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Item 1.01 Entry into a Material Definitive Agreement.

On September 25, 2025, Olenox Corp (“Olenox”), a wholly owned subsidiary of Safe & Green Holdings Corp. (the “Company”), entered into a Purchase Agreement with
Charles E Webb Jr Family Partnership LTD (the “Seller”), pursuant to which Olenox will purchase certain real property located at 1207 N FM 3083 Rd, Conroe, Texas, which
includes office space and warehouse space (the “Conroe Property”), for a purchase price of $3,000,000. The purchase of the Conroe Property is explicitly contingent upon
Olenox obtaining a third-party loan secured by the Conroe Property in the amount of $2,400,000 for not less than 20 years with an initial interest rate not to exceed 8.000% and
payments calculated on an amortization period of no less than 20 years.

Pursuant to the terms of the Purchase Agreement, Olenox will take occupancy September 26, 2025. Olenox has the option to extend the closing of the transaction for up to 24
months. Olenox has executed a commercial lease (the “Lease”) with the Seller for the interim period between the execution of the Purchase Agreement and the closing of the
transaction. $4,000 of the lease payments per month will be credited to the sales price at closing.

Pursuant to the terms of the Purchase Agreement, Olenox must deposit $30,000 as earnest money not later than 3 days after the effective date of the Purchase Agreement.
Pursuant to the terms of the Lease, Olenox must pay a $20,000 security deposit with the Seller, which may be applied by the Seller to any amounts owed by Olenox under the
Lease. Olenox shall maintain in full force and effect from an insurer authorized to operate in Texas, commercial general liability insurance naming Seller as an additional

insured with policy limits on an occurrence basis with a minimum amount of $2,000,000.

The foregoing descriptions of the Purchase Agreement and the Lease are qualified in their entirety by reference to the full text of the Purchase Agreement and the Lease, copies
of which are attached hereto as Exhibit 10.1 and 10.2, and are incorporated herein in their entirety by reference.

Item 2.03 Creation of a Direct Financial Obligation or an Obligation under an Off-Balance Sheet Arrangement of a Registrant.
The information provided in Item 1.01 of this Current Report on Form 8-K is incorporated herein by reference.

Item 9.01 Financial Statements and Exhibits

Exhibit

Number Description

10.1 Purchase Agreement, dated September 25, 2025, by and between Olenox Corp and Charles E Webb Jr Family Partnership LTD
10.2 Commercial Lease, dated September 25, 2025, by and between Olenox Corp and Charles E Webb Jr Family Partnership LTD

104 Cover Page Interactive Data File (embedded within the inline XBRL document)



https://content.equisolve.net/sgblocks/sec/0001213900-25-094402/for_pdf/ea025965301ex10-1_safe.htm
https://content.equisolve.net/sgblocks/sec/0001213900-25-094402/for_pdf/ea025965301ex10-2_safe.htm

SIGNATURES

Pursuant to the requirements of the Securities Exchange Act of 1934, as amended, the registrant has duly caused this report to be signed on its behalf by the undersigned
hereunto duly authorized.

SAFE & GREEN HOLDINGS CORP.

Dated: September 30, 2025 By: /s/ Michael McLaren
Name: Michael McLaren
Title:  Chief Executive Officer




Tt TEXAS REALTORS

COMMERCIAL CONTRACT - IMPROVED PROPERTY

USE OF THIS FORM BY PERSONS WHO ARE NOT MEMBERS OF THE TEXAS ASSOCIATION OF REALTORS®, INC. IS NOT AUTHORIZED.
©Texas Association of REALTORSE, Inc. 2022

1. PARTIES: Seller agrees to sell and convey to Buyer the Property described in Paragraph 2. Buyer agrees
to buy the Property from Seller for the sales price stated in Paragraph 3. The parties to this contract are:

Seller: Charles E Webb Jr Family Partnership LTD

Address: 10469 River Ridge Ln, Conroe, TX 77304
Phone: (936)672-1394 E-mail: cewfpinvestments@gmail.com
Mobile: (936)672-1394 Fax or Other:

Buyer: Olenox Corp and/or its assigns

Address: 1773 Westborough Dr, Katy, TX 77449

Phone: (940)495-2155 E-mail: mikem@olenox.com
Mobile: (940)205-1257 Fax or Other:
2. PROPERTY:
A. "Property" means that real property situated in Montgomery County, Texas at
1207 N FM 3083 Rd , Conroe, TX 77304 (address)
and that is legally described on the attached Exhibit or as follows:

A0002-Allen W S, Tract 1B1-A, Acres 2.821

B. Seller will sell and convey the Property together with:

(1) all buildings, improvements, and fixtures;

(2) all rights, privileges, and appurtenances pertaining to the Property, including Seller's right, title, and
interest in any minerals, utilities, adjacent streets, alleys, strips, gores, and rights-of-way;

(3) Seller's interest in all leases, rents, and security deposits for all or part of the Property;

(4) Seller's interest in all licenses and permits related to the Property;

(5) Seller's interest in all third party warranties or guaranties, if transferable, relating to the Property or
any fixtures;

(6) Seller's interest in any trade names, if transferable, used in connection with the Property; and

(7) all Seller's tangible personal property located on the Property that is used in connection with the
Property's operations except:
Any personal property not included in the sale must be removed by Seller prior to closing.

(Describe any exceptions, reservations, or restrictions in Paragraph 12 or an addendum.)

(If mineral rights are to be reserved an appropriate addendum should be attached.)

(If the Property is a condominium, attach Commercial Contract Condominium Addendum (TXR-1930) or
(TXR-1946).)

3. SALES PRICE: At or before closing, Buyer will pay the following sales price for the Property:

A. Cash portion payable by Buyeratclosing . ........................ $ 600,000.00
B. Sum of all financing describedin Paragraph 4 ..................... $ 2,400,000.00
C. Salesprice (sumof3Aand3B) ... ... ... . ... ... .. ... ... $ 3,000,000.00
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Commercial Contract - Improved Property concerning 1207 N FM 3083 Rd , Conroe, TX 77304
FINANCING: Buyer will finance the portion of the sales price under Paragraph 3B as follows:

4.

X

A.

B.

C.

Third Party Financing: One or more third party loans in the total amount of $ 2,400,000.00 . This

contract:

(1) is not contingent upon Buyer obtaining third party financing.

(2) is contingent upon Buyer obtaining third party financing in accordance with the attached
Commercial Contract Financing Addendum (TXR-1931).

Assumption: In accordance with the attached Commercial Contract Financing Addendum (TXR-1931),
Buyer will assume the existing promissory note secured by the Property, which balance at closing will
be $ i

Seller Financing: Buyer will deliver a promissory note and deed of trust to Seller under the terms of the
attached Commercial Contract Financing Addendum (TXR-1931) in the amount of $ .

EARNEST MONEY:

A

C.

Not later than 3 days after the effective date, Buyer must deposit $ $30,000.00 as earnest money
with Stewart Title (titte company)
at 604 W Worsham St Ste 500 Willis, TX 77378 (address) Marsha Stevenson (closer).
If Buyer fails to timely deposit the earnest money, Seller may terminate this contract or exercise any of
Seller's other remedies under Paragraph 15 by providing written notice to Buyer before Buyer deposits
the earnest money.

Buyer will deposit an additional amountof $ N/A with the title company to be made
part of the earnest money on or before:
H (i) days after Buyer's right to terminate under Paragraph 7B expires; or

(i) :
Buyer will be in default if Buyer fails to deposit the additional amount required by this Paragraph 5B
within 3 days after Seller notifies Buyer that Buyer has not timely deposited the additional amount.

Buyer may instruct the title company to deposit the earnest money in an interest-bearing account at a
federally insured financial institution and to credit any interest to Buyer.

6. TITLE POLICY, SURVEY, AND UCC SEARCH:
A. Title Policy:

(1) Seller, at Seller's expense, will furnish Buyer an Owner's Policy of Title Insurance (the title policy)
issued by any underwriter of the title company in the amount of the sales price, dated at or after
closing, insuring Buyer against loss under the title policy, subject only to:

(a) those title exceptions permitted by this contract or as may be approved by Buyer in writing; and
(b) the standard printed exceptions contained in the promulgated form of title policy unless this
contract provides otherwise.

(2) The standard printed exception as to discrepancies, conflicts, or shortages in area and boundary
lines, or any encroachments or protrusions, or any overlapping improvements:

(a) will not be amended or deleted from the title policy.

| (b) will be amended to read "shortages in areas" at the expense of | |Buyer [ |Seller.

(3) Within _10 days after the effective date, Seller will furnish Buyer a commitment for title insurance
(the commitment) including legible copies of recorded documents evidencing title exceptions. Seller
authorizes the title company to deliver the commitment and related documents to Buyer at Buyer's
address.
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Commercial Contract - Improved Property concerning 1207 N FM 3083 Rd , Conroe, TX 77304
B. Survey: Within 10  days after the effective date:

[ ] (1) Buyer will obtain a survey of the Property at Buyer's expense and deliver a copy of the survey to
Seller. The survey must be made in accordance with the: (i) ALTA/NSPS Land Title Survey
standards, or (ii) Texas Society of Professional Surveyors' standards for a Category 1A survey under
the appropriate condition. Seller will reimburse Buyer (insert
amount) of the cost of the survey at closing, if closing occurs.

[ ] (2) Seller, at Seller's expense, will furnish Buyer a survey of the Property dated after the effective date.
The survey must be made in accordance with the: (i) ALTA/NSPS Land Title Survey standards, or (i)
Texas Society of Professional Surveyors' standards for a Category 1A survey under the appropriate
condition.

(3) Seller will deliver to Buyer and the title company a true and correct copy of Seller's most recent
survey of the Property along with an affidavit required by the title company for approval of the
existing survey. If the existing survey is not acceptable to the title company, [ | Seller Buyer
(updating party), will, at the updating party's expense, obtain a new or updated survey acceptable
to the title company and deliver the acceptable survey to the other party and the title company
within 30 days after the title company notifies the parties that the existing survey is not acceptable
to the title company. The closing date will be extended daily up to 30 days if necessary for the
updating party to deliver an acceptable survey within the time required. The other party will
reimburse the updating party N/A (insert amount or percentage) of the cost of the
new or updated survey at closing, if closing occurs.

C. UCC Search:

[] (1) Within days after the effective date, Seller, at Seller's expense, will furnish Buyer a Uniform
Commercial Code (UCC) search prepared by a reporting service and dated after the effective date.
The search must identify documents that are on file with the Texas Secretary of State and the
county where the Property is located that relate to all personal property on the Property and show,
as debtor, Seller and all other owners of the personal property in the last 5 years.

(2) Buyer does not require Seller to furnish a UCC search.

D. Buyer's Objections to the Commitment, Survey, and UCC Search:

(1) Within _ 10  days after Buyer receives the last of the commitment, copies of the documents
evidencing the title exceptions, any required survey, and any required UCC search, Buyer may
object to matters disclosed in the items if: (a) the matters disclosed are a restriction upon the
Property or constitute a defect or encumbrance to title to the real or personal property described in
Paragraph 2 other than those permitted by this contract or liens that Seller will satisfy at closing or
Buyer will assume at closing; or (b) the items show that any part of the Property lies in a special
flood hazard area (an “A” or “V” zone as defined by FEMA). If the commitment or survey is revised
or any new document evidencing a title exception is delivered, Buyer may object to any new matter
revealed in such revision or new document. Buyer's objection must be made within the same
number of days stated in this paragraph, beginning when the revision or new document is delivered
to Buyer. If Paragraph 6B(1) applies, Buyer is deemed to receive the survey on the earlier of: (i) the
date Buyer actually receives the survey; or (ii) the deadline specified in Paragraph 6B.

(2) Seller may, but is not obligated to, cure Buyer's timely objections within 15 days after Seller
receives the objections. The closing date will be extended as necessary to provide such time to
cure the objections. If Seller fails to cure the objections by the time required, Buyer may terminate
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Commercial Contract - Improved Property concerning 1207 N FM 3083 Rd , Conroe, TX 77304

this contract by providing written notice to Seller within 5 days after the time by which Seller must
cure the objections. If Buyer terminates, the earnest money, less any independent consideration
under Paragraph 7B(1), will be refunded to Buyer.

(3) Buyer's failure to timely object or terminate under this Paragraph 6D is a waiver of Buyer's right to
object except that Buyer will not waive the requirements in Schedule C of the commitment.

