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Jrrconsideration of the mhituial promises and: ebvmams setfonh mﬂ‘ns ¥ fees
and Tenant agrec as follows:

1. Grantof Lease. In consideraiion of fhie rental: paymmfs pmﬁée& heveiny and the-
performance of the mutual covenants hercinafier set forth,. Landlord leases-1o Tenant: and Tenant:
Jeases from Landlordthe real estate, including all buildings and Inprovemests (tollectively referred:
to as the “Propesty”) located at 119 ‘East Dayton Street, West Alexanddiy, OH 45381 as mﬁre.fully
deseribed i m the-attached Exhrbﬂ i Nl

2. TFermof Lme This Lease shall be effective for-a term. of “tén (F0). pedrs begimning.
January 12, 2001 {the “Commensement Dute?), and ending Janvasy 11; 2011 {she~ntial Term")

The Tenam shall have the r!ght to: rme*w ﬁﬁs Lease for A addxﬁ_oml "'ef‘thme (3) ym {the

renevral: ophon shall be exarcnsed by wiitten nonce deliiered 10 the Lan !
2010. Inthe event Tenani doesnot éxercise its. ogﬁantopurchaseibe Fop
4 end. holds: over beyand the: cxplratmn of the T:rm, such holﬂmg over:

advance on the tweiﬂh day of each: and every momh memaﬂer nnnl,tlmeﬂaﬁcy 1s !emﬁnmd ina
rmanmer provided by law.

3. Fixed Rent.

A. During the lmﬁai Term of this Lease, Tenant shall pay Landlord: ﬁxerl Tent infhie”
.annual sum of one hundred forty-six thouszand. five humdred. doliars:(§146,500), vnﬂmm
demand and without setoff or deduction (exeept as set fonhinSeeuon D.A.)m qual mongily -
instaliments of twelve thousand two hundmﬁaig}ndollm*snnd irty-three eenis(ﬂz,m& 33) :
_paid in advance by ﬂzstwclﬁh day of each month incladed’in: ﬂmlmhal ’I’em:.

B During the Renewal Tenn of this Lease, Tenait shall pay Landlord Hxed rentin
the annual sum 16 be determined by agreement ol the Landlord-and Tenant. I the Landlord
and Tenani are unable to-agree on such rent, the rent during the Renewal Tex ;.-shail be:
Aetermined by appraisal in the foilowing méanner: Landlord-aod. Tenant $hiall ‘on
qualified real estate appraiser and such appraiser shall determine tbeihn-ma:kewamemt_ lf i
‘the Tenant and the Landlord cannotagmeonanapprmset,‘thméa hishallappointag

. veal estate appraiser (e “Appraisers”). The Appraisers ; shall choose 4 ¢ uakﬁed an;l -
‘independent third.appraiset (the “Third Appraiser?). who. shiill detérmibng the; fmrmarker:-
vajue rent, the cost and expense of which shall bebome equally by Landlwd and Tenant,
The fair market value rent.as-deterrained by fhié Third Appraiser when made, certified and
delivered1o the Landlord and the Tenant shall be binding npon:the parties. The rent dunng-
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the Renewal Term shail be payable without densand andwithou setoff ordedaction | (m:eept ‘
‘a5.5et forth in Section 9.A.) in squal momhlymstalhmtspmé m"" y ;;_v_'wtmiacmdﬂhﬂgy
of each month included n the Renewal Term. Notwith: 313 itsSe S
10 thie conitrary; the réat’ during the Renewal Terriy shaj: notmic , m h\mdmd fom-sm
thousand five bundred: doﬂars{si A85; 506) petyear e e

C. Bnrmg any hoidover pemd, ﬂxemnnﬁﬁyrentshaﬁbe eqwal 1o Wm'
thousarid five hundred dolars (522,500) per month. withont dernand, and-without setoffor
deduction: (exr:ept as set. forth In Section9.A) paidi i a&vance byﬂm fovelfth diyo el
month incloded in the Renewal Ferm.

GemmmwnMWwAlem‘ '.' *0hib4$381 oratsimh ther place as L.
designate from:time to mnchzwnﬁng. o

4,  Option fo Purchage.

A, In consideration of Tenant’$ promises and covenants: hmm, iogeﬂler with oilier:
good and valuable consideration, recéiptand Sufficiecy of: which Lamdiord acknowledges,
‘Landlord hereby grants 1o Tenant the. exclusive opiion (the.*Opt on") fo purchase the
Property atitie end-of the Initial Term and: the Renewal Tenti. for the Jesse ‘-af'(i)thgihen_,

‘book vahie of iie Property, which-shall be calculated by takinig the boi of thé:
hereof {the “Present Book Value”) and subtracting all depreciation- ealcutaia& acemﬁmgm
the samemethede}ogy used by the Landlord4s of the Coruriencement Dite (i being agreed
and umderstood by the parties that any inserance p:oceeds sed: to-mstow ﬂserpcnyshall
not be taken iifo accomnt for this purpose) of (i) the fair market value of: the}'ropeny b
determined in accordance -with Section 5 below: (Ihe “Exemse E’nw”) As of ﬂm
Commencement Date,.a facility is being Comistracted-on ps
Book Value is stili being calculsted by Landlord.. Whenthe?rmﬁ%eﬂk\?alne!s ca!cumd
by Landlord, but:in ne case Juter thap Fébruary 26, 2001, the Landlord will provide:the.
Present Book Value in wilting to Tenam. The Ténaint miy ‘only exem"lse thig: Gptwn ﬁuﬁng' :
(i) the pcnod begmmng ‘on.J¢ = : g Ju if.
enercise its right fo renew this’ Leasefor thie Reriewal Term of (@ pmndhag;mmgan '
January 10,2013 and ending onduly 1, 2013, if Tenant exercises its right o rénewthis Lease.

 for the Renewal Tem; (eollectively; the “Ojtion- Peiod”): TheOption dhiall anmmancaily‘
terminsteupor the texminafion-of this Lease, If Tepant wishesto exercissthe Optic
notify thé Landlord in writing during fhie Option Period (the “(?pt:on Nofice?),

