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ATTACHMENT A:

JEFFERSON BUILDING LEASE



þ

I

LEASE Á.GREEMENT

THIS LEASE AGREEMENT (the "Lease") is entercd into this LL day of March _,
2074, between JEFFERSON HOUSE LLC, a Washington State limited liability company
("Landlord"), and IilNG COIJNTY, a municipal corporation, (rrTenant'r). Landlord and ïenant
agree as follows:

1. LBASE SUMMARY.

a. Leased Plemises. The I'Property" consists of the real property legally
described on attached Exhibit A, and all improvements thereon and to be constructed thereon
pursuant to the terms of this Lease. The "Prernises" are outlined on the floor plans attachecl
lrereto as Exhibit A-1, and contain26,002 RSF on floors 7,2 and 3 all located on the Property.
The Premises do not include, and Landlord reserves, the exterior walls ærd roof of the Premises,
the land beneath the Plemises, the pipes, ducts, conduits, wires, fixtures and equiprnent above the
suspended ceiling or structural elements qf the building in which the Premises are located (the

"Building").

b. Lease Commencement Date. The Lease sha[ cornmence upon June 1,

2014, (the "Commencement Date").

c. Lease Terrnination Date. The Lease shall terminate at midnight May 31,

2024, or such earlier or later date as provided in Section 3 (ihe "Termination Date").

d. Base Rent. Tenant shall pay Landlord base monthly rent at the t'ates and

in the amounts provided in Section 4. The base monthly rent shall be payable at Landlord's
address shown in Section 1(h) below, or such other place designated in writing by Landlord.

ntentionally deleted.

Security Deposit. The amount of the security deposit is $0.00

g, Permitted Use. The Premises shall be used only for general office space

including but not limited to a legal counseling and defenso company, and for no other use without the
prior written consent of Landlord,

h. Notice and Payment Add:essg-s:

Landlold: Jefferson House LLC
c/o Mal(ensay Real Estate Services Inc.
76 S. Washington Street, Suite M-l02
Seattle, lVA 98104
Fax No.r 206-623-9365

With a copyto: Thomas W. Read
Alston, Courtnage & Bassetti LLP
1420 FifthAvenue, Suite 3650
Seattle, WA 98101-4011

e.

f.
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FaxNo.: Q06)623-1752

Tenant: I(ing County
Real Estate Services
500 4th Ave., Roorn 830
Seattle, V/A 98104
Attn: Bob Thompson
Fax No.: Q06)296-7467
Bob.thompson@kingcounty, gov

i, Tenant's Pro Rata Share. Landlord and Tenant agree that Tenant's Pt'o

Rata Share is 54.89Yo, based on the ratio of the agreed rentable area of the Premises (26,002

rentable squale feet) to the agreed rentable area of the Building (47,375 rentable square feet) as

of the date of this Lease.

2. PREMISES. Landlord leases to Tenant, and Tenant leases from Landlord, the

Premises upon the tenns specified in this Lease.

J. TERM.

a, Commencernent Date. The first rrl-ease Yeat" shall commence on the

Cormnencement Date and shall end on the date which is twelve (12) months from the end of the

month in which the Commencement Date ocours. Eaoh. successive Leasç Yeat during the initial
term and any extension terms shall be twelve (12) months, commencing on the first clay

following the end of the preceding Lease Year, except that the last Lease Year shall end on the

Termination Date.

b. Initial..Pfemises Improvements. Tenant currently occupies the Premises

under a sepalate lease agreernent. Landlord is delivering the Premises to Tenant under this

Lease, and the Premises shall be accepted by Tenant, ìn their AS IS condition on the date of this

Lease, reasonable wear and tear excluded, Landlord shall provide to Tenant a tenant

improvement allowance of $7.50/RSF, or $195,015.00 (the "Allowance"). Suoh Allowance may

be utilized by Tenant towæd improvernents to the Prcmises anytime dur{ng the Lease term. All
tenant improvements ate subject to the Landlord's prior written approval, and must cornply with
the tersrs of Section 12 below. Tenant shall be solely responsible for completing any tenant

improvements, but may submit to Landlord its monthly progress payment application package

(which shall include invoices for all labor and materials for which payrnent is requestetl) which
Landlord agrees to pay as work is completed, subject to a standard market rctention (holdbaoþ

of at least five percent (5%), and subject to Tenant's contractor, subcontractors and suppliers

providing to Landlord lien releases fol all work for which payment has been made or is being

rnade. The Allowance may not be used as a rent credit, but it may be used for spaoe planning

services, and or fuiniture moving and stotage seryices to cornplete the tenant improvements.

Tenant shall not be eligible to receive any portion of the Allowance when an Event of Default

exists under this Lease.

4t8'il0t/t6il4 -2-
trtadVefferson House\King County lease\Lcnse for foruter' SCRAP space

lcose3



c. Option to Extend Lease Tenn, Subject to the terns of this par.agraph,
Tenant shall have the option to extend the term of the Lease beyond the Termination Date ãf tfre
initial Terrn for one (1) additional period of five (5) years. To exeroise Tenantrs option(s) to extend
the term, Tenant shall provide Landlord with written notice of its option to extenã the Lease Teun
no earlier than twelve (12) rnonths and no latel than nine (9) months prior to the or{ginally
scheduled Termination Date. The extended tenn of the Lease shall be on the sarne terms and
conditions set forth in the Lease, except that at the beginning of the extended term the base rent
rate fot the extended term shall be adjusted to 100% of the current market rent (as defined below)
for cornparable office buildings in the Capital Hill/First Hill office rnarket area for such tern.
Tenantrs right to extend the term of the Lease shall be subject to the express conditions that: (a) at
the time of exercise, and at all times prior to cofiìmencernent of the extended tenn, no Event of
Default (as defined in Section 21 below) by Tenant shall have occuned; (b) Tenant shall not have
been ten (10) or more days late in the payrnent of rent rnore than a total òf three (3) times during
the Lease term; and (c) the extension option is personal to Tenant and may not bà transferred b!
Tenant without Landlord's consent given in accordance with this Lease.

For putposes of this lease, the term I'market rent" shall mean the Full Service rate per
rentable squate foot that willing, non-equit¡ tenants are paying for cornparable space in
comparable buildings in the Capital Hill/Fitst Hill office market area for leases having a similar
term. Landlord shall advise Tenant in writing of Landlord's determination of mar-ket rent for the
Premises not later than thirty (30) days after Tenant exercises its extension right by giving
Landlord the notice desøibed in the preceding paragraph. Within thirty (30) days after iec"lvin[
Landlord's determination of market rent, Tenant shall notiSr Landlord in writirig whether or noi
Tenant accepts Landlord's determination of marhet rent. If Tenant disagrees with Landlord's
determination of market rent, Tenant shall advise Landlord of Tenant's deiennination of market
rent in the notice required purzuant to tho preceding sentence. If Tenant fails to so notify
Landlord prior to expiration of its thirty (30) day response period, then Tenant's notice exercising
its renewal rights under this Section shall be deemed null and void, If Tenant so notifies
Landlord but does not accept Landlord's determination of market rent, the parties shall prornptly
meet and attempt to resolve their differences. If the parties have not agreed on the rnarket ient
within fìfteen (15) days afrer Tenant notifies Landtord that it does not accept Landlord's
determination of market rent, then the rnatter shall be determined by arbitratioñ as provided
below' The last day of such fifteen (15) dayperiod is the "Arbitration iommencement Date."