7. PROPERTY CONDITION:

A. Present Condition: Buyer accepts the Property in its present condition except that Seller, at Seller's

expense, will complete the following before closing:

B. Eeasibility Period: Buyer may terminate this contract for any reason within 90 days after the
effective date (feasibility period) by providing Seller written notice of termination.

(1) Independent Consideration. (Check only one box and insert amounts.)

(@)

L] (b)

If Buyer terminates under this Paragraph 7B, the eamnest money will be refunded to Buyer less
$ 2,500.00 that Seller will retain as independent consideration for Buyer's
unrestricted right to terminate. Buyer has tendered the independent consideration to Seller
upon payment of the amount specified in Paragraph 5A to the title company. The independent
consideration is to be credited to the sales price only upon closing of the sale. If no dollar
amount is stated in this Paragraph 7B(1) or if Buyer fails to deposit the earnest money, Buyer
will not have the right to terminate under this Paragraph 7B.

Not later than 3 days after the effective date, Buyer must pay $ as
independent consideration for Buyer's right to terminate by tendering such amount to the fitle
company. Buyer authorizes escrow agent to release and deliver the independent consideration
to Seller at any time upon Seller's request without further notice to or consent from Buyer. If
Buyer terminates under this Paragraph 7B, the earnest money will be refunded to Buyer and
Seller will retain the independent consideration. The independent consideration will be credited
to the sales price only upon closing of the sale. If no dollar amount is stated in this Paragraph

7B(1)(b) or if Buyer fails to pay the independent consideration, Buyer will not have the right to
terminate under this Paragraph 7B.

[ ] (2) Feasibility Period Extension: Prior to the expiration of the initial feasibility period, Buyer may extend

the feasibility period for a single additional period of days by delivering $

to the title company as additional earnest money.

(@ $ of the additional earnest money will be retained by Seller as additional

independent consideration for Buyer's unrestricted right to terminate, but will be credited to the
sales price only upon closing of the sale. If Buyer terminates under this Paragraph 7B, the
additional earnest money will be refunded to Buyer and Seller will retain the additional
independent consideration.

(b) Buyer authorizes escrow agent to release and deliver to Seller the following at any time upon

(TXR-1801) 07-08-22 Initialed for Identification by Sefler( (¢t) , and Buyer ax_,
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defaults under this contract.
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Commercial Contract - Improved Property concerning 1207 N FM 3083 Rd , Conroe, TX 77304

If no dollar amount is stated in this Paragraph 7B(2) as additional earnest money or as additional
independent consideration. or if Buyer fails to timely deliver the additional earmnest money. the

extension of the feasibility period will not be effective.

C. Inspections, Studies, or Assessments:

(1) During the feasibility period, Buyer, at Buyer's expense, may complete or cause to be completed
any and all inspections, studies, or assessments of the Property (including all improvements and
fixtures) desired by Buyer.

(2) Seller, at Seller's expense, will tum on all utilities necessary for Buyer to make inspections, studies,
or assessments.

(3) Buyer must:

(a) employ only trained and qualified inspectors and assessors;

(b) notify Seller, in advance, of when the inspectors or assessors will be on the Property;

(c) abide by any reasonable entry rules or requirements of Seller;

(d) notinterfere with existing operations or occupants of the Property; and

(e) restore the Property to its original condition if altered due to inspections, studies, or
assessments that Buyer completes or causes to be completed.

(4) Except for those matters that arise from the negligence of Seller or Seller's agents, Buyer is
responsible for any claim, liability, encumbrance, cause of action, and expense resulting from
Buyer's inspections, studies, or assessments, including any property damage or personal injury.
Buyer will indemnify, hold harmless, and defend Seller and Seller's agents against any claim
involving a matter for which Buyer is responsible under this paragraph. This paragraph survives
termination of this contract.

D. Property Information:

(1) Delivery of Property Information: Within 5 days after the effective date, Seller will deliver to
Buyer the following to the extent in Seller's possession: (Check all that apply.)

| | (a) a current rent roll of all leases affecting the Property certified by Seller as true and correct;

(b) copies of all current leases, including any mineral leases, pertaining to the Property, including

any modifications, supplements, or amendments to the leases;

[] (c) a current inventory of all personal property to be conveyed under this contract and copies of

any leases for such personal property;

[] (d) copies of all notes and deeds of trust against the Property that Buyer will assume or that Seller

will not pay in full on or before closing;

[ ] (e) copies of all current service, utility, maintenance, and management agreements relating to the

- ownership and operation of the Property;,

|| (f) copies of current utility capacity letters from the Property's water and sewer service provider;

|| (g) copies of all current warranties and guaranties relating to all or part of the Property;

|| (h) copies of fire, hazard, liability, and other insurance policies that currently relate to the Property;

| (i) copies of all leasing or commission agreements that cumrently relate to the tenants of all or part

- of the Property;

| | (i) acopy of the “as-built” plans and specifications and plat of the Property;

X| (k) copies of all invoices for utilities and repairs incurred by Seller for the Property in the 24 months

immediately preceding the effective date;

[] () acopy of Seller's income and expense statement for the Property from

to :
(m)copies of all previous environmental assessments, geotechnical reports, studies, or analyses
made on or relating to the Property;
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Commercial Contract - Improved Property concerning 1207 N FM 3083 Rd , Conroe, TX 77304

(n) real and personal property tax statements for the Property for the previous 2 calendar years;
(o) Tenant reconciliation statements including, operating expenses, insurance and taxes for the
Property from to ;and

L1 ()

(2) Return of Property Information: If this contract terminates for any reason, Buyer will, not later than
10 days after the termination date: (Check all that apply.)
[ ] (a) return to Seller all those items described in Paragraph 7D(1) that Seller delivered to Buyer in
other than an electronic format and all copies that Buyer made of those items;
(b) delete or destroy all electronic versions of those items described in Paragraph 7D(1) that Seller
delivered to Buyer or Buyer copied in any format; and
[ ] (c) deliver to Seller copies of all inspection and assessment reports related to the Property that
Buyer completed or caused to be completed.
This Paragraph 7D(2) survives termination of this contract.

E. Contracts Affecting Operations: Until closing, Seller: (1) will operate the Property in the same manner
as on the effective date under reasonably prudent business standards; and (2) will not transfer or
dispose of any part of the Property, any interest or right in the Property, or any of the personal property
or other items described in Paragraph 2B or sold under this contract. After the feasibility period ends,
Seller may not enter into, amend, or terminate any other contract that affects the operations of the
Property without Buyer's written approval.

8. LEASES:

A. Each written lease Seller is to assign to Buyer under this contract must be in full force and effect
according to its terms. Seller may not enter into any new lease, fail to comply with any existing lease,
or make any amendment or modification to any existing lease without Buyer's written consent. Seller
must disclose, in writing, if any of the following exist at the time Seller provides the leases to the Buyer
or subsequently occur before closing:

(1) any failure by Seller to comply with Seller's obligations under the leases;

(2) any circumstances under any lease that entitle the tenant to terminate the lease or seek any offsets
or damages;

(3) any non-occupancy of the leased premises by a tenant;

(4) any advance sums paid by a tenant under any lease;

(8) any concessions, bonuses, free rents, rebates, brokerage commissions, or other matters that affect
any lease; and

(6) any amounts payable under the leases that have been assigned or encumbered, except as security
for loan(s) assumed or taken subject to under this contract.

B. Estoppel Certificates: Within N/ A days after the effective date, Seller will deliver to Buyer estoppel
certificates signed not earlier than N/A by each tenant that leases space
in the Property. The estoppel certificates must include the certifications contained in the current version
of TXR Form 1938 - Commercial Tenant Estoppel Certificate and any additional information requested
by a third party lender providing financing under Paragraph 4 if the third party lender requests such
additional information at least 10 days prior to the earliest date that Seller may deliver the signed
estoppel certificates.
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Commercial Contract - Improved Property concerning 1207 N FM 3083 Rd , Conroe, TX 77304

9. BROKERS:

A. The brokers to this sale are:

Principal Broker: Green and Associates Real Estate Cooperating Broker:

Services
Agent: James Green Agent:
Address: 204 W Montgomery Address:
Willis,TX 77378
Phone & Fax: (936)856-0355 Phone & Fax:
E-mail: jgreen03@msn.com E-mail:
License No.: 0516990 License No.:
Principal Broker: (Check only one box) Cooperating Broker represents Buyer.

represents Seller only.
| | represents Buyer only.
| | isanintermediary between Seller and Buyer.

B. Fees: (Check only (1) or (2) below.)
(Complete the Agreement Between Brokers on page 15 only if (1) is selected.)

(1) Seller will pay Principal Broker the fee specified by separate written commission agreement
between Principal Broker and Seller. Principal Broker will pay Cooperating Broker the fee specified
in the Agreement Between Brokers found below the parties' signatures to this contract.

[ ] (2) Atthe closing of this sale, Seller will pay:

Principal Broker a total cash fee of: Cooperating Broker a total cash fee of:
H % of the sales price. H % of the sales price.
The cash fees will be paid in Montgomery County, Texas. Seller authorizes

the title company to pay the brokers from the Seller's proceeds at closing.

NOTICE: Chapter 62, Texas Property Code, authorizes a broker to secure an earned commission
with a lien against the Property.

C. The parties may not amend this Paragraph 9 without the written consent of the brokers affected by the

amendment.
10. CLOSING:
A. The date of the closing of the sale (closing date) will be on or before the later of:
([ days after the expiration of the feasibility period.
(specific date).

30 days after feasability or the dates set forth in the lease.
(2) 7 days after objections made under Paragraph 6D have been cured or waived.

B. If either party fails to close by the closing date, the non-defaulting party may exercise the remedies in
Paragraph 15.
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Commercial Contract - Improved Property concerning 1207 N FM 3083 Rd , Conroe, TX 77304

C. At closing, Seller will execute and deliver to Buyer, at Seller's expense, a [X/ general | | special warranty
deed. The deed must include a vendor's lien if any part of the sales price is financed. The deed must
convey good and indefeasible title to the Property and show no exceptions other than those permitted
under Paragraph 6 or other provisions of this contract. Seller must convey the Property:

(1) with no liens, assessments, or Uniform Commercial Code or other security interests against the
Property which will not be satisfied out of the sales price, unless securing loans Buyer assumes;

(2) without any assumed loans in default; and

(3) with no persons in possession of any part of the Property as lessees, tenants at sufferance, or
trespassers except tenants under the written leases assigned to Buyer under this contract.

D. Atclosing, Seller, at Seller's expense, will also deliver to Buyer:

(1) tax statements showing no delinquent taxes on the Property;

(2) a bill of sale with warranties to title conveying title, free and clear of all liens, to any personal
property defined as part of the Property in Paragraph 2 or sold under this contract;

(3) an assignment of all leases to or on the Property;

(4) to the extent that the following items are assignable, an assignment to Buyer of the following items
as they relate to the Property or its operations:

(a) licenses and permits;
(b) service, utility, maintenance, management, and other contracts; and
(c) warranties and guaranties;

(5) a rentroll current on the day of the closing certified by Seller as true and correct;

(6) evidence that the person executing this contract is legally capable and authorized to bind Seller;

(7) an affidavit acceptable to the title company stating that Seller is not a foreign person or, if Seller is
a foreign person, a written authorization for the title company to: (i) withhold from Seller's proceeds
an amount sufficient to comply with applicable tax law; and (ii) deliver the amount to the Internal
Revenue Service together with appropriate tax forms; and

(8) any notices, statements, certificates, affidavits, releases, and other documents required by this
contract, the commitment, or law necessary for the closing of the sale and the issuance of the title
policy, all of which must be completed and executed by Seller as necessary.

E. At closing, Buyer will:
(1) pay the sales price in good funds acceptable to the title company;
(2) deliver evidence that the person executing this contract is legally capable and authorized to bind
Buyer;
(3) sign and send to each tenant in the Property a written statement that:
(a) acknowledges Buyer has received and is responsible for the tenant's security deposit; and

(b) specifies the exact dollar amount of the security deposit;
(4) sign an assumption of all leases then in effect; and

(5) execute and deliver any notices, statements, certificates, or other documents required by this
contract or law necessary to close the sale.

F. Unless the parties agree otherwise, the closing documents will be as found in the basic forms in the
current edition of the State Bar of Texas Real Estate Forms Manual without any additional clauses.

