessor; provided, however, the Lessor may require that the
Lessee remove upon termination of this lease any additions
made or fixtures added by the Lessee at the Lessee's expense.
Attached or affixed personal property added to the premises
will remain the property of the Lessee. The Lessee will
bear full responsibility for the maintenance and repair of
such property and will restore the premises if said property
is removed at Lessee's expense.

44.1 ELEVATOR SERVICE, Elevator service and heat to a temperature of at least 50
HEAT, JANITOR degrees Farenheit above that of the outside air temperature
SERVICE: and janitor service will be furnished by the Lessor in

accordance with the regular schedule of the building; but
that failure to furnish elevator service, light or heat or
Jjanitor service, when such failure is caused by accidents,
strikes or other causes beyond the reasonable control of the
Lessor, shall not make for an abatement of rent, nor release
the Lessee from the prompt fulfillment of any of the coven-
ants of the Lessee under this lease or render the Lessor
liable for damages therefore. The Lessee will be provided
with the opportunity to examine and approve the janitorial
service schedule for the building to ensure the adequacy of
service for a clinic facility.

Lessor may change such schedule of janitorial service, or the
nature and extent of such service, whenever Lessor shall deem
such change necessary, desirable or expedient. Lessee shall
be solely responsible for the professional cleaning and up-
keep of any and all carpeting and drapery installed in the

premises.
45.1 DELIVERY OF Should Landlord be unable to deliver possession of the Premises
POSSESSION: on the date fixed for the commencement of the term Tenant shall

own no rent until notice from Landlord tendering possession to
Tenant. Landlord shall have no 1iability to Tenant for delay
in delivering possession, nor shall such delay extend the term
of this lease in any manner. Possession shall be tendered

upon mutual acceptance of remodeling by both Lessor and Lessee.



.46.1 ASSIGNMENT AND The Lessee will not assign this lease or any interest here-
SUB-LETTING: under, and will not permit any assignment hereof by operation

of law, and will not sub-rent or sub-let said premises or
any portion thereof, and will not permit the use or occupancy
of said premises by other than the Lessee and his agents and
employees of the Lessee without first obtaining the written
consent of the Lessor. Written consent of the Lessor will
not be unreasonably withheld. The Lessee may sub-rent or sub-
lease said premises or a portion thereof to private non-
profit or government agencies for the purpose(s) of offering
health or social services without obtaining permission from
the Lessor provided that no fee in excess of maintenance and
operating costs is charged and such use shall not be allowed
to adversely effect Lessor or other tenants of the Walnut
Park Shopping Center. Notification of intent to sub-rent
or sub-lease for these purposes shall be provided to the Lessor.

47.1 PARKING: Lessor shall provide 176 parking spaces which shall be shared
on a non-exclusive basis with other tenants of the Walnut
Park Shopping Center.



IN WITNESS WHEREOF, the parties hereto have executed this instrument in duplicate at the place and on
the day and year first herein written, any corporate signature being by authority of the Board of Directors.

/ﬁ
URBAN EQUITIES, ING / MULTNOMAH COUNTY, a Home Rule Sub-

/7(/ / division of the State of Oregon.
/'mi/ //I - A

VAN Do AL,

Lessor Lessee

. Commercial Leasing, Sales
Norrls 8 and Property Management
Stevens

Realtor® 610 S.W. Broadway
Portland, Oregon 97205

4/78



. OFFICz LEASE
This lease, made ard entered into &t Portland, Oregon, this 22nd day of
January , 19 91 , bv znd beween
LANDOLORD:  Urban Egquities, Inc.
and TENANT: Multnomah County
Lznalord hereoy lezses to Tenant the following
roximately 15,542 square feet; see attached Exhibit A the
(Y]
Fremisas in the Walnut Park Building buiiding
(the Buiiding) at 3315 NE Martin Luther King Boulevard .
Porilznd, Qregon, fcr 2 term commencing Merch 1 ,1e91
‘
znd continuing through February 28 .18 96 ;ztz Szse Rental of
514,222 .22 (U.S.) per meath cayzabie in zovance on the day
of ezch month ccmmencing March 1 ,1e91
lor 'd Tenant covenant and egree as {cilows:
Delivery of Shouid L=nclord be unacle to deliver possession of the Premises con the ¢zate fixed for the ccmmencsment
cssession of the termm, commencsment wiill-be ceferred eand Tenant.snal owe-no rent unul nouce from Lznciora tencenng

rossession to Tenant. If possassion is not sa tendered within 0 dzys iollowing commencement of tl'“e term, then
Tenant may elect to cancel this lease by notice to Lanclord within 10 cays {oillowing exoiraticn of the S0-day

;:cfxcd. _._nc O'G snall chE no lxac:my to Tenant for celzy in ceiivenns £OSSEssion, SE~SNSH SEen-seiay exienc
_____________ *

e Ezse Fent for the Premises anc anv eccitionzi rent ocroviced herein without cecuc-
cargal month cunng the lezse term snzil te crorztsc o retiect the numcer of cays cur-
cccucies the Premises. Acditicnzl rant mezns smounts celermined UNJEr OErEgraans
e anq zny other sums pavanie by Tenant 1o Lenclora uncer this Lezse. Rent not paid
st zt the rats of one-znc-cne-nzif :er:sn: cer montn unul caid. Landlerd may atits ce-
rce of S 5 for eacn S1 of renticr re ayments mzde more tan 10 cays late in lieu of

[ge]
ir‘{E'ESI fcr the H"'I ..""»CF'U'A of CE!IHQUEHC,’, without waivin c E-_’ly other remegies avzaiiadie for cerauit.

-

'tne lezse Tenant hzs pzid the Base Rent ‘cr the first il menth of the lezse term e

i In ecciticn has paid the sum of 3

orc may zoory tne lezse consicerzvon o
is .

r
{

Torming eny canca:ion

consi cay the ccstcf ce
wnicn Tenzant faiis :: ce"c.... within the time reguirec By i e=_=e. Eut suen ecoiicznon Sy Langicrd snail not oe
tne exciusive remecy for Tenancs cefzuit if the iezse consiceraton is aociied by Lanclorc. Tenant snald cn cs
Tiena gay the sum necsssary to regienisn the iezse consicerauan tc its mount. To the extent nct 2soiied
by L.=.nu.:>rc to cure cefzuits by Tenant, the lezse c::rs-c'erz::.. snal inst tne rent peyaole for Lie
last montn of the tem. The lezse consigeraticn snail not te refunczz
e imiial
e
Tenant