B. If Tenant: (a) failsto deliver the Option: Noftice during ﬁeﬂpﬁon Pmod‘ (b) fails
to purchase the Property within fifteen (15) days after the end- of the Initial Teim, if Tenant
did not exercise its right 1o renew this Lease for the Renewal Ten:n, or {¢) fails o purchase
the Property-within fifteen (15) days after the end of the Renewal Term, if Tenant exercises
its right 1o renew this Lease for the Renewal Temm; (provided, ithe case of subclatses (b)
and {c), Landlord would otherwise be able to satisfy-the conveyance texms described in
Section 5), Tensant shall pay to-Landlord a fee of dire hundied:and twenty-five thousand
dollars {$325;000) as aterminationfee (the “Temmibation Fee™). The Tmmmxon Fee shall
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5 Convéyaice Teris,

.A. Uponilicexercise of the Optmnby hie Tensnt. ﬁunngthe throu Pehod, I.andlord
shall, within fifteen (15) days of the end of the Initial Téim or thie Reriewal Term, convey to
Tenant the Property by warranty deed free-and. clear of all encumbrances and-other lens,
charges, coventants, conditions, easeinents, Teservations, nd: lease apreementsiof any kifid
(collectively, “Encumbrances™); otherthan: suchEneumbmcw; (@) caused by or onbehalfof
Temmt‘ or: (b) of record promded that mch Encmn esrd arEno morethan mere

vaive ef the Property assummg the Propeﬁy is: usedas lt.!s-ciirrenﬂy being nsed:
time Tenant shal} pay to:Landlord the Exercisg Price (the dite-of conveyan .

hereinafter referred 10 as the “Closing’ Date”): On-he Closing Bate ‘Landkard shall, at
Land}ord’s ex;)ense, dehver 10 Tenant (1) 2 connmment ﬁom a._ eptit ; :

svmple nﬂe to the Pmpeny, and to any easements ' -

endorsements s the Tenant shall reasonably elect to vrderat Tenant’s; sol expanse; andﬁ) ~
naming the: Tenant as | insiited; and- (i) an ALTA Tawd sutvi 7y 51 - & surveyor licknsed 5
Ohio showing (1) noneof the improvements or structures on the’ Propmy encroaches upon
the property of another person and no improventent or structure:of any person encroaches
upon the Property, and (Z)1io encroachunents, encumbrances or.otier file matters that would.
materially interfere with: (i) the use of the Property; assuming the use-of the Propeny isthe
same as it is on the.Commencement: Date, or @) the value of the Property given. the

Property's cuivent use.

B. Inithe évent Landiord and Tenant cannet agme on the fafi-market value of the
Property, the fair matket value of the Property shall be determined by. gppraisal-in the
following mannes: Landlord:and Tenant shall agree one:qualified real estate appraiser and
such appraiser shall deterinine the faii market value. I tie eninit and the Landlord cannot
agree on an appraiser, then each. shall: appoint a -qualiﬁcﬂ yeal . estate apprmser (the
_ “Appmxsers”) The Appraisers shall choose aqualified dnd] dependcm thitdappraiser{the
“Third Appraiser}{o render an-appraisal ofthe Propesty; thecotand e:;pmse‘ofwiﬁéh:shall
be bome equilly by Landlord and Tessant.. The fairmarketvalve as deter Hined by the Third
Appraiser when made,-certified and delivered to-thie Landlord"and: the Tenant shall be
binding upon the parties. Exceépt for the costs-#$Sociated with obt 1g the (il insiirance
and survey of the Property, whith shall be'borne by-the Landlord; ail otheroosts associated
with such-conveyance of the Property.shall be bome by ﬂaeparly iegalfy responsible forsuch
COSIS,
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nnpmvcmem;.s and other property-therdon,
either-of them may becoms fiab]e mieiamn thereto.

: As Iln'ld}l*armlm. Tennnfagre&smvandshall rote; >aed-hold harmless .
Lmdiordmdﬁxe?ropeﬁyfmm any Jiabilivy for any ant. ait taxes; assemu,and'. K
charges, topether willrany interest; penalties, orothersnmsunpesedﬁmn,and fomany -
-sale or oflier proceedmg toenforce payment thereof.

B. Payment of Taxes and Assessmesits. _’I‘wantégrees to-and sha]l - tinety: pay
all such taxes, assessments, and charges-directly, and. shallgwew:itbenmﬁceofeaehm
payivent to Landlord:within twenty (20) daysaﬁeramhpaymemmmm

C, Paymentby Landiord on Tenant's Difault. lmemt ﬁis o' pay such
‘taxes, assessments, or charges, Landlord: may; o xtsbpﬂen, ‘pay such faxes; assessments or
charges, together with all penalties and jnterest that may have been added: because of
Tenant’s delinguency or default, and may likewise redeem the Propmy ‘ordny pait thereof,
from any tax sale. Any amounts s0.paid by Landlord shall become immediatefy due and
payable as additional rent by Tenant to Landlord, togahamﬂmmmmmonatﬂm rateof
tweelve percent{12%)perannum from the date of; F payment by Landlond yntil paidby Tenant,
Amny such payrnent by Landiord shal} not be-deemedito be: awmmofanyotherngb’rsihm
Landlerd mayhav:underthepmv:smns ofﬂns}fmse oras provided-by v '

D. Con!esﬁng Levy, Assessment; or Charge, Tenmtshail bavethe right{but
not the obligazion), 10-protest or contest :the lepality or amiobmt of any such taxes,
assessments, or charges required to be paid:by Tenant. lfsmhoomesusmadeby Tenantin
the. name of Landlord, Landiord ‘shall ‘be: notified at Jeust-ten-(10). dsiy$: prior to the
commencement of fhieproceeding, and Landlord sha!trwsonabiycoopembe ifvsuch contest.-
Axy such contest shall be atthe sole costand w@mcﬂ‘mﬂ. o

7 Insorance. Dm‘ingthe Tern. af thxs £25)
solé cost and expense, ihe following insusance coveraga'

Tenamﬁhall mannm and carry, at: uk'j; '

A.  Fireand Exfended Coverage. Fire,extentled oavemge,aud“allnsk" pedls.
insurance, insuring the building and all fixtures; improvements, personal yroperty and
contents of or uise on the Property (the “Covered liens’ "\ whcther ormotownetby Eandlord.
or Tenant, in 2 minimum amount at least equal fo the presentreplacement value-of aﬂ the
Covered Jtems. '

B anbxlny lnsnmmce ‘Genesal pub!a:c habﬂny insurdnce with miinsam
coverage in the amout-of two-million deflars (§2 mitllion) Insuring against any claim or

claims for damages-arising by reason of personal infiiry or deaihi; 'or dainsage to the Property
resulting in'or upon the Property.