11. POSSESSION: Seller will deliver possession of the Property to Buyer upon closing and funding of this sale
in its present condition with any repairs Seller is obligated to complete under this contract, ordinary wear
and tear excepted. Any possession by Buyer before closing or by Seller after closing that is not authorized
by a separate written lease agreement is a landlord-tenant at sufferance relationship between the parties.
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12. SPECIAL PROVISIONS: The following special provisions apply and will control in the event of a conflict
with other provisions of this contract. (If special provisions are contained in an Addendum, identify the
Addendum here and reference the Addendum in Paragraph 22D.)

13. SALES EXPENSES:

A. Seller's Expenses: Seller will pay for the following at or before closing:
(1) releases of existing liens, other than those liens assumed by Buyer, including prepayment penalties
and recording fees;
(2) release of Seller's loan liability, if applicable;
(3) tax statements or certificates;
(4) preparation of the deed and any bill of sale;
)
)

(5) one-half of any escrow fee;
(6) costs to record any documents to cure title objections that Seller must cure; and
(7) other expenses that Seller will pay under other provisions of this contract.

B. Buyer's Expenses: Buyer will pay for the following at or before closing:
(1) all loan expenses and fees;
(2) preparation fees of any deed of trust;
(3) recording fees for the deed and any deed of trust;
(4) premiums for flood and hazard insurance as may be required by Buyer's lender;
(5) one-half of any escrow fee; and
(6) other expenses that Buyer will pay under other provisions of this contract.

14. PRORATIONS:

N N e

A. Prorations:

(1) Interest on any assumed loan, taxes, rents, and any expense reimbursements from tenants will be
prorated through the closing date.

(2) If the amount of ad valorem taxes for the year in which the sale closes is not available on the
closing date, taxes will be prorated on the basis of taxes assessed in the previous year. If the taxes
for the year in which the sale closes vary from the amount prorated at closing, the parties will adjust
the prorations when the tax statements for the year in which the sale closes become available. This
Paragraph 14A(2) survives closing.

(3) If Buyer assumes a loan or is taking the Property subject to an existing lien, Seller will transfer all
reserve deposits held by the lender for the payment of taxes, insurance premiums, and other
charges to Buyer at closing and Buyer will reimburse such amounts to Seller by an appropriate
adjustment at closing.

B. Rollback Taxes: If Seller's use or change in use of the Property before closing results in the
assessment of additional taxes, penalties, or interest (assessments) for periods before closing, the
assessments will be the obligation of Seller. If this sale or Buyer's use of the Property after closing
results in additional assessments for periods before closing, the assessments will be the obligation of
Buyer. This Paragraph 14B survives closing.
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C. Rent and Security Deposits: At closing, Seller will tender to Buyer all security deposits and the following
advance payments received by Seller for periods after closing: prepaid expenses, advance rental
payments, and other advance payments paid by tenants. Rents prorated to one party but received by
the other party will be remitted by the recipient to the party to whom it was prorated within 5 days after
the rent is received. This Paragraph 14C survives closing.

15. DEFAULT:

A. If Buyer fails to comply with this contract, Buyer is in default and Seller, as Seller's sole remedy(ies),
may terminate this contract and receive the earnest money, as liquidated damages for Buyer's failure
except for any damages resulting from Buyer's inspections, studies or assessments in accordance with
Paragraph 7C(4) which Seller may pursue, or
(Check if applicable)

enforce specific performance, or seek such other relief as may be provided by law.

B. If, without fault, Seller is unable within the time allowed to deliver the estoppel certificates, survey or the
commitment, Buyer may:
(1) terminate this contract and receive the earnest money, less any independent consideration under
Paragraph 7B(1), as liquidated damages and as Buyer's sole remedy; or
(2) extend the time for performance up to 15 days and the closing will be extended as necessary.

C. Except as provided in Paragraph 15B, if Seller fails to comply with this contract, Seller is in default and
Buyer may:
(1) terminate this contract and receive the earnest money, less any independent consideration under
Paragraph 7B(1), as liquidated damages and as Buyer's sole remedy; or
(2) enforce specific performance, or seek such other relief as may be provided by law, or both.

16. CASUALTY LOSS AND CONDEMNATION:

A_ If any part of the Property is damaged or destroyed by fire or other casualty after the effective date,
Seller must restore the Property to its previous condition as soon as reasonably possible and not later
than the closing date. If, without fault, Seller is unable to do so, Buyer may:

(1) terminate this contract and the earnest money, less any independent consideration under
Paragraph 7B(1), will be refunded to Buyer;

(2) extend the time for performance up to 15 days and closing will be extended as necessary; or

(3) accept at closing: (i) the Property in its damaged condition; (i) an assignment of any insurance
proceeds Seller is entitled to receive along with the insurer's consent to the assignment; and (iii) a
credit to the sales price in the amount of any unpaid deductible under the policy for the loss.

B. If before closing, condemnation proceedings are commenced against any part of the Property, Buyer
may:

(1) terminate this contract by providing written notice to Seller within 15 days after Buyer is advised of
the condemnation proceedings and the earnest money, less any independent consideration under
Paragraph 7B(1), will be refunded to Buyer; or

(2) appear and defend the condemnation proceedings and any award will, at Buyer's election, belong
to: (a) Seller and the sales price will be reduced by the same amount; or (b) Buyer and the sales
price will not be reduced.

17. ATTORNEY'S FEES: If Buyer, Seller, any broker, or the title company is a prevailing party in any legal
proceeding brought under or with relation to this contract or this transaction, such party is entitled to
recover from the non-prevailing parties all costs of such proceeding and reasonable attorney's fees. This
Paragraph 17 survives termination of this contract.
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18. ESCROW:

A

At closing, the earnest money will be applied first to any cash down payment, then to Buyer's closing
costs, and any excess will be refunded to Buyer. If no closing occurs, the title company may require
payment of unpaid expenses incurred on behalf of the parties and a written release of liability of the
title company from all parties.

If one party makes written demand for the earnest money, the title company will give notice of the
demand by providing to the other party a copy of the demand. If the title company does not receive
written objection to the demand from the other party within 15 days after the date the title company
sent the demand to the other party, the title company may disburse the earnest money to the party
making demand, reduced by the amount of unpaid expenses incurred on behalf of the party receiving
the earnest money and the title company may pay the same to the creditors.

The title company will deduct any independent consideration under Paragraph 7B(1) before disbursing
any earnest money to Buyer and will pay the independent consideration to Seller.

If the title company complies with this Paragraph 18, each party hereby releases the title company from
all claims related to the disbursal of the eamest money.

Notices under this Paragraph 18 must be sent by certified mail, return receipt requested. Notices to the
title company are effective upon receipt by the title company.

Any party who wrongfully fails or refuses to sign a release acceptable to the title company within 7 days
after receipt of the request will be liable to the other party for: (i) damages; (ii) the eamest money; (iii)
reasonable attorney's fees; and (iv) all costs of suit.

[ ]Seller|[ |Buyer intend(s) to complete this transaction as a part of an exchange of like-kind properties
in accordance with Section 1031 of the Internal Revenue Code, as amended. All expenses in
connection with the contemplated exchange will be paid by the exchanging party. The other party will
not incur any expense or liability with respect to the exchange. The parties agree to cooperate fully and
in good faith to arrange and consummate the exchange so as to comply to the maximum extent
feasible with the provisions of Section 1031 of the Internal Revenue Code. The other provisions of this
contract will not be affected in the event the contemplated exchange fails to occur.

19. MATERIAL FACTS: To the best of Seller's knowledge and belief: (Check only one box.)

1A
x] B.

(TXR-1801) 07-08-22 Initialed for Identification by Seller[—(,:e;m . and Buyer(_mh ,

Seller is not aware of any material defects to the Property except as stated in the attached Commercial
Property Condition Statement (TXR-1408).

Except as otherwise provided in this contract, Seller is not aware of:
(1) any subsurface: structures, pits, waste, springs, or improvements;
(2) any pending or threatened litigation, condemnation, or assessment affecting the Property;
(3) any environmental hazards or conditions that materially affect the Property;
(4) whether the Property is or has been used for the storage or disposal of hazardous materials or
toxic waste, a dump site or landfill, or any underground tanks or containers;
(9) whether radon, asbestos containing materials, urea-formaldehyde foam insulation, lead-based
paint, toxic mold (to the extent that it adversely affects the health of ordinary occupants), or other
pollutants or contaminants of any nature now exist or ever existed on the Property;
) any wetlands, as defined by federal or state law or regulation, on the Property;
) any threatened or endangered species or their habitat on the Property;
(8) any present or past infestation of wood-destroying insects in the Property's improvements;
) any contemplated material changes to the Property or surrounding area that would materially and
detrimentally affect the ordinary use of the Property;
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20.

(10) any material physical defects in the improvements on the Property; or
(11) any condition on the Property that violates any law or ordinance.

(Describe any exceptions to (1)-(11) in Paragraph 12 or an addendum.)

NOTICES: All notices between the parties under this contract must be in writing and are effective when
hand-delivered, mailed by certified mail return receipt requested, sent by a national or regional overnight
delivery service that provides a delivery receipt, or sent by confirmed facsimile transmission to the parties
addresses or facsimile numbers stated in Paragraph 1. The parties will send copies of any notices to the
broker representing the party to whom the notices are sent.

A. Seller also consents to receive any notices by e-mail at Seller's e-mail address stated in Paragraph 1.
B. Buyer also consents to receive any notices by e-mail at Buyer's e-mail address stated in Paragraph 1.

21. DISPUTE RESOLUTION: The parties agree to negotiate in good faith in an effort to resolve any dispute
related to this contract that may arise. If the dispute cannot be resolved by negotiation, the parties will
submit the dispute to mediation before resorting to arbitration or litigation and will equally share the costs
of a mutually acceptable mediator. This paragraph survives termination of this contract. This paragraph
does not preclude a party from seeking equitable relief from a court of competent jurisdiction.

22. AGREEMENT OF THE PARTIES:

A. This contract is binding on the parties, their heirs, executors, representatives, successors, and
permitted assigns. This contract is to be construed in accordance with the laws of the State of Texas. If
any term or condition of this contract shall be held to be invalid or unenforceable, the remainder of this
contract shall not be affected thereby. All individuals signing represent that they have the authority to
sign on behalf of and bind the party for whom they are signing.

B. This contract contains the entire agreement of the parties and may not be changed except in writing.

C. Ifthis contract is executed in a number of identical counterparts, each counterpart is an original and all
counterparts, collectively, constitute one agreement.

D. Addenda which are part of this contract are: (Check all that apply.)

| | (1) Property Description Exhibit identified in Paragraph 2;

|| (2) Commercial Contract Condominium Addendum (TXR-1930) or (TXR-1946);

X| (3) Commercial Contract Financing Addendum (TXR-1931);

| | (4) Commercial Property Condition Statement (TXR-1408);

|| (5) Commercial Contract Addendum for Special Provisions (TXR-1940);

| | (6) Addendum for Seller's Disclosure of Information on Lead-Based Paint and Lead-Based Paint

N Hazards (TXR-1906);

| | (7) Notice to Purchaser of Real Property in a Water District (MUD);

| | (8) Addendum for Coastal Area Property (TXR-1915);

| | (9) Addendum for Property Located Seaward of the Gulf Intracoastal Waterway (TXR-1916);

| | (10) Information About Brokerage Services (TXR-2501);

| | (11) Information About Mineral Clauses in Contract Forms (TXR-2509);

| | (12) Notice of Obligation to Pay Improvement District Assessment (TXR-1933, PID);

L (13)

(Note: Counsel for Texas REALTORS® has determined that any of the foregoing addenda which are promulgated by the

Texas Real Estate Commission (TREC) or published by Texas REALTORS® are appropriate for use with this form.)
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E.

Buyer [X]may [ |may not assign this contract. If Buyer assigns this contract, Buyer will be relieved
of any future liability under this contract only if the assignee assumes, in writing, all of Buyer's
obligations under this contract.

23.TIME: Time is of the essence in this contract. The parties require strict compliance with the times for
performance. If the last day to perform under a provision of this contract falls on a Saturday, Sunday, or
Federal Reserve Bank holiday, the time for performance is extended until the end of the next day which is
not a Saturday, Sunday, or Federal Reserve Bank holiday.

24,

25.

EFFECTIVE DATE: The effective date of this contract for the purpose of performance of all obligations is
the date the title company receipts this contract after all parties execute this contract.