* I¥ possession occurs after the zbove commencs , & he expiry

- _\ - ) X - . - e e - o - oy ¥ < *""‘Y' -

date shall be changed sO cThat 1T 1S SiXkiy (cv S aTte .Ne

possessicn datse




& ¢ ,vity center for/citizeps

it

Use Tenant snall use the ©  Tuses as business afiices ior 07T Ce
' . and for no other purpose witi  .¢ Landlord's written consent. In connec:xon witn ts use, Tenant shall at its ex-
.. pense promotly comply with gll eppliczble laws. crdinances, rules and reguiations of zny public authornity and shzjl
’ not znnoy, 00sirucy, or interiere with the rignts of other tenants of the Buiicing. Tenznt snail create nNo nuisznce
nor zllow any oojectionzable fumes, noise, or viorations to be emitted from the Premises. Tenant shall not concuc:
any zctivities that will increase Lznalord's insurance rates for any portion of the Buiicing or that will in any manner

degrzde or damage the reputation of the Buiiding. 4 kitchen & kitchen
. H ] - i
Zguipment Tenant shzll install in the Premises only such of‘ice'ecuxpmenz as is customary for general office’use zng

snzll not overicad the floors or eiectrical circuits of the Premises or Building or zlter the piumbing or wiring of the
Pramises or Building. Lanclord must acprove in advance the location and manner of insiziling zny electrical, heat
generating or communication equipment or exceptionally heavy articles. Any zcaditionz! zir conditioning requireg
beczuse of heat generating equipment or special lighting installed by Tenant snzil be installed and coerated at
Tenant's expense.

Signs No signs, awnings, antennas, cr other aoparatus shall te painted on or aitached to the Buiiding or zny-
thing placed on any giass or woodwork of the Premises or pcsitioned so s to oe visidle from outside the Prem-
ises without Lzandlora’s written epproval as to desian, size, location, and coior. All signs insiailed by Tenant snall
comoly with Landlord’'s standards for signs and zll zppiiczole codes end all signs and sign hardware snazil be re-
moved upon termination of this lease with the sicn location restored to its former state unless Lznalord eiects to
retain zll or any partion thereof.

Utilities and Lznclord will furnish hezt, electricity, elevator service, and if the Premises zre zir conditioned. air conci-
Services tioning during the normai Buiiding hours of 8:00 AM to 6:00 PM, Monczay througn Fricay, exceot holidays and 8:00
AM to 12:00 noon Saturdays, excent holidays. Janitorial service will te proviced in zccorgance with the reguiar
schegdule of the Buiiding, wnich scheduie znd service may caange frem time to time. Tenant snail comoly witn ail

government laws or regulations regarding the use or recucton of use of utilities on the Fremises. Interruotion of
services or utilities shzll not be deemed an eviction or disturcance of Tenant's use enc passession of the Prem-
ises, render Landlord lizble to Tenant for damages, or reiieve Tenant from pericrmance of Tenant's colicat'crs

under this lease, but Lznalord shall take zil reasonable steos to correct any interruotions in service. Electrical ser-
vice furnisned wiil be 110 volits uniess difierent service airezdy exisis in the Premises.

Zxtra Usage If Tenant uses excessive amounts of utiiities or services of zny kinc bnce..!s of coerztion outside of nor-
mal Building hours, high demands from office machinery and eguicment, stancerc lighting, or zny other
czause, | Lzndlord may imoose a rezsonzable charge for suoplying such extra uxlltm or services, which charce snall
by payable monthly by Tenzant in conjuncion with rent payments. In czse of cisoute over 2ny exrs cnarge uncer
this paragrapn, Lznalord snall cesignate a2 quzlified incencendent encineer wnose cecision shall be conciusive on
toth parties. Landlord and Tenant shall each pay one-hzif of the cost of sucn ceterminztion.

Mzintenance Lznglord shzil have no lizziiity for {ziiure to pericrm required maintenance encd recalr uniess writan notce

znd Repair of the needed maintenance or repair is cwen By Tenant and Lznclorc fails to commence efionts to remegy the
proclem in z rezsonzble time and manner. Lanclord shali have the ncntto ere scar"[c:c ng ana other Epparaius

necessary for the purpose of meking repairs, ang Landlorg snall h.—.ve r.o lizoiiity for interierence with ncncn. s
use beczuse of regairs and mstaxlquons Tenant shall have no cizim acainst | .—_"cior-: for zny interrustion or re-
quction of services or interdference with Tenant's occupancy, and NQ sucAh interruption cr reduction shail be con-
strued as a constructive or other eviction of Tenant. Reozir of camage caused by negiicent or intentional zcts or

Srezch of this lease by Tenan, its employees or invitses snzil be at Tenant's expense.

Alterations Tenant snail not make any alterzstions, acditions, or imgrovements 0 th Pramises, chance the calor of
tne interoer, or instail any well or floor covering without Lznclord's prior wnitten consent. Any such zacitions. aitera-
tions, or improvements, except{or removabie machinery and unanacned mcva:le_qa e fixtures, shail et once ce-
come part of the reafty and betong to Lzndlord. Lardlord may at its ocdon require that Ter

m
a
Al

Tenznt remove any aiter-
ztions end restore the Prer"isé's to the original condition upon terminzdon cf this lezse. Lznalord shall have the
rignt to zoorove the contractor used by Tenant for any work in the Framises. ang to post notices of nonresoeon-
sibility in connectdon with any work being performed by Tenant in the Fremises.

7 .
Incemnity - Tenant shail not allow any hens to attach to the Suiicing or Ter .c_m m‘eres‘ inthe Premises es s resuit o
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Fire or A
- Casuaity

\Waiver of
Suprogation

Eminent
Domain

Assignment
and Subletting

Detault

Femedies fer

Default

WwWhich CaUses the

- Naldlelt - = -

"M alor ucr"..:“‘ mezaT< Samace Oy iire or other Cesuaily o the sucine ‘ne rremises
Premises or any suosiantizl ion of the Building to be unuszble, or which w..  3st more than 25 percent of the
pre-damage value of the Buiiding to repair, or wnicn is not covered by insurance. In case of Maior Damage, Lang-
lord may elect to terminate this lease by notice in writing to Tenant witnin 20 davs arter such date. If this lease
is not terminated following Major Damage. or if damage occurs whnicn is not Major Damacge, Landlord snz|
promptly restore the Premises to the conaition existing just prer o the gamage. Tenant snall promctly restore zj|
damzge to tenant improvements or alterations installeg by Tenant or pay the cost of such restoration to Lzndlord
if Landlord eiects to do the restoration of such improvements. Rent shall be reduced from the date of damage until
the cate restoration work being performed by Landlord is sutstantially corngiete, with the reduction to te in prop-
ortion to the zrea of the Premises not useabie by Tenant.