The arbitration will be conducted by an independent, state celtif,red commercial rcal
estate appraiser selected by Landlord who has been active ovel' a ten (10) year period ending on
the Arbih'ation Commeucenrent Date in the appraisal of office properties in l<ing County,
lYashington. Within fìfteen (15) days after his or her appointment, theãppraiser shall dotennine
market rent by selecting the market rent rate proposal of either Landlord or Tenant, whichever
the appraiser determines to more closely reflect a market rent for the Premises. The parties shall
be permitted to submit supporting evidence of their market rental rate to the appiaiser.. The
appraiser may not determine market rent in any other lnanner. The cost of the arbitiation will be
paid by the party whose matket rent proposal is not selected by the arbitrator. If the arbih.ator
selects the Tenant's rent proposal, then the Tenant shall be obligated to extend the lease tenn at
that rent rate. If the arbitrator selects the Landlord's rent proposal, then the Tenant shall be
obligated to extend the lease term at that rent rate.
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4. RENT. Tonant shall pay Landlord without dernand, deduction or ofßet, in lawful
money of the United States, the monthly lental stated in Section 1(d) (and as adjusted from time
to time, pursuant to this Seotion 4) in advance on or beforo the flrrst day of each rnonth during the

Lease Term, and any other additional payrnents due to Landlord (collectively the "Rent") when
required under this Lease. Payments for any partial month at the beginning or end of the Lease

term shall be prorated based on a thirty (30) day month.

Monthly base rent payable for the kritial Lease term shall be as foilows:

Lease Year Monthly Base Rent

6/I/14 to 5/31,/15 $47,670.33

6/l/ß to 5/31/t6 $49,295.46

6/1116 to 5131/17 $50'920.58

611/17 to 5/31/18 $52,54s,71

6/1/18 to 5/3lll9 $s4,170.83

6/I/19Io 5/31/20 $5s,795.96

6lll20to 5l37l2t 557,42L08

611121, to 5/31,/22 559,046.21

611/22to 5l3l/23 $60,671.33

6/l/23 to 5/31/24 562,296.46

Provided Tenant is not in default, the initial month (June 2014) of base rent slrall be abated.

If any sums payable by Tenant to Landlord under this Leaso are not recoived within five
(5) business days (excluding holidays) of the due date, Tenant shall pay Landlord in addition to
the amount dug for the cost of collecting and handling such late paynent, au amount equal to fhe

geatel of $100 or five percent (5%) of the delinquent amount, In addition, all delinquent sums

payable by Tenant to Landlord and not paicl within frve (5) business days (exoluding holidays) of
the due date shall bear interest at the rate of twelve percent (12%) per annuln, or the higþest rato

of interest allowable by law, whichever is less, Interest on all delinquent amotrnts shall be

caloulated fi'om the original due date to the date of payrnent.

Landlord's acceptanoe of less than the full amount of any payment due fiom Tenant shall

not be deerned an accord and satisfaction or comprornise of such payment unless Landlord
speoifically consents in wríting to payment of such lesser sum as an accord and satisfaction or

complomise of the amount which Landlord claims.

5. SECURITY DEPOSIT. Tenant is not required to pay a security deposit to

Landlord.
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6, USES. The Prernises shall be used only fol the use specified in Section l(g)
above (the "Pelmitted Use"), and for no other business or purpose without the prior written
consent of Landlord. No act shall be done on or around the Premises that is unlawful or that will
increase the existing rate of insuance on the Premises or the Building. Tenant shall not commit
ot allow to be cornmitted any waste upon the Premises, or any public or private nuisance,
Landlord further represents that at the Comrnencement Date, neithãr the Premises nor the use
thereof by Tenant for the Permitted Use will violate any present law or ordinance applicable to
the Property, nor will they violate any covenant, condition or restriction imposed upon the
Property.

7. COMPLIANCE \4/ITH LAWS. Tenant shall not cause or permit the Premises to
be used in any way which violates any law, ordinance, or governrnentãl regulation or order.
Landlord represents to Tenant that, to the best of Landlord's knowledge, with the exception of
any Tenantts'Wot'k, as of the Commencernent Date the Premises comply with all applicable laws,
rules, rcgulations, or orders, including without limitation, the Americáns 'With nisa6itities Act, ii
applicable, and t¿ndlord shall be responsible to promptly cure any noncompliance which existed
on the Comtnencernent Date. Following the Commencement Date, Tenant shall be r.esponsible
for complying with all laws applicable to the Prernises and Landlord shall be responsible for
complying with all laws applicable to the Property. If the enactment or enforcemenf of any law,
ordinance, regulation or code during the Lease term requires any changes to the Premises during
the Lease term, and if such change is required due to the nature of the Tenant's use of thè
Premises, then Tenant shall pelform all such ohanges at its exponse. If the enactment or
enforcement of any law, ordinancg regulation or code during the Lease term requires any
changes to the Premises during the Lease tenn that are not required due to the nature of the
Tonant's use of the Premises, or if such enactment or onforcement requires any changes to any
portion of the Ploperty outside of the Premises, then Landlord shall perform all such changes at
its expense.

8. OPERATING COSTS

a, Definition. As used herein, the term "Operating Costs" shall mean all
costs of operating, maintaining and repairing the Premises, the Building and the Propert¡
determined in accordance with genetally accepted accounting pr{nciples, and including rit¡oút
limitation the following: al1 taxes and assessments, including without limitation real and
petsonal property taxes and assessments, local ímprovement district assessments and other.
special puryose assessments and taxss on rent or gross receipts; insurance premiums paid by
Landlord and (to the extent used) deductibles on insurance policies; wate4 sewer and all other.
utility charges (other than utilities separately metered and paid directly by Tenant or other
tenants); janitorial and all other cleaning services; refuse and h'ash removal; refurbishing and
repainting; carpet replacement; air conditioning, heating, ventilation and elevator and escãlator
service; pest control; lighting systems, fire detection and safety sewices; landscape rnaintenance;
management fees and/or personnel costs in confonnance with market based fees and costs for
similat services in cornparable buildings in the Seattle market; parking lot, road, sidewalk and
driveway patohing resurfacing and maintenance; snow and ice rernoval; arnortization (in
accordance with generally accepted accounting prtnciples) of capital improvements as Landlor.d
may in the future install to cornply with governmental regulations and rules, or as undertaken in
good faith with the reasonable expectation of reducing Operating Costs (the useful life of which
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shall be a reasonable perÌod of time as detemrined by Landlord); and cost of legal services
(excopt those incun'ed directly relating to a patticular occupant of the Building); and accounting
services, labor, supplies, materials and tools. Landlold and Tenant agree that if the Buildiug is
not at least ninety five percent (95%) occupied duling any calendar year or a monthly average,

then the Operating Costs shall be increased to reflect the operating costs of the Building as

though it were ninety fìve percent (95%) occupied and Tenant's Pro Rata Share of Operating
Costs shall be based upon Operating Costs as though adjusted. Operating Costs shall not
include: Landlord's income tax or general corporate overhead; depreciation on the Building or
equiprnent therein; loan payments; real estate brokers' conunissions; capital improvernents to ot'

major repairs of the Building shell (that is, the Building structure, exterior walls and roof not
otherwise permitted as described above; or any othel costs regæding the operation, maintenance
and repair of the Premises, the Building, or the Property paid directly by Tenant or other tenants
in the Building.

b. Method of Payment. The base Rent paid by Tenant under this Lease

includes Tenantrs Pro Rata Share of Operating Costs for the yetr 2014. As additional Rent,
Tenant shall pay to Landlord on the first day of each month oommencing on the first day of the
calendar year after the year in whioh the Commencement Date occurs, with Tenant's payrnent of
base Rent, one-twelfth of the amount, if any, by which Tenant's Pro Rata Shate of Operating
Costs exceeds the Tenant Pro Rata Share of Operating Costs during the Base Year of the Lease,

The base year of this Lease is2014.

