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Workshop Session 
March 16, 2021 @ 4:00 PM 

Via Videoconference* 
_____________________________________________________________________________________________ 

*To maintain social distancing, this meeting will be held via Zoom. Please see page 2 for login instructions. 
Public comment can be submitted via email to admin@portofastoria.com until 5PM on Monday, March 15, 2021.  

A link to the recording will be available on the Port website at www.portofastoria.com. 

 
 

AGENDA 
 
 

1. CALL TO ORDER 
2. ROLL CALL 
3. CHANGES/ADDITIONS TO THE AGENDA 
4. PUBLIC COMMENT: 

This is an opportunity to speak to the Commission for 3 minutes regarding any topic. Public comment must be 
emailed to admin@portofastoria.com by 5PM on Monday, March 15, 2021. Public comments received by the 
deadline will be read at the Commission meeting. 

5. ACTION: Page 
a. Enterprise Zone Applications ............................................................................................ 3 

i. SDYB Opco ............................................................................................................... 9 
ii. River Barrel Brewing, Inc. ...................................................................................... 15 

b. Stopwater Lease Assignment .......................................................................................... 23 
6. ADVISORY/DISCUSSION: 

a. Riverwalk Inn Presentation ............................................................................................. 39 
b. Executive Director Update 

7. COMMISSION COMMENTS 
8. UPCOMING MEETING DATES: 

a. Finance Advisory Committee – March 24, 2021 at 1:00 PM 
b. Regular Session – April 6, 2021 at 4:00 PM 
c. Workshop Session – April 20, 2021 at 4:00 PM 

9. ADJOURN 
 

  

https://www.portofastoria.com/CommissionMeetings/AgendaMinutes.aspx
http://www.portofastoria.com/
mailto:admin@portofastoria.com?subject=Public%20Comment%20Request
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Board of Commissioners 

  Page | 2  
 

 
HOW TO JOIN THE ZOOM MEETING: 

 
Online:  Direct link: https://us02web.zoom.us/j/86905881635?pwd=amhtTTBFcE9NUElxNy9hYTFPQTIzQT09 

Or go to Zoom.us/join and enter Meeting ID: 869 0588 1635, Passcode: 422 
 
Dial In: (669) 900-6833, Meeting ID:  869 0588 1635, Passcode: 422 
 

This meeting is accessible to persons with disabilities or persons who wish to attend but 
do not have computer access or cell phone access. If you require special accommodations, 
please contact the Port of Astoria at least 48 hours prior to the meeting by calling  
(503) 741-3300 or via email at admin@portofastoria.com. 

----'-"-==== P-ort of Asta ·a 

https://us02web.zoom.us/j/86905881635?pwd=amhtTTBFcE9NUElxNy9hYTFPQTIzQT09
https://zoom.us/join
tel://15037413300/
mailto:admin@portofastoria.com?subject=Public%20Meeting%20Accommodation%20Request


Clatsop County
Board of Commissioners 

Work Session

Enterprise Zone Exemption 
Overview & New Applications

February 10, 2021

Standard Enterprise Zone

-Enterprise zones were formed in 1986 to help foster employment opportunities and increase 
local competitiveness. These zones offer tax relief on new private capital in exchange for investing 
and hiring in the enterprise zone. Qualifying businesses receive exemption from local property taxes on 
new plant and equipment for three years (but up to five years) in the standard program. 

-Enterprise zones are sponsored by city, port, county, or tribal governments. In general, the sponsor must 
comprise all jurisdictions in which there lies some part of the zone. Sponsors have a number of duties and 
opportunities, but all such sponsoring 
governments must act jointly in conducting zone business. 

-Enterprise zones in Oregon come in many shapes, are often noncontiguous, and 
typically encompass all of the local land that an eligible business might use throughout the community.   

-There are currently 73 enterprise zones across Oregon: 56 rural and 17 urban. Local governments are 
responsible for creating, amending, managing, and renewing most of these zones, until June 30, 2025.  

-CEDR is Clatsop County’s zone manager.

Business Eligibility
-Eligible businesses include manufacturers, processors, shippers and a variety of 
operations that serve other organizations, as well as call centers and headquarter-type 
facilities. Hotel/resort businesses also are eligible in some of the enterprise zones, with local 
approval (City of Astoria does not currently allow hotel/resorts enterprise zone benefits). 
Otherwise, retail, construction, health care, financial and certain other 
defined activities are ineligible.

Qualified Property
-In Oregon, all non-vehicular, non-inventory business property is assessed for taxation. 
-New buildings/structures, structural modifications or additions, or newly installed 
machinery and equipment located in the zone qualify for the tax exemption.  Only the increase in assessed value 
attributable to the additions or modifications is exempt in the case of a building or structure.  The investment 
must be $50,000 or more in total for all of the real property in any property schedule.    

-Land, non-inventory supplies, rolling stock, vehicles and motorized-driven vehicles, 
previously used property value and miscellaneous personal property do not qualify.  

Criteria for Qualifying Projects

For the basic, three-year enterprise zone exemption period, the business needs to:

increase full-time, permanent employment of the firm inside the enterprise zone by
the greater of one new job or 10% (or less with special-case local sponsor waivers);

generally have no concurrent job losses outside the zone boundary inside Oregon;
maintain minimum employment level during the exemption period;
enter into a first-source agreement with local job training providers.
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Employment to Qualify
-Oregon’s enterprise zones are intended to create new jobs, for which there are two basic 
requirements that an authorized business must satisfy to receive the standard exemption on 
property. 

Increase by First Year of Initial Exemption (gateway requirement) 
• Authorized business must increase its employment within the enterprise zone by the greater of one person or 10%. 

Maintain Increased Employment Level 
• For each assessment (calendar) year of the exemption period, the business’ annual average employment must likewise be 
at least 110% 
of (and one job more than) the pre-application annual average. 
Jobs That Are Counted 
Persons working full-time–employed more than 32 hours per week (not full-time equivalents or part-time 

employees). 
• Permanent/year–round positions, and thus not anyone hired temporarily, seasonally, or solely to 
construct/install property. 
• Employees working mostly (anywhere) inside the enterprise zone. 
• Jobs that primarily perform or support eligible operations/activities. 
May include contract or leased employees. 

NOTE: When an Enterprise Zone expires, those businesses that are already qualified will continue to 
receive the exemption until their qualified term expires. 

Extended Enterprise Zone

For the four or five year exemption period, the business must satisfy the above criteria for 
the three-year period:

receive special local approval
the average of new employees' compensation (including benefits), needs to be at or above 

130% or 150% (In Clatsop County it is 130%) of the county average wage as set at the time of authorization
wages must be equal to or greater than the current county average wage in that fourth/fifth year.
All other requirements of standard enterprise zone apply.

Long-term Rural Enterprise Zone Facilities
Available in most rural enterprise zones, the long-term zone program offers a 
property tax abatement of 7–15 years, compared to the standard 3 to 5 years. 
There are few opportunities in rural Oregon to use long-term enterprise zone benefits 
because special criteria limit the use based on the size of the investment in terms of 
minimum investment costs and minimum number of new hires by the company. 

Incentives
7 to 15 consecutive years of full relief from property taxes on new facility property, 
starting in the year after it is permitted for use and occupancy.

Where the Incentives Apply
The long-term enterprise zones of which there are 39 throughout the state located 
inside a county that meets a defined level for longstanding annual unemployment rate or per capita income 
based on the latest statistics, or that is a qualified rural county in terms of its being outside a federal 
metropolitan statistical area and having a relatively higher general property tax rate countywide. Clatsop County 
currently meets this test and data is analyzed and adjusted on an annual basis. 

Qualifying Projects

The facility must meet the following three criteria:
1. Total investment costs need to be greater than 1% (or .5% if more than 10 miles from 

Interstate 5) of a   county's total real market value by the end of the year when 
operations begin. This base amount varies from $1 to $25 million, depending on the location 
(= $12.5 million outside 10-mile I-5 corridor). In Clatsop County the 
minimum investment is $12.5 million.

2.  Within 3 years of commencing operations, the business must hire 35 new, full-time employees to work at 
the facility, and must be maintained during the tax abatement period.

3.  By the fifth year after the year when new facility operations commenced, average annual compensation 
(including benefits) for all workers at the facility must be at least 130% the county average annual wage, based 
on the latest, final figure, and then for every subsequent calendar year over the rest of the exemption period:

-Average compensation needs to be at least that high relative to the county wage when first met.
-The average wages (taxable income) received by those workers also must equal or exceed the latest year’s  
figure for the county average wage.
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Certification Process

Prior to beginning construction, improvements, or hiring at the facility, a business 
must submit an application to the local enterprise zone manager and county assessor, 
who will approve the business for certification pursuant to the following two steps:

Step 1:business and all local government sponsors of the enterprise zone enter into a written 
agreement, for which Business Oregon will provide documentation of concurrent county eligibility. This local 
agreement determines the exemption period (7 to 15 years) and may specify additional requirements to be met 
by the business/facility.

Step 2:The county board of commissioners (and the city council, if within city limits) specifically adopts a 
resolution approving the property tax exemption.

Impacts of an enterprise zone
-Combined with upgrading local capacity (e.g., infrastructure, industrial sites), an 
Oregon enterprise zone is meant to induce additional private-sector investment and jobs 
by signaling a receptive business climate, primarily through a significant but short-term 
infusion for the project’s cash flow, in order to: 

• encourage homegrown entrepreneurs and businesses to start up and grow 
• prompt bigger re/investment than might otherwise occur 
• accelerate investments and hiring compared to an ordinary rate 
• expand employment (business must increase full-time, year-round jobs in the zone) 
• help regions overcome economic dislocations and structural deficiencies 
• retain and attract operations that would move or locate elsewhere 
• buttress the early success of traded-sector business projects, and 
• stimulate higher levels of employee compensation with the 5-year abatement. 

Enterprise zone exemptions do not necessarily affect available resources for local public services, depending 
on statewide equalization of school funding and prevailing limitations on tax rates and levies that pertain to 
new industrial property in particular tax codes. Enterprise zone incentives can even enlarge the local tax base, 
which under the current property tax system would increase future revenues, due to the introduction of new 
property that is taxable for many years after the period of exemption.
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River Barrel Brewing Inc. 

Clatsop County Work Session 
Enterprise Zone 

February 10, 2021 

Company Overview 

Future Expansion Focused on a Manufacturing Campus 
··-·-,·:~-~-



-- 6 --

Campus Expansion 
On Astoria's Working Waterfront 

.,._ /,~ I", .,,.,__ . _,..,.,..._ 
, __ . ~ 

Buoy Beer Expansion 

Tne two facilities wi(I. ~e,~ cmnei:ted with a pipe bridge to 

connect produ,c!_f n'es and utilities. 

- • •-This expansion will allow the brewery to meet current demand 

as well as expand sales further into Washington and the NW. 

A new wastewater treatment system will also be installed to 

assist with the city's current infrastructure. 

Pilot House Distilling will 

facility in 2021. facility in 2021 . 

line and canning line. 

Pilot House Expansion 

This building will also connect to a shared 

wastewater treatment facility with Buoy Beer. 

Project Details 

The project includes the purchase of new equipment and the renovation of existing buildings. 

he construction is being managed locally by Rickenbach Construction and most of the subcontractors ... 
re based in Clatsop CP.unty as well. 

he total scope of th~ project includes about $8 Million in construction and new equipment. 

All facilities are expected to be operational in 2021. 

Over the next few years, we expect to hire an additional 15-20 people (not including restaurant staff). 

Questions? 

tll 
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Fishmeal plant: Warrenton, OR 
-SDYB Opco 
Clatsop County Work Session 
February 10, 2021 

~t SCOULAR 
Lets get growing. 

SDYB Opco Partners 

t• SCOULAR'" -· 
BOll~STEIN 

SEAFOODS 

~I SCOULAR 

Great Ocean 
D LTD 

~. SCOULAR 
Overview of Scoular- The new partner in the area 

Our Network 

- : . •. 
j -

Scoular's story 

1892: Founded in Omaha 

1967: Purchased by modern-day 
founder Marshall Faith 

Today: HQ in Omaha w ith 
1,000+ employees worldwide, 
$4.5 billion in annual revenue 

79 Facilities 

SINGAPORE, CHINA, 

MYANMAR & JAVA 

Chirw, 

.... , 

. , scoULAR 

North 
Kore, 

• 

,.... 1·1~~= ----
• --..._ Laos 

Butan 

Bang lade.sch ~ ';~etnam 

[,_,..,_E] 
, c ..... -onic. 
' C-SYIW,.Cll•l'I' 

• n,,,dl".,,., 

Thai land 

..,,.,,.. 
• lndone~~ 

Singapore 

• Java 



-- 8 --

Who we serve 
End users and suppl iers of whole grains, feed & foo d ingred ients 

Aqua Feeders & Producers 

·;~7SJ 
~ ~{.,f 

Grain Producers r.r_~ JI 

flour Mil~ 

T ronsportot,on 

• 
~ ;1f~ 

• , scOULAR 

Facility and Supply Location 
9. ', 

Ast~ria Po'WNTowN 
Oa Yang and 

Bornstein 
Processing 

-~ 

ASTORIA 

11 SCOULAR 

SDYB Opco - Fishmeal Processing Facility to be in 
Warrenton Oregon 

• SDYB Opco will be a joint venture between the ~coular, Q_a Yang 
Seafoods, and ~ornstein Seafoods. 

• Capital Investment of approximately $10 million. 
• Projected workforce of 10, including plant manager, quality 

manager, finance manager, multiple skilled operators, and 
other laborers. 