ADDITIONAL NOTICES:

A

Buyer should have an abstract covering the Property examined by an attorney of Buyer's selection, or
Buyer should be furnished with or obtain a title policy.

If the Property is situated in a utility or other statutorily created district providing water, sewer, drainage,
or flood control facilities and services, Chapter 49, Texas Water Code, requires Seller to deliver and
Buyer to sign the statutory notice relating to the tax rate, bonded indebtedness, or standby fees of the
district before final execution of this contract.

Notice Required by §13.257, Water Code: “The real property, described below, that you are about to
purchase may be located in a certificated water or sewer service area, which is authorized by law to
provide water or sewer service to the properties in the certificated area. If your property is located in a
certificated area there may be special costs or charges that you will be required to pay before you can
receive water or sewer service. There may be a period required to construct lines or other facilities
necessary to provide water or sewer service to your property. You are advised to determine if the
property is in a certificated area and contact the utility service provider to determine the cost that you
will be required to pay and the period, if any, that is required to provide water or sewer service to your
property. The undersigned purchaser hereby acknowledges receipt of the foregoing notice at or before
the execution of a binding contract for the purchase of the real property described in the notice or at
closing of purchase of the real property.” The real property is described in Paragraph 2 of this contract.

If the Property adjoins or shares a common boundary with the tidally influenced submerged lands of
the state, §33.135, Texas Natural Resources Code, requires a notice regarding coastal area property
to be included as part of this contract (the Addendum for Coastal Area Propenty (TXR-1915) may be used).

If the Property is located seaward of the Gulf Intracoastal Waterway, §61.025, Texas Natural
Resources Code, requires a notice regarding the seaward location of the Property to be included as
part of this contract (the Addendum for Property Located Seaward of the Gulf Intracoastal Waterway
(TXR-1916) may be used).

If the Property is located outside the limits of a municipality, the Property may now or later be included
in the extra-territorial jurisdiction (ETJ) of a municipality and may now or later be subject to annexation
by the municipality. Each municipality maintains a map that depicts its boundaries and ETJ. To
determine if the Property is located within a municipality's ETJ, Buyer should contact all municipalities
located in the general proximity of the Property for further information.

If apartments or other residential units are on the Property and the units were built before 1978, federal
law requires a lead-based paint and hazard disclosure statement to be made part of this contract (the
Addendum for Seller's Disclosure of Information on Lead-Based Paint and Lead-Based Paint Hazards
(TXR-1906) may be used).
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H. Section 1958.154, Occupations Code requires Seller to provide Buyer a copy of any mold remediation

certificate issued for the Property during the 5 years preceding the date the Seller sells the Property.

Brokers are not qualified to perform property inspections, surveys, engineering studies, environmental
assessments, or inspections to determine compliance with zoning, governmental regulations, or laws.
Buyer should seek experts to perform such services. Buyer should review local building codes,
ordinances and other applicable laws to determine their effect on the Property. Selection of experts,
inspectors, and repairmen is the responsibility of Buyer and not the brokers. Brokers are not qualified to
determine the credit worthiness of the parties. NOTICE OF WATER LEVEL FLUCTUATIONS: If the
Property adjoins an impoundment of water, including a reservoir or lake, constructed and maintained
under Chapter 11, Water Code, that has a storage capacity of at least 5,000 acre-feet at the
impoundment's normal operating level, Seller hereby notifies Buyer: “The water level of the
impoundment of water adjoining the Property fluctuates for various reasons, including as a result of: (1)
an entity lawfully exercising its right to use the water stored in the impoundment; or (2) drought or flood
conditions.”

PUBLIC IMPROVEMENT DISTRICTS: If the Property is in a public improvement district, Seller is
required by §5.014, Property Code to give Buyer a written notice concerning the obligation to pay
assessments. The form of the required notice is available as a part of the Notice of Obligation to Pay
Improvement District Assessment (TXR-1955).

. LICENSE HOLDER DISCLOSURE: Texas law requires a real estate license holder who is a party to a

transaction or acting on behalf of a spouse, parent, child, business entity in which the license holder
owns more than 10%, or a trust for which the license holder acts as a trustee or of which the license
holder or the license holder's spouse, parent or child is a beneficiary, to notify the other party in writing
before entering into a contract of sale. Disclose if applicable: N/A

26. CONTRACT AS OFFER: The execution of this contract by the first party constitutes an offer to buy or sell

the Property. Unless the other party accepts the offer by 5:00 p.m., in the time zone in which the Property
is located, on , the offer will lapse and become null and void.

READ THIS CONTRACT CAREFULLY. The brokers and agents make no representation or
recommendation as to the legal sufficiency, legal effect, or tax consequences of this
document or transaction. CONSULT your attorney BEFORE signing.

Seller: Charles E Webb Jr Family Partnership LTD Buyer:Olenox Corp andior its assigns
By: Charles E WebBb Jgneas,: By: Michael McLapahsignea vy:
By (signature):l (hardes € Wbl 9/2572025 By(signature):l ﬂ,ufj.m:ﬁ, ﬂLﬂﬂf‘FN 972572025
Printed Name: lBth&'IEDWﬁebb Jr Printed Name:lhliéﬁﬁ@&b'MtELaren
Title: Title: Chief Executive Officer
By: By:
By (signature): By (signature):
Printed Name: Printed Name:
Title: Title:
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AGREEMENT BETWEEN BROKERS
(use only if Paragraph 9B(1) is effective)

Principal Broker agrees to pay (Cooperating Broker) a
fee when the Principal Broker's fee is received. The fee to be paid to Cooperating Broker will be:
$ ,or

% of the sales price, or
% of the Principal Broker's fee.

The title company is authorized and directed to pay Cooperating Broker from Principal Broker's fee at closing.
This Agreement Between Brokers supersedes any prior offers and agreements for compensation between
brokers.

Principal Broker: Cooperating Broker:
By: By:
ATTORNEYS

Seller's attorney: Buyer's attorney:
Address: Address:
Phone & Fax: Phone & Fax:
E-mail: E-mail:
Seller's attorney requests copies of documents, Buyer's attorney requests copies of documents,
notices, and other information: notices, and other information:

the title company sends to Seller. the title company sends to Buyer.

Buyer sends to Seller. Seller sends to Buyer.

ESCROW RECEIPT

The title company acknowledges receipt of:

A. the contract on this day (effective date);

B. eamnest money in the amount of $ in the form of

on

Title company: Address:
By: Phone & Fax:
Assigned file number (GF#): E-mail:
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Tt TEXAS REALTORS

COMMERCIAL CONTRACT FINANCING ADDENDUM

USE OF THIS FORM BY PERSONS WHO ARE NOT MEMBERS OF THE TEXAS ASSOCIATION OF REALTORS®, INC. IS NOT AUTHORIZED.
ETexas Association of REALTORS®, Inc. 2010

ADDENDUM TO COMMERCIAL CONTRACT BETWEEN THE UNDERSIGNED PARTIES CONCERNING
THE PROPERTY AT

1207 N FM 3083 Rd , Conroe, TX 77304
The portion of the Sales Price not payable in cash will be paid as follows: (Check all that apply.)
[X| A. THIRD PARTY FINANCING:

(1) The contract is contingent upon Buyer obtaining a third party loan(s) secured by the Property in the
amountof $ 2,400,000.00 for not less than 20 years with the initial interest rate
not to exceed 8.000 % per annum and payments calculated on an amortization period of no
less than 20  years.

(2) Buyer will apply for the third party loan(s) described in Paragraph A(1) promptly after the effective
date. If Buyer cannot obtain the loan(s), Buyer may give Seller written notice within 30 days
after the effective date and the contract will terminate and the earnest money, less any independent
consideration under Paragraph 7B(1) of the contract, will be refunded to Buyer. If Buyer does not
give such notice within the time required, this contract will no longer be subject to the
contingency described in this Paragraph A.

(3) Each note to be executed under this addendum is to be secured by vendor's and deed of trust liens.
[ ] B. ASSUMPTION:

(1) Buyer will assume the unpaid principal balance of the existing promissory note secured by the
Property payable to
dated which balance at closing will be $

(2) Buyer's initial payment will be the first payment due after closing. Buyer's assumption of the existing
note includes all obligations imposed by the deed of frust securing the note, recorded in
(recording reference)

in the real property records of the county where the Property is located.

(3) If the unpaid principal balance of the assumed loan as of the date of closing varies from the loan
balance stated in Paragraph B(1), the cash payable at closing will be adjusted by the net amount of
any variance; provided, if the total principal balance of the assumed loan varies in an amount
greaterthan $ at closing, either party may terminate this contract and the earnest
money will be refunded to Buyer unless either party elects to eliminate the excess in the variance
by an appropriate adjustment at closing.

(4) Buyer may terminate the contract and the earnest money, less any independent consideration under
Paragraph 7B(1) of the contract, will be refunded to Buyer if the note holder on assumption requires:
(a) Buyer to pay an assumption fee in excess of $ and Seller declines to pay
such excess;
(b) an increase in the interest rate to more than %; or
(c) any other modification of the loan documents.

(5) Unless Seller is released of liability on any assumed note, Seller requires a vendor's lien and deed
of trust to secure assumption, which will be automatically released on execution and delivery of a
release by the note holder.
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[] c.

(6) If assumption approval is required by the note holder, Buyer will apply for assumption approval

within days after the effective date of the contract and will make every reasonable effort to
obtain assumption approval. If Buyer cannot obtain assumption approval, Buyer may give Seller
written notice within days after the effective date and the contract will terminate and the

earnest money, less any independent consideration under Paragraph 7B(1) of the contract, will be
refunded to Buyer. If Buyer does not give such notice within the time required and Buyer does
not close because Buyer is not able to assume the existing note, Buyer will be in default.

SELLER FINANCING:

(1) At closing, Buyer will execute and deliver a promissory note (the note) from Buyer to Seller in the
amount of § , bearing % interest per annum. Matured,
unpaid amounts will bear interest at the maximum rate of interest allowed by law.

(2) The note will be payable as follows:

[] (a) In one payment, due after the date
of the note, with interest payable: | |(i) monthly | |(ii)

[] (b) In installments of $ [ ]including interest [ |plus interest
beginning after the date of the note
and continuing at [ |monthly [ ] intervals thereafter for

when the entire balance of the note will be due and payable.

[] (c) Interestonlyin [ |monthly [ ] installments for the first
years and thereafter in installments of $ | ]including interest | | plus interest
beginning after the date of the note and continuing at
[ Jmonthly [ ] intervals thereafter for
when the entire balance of the note will be due and payable.

(3) The note will be secured by vendor's and deed of trust liens and an assignment of leases payable
at the placed designated by Seller.

(4) The note will provide that if Buyer fails to timely pay an installment within 10 days after the
installment is due, Buyer will pay a late fee equal to 5% of the installment not paid.

(5) The note [ |will [ |will not provide for liability (personal or corporate) against the maker in the
event of default.

(6) The note may be prepaid in whole or in part at any time without penalty. Any prepayments are to be
applied to the payment of the installments of principal last maturing and interest will immediately
cease on the prepaid principal.

(7) The lien securing payment of the note will be inferior to any lien securing any superior note
described in this addendum. If an owner's policy of title insurance is furnished, Buyer, at Buyer's
expense, will furnish Seller with a mortgagee title policy in the amount of the note at closing.

(8) If all or any part of the Property is sold or conveyed without Seller's prior written consent, Seller, at
Seller's option, may declare the outstanding principal balance of the note, plus accrued interest,
immediately due and payable. Any of the following is not a sale or conveyance of the Property:

(a) the creation of a subordinate lien;

(b) a sale under a subordinate lien;

(c) a deed under threat or order of condemnation;

(d) a conveyance solely between the parties; or

(e) the passage of title by reason of death of a maker or operation of law.

|||||
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Commercial Contract Financing Addendum conceming 1207 N FM 3083 Rd ., Conroe, TX 77304

(9) Deposits_for Taxes and Insurance: Together with the principal and interest installments, Buyer
[ Jwill [ ] will not deposit with Seller a pro rata part of the estimated annual ad valorem taxes on the
Property and a pro rata part of the estimated annual insurance premiums for the improvements on
the Property.

(a) If Buyer deposits taxes and insurance deposits with Seller, Buyer agrees that the taxes and
insurance deposits are only estimates and may be insufficient to pay total taxes and insurance
premiums. Buyer agrees to pay any deficiency within 30 days after Seller notifies Buyer of any
deficiency. Buyer's failure to pay the deficiency is a default under the deed of trust.