Landlord shall provide Tenant, at or before the Cotnmencement Date, with a good faith
estimato of the annual Operating Costs for the calendæ year in which the Commencement Date

occurs. Landlord shall also provide Tenant, as soon as possible following the first day of each

succeeding calendar yea\ a good faith estimate of Tenantrs annual Pro Rata Share of the
Operating Costs for the then-curent year. Each estirnate of Tenant's annual Plo Rata Shate of
Operating Costs determined by Landlord shall be divided into twelve (12) equal monthly
installments, [r the event that the estimated amount of Tenant's Pro Rata Share of Operating
Costs has not yet been determined for any calendar year, Tenant shall pay the rnouthly
installment of the estimated amount detennined for the preceding calendar year until the estimate

for the current calendar year has been provided to Tenant. At such time as the estirnate for the
cun'ent oalendar year has been received, Tenant shall pay any shortfall, or receive a credit for any
surplus for the preceding months for the cunent calendar year and shall, thereafter, make the
monthly installment paynent in accordance with the cunent estimate.

As soon as reasonably possible following the end of each calendar yeal of the Lease term,
Landlold shall determine and provide the Tenant a statement ("Operating Costs Staternent")
setting forth the amount of Operating Costs actually incurted and the atnount of Tenant's Pro

Rata Share of Operating Costs actually payable by Tenant with respect to such calendar year. In
the event the amount of Tenant's Pro Rata Share of Operating Costs exceeds the sum of the
monthly installments actually paid by Tenant for such calendar yeat, Tenant shall pay to
Landlord the difference within thirty (30) days following receipt of the Operating Costs

Statement. In the event the sum of such installment exceeds the amount of Tenant's Pro Rata

Share of Operating Costs actually due and owing, the difference shall be applied as a credit to
Tenant's future Pro Rata Share of Operating Costs payable by Tenant pursuant to this Section,

4tçsll 0vt6lt4 -6-
treadVeffeßon Housc\King County lease\Lease for forrner SCRAP spaoo

lease3



Within one-hundred twenty (120) days after receþt of the Operating Costs Statement,
Tenant may give Landlord written notice (the "Review Notice") that Tenant intends to review
Landlord's rooords of the Operating Costs for the calendar year to which the Operating Costs
Statement applies. Within a reasonable time after receipt of the Review Notice, Landlord shall
make all pertinent records available for ínspection that are reasonably necessary for Tenant to
conduct its teview. If any records arri maintained at a location other than at the Building, Tenant
may either inspect the records at such other location or pay the reasonable cost of Landlord
copying and shipping the records. If Tenant retains a third party to review Lancllord's records,
the third party must be a CPA licensed to do business in the State of 

'Washington, 
and may not be

compensated on a contingent fee or percentage of recovery basis. Tenant shall be solely
responsible for all costs, expenses and fees incurred for the audit unless such audit reveals
Landlotd's overchalge of the Operating Costs by SVo or more in which case all associated costs
of the audit shall be paid by Landlorcl, All such records provided to Tenant shall be treated by
Tenant as confidential information. Tenant aglees to keep the results of its review and audit
confidential, and not to disclose the rçsults ofthe audit to any other tenant or past, present or
prospective future tenant of the Building, With the exception of Tenant's auditors and legal
counsel, Tenant shall not discuss the results of the audit with any third parties. Tenant shall not
be entitled to inspect or audit the books and results of Landlord more than once per calendar
yeaf.

tilithin forty five (45) days aftel the records are made available to Tenant, Tenant shall
have the right to give Landlord written notice (an "Objection Notice") stating in reasonable detail
any objection to the Operating Costs Statement for that year. If Tenant fails to give Landlord an
Objection Notice within the 45 day period, or fails to provide Landlord with a Review Notice
within the 90 day period desoribed above, Tenant shall be deemed to have approved Landlord's
Operating Costs Statement and shall be ban'ed from raising any claims regarding the Operating
Costs fot the prior year. If Tenant provides Landlotd with a timely Objection Notice, Landlord
and Tenant shall work together in good faith to resolve any issues raised in Tenant's Objection
Notice. If Landlord and Tenant detennine that the Operating Costs for the year in question are
less than those recorded, Landlord shall provide Tenant with a credit against the next installment
of rent in the amount of the overpayment by Tenant, Likewise, if Landlold and Tenant
detennine that the Operating Costs for the year in question are more than those recorded, Tenant
shall pay Landlord the amount of any underpayrnent within 30 days.

In no event shall Tenant be permitted to examine Landlord's recolds or to dispute any
statement of Operating Costs unless Tenant has tirnely paid all rent when duo and is not then in
default under the Lease.

9, UTILITIES AND SBRVICES. Landlord shallprovide the Premises the following
services, the cost of which shall be included in the Operating Costs: water and elechicity for the
Premises 7 days per week, 24 hours per day; heating, ventilation and air conditioning at least
from 7 a.m. to 7 p,rn. Monday tlu'ough Friday, and Saturday 9 a,rn. to 1 p.m.; and janitorial
service to the Premises and the Building five nights each week, excluding holidays. Heating,
ventilation and air conditioning services will also be provided by Landlord to the Premises
duling additional hours on reasonable notice to Landlold, at the Tenant's sole cost and expense,
at an hourly rate established by Landlord from tirne to tirne aud payable by Tenant, as billed, as
additional rent.
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Tenant shall furnish and pa¡ at Tenant's sole expense, all of the utilities (including but

not limited to telephone and cable service if available) and other setvices which Tenant t'equires

with respect to the Premises, except those to be provided by Landlotd as desclibed above.

Notwithstanding the foregoing, if Tenant's use of the Premises incurs utility service ohatges

which are above ordinary usage, Landlord r€serves the right to require Tenant to pay a

reasonable additional c,hargo for suoh usage. For example, if Tenant installs and uses a number

of elechonic devioes which is greator than normal, the increase usage tnay result in higher

electrical oharges and increased charges for cooling due to ovelhoating of all or portions of the

Prernises.

In regards to the standard janitorial servioes described above, Landlord shall instruct tho

outside janitorial servise to not use any of the Tenant's equipment, including all computers, and

to not read or copy Tenant's private work product. Tenant shall be solely responsible to conttact

for, or to be responsible for shreddirg all confidential papers that Tenant wants to dispose of.

10. TAXES. Tenant shall pay all taxes, assessments, liens and license fees ("Taxes")

levied, assessed or imposed by any authority having the direct or indirect po\ryer to tax or assess

any zuch liens by reason of Tenant's use of the Prernises, and all Taxes on Tenant's personal

property located on the Premises. Landlord shall pay all Taxes with respect for the Building and

the Propert¡ including any Taxes tesulting frorn a reassesstnent of the Building or the Prnpetty

due to a change of ownership or otherwise, which shall be included in Operating Costs.

Tenant may contest the amount or validity, in whole or in part, of auy Taxes at its sole

expetìse, only after paying such Taxes or posting such security as Landlord rnay roasonably

require in order to protect the Plemises against loss or folfeitue. Upon the termination of any

such proceedings, Tenant shall pay the arnount of such Taxes or part of such Taxes as finally
determined, together with any costs, feos, interest penalties, or other related liabilities. Landlold
shall cooperate with Tenant in contesting arly Taxes, provided Landfold incurs no expense or
liabilityin doing so.