Tenant shail be responsibie for insuring its personzal progerty and trade fixtures located con the Premises
and eny ziterations or tenant improvements it has made to the Premises. Neither Landiord nor Tenant snhall te
liable to the other for any loss or damage caused by water damage, sorinkler leakzge. or any of the risks that zre
or could be covered by a stancard zll risk insurance policy with zn extended coverage endorsement, or for any
business interruption, and there shzil be no subrogated cizim by one party's insurance carner 2gainst the cther
party arising out of any sucn loss.

If a condemning authonty takes title by eminent domain or by zgreement in lieu thereof to the entire Buiid-
ing or a portion sufiicient to render the Premises unsuitzole for Tenant's use, then either party may eiect to ter-
minate this lease effective on the date that possession is taken by the condemning authonty. Rent shall be re-
duced for the remainder of the term in an amount proporntionate to the reduction in area of the Premises cazused
by the taking. All condemnation proceeds shall belong to Landiord, and Tenant shzil have no claim zgainst Lznd-
lord or the condemnation eward be<ause of the taking.

This lezse shall bind 'and inure to the benefit of the pariies, their resoective heirs, successors. and zs-
signs, provided that Tenant snail not assign its interest under this iease or suclet zil or any portion of the Premises
without first ootaining Lanalord’s consent in wnting. This provision snail acoty to ail transfers by operation of law
including but not limited to mergers and changes in control of Tenant. No assignment shail relieve Tenant of its
ociigation to pay rent or periorm other ocligations required by this lezse. end no consent to one assignment or

subletling shail be & consent to any further assignment or subletting. Lzandlord shzll not unreasonably withhaeld its
consent to any assignment, or to subletting provided the subrental rate or erfectve rental paid by the zssignee
is not less than the current scheduled rentai rate of the Buiiding for comparzole space and the procosed Tenant s
comoetible with Lznalord’s normal standards for the Buiiding. If Tenant proooses 2 subletting or assignment to
wnich Landlord is required to consent under this paragrzon, Lznaclord shail have the ootion of terminzating this
l°e<e end ceziing dirsctly with the proposed subtenzant or assignese, cr any third pany. If en assigcnment or sub-

letiing is pe'mxr'c‘, zny casn profit, or the net vaiue of any cther consicerzion received t:y Tenant s a resuit of
such trensacticn shzil te paid to Lznclord promotly following its receipt by Tenznt. Tenant sheil pay eny cosis in-
curred by Lanclorg in connection with a request for assignment or suoletung, inciucing reasonztie atcrneys’

4
ees. written notice from Lessor
Any of the foilowing shail constitute e defauit by Tenant uncer this lease: |
(2) Tenant's {ziiure to pay rent or any other charge uncer this lezse within 10 days after it is Gue, or izilure
to camoly with any other term or condition within 20 days following wntten notice from Lzndlord s rymc the

ncncemoliance. |f such noncomoiiance cannot be cured within the 20-cay perica, this provision Sﬂc“ t:e satisiied
if Tenant commences ccrrecton within such perod and therezaner :roceecs in cood faith and with reasonzble di-
ligence to effect compiiance as soon &s possitle. Time is of the essence of this lezse.

(b) Tenants insolvency, business iziiure or assignment for the benefit of its creditors. Tenant's com-
mencement of preceedings under any provision of any bankrustcy cr nsolvency iaw or failure to obtain dismissal
of any petition filed zgainst it uncer such Iaws within the time requir e to enswer; or the zppointment of 2 receiver
for Tenant's procerties.

(c) Assicnment or subletting by Tenant in violation of garagracn 10.1

(G) Vacziicn or zbanconment of the FPremises without the wntisn consent of Landlord.

7 In czse of defzuit zs cdescribed in paracrzph 11.1 Lanciord shail have the rignt to the foilowing remedies

"whicn zre intenceg to te cumulgtive ana in scdition to any other remecies proviced under zppiiczdie law:

(2) Lanclord may terminzate the iease and retake Dosses sion cf the Premises. Foilowing such retzking of
possession, enons by Lzndlord to relet the Premises snail be sutil at it Lzncicrc foilows its quc! procegures
for fincing tenants for the suc.ce 2trztes notless than the current orother comoarzcle space in the Buiicing.
If Lzndlorg has other vacant space in the Buiiding, ;ro<:e clve ter 12y Ce CI2Ced in such other Soace without
preiucice 0 Lznalorc’s cizim :o cemzges or loss of renzis irom n.

izuit wnich snzil inciuce zn emaount equal

P T

(o) Lzrclorg may recover zil damages czused by Tenant's cet |
o] zse. znc the t.n.-_mu uzed ccstcl ;,.y te..a

rentzis lost beczuse of tre cefaun, IE‘c e commissions paid fer this
im_orover-.ents ::‘.str_ﬂec By Lznclord to meet Tenant's scecial regui
cover camages s ey occur tirougnout the lease term, and no acion

licn for cc—ac_: sutseguently eccruing. Langlord mzy electin any che acuon (o recover “zccrued cama ces pius
camages zintutacie to the remaining term of the lease. Such czmagas snall be "'e_sur=<:l r:v the c:rfere ncs be-
tween the rent uncer this lease and the reasconzanie rentzaf value of the Prem te
cisccunied to the time of jucgement at the prevaiiing interest rate on juc;e're'"t
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{C) LENCICrg mey Makeé Ny pavment of perarm any CTugeuch wricn It nes ieied W peEncrm, in
whnich case Lanclord snail be led to recover from Tenant uoon cemand ait  .ounts so expenced, plus in-
terest from the Cate of the excendaiture at the rate of one-arnd-one-hzif percent per month. Any such payment or

performance by Landlord shail not waive Tenant's defauit.

Cn expiration or early terminzation of this iezse Tenant shail deliver ail keys to Lanclord and surrender the
Premises broom c:ean znd in the same condition 2s at the commencement of the term supject oniy to reasonable
wear from ordinary use. Tenant snail remove ail of its furnishings and trade fixtures that remain its property and
restore all damage resuiting from such removal. Faiiure to remove shzil te an abandonment of the property, and
Lznadlord may dispose of it in any manner without liaoility. If Tenant fails to vacate the Premises wnen required,
inctuding failure to remove all its personal prooerty, Landlord may elect either: (i) to treat Tenant as a tenant from
month to month. subject to the provisions of this lease except that rent shall be cne-and-one-half times the totai
rent being cnarged when the lease term expired; or (i) to eject Tenant from the Premises and recover damages
caused by wrongful hoidover.

Lznalord shall have the right (but shail not be obligated) to make, revise and enforce reguiztions or poli-
cies consistent with this lezse for the purpose of promoting safety, orcer, economy, cleaniiness, and good service
to ail tenants of the Buiiding. All such regulations and poiicies snail be compiied with s if part of this lease.