(b) If any superior lien holder on the Property collects payments for taxes and insurance, any
requirement to deposit taxes and insurance deposits with Seller under this addendum is
inoperative so long as payments are being made to the superior lien holder.

(10) Any event that constitutes a default under any superior lien constitutes a default under the deed of
trust securing the note.

(11) The note will include a provision for reasonable attorney's fees for any collection action.

(12) Unless the parties agree otherwise, the form of the note and loan documents will be as found in
the current edition of the State Bar of Texas Real Estate Forms Manual without any additional clauses.

[] D. CREDIT APPROVAL ON ASSUMPTION OR SELLER FINANCING:

(1) To establish Buyer's creditworthiness for assumption approval or seller financing, Buyer will deliver
to Seller the following information (Buyer's documentation) within days after the effective
date of the contract:

(a) verification of employment, including salary;

(b) verification of funds on deposit in financial institutions;
(c) current financial statement;

(d) credit report;

(e) tax returns for the following years

(f)

(2) If Buyer does not timely deliver Buyer's documentation or Seller determines, in Seller's sole
discretion, that Buyer's creditworthiness is not acceptable, Seller may terminate the contract by
giving written notice to Buyer not later than days after the date Buyer must deliver Buyer's
documentation under Paragraph D(1) and the earnest money, less any independent consideration
under Paragraph 7B(1) of the contract, will be refunded to Buyer. If Seller does not timely terminate
the contract under this paragraph, Seller will be deemed to have accepted Buyer's credit.

[ ] E. SPECIAL PROVISIONS:
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Commercial Contract Financing Addendum conceming 1207 N FM 3083 Rd ., Conroe, TX 77304

Seller:

By: Charles E Webb_ Ji"*™

By (signature):l Charies € Wedds

Printed Name: Charles E Webb Jr

Title:

By:

- By (signature):

Printed Name:

Title:

(TXR-1931) 1-26-10

Green and Associates Real Estate Services, 204 West Montgomery Willis TX 77378

Buyer:
Signed by:

By: Michael McLdren ,. . . . » .
vUAeEl, MUAREN

[
By (signatu re)l_ £9913FOCTSEALDR

Printed Name: Michaeal McLaren

Title: Chief Executive Officer

By:

- By (signature):

Printed Name:

Title:

Phone: 2817991029 Fax: (936) 856-7986

James Green Produced with Lone Wolf Transactions (zipForm Edition) 717 N Harwood St, Suite 2200, Dallas, TX 75201  www.lwolf.com
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Tt TEXAS REALTORS

COMMERCIAL CONTRACT SPECIAL PROVISIONS ADDENDUM

USE OF THIS FORM BY PERSONS WHO ARE NOT MEMBERS OF THE TEXAS ASSOCIATION OF REALTORS®, INC. IS NOT AUTHORIZED.
©Texas Association of REALTORSS, Inc. 2018

ADDENDUM TO COMMERCIAL CONTRACT BETWEEN THE UNDERSIGNED PARTIES CONCERNING
THE PROPERTY AT:

1207 N FM 3083 Rd , Conroe, TX 77304

The following special provisions apply and will control in the event of a conflict with the other provisions of the
contract: Buyer will take occupancy September 26th when lease will start on the 18,852 sq foot building.
Deposit of $20,000 will be due once contract is signed.

Monthly rent in the amount of $20,000 will be due starting October 1st and be due the first of each
month until property closes. A $4,000 credit per month will be credited to the sales price at closing.
Buyer has the option to extend closing up to 24 months and must give a 90-day notice if they will be
vacating and terminating the contract.

Buyer/Tenant will be responsible to carry rental insurance on the building they occupy.

The Seller and Buyer acknowledge and agree that they are each bound by and shall comply with all
obligations, duties and responsibilities set forth in the Texas Realtors Commercial Lease Agreement.
Both parties further agree to perform their respective obligations in good faith and in accordance with
the terms and conditions of the lease up to the date of closing.

Seller: Buyer:

By: Charles E Webhs}t. s, By: Michael McLarensiged by:

By (Slgnaturel U"M’“S € (el Iy

Printed Name: Charles E Webb Jr

Title:

By (signature)

| MiCatel, miteen

Printed Name: Mlchaeal McLaren

Title: Chief Executive Officer

By: By:

By (signature): By (signature):

Printed Name: Printed Name:

Title: Title:
(TXR-1940) 4-1-18 Page 1 of 1
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o€ TEXAS REALTORS

COMMERCIAL LEASE

USE OF THIS FORM BY PERSONS WHO ARE MOT MEMEERS OF THE TEXAS ASEO0CIATION OF REALTORSE. IMC. IS ROT AUTHCRIZED.
&Texas Assadalion af REALTORSE. Inc. 2022

1207 N FM 3083 Rd
CONCERNING THE LEASED PREMISES AT Conroe, TX 77304

between Charles E Webb Jr Family Partnership LTD (Landlord)
and Olenox Corp. (Tenant).
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€ TEXAS REALTORS

COMMERCIAL LEASE

LISE DF THIS FORM EY PERSDNS WHD ARE NOT MEMBEERS OF THE TEXAS ASS0OCIATION OF REALTORSE, 15 MNOT AUTHDRIZED,
DTexas Assodialion of REALTORSE. Inc. 2020

1. PARTIES: The parties to this lease are:

Landlord; Charles E Webb Jr Family Partnership LTD

;and

Tenant:  Qlenox Corp.

2. LEASED PREMISES:

A_ Landlord leases to Tenant the following described real property, known as the "leased premises," along
with all its improvements (Check only one box).

[x] (1) Multiple-Tenant Property: Suite or Unit Number 1 containing approximately 18852

square feet of rentable area ("rsf") in {project
name) at 1207 N FM 3083 Rd

{address) in Conroe {cityl), Montgomery {county),
Texas, which is legally described on attached Exhibit or as follows:

AQDDDZ2-Allen W 8. Tract 1B1-A, Acres 2.821

[ ] (2) Single-Tenant Property: The real property containing approximately square feet of
rentable area ("rsf") at:
{address) in
{eity), fcounty), Texas, which
is legally described on attached Exhibit or as follows:

B. If Paragraph 2A(1) applies:
(1) "Property” means the building or complex in which the leased premises are located, inclusive of
any common areas, drives, parking areas, and walks; and
(2) the parties agree that the rentable area of the leased premises may not equal the actual or useable
area within the leased premises and may include an allocation of common areas in the Property.
The rentable area | | will (x| will not be adjusted if re-measured.

3. TERM:

A Term: The term of this lease is up to 24 months and days, commencing on:
(Commencement Date)
and ending on _the earlier of 9/30/2027 or when Tenant closes building purchase  (Expiration Date).

B. Delay of Occupancy: If Tenant is unable to occupy the leased premises on the Commencement Date
because of construction on the leased premises to be completed by Landlord that is not substantially
complete or a prior tenant's holding over of the leased premises, Landlord will not be liable to Tenant
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1207 N FM 3083 Rd

Commaercial Lease concerning: Conrpe, TX 77304

C.

for such delay and this lease will remain enforceable. In the event of such a delay, the Commencement
Date will automatically be extended to the date Tenant is able to occupy the Property and the
Expiration Date will also be extended by a like number of days, so that the length of this lease remains
unchanged. If Tenant is unable to occupy the leased premises after the 10th  day after the
Commencement Date because of construction on the leased premises to be completed by Landlord
that is not substantially complete or a prior tenant's holding over of the leased premises, Tenant may
terminate this lease by giving written notice to Landlord before the leased premises become available
to be occupied by Tenant and Landlord will refund to Tenant any amounts paid to Landlord by Tenant.
This Paragraph 3B does not apply to any delay in cccupancy caused by cleaning or repairs.

Certificate of Cccupancy: Unless the parties agree otherwise, Tenant is responsible for obtaining a
certificate of ococupancy for the leased premises if required by a governmental body.

4. RENT AND EXPENSES:

A

Base Monthly Rent: On or before the first day of each month during this lease, Tenant will pay
Landlord base monthly rent as described on attached Exhibit or as follows:

Dates Rate per rentable square foot {optional) Base Monthly
From To $ Monthly Rate $ Annual Rate Rent &

! rsf f month frsf / year

{ rsf / month frsf fyaar

! rsf f month ! raf / year

{ rsf f month fref f year

! rsf f month ! rsf fyear

{ rsf f month i raf [ yaar

Additional Rent. In addition to the base monthly rent, Tenant will pay Landlord the expense
reimbursement detailed in Paragraph 4J (if applicable) and all other amounts, as provided by the
attached (Check all that apply.):

(1) Commercial Lease Addendum for Percentage Rent (TXR-2108)

(2} Commercial Lease Addendum for Parking (TXR-2107)

(3)
All amounts payable under the applicable addenda are deemed to be "rent” for the purposes of this
lease.

C. First Full Month's Rent: The first full monthly rent is due on or before September 26, 2025

D.

(TXR-2101) 07-08-22 Initizled for Identification by Landlord: | (&) , and Tenant:|_f .

Frorated Rent: If the Commencement Date is on a day other than the first day of a month, Tenant will
pay Landlord as prorated rent, an amount egual to the base monthly rent multiplied by the following
fraction: the number of days from the Commencement Date to the first day of the following month
divided by the number of days in the month in which this lease commences. The prorated rent is due
on or before the Commencement Date.

Place of Payment: Tenant will remit all amounts due to Landlord under this lease to the following
person at the place stated or to such other person or place as Landlord may later designate in writing:

Mame: Charles E Webb Jr Family Partnership LTD
Address. PO Box 242
Conroe, TA 77305
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1207 N FM 3083 Rd

Commaercial Lease concerning: Conrpe, TX 77304

F.

Method of Payment: Tenant must pay all rent timely without demand, deduction, or offset, except as
permitted by law or this lease. If Tenant fails to timely pay any amounts due under this lease or if any
check of Tenant is returned to Landlord by the institution on which it was drawn, Landlord after
providing written notice to Tenant may reguire Tenant to pay subsequent amounts that become due
under this lease in certified funds. This paragraph does not limit Landlord from seeking other remedies
under this lease for Tenant’s failure to make timely payments with good funds.

G. Late Charges: If Landlord does not actually receive a rent payment at the designated place of payment

within 5 days after the date it is due, Tenant will pay Landlord a late charge equal to 10% of the
amount due. In this paragraph, the mailbox is not the agent for receipt for Landlord. The late charge is
a cost associated with the collection of rent and Landlord’s acceptance of a late charge does not waive
Landlord's right to exercise remedies under Paragraph 20.

. Returned Checks: Tenant will pay $ 65.00 for each check Tenant tenders to Landlord

which is returned by the institution on which it is drawn for any reason, plus any late charges until
Landlord receives payment.

Application of Funds: Regardless of any notation on a payment, Landlord may apply funds received
from Tenant first to any non-rent obligations of Tenant, including but not limited to: late charges and
returned check charges, repairs, brokerage fees, periodic utilities and thereafter to rent.

{Check box only if Tenant reimburses Landlord for some or all expenses. Do not check for "gross" leases.)

] J.

Expense Reimbursement. In addition to base monthly rent stated in Paragraph 4A, Tenant will pay
Landlord the expense reimbursement described in this Paragraph 4J. Tenant will pay the expense
reimbursement as additional rent each month at the time the base-monthly rent is due. All amounts
payable under this Paragraph 4J are deemed to be "rent" for the purposes of this lease.

[ | (1) Reimbursable Periods. Additional rent under this Paragraph 4J is due for all months listed in the

chart in Paragraph 4A, even if the base monthly rent is zero.
(2) Definitions:
{a) "Tenant's pro rata share"is Ua.

(b) "CAM" means all of Landlord's expenses reasonably incurred to maintain, repair, operate,
manage, and secure the Property (for example, security, lighting, painting, cleaning,
decorations, utilities, trash removal, pest control, promotional expenses, and other expenses
reasonably related the Property's operations); including all expenseas incurred by Landlord under
Paragraph 15, but not including expenses for structural components and roof replacement; CAM
does not include capital expenditures, interest, depreciation, tenant improvements, insurance,
taxes, or brokers' leasing fees. Notwithstanding the foregoing, CAM does include the amortized
costs incurred by Landlord in making capital improvements or other moedifications to the
Property to the extent such improvements or modifications reduce CAM overall. These costs will
be amortized over the useful life of the improvement or modification on a straight-line basis;
however, in no event will the charge for such amortization included in CAM exceed the actual
reduction in CAM achieved by the improvements and maodifications.