11. COMMON AREAS.

a. Definition. The telm "Common AÍeas" rneans all arcas of the Property

that are provided and designated from tirne to tirne by Landlord fol tho general non-exclusive use

and convenienoo of Tenant with other tçnants, and which are not leased or held for the exclusive

use of a particular tenant. Comrnon Areas may, but do not necessarily, include hallways,

entryways, stairs, elevators, escalators, driveways, walkways, teü:aoes, docks, loading areas,

restrooms, trash faoilities, palking areas and gal'ages, roadways, pedestrian sidewallcs,

landscaped areas, security areas and lobby or rnall areas, Tenant shall cornply with such rules

and regulations concelning the use of the Common Areas as ate adopted by Landlord from time
to time, rMithout advance notice to Tenant and without any liability to Tenant, Landlord rnay
change the size, use 01'nafure of any Common Areas, erect improvements on the Couunon Areas

or convert any portion of the Comrnon Areas to the exclusive use of Landlord ot selected

tenants, so long as Tenant is not thereby deprived of the substantial benefit of the Premises,

Landlord reserves the use of exterior walls and loof, and the right to install, maintain, use, repair

and replace pipes, ducts, conduits, and wires leading tlrough the Prernises in areas which will
not materially interfere with Tenant's use thereof.
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b. Use of Common Aleas. Tenant shall have the non-exclusive right in
common with other tenants to whom Landlord has granted or may gant such rights to use the
Common Areas. Tenant shall abide by rules and regulations adopted by Landlord from time to
time and shall use its best efforts to cause employees, contraotors and lnvitees to cornply with
those rules and regulations, and not interfere with the use of Common Areas by others,

c, Maiqtenqnce-gf Comrnon Areas. Landlord shall maintain the Common
Aleas in good order, condition and repair. This maintenarice cost shall be an Operating Cost
chargeable to Tenant pulsuant to Section 8, Notwithstanding the foregoing, 

-Tenant 
shall

promptly repair at its expense any damage to any Common Areas caused by Tenant's breach of
any tenn of this Leasg or by the neglect or wongfrrl act or omission of Tenant or any of its
employees, agents ol contractors.

12, ALTERATIONS. Tenant mayrnake alterations, additions or improvements to the
Premises ("Alterations") only with the prior written consent of Landlord. The tã.m ',Alterations"
shall not include the installation of shelves, rnovable partitions, Tenant's equipment, and trade
fixtures which may be performed without altering or damaging existing impiovernents or the
structural integrity of the Premises, and Landlord's consent shall not be required for Tenant,s
installation'of those items. Tenant shall completo all Alterations at Tenant's expense in
compliance with all applicable laws and in accordance with plans and specifications approved by
Landlord, and using contractors approved by Landlord. Landlord shali be deemed the owner of
all Alterations except for those which Landlord requires to be rernoved at the end of the Lease
tenn. Tenant shall not be required to remove any Alterations it makes in accordance with the
tertns of this Lease unless Landlord, as a condition to glanting consent to any Alteration, requires
that the Alteration be removed at the expiration or sooner tennination of tlre Lease term as a
condition to Landlord's apploval of such Alteration. If Tenant is required to remove any
Alterations at the end of the Lease term, then Tenant shall romove such alterations at Tenantis
expense and restore the Premises to its original condition on the Commencernent Date, less
reasonable wear and tear. Tenant shall immediately repair any damage to the Premises caused
by lemoval of Alterations.

13. REPAIRS AND MAINTENANCE. Landlord shall, at its sole expense, maintain
the Premises in good condition and promptly make all repairs and replacements, whether
sh'uctural or non-struclural, necessary to keep the Prcmises in safe operating condition, including
all utilities and other systems serving the Premises. Landlord shall rnaintain and repair the
Building structute, foundation, exterior walls, roof and the Cormnon Ateas, the cost of which
shall be included as an Opelating Cost. Tenant shall not damage any demising wall or distur.b
the struotut'al integtity of the Premises and shall prornptly repair any damage or injury done to
any such dernising walls or structural elements caused by Tenant or its employe€s, agents,
contractors, or invitees. Notwithstanding anything in this Section to the contrary, Tenant shall
not be responsible for any repairs to the Premises rnade necessary by the acts of Landlord or its
agents, employees, contraçtors or invitees ther.ein.

On expiration of the Iæase temr, by lapse of time or otherwise, Tenant shall prornptly and
peacefi.rlly sun'ender the Premises, together with all keys, to Landlord as in good condition as
when received by Tenant from Landlord or as thereafter irnproved, reasonable wear and tear and
insured casualty accepted,
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14. ACCESS. After reasonable notice fi'orn Landlord (except in cases of emergency,

where no notioe is required), Tonant shall pennit Landlord and its agents and employees to entet

the Premises at all reasonable times for the purposes of repafu or inspection. This Section shall

not impose any repair or other obligation upon Landlord not expressly stated elsewhere in this

Lease. Aftor reasonable notice to Tenant, Landlord shall have the right to enter the Premises for'

tho purpose of showing the Prernises to prospective purchasors or lenders aI any timg and to

prospective tenants within twelve (12) months prior to the Terminalion Date.

15, SIGNAGE. Tenant shall obtain Landlord's wr{tten consent before installing any

signs within the Premises that are visible fi'om the outside of the Building or in the comlnon

areas of the Building, except that the existing tenant signage located in the 2nu floor elevator

lobby is approved. Tenant may not install any signs on the Building exterior without Landlord's
prior written consent, which rnay be granted or withheld in Landlord's sole discrction. Tenant

shall install any approved signage at Tenant's sole expense and in compliance with all applicable
laws. Temant shall not damage or deface the Premises or the Building in installing ot'removing
signage and shall repair any injuy or damage to the Premises caused by such installation or

romoval.

16. DESTRUCTION OR CONDEMNATION.

a. Damage and Reuair. If the Premises are partially clamaged, but not

rendered untenantable, by fire or other insuted casualty, then Landlord shall diligently restore the

Premises and this Lease shall not teminate. . The Premises shall not be deemed untenantable if
less than twenty-five percent Q5%) of the Premises are damaged. Landlord shall have no

obligation to restore the Premises if insurance proceeds are not available to pay the entire cost of
such restoration. If insurance proceeds are available to Landlord but are not sufTicient to pay the

entire cost of restoring the Premises, then Landlord may elect to terrninate this Lease and keep

the insurance proceeds, by notifying Tenant within sixty (60) days of the date of such casualty.

If the Premises are eutirely destroyed, or partially damaged and rendered untenantable, by
fire or other casualty, Landlord may, at its option: (a) terminate this Lease as provided herein, ot
(b) restore the Premises to their plevious condition. It within sixty (60) days after reoeipt by
Landlord from Tenant of written notice that Tenant deoms the Premises untenantable, Landlot'd
fails to notifu Tenant of its election to restore the Ptemises, or if Landlord is unable to testore the

Plernises within six (6) rnonths of the date of the casualty eveltt, then Tenant may elect to
teminate the Lease.

If Landlord restores the Premises under this Section 16(a), Landlord shall proceed with
reasonable diligence to complete the work, and the base monthly rent shall be abated in the same

ploportion as the untenantable poÉion of the Premises boars to the whole Premises, provided that
there shall be a rent abatement only if the damage or destruction of the Premises did not result
fi'om, or was not contributed to directly or indirectly by the act, fault or neglect of Tenant, or

Tonant's officers, contractors, licensees, agents, selants, employees, guests, invitees or visitors,
So long as Landlord complies with its obligations under this Section, no damages, compensation

or olaim shall be payable by Landlorril for inconvenience, loss of business or afiroyance directly,
incidentally or consequentially arising fiom any repair or restoration of any portion of the

Premises. Landlord will not can'y insurance of any kind for the protection of Tenant, or any
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impt'ovements paid for by Tenant or for the Tenant's Work, or on Tenant's funiture or o¡ any
fixtures, equipment, improvements or appurtenances of Tenant under this Lease, and Landlord
shall not be obligated to repair arry damage thereto or replace the same unless the damage is
caused by Landlord's negligence. Al1 such iterns shall be on the Premises at the sole riJk of
Tenant, and no loss or damage thereto shall be charged to or bome by Landlord.

b. If twenty-five percent (25W or lnote of the Premises ar.e made
untenantable by eminent domain, or conveyed under a tbreat of condemnation, this Lease shall
automatically terminato as of the earlier of the date title vests in the condemning authority or the
condernning authority first has possession of the Premises and all Rents and other payrnents shall
be paid to that date. In case of taking of a part of the Premises that does not render ihe prernises
untenantable, then this Leasc shall continue in full force and effect and the base rnonthly rental
shall be equitably reduced based on the proportion by which the floor area of any structtrres is
reduced, such reduction in Rent to be effective as of the eadier of the date thá condemning
authority first has possession of such portion or title vests in the condemning authority, Landlord
shall be entitled to the entire award from the condemning authority attributable to ihe value of
the Premises and Tenant shall make no claim for the value of iti leasehold. Tenant shall be
permitted to make a separate claim against the condernning authority for moving expenses or
damages resulting from intenuption in its business, provided that in no event shall ienant's clairn
reduce Landlord's award.