During times other than normal Building hours Tenant's officers and employees or those having business
with Tenant may be required to identify themseives or show peasses in orcer to gain access to the Building. Land-
lerd snall have no liztiiity for permitting or refusing to permit access by anyone. Landlord shall have the right to
enter upon the Premises at any ime Dy passkey or othenwvise to determine Tenant's compiiance with this lease,
to perform necessary services, maintenance and repairs to the Building or the Premises, cr to show the Premises
o zny prosgective tenant or purcnasers. Except in case of emergcency such eniry snzil be at such times and in
such manner 2s to minimize inteference with the rezsoneble business use of the Premises by Tenant.

Tenant snzll move furniture z2na buiky articles in and out of the Buiiding or mzke incdegendent use of the
elevzators cnly at imes epproved by Lznclord foilowing et least 24 hours’ wntten notice to Lanclord of the intenced
move. Landlord wiil not unrezsonzcly withhold its consent under this parzgraoh.

Notices between the pariies relating to this lezse shail be in wnting, effective when delivered, or if mailed,
efiective on the second day following maiiing, postiage prepaid, to the zccress for the party stated in this lease
or to such other edcress as either party may soecify by nctice to the other. Notice to Tenant may always be de-
livered to the Premises. Rent snzail be payzble to Lanalord at the seme acdress and in the seme manner, but shall
te considered paid oniy wnen received.

This lezse shzil te subject and suterdinzte to any monigages, cescs of trust, or land sele contracis (here-

afer M|le~..Ave'y referred (0 s encumorancas) now existing egainst the 2uiiding. At Lznclord's option this lezse
snail b oiect znd sutordinate to any future encumorance hereafier pieced against the Euiiding (inciuding the
un ce'ivmc !c.nd) or zny modificztions of existing encumbrances, and Tenant snzll execute such documents as
may rezsonzably be requesied by Lzndlord or the hoider of the encumcrance to evidence this sucordination.
. if the Building is soid or otherwise transierred by Lanclord or any successcr, Tenant shall ettorn to the pur-
cnaser or transieres and recognize it 2s the lessor under this iezse, and. provided the purchzser essumes all oc-
lications hereunder, the transieror shell have no further ligbiiity hereuncer.

Either party wiil within 20 days afier notice from the other execute, ackncwiedge and deiiver to the other
panty z certficate certfying whether or not this lease has been modified and.is in {ull force and effect; wnether
there are zny modificzuons or zileged breacnes by the other party; the daies to-which rent has been paid in aa-
vance, 2nd the amount of any security deposit or prepaid rent: znd any owner facts that may reasonzabiy be re-
quesied. Fziiure to deiiver-the cenificate within the specified time snzil te conciusive ucon the party of whom the
certificzte was requesied that the lezse is in full force and efiect and hzs not teen modified except s may e reo-
resentsd by the pary requesing the cenificate. If requesied by the hoicer of zany encumbrance, or zny ground
lessor, Tenant wiil agree to give sucn noider or iessar notice of 2nd an oggonrunity to cure any defzuit by Landlord
uncer this lezse.

» In any litigaticn ansing out cf this lease, the prevaiiing party stall te entitled to recover attomeys’ fees at
triai and on any zppezi.

Lzndlord warrants that so Icng as Tenant complies with ail terms of this lezse it shail be entitlea to ceace-
r:ie znd uncisturced cossession of the Premises fres from any evicZon or cisuroance by Lanclord. Lanclorc

zll have no liabiiity 10 Tenant for 1oss or camages ansing out of the acts of otner tenants of the Buiiding or third
ar'c—s. nor any lizbiiity for any rezson wnicn exceeds the veive of its interest in tne Zuiiding.
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.1 Additional Rent- Whenever for ant ~ ‘lendar year the real property texes levieg zga: he Buiicing 2nd its ungeriying jzng
Tax Acjustment (and any tax levied whou .r partiaily in lieu thereof) exceed those levied curing the calendar year in whicn this
lease commenced, then the manthly rental for the next succeeding calendar year shall be increased by gne-
twelfth of such tax increzse times Tenant's proportionate share. “Real property taxes” as used herein means aj|
taxes and zssessments of any public authority zgainst the Buiiding ana the land cn wnich itis located and the cos:
of contesting any tax. If any portion of the Building 1s occupied by a tax-exemot tenant so that the Building has
a partial tax exemption under ORS 307.112 or a similar statute, then real property taxes snall mean taxes com-
puted as if such partial exemption did not exist. If a separate assessment or identifiable tax increase arises pe-
cause of imgrovements to the Premises, then Tenant shail pay 100 percent of such increase.

1.2 Tenant's “Tenant's proportionate share” as used herein means the area of the Premises, divided by the total arez of
Proportionate the Building (not inciuding basement storage space), with area determined using one of the methods of butiding
- Share measurement defined by the Building Owners and Managers Assaociation (BOMA) Tenant's proportionate share
as of the lease commencement date shallbe 2(0.74% percent.
1.3 Additional Rent- Tenant shall pay as additionzl rent its prcportionate share, as defined in 12.2, of the amount by which operat-
Operating ing expenses for the Building increase over those experienced by Lzndlord during the czlendar year wnen this
Expense lease commenced (base year). As of January 1 of each year Landlord shall estimate the amount by which operat-
Adjustment ing expenses are expected to increase, if any, over those incurred in the base year. Monthly rental for the year
shzll be increased by one-twelfth of Tenant's share of the estimated increase. Foilowing the end of each calendar
year, Landlord shail compute the zctual increase in operating excenses and bill Tenant for any deficiency or credit
Tenant with any excess collected. As used herein “cperating expenses” shail mean zall costs of operating and
maintaining the Buiiding as determined by standard real estate accounting practice, inciuding, but not limited to:
all water and sewer charges: the cost of steam, natural gas, electricity provided to the Building; janitonal and
cleaning suoplies and services; administration costs end management fees; superintendent fees; security ser-
vices, if any; insurance premiums; licenses, permits for the operation and mainienance of the Buiiding and all of
its component elements and mechanical systems; the ennual amonized caoital improvement cost (amortized
over sucn z period as Lessor may select but not shortier than the period zilowed under the Internal Revenue Ser-
vice Code and at a current market interest rate) for any czoital improvements to the Building required by any gov-
ernmental authority or those which have a reasonzple probability of improving the operating efficiency of the

Building.
3.1 Complete This lease and the attached Exhibits and Schedules, if any, constitute the entire agreement of the panies
Agreement and supersede zll prior written and oral agreements and reoresentatons. Neither Landlord nor Tenant is relying

on zny representations other than those expressiy set forth herein.
Addendum at:ached
~ddenaum attacned.