• Fishmeal Process 
• Process fish offal/remnants from Da Yang and Bernstein's 

seafood processing into a food ingredient . 
• Primary market domestic pet food, secondary market 

international aquaculture market . 

wl SCOULAR 

SDYB Opco- Fishmeal Processing Facility to be in 
Warrenton Oregon 

• Construction Project 
• Construction to potentially start in March/April 2021, 

operational by April 2022 

• $2.25 million of local construction payroll 
• 45,000 construction work hours including ironworkers, 

electricians, plumbers, steam fitters, boilermakers, cement 
masons, mechanical technicians and millwrights at an 
'average wage' of approx. $SO/per hour. 

• Total labor impact of $4.2M which includes labor, fringes 
and burdens 



AGREEMENT FOR ENTERPRISE ZONE EXTENDED ABATEMENT 

 

This agreement for Enterprise Zone Extended Tax Abatement ("Agreement") is executed by and 

among CLATSOP COUNTY, OREGON ("Clatsop County"), the CITY OF ASTORIA, OREGON ("City of 

Astoria"), the CITY OF WARRENTON (“City of Warrenton”), the PORT OF ASTORIA (“Port of Astoria”) and 

SDYB Opco, a joint venture of Bornstein Seafoods, Inc., The Scoular Company, Da Yang Seafood Inc., 

herein collectively referenced in this Agreement as "Parties." 

 

Clatsop County, the Port of Astoria, the City of Warrenton, and the City of Astoria are Sponsors of the 

Clatsop County Enterprise Zone pursuant to Oregon Revised Statute (ORS) 285C.045, et seq. 

 

With the aid of tax incentives from the Sponsors, SDYB Opco, either directly or through an affiliate, 

intends to invest approximately $10,000,000 in the Clatsop County Enterprise Zone by constructing a new 

facility at 1110 SE Flightline Drive in Warrenton, Oregon.  

 

SDYB must execute a first-source hiring agreement, pursuant to ORS 285C.215, regarding the new 

permanent jobs to be created in Clatsop County. 

 
The sponsor of the Enterprise Zone comprising the “Parties” do hereby enter into an agreement for 

extending the period during which SDYB Opco shall receive an exemption from ad valorem taxes on its 
proposed investment in qualified property in the Enterprise Zone, contingent on certain requirements, under 
ORS 285C.160. 
 

The “Parties” jointly acknowledge that: subject to] approval of the application for authorization, as well 
as the satisfaction of requirements under ORS 285C.050 to 285C.250, SDYB Opco is eligible for three years of 
full exemption on its qualified property under ORS 285C.175 (2)(a); nothing in this agreement shall modify or 
infringe on that three-year exemption or the requirements thereof; and, this agreement is null and void if SDYB 
Opco does not qualify for the three years of exemption on some such property. 
 

The Zone Sponsor does hereby grant to SDYB Opco an extension to that property tax abatement, as 
allowed under ORS 285C.175(2)(b), of an additional two years on the property that initially qualifies in the 
Enterprise Zone after the assessment year, estimated to begin on April 2022, and, thusly, sets the period of 
exemption at five consecutive years in total, during which statutory requirements for the standard three-year 
enterprise zone exemption must also continue to be satisfied. 
 

Confirmation of Statutory Provisions 
In order for the qualified property to be exempt from ad valorem taxes for the additional two-year[s] of 

enterprise zone exemption as granted herein, SDYB Opco agrees herewith that under ORS 
285C.160(3)(a)(A)(i) or (ii) and (b), in accordance with OAR 123-674-0600. 

 
For each year of the entire exemption period, SDYB Opco new employees shall receive 

an average level of compensation equal to or greater than 130 percent of the county average annual wage, 
such that: 

a. Compensation includes benefits such as employer-provided insurance that can be monetized and do 
not arise from a payroll tax or similar government mandate, and 
b. Except as revised under ORS 285C.160(4), the county wage is set at the time of authorization, and  

   accordingly, the 2019 average wage for County is $39,100 of which 130 percent equals $50,830. 
 
1. During the additional two years, the average annual wage (taxable income) received by SDYB Opco new 
employees shall also be equal to or greater than the current county average wage based on the most recent, 
final figure at that time. 
 
2. SDYB Opco new employees’ for purposes of these requirements comprise only employees hired for and 
working at full-time, year-round, non-temporary jobs that are created and filled for the first time after the date of 
application for authorization but on or before December 31 of the first full year of the initial exemption, and that 
are performed within the current boundaries of the Enterprise Zone and engaged a majority of their time in 
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SDYB Opco eligible operations according to ORS 285C.135 and 285C.200(7), regardless if any such 
employee is leased, contracted for, or otherwise obtained through an external agent, provided that they are 
hired by and employed directly by SDYB Opco. .  

A. Signatures:  This Agreement may be signed in counterparts. A fax or electronic transmission 
of a signature page will be considered an original signature page.  At the request of a party, 
the other party will confirm a fax-transmitted signature page by delivering an original signature 
page to the requesting party. 

 

IN WITNESS WHEREOF, the Parties, by their respective duly authorized representatives, 

have executed this Agreement on the date shown below. 

 
        

CLATSOP COUNTY  CITY OF ASTORIA 
BOARD OF COMMISSIONERS   
 
________________________________  ________________________________ 
Name, Title      Name, Title 
 
 
Date: ___________________________  Date: ___________________________ 
 
 
Attest:       Attest: 
 
_________________________________  ________________________________ 
Recording Secretary     City Recorder 

 

 
CITY OF WARRENTON  PORT OF ASTORIA  
 
________________________________  ________________________________ 
Name, Title      Name, Title 
 
 
Date: ___________________________  Date: ___________________________ 
 
 
Attest:       Attest: 
 
_________________________________  ________________________________ 
City Recorder      Recording Secretary 
 
 

SDYB Opco a joint venture of Bornstein Seafoods, Inc., The Scoular Company, Da Yang Seafood Inc.   
   
 
________________________________   
Name, Title       
 
 
Date: ___________________________   
 
 
Attest:  
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I Form OR-EZ-AUTH I Oregon Enterprise Zone Authorization Application* 
Complete form and submit to the local enterprise zone manager before breaking ground or beginning work at the site. 

Applicant 
Enterprise zone or rural renewable energy development zone (where business firm and property will be located) Email 

twortmann@scoular.com 
Name of business firm Phone 
SDYB Opco ( 402 )342-3500 
Mailing address City State ZIP code 
2027 Dodge Street Omaha NE 68102 
Location of property (street address if different from above) City State ZIP code 
1110 S. E. Flightline Drive Warrenton OR 97146 
County, TRS map ID number, and Tax lot number of site ,_Contact person Title 

Tom Wortmann Managing Director, Corporate Dev. 

My firm expects to first claim standard property tax exemption in (up to three consecutive) year(s): _2_0_2_2 ______________ _ 

D Check here if your firm has or has had another exemption in this enterprise zone. 

~ Check here that your firm commits to renew this authorization application. Renew this application on or before April 1 every two calendar 
years, until the tax exemption on qualified property is claimed. 

fgl Check here if requesting an extended abatement of one or two additional years of exemption. Extended abatement is subject to written 
agreement with local zone sponsor before this application is approved and to additional state or local requirements. 

Zone manager use only (after written agreement but before authorizing finn): 

County average annual wage:$ ____ Year ____ Total exemption period: 40 or 50 Consecutive years (check one) 

Business eligibility 

Eligible activity-Check all activities that apply to proposed investment within the enterprise zone: 

gj Manufacturing D Fabrication D Bulk printing D Shipping I&] Agricultural production D Energy generation 

D Assembly J&I Processing D Software publishing D Storage D Back-office systems 

D Other-describe the activities that provide goods, products, or services to other businesses (or to other operations of your firm): 

D Check here if your business firm does or will engage in ineligible activities within the enterprise zone (such as retail sales, health care, 
professional services, or construction). Describe below (or in an attachment) these activities and their physical separation from "eligible activities": 

Special cases-Check all that apply: 

D Check here if a hotel, motel, or destination resort in an applicable enterprise zone. 

D Check here if a retail/financial call center. Indicate expected percent of customers in local calling area: ______ %. 

D Check here if a "headquarters" facility. (Zone sponsor must find that operations are statewide-regional in scope and locally significant) 

D Check here if an electronic commerce investment in an e-commerce enterprise zone. 

Employment in the enterprise zone (see worksheets on last page) 

Don't count FTEs, temporary, seasonal, construction, part-time jobs (32 hours or less per week), or employees working at ineligible operations. 

Existing Employment-My business firm's average number of full-time employees inside the zone over the past 12 months is _____ _ 

New Employees- • Hiring is expected to begin on (date or month and year): January 2022 

• Hiring is expected to be completed by (month and year): _A.,,_p_ri_f 2_0_2_2 ____ _ 

• Estimated total number of new employees to be hired with this investment is: 10 

Commitments-By checking all boxes below, you agree to the following commitments as required by law for authorization: 
~ By April 1 of the first year of exemption on the proposed investment in qualified property, I will have increased existing employment within 

the zone by one new employee or by 10%, whichever is greater. 

~ My firm will maintain at least the above minimum level as an annual average employment during the exemption period. 

~ When the exemption claim is filed by April 1 following each calendar year of exemption, total employment in the zone will also not have 
shrunk by more than 85% at one time or by more than 50% twice in a row, compared to the highest such figure with any previous claim. 

~ My firm will comply with local additional requirements as contained in: (1) a written agreement for an extended abatement, (2) zone sponsor 
resolution(s) waiving required employment increase inside zone, or (3) an urban enterprise zone's adopted policy, if applicable. 

fgl My firm will verify compliance with these commitments, as requested by the local zone sponsor, the county assessor or their 
representative, or as directed by state forms or administrative rules. 

I&] My firm will enter into a first-source hiring agreement before hiring new eligible employees. (This mandatory agreement entails an obligation 
to consider referrals from local job training providers for eligible job openings within the zone during at least the exemption period.) 

150-303-029 (Rev. 10-01-19) •Also for Rural Renewable Energy Development Zones. 
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Oregon employment outside the enterprise zone 

Check only those that apply: 
D Check here if yours or any commonly controlled firm will curtail operations in the state beyond 30 miles of the zone boundary and move 

them into the zone. Indicate timing, location, number of any job losses, and relationship to the proposed enterprise zone investment: 

D Check here if you are transferring operations into the zone from site(s) in the state within 30 miles of zone boundary: 
My firm's average employment at the site(s) outside the enterprise zone boundary over the past 12 months is _______ jobs. 

D Check here, if applicable, that your firm commits to increase the combined employment at the site(s) (outside but within 30 miles of zone 
boundary) and in the zone to 110% of the existing combined level by April 1 and on average during the first year of exemption. 

Proposed investment in qualified property 

Anticipated timing-Enter dates or months/years (non-binding) 

Site and building and structures Machinery and equipment 
Action Preparation Construction* Placed in service** Procurement*** Installation Placed in service** 

To commence 
April 2021 April 2021 April 2022 April 2021 August 2021 April 2022 or begin on 

To be 
May 2021 March 2022 May 2021 March 2022 completed on 

* Including new reconstruction, additions to, or modifications of existing building(s) or structure(s). 
** This is in the calendar year directly before the very first year of exemption, so on page 1, please indicate the year following as the very first year expected 

for claiming this exemption. 
***May precede application by up to three months (includes personal property). 
Special issues: 
D Check here for building/structure acquired/leased for which construction, reconstruction, additions, or modifications began prior to this 

application (attach executed lease or closing documents, and don't take up occupancy until this application is approved). 
D Check here if anticipating using Construction in process tax exemption for qualified property that is still being constructed/installed and 

isn't yet placed in service and is located on site as of January 1. If so, file Application for Construction-in-Process Enterprise Zone Exemption, 
150-310-021, by April 1 with the county assessor's office. 

Qualifying property: Estimates of cost and details about property are not binding, but in order for property to be exempted, its basic type and 
any major building/structure needs to be at least represented below. 

Number of Check if any 
Type of property 

each/item Estimated value 
Item will be 

leased 

Building or structure to be newly constructed 1 $ 5,000,000.00 • 
Real property New addition to or modification of an existing building or structure $ • 

Heavy or affixed machinery and equipment TBD $ 5,000,000.00 • 
Personal property $50,000 or more $ • item(s) costing: $1,000 or more (E-commerce zone or used exclusively for production of tangible goods) $ • 

j Total estimated value of investment $ 10,000,000.00 

In addition, describe below (or in an attachment) the overall nature and potential extent of your investment, including preliminary building plans 
and lists of property items, as appropriate and recommended by zone manager or county assessor (may be kept confidential). 
SDYB Opco will be constructing a 14,400 square foot fishmeal processing facility. Design is attached with main equipment list. 