17 ' INSURANCE. The Landlord acknowledges, accepts, and agrces that Tenant, a charter
county govemment under the constitution of the State of Washington, hereinafter refened to as
"Tenant," rnaintains a fully funded self-insurance program as defined in King County Cod,e 4.1,2
for the protection and handling of the Tenant's liabilities including injuries to persons ancl
damage to property. Landlord acknowledges, agrees and understands that Tenant is self-funded
for all of its liability exposures. Tenant agrees, at its own expense, to rnaintain, through its self-
Î¡nded program, coverage for all of ifs liability exposures for this Lease. Tenant agrees to
provide Landlord with at least thirty (30) days prior written notice of any mate¡ial change in
Tenalt's self-funded progïam and will provide Landlord with a certificate of selÊinsurance as
adequate proof of coverage. Landlord furthel acknowledges, aglees and undemtands that Tenant
does not purchase Cornmercial General Liability insumnce and is a self-insured govemment
entity; therefore, Tenant does not have the ability to add Landlord as an additional insured.
Sliould Tenant elect cease self-insuring its liability exposuïes and purchase Commercial General
Liability insurancg Tenant agïees to add Landlord as an additional insured. Landlord will not
carry insurance on any of Tenant's personal propefiy, and Tenant's personal property shall be
lcept at the Premises at Tenant's sole dslc. If Tenant attempts to assign its interest in tlis Lease,
then as a condition to giving any required consent to such assignment, Landlord may condition
its consent on the assignee rnaintaining liability and property insurance on terms satisfactory to
Landlord in its reasonable discretion.

a. L.andlord Insutance. Landlord shall camy standard fonn extended
coverage ftre insuranse fot the Building in its f¡ll replacement value, and such other insurance of
such t¡ryes and amounts as Lancllord, in its discretion, shall deem appropriate. The cost of any
such jnsumnce may be included in Operating Costs as a "blanket policy" insudng other partiei
and their locations in addition to the Buílding, in which case the portion of premiums therefore
allocable to the Building and Property shall be included in the Operating Costs. In addition ùo
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the foregoing, in the event Tenant fails to provide or keep enforce any of the insurance as

required above, Landlord rnay, in its discretion, provide such insurance, in whioh case the cost

shall be payable by Tenant to Landlord as additional rent on the first day of the calendar mouth
immediately following demand thorefore frorn Landlord.

b. Miscellaneous. Insumnce required under this Section shall be with
companies rated A-XV or better in Bestrs Insurance Guide, and which are authorized to tansact
business in the State of Washington. No insurance policy shall be canceled or recluced in
coverage and each such policy shall provide that it is not subject to cancellation or a reduction in
coverage except after thirty (30) days prior written notice to Landlord. Tenant shall deliver to

Landlord upon commencement of the Lease and from time to time thereafter, copies ot
certifrcates of the insurance policies required by this Section. In no event shall the lirnit of such
policies be considered as limiting the liability of Tenant under this Lease.

c. 'Waiver of Subrosation. Landlord and Tenant hereby release each other
and any other tenant, thoir agents or employees, fi'otn responsibility for, and waive their entire

claim of recovely for any loss or damage arising from any cause covered by insurance required
to be camied by each of them. Each party shall provide notice to the insuranoe camiel'or caniers
of this mutual waiver of subrogation, and shall cause its respective insurance caniers to waive all
rights of subrogation against the other. This waiver shall not apply to the extent of the deductible
amounts to any such policies or to the extent of liabilities exceeding the limits of such policies.

18. INDEMNIFICATION, Tenant shall defend, indemnify, and hold Landlord
hannless against all líabilities, damages, costs, and expenses, including attorneyst fees, arising
from any negligent or wrongful act or omission of Tenant ot Tenant's offtcers, contractots,
licensees, agents, servants, employees, guests, invitees, or visitots on or around the Premises as a

result of any aot, omission or negligence of Tenant, or Tenant's officets, contractors, licensees,

agents, servants, employees, guests, invitees, or visitors, or arising fiom any breach of this Lease
by Tenant. Tenant shall use legal counsel acceptable to Landlord in defense of any action within
Tenanfs defense obligation. Landlord shall defend, indemnify and hold Tenant lrannless against
all liabilities, damages, costs, and expenses, including attorneys' fees, arising from any negligent
or wrongful act or omission of I¿ndlord or Landlord's officers, cottttactors, licensees, agents,

selants, employees, guests, invitees, or visitols on or around the Premises ol arising fiom any

breach of this Lease by Landlord. Landlord shall use legal counsel acceptable to Tenant in
defense of any aotion within Landlord's defense obligation.

1,9. ASSIGNMBNT AND SUBLETTING. Tenant shall not assign, sublet, moftgage,
encumber or otherwise transfer any interest in this Lease (collectively referred to as a "Transfer")
or any part of the Prernises, without first obtaining Landlord's written consent, which shall not be

unleasonably withheld or delayed. No Transfer shall relieve Tenant of any liability undel this
Lease notwithstanding Landlord's consent to such transfer. Consent to any Transfer shall not
operate as a waiver of the necessity for Landlord's consent to any subsequent Transfer.

If Tenant is a partnership, limited liability company, corporation, or other entity, any
transfer of tliis Lease by rnerger, consolidation, redemption or liquidation, ot any change(s) in
the ownership of or power to vote, which singularly or collectively represents a rnajority of the
beneficial interest in Tenant, shall constitute a Transfer under this Section.
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As a condition to Landlord's approval, if given, any potontial assignee or sublessee
otherwise approved by Landlord shall assume all obligations of Tenant under this Lease and
shall be jointly and severally liable with Tenant and any guarantor, if required, for the paynent
of Rent and performance of all terms of this Lease. In connection with any proposed Transfer,
Tenant shall provide Landlord with copies of all assignments, subleases and assumption
instrurnents, such other infotmation as Lancllord shall require to consider the request, ancl
payment of $500.00 to leimburse Landlord for costs incuned in considering the request.

If Tenant transfers its interest under this Lease, Tenant shall pay to Landlord (in addition
to minimum rent and all other amounts payable by Tenant under this Lease) as additional rent,
with ten (10) days after rcceipt, one half of all rent, bonus tent, assignment fees and other
consideration payable by the assignee or subtenant in excess of the rent othelwise payable by
Tenant ûom time to tirne under this Lease, minus leasing cornmissions incurred by Tenant due to
the sublease or assignment, and out-of-pocket costs incurred by Tenant to pay the costs for
t'enovations made to the Prernises to accommodate the assignee or subtenant,

If Tenant at any time desires to Transfer this Lease, it shall give notice (a "Tenant
Transfer Notice") to Landlord of its desire to do so, which notice shall state th.e rent at which it
proposes to so Transfer and shall contain full and complete financial and business information on
the intended transferee. Landlord may elect by notice to Tenant ("a Landlord's Repossession
Notice") to tenninate this Lease as to that portion of the Premises subject to the Tenant Transfer
Notice. If Landlord exercises such right to terminate, Landlord shall be entitled to recover
possession of the portion of the Premises subject to the Tenant Tmnsfer Notice on the proposecl
date for possession to the tmnsfereg as set out in the Tenant Transfer Notice. All costs incuned
by Landlord in constructing improvements, and in separating the remaining prernises fi'om the
repossessed area of the Premises, if an¡ shall be paid by Tenant within thirty (30) days of
demand. If Landlord does not exercise such right to terminate and otherwise approves the
Transfer, Tenant may thereafter transfer the lease or tho portion of the Premises subject thereof,
at a rental not less than that offered to Landlord in the Tenant Transfer Notice. No action or
inaction by Landlord in connection with its rights under this paragraph shall constitute or be
deemed to constitute an approval of a proposed Transfer for purposes of this Section 19 except as
speoifically set forth in the notice frorn Landlord to Tenant.