Reviewed

Laurence Kressel, County Ccunsel
for Multnomanh County, QOregon

p .
by:
J

Date:

IN WITNESS WHEREOF, the duly authorized representaiives of the panies nave executed this lease as

of the day and yeer first wntten zbove.
LANDLORD: Urban //AAM é‘//f/A—d

Address for notices: €/0_Norris & Stevens, InQgqe. //{/‘W

£10 SW Broadway, Suite 200

Equities, Inc.
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w
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- Po 9 \ Tit /
oma, ortland, Cregon 97205 e Lo
TENANT: Multnomah County Sy
Address for notices: _2505 SE Eleventh Nzme:
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Portland, Oregon ©




ADDENDUM

Addendum to that lease dated January 22, 1991, by and between
Urban Equities, Inc., Lessor, and Multnomah County, Lessee.

1. Option:

Lessor grants lessee an option to extend said lease for
a term of four years, commencing March 1, 1996, and
expiring on February 28, 2000. Lessee shall notify
Lessor in writing of its intention to exercise this
option not less than ninety (90) days and not more than
one hundred eighty (180) days prior to the expiration of
the lease. All terms and conditions shall remain the
same, except the rental rate, which shall be negotiated
between Lessor and Lessee, but in no event shall the new
rent be less than $11,008.92 plus any operating expenses
passed through to Lessee throughout the term of the
original lease presently being paid. If the possession
date and expiry date are changed in accordance with
paragraph 1.1, then the above dates for commencement and
expiration of the option shall be changed accordingly.

2. Proverty Taxes:

Under the provisions of ORS 307.112, certain real
property tax savings resulting from the exemption of
the property leased herein may accrue to the building.
The tax savings resulting from the exemption under
such statute shall be attributed to benefit the Lessee
by a monthly reduction in the rent equal to the annual
savings caused by the exemption divided by eight.

The amount of the rental offset shall be determined
annually in November by multiplying the exempt value
by the correct tax rate, divided by eight, and
applying the reduction to the lease payments due in
November through June coincident with the tax year in
question.

COMMMW-A2-T:5c



Addendun
Urban Equities, Inc./Multnomah County

Page Two

3.

First Right of Refusal:

Lessee shall have the first right of refusal to buy
the Walnut Park Office Building, located at 5315 NE
Martin Luther King Jr. Boulevard. Upon written notice
by Lessor (or Lessor's agent) to Lessee that Lessor
has received a bona fide offer to buy said building,
Lessee shall have thirty (30) days to meet or better
said offer. If Lessee chooses to meet or better said
offer, Lessee and Lessor shall be bound by the terms
and conditions in the offer or such other terms as may
be acceptable to Lessor. If Lessee does not within
the thirty (30) day period accept the offer, Lessor is
free to enter into the transaction as outlined in the
bond fide offer and Lessee shall have no further claim
or rights to the building offered, or claim against
Lessor. Lessee's first right of refusal shall be
reinstated if Lessor is unable to conclude the sale.

Amortization of Tenant Improvements:

Lessor and Lessee agree that the tenant improvement
allowance provided by Lessor is $144,481. This sum is
in addition to $55,000 paid by Lessor towards tenant
improvements as referred in paragraph 5 below. $144,481
shall be amortized over the term of the lease at 12% per
annum in the amount of $3,213.90 per month. The sum of
$3,213.90 combined with the monthly rent of $11,008.82
equals $14,222.82, which is the base monthly rent due on
the first day of the month of the lease term, plus any
rental adjustments herein. Lesscor agrees to recalculate
the monthly amortization of the tenant improvement
allowance - if Lessee makes a lump sum payment to reduce
the tenant improvement allowance balance. Said
recalculation shall be based upon the remaining unpaid
principle balance cof tenant improvement allowance at the
time of payment less the payment tendered, and the new
tenant improvement balance shall be zamortized over the
remaining menth of the lezse, using a 12% per annun

interest rate. This new monthly amortization amount

shall be added to the monthly rental rate of $11,008.92,

plus any amounts of rental djustments herein to
3 -

a
determine a new base rent for the remainder of

term.

COMMMW-A2-8:3c



Addendumn
Urban Equities, Inc./Multnomah County
Page Three

B.» Lessee will make a cash payment of $55,000 in addition
to the first month's rent. Said payment shall be
applied against the tenant improvement costs.

6. . Lessee accepts responsibility for the cost of repair
and/or replacement of exterior window glass, which 1is
part of their leased premises.

Non—-Recordation:

~

Neither party shall record this lease or any memoranda
based hereon. Any attempt to do so shall constitute a
material breach of the lease.

dated November 7, 1990, shall be null and void.

The signatures affixed below signify approval and
acceptance of the foregoing lease proposal.

APPROVED AND ACCEPTED

vy /ﬂ/\nm (AN pare:_ D /1 /ﬁ'
E& o

Giadys MECoy —

Multndmah Co Yy Chair
BY: A DATE: 3/2/’/¢/

Urban Equities, Inc. / /
Reviewed
‘ Laurence Kressel, County Counsel
for Mul¥fhoczh County, Oregon

e LD
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L%(‘anda.'dfonfr of OFFICE BUILDING LEASE.  pted from PORTLAND METROPOLITAN ASSOCIAY. .1 OF BUILDING OWNERS AND MANAGERS

EEN
<

OFFICE LEASE

This lease, made and entered into at Portland, Oregon, this 25th day of
March , 19 91 , by and between
LANDLORD: Urban Equities, Inc.
and TENANT: Mid-K Beauty Supply, Inc. an I1linois Corporation

pa

Landlord hereby leases to Tenant the following approximately 5,636 square feet
located at 5411 ME Martin Luther King Jr. Blvd, Portland. Oregon

- (the
Premises in the Walnut Park Building building
(the Building) at 5411 NE Martin Luther King Jr. Blvd. ’
Portland, Oregon, for a term commencing f‘-‘li,\’ 1 .19 91 |
and continuing through Aoril 30 .19 96 : at a Base Rental of
S see rent schedule in Addendum (U.S.) per month payable in advance on the day

of each month commencing May 1 1991

Landlord and Tenant covenant and agree as follows:

1.1 Delivery of Should Landlord be unable to deliver possession of the Premises on the date fixed for the commencement
Possession of the term, commencement will -be deferred and Tenant shall owe no rent until notice from Landlord tendering

possession to Tenant. If possession is not so tendered within S0 days following commencement of the term, then
Tenant may elect to cancei this lease by notice to Landlord within 10 days following expiration of the S0-day .
- s+ period. Landiord shall have no liabiiity to Tenant for delay in delivering possession, nor shall such delay extend y
3 /3L [,-~—"the term of this lease in any manner. For each day past gommencement ,da¥ umfw 1 Lessar 7=
L is able to deliver possession [essor grants Eessee an additiong dag/ 0T freg ren
2.1 ~ Rent Payment Tenant shall pay the Base Rent for the Premises and any additional rent provided herein without deduc-

tion or offset. Rent for any partial month during the iease term shall be prorated to refiect the number of days dur-

ing the month that Tenant occupies the Premises. Additional rent means amounts determined under paragrapns
~ 18.1 and 18.3 of this Lease and any other sums payable by Tenant to Landlord under this Lease. Rent not paid
when due shall bear interest at the rate of one-and-one-half percent per month until paid. Landlord may at its ocp-
tion impose a late charge of $.05 for each S1 of rent for rent payments made more than 10 days late in lieu of
interest for the first month of delinguency, without waiving any cther remedies available for aefauit.