4




4 Aﬂﬂihnnalmsnrw. Lm&lmﬂshaﬂbenmedasmaddxti@“ﬁ"f T A
losspayeﬁanallsuch policies of ins rudidéx:the” -
poﬁciwshaiimqmem lcastthiﬂy(?»ﬂ) days muaemﬁxal,andlm&m
nonmewnlnfsmhcoverage e

B. PwafofCﬁvemga Uponmmngﬁwf egoliiginsurance coverage, Tesiant
shall provide Landlord with copies- 6f: all’ pahmesofmsumuee tspethier ¥
payment.of all premiums on such policies. 4

E.  Fajlureto Secure. I Tenant fails 1o secure or maintain any of e foregoing.
insurance, Landlord shall be pesmitted but not obligatéd toobtain such ihsurancs in Teranl's
name or a3 the agent of Tenant and-shall be munedxately compensated-and reimbarsed by
Tepant for the cost-of such insuraice prentiums-paid-by Eandlord at the sate of: twelve
percent {1295) per anmum compuied from the date that Landiond: acmallsrmalwspaymmmf
such premnuns Any such paynient by: Landlord shiall siotbe deensed 10 Be.a waiver of any
other rights that Landlord'may have under the firovisions of this Lease orasprow&ed By law..

F.  Notice. I any building,or any fixtires; iniprovénissts, of conleHits of: ﬂle
Property shoukibe damaged.or destroyed by fire,. Hlood. orgaspalty, orif any event: OCOMFS.
that could: gwense 16 & claif or-clainis for damapes; desth, mdesuuehonofprapzrty
Tenant shall give: p:omyt widiten notice daemoﬁo I.andlmi o '

G, Tnta! Bestructmn. u any bullchng on ,‘ Pzepmiy shﬁuid Ye. Mally_ -
destioyed by fire, flood; or other casualty,-or if it shouldpe darmaged-to the extent that
rebuilding or repairs cannet reasonably be completed within-one Hundred eighty {180)
working days from the date.of written nataﬁcahun by Tenant $o Landlord of the tticurience of
such damage. Tenant shall have the option: (i) 1o terminate this Lease and the rent shall-be
abated for the unexpired portion. of this Lease, cﬂ‘ecuve as-of the date of such wn‘uen.
notification; or (if) tombui!dﬂtebmldh:gson the Pn mwbsmua]iythesm :
condition which'it- msted prior 1o such: damage: and: onlyin Amanner consistent wilhﬁie

ral 7.G); e Lanidiord shall have the -

nghl 10 approve: in advance all such new improvements, stfuctures, buildings, addiiions,
fixtures or other alierations to the Property (nclidling approval of all-plans; drawings or
blueprints for -such improvements, structures, buildifigs, adilitions, fixtures or- other
alterations)., which approval shiall not be unitéasomably: witiiheld; onditioned or dﬂayed.
The rental payments due hereunder &tmngmepmod in whichihe Property is antenantable
-shall be-adjusted equitably, bit in no circumstancés shalk suchi-adjustinent excsed aperiod
equal to sbx-months.

H.  Partisl Dawage. Ifany buildingonthe Prop erty should be damagedby fire;
flood, or other casudlty, but only to.such'an éxtent that: rebuildmg orrepairs-conld: reasonably :
‘bs ‘comiplcted within one huridred eighty (180) working:days: from the ‘date of ‘written
notification by Tevant tb Landlerd of the occmrence-of sich: i!amage:, this Lease shiadlnot.
terminate, but Tenant shall, a1 its sole cost and expense, Proceed 1o repair or rébuild the
bmldmg to substantially the same condition to whichi it exasxed prios 10 suck dmnage. The

5
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; Pmm:ls. Any m:ancemceedspmblabymmnfm‘ estriction fo
thie Property by firg;: ﬂénd,orqthcrmsualty,shaii bep@le solely o L.andlond ﬁ”l‘en;nt
elects-option 7.6.(). “Tnsurance proceeds payable by: (i) reason of partial destfugtionto the
Properiy; or (ii) reason of fotal destruction to-the Propety-undes Section 7.6.Gi) by fire;
ficod, or other casualty shall be- psyable sokely.io Tenant.prov;dcd,hnwwcr Tenant §hall
use such preceeds to faﬁﬂl it obhgahon 1p: ttpm or rebwld Ihe bmldmy a5 set forthm

whe!hermedes&nchoms .' tial or toral; the. ' : ;
appraiser, and&et*wqappmmshaﬂappwm&mﬂam o shall-de
-ornotﬁ:embmldmgormpﬁrsoonldrwenab!ybceomptetedm{hme" hug ghty
(180) working days. 'I'he decision'of the third gppraisershall be: iﬁaa]md?bmﬂ‘mg omhe
parties.