Declaration 

I declare under penalties of false swearing [ORS 305.990(4)] that I have examined this document and attachments, and to the best of my 
knowledge, they are true, correct, and complete. If any information changes, I will notify the zone manager and the county assessor and submit 
appropriate written amendments. I understand that my business firm will receive the tax exemption for property in the enterprise zone, only if my 
firm satisfies statutory requirements (ORS Chapter 285C) and complies with all local, Oregon, and federal laws that are applicable to my business. 

be signed by an owner, company executive, or authorized representative of the business firm 

X 
Tit! if not an owner or executive, attach letter attesting to appropriate contractual authority) 
Managing Director, Corporate Development 

Date 

February 2, 2021 

Local enterprise zone manager and county assessor must approve this application (with Enterprise Zone Authorization Approval, Form 150-303-082) 
150-303-029 (Rev. 10-01 -19) 



SDYB Opco - Standard Enterprise Zone Exemption Estimates

Year

Land Est. 
Assessed 

Value
Est. Tax 

Rate

Est. 
Collectable 

Taxes

Cumulative 
Collectable 

Taxes
2023 143,196 13.6960 1,961 1,961
2024 143,196 13.6960 1,961 3,922
2025 143,196 13.6960 1,961 5,884
2026 143,196 13.6960 1,961 7,845
2027 143,196 13.6960 1,961 9,806

Year

Est. Exempt 
Assessed 

Value
Year of 

Exemption
Est. Tax 

Rate
Est. Exempt 

Taxes

Cumulative 
Exempt 
Taxes

2023 10,000,000 1 13.6960 136,960 136,960
2024 9,683,333 2 13.6960 132,623 269,583
2025 9,366,667 3 13.6960 128,286 397,869
2026 9,050,000 4 13.6960 123,949 521,818
2027 8,733,333 5 13.6960 119,612 641,429

Year

Est. 
Assessed 

Value
Est. Tax 

Rate

Est. 
Collectable 

Taxes
2028 8,559,863 13.6960 117,236

Land now Taxable that was Non-assessable (Port of Astoria Land)

Combined New Buildings and Machinery/Equipment

All Property Taxable After the Exemption Ends
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First Year 2023/24 2023/24-2027/28
Tax Rate $13.6960 Tax Rate $13.6960

Annual Tax Cumulative Tax
$1,961.22 $9,806.10

City of Warrenton $328.65 $1,643.25
L/O Option Warrenton $87.35 $436.75
Clatsop County 4-H/Extension $6.69 $33.45
Clatsop County $220.34 $1,101.70
Clatsop County Local Option $7.16 $35.80
Port of Astoria $15.72 $78.60
Clatsop Care Center $22.05 $110.25
Clatsop Care Center Local Option $32.94 $164.70
Clatsop College $119.05 $595.25
NW ESD $19.25 $96.25
Warrenton School 30 $913.96 $4,569.80
Sunset Transportation $20.26 $101.30
Warrenton Urban Renewal $167.80 $839.00

$1,961.22 $9,806.10

2023/24 2023/24-2027/28
Tax Rate $13.6960 Tax Rate $13.6960

Annual Tax Cumulative Tax
$136,960.00 $641,429.33

City of Warrenton $22,951.00 $107,487.18
L/O Option Warrenton $6,100.00 $28,568.33
Clatsop County 4-H/Extension $467.00 $2,187.12
Clatsop County $15,387.00 $72,062.45
Clatsop County Local Option $500.00 $2,341.67
Port of Astoria $1,098.00 $5,142.30
Clatsop Care Center $1,540.00 $7,212.33
Clatsop Care Center Local Option $2,300.00 $10,771.67
Clatsop College $8,314.00 $38,937.23
NW ESD $1,344.00 $6,294.40
Warrenton School 30 $63,826.00 $298,918.43
Sunset Transportation $1,415.00 $6,626.92
Warrenton Urban Renewal $11,718.00 $54,879.30

$136,960.00 $641,429.33

SDYB Opco Enterprise Zone Estimated Taxes Exempted- New Bldg/Machinery & Equip

SDYB Opco Land now taxable that was Non-assessable (Port of Astoria land)
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AGREEMENT FOR ENTERPRISE ZONE EXTENDED ABATEMENT 
 

This agreement for Enterprise Zone Extended Tax Abatement ("Agreement") is executed by and 
among CLATSOP COUNTY, OREGON ("Clatsop County"), the CITY OF ASTORIA, OREGON ("City of 
Astoria"), the CITY OF WARRENTON (“City of Warrenton”), the PORT OF ASTORIA (“Port of Astoria”) and 
River Barrel Brewing, Inc, herein collectively referenced in this Agreement as "Parties." 
 

Clatsop County, the Port of Astoria, the City of Warrenton, and the City of Astoria are Sponsors of the 
Clatsop County Enterprise Zone pursuant to Oregon Revised Statute (ORS) 285C.045, et seq. 
 

With the aid of tax incentives from the Sponsors, River Barrel Brewing, either directly or through an 
affiliate, intends to invest approximately $8,075,000 in the Clatsop County Enterprise Zone by expanding the 
Astoria Campus on the Astoria waterfront with a projected place-in-service date of August 31, 2021. 
 

River Barrel must execute a first-source hiring agreement, pursuant to ORS 285C.215, regarding the 
new permanent jobs to be created in Clatsop County. 
 

The sponsor of the Enterprise Zone comprising the “Parties” do hereby enter into an agreement for 
extending the period during which River Barrel Brewing shall receive an exemption from ad valorem taxes on 
its proposed investment in qualified property in the Enterprise Zone, contingent on certain requirements, under 
ORS 285C.160. 
 

The “Parties” jointly acknowledge that: subject to] approval of the application for authorization, as well 
as the satisfaction of requirements under ORS 285C.050 to 285C.250, River Barrel Brewing is eligible for three 
years of full exemption on its qualified property under ORS 285C.175 (2)(a); nothing in this agreement shall 
modify or infringe on that three-year exemption or the requirements thereof; and, this agreement is null and 
void if River Barrel Brewing does not qualify for the three years of exemption on some such property. 
 

The Zone Sponsor does hereby grant to River Barrel Brewing an extension to that property tax 
abatement, as allowed under ORS 285C.175(2)(b), of an additional two years on the property that initially 
qualifies in the Enterprise Zone after the assessment year, estimated to begin on January 1, 2022, and, thusly, 
sets the period of exemption at five consecutive years in total, during which statutory requirements for the 
standard three-year enterprise zone exemption must also continue to be satisfied. 
 

Confirmation of Statutory Provisions 
In order for the qualified property to be exempt from ad valorem taxes for the additional two-year[s] of 

enterprise zone exemption as granted herein, River Barrel Brewing agrees herewith that under ORS 
285C.160(3)(a)(A)(i) or (ii) and (b), in accordance with OAR 123-674-0600. 

 
For each year of the entire exemption period, River Barrel Brewing’s new employees shall receive 

an average level of compensation equal to or greater than 130 percent of the county average annual wage, 
such that: 

a. Compensation includes benefits such as employer-provided insurance that can be monetized and do 
not arise from a payroll tax or similar government mandate, and 
b. Except as revised under ORS 285C.160(4), the county wage is set at the time of authorization, and  

   accordingly, the 2019 average wage for County is $39,100 of which 130 percent equals $50,830. 
 
1. During the additional two years, the average annual wage (taxable income) received by River Barrel 
Brewing’s new employees shall also be equal to or greater than the current county average wage based on the 
most recent, final figure at that time. 
 
2. River Barrel Brewing’s new employees’ for purposes of these requirements comprise only employees hired 
for and working at full-time, year-round, non-temporary jobs that are created and filled for the first time after the 
date of application for authorization but on or before December 31 of the first full year of the initial exemption, 
and that are performed within the current boundaries of the Enterprise Zone and engaged a majority of their 
time in River Barrel Brewing’s eligible operations according to ORS 285C.135 and 285C.200(7), regardless if 
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A. Signatures:  This Agreement may be signed in counterparts. A fax or electronic transmission 
of a signature page will be considered an original signature page.  At the request of a party, 
the other party will confirm a fax-transmitted signature page by delivering an original signature 
page to the requesting party. 

 
IN WITNESS WHEREOF, the Parties, by their respective duly authorized representatives, 
have executed this Agreement on the date shown below. 

 
        

CLATSOP COUNTY  CITY OF ASTORIA 
BOARD OF COMMISSIONERS   
 
________________________________  ________________________________ 
Name, Title      Name, Title 
 
 
Date: ___________________________  Date: ___________________________ 
 
 
Attest:       Attest: 
 
_________________________________  ________________________________ 
Recording Secretary     City Recorder 

 
 
CITY OF WARRENTON  PORT OF ASTORIA  
 
________________________________  ________________________________ 
Name, Title      Name, Title 
 
 
Date: ___________________________  Date: ___________________________ 
 
 
Attest:       Attest: 
 
_________________________________  ________________________________ 
City Recorder      Recording Secretary 
 
 
River Barrel Brewing        
 
________________________________   
Name, Title       
 
 
Date: ___________________________   
 
 
Attest:  

any such employee is leased, contracted for, or otherwise obtained through an external agent, provided that 
they are hired by and employed directly by River Barrel Brewing. 26 FTE for period 11/1/19-10/31/20. 
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I Form OR-EZ-AUTH I Oregon Enterprise Zone Authorization Application• 
Complete form and submit to the local enterprise zone manager before breaking ground or beginning work at the site. 

Applicant 
Enterprise zone or rural renewable energy development zone (where business firm •nd property wHl be located) Email 

dave@buoybeer.com 
Name of business firm Phone 

River Barrel Brewing Inc. ( 503 )468-0800 
Mailing address City State ZIP code 

27th Street !Astoria OR 97103 
Location of property (street address if different from above) City State ZIP code 

County. TRS map ID number, and Tax lot number of site 1
1
Contact person TIiie 

80908CB00600,80908CB00700,80908CB01900 David Kroening President 

My firm expects to first claim standard property tax exemption in (up to three consecutive) year(s): _2_0_22 _____________ _ 

D Check here if your firm has or has had another exemption in this enterprise zone. 

!Kl Check here that your firm commits to renew this authorization application. Renew this application on or before April 1 every two calendar 
years, until 1he tax exemption on qualified property is claimed. 

!Kl Check here if requesting an extended abatement of one or two additional years of exemption. Extended abatement is subject to written 
agreement with local zone sponsor before this application Is approved and to additional state or local requirements. 

Zone manager use only (after written agreement but before authorizing firm): 

County average annual wage: $ ____ Year Total exemption period: 4 D or 5 D Consecutive years (check one) 

Business eligibility 

Ellglble activity-Check all activities that apply to proposed investment within the enterprise zone: 

!Kl Manufacturing D Fabrication D Bulk printing 

D Assembly D Processing D Software publishing 

D Shipping D Agricultural production D Energy generation 

D Storage D Back-office systems 

D Other-describe the activities that provide goods, products, or services to other businesses (or to other operations of your firm): 

!Kl Check here if your business firm does or will engage in ineligible activities within the enterprise zone (such as retail sales, health care, 
professional services, or construction). Describe below (or in an attachment) these activities and their physical separation from "eligible activities": 
Restaurants are separate spaces inside the buildings 

Special cases-Check all that apply: 

D Check here if a hotel, motel, or destination resort in an applicable enterprise zone. 

D Check here if a retaiVflnancial call center. Indicate expected percent of customers In local calling area: ______ %. 

D Check here if a "headquarters" facility. (Zone sponsor must find that operations are statewide-regional In scope and locally significant) 

D Check here if an electronic commerce Investment in an e-commerce enterprise zone. 

Employment In the enterprise zone (see worksheets on last page) 

Don't count FTEs, temporary, seasonal, construction, part-time Jobs (32 hours or less per week), or employees working at ineligible operations. 

Existing Employment-My business firm's average number of full-time employees Inside the zone over the past 12 months is ____ _ 

New Employees-• Hiring is expected to begin on (date or month and year): _1_1/_0_1_/2_0 _____ _ 

• Hiring is expected to be completed by (month and year): 

• Estimated total number of new employees to be hired with this investment is: 

Commitments-By checking all boxes below, you agree to the following commitments as required by law for authorization: 

I&) By April 1 of the first year of exemption on the proposed investment in qualified property, I will have increased existing employment within 
the zone by one new employee or by 10%, whichever is greater. 

181 My firm will maintain at least the above minimum level as an annual average employment during the exemption period. 

181 When the exemption claim is filed by April 1 following each calendar year of exemption, total employment In the zone will also not have 
shrunk by more than 85% at one time or by more than 50% twice in a row, compared to the highest such figure with any previous claim. 

~ My firm will comply with local additional requirements as contained in: (1) a written agreement for an extended abatement, (2) zone sponsor 
resolution(s) waiving required employment increase inside zone, or (3) an urban enterprise zone's adopted policy, if applicable. 

~ My firm will verify compliance with these commitments, as requested by the local zone sponsor, the county assessor or their 
representative, or as directed by state forms or administrative rules. 

~ My firm will enter into a first-source hiring agreement before hiring new eligible employees. (This mandatory agreement entails an obligation 
to consider referrals from local job training providers for eligible job openings within the zone during at least the exemption period.) 

150-303-029 (Rev. 10-0M 9) "Also for Rural Renewable Ene'llY Development Zan•. 
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Oregon employment outside the enterprise zone 

Check only those that apply: 

D Check here if yours or any commonly controlled firm will curtail operations in the state beyond 30 miles of the zone boundary and move 
them Into the zone. Indicate timing, location, number of any Job losses, and relationship to the proposed enterprise zone Investment: 

D Check here if you are transferring operations into the zone from site(s) In the state within 30 miles of zone boundary: 
My firm's average employment at the site(s) outside the enterprise zone boundary over the past 12 months is _______ jobs. 

D Check here, if applicable, that your firm commits to increase the combined employment at the site(s) (outside but within 30 miles of zone 
boundary) and in the zone to 110% of the existing combined level by April 1 and on average during the first year of exemption. 

Proposed Investment in qualified property 

Anticipated timing-Enter dates or months/years (non-binding) 

Site and building and structures Machinery and equipment 
Action Preparation Construction* Placed in service** Procurement*** Installation Placed In service** 

To commence 
11/01/20 01/25/21 08/31/21 11/01/20 04/15/21 08/31/21 or begin on 

Tobe 
02/28/21 05/31/21 03/31/21 07/31/21 completed on 

• Including new reconstruction, additions to, or modifications of existing bulfding{s) or structure{s) . 
.. This is in the calendar year directly before the very first year of exemption, so on page 1, please indicate the year following as the very first year expected 

for claim;ng this exemption. 
•••May precede application by up to three months (includes personal property). 

Special Issues: 

D Check here for building/structure acquired/leased for which construction, reconstruction, additions, or modifCcations began prior to this 
application (attach executed lease or closing documents, and don't take up occupancy until this application is approved). 

D Check here if anticipating using Construction In process tax exemption for qualified property that is still being constructed/installed and 
isn't yet placed in service and Is located on site as of January 1. If so, file Application for Construction-in-Process Enterprise Zone Exemption, 
150-310-021, by April 1 with the county assessor's office. 