X

Lease Upon execution of the lease Tenant has paid the Base Rent for the first full month of the lease term for
Consideration which rent is payable and in addition has paid the sum of $ 3,5600.00
as lease consideration. Landlord may appiy the lease consideration to pay the cost of performing any obligation
which Tenant fails to perform within the time required by this lease, but such appiication by Landlord shall not be
the exclusive remedy for Tenant's default. If the lease consideration is applied by Landlord, Tenant shall on de-
mand pay the sum necessary to replenish the iease consideration to its original amount. To the extent not applied
by Landlord to cure defauits by Tenant, the lease consideration shall be applied against the rent payable for the

last month of the term. The lease consideration shall not be refundabie.
se initial i
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1" Use

4.2 Equipment

4.3 _Signs

5.1 Utilities and
Services

5.2 Extra Usage

6.1

6.2

7.1

7.2

8/88

Maintenance
and Repair

Alterations

Indemnity

~
~~

Insurance

tail of beauty suppliies, haijr

‘ead_skin care products and ,, 777
-

Tenant $nall use the Premises as business offices for small r?i ft jtems
and for no other purpose without Landlord’s written consent. In connectior” with its use, Tenant shall at its ex-
pense promptly comply with all applicable laws, ordinances, rules and regulations of any public authority and shall
not annoy, obstruct, or interfere with the rights of other tenants of the Building. Tenant shall create no nuisance
nor allow any objectionabie fumes, noise, or vibrations to be emitted from the Premises. Tenant shall not conduct
any activities that will increase Landlord's insurance rates for any portion of the Building or that will in any manner
degrade or damage the reputation of the Building.

Tenant shall install in the Premises only such office equipment as is customary for general office use and
shall not overload the fioors or electrical circuits of the Premises or Building or alter the plumbing or wiring of the
Premises or Building. Landlord must approve in advance the location and manner of installing any electrical, heat
generating or communication equipment or exceptionally heavy articles. Any additional air conditioning required
because of heat generating equipment or special lighting installed by Tenant shall be instailed and operated at
Tenant's expense.

No signs, awnings, antennas, or other apparatus shall be painted on or attached to the Building or any-
thing placed on any glass or woodwork of the Premises or positioned so as to be visible from outside the Prem-
ises without Landlord's written approval as to design, size, location, and color. All signs installed by Tenant shall
comply with Landlord’s standards for signs and all applicable codes and all signs and sign hardware shall be re-
moved upon termination of this lease with the sign location restored to its former state unless Landlord elects to
retain all or any portion thereof.

Landlord will furnish heat*electricity, elevator service, and if the Premises are air condmoned air COﬂdl-
tioning during the normal Building hours of 8:00 AM to 6:00 PM Moncay through Fnday = e 2

AM—Q&-&-GG—%@@&-SW except hohdays

government laws or regulanons regardmg the use or reduczlon of use of utilities on the Premises. Interruption of
services or utilities shall not be deemed an eviction or disturbance of Tenant's use and possession of the Prem-
ises, render Landlord liable to Tenant for damages, or relieve Tenant from performance of Tenant's obligations
under this lease, but Landlord shall take all reasonable steps to correct any interruptions in service. Electrical ser-

vice furnished will be 110 volts unless different service already exists in the Premises. See Addendum for, -
Lesse’s hours of operation. JL/#//

If Tenant uses excessive amounts of utilities or services of any kind because of operation outside of nor-
mal Building hours, high demands from office machinery and equipment, nonstandard lighting, or any other
cause, Landlord may impose a reasonable charge for supplying such extra utilities or services, which charge shalil
by payable monthly by Tenant in conjunction with rent payments. In case of dispute over any extra charge under
this paragraph, Landlord shall designate a qualified independent engineer whose decision shall be conclusive on
both parties. Landlord and Tenant shall each pay one-half of the cost of such determination.

Landlord shall have no liability for failure to perform required maintenance and repair uniess written notice
of the needed maintenance or repair is given by Tenant and Landlord fails to commence efforts to remedy the
problem in a reasonable time and manner. Landlord shall have the right to erect scaffolding and other apparatus
necessary for the purpose of making repairs, and Landlord shall have no liability for interference with Tenant's
use because of repairs and installations. Tenant shall have no claim against Landlord for any interruption or re-
duction of services or interference with Tenant's occupancy, and no such interruption or reduction shall be con-
strued as a constructive or other eviction of Tenant. Repair of damage caused by negligent or intentional acts or
breach of this lease by Tenant, its employees or invitees shall be at Tenant's expense.

Tenant shall not make any alterations, additions, or improvements to the Premises, change the coior of
the interior, or install any wall or floor covering without Landlord’s prior written consent. Any such additions, altera-
tions, or improvements, except for removable machinery and unattached movable trade fixtures, shall at once be-
come part of-the realty and belong to Landlord. Landlord may at its option require that Tenant remove any aiter-
ations and restore the Premises to the originai condition upon termination of this lease. Landlord shall have the
right to approve the contractor used by Tenant for any work in the Premises, and to post notices of nonrespon-
sibility in connzaction with any work being performed by Tenant in the Premises.

Tenant shall not zllow any liens to attach to the Building or Tenant's interest in the Premises as a result of
its activities. Tenant shall indemnify and defend Landiord from any ciaim, liabiiity, damage, or loss occurring on
the Premises, arising out of any activity by Tenant, its agents, or invitees or resulting from Tenant's failure to com-
ply with any term of this lease. Landlord shall have no liability to Tenant because of loss or damage caused by
the acts or omissions of other Tenants of the Buiiding, or by third parties.