4 Mafntenance and Repairs, Dnnng theTermof ﬂus Lmsa.Tmnshan,amss&le
casiandexpense,pmmde al]mammnancemdmpmrmthe mdkwpth&mmﬂie
condition existing on {he Commiencement Date.Al. such maifitenance and’ repeir shall be:in
accordance with appixcabla faw, .In: add:ﬁon, ‘Tenant shall be: tesponsible: for allicosts: and msés
associated with all maintenance and repair or replacement of thie struictural asid foof componerits of
the building on the Property and all maintenance répair or. replacernent -of the, fixtires therein,
inchading all plumbing, heating, air conditioning, and ventiation systems. In the event Tepant fails
1o properly. maintain and repair the Property, Landlord shall have the option fo-canse such
aintenance, and repair 10 be comapleted, whereupon the cost thereof shall be inniediately dueand

nayable by Tenant upon demand from Landlord tagether. with inferest-on such-costs and expensesiat
the fate-of twelve percent (12%) per anmum computed frorythe «tate: Landlord made demand. vpon
. Tenant, Any such payment by Landlosd shall not be-deemed: o-be.a waiver of: anyothm'nghismat,
Landlmd may. have unider the pravisions.of this Leass oras. provided by Jatv, Mot 4
anything in this'Section 3 to.the.contrary, Laridlord shalt be responsible for the: mamt:emme aiid
repair of the strncturdl and roof components for the buildiisg that is o be completediin Janary 2001
{the “Building™), but onily uniil-the first anniversaryof the Commencement Date and-only if such
mmntr.nancz and repair is-not.cased by the negligetice or breach 'of this Lease by, Lan
provided, liowever, Tenant agress that Landlord will-not bé responsible fot iy m&mtenance-:md
repmnfit s necessary due 10 Tenant mtalhngoroﬂ:ewnsepiacmgmiheBm’Idmgw, guipnent
presses, cranes orother items that exceed inweight the equipment, presses, comes thitare curfently
Jocated on the Pmpmy Afier the Brst anpiversary- of the Commencement: Dm,ihelandimd wxll
assign any wapdnties Landlord: received for such building (he “Warmnnes”) 10 the Tenant (to the
extent such Warranties can be assigned). Hthe Tenant fails o-exercise the-Option-pursuant to
Section 4-of this Lease, then at the términation of this Lease; Tenant will assign such Warrarities
back to the Landlord (to the-extent such Warranties can be assigned).

9. Covenants of the Tenant. Dunng the Term of this Lease, and-in addition to-all
obligations imposed by law, Ténant covensnts end agreawxlh Landlord as folows:




A. Pay Renty Tepant shall: payali rental ‘¢harg ethér ;
immoediately as thé samie become due; snd without prior a'mnan' 2 noﬁoeimd withomthe -
right of sei~off or dedoctions Mded, hﬁwevg enait be: 1o:5e10
against such rental charges:any Loss: sustamed'b :
Purchasa an&Saie oTAsse’es (ihe "Asset Pm

for such Loss has et detemnued aﬁ"lrmanveiy bya wu:t of) uompetent Jnﬁsdxcuon.

B. Use of Property. Landlord shall yse the; Pmpm‘ty only forsuchpuiposesas
‘are necessary to conducl its present plastic: mold bnsmessandaﬂoﬂwruses normally ineident
thereto, but for no other purpose without the-prior writter: consent ‘of:Landlord, whlch
consent shall not-be unreasohably witliheld.. _ . ‘

C.  Abide by Layws, Tenant shalrabﬁeby all Jaws, regulaﬁems, ru!es, and orders
of any federal, state, of local govermnenta! aithority concerniiig: g gperation,
‘business, and: promptly’ pay all:costs; expénses, fines and penalues resumng ﬁ:omfailm to.

: obserVe the same.

orrefise. (except that teasonablemmumsmy{)e pt-tmnpq,
plaoes provaded 5 thie service areas), noxious.orinjuiious ta S .
vermin, aseéts ot pests, exeessive v:bmuens, Joud or mnstant nmses, dmgcrous mamnals
and a]l other nuisaneés.. )

E. Repmrs. Tenant shall, in accordance w:th Secuons Keep anidshaintain the
Preperty inits current condition, free frontany andall ‘Thazardots eonditions or-defeets; and
shall'’keep all. pavements; walks, and apputtenances: frce and c]car of} xce, snow; trash, md.
othér.debris, o

| 2R Mo 'Waste, Tehant shall vse and’ occupy the Piopérty in acarcfil, safe and :
proper manner and shall not commit waste thereon,

G. - Utilities, Tenant: shal] atits sole.cost an&expense pay forll- publlc uuhty
servioe rendered or-farnishied to the’ Property dunng thie Term:af s Lease i | duiing any

Jioldover périod; mcludmgmter, sewer, gas; electric; heat, telephone; andmhno!lection ,
-charges and &l other Iev:es oF fissessments of ulihiy zerVies.

H, improvements. Terant sha]i havethe fight'te: Jmprove,‘aad 1o; oralter the
Property and to instal] fixtures thercon, only in a manner consistent witli geneml stmcmre
of the Property, and only withthe prior consent ofthe Landloid; such e
bat not be Timited to Landlord’s approval of’ anynew unprovemems, stmcunes, bm’ldmgs,
additions, fixtures or otfier alterations (the “Alterations™) o the Prapert (mcludmgappmval- '
of all plans, drawings orblueprints for the Alterations). Provided, however, that Tenatit shisll

-7
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frer and clear.of anyand ali clpims: agamse’swh ftenis: f‘_ T
the Adtemﬁuns dane by Tesiant o ﬂw ?mpz:tg:-. ]

interior non~structural ahmﬁons wﬁhoutﬁmmmrwnnen omm f th Landloni Any...
consent required of Landlord wrider this Lease Agrecmes shaﬂ not be wireasonably -
vmhheld, conditioned or deiayed

L Inspectipns. Tenant shall permit- Eandlord orits. agents to- inspest: and.
examine the Pigperty mmymmbknmemdfoﬂomng«mmabknoﬁmandshaﬂm ‘
'Landlord romake such-repairs to the?mperlyashndlmdmaydmdemmble orneeessa:y
for its safety or preseivation asid that Fenarit hias failed 16:do-and perform.