Qualifying property: Estimates of cost and details about property are not binding, but in order for property to be exempted, its basic type and 
anv maior buildina/structure needs to be at least represented below. 

Number of Cflecklf any 
lype of property 

each/Item Estimated value 
Item will be 

leaeecl 

Building or structure to be newly constructed $ • 
Real property New addition to or modification of an existing building or structure 2 $ 2,677,958.00 • 

Heavy or affixed machinery and equipment $ 5,397,042.00 • 
Personal property $50,000 or more $ • 

ltem(s) costing: 
$1,000 or more (E-commerce zone or used exclusively for production of tangible goods) $ • I Total estimated value of Investment $ 8,075,000.00 

In addition, describe below (or in an attachment} the overall nature and potential extent of your investment, including preliminary building plans 
and lists of property items, as appropriate and recommended by zone manager or county assessor (may be kept confidentiaQ. 

Declaration 

I declare under penalties of false swearing [ORS 305.990(4)) that I have examined this document and attachments, and to the best of my 
knowledge, they are true, correct, and complete. If any information changes, I will notify the zone manager and the county assessor and submit 
appropriate written amendments. I understand that my business firm will receive the tax exemption for property in the enterprise zone, only if my 
firm satisfies statutory requirements (ORS Chapter 285C) and complies with all local, Oregon, and federal laws that are applicable to my business. 

X 
TrtlaQ 

President 

d by an owner, company executive, or authorized representative of the business flnn 
Date 

10/13/20; updated 2/9/21 
contractual authority) 

Local enterprise zone manager and county assessor must approve this application (with Enterprtse Zone Authorization Approval, Form 150-303-082) 

150-303-029 (Rev. 10-01-19) 
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Oregon Enterprise Zone Authorization Application Instructions 

For more information 
Visit www.oregon4biz.com. Search "Enterprise zones eligibility." 

Applicant 
This application fonn serves to authorize your business firm to receive 
a standard three-year exemption on qualified property that you will 
own or lease at the specified location in the enterprise zone or rural 
renewable energy development zone. The local zone manager and the 
county assessor's office authorize your firm (not the proposed property). 

Another authorization application is necessary for qualified property 
at a different location in the same or another zone. See "Additional 
property and future projects" below. 

Mandatory timing In being authorized: 

. • Complete and submit this form to the local zone manager before 
beginning physical project work (construction, installations, etc., 
including site preparation) or hiring new employees. 

• Work may proceed after submission and before approval. 
• No exemption is allowed on property for which work began prior to 

the effective date of the zone's designation or amendment to include 
site, or for any property already assessed in the county by that date. 

• After submitting this application but before being authorized, you 
and the zone manager will hold a pre-authorization conference, at 
which the assessor's office might participate, to formally address 
special issues or contingencies for qualification. 

• U seeking an extended abatement of four or five years in total, the 
written agreement with the zone sponsor may set additional reasonable 
requirements. In most zones, state law also requires for all of the busi
ness firm's employees, who are working in newly created jobs: (a) in the 
fourth and fifth year, their average wage (taxable income) is at least 100 
percent of the most recently available county average wage, and (b) in 
all four or five years, their average compensation (including benefits) 
equals or exceeds 130 percent or 150 percent of the county average wage 
from the time of authorization. 

First year claiming exemption from property taxes: 

• The first year of exemption is the year following the year in which 
the qualified property is "placed in service'' as anticipated on page 2, 
which means when the property is first used or occupied, or is physi• 
cally ready for use or occupancy, for specifically intended commercial 
purposes. 

• To claim the exemption, you must file with the county assessor after 
January 1, but on or before April 1, of that first year, using Form OR
EZ-EXCLM, Oregon Enterprise Zone Exemption Claim, 150-310-075, and 
attaching Form OR-EZ-PS, Oregon Enterprise Zone Property Schedule, 
150-310-076 for the property to be exempted. 

• Submit the exemption claim (without property schedule) after each 
year of exemption, in order to confirm ongoing compliance. 

Keeping authorization active: 

• This application needs to be renewed after two full years between 
January 1 and April 1, if your firm isn't ready to claim an exemption. 
Submit a letter with the zone manager and assessor stating your 
continuing interest and intent. 

• Failure to submit such a statement every two years (while the zone 
exists) classifies your authorization as "inactive." A fee is then re
quired in order to claim the exemption. 

• County wage for the extended abatement's average employee compen• 
sation standard, see (b) above, resets with renewal or inactive claim. 

Business eligibility 
A key function of authorization is to ascertain and assure a business 
firm's eligibility for exemption. 
1S0-303--029 (Rev. 10-01-19) 

• The program is primarily directed at for-profit organizations that 
provide goods or services to other business operations. 

• Ineligible operations include: tourism, retail food service, entertain
ment, childcare, financial services, property management, housing or 
construction, retail sales of goods or services, health care, or profes
sional services. 

• An eligible call center may receive customer requests and orders by 
various means, but at least 90 percent must originate from areas that 
would entail a long-distance charge if performed by telephone. 

• E-commerce investments receive special treatment in certain enter• 
prise zones and in the city of North Plains. 

• Central facilities for management, marketing, design, etc. For ex
ample, a "headquarters" facility is eligible if serving statewide or 
wider operations of a company. (Investment needs to conform to 
authorized description.) 

• More than 60 percent of the enterprise zones have elected to make 
hotels, motels, and destination resorts eligible. The choice may differ 
among a zone's sponsoring city/ county jurisdictions . 

Employment in the enterprise zone 
To be authorized, the eligible business firm must commit to satisfy 
job"Creation requirements: 

• The number of full-time jobs in the zone must rise and be maintained 
during the exemption at a minimum of 110 percent of the average 
level from the time of the authorization application. 

• Failure to reach this level precludes the exemption. 
• Failure to maintain this level represents "substantial curtailment," 

as would a big drop in total employment. 
• Your firm must enter into a first-source hiring agreement before 

hiring new employees. The local zone manager will direct you to 
the contact with the local Oregon Employment Department office. 

• Your firm and the zone sponsor are solely responsible for compliance/ 
verification of local additional requirements. 

• Also see "Special Issues Worksheet" on the last page. 

Employment outside the enterprise zone 
The business firm is disqualified if: 

• The transfer of operations into the enterprise zone results in Oregon 
job losses more than 30 miles from the zone boundary. 

• The movement of employees into zone from outside but within 30 
miles results in less than a 10 percent increase of the combined em
ployment level in the zone and from where they are transferred. 

Proposed investment in qualified property 
To assist eligible business firms in understanding the property tax 
benefit they may receive for investing in an enterprise zone, the autho
rization application asks for the best available information on the cost, 
extent, and timing of planned investments. It is critical for communica
tion among the firm, the local zone manager, and the county assessor. 

Pre-application activity at site: 

In general, any work on new property or to prepare land must begin 
only after this application is submitted. Exceptions include, but are 
not limited to: 

• A project started and abandoned at least six months earlier and still 
not assessed. 

• Demolition, hazard removal, or environmental cleanup. 
• Property acquired from another authorized business finn. 
• Purchase or lease from a third party of a newly constructed or newly 

improved building or structure. In this case, work may already be 
underway or completed, but approval of this application must in
clude a copy of the sale/lease agreement and must happen before 
use or occupancy of the building or structure. 
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Construction in Process: Property on-site as of January 1 may be exempt 
for up to two years before being placed in servke. Once authorized, file the 
Form OR-AP-CIPEZ,Application for Construction-in-Process Enterprise Zone 
Exemption, 150-310-021, with the county assessor on or before each April 
1, for any qualified property for which work is still underway on January 
1. (Not available for centrally assessed/utility or hotel/resort property) 

Property criteria: 

• All property needs to be new, meaning it wasn't used or occupied in 
the zone more than one calendar year before exemption is claimed. 

• Machinery and equipment also must be newly acquired or newly 
transferred from outside of the county (except for major retrofit or 
refurbishment of real property idle for 18 months). 

• Any or all property may be leased from any party, provided that your 
firm (the lessee) is obligated to pay the property taxes. 

• All real property-buildings, structures, and heavy /affixed machin
ery and equipment-listed on the exemption claim property schedule 
must cost $50,000 or more in total. 

• Personal property machinery and equipment is readily movable and 
qualifies subject to a per-item cost minimum. An integrated system 
consisting of various components may be treated as a single item for 
these purposes. 

• Land, vehicles, motorized/ self-propelled devices, rolling stock, non
inventory supplies, and idle or ineligibly used property don't qualify. 

• The inveshnent in property needs to be for the furtherance of income. 
For example, it may not be for personal use. 

• For a significant building or structure to be exempt, the authorization 
must include some indication of it. In addition, for example, if no 
machinery and equipment is indicated, then no such property quali
fies, so that the applicant is advised to account for every basic type 
of property that could possibly be part of the final, overall project. 

Additional property and future projects: 

• With an ongoing investment, subsequent property that isn't placed 
in service until the first or second year of exemption on the initial 
property may be exempted as well. 

• In other words, property schedules may be filed with up to three 
consecutive claims, pursuant to a single authorization. 

• Any major change of plans should be amended into the application, 
in writing to both the zone manager and the county assessor, before 
January 1 of the first year of an initial exemption, especially to account 
for any unrepresented building or type of basic property. 

Applicable property tax returns must still be filed annually 

Complete the following worksheets either before or during the pre-authorization consultation with the local zone manager 

Employment worksheet 
Use this worksheet to determine your business firm's annual average 
employment over the 12 months preceding the date on which you sub
mit the authorization application, and as required during the period of 
the enterprise zone exemption: 

1. Identify those employees or positions within the zone that are: (a) 
working a majority of their time in "eligible" activities or in sup
port of those activities; (b) paid on average for more than 32 hours 
per week; (c) not employed solely to construct property; (d) not 
seasonal; and (e} not temporary- not hired, leased, or contracted 
for less than one year or on an as-needed/ ad hoc basis. Don't use 
"full-time equivalents" (FfE). 

2. Determine the number of the above employees at the end of each 
pay period, calendar month, or quarter over the prior 12 months. 

3. Total the number of employees from each period and divide this sum 
by the number of periods. U not using months, include a suitable 
attachment in place of the following with your application: 

Special issues worksheet 
This worksheet is simply a checklist to guide you through certain issues 
that may need to be addressed as soon as possible. Check if the answer 
is "yes" or "maybe." 

D Will the requisite increase of enterprise zone employment be difficult 
to achieve, even with the new investment? Or could it be somewhat 
unapparent? In any case, work out verification options with local 
zone manager. Copies of unemployment insurance reports or other 
records should be kept on file to assure manager and assessor. 

0 U the number of jobs will likely not grow by 10 percent, do you 
want a local waiver by resolution(s) adopted by zone sponsor with 
authorization, which may impose additional conditions? Waiver 
allowed if the overall inveshnent costs $25 million or more, or with 
a 10 percent rise in productivity combined with dedicated expenses 
for workforce training. In a rural renewable energy development 
zone, a waiver is allowed for $5-million investments with no added 
conditions. (Waiver does not affect requirements related to any 
transfer of jobs into the zone.) 

D Would you like your enterprise zone employment to be com
bined with the jobs at any 100 percent commonly owned firm/ 
corporation(s)? If so, attach a statement with the name of the other 
company(s). Without such election, even subsidiaries of the same 
parent corporation in the zone are treated as distinct business firms. 

150-303-029 (Rav. 10-<IM 9) 

(1) + (2) + (3) + (4) + 

(5) + (6) + (7) + (8) + 

(9) + (10)+ (11) + (12)= 

+ 12 = • Average annual existing jobs 

4. lf your average annual existing jobs• (from number 3, above) is: 

a) Five or more, multiply by 1.1, as follows: 

•----- >< 1.1 = _____ ,or 

b) Less than five, add one, as follows: 

.. _____ + 1 = -----

5. Round the total from 4a or 4b to the nearest whole number (for 
example, 25.49 becomes 25 and 25.50 becomes 26). Your rounded 
figure is the level of employment required by April 1 of the first 
year of exemption. 

For purposes of compliance, repeat steps 1-3 and 5 above for each 
calendar year that qualified property is exempt. 

0 Are you interested in publicly owned and otherwise available real 
estate that might exist in the zone, and that an authorized business 
finn generally has a right to buy or lease if promptly developed for 
authorized use? 

D Would you like to know about local incentives that some local spon
soring governments offer to authorized businesses as part of the 
enterprise zone package, such as fee waiver, regulatory expedition, 
and so forth? 

D Will a qualified building be partially occupied by another business/ 
tenant or used for ineligible operations? In such cases, work with the 
local zone manager to determine the units or proportion of space 
for the assessor to exempt. 

D ls inveshnent pending the site's inclusion in the zone? This applica
tion may be approved under such conditions, but make arrange
ments with the local zone manager to ensure that any construction 
or installation work doesn't begin until on or after the effective date 
of the boundary change. (Same applies to designa tion of a new 
enterprise zone.) 

D ls the enterprise zone terminated? This normally precludes autho
rization or qualification, but an already authorized/qualified firm 
can "grandfather" and may be authorized up to 10 years after the 
termination of the zone. 