Tenant shall carry liability insurance with the following limits  $500,000.00 of combined sing

limit. y

which insurance shall have an endorsement naming Landlord and Landlord's agent, if any, as an insured and

covering the liability insured under paragraph 7.1 of this iease. Tenant shall furnish a certificate evidencing such

insurance which shall state that the coverage shall not be cancelled or materially changed without 10 days’ ad-

vance notice to Landlord and Landlord’s agent, if any, and a renewal certificate shail be furnished at least 10 days
prior to expiration of any policy.

*See Addendum Paragraph 24.1
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(c) Landlo.. may make any payment or perform any obligation which Tenant has failed to perform, in
which case Landlord shall be entitled to recover from Tenant upon demand all amounts so expended, plus in-
terest from the date of the expenditure at the rate of one-and-one-half percent per month. Any such payment or
performance by Landlord shall not waive Tenant's defaulit.

On expiration or early termination of this lease Tenant shall deliver all keys to Landlord and surrender the
Premises broom clean and in the same condition as at the commencement of the term subject only to reasonabie
wear from ordinary use. Tenant shall remove all of its furnishings and trade fixtures that remain its property and
restore all damage resulting from such removal. Failure to remove shall be an abandonment of the property, and
Landlord may dispose of it in any manner without liability. If Tenant fails to vacate the Premises when required,
including failure to remove all its personal property, Landlord may eiect either: (i) to treat Tenant as a tenant from
monith to month, subject to the provisions of this lease except that rent shall be one-and-one-half times the total
rent being charged when the lease term expired; or (ii) to eject Tenant from the Premises and recover damages
caused by wrongful holdover.

Landlord shall have the right (but shall not be obligated) to make, revise and enforce regulations or poli-
cies consistent with this lease for the purpose of promoting safety, order, economy, cleanliness, and good service
to all tenants of the Building. All such regulations and policies shall be complied with as if part of this lease.

During times other than normal Building hours Tenant's officers and employees or those having business
with Tenant may be required to identify themselves or show passes in order to gain access to the Building. Land-
lord shall have no liability for permitting or refusing to permit access by anyone. Landlord shall have the right to
enter upon the Premises at any time by passkey or otherwise to determine Tenant's compliance with this lease,
to perform necessary services, maintenance and repairs to the Building or the Premises, or to show the Premises
to any prospective tenant or purchasers. Except in case of emergency such entry shall be at such times and in
such manner as to minimize interference with the reasonable business use of the Premises by Tenant.

Tenant shall move furniture and bulky articles in and out of the Building or make independent use of the
elevators only at times approved by Landlord following at least 24 hours’ written notice to Landlord of the intended
move. Landlord will not unreasonably withhold its consent under this paragraph.

Notices between the parties relating to this lease shall be in writing, effective when delivered. or if mailed,
effective on the second day following mailing, postage prepaid, to the address for the party stated in this lease
or to such other address as either party may specify by notice to the other. Notice to Tenant may always be de-
livered to the Premises. Rent shall be payable to Landlord at the same address and in the same manner, but shall
be considered paid only when received.

This lease shall be subject and subordinate to any mortgages, deeds of trust, or land sale contracts (here-
after collectively referred to as encumbrances) now existing against the Building. At Landlord's option this lease
shall be subject and subordinate to any future encumbrance hereafter placed against the Building (inciuding the
underlying land) or any modifications of existing encumbrances, and Tenant shall execute such cocuments as
may reasonably be requested by Landlord or the holder of the encumbrance to evidence this subordination.

If the Building is sold or otherwise transferred by Landlord or any successor, Tenant shail attorn to the pur-
chaser or transferee and recognize it as the lessor under this lease, and, provided the purchaser assumes all ob-
ligations hereunder, the transferor shall have no further liability hereunder.

Either party will within 20 days after notice from the other execute, acknowiedge and deliver to the other
party a certificate certifying whether or not this lease has been modified and is in full force and effect; whether
there are any modifications or alleged breaches by the other party; the dates to which rent has been paid in ad-
vance, and the amount of any security deposit or. prepaid rent; and any other facts that may reasonably be re-
quested. Failure to deliver the certificate within the specified time shail be conciusive 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 rep-
resented by the party requesting the certificate. If requested by the holder of any encumbrance, or any ground
lessor, Tenant will agree to give such holder or iessor notice of and an opportunity to cure any default by Landlord
under this lease.

In any litigation arising out of this lease, the prevailing party shall be entitled to recover attorneys’ fees at
trial and on any appeal.

Landlord warrants that so long as Tenant compiies with all terms of this iease it shall be entitled to peace-
able and undisturbed possession of the Premises free from any eviction or disturoance by Landlord. Landiord
shall have no liability to Tenant for loss or camages arising out of the acts of other tenants of the Building or third
parties, nor any liability for any reason wnicn exceegs the value of its interest in the Buiding.
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18.1

Additional Rent- Whenever for _.iy calendar vear the reai property taxes levied against the Building and its underlying land
Tax Adjustment (and any tax levied wholly or partially in lieu thereof) exceed those ievied during the calendar year in which this
lease commenced, then the monthly rental for the next succeeding calendar year shall be increased by one-
twelfth of such tax increase times Tenant's proportionate share. “Real property taxes” as used herein means all
taxes and assessments of any public authority against the Buiiding and the land on which it is located and the cost
of contesting any tax. If any portion of the Building is occupied by a tax-exempt tenant so that the Building has
a partial tax exemption under ORS 307.112 or a similar statute, then real property taxes shall mean taxes com-
puted as if such partial exemption did not exist. If a separate assessment or identifiable tax increase anses be-
cause of improvements to the Premises, then Tenant shall pay. 100 percent of <uc'1 increase. |Ne annuzﬂ%\
//

1ncreq§e shall not exceed 5% over the previous year.
nant's proportionate share” as used herein means the area of the Premises, divided by the total area o

19.2 Tenant's
Proportionate the Buiiding (not including basement storage space), with area determined using one of the methods of building
Share measurement defined by the Buiiding Owners and Manzagers Association (BOMA). Tenant's proportionate share
as of the lease commencement date shail be .52% percent.
18.3 Additional Rent- Tenant shail pay as additional rent its proportionate share, as defined in 19.2, of the amount by which operat-
Operating ing expenses for the Buiiding increase over those experienced by Landlord during the calendar year when this
Expense lease commenced (base year). As of January 1 of each year Landlord shall estimate the amount by which operat-
Adjustment ing expenses are expected to increase, if any, over those incurred in the base year. Monthly rental for the year
shall be increased by one-twelfth of Tenant's share of the estimated increase. Following the end of each calendar
year, Landlord shall compute the actual increase in operating expenses and bill Tenant for any deficiency or credit
Tenant with any excess collected. As used herein “operating expenses” shall mean all costs of operating and
maintaining the Building as determined by standard real estate accounting practice, including, but not limited to:
all water and sewer charges; the cost of steam, natural gas, eiectricity provided to the Building; janitornial and
cleaning supplies and services; administration costs and management fees; superintendent fees; security ser-
vices, if any; insurance premiums; licenses, permits for the operation and maintenance of the Building and all of
its component elements and mechanical systems; the annual amortized capital improvement cost (amortized
over such a period as Lessor may select but not shorter than the period ailowed under the Internal Revenue Ser-
vice Code and at a current market interest rate) for any capital improvements to the Building required by any gov-
ernmental authority or those which have a reasonable probabm‘y or improving the operating efficiency of the
Building. The annual increase shall not exceed 5% over tnhe previous year. "%
20.1 Complete This lease and the attached Exhibits and Schedules, if any, constitute the entire agreement of the parties
Agreement and supersede all prior written and oral zareements and representations. Neither Landlord nor Tenant is relying
on any representations other than those expressly set forth herein.
The attached Addedndum is, by this mention, made & part of this Lease. g¥f2é§7—’/
¥of the lessee's prorata tax obligation
#¥%*or the lessee's prorata operating expesne obligation