{c) “lnsurance” means Landlord's costs to insure the leased premises and the Property including
but not limited to insurance for casualty loss, general liability, and reasonable rent loss.

{d) "Taxes" means the real property ad valorem taxes assessed against the leased premises and
Froperty inclusive of all general and special assessments and surcharges.

e —
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1207 N FM 2083 Rd
Commaercial Lease concerning: Conroe, TX 77304

{e) "Strucfural” means all of Landlord's expenses reasonably incurred to maintain, repair, and
replace the roof, foundation, exterior walls, load bearing walls and other structural components
of the Property.

{f) "Roof" means all roofing components including, but not limited to decking, flashing, membrane,
and skylights.

{3} Method: The additional rent under this Paragraph 4.J will be computed under the following method
{Check only one box): Note: "CAM" does not include taxes and insurance costs.

| (a) Base-year expenses: Each month Tenant will pay Tenant's pro rata share of the projected
monthly expenses for the Property that exceed the amount of the monthly base-year expenses
for the calendar year for: [ |taxes; [ Jinsurance; [ |CAM; [ |structural,and | |

| (b) Expense-stop: Each month Tenant will pay Tenant's pro rata share of the projected monthly
expenses for the Property that exceed § per square foot per year for
| |taxes: | |insurance; |CAM; | |structural; | |roof replacement;and | |

_ | (c) Net: Each month Tenant will pay Tenant's pro rata share of the projected monthly expenses for
the Property for: D taxes; D insurance; E CAM; |:| structural; D roof replacement; and

(4) Projected Monthly Expenses: On or about December 31 of each calendar year, Landlord will project
the applicable monthly expenses (those that Tenant is to pay under this lease) for the following
calendar year and will notify Tenant of the projected expenses. The projected expenses are based
on Landlord's estimates of such expenses. The actual expenses may vary.

Motice: The applicable projected expenses at the time the lease commences are shown in the table
below. The total area of the Property presently used by Landlord for calculating expense
reimbursements is rentable square feet (including any add on factor for
commaon areas).

Projected Expenses
% Monthly Rate % Annual Rate
I rsf f manth Frsfi year

(5) Reconciliation: Within 120 days after the end of each calendar year, Landlord will notify Tenant of
the actual costs of the applicable expenses (those that Tenant is to pay under this lease) for the
previous year. If the actual costs of the applicable expenses exceed the amounts paid or owed by
Tenant for the previous year, Tenant must pay the deficient amount to Landlord within 30 days after
Landlord notifies Tenant of the deficient amount. If the actual costs of the applicable expenses are
less than the amounts paid by Tenant for the previous year, Landlord will refund the excess to
Tenant or will credit the excess to Tenant's next rent payment(s). Tenant may audit or examine
those items in Landlord's records that relate to Tenant's obligations under this Paragraph 4J.
Landlord will promptly refund to Tenant any overpayment revealed by an audit or examination. If the
audit or examination reveals an error of more than 5% over the amounts Landlord collected in a
calendar year from Tenant under this lease, Landlord will pay the reasaonable cost of the audit or
examination. Landlord may not seek a deficiency from Tenant under this paragraph if Landlord fails
to timely provide the required notice.
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1207 N FM 2083 Rd
Commercial Lease concerning: Conroe, TX 77304

5. SECURITY DEFPOSIT:
A. Upon execution of this lease, Tenant will pay $ 20,000.00

to Landlord as a security

deposit.

Landlord may apply the security deposit to any amounts owed by Tenant under this lease. If Landlord
applies any part of the security deposit during any time this lease is in effect to amounts owed by
Tenant, Tenant must, within 10 days after receipt of notice from Landlord, restore the security deposit
to the amount stated.

. Within 80 days after Tenant surrenders the leased premises and provides Landlord written notice of

Tenant's forwarding address, Landlord will refund the security deposit less any amounts applied toward
amounts owed by Tenant or other charges authorized by this lease.

TAXES: Unless otherwise agreed by the parties, Landlord will pay all real property ad valorem taxes

assessed against the leased premises. Tenant waives all rights to protest the appraised value of the
leased premises and the Property, or appeal the same and all rights to receive notices of reappraisal set
forth in sections 41.413 and 42.015 of the Texas Tax Code.

7. UTILITIES:

A. The party designated below will pay for the following utility charges to the leased premises and any

connection charges for the utilities. (Check all that apply.)
NiA Landlord Tenant

(1) Water ] [] X
(2) Sewer [ ] X
(3) Electric B B ]
4) Gas X
(5) Telephone B ] X
(6) Internet B B X
(7) Cable X
(8) Trash ] B X
&) || |
{(10)All other utilities | || X

B. The party responsible for the charges under Paragraph 7A will pay the charges directly to the utility
service provider, The responsible party may select the utility service provider, except that if Tenant
selects the provider, any access or alterations to the Property or leased premises necessary for the
utilities may be made only with Landlord's prior consent, which Landlord will not unreasonably withhold.
If Landlord incurs any liability for utility or connection charges for which Tenant is responsible to pay
and Landlord pays such amount, Tenant will immediately upon written notice from Landlord reimburse
Landlord such amount.

C . Notice: Tenant should determine if all necessary utilities are available to the leased premises
and are adequate for Tenant's intended use.

D. After-Hours HYAC Charges: "HVAC services" means heating, ventilating, and air conditioning of the
leased premises. (Check one box only.)

[ ] (1) Landlord is obligated to provide the HVAC services to the leased premises only during the

(TXR-2101) 07-08-22
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1207 N FM 3083 Rd
Commaercial Lease concerning: Conrpe, TX 77304

[ ] (2) Landlord will provide the HVAC services to the leased premises during the operating hours
specified under Paragraph 9C for no additional charge and will, at Tenant's request, provide HVAC
services to the leased premises during other hours for an additional charge of §
per hour. Tenant will pay Landlord the charges under this paragraph immediately upon receipt of
Landlord's invoice. Hourly charges are charged on a half-hour basis. Any partial hour will be
rounded up to the next half hour. Tenant will comply with Landlord's procedures to make a reguest
to provide the additional HVYAC services under this paragraph.

(3) Tenant will pay for the HVAC services under this lease.
8. INSURANCE:

A. During all times this lease is in effect, Tenant must, at Tenant's expense, maintain in full force and
effect from an insurer authorized to operate in Texas:

(1) commercial general liability insurance naming Landlord as an additional insured with palicy limits on
an occurrence basis in a minimum amount of: {check only {a) or (b) below)

{a) 51,000,000; or

A (by 52,000,000,

If neither box is checked the minimum amount will be $1,000,000.

(2) personal property damage insurance for the business operations being conducted in the leased
premises and contents in the leased premises in an amount sufficient to replace such contents
after a casualty loss; and

[ | (3) business interruption insurance sufficient to pay 12 months of rent payments.

w

Before the Commencement Date, Tenant must provide Landlord with a copy of insurance certificates
evidencing the required coverage. If the insurance coverage is renewed or changes in any manner or
degree at any time this lease is in effect, Tenant must, not later than 10 days after the renewal or
change, provide Landlord a copy of an insurance certificate evidencing the renewal or change.

C. If Tenant fails to maintain the required insurance in full force and effect at all times this lease is in
effect, Landlord may:
(1) purchase insurance that will provide Landlord the same coverage as the required insurance and
Tenant mustimmediately reimburse Landlord for such expense; or
(2) exercise Landlord's remedies under Paragraph 20.

D. Unless the parties agree otherwise, Landlord will maintain in full force and effect insurance for: (1} fire
and extended coverage in an amount to cover the reasonable replacement cost of the improvements of
the Property;, and (2) any commercial general liability insurance in an amount that Landlord determines
reasonable and appropriate.

E. If there is an increase in Landlord's insurance premiums for the |eased premises or Property or its
contents that is caused by Tenant, Tenant's use of the leased premises, or any improvements made by
or for Tenant, Tenant will, for each year this lease is in effect, pay Landlord the increase immediately
after Landlord notifies Tenant of the increase. Any charge to Tenant under this Paragraph 8E will be
equal to the actual amount of the increase in Landlord's insurance premium.

9. USE AND HOURS:

A.. Tenant may use the leased premises for the following purpose and no other: Any legal use

e
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B.

C.

Unless otherwise specified in this lease, Tenant will operate and conduct its business in the leased
premises during business hours that are typical of the industry in which Tenant represents it operates.

The Property maintains operating hours of (specify hours, days of week, and if inclusive or exclusive of
weekends and holidays).

10. LEGAL COMPLIANCE:

A

Tenant may not use or permit any part of the leased premises or the Property to be used for:

(1) any activity which is a nuisance or is offensive, noisy, or dangerous;

(2) any activity that interferes with any other tenant's normal business operations or Landlord's
management of the Property;

(3) any activity that viclates any applicable law, regulation, zoning ordinance, restrictive covenant,
governmental order, owners' association rules, ftenants’ association rules, Landlord's rules or
regulations, or this lease;

(4) any hazardous activity that would require any insurance premium on the Property or leased
premises to increase or that would void any such insurance;

(5) any activity that violates any applicable federal, state, or local law, including but not limited to those
laws related to air quality, water guality, hazardous materials, wastewater, waste disposal, air
emissions, or other environmental matters;

{B) the permanent or temporary storage of any hazardous material; or

{7

"Hazardous material” means any pollutant, toxic substance, hazardous waste, hazardous material,
hazardous substance, solvent, or oil as defined by any federal, state, or local environmental law,
regulation, ordinance, or rule existing as of the date of this lease or later enacted.

Landlord does not represent or warrant that the leased premises or Property conform to applicable
restrictions, zoning ordinances, setback lines, parking requirements, impervious ground cover ratio
requirements, and other matters that may relate to Tenant's intended use. Tenant must satisfy itself
that the leased premises may be used as Tenant intends by independently investigating all matters
related to the use of the leased premises or Property. Tenant agrees that it is not relying on any
warranty or representation made by Landlord, Landlord's agent, or any broker concerning the use of
the leased premises or Property.

10. SIGNS:

A

Tenant may not post or paint any signs or place any decoration cutside the leased premises or on the
Property without Landlord's written consent. Landlord may remove any unauthorized sign or
decorations, and Tenant will promptly reimburse Landlord for its cost to remove any unauthorized sign
or decorations.

Any authorized sign must comply with all laws, restrictions, zoning ordinances, and any governmental
order relating to signs on the leased premises or Property. Landlord may temporarily remove any
authorized sign to complete repairs or alterations to the leased premises or the Property.

By providing written notice to Tenant before this lease ends, Landlord may require Tenant, upon move-
out and at Tenant's expense, to remove, without damage to the Property or leased premises, any or all
signs or decorations that were placed on the Property or leased premises by or at the request of
Tenant. Any signs or decorations that Landlord does not require Tenant to remove and that are
fixtures, become the property of the Landlord and must be surrendered to Landlord at the time this
lease ends.
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12. ACCESS BY LANDLORD:

A. During Tenant's normal business hours Landlord may enter the leased premises for any reascnable
purpose, including but not limited to purposes for repairs, maintenance, alterations, and showing the
leased premises to prospective tenants or purchasers. Landlord may access the leased premises after
Tenant's normal business hours if: (1) entry is made with Tenant's permission; or {2) entry is necessary
to complete emergency repairs. Landlord will not unreasonably interfere with Tenant's business
operations when accessing the leased premises.

B. During the last _ 30 days of this lease, Landlord may place a "For Lease" or similarly worded sign on
the leased premises.

13. MOVE-IN COMNDITION: Tenant has inspected the leased premises and accepts it in its present (as-is)
condition unless expressly noted otherwise in this lease or in an addendum. Landlord and any agent have
made no express or implied warranties as to the condition or permitted use of the leased premises or

Property.
14, MOVE-OUT CONDITION AND FORFEITURE OF TENANT'S PERSCONAL PROPERTY:

A. At the time this lease ends, Tenant will surrender the leased premises in the same condition as when
received, except for normal wear and tear. Tenant will leave the leased premises in a clean condition
free of all trash, debris, personal property, hazardous materials, and environmental contaminants.

B. If Tenant leaves any personal property in the leased premises after Tenant surrenders possession of
the leased premises, Landlord may: (1) require Tenant, at Tenant's expense, to remove the personal
property by providing written notice to Tenant; or {2) retain such personal property as forfeited property
to Landlord.