20. LIENS. Tenant shall keep the Plernises free from any liens cloated by or through
Tenant. Tenant shall indemnify and hold Landlord hatmless from liability fl'om any such liens
including, without lirnitatio4 liens arising flnm any Alterations and Tenanfs Wolk. If a lien is
filed against the Premises by any person claiming by, through or under Tenant, Tenant shall,
upon tequest of Landlord, at Tenant's expense, irnrnediately furnish to Landlord a bond in form
and amount and issued by a surety satisfactory to Lancllord, indernnifying Landlord and the
Premises against all liabílities, costs and expenses, including attorneys' fees, which Landlord
could reasonably incur as a result ofsuch lien(s).

21, DEFAULT. The following occuruences shall each be deemed an Event of Default
by Tenant:

a. Failure Tp lay. Tenant fails to pay any sum, including Rent, due under
this Lease following five (5) business days written notice from Landlord of the failure to pay.

4t8sl1 0ut6il4 - 13 -
tleadUefferson House\King Courty le¡se\Leusc for forrner. SCR.AP spoce

lease3



b. Insolvencv, Tenant becomes insolveut, voluntarily or involuntarily

bankrupt, or a receiver', assignee or other liquidating officer is appointed for Tenant's business,

providêd that in the event of any involuntæy bankruptcy or other insolvency proceeding the

äxistence of such proceeding such constitute an Event of Default only if such ptoceeding is not

dismissed or vacated within sixty (60) days after its institution or commencement,

c, Levy q{ Execution. Tenant's interest in this Lease or the Premises, or any

part thereof; is taken by execution or other process of law direoted against Tenant, or is taken

upon ot subjected to any attachment by any creditor of Tenant, if such attachrnent is not

discharged u/ithin fifteen (15) days after being levied'

d. Other Non-Monetary Defaultg. Tenant breaches any agreernent, tetm or

covenant of this Lease other than one requiring the payment of money and not otherwise

enumerated in this Section, and the breach continues for a period of thirty (30) clays after notice

by Landlord to Tenant of thc breach.

e. Failure to Take Possession, Tenant f.rils to take possession of the

Premises on the Commencement Date.

Landlord shall in no event be in default in the performance of any of Landlord's

obligations under this Lease unless and until Landlord shall have failed to perform such

obligations within thirty (30) days, or in ths event of an emergency situation which mater{ally

affeãts the use and occupancy of the Plemises by Tenant, within five (5) days after notice by

Tenant to Landlord speoifying wherein Landlord has failed to porfonn any such obligations and

specifying if Tenant believes it to be an emergency condition, plovided, lroweveq that if the

nature of Landlord's obligation is suoh that a longer period of time is required for its
performance, then Landlorâ shall not be deemed to be in default if it shall commence such

ierformance within such thirty (30) day period, or such five (5) day period, as applicable, and

ihereafter diligently prosecute the same to completion. Notwithstanding the forcgoing, in the

event of an 
"tnerg"n"¡ 

if a Landlord default results in a risk to the health or safety of persons in

the Building, or' pores an eminent risk of significant danage to the Building the Tenant shall be

permitted tõ tat<e reasonable lneasures to protect such health antl safety or prevent damage to the

Building. Tenant shall use reasonable good faith efforts to notify Landlord or its propetty

rnunugei by telephone as soon as possible of any emergency affecting the Building ol its
occupants,- In the event that any zuch default is not cured within the applicable cure pedod,

Tenant may, without any obligation to do so, make such payments and do such work or

otherwise perform Landlord's covenants all on behalf of and at the expense of Lancllotd. The

Landlord agrees to pay to Tenant forthwith the amount of the payment so rnade and the costs and

expenses incurred upon prcsentation of reasonable supporting documentation thereof.

22. REMEDIES. I¿ndlord shall have the following lernedies upoll an Event of
Default. Landlor.d's rights and remedies under this Lease shall be curnulative, and none shall

exclude any other right ot remedy allowed by law.

a. Termination of Lease. Landlold may terminate Tenant's intelest under the

Leasg but no act by Landlord other than writteu notice frorn Landlord to Tenant of tennination

shall te¡ninate this Lease. The Lease shall terminate on the dato specified in the notice of

4185/r ot/t6/r4 -14-
trerdVefTqton House\King County lease\Lease fot forlnar SCRAP space

lease3



termination, Upon temination of this Leasg Tenant will remain liable to Landlord for damages
in an amount equal to the rent and other sums that would havo been owing by Tenant under this
Lease for the balance of the Lease tenn, less the net proceeds, if any, õf á"y reletting of the
Premises by Landlord subsequent to the termination, ãfter deducting all Landlord,s Rãetti¡g
Expenses (as defined below). Landlord shall be entitled to either collect damages fi.orn Tenani
monthly on the days on which rent or other amounts would have been payable rintler.the Lease,
or alternatively, Landlord may accelerate Tenant's obligations under the Lease and recover from
Tenant: (i) unpaid rent which had been earned at the time of teunination; (ii) the arnount by
which the unpaid rent which would have been earned after tennination until the time of awará
exceeds the amount of rent loss that Tenant proves could reasonably have been avoided; (iii) the
amount by which the unpaid rent for the balance of the term of the Lease after the time of awar.d
exceeds the amount of rent loss that Tenant proves could rcasonably be avoided (discounting
sush amount by the discount rate of the Federal Reserve Bank of San Érancisco at the time of thã
a1va1d, plus 1%o); and (iv) any other amount necessary to compensate Landlord for all the
dehiment proximately caused by Tenant's failure to perform its oúhgations uncler the Lease, or
which in the ordinary course would be likely to lesult frorn the Èvent of Default, including
wifhout limitation Reletting Expenses described in Section 22b,

b. Re-Enh'y.and Relettine. Landlord may continue this Lease in full force and
effect, and without demand or noticg re-enter and take possossion of the premises or any part
thereof;, expel the Tenant from the Premises and anyone claiming through or under the fónant,
and remove the personal property of either. Landlord may relet the Piemises, or any part of
them, in Landlord's or Tenant's name for the account of Tenant, for such perioá of dme and at
such othel tenns and conditions, as Landlord, in its discrction, may deterinine. Landlorcl may
collect and receive the rents for the Prernises. Re-entry or taking possession of the Premises by
Landlord under this Section shall not be construed as an election oi Landlord's part to terminatê
this Leasq unless a written notice of termination is given to Tenant. Landlord rcr*uæ the right
following any re-entry or roletting, or both, under this Section to exeroise its right to tenninàte
the Leass. During the Event of Default, Tenant will pay Landlor.d the Rent ãnd other sums
which wo-uld be payable under this Lease if r.porr"rrion nã¿ not occuned, plus the net proceeds,
if any, after reletting the Premises, after deduoting Landlord's Reletting Èxpenses. 'teletting
Expenses" is defi¡ed to include all expenses incuned by Landlord in conneõdon with r.elettin!
the Premises, including without limitation, all repossession costs, brokerage commissions]
attorneys' fees, remodeling and lepair costs, costs fol rernoving and storing Tenant's pricperty aná
equipment, and rent concessions granted by Landlord to any new Tenant, pr-orated 

-olrer 
thä me

of the new lease.

c. 
. 
Waiv-er of Redemption Rights. Tenant, for itself, and on behalf of any and

all persons claiming through or under Tenant, including creditors of ali kinds, hereby waivei and
surrenders all rights and plivileges which they may have under any present or future law, to
redeem the Premíses or to have a continuance of this Lease for the L"as" term, as it may have
been extended.