IN WITNESS WHEREOQF, the duly authorized representatives of the parties have executed this lease as
of the day and year first written above.

LANDLORD: Urban tquities, Inc. By /45/2%%§f?§%;:ji;/

c/o Norris & Stevens, Inc.

Address for notices: §10_SW _Broadway Name: W—/éﬁo %'//Vé//fﬂ//'

- Portland, OR 87205 Title:

4
TENANT:  Mid-K Beazuty Supply, Inc. By gé;/:227‘4Zéé22z1(22225%~_—__—’——
5411 NE Martin Luther King Jr. Blvd.

q / /
Address ‘or notices: Name: 700 /5, K L /Z'(/ﬂ;?
T

Portland, OR 97211

Title:




ADDENDUM

fAddendumftoﬁthatwcertainﬁlease dated March 25, 1991. .
between Urban Equities, Inc., Lessor and Mid-K Beauty
‘Supply, Inc. an Illinois Corporation, Lessee. -

21;1 Rent Schedule:
Months Monthly Rent
1& 2 ) $ 0.00
3 - 20 $ 3,000.00
21 - 40 $ 3,300.00
41 - 60 $ 3,600.00
22.1 Lessors Tenant Improvements at Lessor's Expense:
A. Construct a wall labeled D (see attached plan).
B. Remove wall labeled B (see attached plan).
Ca Remove steel siding from exterior windows

labeled C (see attached plan).

D. Remove wall labeled E (see attached plan).
E. Construct a firewall around stairwell to west
mezzanine.
F. Extend the partial height east wall of west
mezzanine up to the ceiling.
23.1 Lessee Responsibilities:
A. Any windows broken during the lease term will be

replaced at lessee's expense.

B. Interior maintenance of tenants leased space 1is
at lessee's expense.

Tp4.1 Lessee's Weekly Hours of Operation:
Monday through Thursday 9:00 AM - 7:00 PM
Friday and Saturday 9:00 AM - 8:00 PM
Sunday 11:00 AM - 5:00 PM

COMM\MW-A2-12:csc



Addendum

Urban Equities, Inc./Mid-K Beauty Supply, Inc.
March 25, 1991

Page 2

24.1 continued:

It 1is estimated that the Lessee will operate an
additional eighteen (18) hours per week or
approximately seventy two (72) hours per month more
than the accustomed stated operating hours of the
building. As a result, Lessee agrees to reimburse
Lessor seventy two dollars ($72.00) each month in
addition to the monthly rent. If either the cost of
electricity or the hours of operation change, this
additional charge may be changed accordingly. In no
event shall reduced hours of operation result in a net
monthly payment for rent to Lessor less than the stated
rent in Paragraph 21.1.

Lessor walives his requirement for heat on weekend and
weekday evenings beyond 6:00 PM.

25.1 Option:

Lessor grants lessee an option to extend said lease for
an additional term of five (5) years. All terms and
conditions will remain the same except the monthly
rental which will be negotiated between 1lessee and
lessor. However, in no event will the monthly rent be
less than the monthly rental at the time of lease
expiration. Lessee shall notify lessor of his
intention to exercise the option within ninety (90)
days prior to the expiration date.

26.1 Lessor shall not lease space in the same building in

which Lessee's space is located to another cosmetic
retailer of hair and skin care products.

COMMMW-A2-13:c5¢c



GUARANTY

Guaranty to that certam lease dated March 25 1991 between Urban Equities, Inc
“Lessor and Mid-K Beauty Supply, Inc. an Ilinois Corporation, Lessee.

In consideration of Urban Equities, Inc., a Washington Corporation
("Obligee" entering into a Commercial Lease ("the Lease™) with Mid-K Beauty Supply,
Inc., an Hlinois Corporation ("Tenant"), pertaining to approximately five thousand six
hundred thirty-six (5,636) square feet of space situated in the building located at 5411 NE
Martin Luther King, Jr. Boulevard, Portland, Oregon, the undersigned Guarantor hereby
unconditionally guarantees punctual payment of all rent and other payments required to
be paid under the Lease when due and prompt performance of all other obligations under
the Lease. Guarantor shall be directly liable to Obligee for any sum due from Tenant
under the Lease without requiring the Obligee to first proceed against Tenant. Guarantor
agrees that Obligee may deal with Tenant in any manner in which Obligee sees fit in
connection with the Lease, without any further consent of Guarantor. Specifically, but
without limitation, Guarantor agrees that any extension of time, amendment or
modification of the Lease; compromise of the amount of any obligation or liability under
the Lease; or assignment, hypothecation, subletting or other transfer of Tenant’s interest
in this Lease shall not affect Guarantor’s liability under this Guaranty.

Guarantor hereby waives presentment, protest, notice of default, demand
for payment and all other suretyship defenses whatsoever with respect to any payment
guaranteed under this Guaranty, and agrees to pay unconditionally upon demand all
amounts owed under the Lease.

If any action or any appeal is necessary in connection with this Guaranty or
the Lease or the collection of any payment under this Guaranty or the Lease, Obligee
shall be entitled to reasonable attorneys’ fees, costs and necessary disbursements in
addition to any other relief to which Obligee may be entitled. Guarantor agrees that
Guarantor will promptly reimburse Obligee, to the extent that the payment of such
attorneys; fees, costs and necessary disbursements are due from and not made by, Tenant.

Each reference in this Guaranty to "Obligee” shall be deemed to include the
successors and assigns of Obligee, in whose favor the provisions of this Guaranty shall
also inure. Each reference in this Guaranty to the "Guarantor" shall be deemed to
include the successors and assigns of Guarantor, all of whom shall be bound by the
provisions of the Guaranty.
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