C. "Surrender" means vacating the leased premises and returning all keys and access devices fo
Landlord. "Mormal wear and tear" means deterioration that occurs without negligence, carelessness,
accident, or abuse.

D. By providing written notice to Tenant before this lease ends, Landlord may require Tenant, upon move-
out and at Tenant's expense, to remove, without damage to the Property or leased premises, any or all
fixtures that were placed on the Property or leased premises by or at the request of Tenant. Any
fixtures that Landlord does not require Tenant to remove become the property of the Landlord and
must be surrendered to Landlord at the time this lease ends.

15. MAINTENANCE AND REPAIRS:

A Cleaning: Tenant must keep the leased premises clean and sanitary and promptly dispose of all
garbage in appropriate receptacles. []Landlord [X] Tenant will provide, at its expense, janitorial
services to the leased premises that are customary and ordinary for the property type. Tenant will
maintain any grease trap on the Property which Tenant uses, including but not limited to periodic
emptying and cleaning, as well as making any modification to the grease trap that may be necessary to
comply with any applicable law.

B. Repairs of Conditions Caused by a Party: Each party must promptly repair a condition in need of repair
that is caused, either intentionally or negligently, by that party or that party's guests, patrons, invitees,
contractors or permitted subtenants.

C. Repair and Maintenance Responsibility: Except as otherwise provided by this Paragraph 15, the party
designated below, at its expense, is responsible to maintain and repair the following specified items in
the leased premises (if any). The specified items must be maintained in clean and good operable
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condition, If a governmental regulation or order requires a modification to any of the specified items,
the party designated to maintain the item must complete and pay the expense of the maodification. The
specified items include and relate only to real property in the leased premises. Tenant is responsible
for the repair and maintenance of its personal property. (Check all that apply.)

(1) Foundation, exterior walls and other structural components
(2) Roof replacement ...
(3) RO FEPAIN s

4y Glass and WInAdOWS ...

{5) Fire protection equipment ...
(6) Fire sprinkler systems ... :
{7) Exterior and overhead doors moludmg closure dewces moldlng
lacks, and hardware ..
(8) Grounds malntenanoe lncludlng Iandscaplng and lrngatlon
SYS IS e
(9) Interior doors, including closure devices, frames, malding, locks,
and hardware ..

{10)Parking areas and walks .....................................................................
{11)Plumbing systems, drainage systems and sump pumps ...
{12)Electrical systems, mechanical systems .......cccccceiiciicicvscninen,
(13)Ballast and lamp replacement ... s

{14)Heating, Ventilation and Air Condmonmg {HVAC) systems
{15)HVAC system replaoement
{18) Signs and lighting: .

() PYION oo 1

el T

[ T o T 4T o | S
() DOOMSUIRE s
() DIreetional ..o oo

ify Other:

(17)Extermination and pest control, excluding wood-destroying msec’cs ]

(18)Fences and Gates ...

{19) Storage yards and storage buildings ........co.ocoveiiiiicie e,
{20y Wood-destroving insect treatment and repairs ...
(21)Cranes and related systems ... e

(22)

Landlord Tenant

E_x :
X

X

[]

[

2¢| ¢

1 O
B<] X

[ ] [T T 11
I = 2 I
[ ES PR SR

B S

[ESEESESEES

(23}

{24) All other items and SYSIEMS. ...

D. Repair Persons: Repairs must be completed by trained, qualified, and insured repair persons.

E. HWAC Service Contract: If Tenant maintains the HVAC system under Paragraph 15C(14), Tenant |:| is
| is not required to maintain, at its expense, a regularly scheduled maintenance and service contract
for the HVAC system. The maintenance and service contract must be purchased from a HVAC
maintenance company that regularly provides such contracts to similar properties. If Tenant fails to
maintain a required HVAC maintenance and service contract in effect at all times during this lease,
Landlord may do so and Tenant will reimburse Landlord for the expense of such maintenance and
service contract or Landlord may exercise Landlord's remedies under Paragraph 20.

(TXR-2101) 07-08-22 Initialed for Identification by Landlord:[_[;m . , and Tenant: n“n: . Page 10 of 18

Cirien il Assieceatiss B | Estinte Sorviciss, 204 Weat Montgemery Wil TX 77378 Phone: 2817909115

Fax: (93] BSe-T0 1207 W FM 383

Janes Gireen Proguced wilh Lore Wall Transacticns (zipFom Sdition] 717 N Harecod St Suile 2200, Dallas, TH 73207 whew lwal com




1207 N FM 3083 Rd
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F. Common Areas: Landlord will maintain any common areas in the Property in a manner as Landlord
determines to be in the best interest of the Property. Landlord will maintain any elevator and signs in
the common area. Landlord may change the size, dimension, and location of any common areas,
or allocate areas for short term or reserved parking for specific tenants, provided that such change
does not materially impair Tenant's use and access to the leased premises. Tenant has the
non-exclusive license to use the common areas in compliance with Landlord's rules and regulations.
Tenant may not solicit any business in the common areas or interfere with any other person's right to
use the commaon areas. This paragraph does not apply if Paragraph 2A(2) applies.

G. Motice of Repairs: Tenant must promptly notify Landlord of any item that is in need of repair and that is
Landlord's responsibility to repair. All requests for repairs to Landlord must be in writing.

H. Failure to Repair: Landlord must make a repair for which Landlord is responsible within a reasonable
pericd of time after Tenant provides Landlord written notice of the needed repair. If Tenant fails to
repair or maintain an item for which Tenant is responsible within 10 days after Landlord provides
Tenant written notice of the needed repair or maintenance, Landlord may: (1) repair or maintain the
item, without liability for any damage or loss to Tenant, and Tenant must immediately reimburse
Landlord for the cost to repair or maintain; or (2) exercise Landlord's remedies under Paragraph 20.

16. ALTERATIONS:

A Tenant may not alter (including making any penetrations to the roof, exterior walls or foundation),
improve, or add to the Property or the leased premises without Landlord's written consent. Landlord will
not unreasonably withhold consent for the Tenant to make reasonable non-structural alterations,
modifications, or improvements to the leased premises.

B. Tenant may not alter any locks or any security devices on the Property or the leased premises without
Landlord's consent. If Landlord authorizes the changing, addition, or rekeying of any locks or other
security devices, Tenant must immediately deliver the new keys and access devices to Landlord.

C. If a governmental order requires alteration or modification to the leased premises, the party obligated
to maintain and repair the item to be modified or altered as designated in Paragraph 15 will, at its
expense, modify or alter the item in compliance with the order and in compliance with Paragraphs 16A
and 17.

D. Any alterations, improvements, fixtures or additions to the Property or leased premises installed by
either party during the term of this lease will become Landlord's property and must be surrendered to
Landlord at the time this lease ends, except for those fixtures Landlord requires Tenant to remove
under Paragraph 11 or 14 or if the parties agree otherwise in writing.

17. LIENS: Tenant may not do anything that will cause the title of the Property or leased premises to be
encumbered in any way. If Tenant causes a lien to be filed against the Property or leased premises,
Tenant will within 20 days after receipt of Landlord's demand: (1) pay the lien and have the lien released of
record; or (2) take action to discharge the lien. Tenant will provide Landlord a copy of any release Tenant
obtains pursuant to this paragraph.

18. LIABILITY: To the extent permitted by law, Landlord is NOT responsible to Tenant or Tenant's employees,
patrons, guests, or invitees for any damages. injuries, or losses to person or property caused by:

A. an act, omission, or neglect of: Tenant; Tenant's agent; Tenant's guest. Tenant's employees; Tenant's
patrons; Tenant's invitees: or any other tenant on the Property;
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B. fire. flood, water leaks. ice. snow, hail, winds. explosion, smoke, riot, strike, interruption of utilities,
theft, burglary, robbery, assault, terrorism, vandalism, other persens, environmental contaminants, or
other occurrences or casualty losses.

19. INDEMNITY: Each party will indemnify, defend, and hold the other party harmless from any property
damage. personal injury, suits, actions, liabilities, damages. cost of repairs or service to the leased

premises or Property, or any other loss caused, negligently or otherwise, by that party or that party's

employees, patrons, guests, or invitees.

20. DEFAULT:

A. If Landlord fails to comply with this lease within 30 days after Tenant notifies Landlord of Landlord's
failure to comply, Landlord will be in default and Tenant may seek any remedy provided by law. If,
however, Landlord's non-compliance reasonably regquires more than 30 days to cure, Landlord will not
be in default if the cure is commenced within the 30-day period and is diligently pursued.

B. If Landlord does not actually receive at the place designated for payment any rent due under this lease
within 5 days after it is due, Tenant will be in default. If Tenant fails to comply with this lease for any
other reason within 20 days after Landlord notifies Tenant of its failure to comply, Tenant will be in
default.

C. If Tenant is in default, Landlord may, with at least 3 days written notice to Tenant: (i) terminate this
lease, or (i) terminate Tenant's right to occupy the leased premises without terminating this lease and
may accelerate all rents which are payable during the remainder of this lease or any renewal period.
Landlord will attempt to mitigate any damage or loss caused by Tenant's breach by using commercially
reasonable means. If Tenant is in default, Tenant will be liable for:

(1) any lost rent;
(2) Landlord's cost of reletting the leased premises, including brokerage fees, advertising fees, and

other fees necessary to relet the leased premises;

(3) repairs to the leased premises for use beyond normal wear and tear;

(4) all Landlord's costs associated with eviction of Tenant, such as attorney's fees, court costs, and
prejudgment interest;

(5) all Landlord's costs associated with collection of rent such as collection fees, late charges, and
returned check charges;

(6) cost of removing any of Tenant's equipment or fixtures left on the leased premises or Property;

() cost to remove any trash, debris, personal property, hazardous materials, or environmental
contaminants left by Tenant or Tenant's employees, patrons, guests, or invitees in the leased
premises or Property;

(8) cost to replace any unreturned keys or access devices to the leased premises, parking areas, or
Property; and

(9) any other recovery to which Landlord may be entitied under this lease or under law.

21. ABANDONMENT, INTERRUPTION OF UTILITIES, REMOVAL OF PROPERTY, AND LOCKOUT:
Chapter 93 of the Texas Property Code governs the rights and obligations of the parties with regard to:
(a) abandonment of the leased premises; (b) interruption of utilities; (c) removal of Tenant's property; and
(d) "lock-out" of Tenant.

22 HOLDOWVER: If Tenant fails to vacate the leased premises at the time this lease ends, Tenant will become
a tenant-at-will and must vacate the leased premises immediately upon receipt of demand from Landlord.
Mo holding over by Tenant, with or without the consent of Landlord, will extend this lease. Tenant will
indemnify Landlord and any prospective tenants for any and all damages caused by the holdover. Rent for
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any holdover period will be 150% of the base monthly rent plus any additional rent calculated on a daily
basis and will be immediately due and payable daily without notice or demand.

23. LANDLORD'S LIEMN AND SECURITY INTEREST: To secure Tenant's performance under this lease,
Tenant grants to Landlord a lien and security interest against all of Tenant's nonexempt personal property
that is in the leased premises or on the Property. This lease is a security agreement for the purposes of
the Uniform Commercial Code. Landlord may file a financing statement to perfect Landlord's security
interest under the Uniform Commercial Code,

24. ASSIGMMENT AND SUBLETTING: Landlord may assign this lease to any subsequent owner of the
Froperty. Tenant may not assign this lease or sublet any part of the leased premises without Landlord's
written consent. An assignment of this lease or subletting of the leased premises without Landlord's written
consent is voidable by Landlord. If Tenant assigns this lease or sublets any part of the leased premises,
Tenant will remain liable for all of Tenant's obligations under this lease regardless if the assignment or
sublease is made with or without the consent of Landlord.

25. RELOCATION:

[ ] A. By providing Tenant with not less than 90 days advanced written notice, Landlord may require Tenant
to relocate to another location in the Property, provided that the other location is equal in size or larger
than the leased premises then occupied by Tenant and contains similar leasehold improvements.
Landlord will pay Tenant's reasonable out-of-pocket moving expenses for moving to the other location.
"Moving expenses” means reasonable expenses incurred by Tenant payable to professional movers,
utility companies for connection and disconnection fees, wiring companies for connecting and
disconnecting Tenant's office equipment required by the relocation, and printing companies for
reprinting Tenant's stationary, business cards, and marketing materials containing Tenant's address. A
relocation of Tenant will not change or affect any other provision of this lease that is then in effect,
including rent and reimbursement amounts, except that the description of the suite or unit number will
automatically be amended.