Buoy Beer (River Barrel Brewing Inc.) - Standard Enterprise Zone Exemption Estimates

Year

Total 
Assessed 

Value Tax Rate Total Taxes
2020 4,808,600 19.4253 93,408

Year

Est. 
Remaining 
Assessed 

Value
Est. Tax 

Rate
Est. Taxes 
Remaining

Cumulative 
Taxes 

Remaining
2022 5,453,207 19.4253 105,930 105,930
2023 5,463,588 19.4253 106,132 212,062
2024 5,402,334 19.4253 104,942 317,004
2025 5,319,762 19.4253 103,338 420,342
2026 5,243,464 19.4253 101,856 522,198

Year

Est. Exempt 
Assessed 

Value
Year  of 

Exemption
Est. Tax 

Rate
Est. Exempt 

Taxes
Cumulative 

Exempt Taxes
2022 8,075,000 1 19.4253 156,859 156,859
2023 7,820,482 2 19.4253 151,915 308,775
2024 7,565,965 3 19.4253 146,971 455,746
2025 7,311,447 4 19.4253 142,027 597,773
2026 7,056,930 5 19.4253 137,083 734,856

Year

Est. 
Assessed 

Value
Est. Tax 

Rate

Est. 
Collectable 

Taxes
2027 11,975,481 19.4253 232,627

All Property Taxable After the Exemption Ends

Combined New Buildings and Machinery/Equipment

Structures, Machinery & Equipment and Land Taxable During Exemption

Assessed Value & Taxes for Most Recent Certified Tax Roll, 2020/2021
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2022/23 2022/23-2026/27
Tax Rate $19.4119 Tax Rate $19.4253

Annual Tax Cumulative Tax
$105,930.12 $522,197.81

City of Astoria $41,155.35 $202,881.13
4-H/Extension $269.38 $1,327.99
Clatsop County $8,808.01 $43,420.38
Clatsop County Local Option $272.66 $1,344.12
Port of Astoria $633.11 $3,121.04
Clatsop Care Center $888.33 $4,379.14
Clatsop Care Center Local Option $1,254.23 $6,182.94
Clatsop College $4,745.92 $23,395.71
NW ESD $774.90 $3,819.98
Astoria School District 1 $39,583.73 $195,133.64
Sunset Transportation $816.34 $4,024.29
Astor East Urban Renewal $2,002.41 $9,871.20
Astor West Urban Renewal $4,725.75 $23,296.25

$105,930.12 $522,197.81

2022/23 2022/23-2026/27
Tax Rate $19.4253 Tax Rate $19.4253

Annual Tax Cumulative Tax
$156,859.32 $734,855.68

City of Astoria $60,942.03 $285,501.68
4-H/Extension $398.91 $1,868.79
Clatsop County $13,042.74 $61,102.73
Clatsop County Local Option $403.75 $1,891.49
Port of Astoria $937.51 $4,392.04
Clatsop Care Center $1,315.42 $6,162.48
Clatsop Care Center Local Option $1,857.25 $8,700.86
Clatsop College $7,027.67 $32,923.30
NW ESD $1,147.46 $5,375.62
Astoria School District 1 $58,614.81 $274,599.13
Sunset Transportation $1,208.83 $5,663.12
Astor East Urban Renewal $2,965.14 $13,891.11
Astor West Urban Renewal $6,997.80 $32,783.33

$156,859.32 $734,855.68

Combined New Buildings and Machinery/Equipment Exempt, Standard Enterprise Zone

Buoy Beer Land, Structures, Machinery & Equipment Taxable during Exemption
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ASSIGNMENT OF LEASE AGREEMENT 

DATE: 

BETWEEN: 

(“Assignor”) 

AND: 

March 11, 2021

Stopwater, LLC 
100 16th St. 
Astoria, OR  97103 

Saddle Mountain, Inc. 
5622 1st Avenue South 
Seattle, Washington 98108 

(“Assignee”) 

Assignor, Stopwater, LLC, and the Port of Astoria (“Lessor”) are parties to a Lease dated 
September 30, 2010 and extended September 30, 2020 (the “Lease”), a copy of which is attached 
to this Assignment of Lease Agreement (“this Agreement”) as Exhibit A, pertaining to certain 
premises (the “Premises”) at 1250 Flightline Drive, Warrenton, Oregon as more particularly 
described in the Lease.  

Assignor desires to assign its rights under the Lease to Assignee, Saddle Mountain, Inc, 
and Assignee desires to assume Assignor’s rights and obligations under the Lease. 

For good and valuable consideration, the receipt and sufficiency of which is hereby 
acknowledged by the Assignor, Assignor and Assignee agree as follows: 

Section 1. Assignment and Assumption 

1.1 Assignment. Assignor hereby assigns to Assignee all rights, title, and interests 
under the Lease, effective on April 1, 2021 (the “Effective Date”). 

1.2 Assumption. Assignee hereby accepts the assignment and assumes and agrees 
to perform all obligations of the Assignor under the Lease and in strict accordance with the terms 
of the Lease, from and after the Effective Date.  

Section 2. Status of Lease 

Assignor represents and warrants that the Lease is in full force and effect in accordance 
with its terms, that the Lease has not been amended or modified except as stated in this 
Assignment, that Assignor is not in default of the Lease, and that Assignor will maintain the Lease 
in full force and effect to allow Assignee the full enjoyment of the Premises as provided for under 
this Agreement.  The lease terminates September 30, 2030 with the option to renew for 
an additional ten-year term.  The rent is currently $ 4,017.97.  In addition, there are triple net 
charges for insurance and taxes.  The rent increases annually by a percentage equal to the 
Consumer Price Index.  Rent should be paid to the Port of Astoria.   

Section 3. Lessor’s Consent; 
The effectiveness of this Assignment is conditioned on the Lessor first executing 

the consent provision on the last page of this Agreement. The parties acknowledge that Lessor’s 
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consent to this Agreement will not be construed as a waiver of Lessor's right to withhold consent 
to any subsequent assignment, sublease, or other transfer of the Lease. 

Section 4. Miscellaneous 

5.1 Effect of Assignment. This Assignment does not amend the Lease or any other 
agreement between Assignor and Assignee. The Lease is unmodified and is in full force and 
effect. 

5.2 Attorney Fees. If a suit, action, arbitration, or other proceeding of any nature 
whatsoever, including without limitation any proceeding under the U.S. Bankruptcy Code, is 
instituted or if the services of a lawyer are retained to interpret or enforce any provision of this 
Agreement or with respect to any dispute relating to this Agreement, the prevailing party will be 
entitled to recover from the losing party its attorney fees, paralegal fees, accountant fees, and 
other expert fees, as well as other fees, costs, and expenses actually incurred and reasonably 
necessary in connection therewith. In the event of suit, action, arbitration, or other proceeding, 
the amount of fees will be determined by the judge or arbitrator, will include fees and expenses 
incurred on any appeal or review, and will be in addition to all other amounts provided by law. 

5.3 Further Instruments. Each party agrees to execute such further instruments as 
may be reasonably required to consummate the transactions contemplated by this Assignment, 
as long as the terms thereof are fully consistent with the terms of this Assignment. 

IN WITNESS WHEREOF, the parties have executed this Assignment as of the date first 
set forth above. 

Lessor's Consent 

Assignor: 

Assignee:,,-,---~.t------
~DDLE MOUNTAIN, INC 

By: 
Its: 

Lessor hereby consents to the assignment of the Lease in accordance with, and subject 
to, the terms, conditions, and covenants of the foregoing Assignment, and specifically including 
the agreement by Assignee to increase rent to market rates effective November 1, 2019. Consent 
by Lessor to this transfer is not consent to other, future transfers or a waiver of the assignment 
restriction provision in the Lease. 

Lessor: 
PORT OF ASTORIA 
By: 
Its: 
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V 

~ 
Port of Astoria 

422 Gateway Ave., Astoria, OR 97103 

COMMERCIAL LEASE AGREEMENT ("LEASE") 

Date: 

Between: 

September 30, 2010 

Port of Astoria 

And: 

-t22 Gateway A,·enue, Suite 100 
Astoria, Oregon 97103 

St0pwater LLC. (Bar Pilots) 
100 16th Street 
Astoria, Oregon 97103 

RECITALS 

("Port") 

("Tenant") 

A. Port and Tenant are currently parties to a month-to-month lease arrangement \vitb respect to tl1e 
Premises (hereinafter defined). 

B. Port and Tenant desice to enter into a new, long term lease agreement with a fair market rent 
amount, pursWlnt the tenns of this Lease, which shall entirely terminate and supersede the 
existing month-to-month lease arrangement. 

C. Tenant requires and will perform certain capital improvements to the Premises (described in 
Section 6.5) to allow for its continued operations. 

D. In consideration of Tenant's capital improvement work and for the economic benefic of Tenant 
and Port, Tenant '"'ill be eligible for a base rent credit, as described in Section 3.1. 

Port leases to Tenant and Tenant leases from Port the following described property and all impro\'emems 
located thereon (the "Premises'') on the terms and conditions stated below: 

Section 1. Premises Description. 

Approximately 2,340 square feet of space comprismg the first floor of a building located at 1250 SE Flightline 
Drive, located at the Astoria Regional Airport, Warrenton, Oregon and approximately 4,020 square feet of 
hangar space located adjacent and contiguous to said building as depicted in Exhibit A attached hereto and 
incorporated herein. 

Section 2. O ccupancy 

2.1 Original Term. The te.rm of th.is Lease shall commence on September 30, 2010, and 
continue through September 30, 2020, and may be extended, and unless sooner terminated as hereinafter 
provided ("Term''). 

2.2 Possession. Tenant's right to possession and obligations under the ~sc shall commence 
on the Commencement Date. 

2.3 Renewal Option. If Tenant is not in default under this Lease at both the wne any of the 
foregoing renewal opt.ions are exercised and at the cime the preceding term of this Lease expires, Tenant shall 
have the option to continue this Lease for two (2) consccuciYe ten (10) -year renewal terms as follows: 

(1) TI1e renewal terms shall commence on the day following e.'-piracion of the preceding term. 

, .. ) . 
l. • 
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(2) The renewal options may be exercised by written notice co Port gi,en not less chan 120 days 
prior co the last day of the preceding term. The giving of such notice shall be sufficient to make the Lease 
binding for the renewal tenn ,\,ichout further act of the paroes. Port and Tenant shall then be bound to take 
the steps required in connection \,ith the determination of rent as specified bdow. Not"\\i.thstanding the 
foregoing, jf Tenant is in default under the Lease alt the end of the expiring term, any e.,ercised renewal 
option will be invalid and the Lease shall terminate. 

(3) The terms and conditions o f the Lease for the renewal terms shall be identical with the original 
Tenn e.,cept that: 

a) The exercised renew?J options ,vill bave expired. 

b) Pon shall have an appraisal of the P.remises conducted prior to the commencement of 
each renewal term and annual base rent for such rene'-'\-al term shall equal ten percent of such appraised nJue, 
payable in equal monthJy instaUments; pro\·ided, however, annual base rent shall ncYer decrease from the 
annual base rent paid in the preceding year. _-\.ddicionally, base rent shall continue ro escalate as prO\i.ded in 
Section 3.4. 

Section 3. Rent 

3.1 Base Rent. During the original term, Tenant shall pay to Port as base rent the sum of 
$3500.00 per month. In consideration of Tenant completing the impro\·cmeots described in Section 6.5, 
Tenant shall receive a base rent credit in the amount of $2700.00 per month for the iniual one-hundred and 
three (103) months of the Tenn. This base rent credit amount is based on the assumption chat such 
improvements will ha,·e a total cost of $233,000.00, amortized m·er one-hundred and three (103) rnontJ1s at 
5% per annum. The tenant shall be .responsible for any expenditure in excess of the agreed upon total cost of 
the impro,ements. Rent shall be payable on the first day of each month in adnnce at such place as may be 
designated by the Port. Base rent shall be adjusted annually in accordance ._,i1h Section 3.4 and at the 
commencement of the renewal term in accordance \\ith Section 2.3. 

3.2 Additional Rent. .-ill taxes (mcluding property ta."es), insurance costs, ucility charges that 
Tenant is required to pay under this Lease, and any other sum that Tenant is required to pay to Port or third 
parries pursuant to this Lease shall be additional rem. _\JJ additional rem shall be paid when and in the 
manner specified in this Lease. Proof of payment shall be submitted co the Pon within five (5) days of the 
date such additional rent is due. 

3.3 Late Charges. Tenant acknowledges that late payment o f any rent or ocher payment 
required by tJ1is Lease from Tenant co Port or any third party will result in costs to Port, the extent of which 
is extremely difficult and economically impractical to ascertain. Tenant therefore agrees that if Tenant fails to 
make any rent or other payment requi.red by this Lease to be paid to Port within ten (10) days of the dare it is 
due, Port may elect to impose a late charge of five percent (5%) of the overdue pa)ment, to reimburse Port 
for such adminiscraci,·e coses. Port may charge and collect a late charge in addition to all other remedies 
a\•ailable for Tenant's default, and collection of a late charge shall not be in lieu of nor shall it waive the 
breach caused by the late payment. 

3.4 Escalatio n. TI1e base rent pro,·ided in Section 3.1 shall be increased in the month of 
August, 2011 and e,·ery August thereafter as long as the Lease remains in effect, b>· a percentage equal to the 
Percent Annual Increase in the Consumer Price Inde." published by the United Scates Bureau of Labor 
Statistics of the United States Deparunent o f Labor (the "CPI''). Comparisons shall be made using the index 
enticled U.S. City AYerage-All Items for All Urban Consumers (1982-84= 100), or the nearest comparable 
data on changes in the cost of living if such inde."' is no longer published The increase shall be determined by 
using the CPI most recent!r published before the applicable adjusnnent dace as the ending date. In no eYent, 
however, shall base rent be reduced below that of the prior rear. 

3.5 ln terest on Rent and Other Cbarg,es. Any rent or other payment required of Tenant by 
t!us Lease shal~ if not paid with.in ten (10) days after it js due, bear interest at the rate of nine percent (9%) 
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per annum (but not in any e,ent at a rate greater th::in the maximum rate of interest permitted by law) from 
the due date until paid. 