J Damages, Tenant, itsaﬂihatw subsidiaries; parentsanduﬂaer related entities
wheflier in-existénceas of this date or i the foture (“Indemnifymg, Parfies”y shall inderinify
-and hold Landlord. Harmiess from anyand -all Joss, cost;: ord; age-thal may ooour op-be
elaimed with fespectjoany: PETSOn OF PRrsons, corporations; property or ¢hattels or orabout
the Property tesulting from azymdtme oromzss;on;ﬁyorthm gh Fenant; or msnltmgﬁ'am
Tenant's use, honwse, misuse; or possession ofthe Pio andincludmgany andaﬂhas,

-vost, liability, expenses, or attorey feea resulting thetefrom, exceptassuch-may result from

or be cansed by the ditecét negligence,: fecklesériess or inténfional oz uduet of Landlord or s
agents or employees, In addrﬁon, the !ndemmfymg Parlies. shal} mdmmzlfy and hold
Landlord hanmless froi any and all 1oss, ¢ost, of: darigge that myy Sceut or be. clgimed
relahngbotheﬁilm'eefTenamtmpefformmqywvmxam“deﬂhlsImsemﬂorﬂmbmch-.
of any representation or warranty made by Tenant under this Eease. -

K. Liens. “Tefiant ~waitants that it wﬂI nnt pemut, cause -or suffer: any
constraction lien, mechanic’s Hen; materialmen*s lién orany othar‘type of Yieri to'be placed
on the Property arising fiom work pas:fonnad onthe Property by.oron behalf of Tenant, and
shall indemnify Landlord from all costs, including attorney fees, inbnred s a resilt of any
such lien. The parties agree:and-acknowledge that the Landlord is cursently completing the
constraction of an additioni 1o the:Prapérty and that Landlord shall be resmnsible for any
Jiegs or other encumibrances atiritutable to such construction,

L.  Exoneration. All of Tenant's personal Propesty, mcludmg inventory and
trade fixtures, Giat shalbe placed in‘or dbouit the Propeity shatl be &t Tendnt"s'sole rigk; and
Landlord and its agents and: employees shall not be: hablem Fenantori itsagents; employees,
or cusiomers. for any- thefi, Joss, or; m;sappropnanon thereeﬁ orfor any datnage or injuiry

‘theretd, by reason-of exploaon, waler, rin, sRow, frost, steam, gas; eleukmty, Hieat or cold,

dampness, SEWErS OF sewage, odc;rs, noise, leaks from any part of thebuildingonhe roof, the.
3
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bursnngorhskmaofmyplpm,ﬁumbmg,eleeum} jiriig and eqiiprer
é]!kmdgahyanyammmwhaxsmerorﬁnmmpa&nt i lﬁﬁentdﬁmﬁniba

Pl‘Opeﬂ_ya
10. Environmmtai lsmes

A. Enwmnmeﬂaiﬂ@m Attache&as]:‘.xhzbl_t 3 fsthe B
Evalustion (the “Envircnmental Report”) prepared by Cox; Colvm & mmw, Inn

B.  Environmental lademnification.of Landlord. l..andbrdhweby indemnifies
and holds-the Tenant, {15 Successors and/or assigns hannless front and ogainst any Losses'
arisifig out-of, relanngmmesnluugﬁommy enwmnmemalclammaﬂehympmmor
emity inchiding, fut-niof limited 10, ary. claiin Afising ovl-of; i any ‘wiy, relating to; oF

. Tesulting from, (7) any matter-desciibed in:ther Enwmnmntal eport; {ii) a Relsase or
 thredtened Reélease of 4 Contathirisnt 4t the Property, viblation-or alleged vivlation of

or nan-compliance with erzlleged non-comphancam th any Environmental Law, (vithe
presence-of any. Contarainant#t the Propesty or (v).afiyi mh&rlnss orﬂamag;e arinjmyta(ut
threatenedloss of of damage or injury 10) the Property, any: pmon o1 the-environment; in

each case arisiig fromy everits, cifcumstances oricondidons: BeeuTing o existiig on ot prior
to-the Closing Date which:ornot discovered prior tothe: Closing Dates prewde& !wwever,
that Tenant shall not seek mdemmﬁcauan maderﬂs:s' ‘bsecaon un!ess. (A) 'Tenant hasan

(other than Tenant or an Afﬁhate bf Tenam) brmgs aclmm _ ﬂamages for pmona} ugury,
threatened personal injixy, property damage, thréatehed propiity. damap, satiral resource
damages; contribufion for remedidl response: costs, Tines orpenathw. Tenant agrees notto
arbitrarily or capriciously institte any remedisl actioh.

C.  Envirommentl h:demnﬂ‘catmn of'l‘snant. .Tmmhl rehy: i" ',
holds tbe l:andlord ns snccessnrs anﬂ/or assrgns harmiess $it H

enmy mckudmg, but nox hmncd to, any clalm ansing Ut many way miaiing to, or .
resulting from, (i) 2 Release or threateied Release of 2 Contmninant atthe Properly, {i))a
violationor alleged violation of or non-comphance with'or: aileged non—comphanee withany
an:mnmentzl Law, (m} the pnwmce of’ any Comamman: ax tBe Property OF (w) aqy oﬂm

evénts, cirourtances of eonditions otouriing Jurihe. i

during the Term; pnovrded, however, that Landlord. sha]l ‘ROt seek mﬂermnﬁeatmn \mﬂa
this subsection-unless; (A) Tandlord has an affirmative dufy. pursuint:so-an Enyifonmental
Law1o ake remediz) action; (B)-a particular envirohmental matter violates anEnvironmental
Law and Lendlord is roquired by any goverrimental guthotity asserting jusisdiction to teke.
remedial dction, or (C)-a thifd party (atherthan Landlord or-an Affiliate oﬂandlord)hmgs a
claim for damages-for personal infury, threatened -personal infury, property damage,
threatesied property damage, natural resource damages; contribution: ﬁ)rremadm! Tesponse

9
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costs, fines of. penalnes, Lamd%ord afgrees HoLAG. arbmaxﬂy or’ capnmously mst\mte any
remedial action. . ‘

A 1)  Tenantshall-comply with alt laws; vegulations; S
govcmm:malstandmdsmpphcabletoTenant’suseof the_ rogierty withi
apphcable Envirormental Laws; -

(2)  Tenantshall procureand maintain all licenses: amdpenms, t!:at ions
‘howledie, dnérequired by such: apphcablc Envnbnmemai Laws, _ : p

(3 Tebantshallnotreleass, emitos dischargetor fordlse Propestyan
Contaminant orany pollutants i viclationiof anyEnv:mm*nen_' I:Liavys or any othe
Sederal; ‘state-or local law, ordinanee; regulatmn,stam;te. f cade

&3] Tenant shall prompﬂy and: compietely c]ean up anysp:llsaf any such
Contatinant, ‘wastes or pollmtznts and. jestbie the. Pmperty ‘abd. other affected
property to its prior condition.. ‘

E. For purposes-of this Section 10, the tenns Aiﬁhate, Losses, Rzlease,
Contaminant, Efivironmoental, Law and Closing Batc shhli hawe ‘he mearings ascribed 10
-fhem #n.the Asset Parchase: Agreement.