B. Landlord may not require Tenant to relocate to another location in the Property without Tenant's prior
consent.

26. SUBORDINATION:

A. This lease and Tenant's leasehold interest are and will be subject, subordinate, and inferior to:
(1) any lien, encumbrance, or ground lease now or hereafter placed on the leased premises or the

Property that Landlord authorizes;

(2) all advances made under any such lien, encurmnbrance, or ground lease;

(3) the interest payable on any such lien or encumbrance;

(4) any and all renewals and extensions of any such lien, encumbrance, or ground lease;
(5) any restrictive covenant affecting the leased premises or the Property; and

6) the rights of any owners' association affecting the leased premises or Property.

(

B. Tenant must, on demand, execute a subordination, attornment, and non-disturbance agreement that
Landlord may request that Tenant execute, provided that such agreement is made on the condition
that this lease and Tenant's rights under this lease are recognized by the lien-holder.

27. ESTOPPEL CERTIFICATES AND FINANCIAL INFORMATION:

A Within 10 days after receipt of a written request from Landlord, Tenant will execute and deliver to
Landlord an estoppel cerificate that identifies the terms and conditions of this lease.
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B.

Within 30 days after receipt of a written request from Landlord, Tenant will provide to Landlord
Tenant's current financial information (balance sheet and income statement). Landlord may request the
financial information no mare frequently than once every 12 months.

28. CASUALTY LOSS:

A

Tenant must immediately notify Landlord of any casualty loss in the leased premises. Within 20 days
after receipt of Tenant's notice of a casualty loss, Landlord will notify Tenant if the leased premises are
less than or more than 50% unusable, on a per square foot basis, and if Landlord can substantially
restore the leased premises within 120 days after Tenant notifies Landlord of the casualty loss.

If the leased premises are less than 50% unusable and Landlord can substantially restore the leased
premises within 120 days after Tenant notifies Landlord of the casualty, Landlord will restore the leased
premises to substantially the same condition as before the casualty. If Landlord fails to substantially
restore within the time required, Tenant may terminate this lease.

. If the leased premises are more than 50% unusable and Landlord can substantially restore the leased

premises within 120 days after Tenant notifies Landlord of the casualty, Landlord may: (1) terminate
this lease; or (2) restore the leased premises to substantially the same condition as before the
casualty. If Landlord chooses to restore and does not substantially restore the leased premises within
the time required, Tenant may terminate this lease.

If Landlord notifies Tenant that Landlord cannot substantially restore the leased premises within 120
days after Tenant notifies Landlord of the casualty loss, Landlord may: (1) choose not to restore and
terminate this lease; or (2} choose to restore, notify Tenant of the estimated time to restore, and give
Tenant the option to terminate this lease by notifying Landlord within 10 days.

. If this lease does not terminate because of a casualty loss, rent will be reduced from the date Tenant

notifies Landlord of the casualty loss to the date the leased premises are substantially restored by an
amount proportionate to the extent the leased premises are unusable.

29. CONDEMMNATION: If after a condemnation or purchase in lieu of condemnation the leased premises are
totally unusable for the purposes stated in this lease, this lease will terminate. If after a condemnation or
purchase in lieu of condemnation the leased premises or Property are partially unusable for the purposes
of this lease, this lease will continue and rent will be reduced in an amount proportionate to the extent the
leased premises are unusable. Any condemnation award or proceeds in lieu of condemnation are the
property of Landlord and Tenant has no claim to such proceeds or award. Tenant may seek compensation
from the condemning authority for its moving expenses and damages to Tenant's personal property.

30. ATTORNEY'S FEES: Any person who is a prevailing party in any legal proceeding brought under or
related to the transaction described in this lease is entitled to recover prejudgment interest, reasonable
attorney's fees, and all other costs of litigation from the nonprevailing party.

31. REPRESENTATIONS:

A. Tenant's statements in this lease and any application for rental are material representations relied upon
by Landlord, Each party signing this lease represents that he or she is of legal age to enter into a
binding contract and is authorized to sign this lease. If Tenant makes any misrepresentation in this
lease or in any application for rental, Tenant is in default.

B. Landlord is not aware of any material defect on the Property that would affect the health and safety of
an ordinary person or any environmental hazard on or affecting the Property that would affect the
health or safety of an ordinary person, except:
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C. Each party and each signatory to this lease represents that: (1) it is not a person named as a Specially
Designated National and Blocked Person as defined in Presidential Executive Order 13224; (2) it is not
acting, directly or indirectly, for or on behalf of a Specially Designated and Blocked Person; and (3) is
not arranging or facilitating this lease or any transaction related to this lease for a Specially Designated
and Blocked Person. Any party or any signatory to this lease who is a Specially Designated and
Blocked person will indemnify and hold harmless any other person who relies on this representation
and who suffers any claim, damage, loss, liahility or expense as a result of this representation,

32. EROKERS:

A. The brokers to this lease are:

Principal Broker: Green and Associates Real Estate Cooperating Broker:
SEnvices

Agent. James Green Ageant:
Address: 204 West Montgomery Address:

Willis, TX 77378
Phone & Fax: (936)856-0385 Phone & Fax:
E-mail; jgreenl3@msn.com E-mail:
License No.: 0516920 License Mo.:
Principal Broker: (Check only one box) Cooperating Broker represents Tenant.

represents Landlord only.
|| represents Tenant only.

is an intermediary between Landlord and Tenant.
Fees:

o

(1) Principal Broker's fee will be paid according to: (Check anly one box).

| (a) a separate written commission agreement between Principal Broker and:
| |Landlord | | Tenant.

:| (b) the attached Commercial Lease Addendum for Broker's Fee (TXR-2102).

[ ] (2) Cooperating Broker's fee will be paid according to: (Check only one box).
{a) a separate written commission agreement between Cooperating Braker and:
) [ Principal Broker " |Landlord [ | Tenant.
H (b) the attached Commercial Lease Addendum for Broker's Fee (TXE-2102).

33. ADDENDA: Incorporated into this lease are the addenda, exhibits and other information marked in the
Addenda and Exhibit section of the Table of Contents. If Landlord's Rules and Regulations are made part
of this lease, Tenant agrees to comply with the Rules and Regulations as Landlord may, at its discretion,
amend from time to time.

34. NOTICES: All notices under this lease must be in writing and are effective when hand-delivered, mailed by
certified mail return receipt requested, sent by a national or regional overnight delivery service that
provides a delivery receipt, or sent by confirmed facsimile transmission to:

Landlord att  Charles E Webb Jr Family Partnership LTD |
Address: PO Box 242Conroe, TX 77305
Attention: Charles E Webb Jr 936-672-1394

Fax:
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1207 N FM 3083 Rd
Commercial Lease concerning: Conroe, TX 77304

and a copy to:
Address:
Attention:
Fax:

:X.| Landlord also consents to receive notices by e-mail at: cewfpinvestments@gmail.com

Tenant at the leased premises,

and fo: Olenox Corp.
Address: 1773 Westborough Dr, Katy, TX 77449
Aftention: 940-495-2155
Fax:

and a copy to:

Address:
Attention:
Fax:

%| Tenant also consents to receive notices by e-mail at: mikem@olenox.com

35. SPECIAL PROVISIONS: The following special provisions apply and will control in the event of a conflict
with other provisions of this lease. (If special provisions are contained in an addendum, identify the applicable
addendum on the cover page of this lease.)
Landlord will not be responsible for repair or replacement for HYAC systems in warehouse, just
office space.

36. AGREEMENT OF PARTIES:

A. Entire Agreement: This lease contains the entire agreement between Landlord and Tenant and may
not be changed except by written agreement.

B. Binding Effect: This lease is hinding upon and inures to the benefit of the parties and their respective
heirs, executors, administrators, successors, and permitted assigns.

C. Joint and Several: All Tenants are jointly and severally liable for all provisions of this lease. Any act or
netice to, or refund to, or signature of, any one or more of the Tenants regarding any term of this lease,
its renewal, or its termination is binding on all Tenants.

, and Tenant; e ,
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J.

Contrelling Law: The laws of the State of Texas govern the interpretation, performance, and
enforcement of this lease.

Severable Clauses: If any clause in this lease is found invalid or unenforceable by a court of law, the
remainder of this lease will not be affected and all other provisions of this lease will remain valid and
enforceable.

Waiver: Landlord's delay, waiver, or non-enforcement of acceleration, contractual or statutory lien,
rental due date, or any other right will not be deemed a waiver of any other or subsequent breach by
Tenant or any other term in this lease.

Quiet Enjoyment; Provided that Tenant is not in default of this lease, Landlord covenants that Tenant
will enjoy possession and use of the leased premises free from material interference.

Force Majeure: If the performance of any party to this lease is delayed by strike, lock-out, shortage
of material, governmental restriction, riot, war, epidemic, pandemic, quarantine, or by other cause,
without fault and beyond the control of the party obligated (financial inability excepted), performance of
such act will be abated for the period of the delay; provided, however, nothing in this paragraph
excuses Tenant from the prompt payment of rent or other charge, nor will Tenant's inability to obtain
governmental approval for its intended use of the leased premises excuse any of Tenant's obligations
hereunder.

Time: Time is of the essence. The parties require strict compliance with the times for perfformance.

Counterparts; If this lease is executed in a number of identical counterparts, each counterpart is an
original and all counterparts, collectively, constitute one agreement.

37. EFFECTIVE DATE: The effective date of this lease is the date the last party executes this lease and initials
any changes.

38. LICENMSE HOLDER DISCLOSURE: Texas law requires a real estate license holder who is a party to a
transaction or acting on behalf of a spouse, parent, child, business entity in which the license holder owns
more than 10%, or a trust for which the license holder acts as a trustes or of which the license holder or
the license holder's spouse, parent or child is a beneficiary, to notify the other party in writing before

entering into a contract of sale or rental agreement. Disclose if applicable:

(TXR-2101) 07-08-22 Initialed for Identification by Landlord:| (&) and Tenant:[ il . Page 17 of 18
Green and Associies Real Estave Services, 204 West Monigomery Wills TX 77378 Phone: 2817005 Fas: 19000 B0 T L2067 W FM el
| FRTETEA e Producd wilh Larse Wall Tramssctiore (zipForm Edilian) 717 M Harated S6 Saile 2200, Dallaz, TX 752071 s walf oo




1207 N FM 2083 Rd
Commercial Lease concerning: Conroe, TX 77304

Brokers are not gqualified to render legal advice, property inspections, surveys, engineering studies,
environmental assessments, tax advice, or compliance inspections. The parties should seek experts
to render such services. READ THIS LEASE CAREFULLY. If you do not understand the effect of this
Lease, consult your attorney BEFORE signing.

Landlord: Charles E Webb Jr Family Partnership LTD Tenant! Olenox Corp.
By By
igned by Bigned by

By (signature):|_{f adise & Welds e By (signature)| MI{ k4] M| IEEN

Printed Name: Shaples Susshh dr Printed Name:; ! n

Title: Date: .9;‘25,?2(}25. Title: Date: .9‘325"{2025
By: By

By (signature): By {signature):

Printed MName: Printed Name:

Title: Date: Title: Date:
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EXHIBIT A
RENT & ADDITIONAL TERMS

Buyer/Tenant will take occupancy September 26, 2025.

A deposit of $20,000 will be due upon execution of the Purchase and Lease documents. The deposit will
be credited towards the purchase price at closing.

Monthly rent in the amaount of 520,000 will be due starting Octaber 1, 2025, and due the first of each
month until the property closes.

A 54,000 credit per month will be credited to the sales price at closing.

Buyer/Tenant has the option to extend closing up to 24 months and must give 90-days’ advance notice if
they will be vacating and terminating the contract.

Buyer/Tenant will be responsible to carry rental insurance on the property.

The Seller/Landlord and Buyer/Tenant acknowledze and agree that they are each bound by and shall
comply with the obligations, duties, and responsibilities set forth in the Texas Realtors Commercial Lease
Agreement executed by the parties. The parties further agree to perform their respective obligations in
good faith and in accordance with the terms and conditions of the Lease up to the date of closing on the
property.

DocuSignad by:
Signod by: oouSignad by:

MICKAE, MOLArEN Chares € Wl Y Founily Parturdip (T

ASIRAFIASEMEIF
BRO1SFOCTERALDE. .