Section 4. use of the Premises 

4.1 Permitted Use. The Premises shall be used for office space. aircraft storage and 
maintenance, and the functions of the Bar Pilots air operations, and for no other purpose \\ithout the consent 
of Landlord, which consent shall not be '1.ithheld unreasonably. If this use is prohibited by law or 
governmental regulation, or if a higher and better use reqwred by the zoning of the Premises is developed, as 
discussed in Section 24 of this Lease shall terminate on 180 days notice to Tenant. 

4.2 Res trictions on Use. In connection ,\ith the use of the Premises, Tenant shall: 

(1) Conform to all applicable laws and regulations of any public authority affecting the Premises and 
the use, and \\~th any and all permits, orders, and regulatory appro,·als issued by anr regulatory agency and 
applicable to the Premises. 

(2) Maim:un the Premises in a clean and orderly state. 

(3) Refrain from any activity chat would make it impossible to insure the Premises against casualty, 
would increase the insurance rate, or would pre\·ent Port from taking advantage of any ruling of the Oregon 
Insurance Rating Bureau, or its successor, allowing Port to obtain reduced premium rates for long-term fire 
insurance policies, unJess Tenant pars the additional cost of the insurance .. 

(4) Refrain from anr use that would be either reasonably offensive to other ten:mts or owners or 
users of neighboring premises or that would tend to create a nuisance or damage the reputation of the 
Premises. 

(5) Refrain from loading the electncal system beyond the point cons.ide.red safe by a competent 
engineer or architect selected by Port. 

(6) Refrain from making any marks on or attaching any sign. insignia, antenna, aerial, or other device 
to the e:nerio.r or interior walls, \vindows, or roof of the Premises ·without the written consent of Port. 

Section 5. Common Areas 

5.1 Tenant's Use. Tenant, its customers, agents and invitees shall haYe the non-exclusiYe right 
to use areas designated by the Port as common areas. "Common Areas" means any parking areas, roadways, 
sidewalks, landscaped areas, security areas and aoy orber areas owned by Porr where such areas have been 
designated or may be designated in the future br Port as areas to be used by the general public or in common 
by tenants. 

5.2 Port's Rights. \Vicl1 respect to the Common .-\reas, the Port reserves the follov.,ing rights; 

(1) To estabLish reasonable rules and regulations for the use of the Common .-\reas; 

(2) To close all or any portion of the Common Areas to make repairs or changes: 

(3) To construct, alter, or remove buildings or other improYements in the Common Areas and to 

change the layout of such common areas, including the right to add to or subtract from their shape and size 
or to eliminate such Common Areas; and 

(4) To exercise any of Port's go'l"emmental powers o,·er the common areas. 

Section 6. 

6.1 

Repairs, Maintenance and Improvements 

Port's Obligations. The follo,\ing shall be the responsibility of Port: 

(1) Repairs and maintenance of the roof and gutters, exterior walls (including painting), bearing 
walls, floors, structural members, floor slabs, and foundation. 
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(2) Repair of sidewalks, driveways, curbs, parking areas, and areas used in common by Tenant and 
Port or tenants of other portions of the same building. 

(3) Rep:ur and maintenance of ex-terior water, sewage, gas, and electrical sen·ices up to the point of 
entry co the leased Premises. 

6.2 Tenant's Obligations. The follo"~ng shall be the responsibility of Tenant 

(1) Repair of interior walls, ceilings, doors, \J.mdows, and related hardware, light fixrures, switches. 
heating and air conditioning, and ,..,,-iring and plumbing from the point of entry to the Premises. 

(2) Any repairs necessitated by the negligence of Tenant, its agents, emplorees, and invitees. 

(3) Any repairs or alterations required under Tenant's obligation co comply mth laws and 
regulations. 

( 4) _-\11 other repairs co the Premises which Pon is not required to make under Section 6.1. 

(5) Tenant shall correct at Tenant's O\m expense any failure of compliance created through Tenant's 
fault or by reason of Tenant's use, but Tenant shall not be required co make any strucrural changes to effect 
such compliance unless such changes are required because of Tenant's specific use. 

6.3 P ort's Interference with T enant. In performing any repairs, replacements, alterations, or 
other work performed on or around the Premises, Port shall not cause unreasonable interference with use of 
the Premises by Tenant Tenant shall have no right co an abatement of rent nor any claim agmnst Pon for 
an)- inconvenience or disturbance resulting from Pon's activities performed in conformance with the 
reguirement of this provision. 

6.4 Inspection of Premises. Port shall ha~·e the eight to inspect the Premises at any reasonable 
time or times to determine the necessity of repair. W'hether or nor such inspection is made. the duty of Pon 
to make repairs shall not mature until a reasonable time after Port has received from Tenant written notice of 
the rep:urs that are required. 

6.5 Capital Improvements. Tenant agrees to perform or have its agents perform, at Tenant's 
sole expense (including, but not limited to tbe cost of any pennits and approvals), the capital i.mpro,·ements 
or remodeling work in conformance with the plans rutted ~lay 25, 2010 by J. Ten Eyck of Current Designs 
("Plans") and such i.mpro,·ements shall be completed by December 31, 2010. In consideration, Pon agrees to 
grant Tenant the base rent credit described in Section 3.1. Pore shall ha,e the right to renew and approve 
any changes to the Plans in its sole discretion. Pore shall also have the right to inspect and approve the 
completed improvements and require that any .reasonable corrective measures be performed by Tenant or 1ts 
agents. Such impro,·emenc work shall proceed only upon Port's approval of the public liability and property 
damage insurance carried by Tenant's contractor. All such improvement work shall be done in conformity 
with a valid building permit and other pennies when required, a copy of which shall be furnished to Pon 
before such work is commenced, and in any case, all such work shall be performed in accordance with all 
applicable go,emmental regulations and all applicable safety regulations established by Port. 
Notwithstanding any failure br Port to object to any such work, Port shall haYe no responsibiliry for Tenant's 
failure to comply with all applicable governmental regulations. 

Section 7. Alterations 

7.1 Consent. Except in accordance v,,jth Section 6.5, Tenant shall make no improYements or 
alterations on the Premises of any kind ""itbout first obtaining P on's wrinen consent. ~~ alterations shall be 
made in a good and workmanlike manner, and in compliance \,1th applicable laws and building codes. As 
used herein, "alterations" includes, but is not limited to, the installation of computer and tdecommunications 
"'--icing, cables, and conduit. 

7.2 Ownership and Removal of Alterations. All improvements and alterations performed on 
the Premises by either P ort or Tenant shall be the property of Port when installed. improvements and 
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alterations installed br Tenant shall at Port's option, be removed by Tenant and the Premises restored to its 
original or bener condition on expiration or any earlier termination of chis Lease. 

Section 8. Insurance 

8.1 Insuran ce Required. Temme shall !bear the expense of any insurance insuring the properry 
of Tenant on the Premises. Tenant shall obtain and maintain throughout the term worker's compensation 
insurance coverage as required by law during the Term. 

8.2 Liability lnsurance. Pcior the Commencement Date, Tenant shall procure and thereafter 
during the Tenn shall continue co carry, at Tenant's cost, comprd1ensi,·e general liability insurance with a 
company licensed to do business in Oregon \\irh limits of not less than S1,000,000 for injury to one person, 
s2,ooo,ooo for injury to (WO or more persons in one occurrence, and $2.000,000 for damage to property. 
Such insurance shall cm·er all risks arising directly or indirectly out of T enant's actiYities on or :iny condicion 
of the Premises. Such insurance shall protect Ten ant against ilie claims of Pon on account of the obligations 
assumed by Tenant under Seccion 11 .2, and shall name Port as an additional insured. Cer tificates evidencing 
such insurance and bearing endorsements requiring 10 days' written notice to Port prior co any change or 
cancellation shall be furnished to Port prior tor.be Commencement Date. 

8.3 Waiver of Subrogation. ::\'either party shall be liable to the other (or co the other's 
successors or assigns) for any loss or damage caused by fire or any of the risks enumerated in a standard fire 
insurance policy with an extended coverage endorsement, and in the event of insured loss, n6tl1er party's 
insurance company shaD have a subrogated claim against the other. This wai,er shall be valid only if the 
insurance policy in question expressly pennies wai,er of subrogacion or if the insurance company agrees in 
writing that such a wafrer will not affect coverage und!er the policies. Each p~· agrees to use best efforts to 
obtain such an agreement from its insurer if the policy does not expressly permit a ,niver of subrogacion. 

Section 9. Taxes; Utilities 

9.1 Property Taxes and Assessments. Tenant shall pay as due all taxes on its personal 
p roperty located on the Premises and all real property taxes assessed against the Premises. Tenant shall pay 
as due all real property taxes and special assessments levied against the Premises before the same become past 
due. As a public entity, Port does not pay property taxes, but Tenant ,vill be assessed directly by the County 
for its demised Premises. :\s used herein, "real property taxes" includes any fee or charge relating to ilie 
ownership, use, or rental of the Premises, ocher than taxes on the net income of Port or Subtenant. Subtenant 
\\,ill pro,-ide Port ,dth proof of payment of real property caxes before the same become past due. 

9.2 Payment of Utilities Charges. Tenant shall pay when due all ch:irges for services and 
ucilities incurred in connection with the use, occupancy, operation, and maintenance of the Prerruses, 
induding (but not limited to) charges for fuel, ,Yater, gas, elccuiciry, sewage disposal, power. refrigeracion, air 
conditioning, telephone, and janitorial sen;ces. If any ucilic:y semces are provided by or through Pon, 
charges to Tenant shall be comparable 'with prevailing rates for comparable sernces. If the charges are not 
separatdy metered or stated, Port shall apportion the charges on an equitable basis, and Tenant shall pay its 
apportioned share on demand. 

Section 10. Damage and Destruction 

10.1 Partial Damage. If tl1e Premises are partly damaged and Section 10.2 does not apply, the 
Premises shall be repaired by P ort at Port's expense. Repairs shall be accomplished ,,~th all reasonable 
dispatch subject to intem.iptions and delays from labor disputes and matters beyond the control of Pon. 

10.2 Destruction. If the Premises are destroyed or damaged such that d1e cost of repair exceeds 
50% of the value of the structure before the damage, either party may elect to terminate the Lease as of the 
date of the damage or destruction by nouce given to the 0th.et in writing not more than 45 days following the 
dace of damage. In such event all rights and obligations of the parties shall cease :.s of the date of 

43046-365,fl 197862_3.doc\DRF/7/30/2010 



-- 30 --

termination, and Tenant shall be entitled to the .reimbursement of any prepaid amounts paid by Tenant and 
attributable to the anticipated term. If neither party elects to terminate,. Port shall proceed to restore the 
Premises to substantially the same form as prior to the damage or destruction. \"X1ork shill be commenced as 
soon as reasonably possible and thereafter shall proceed without interruption except for work stoppages on 
account oflabor disputes and matters berond Port's reasonable control. 

10.3 Ren t Abatement. Rent shall be ab-ated during the repair of any damage to the extent the 
Premises are unrenamable, except that there shill be no rent abatement where the damage occurred as the 
result of tbe negligence or willful misconduct of Tenant 

Section 11. 

11.1 

Liability and Indemnity 

Liens. 

(1) Except with respect to activities for which Port is responsible. Tenant shall pay as due all claims 
for work done oo and for semces rendered or material furnished to the P.remises, aod shall keep the 
Premises iree from any liens. If Tenant fails to pay anr such chums or to discharge any lien, Port may do so 
and collect the cost as additional .rem. .Any amount so added shall bear interest at the rare of nine percent 
(9°10) per annum from rhe date expended by Port and shall be payable on demand. Such action by Port shall 
not constitute a waiver of any right or remedy which Por t may have on account of Tenant's default. 

(2) Tenant may withhold pa)menc of any claim i.n conneccion with a good-faith dispute over the 
obligation to pay, as Jong as Tenant bonds around the lien as pro,..ided under Oregon law. If a lien is filed as 
a result of nonpayment, Tenant shall, \,ithin ten (10) days after knowledge of the filing, secure tl1e discharge 
of the lien o r file with the County Recorder cash o r sufficient corporate surety bond or other surety to bond 
around the lien as pro,,ded under Oregon law. 

11.2 Indemnification . Tenant shall indemnify, hold harmless, and defend Port from any claim, 
loss, or liability (collecciYely the ''Liabilities'') arising out of or related to any activiry of Tenant on the 
Preouses or any condition of the Premises in the possession or under the control of Tenant. Port shall have 
no liability to Tenant for any injury. loss, or damage caused by third parties, or by any condition of the 
Premises. 

Sec tion 12. Quiet Enjoyment; As Is 

12.1 Port' s Warranty. Port warranrs that it is the owner of the Premises and has the right to 
lease the Premises to Tenant. Tenant takes the P re.mises "AS IS", wirh all faults, subject to the provisions of 
Section 17. 

12.2 E s toppel Certifica te. Either parry \,.,ill, within twenty (20) days after notice from the other, 
execute and deliver to the other party a certificate stating \Vhether or not this Lease has been modified and is 
in full force and effect and specifying any modifications or alleged breaches by the other party. The 
certificate shall also state the amount of monthly base rent, the dates ro which rent has been paid in advance, 
and the amount of any security deposit or prepaid rem. Failure to deliver the certificate within the specified 
time shaJI be conclusi,·e upon the party from whom the ceroEcare was requested that the Lease is in full force 
and effect and has not been modified except as represented in rhe notice requesting the certificate. 

Section 13. Assignment and Subletting 

No pan of the Premises may be assigned, mortgaged, or suble-ased, nor may a right of use of any 
portion of the Premises be conferred on any third person by anr other means, without the pnor written 
consent of Port. This px:ovision shall apply to all transfers by operation oflaw. If Tenant is a corporation or 
partnership, this pro,-ision shall apply to any transfer of a majority ,·ocing interes t in stock or partnership 
interest of Tenant. No consent in one instance shall prevent the provision from applying to a subsequent 
insrance. Port may witl1hold or condition such consent in its sole and arbitrary discretion. In determining 
whether to consent co assignment Pon may consider d1e follo\i;,ing factors: financial ability of assignee; 
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business experience of assignee; and the en,ironmental impacc of assignee's business. 