11.  Covenunts of Eandlord. During the Term of this: Lmse, arid i addition. to:all
abhgauom imposed by law, Landlord covenants and agrees as follaws' _

A. Pay Moitgages. Landlord gliali: -pay any and’ Al moﬂgage payments and aliy
interest and penahres thereon that may. beoome due éurmg ihe Tem: nf thxs L&ns& o

B. Qniet Enjnymegg, I‘f “Ferant Shﬁl W'

agreemenis stipnlited tobe: performed-onits paxf,'_“ nait:shall » A
‘ihis Lease have the peaeeable Andquiet enjoyment and poss hie Property w;ﬂmnt.'
any hindrance from Landiord or-any- peisons Tawfully e]aammg by, through, or wndér
Landlm'd. A

C., . Abide: by Laws, Landlord shall-abide: by alf l‘aws, reguianons, rules, and‘
orders of any federal, stanz, orlocal govemcmﬂi authamy concerning theownemhxp ofthe
Proper—ty

12,  Coirdéxepation. I duringthe Term of thiis Lease all of t]w Property should be taken
for any public-or quasi-public use under any Jaw, ordinance, or- regulamm, or by right of eminent
domain, or should bé sold 1o the condenming anthority upder threat of condémnation {which
condemnation isnot due to Tenant’s failure to-perform iis obligationshiereunder), this Lease shaff
terminate and the rent shall be abated during the unexp:red portiosi'of the Lease, effective asof the

10




be taken for any publicior quasi-public use under-any-Jaw, ordin sguation, or WNERo-
eminent domain; or'should be sold to e condemriing autbomymzder thréatafoondeiination (which

date the- mndemngaummiakmpommnoﬂhﬂ’mpmy- $0d

condemnation is not dire to- Tenant’s faikure to-perform its: oblipations ‘hersander); this Im shall

terminate as to Thie part of the Property taken and ghall mnhnueascempmonhe Propertymot

taken, and the rent shall be prorated appmpnaiely, efféctiveasofthedate themndmnﬁaganﬁomy 3

takes possession of the:Property. Ifthe Propertyis condemned gie:tn’ Twant'sfax’imeio perforit
any of its obligationsunder this Lease, Tenant shall.continue: tapay reﬂ:m accordanice: wn‘h Bection3

of this Lease.

13.  Termicvation. Notwithstanding any-other provismn in il Lease to. ﬂxeconkary,

Landlord shallhave the right, in- nsmledzsm'eumx, wdzclmeﬂnsbwemmedm&lytmmnaw&mﬂ

dernand that Tenant prompily vacate the Property; or-nstifute eviction proceedings agmnst’}‘enmt
upon: +the happening upon.one-or imore of the followlig vents of defautt:

A, Tenant's faxlmw makethemneiyusaymenis uftbe mt as pmmtedm HE
Lease and/or.any ather amjonnis dueor required:under the: tems: ; and:such -

failure continties for. ten (10) days after wiitlennotice tisreof’ bytmdiord‘ml‘emnl;

B.  ‘Tenant fails 10 perform or obseive any ‘other covenant or condihon 0.be
performed or comphed with by Tenant under this Lease; and suchi‘axlm-emnnnumﬁar&my
(30) days after réceipt of writien notice théréof by. Landlord fo: Tepant; ot 5f the defanlt

complained of is suchthat it cannet be completely cired or remedied- within such thirty {30) :

day period, and Tenant has not diligently commenced cuting ‘such default in good faith
within such period;

«C.  Anattachment or execution w]ewedlqaonTwam’spmpergormmmtmder

this Lease-that & not satisfied or released or stayed within ﬂnrty{SO) days; Tenant files-or

. there is filed against Tenant a petition in bankruptcy.or 3 ‘petition Or answer seekmg
reorganization under the federal bankruptcy laws or any other applicable statute;:

B _An-order is entered that. Tenant i3 bankmpt or .approving -an- mvoimm'y;

petition seekmg & reviganization 6f Tenant vinder: the'fedlersl baikruptcy Jaws: ot any sothex-

applicable statute or the. appointment of p-receivér, trustee, or.conservator-for all or any
substantial past of the property ‘of Tenant, and such order i bot. wacated or stayed withii
thmy {30) days;

E.  Tenant {or any of: its subsidiaries; pamnbs or. affiliates) ‘COMMENCEs
Hquidation, dissolution, ::organmuon, or ‘makes ‘an. asmgnmem for the: benefit oi‘ its.

creditors, or eniters inlo an agreement to selfall. or asibstantia} Portion: ofits assets; orentemv‘ ‘

intoan agrcanent ‘whereby the capital ownmh)p of Tenant would subsiam;aﬂy change:

J4.  Right of Re-eniry. Jf any such event ofdefaalt sha‘!l have cecurred as sa‘form i
Section 13 and be contimiiag, Landlord may re-enter and take comipléte and peaceﬁxl ‘possessionof-

the Property, and with or without process of law, remove-all persons or property therefrom without
being liable in damages therefore. In such event, Tenant shall peacefully and qmcﬂy surrender the

3
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Pioperty to Eandlord, but shill remali Table to;Landlord: ﬁpr all Iom;ﬁdmges sustained by o
reasor ofany such default. _ a

15, Adﬁmnnal Remeﬂms. '!’iae fa'!ute of :é‘ 1=~.1::'.< e

mcluding thhout hmnatmn nghts and remedies under Sewmons

- cnmulative and ot exclusive of any other rights oF remedies at faw: ot T eﬁtﬂﬁn

16, Reconting Eachpart sl upon gt b iy st kel
snd deliver a Memoranduns of Loase, i socondance il Section 3301251 of the Obio Revised
Coda,whmhmaybamordeébyeﬁherpmy ' A N