d. Nonpayment of Additional Rent, All costs whioh Tenant agrees to pay to
Landlord pursuant to this Lease shall in the event of nonpayrnent be treated ar if th"y .t".r"
paynents of Rent, and Landlord shall have all the rights herein provided for in case of
nonpayment of Rent.
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e. Failure to Remove Property. If Tenant fails to rernove any of its propefiy
fi'orn the Prernises at Landlord's requost following an unoured Event of Default, Landlord tnay, at

its option, rsmove and store the property at Tenant's expense and risk. If Tenant does not pay the
storage cost within five (5) days of Landlord's request, Landlord may, at its option, have any or
all of such property sold at public or pdvate sale (and Landlord may become a purchaser at such
sale), in such manner as Landlord deems propor, without notice to Tenant. Lancllord shall apply
the proceeds of such sale: (i) to the expense of such salg including reasonable attorneys' fees

actually incurued; (ii) to the payment of the costs or chæges for stoting such ptoperty; (iii) to the
payment of any other sums of money which may then be or thereafter become due Landlord
from Tenant under any of the terms heleof; and (iv) the balance, if any, to Tenant, Nothing in
this Section shall limit Landlord's right to sell Tenant's personal property as permitted by law to
foreclose Landlord's lien for unpaid rent.

23. MORTGAGE SUBORDINATION AND ATTORNMENT. Thís Lease shall
automatically be subordinate to any mortgage or deed of trust created by Landlord which is now
existing or hereafter placed upon the Premises including any advances, interest, rnodifications,
renewals, replacements or extensions ("Landlord's Mortgage"), provided the holder of any
Landlord's Mortgage or any pelson(s) acquiting the Premises at any sale or other proceeciing

under any such Landlord's Mortgage shall elect to continue this Lease in full force and effect,
Tenant shall attorn to the holder of any Landlord's Mortgage or any person(s) acquiring the
Premises at any sale ol other proceeding under any Landlord's Mortgage provided such person(s)

assume the obligations of Landlord under this Lease. Tenant shall promptly and in no event later
than fifteen (15) days executg acknowledge and deliver documents which the holder of any
Landlord's Mortgage may reasonably require as further evidence of this subordination and

attomment, Notwithstanding the foregoing, Tenantrs obligations under this Section are

conditioned on the holder of eaoh of Landlord's Mortgage and each pelson acquiring the
Premises at any sale or other proceeding under any such Landlotd's Mortgage not distwbing
Tenant's occupancy and other rights undel this Lease, so long as no uncul'ed Event of Default
exists.

During fhe continuance of any Mortgage until such time as tho lien of any such
Landlold's Mortgage has been extinguished, and provided Tenant has received frorn Landlord
written notice of the name and address of the holder of the Landlord's Mortgage, no act or failure
to act on the part of Landlord that would entitle Tenant under the terms of this Lease or by law to
be relieved of Tenant's obligations hereunder to terminate this Lease shall result in a release or
termination of such obligations or a termination of this Lease unless (i) Tenant shall have first
given wr{tten notice to Landlold's act or failule to act to all holdors of Landlord's Mofigages, if
an¡ specifying the act or failure to act on the part of Landlord that could or would give basis to
Tenant's rights, and (ii) the holders of tho Landlold's Mortgages, after leceipt of such notice,
have failed or refused to diligently and continuously correct or cure the condition complained of
within a reasonable time thereafter; but nothing contained in this paragraph shall be deemed to
irnpose any obligation on the holders of the Lancllord's Mortgages to correct or oure any such
condition. "Reasonable time" as usecl above means and includes a reasonable time to obtain
possession of the Premises, and a reasonable time to cor:rect or cure the condition, if such
condition is determined to exist.
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24. NON-WAIVER. Landlord's waiver of any breach of any tenn contained in this
Lease shall not be deemed to be a waiver of the same term for subsequent acts of Tenant. The
acceptance by Landlord of Rent or other amounts due by Tenant hereunder shall not be deemed
to be a waiver of any breach by Tenant preceding such acceptance.

25, HOLDOVER. If Tenant shall, withoutthe written consent of Landlord, hold over
after the expilation or termination of the Tem, such tenancy shall be deemed to be on a month-
to-month basis and rnay be terminated aocording to Washington law. During such tenancy,
Tenant agrees to pay to Landlord 125% the rate of rental last payable under this Lease. All other
terrns of the Lease shall remain in effect.

26, NOTICES. All notices under this Lease shall be in writing and effective (i) when
delivered in perso4 (ii) three (3) days after being sent by registered or certified rnail to Landlorcl
or Tenant, as the case may be, at the Notice Addresses set forth in Section 1(h); or (iii) upon
confirmed transmission by facsinnile to such persons at the facsimile numbers set forth in Section
1(h) or such other addresses/facsirnile numbers as may frorn time to time be designated by such
parties in writing,

27, COSTS AND ATTORNEYS' FEES. If Tenant or Landlord engage the services
of an attorney to collect monios due or to bring any action for any relief against the other,
declaratory or othetwise, arising out of this Lease, including any suit by Landlord for the
recovery of Rsnt or other payments, or possession of the Premises, the losing party shall pay the
prevailing party a reasonable sum for attotreys'fees in zuch suit, at trial and on appeal,

28. ESTOPPEL CERTIFICATES. Tenant shall, from time to time, upon written
request of Landlord, execute, acknowledge and deliver to Landlord or its designee a written
statement specifying the following, subject to any modifications necessary to rnake such
statements true and cotrylete: (i) the dato the Lease term commenced and the date it expires; (ii)
the amount of minimum monthly Rent and the date to whic.h such Rent has been paid; (iü) that
this Lease is in full force and effect and has not been assigned, modified, supplernented or
amended in any way; (iv) that this Lease represents the entire agleement between the parties; (v)
that al1 conditions under this Lease to be performed by Landlord have been satisfìed; (vi) that
there are no existing claims, defenses or offsets which the Tenant has against the enforcenrerrt of
this Lease by Landlord; (vii) that no Rent has been paid more than one month in advance; and
(viü) that no security has been deposited with Landlord (or, if so, the amount thereof). Any such
statement delivered pursuant to this Section may be lelied upon by a prospective purchaser of
Landlord's interest or assignee of any rnortgage or new mortgagee of Landlord's interest in the
Premises. If Tenant shall fail to respond within ten (10) days of receipt by Tenant of a written
request by Landlord as herein provided, Tenant shall be deerned to have given such certificate as

above provided without modifrcation and shall be deerned to have admitted the accuacy of any
infonnation supplied by Landlord to a prospective purchaser or rnortgagee.

29. TRANSFER OF LANDLORD'S INTEREST. This Lease shall be assignable by
Landlord without the consent of Tenant. In the event of any transfer or transfors of Landlord's
interest in the Premises, other than a transfer for security purposes onl¡ upon the assumption of
this Lease by the transferee, Landlold shall be automatically relieved of obligations and
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liabilities accruing frorn and after the date of such transfer, except fot any retained security

deposit or prepaid rent, and Tenant shall attorn to the transferee,

30, RIGHT TO PERFORM. If Tenant shall fail to timely pay any sum or petform
any othel act on its part to be performed hereuuder, Landlord may make any such payment or
perfonn any such other act on Tenant's part to be made or perfotmed as provided in this Lease,

Tenarrt shall, on demand, reimburse Landlord for its expenses incurred in rnaking such payrnent

or performance. Landlord shall (in addition to any other right or remedy of Landlord provided

by law) have the same rights and remedies in the event of the nonpaylnent of sums due under this

Section as in the caso of clefault by Tenant in the payment of Rent,

31. HAZARDOUS MATERIAL. Landlord represents aud warrauts to Tenant that to
the best of Landlord's knowledge, there is no "Hazardous Matorial" (as defined below) on, in, or
under the Premises as of the Comrnencement Date except as othetwise disclosed to Tenant in
writing before the execution of this Lease.