Section 14. Default 

l11e following shall be e\·ents of defouk 

14.1 Default in Rent. Failure of Tenant to pay any rent or additional rem, when due, or other 
charge within ten {10) days after written notice that it is due. 

14.2 Default in Othe r Covenants. Failure of Tenant to comply with any term or condition or 
fulfill an~ obligation of the Lease (other than the payment of .rent or other charges) within twenty (20) days 
after written nocice by Pore specifying the narure of the default with reasonable particula.cicy. If the default is 
of such a nature that it cannot be completely remedied within the 20-day period, this provision shall be 
complied ,,ith if Tenant begins correction of the default with.in the 20-day period and thereafter proceeds 
with reasonable diligence and in good faith to effect the remedy as soon as practicable. 

14.3 Inso lvency. Insolvency of Tenant; an assignment by Tenant for the benefit of creditors; the 
filing by Tenant of a voluntary petition in bankruptcy; an adjudication chat Tenant is bankrupt or the 
appointment of a receiver of the properties of Tenant; the filing of any im~olunrary petition of bankruptcy 
and failure of Ten ant to secure a dismissal of the petition within thirty (30) days after filing; attachment of or 
the levying of execution on the leasehold interest and failure of Tenant to secure discharge of the attachment 
or release of the le')· of execution within ten (10) days shall conscirute a default. If Tenant consists of two or 
more individuals or business entities. the C\·ents of default specified in this Section shall apply to each 
indi,·idual unless ,,ithin ten (10) days after an e,·ent of default occurs, the remaming indi,-iduals produce 
eYidence satisfactory to Port that ther ha,·e uncooclicionally acquired the interest of the one causing the 
defaulL If the Lease has been assigned, the events of default so specified shall apply only ,,-ith respect to the 
one then c.xercising the rights of Tenant under the Lease. 

14.4 Abandonmen t. Failure of Tenant for twenty (20) days or more co occupr the Premises for 
one or more of the purposes permitted under this Lease, unless such failure is excused under other provisions 
of tlus Lease. 

Section 15. Remedies on Default 

15.1 Terminatio n. In the e\'enr of a default the Lease may be terminated at the option of Port 
by written notice to Tenant. \Xlhether or not the Lease is terminated by che election of Port or otherwise, 
Port shall be entitled to recover damages from Temme for the default, and Port mar reenter, cake possession 
of the Premises. and remo,·e any persons or property by legal action or by sdf-help with the use of reasonable 
force and '\\>1thout liability for damages and without ha,-ing accepted a surrender. 

15.2 Reletting. Following reentry or abandonment, Port may reler the Premises and in that 
connection may make any suitable alterations or refurbish the Premises, or both, or change the character or 
use of the Premises, bur Port shall not be required to relet for any use or purpose ·which Pon may reasonably 
consider injurious to the Premises, or to any tenant that Port may reasonably consider objectionable. Port 
mar relet all or part of the Premises, alone or in conjunction with other properties. for a term longer or 
shorter than the tenn of this Lease, upon any reasonable cenns and condicions, including the granting of 
some rem-free occupancy or other rent concession. 

15.3 Damages. In the event of 1erm.inarioo or retaking of possession following default, Port 
shall be entitled to recover immediately, without waiting until the due dace of any future rem or until the date 
fixed for expiration of the Term., the following an1ounts as damages: 

(1) l11e loss of rent from the dare of default until a new tenant is, or witl1 the exercise of reasonable 
efforts could ha,·e been, secured a.nd paying out. 

(2) The reasonable costs of reentry and releccing including ~"i.thout limitation the cost of any 
cleanup, refurbishing, removal of Tenant's property and fixtures, or any other e..--.-pense occasioned by 
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Tenant's default including but not limited to, any remodeling or repair costs, attomer fees, court coses, broker 
commissions, and advertising costs. 

(3) Any excess of the nlue of the rent and all of Tenant's other obligations under this Lease over 
the reasonable e.'\-pected return from the Premises for the period commencing on the earlier of the date of 
lrull or the date the Premises are reler, and continuing through the end of the tenn. The present "alue o f 
future amounts will be computed using a discount rate equal to the prime loan rate of major Oregon banks in 
effect on the dare of trial or the date the Premises are relet. 

15.4 llig ht to Sue M ore than Once . Port may sue periodically to reco,er damages during the 
period corresponding to the remainder of the Tenn, and no action for damages shall bar a later action for 
damages subsequently accruing. 

15.5 P ort' s llight to Cure Defaults. If Tenant fails to perform any obligation under this Lease, 
Port shall ha,e the option to do so after 30 days' written notice to Tenant; provided, howeYer, in an 
emergency creating an immediate risk of personal injury or property damage, no such notice shall be required 
.All of Port's e.'l)enditures co correct the default shall be reimbursed by Tenant on demand with interest at the 
rate of 9% per annum from the date of expendirure b~· Port. Such action by Port shall not waive any ocher 
remedies available to Port bec:mse of the default. 

15.6 Remedies Cumulative. The foregoing remedies shall be in addition to and shall not 
exclude any other remedy aYailable co Port under applicable law. 

Sec tion 16. Surrender at E:,,,.l)iration 

16.1 Condition of Premises. Cpon e,:piration or earlier termination of the Term, Tenant shall 
delive.r all keys to Port and surrender the Premises in first-class condition and broom clean, except for 
ordinary wear and tear. Alterations constructed by Tenant ,vith permission from Port shall not be remo,·ed 
or restored to the original condition unless the terms of pennission for the alteration so require. 

16.2 Fixtures 
(1) All fixrures placed upon the Premises during the term, otber than Tenant's trade 6,:tures, shall, at 

Port's option, become tbe property of Port. If Pon so elects, Tenant shall remove any and all equipment, 
fixrures, fumirure. and trade finures that would otherwise remain the property of Pon, and shall repair any 
physical damage resulting from the remo,al. If Tenant fails to remo,e sucl1 frmires, Port may do so and 
cha.rge the cost to Tenant with interest at the rate of 9% per annum from the date of expenditure. 

(2) Prior to expiration or other termination of the Term, Tenant shall remove all furnishings, 
fumirure, and mde fixtures that remain its proper!)·- If Ten.ant fails to do so, this shall be deemed an 
abandonment of such property, and Pon may retain such property and all rights of Tenant with respect co it 
shall cease or, by nonce in writing gi,·en to Tenant ,vithin rwenry (20) days after removal was required, Port 
may elect to hold Tenant to its obligation of removal. If Port elects to require Tenant to remo,e, Port may 
effect a removal and place the property in public stoi:age for Tenant's account. Tenant shall be liable to Pore 
for the cost of remo,al, transportation to storage, and storage, v.,ith interest at the rate o f 9% per annum on 
all such expenses from the date of expenditure by Port. 

16.3 H oldover 
(1) If Tenant does not \·acate the Premises ac the time required, Port shall ha,e cl1e option 10 treat 

Tenant as a tenant from month to month, subject to all o f the pro~sions of this Lease except the pro\Tisions 
for term and renewal and at a rental rate equal to one-hundred-fifty percent (150%) of the rent last paid by 
Tenant during the original term, or co eject Tenant from the Premises and recoYer damages caused by 
wrongful holdo,er. Failure of Tenant to remo,·e fi.xru.res, fumirure, fumishings, or trade fixtures that Tenant 
is required to remove under this Lease shall constirute a failure to vacate, to which dus section shall apply if 
the property not remO\-ed will substanriall-y interfere ·with occupancy o f the Premises by another tenant or 
'1.rith occupancy by Port for any purpose including preparation for a new tenant. 
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(2) If a month-to-month tenancy resulrs from a ho)dO\·er by Tenant under this Section, the tenancy 
shall be terminable at the end of any monthly rental period on wrirten notice from Port given not less than 
ten (10) days prior to the termination date which shall be specified in the notice. Tenant wai\·es any notice 
that would otherwise be prm·ided by law with respect to a month-to-month tenancy. 

Sectio n 17. Hazardo us Materials 

(1) Tenant shaU keep and maintain the Premises in compliance with. any and all Hazardous Materials 
Laws. Tenant shall not cause or permit the use, generation, manufacture, storage or disposal on, under or 
about the Premises, or the transportation to or from the Premises, of anr Hazardous lv[acerials in ,iolacion of 
any Hazardous Matenals Laws. No underground storage tanks for fuels or other Hazardous Materials are 
permitted Any abo\·e ground or mobile fuel or other Hazardous Maceoals storage tank must be pre
approYed, in ,;1;rriting, by Port and m:iy be subject to additional insurance requirements :ind other management 
and containment requirements that Port may elect to impose. Upon the expiration or termination of chis 
Lease, Tenant shall remove all Hazardous Materials from the Premises. The term Hazardous Materials Law 
shall mean any federal, state, or local statute, regulation, or ordinance or any judicial or other governmental 
order pertaining to the proteccion of health, safety or the environment. The term Hazardous hfaterial shall 
mean any hazardous, toxic, infectious or radioacrrre substance, waste, :ind material as defined or listed by any 
Hazardous Material Law and shall include, without limitation, petroleum oil and its fractions. 

(2) Tenant shall indemnify, defend (using legal counsd reasonably acceptable to Port) and hold Port 
and Port's fee interest free and harmless from and against any and all liability, damage, loss, costs, and 
expense that mar be incurred by Port by reason of, resulting from, in connection \\itb, or arising in any 
manner whatsoever out of: 

a) The violation of anr Hazardous Materials Laws occurring as a result of acth·ities 
occurring on the Premises during the Term or any period during which Tenant occupied the 
Premises prior to the Commencement D ace. 

b) The use, generation, manufacrure, storage or disposal of Hazardous Materials on, under, 
or about the Premises after the Commencement Date or any period dunng which Tenant 
occupied the Premises prior to the Commencement Date. 

c) 1'1igration onto or under the Premises caused by or arising in connection \\ith activities 
conducted on or associated with the Premises during the Term or any period during which 
Tenant occupied the Premises prior to the Commencement Date. Tenant's indemnity obligations 
in this paragraph shall include, but not be limited to, all liabilities. losses, claims, demands, 
penalties, fines, sertlements, damages, response, remediacion, closure or inspeccion costs; and any 
expenses (including reasonable attomey and consultant fees, .investigation e.'\.-penses, and 
laboratory and licigation costs) of whate-er kind or narure that are incurred by Port; and any 
personal injuries or property damages, real or personal; any violacions of law, orders, regulations, 
requirements or demands of governmental authorities; and any lawsuit brought or threatened, 
setclement reached, or gonrnmem order arising out of or in any way related to the rdease of 
Hazardous :'.vfaterials on the Premises during the Tenn or any period during which Tenant 
occupied the Premises prior to the Commencement Dace. 

(3) Tenant's indemruty obligacions under Subsection (2) shall nor include any liability, damage, loss, 
costs, and expense suffered by P ort or any other responsible patl)' and resulting from: 

a) Hazardous Materials present in or on or under the Premises as of the dare Tenant 
inicialJy occupied the Premises. 

b) Hazardous ),fateri.als present in or on or under the Premises as of the date Tenant 
inicialJy occupied the Premises that migrate, percolate, flow, diffuse, or in any \\;iy mon \\,ithin, 
from or off the Premises after the date Tenant initially occupied the Premises so long as not 

43046-36547 197862_ 3.doc\DRFfl/30'2010 



-- 34 --

exacerbated by Tenant. 

(4) Port agrees to give prompt \vritten notice to Tenant with respect to any suit or claim initiated or 
chreacened to be initiated against Pon which Port bas reason to believe is likely to gi,e rise to a claim for 
indemnity hereunder against Tenant, and Tenant shall promptly proceed to prm;de an appropriate defense, 
compromise, or settlemem of such suit or claim at its sole expense; pro,·ided, howcYer, tlut Pott shall be 
entitled to participate in and appro,·e such defense, compromise, or settlement which appro,·al shall not be 
unreasonably withheld o r delayed. If Tenanc shall fail. howe,Ter, .in Porr's reasonable judgment. to take 
reasonable and appropriate action ro defend. compromise, or settle any suit or claim covered by Tenant's 
indemnity obligations described in Subsection (2) above, Port shall have the right promptly to furnish counsel 
at Tenant's sole expense co carry our such defense, compromise, or setclement, whicl1 expenses, as well as 
payments in satisfaction, settlement or compromise of such suit or claim. shall be immediately due and 
payable to Port upon receipt by Tenant of an invoice therefor. 

(5) \'Vithout limiting the foregoing_. if Tenant, its agents, contractors, guests. invitees, or trespassers 
cause or. per.mit Hazardous ~faterials to be used, generated, manufacmred. stored, disposed of or released on 
the Premises during the Term or dunng any period during which Tenant occupied me Premises prior to the 
Commencement Date, or (subject to Subsection (6), below) if Hazardous Materials enter upon the Premises 
from or through surface migration, Tenant shall promptly cause the responsible party to take, or take all 
actions at its sole expense to comply with all laws and regulations go,;erning such use, generation, 
manufacrure, storage, disposal or release of such Hazardous Materials and/or to remediate the condition 
created by such Hazardous Materials; pronded that except in an emergency Port's approval of such actions 
shall first be obtained, which approYal shall not be unreasonably withheld, conditioned or delayed Tenant 
shall also be responsible to repair and restore any natural resources damage that results from any Hazardous 
l\Giterial release or oilier acD';ry on the Premises during the Tenn or during any period which Tenant 
occupied the Premises prior to the Commencement Date. The indemnities of Tenant provided in this Section 
17 shall survive the expiration or earlier termination of this Lease indefinitely. 