1'7. Snbordmatmn. This Lwe shailba s&bjeet andsuboﬁmate to all, mn;;gﬁg% given:

pmvxded that wﬁh rwpeet w any such mortgage, the' L loxﬂ slrﬂl deliver Tenént ‘h,:
subontination, nop-distsbance- and atfornmesnt: agreement.. -Fi pmpw of il :
subordisation, non-dismébince: sid Attornment agreemini- shiall mvan an: apresmg i foti.
reasonubly acceptable to Tensnt wherehy the Tenani eonfirias that tlils-lease IS snbordinaxeso my
mortgage snd the superior morigagee agtees that (aslongas: ﬂae?enantisnoﬁn defaii, the Teoafit
shail pot be passed or joined as a party (unless deemeda pECessary party et any applicabletaw) in
any suit, action or proceeding to foreclose a superior mortgage by reason:ofa: defauliﬂmuud’ermd
(i) Tenant’s Jeaschold interestinthis Lease shall notbe disturbed by réason of sueh forsclostre and
the Tenant agrees to attam to such superior morigagee andany successor thereto, on thﬂe.xms and
conditions of this Lease. Subject to the foregoeing Scritenck; this provision shall be seﬁ"ommve.
without further evidence of subordination; but Tenant shajl execute such instruments or certifieates
of subordination as:Landlord. may request. Tenant- and' Landloid: acknowledse and- -agree thar
Landlord has mortgeged the Property to-Eaton National Bank, which ‘mosigage shall be removed
prior to Febmary 1, 2001,

) 13.  Survivability. Nomthstandmg anything. in -this Tease fo the. mtxmy al
representations and warranties shaﬁsumvetennmanmofﬂnsl.aase. Inaddition; the provisionsof
SeenonsA} 5;6:A.,7.18,9.H,%1.; 10 12,14, !6,23@&29s}mnsmvwe1mmnatmnofﬂml,ease

19; Assipnment: and Sibijease: Tenant shall 1ot assignﬂﬁs Lease ot subfet all ormy
portion of the Property without the prior “wiliteiconsentof Landlord: mtbinginﬁx&' Jease, express
or implied, is intended to confer: UPON-aRY, PEISON, oﬂm’thanth&pames heretoand thelr successors,
any jights or remediés under or by reason of this Leass, Motwithstuining ik forégoing, the Tenant
oy, without prior written consent-ofithe Landloxd; transfer or assign this Liease or sublerall'of a.
portion of the Praperty (i) to any entity whichcontrols, iscontrolledhy, or isunder commidn ‘control
with, the Tenant; {ii) to a purchaser of substantially alf of Tenant’s asspts; or (iif)to.any-successor
corporaion of the Tenant‘pursiiant 10:merger, amalgamation or other mqmsiuan, sodong: asriher
(2) Tenant unconditionally guarentees the parformance by the transferce. or assignee of all nfﬂ;e.
obhganans of the Tenant under fhis Liéase; or {b)the transferéc orassipnes, in Landlord’s reasonsahle
opinion, is of the sarne creditworthiness as the Tenautand hasanet warth and zbility 1o pay at feast

as great as the Tenant.
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20. Amendment a8 Wiiver.: 'lhstsemayonlybemudﬁied of amznded andanf o

provision bereof may: only be waived, by an instrument in witing exeeated: bybmh Eandlord am:li .
Tenant that makes spectﬁc refererios o the tesmyor provision: intended: to‘be modiﬁed ammd:d o
waived. .

- 21, Nefices. Anymnwsom!hercommumcaﬁonsreqmre&abrpmmﬂed“ iides stiall

be sﬁmm@@mﬂkﬁv:mdpwmnyormbymgsmdmﬂmﬁedmﬂ postageprepaiﬁ,

addressed to:

Tenzant ' : -Landlurd

Caglisle Bngineered Prodiets, Tac. -rmmgmm.mw.m |
100 Seventh-Avenue, Suite 100 o 8569 Germantown R '
Chardon, OH 44&4-1077 West Alexcnidzi '«QH 45381
Avm: President ‘
“'With a copy fo:.

 Carliste Conipimies Incorpom!ed Sebaly, Shillits &Dyer

250 South Clinton Sirect, Suifte 201 1360: Comﬂwuse?iazaNJE.
‘Syracuse, New York 132021258 P.0. Box 220

Attt Secretary and General Counsel. Dayton, Ohio 45402

Atin; Michael Boozh

And a copy to: met L. Thnmpmn
: 955 Sunset Diive
Greenvme OH 45331

or at such other address #s shall be fmmshed in writing by any pa:ty 10 the nﬂ:et, aﬁd &hail he :
deeéméd 1o have been-given as of the date.of. delivery or dzpnsn o ﬂ;eUmieﬂfSﬂates MmL

22, Parties in Hitévest. Al of the téms and- provisions: of fhis Téase shalt bé binding
upon and insure 10 the’ ‘benefit of land be enfomeabk by Landlo:d and Tenaﬂt, and’thexrfesp&chva-
admmxstramrs, successors; and: mgns ‘ . .

23. Seeﬁonandmherﬂwdings. Semcn’ alisrheadings cor e
this Lease are for reference purposes only and shall ot in any- way affect the- meaning or-
interpretation of this Lease.

24.  Choice of Law. Thevalidity and: iiterpretation of: this Lease; the constraction ofits
terms, and the rights and duties of the: partws shail be governed byand censlmeﬁ accopdance with
the Yaws of the State of Oliio, provided; however, thiat the friderinity provisions shall begoverned by
and construed in accordance with the {aws af the State of New York. ‘

13
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‘any Jaws, ordinance of ségitlations péndifig.or threatéried, swhich
* the intended use of eny such buxldmg, structure or- appuﬁenance,

25 Intépruted Agreement This Ledse poristifutes! thef*" itite: savoen
parties, and there are 1o agreerhents, mdersmndmgs_, mslnctms,.:
between the parties Sther than those set forth herin.

26, Partiaband Validity. | it
Lease shall, for iy reason, be. held §c .’oa inv%ﬂi’d; H}egal, o unenfo‘ -mb m:any
invalidity, illegahty OF: nmnfom&abﬂm shallnot affect 8 shere ‘ 58
shiall be construed asif such: mvahd, itegsl, or nnenfordeablé prévvision: had gever “heen g6 mned
herein.

27.  Cotmterpart Execation, This Lease may beexecuted intwo or more courderpans
each of which shiall be-deemed and orxginal, but all of which together shall constitute ohe; and the
.same instrumeent.. 4 .

28, Londiord. Representahons. Landlord bereby "egmentsandwamnts»iothel'enm
that, onithe Commencemenit Date: (i) the Landlord wilthave goodand marketable title i feg siniple-
tothe Property free and clear ofall Encumbrances oflier than such Ericumbrancesof: record; pwvxded '
that such Encurnbrances.of: record afe 1o more than mere imperfections: oftitle and donigtronterially
interfere with: (a). the uze of the: Property, assuming theuseof the: Propenyis the safi¢ 253t s ondlie
Commencemeiit Date,or (b) the valve.of the Property assuming the Propentyis usedas: itis cmxently
being used; (if) the Landlord will possess and quictly enjoythe Pmperty and fio: bmldmg ormuenm,
or the current operstion and reasonable raintenance. hereof; issubject b:any-¢asements, fight-of
vay, building use or secupancy restridtion or otherreservation-or; isiior is'i violatm 3o any
restrictive covenants of.amy provisions. of any’ Federal, state; mwiicipal, Jocal ‘or-foreign Jaw,
ordinance or zoning regulation or‘éacroackes on any.property. owned by others whith Provisicns
would materially interfere with the intended use of such-building, structure or-appurienance, (m}
except as described in the Envirdamerital Report, the Propeity.and ﬂwbmﬂdmgs andimprovements
included therein are in material compliance with all laws, rules;: regnlatmns and orders ficluding:
those relating {0 the environment, (iv) no-eondénination.of expropriationpioe i pending; orto.
the knowledge of the Landlord, threatened-nor; to.the knowkdgeafthe Jiatid ard, S anyc]mge in

provisions of any policy of insurance ¢overiiig the Propetty will be eutskand‘mg thhmspectm ﬂxc.
Property by any insurance company, (vi)the Property has adequateriphts of ingress and egréss forits
cuirent use, (vil) the bmldmg anddlli dmprovements: inchuded i in'the Rropesty-are in-good: condition
and repair, ordinary wear and tear excepted, and (viii) the: Property Tias adequateutilities required for
the business curtently conducted-onthe Property; including heating; veritilatingand air cmdm°mng'
equipment.

29.  Landlord Iidemrifieation.. Landlord; its afflistes, subsadaanas, pmnts:andmher'
related entities (but unly toithe extent such: aﬁiham, subsxdaams, parems and: otherrelated entities
are not individual pérsons or:irusts for the benefit of ndividual pmons) whether in £xistence ds of
this date or in the fitore (“Indemnify- Pames") shall mdemmfy and hold Tenant, its affiliates,
subsidiaries, parenis-and other refated entities harmless from any and 4l loss, cost-or ﬁamage {hat
may oceur or be claimed relating to the failuré of Landlord to;perfoim aity covenant niade by Tenant

14




ider this L case and/or s bresch of any epresentatioh Or Wasmanty. nfideby Landloid viider thi¥

30.  Time Of Tise Essence, Time shall be-of the:essonce e, performatce of s
Agreernent, ' S

[The remiainder of this page has béen intentionally left blank]
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S WHEREOR, te parties hive exéonted it Ladst s otho et yeib sl

STATE OF OHIO )

Before me, aNo‘tary Pubtic in-and for.said. County and Stafe; pemxmﬂy appeared fhe-dbove
named Boifing-Thompson Realty, Ltd., an Ohio- liited lishility. ¢ompamy; by and through.
et Thompzon_, its Mgc_)WhO acknowledged thathe, belng dily anthorized; didsign’
the foregoing Tnstrament and that the-same is his free act: and.deed’personally and a5 officer of ihe:

limited fiability company, and the free act and dead. of said linited Habifity emngimy
IN WITNESS WHEREOF, Ihavc_afﬁxedmynmemdbﬁm.ﬁalms.=m;ﬂayof Les,

2001.

PATRICIA A, PHKAREL, Mlomey it Law
RolmyPiie; Stetacd Oblo. ?

Sy Commission has o exphration date,
Seclion 1703 0.R. .
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CARUISLE ENGINEERED PRODUCTS, INE.

. who ackeowledged that. b, bemg duly a chd sign the
for&gﬂmg nstrinnerit and that the sarhe.is mmaﬁ@ddmﬂmﬁbmﬂﬁsmoﬁwgfm
Corporation, and is/ the free act.and deed of tha‘Ccrporatxon :

IN. WITNESS WHERECF, Ihmafﬁxadmymmamdaﬁicw&swth:s i?-&dayof

imsut.» 2001.

Notary Pubhc State of New York
N0 RIEOZ:!’B?B
Commigsiv; Expms mmﬁm' 20, f;l__.

PrTSw2T
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LEGAL DESCRIPTION

‘Being Pdrt*Out Lot 5.and Part Ot Lot 26 of Village of West Alexandiia, Preble
County, Chio-and being more filly described:as follows: .

Beginning at Southeast Comer 6f Out Lot 26 s desctibed in Plat Book 9 at Page 85
being in the center of Dayfon Street; -thents 5.86°-52°W. with Dayton Streét and
South Line of Ont Lot 26 for 316.00 feet 1o & point 225 feet EastofSouthwest
Cotter of Qrit Lot 26; thenc N:3°-30"-02°W. for 444,45 fesk.to aisiron pipe; thsiics
5.86°-40°W., and going ineoOut Lot 5, for 22.00 feet manmm phay thenceNS"-w-’
02°W. for 129,00 feet fo.an ironpipe; thence N: 86°~4@°E‘,andgbmghno OnFEot26,

for 338,00 feet to ai on: pxpeon-‘Easi Line of Ot Lot 26; thene 8.3°-30°E: wuh ;
saiFline for 574.55 feet 1o potint ofbeghming, contaiting'0 058 acreinOut Eors

4,171 acresmOutLot?ﬁforawtalof4.229acmeflan&,morewim, Surveyeds.
12-89.
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