(6) If surface migration onto the Premises was not caused by and did nor arise in connection with 
acti,·ities betng conducted on or associated with tl1e Premises during this Lease or during any period which 
Tenant occupied me Premises prior to the Commencement Date and if Tenant is not otherwise responsible 
for the surface migracion, Tenant shall not be obligated to indemrufy Port under this Section 17 for the 
damages caused by such surface migration. nor shall Tenant be required to bear me cost of remediation 
related to such surface migration. 

(T) Port shall indemnify, defrnd (using legal counsel reasooablr acceptable to Lessee) and hold 
Tenant free and hannless from and against any and all liability, damage, loss, costs, and expense that may be 
incurred by Tenant by reason of, resulting from, in connecaon with, or arising in any manner whatsoever out 
of: 

Section 18. 

a) Port's ,·iolacion of any Hazardous r-fatenals Laws occurring as a result of activities 
occurring on che Premises prior to Tenanc's irutial occupation of the Premises. 

b) The use, generation, manufacture, storage, or disposal of Hazardous Materials on, under, 
or about the Pre.mises prior to Tenant's initial occupation of the Premises. 

c) Migration onto or under the Premises caused by or arising in connection ·with activities 
conducted on or associated with the Premises prior to Tenant's initial occupation of the 
Pre.mises. 

Miscellaneous 

18.1 Nonwaiver. \'\'ai,er by either parry o f strict performance of any provision of this Lease 
shall not be a "ai,er of or prejudice the puty's right to require strict performance of the same proYision in 
the future or of any other provision. 
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18.2 Attorney Fees. lf suit or action is instituted in connection ,,ith any controversy arising out 
of chis Lease, the prevailing party shall be enritled to reco,er m addition to costs such sum as the court may 
adjudge reasonable as attomey fees at trial, on petition for review, and on appeal. 

18.3 N o tices. Any norice requu-ed or permitted under this Lease shall be gi.Yen when actually 
delivered or forty-eight (48) hours after deposited in Cnited Stares mail as certified ma.i.1 addressed to rhe 
address first gi,-en in this Lease or to such other address as may be specified from time to time by either of 
the parries in writing. 

18.4 Successio n. Subject to the abm·e-suned limitations on transfer of Terutnr's mterest. this 
Lease shall be binding on and inure ro the benefit of the parties and tl1eir respective successors and assigns. 

18.5 Recordation. This Lease shall not be recorded "ithout the wriuen consent of Port. 

18.6 E ntry for Inspection. Port shall ha,·e the right to enter upon the Premises at any time to 
determine Tenant's compliance ,,ich this Lease. to make necessary rep:urs to the building or to the Premises, 
or to show the Premises to any prospective tenant or purchaser, and in addition shall ha,·e the right. at any 
time during the last two months of the term of this Lease, to place and maintain upon the Premises notices 
for leasing or selling of the Premises. 

18.7 Proration o f Rent. In the event of commencement or termination of this Lease at a time 
other than the beginning or end of one of the specified rental periods, then the rent shall be prorated as o f 
the date of commencement or rerminacion and in the eYent of termination for reasons other than default, all 
p repaid rent shall be refunded to Tenant or paid on m account. 

18.8 Severability. If a provision hereof shall be finally declared void or illegal by any court or 
admintstrati,e -.igency having junsdiction o,er the parties to this .-\greemem, the entire .-\greement shall ooc 
be void, but the remaining provisions shall continue in effe{;t as nearly as possible in accordance with the 
original intent of the parries. 

18.9 Time of Essence. Time is of rhe essence of the performance of each of Tenant's 
obligations under this Lease. 

18.10 Subordination and Attomment. This Lease shall be subject ro and subordinate LO any 
mortgages, deeds of uust, ground lease, master lease, or land sale contracts (hereafter collectively referred to 
as encumbrances) now existing against the Premises. At Port's option this Lease shall be subject and 
subordinate to any future encumbrance, ground lease, or master lease hereafter placed against the Premises or 
any modifications of existing encumbrances, and Tenant shall e...xecute such documents as mar reasonably be 
reguested by Port or the holder of the encwnbrance to e'.-idence this subordinarion. 

18.11 Dispute Resolution. The parties agree that it is in their respective best interests to attempt 
to resoh-e disputes that a.rise under this Lease in a guick and inexpensi--e manner. To that end, the parties 
commit to use their best efforts to resoh·e disputes informally. For all disputes that arise pursuant to this 
Lease, the parties shall negociare with one another in good faith 10 order to reach resolution of the dispute. In 
the event that the parties' representaciYes cannot agree to a resolution of the dispute ,vichin thirty (30) days 
after the commencement of negotiations, the parties shall submit the issue to a gualified mediator in good 
faith to anempt to resoh·e the dispute and the cost of the mediator shalJ be shared egually by the parties. If 
the dispute cannot be resoh·ed through mediation within ninety (90) days, then the dispute shall be submitted 
co and resoh-ed by binding arbitracion. The arbitration sball be held in the Portland, Oregon metropoli~n 
area, consistent ,,.,ith the rules of tl1e Arbitration Sen-ices of Portland, Inc. Cost of the arbitrator will be 
shared equally by the parnes. Except as otl1en\ise .required by law, the arbitrator's final award shall be final, 
binding, and non-appealable; and no party may seek anr an1endrnent to or reconsideration of the arbitrator's 
final award except for correction of non-substaori,·e scrivener's or adminisrrati,·e errors. Judgment upon tl1e 
arbitration award may be encered in any court having jurisdiction. ~otwitl1Standing the foregoing, the parties 
may resort to a court of competent jurisdiction for injunctive relief. 

18.12 Governing Law. 111e laws of the State of Oregon shall govern the interpretation 
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and enforcement of this Lease and the rights and covenants granted hereunder. 

18.13 Counterparts. This Lease may be executed and .recorded in counterparts, ~ch of which 
shall be deemed an original and all of which, when taken together, shall constitute one and the same 
U1strument. 

18.14 Compliance with Applicable Laws. T11is Lease shall be construed to comply with ORS 
i77.120, ORS 77i.258 and C.S.C., Section 46, Chapter 411. 

Port o f Astoria 

By: _ _______ __ _ 

APPROVED AS TO FORM: 

Counsel for Port of Astoria Counsel for Tenant 

APPROVED BY COM1vIISSIO~ ON: 
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TERMINATION OF SUBLEASE 

DATE: 

PARTIES: 

(“Sublessor”) 

January 26, 2021 

Stopwater, LLC 
100 16th St. 
Astoria, Oregon 97103 

Saddle Mountain, Inc. 
100 16th St. 
Astoria, Oregon 97103 

(“Sublessee”) 

This Agreement terminates that Sublease dated September 30, 2010 between Stopwater, LLC as 
Sublessor and Saddle Mountain, Inc. as Sublessee for premises Sublessor leases from the Port of 
Astoria, by lease dated September 30, 2010, at 1250 Flightline Drive, Warrenton, Oregon. 

The parties agree the above-described Sublease terminates January 1, 2021.  

Sublessor: Sublessee: 

Stopwater, LLC Saddle Mountain, Inc. 

By: By: 
Its: Its: 
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Invoice
Date

1/1/2021

Invoice #

203640

Bill To

STOPWATER, LLC
COLUMBIA RIVER BAR PILOTS/SADDLE
MOUNTAIN
100 16TH ST
ASTORIA, OR 97103

Terms

Net 10

   Phone # (503) 741-3300

Total

Balance Due

Pmts/Credits

422 Gateway Ave. Suite 100
Astoria, OR  97103

Description Quantity Rate Amount

AIRPORT BUILDING & HANGAR LEASE 1 4,017.97 4,017.97
Monthly Rent Invoice Service Fee 1 5.00 5.00
January 2021
*** Next CPI Increase will be  August 2021***

Send Monthly Invoices per F. Eby

$4,022.97

$4,022.97

$0.00

-- 38 --

~ === Port of storia 



Astoria 
Riverwalk Inn
Virtual Walkthrough January 2021

We will be taking you on a brief overlook of the 
Astoria Riverwalk Inn so that we may show you all 
of the hard work that has been done since 
November 2018 along with the work that 
desperately needs to be done around the property 
and finally, we will take a look into the future on 
projects we have started and additions we would 
like to begin very soon.
This presentation will be broken into 3 categories-
• Current- this will show the improvement work 

that has been done in the rooms to enhance 
our guests experience.

• Urgent- this will present all of the work that is in 
dire need of being completed for the 
appearance of the motel and for the safety of 
our guests, the staff and the building itself.

• Future- this will describe all projects that we are 
currently working on and we are excited to do 
in the near future to improve our guests
satisfaction with us and continue to drive 
business to the property.

y 

n 

e 

Current

Untouched Room
• When Param Hotel Corp began

our lease at the beginning of
November 2018, most of the
rooms looked like this. They
were very outdated and the
rooms were in desperate need
of being remodeled and
renovated. They contained old,
outdated TVs, baseboard
heaters that took too long to
heat up and décor that
matched nothing else in the
room.
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Remodeled Room
Here is a look at the direction we 
are taking the rooms. It includes;
• Patch work on the walls and 

new paint throughout the 
rooms

• Matching headboards and 
furniture in all rooms

• New HDTVs in all rooms along 
with new Cadet heaters, 
lighting, sliding glass doors 
which are seen in next slide. 
Wi-Fi system has been 
upgraded throughout the 
entire hotel

We are also working on replacing our 
outside room lights. We will be going to 
an LED light fixture with a 50,000 hour
life. Here is a before and after look of 
the light along with a comparison of the 
lights together to compare the 
brightness and quality. ightness and quality.

Urgent
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There are many 
different areas 
around the 
property that 
desperately need to 
be addressed and 
fixed. It varies from 
roofing problems to 
structural damage 
to safety issues.

PPorte Cochere (Car Port)-- we have 
placed in a temporary shoring job to 
hold the roof up, but there is a lot of 
rot under the paint and siding. With 
a flat roof, there is a ton of extra 
weight being held up due to rain and 
years of this has caused it to finally 
collapse. At this time, we have only 1 
of the 2 lanes open which can be an 
inconvenience for our guests after 
they check in and try to go to their 
rooms.

RRoofing- currently, there are many different 
areas of the roof that are in desperate need 
of repair. Over the next few slides, you will 
see the areas including gutters and 
downspouts that need replaced along with 
the wood backing behind them, areas of 
the roof that is missing shingles and the 
resulting damage of the 20+ leaks 
throughout the property. Sadly, we have 
one room that the ceiling has collapsed due 
to the large winter storm we had at the 
beginning of January 2021.

Room 249 Damage- Since these photos, the ceiling has been torn down to dry out. There was substantial water damage as you can see.ceiling has been torn down to dry out. There was suo bstantial water damage as you can see.as suRoom 249 Damage- Since these photos, the cceilin
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Other water damaged areasOther water damaged areas Water damaged areas continued

Shingles- Over the years, this building has 
seen its fair share of weather. The high 
winds and massive amounts of rain have 
caused damage to the shingles. There 
are many spots that are completely bare 
with no shingles.

Shingles and roofing continued
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Gutters and Downspout- there are 
numerous places around the property that 
has leaky gutters/downspouts. We receive 
many complaints from the guests trying to 
stay dry getting to and from their room.

Gutters and downspouts continuedGutters aandnd dowdownspnsppoutouts cs contontinuinueded

Walkway- when Param Hotel Corp started 
our lease, we noticed a very shoddy repair 
job on the walkway ceiling room 131 all the 
way down to room 137. The former lessees 
tore down the panels that covered the 2x6 
supports that hold the concrete walkway 
up to replace the rotted support holding up 
the walkway. They did put new supports in 
place, but did not fix the cracked concrete 
nor did they cover the walkway back up and 
now there are places where you can see all 
the way through the concrete. There are 3 
known spots around the property that have 
significate damage and dry rot due to 
cracks on the concrete walkways and 
damage to the support beams that also 
support the weight of these walkways and 
many other places that are in bad shape.

Support beams
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Concrete Walkwaysy Walkway continuedWalkway continued

Balcony Wood Roty Damage to the stairs
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This is a large hole in the floor. 
This is located in the electrical/hot 
water heater room next to room 
108. The staff is not allowed to 
enter this room for safety reasons.

There is a pressing structural matter on the 
corner of the B-wing at the very start of this 
wing. It is located at the end of the A-wing 
between the two buildings. The rot is giving way
and this is located just outside our laundry room. 
Both beams are now failing. 

Here is a detailed list of some 
other damaged areas around the 
property;
• Support beam damage located on the water side between rooms 

102 and 108, rooms 107 and 108, all of the beams under the 
breakfast/lobby area, 112 and 114, rooms 116 and 117, rooms 
122 and 123, rooms 123 and 124, rooms 124 and 125, rooms 147 
and 148, 154 and 155

• We have outdated electrical components and breakers 
throughout the entire property.

• Dry Rot to some degree on most support beams on the parking lot 
side. Some are worse than others.

• Walkway damage/cracks throughout the entire property on the 
2nd floor. There is bowing above rooms 152 and 153, between the 
A-wing and B-wing, the corner next to the laundry room, from 
room 131 to 137. Future
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There are a few different projects we are 
working on currently. First being a new gym. 
The gym we currently have is small and is 
located in a room that could be used as a 
standard king room. The new gym will be 
located in rooms 127 and 128. It will be 
double the space and still have a great view 
for people using the treadmill and exercise 
bikes.

We are also looking into the idea of building a 
lounge area in the back of the lobby to give our 
guests a memorable experience. Here are a few 
concept drawings that we have so far!

This iconic property has 
been around for over 50 
years. It has seen its fair 
share of ups and downs  
and it is our intention to 
bring the motel back to 
what it was in its glory 
days. It is going to take 
investment from the port 
and the tenant to make 
this all happen.
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