Tenant shall not cause or pernit any Hazardous Material to be brought upon, kept, ot'

used in or about, or disposed of on the Premíses by Tenant, its agents, employees, contractors or

invitees, except in strict compliance with all applicable federal, state and local laws, regulations,
codes and ordinances. IfTenant breaches the obligations stated in the preceding sentence, then

Tenant shall indemnify, defend and hold Landlord hannless fi'om any and all claims, judgnents,

damages, penalties, fines, costs, liabilities or losses inoluding, without lirnitatiou, diminution in
the value of the Promises, damages fol the loss or restriction on use of rentable or usable space or
of any amenity of the Prernises, or elsewhere, darnages alising fi'om any adverse irnpact on

marketing of space at the Premises, and sums paid in settlernent of claims, attotneys' fees,

consultant fees and expert fees incur:red or suffered by Landlord eithet during or after the Lease

term. These indernnifications by Landlotd and Tenant include, without liinitation, costs incured
in c,onnection with any investigation of site conditions or any clean-up, remediation, removal or
restoration work, whether or not required by any fedelal, state or local govemmental agency or
political subdivision, because of Hazardous Material present in the Premises, or in soil or ground

water on or r¡rder the Promises. Tenant shall immediately notify Landlord of arry inquity
investigation or notice that Tenant may receive from any third party regarding the actual or
suspected plesenoe of Hazardous Material on the Premises.

'Without limiting the foregoing, if the presenÇe of any Hazardous Material brought upon,

kept or used in or about the Premises by Tonant, its agents, employees, coutractors ot' invitees,

results in any unlawful release of Hazardous Material on the Prcmises or any other property,
Tenant shal1 promptly take all actions, at its sole expense, as are necessary to return the Prernises

or any other propert¡ to the condition existing prior to the release of any such Hazardous

Material; provided that Landlord's approval of such actions shall first bo obtained, which
approval maybe withheld at Landlord's sole disctetíon,

As used herein, the term "Hazardous Material" means any hazardous, dangerous, toxic or
harmful substanoe, material or waste inoluding biomedical waste which is or becomes regulated

by any local governmental authority, the State of Waslúngton or the United States Government
due to its potential harnr to the health, safety or welfare of humans ot the environment.
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32. QUIET ENJOYMENT. So long as Tenant pays the Rent and performs all of its
obligations in this Lease, Tenant's possession of the Premises will not be distur'bed by Landlord
or anyone claiming b¡ througlr or under Landlord, or by the holdels of any Landlord's Mortgage
or ally successor thereto,

33. LIMITATION OF LANDLORD'S LIABILITY. The liability of Lancllord to
Tenant for any default by Landlord under this Lease or in any other rnatter relating to the Premises
shall be lirnited to the intetest of Landlord in the Premises. Tenant agrees to look solely to
Landlord's interest in the Premises for the recovely of any judgment against Landlord, and
Landlord shall not be personally liable for any such judgment or cleficiency afrer execution
thereon.

34, GENERAL.

a, Heirs and Assisrìs. This Lease shall apply to and be binding upon
Landlord and Tena:rt and their respective heirs, executors, administrators, successors and
assigns.

b. Bt'okers'Fees. Tenant lepresents and warrants to Landlord that it has not
engaged any broker, finder or other person who would be entitled to'any commission or fees for
the negotiation, execution, or delivery of this Lease other than as disclosed elsewhere in this
Lease. Tenant shall indernnify and hold Landlord haunloss against any loss, cost, liability or
expense incuted by Landlord as a result of any clahn asserted by any such broker, finder. or
other person on the basis of any arangements or agrcements nrade or alleged to have been made
by or on behalf of Tenant. Landlold represents and warrants to Tenant that it has not engaged
any broker, fìnder or other person who would be entitled to any commission or fees for the
negotiation, execution or delivery of this Lease other than as disclosed elsewhere in this Lease,
and any Landlord's broker or agent shall be compensated pursuant to a separate wdtten
agreement with Landlord. Landlord shall indemnify and hold Tenant hannloss against any loss,
cost, liability or expense incurred by Tenant as a result of any clairn asseúed by any broker',
finder, or other person on the basis of any affangements or agreements made or alleged to have
been made by or on behalf of Landlord.

c. Entire Apneement. This Lease contains all of the covenants and
agreements between Landlord and Tenant relating to the Prernises. No prior agreements or
understanding pertaining to the Lease shall be valid or of any force or effect and the covenants
and agteements of this Lease shall not be altered, modifìed or added to except in writing signed
by Landlord and Tenant.

d. Severabilit]¡. Any provision of this Lease which shall prove to be invalid,
voicl or illegal shall in no ì¡iay affect, impair or invalidate any other provision of this Lease.

e. Force Majeure. Time periods for either palty's performance under any
provisions of this Lease (excluding paymerit of Rent) shalt be extended for periods of time
during which the partyrs perfomance is prevented due to circumstances beyond such party's
control, including without limitation, fir'es, floods, earthqualces, lookouts, stdkes, embargoes,
govemmental regulations, acts of God, public enemy, \ryar or other strife.
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f. Governing Law. This Lease shall be govemed by and construed in
accordance with the laws of the State of Washington.

g, Subrnission of Le._ase Form Not an Offer. One party's submission of this
Lease to the other for roview shall not constih¡te an offer to lease the Premises, This læase shall
not become effective and binding upon Landlord and Tenant until it has been fully signed by
both Landlord and Tenant.

h. Parking. Landlorcl shall provide to Tenant at no additional cost twenty six
(26) pafting stalls either in the Building garage or in the adjacent outside lot. Tenant shall cause
its ernployees and invitees to cornply with any rules and regulations as may fi'om time to tirne be
promulgated by Landlord with respect to palking. Tenant shall pay to Landlord the then going
market parking lent for any parking stalls used by Tenant in excess of the 26 parking stalls
described above, Landlord may adjust the from time to tirne the cost of the parking stalls to
refleot the market value of the stalls.

i. Authority of Parties. Any individual signing this Leaso on be,half of an
entity teprcsents and warrants to the other that such individual has authority to do so and, upon
such individual's execution, that this Lease shall be binding upon and enforceable against the
party on behalf of whom such individual is signing.

35. EXHIBITS AND RIDERS. The following exhibits and riders are made a part of
this Lease:

Exhibit A - Legal Description
ExhibitA-1 -FloorPlan
Exhibit B - Landlord's'W'ork
LEASE RIDER

36, AGENCY DISCLOSURE. Atthe signing of this Agreement,

Landlord's Agent: Frank R. Buchanan of Mal(ensayReal Estate Services Inc. represented
the Landlord.

Tenant's Brokers (Licensees): Larry Almeleh and Ed Curtis of Washington Partners, Inc.
represented the Tenant.

If Tenantrs Licensee and Landlord's Agent are different salespersons affiliated with the
sanre Broker, then both Buyer and Seller confirm theil consent to that Broker acting as a dual
agent. If Tenant's Licensee and Landlord's Agent are the sarne salesperson representing both
palties, then both Landlord and Tenant confirm their consent to that salespelson and his/her
Broker acting as dual agent, Landlord and Tenant confirm receipt of the pamphlet entitled "The
Law of Real Estate Agency."
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IN WITNESS WHEREOF this Loase has been erxecuted the date and year first above

written.

LANDLORD:

N

JEFFERSONHOUSE LLC

By: Ætu
Name

TENANT:

ISNG COTINTY

tMamager, Ítn¡l är'lartrl $e¡vlæg
Klng Cn,t'ti'
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APPROVED AS TO FORMr
I(ing County Department of Publio Defense

David

APPROVED AS TO FORM:
I(ing County Proseouting Attorney

Tim Barnes, Prosecutot



STATE OF \ryASHINGTON

couNTyoF Kt'*5

On this s6à day of üvlw.'l^ 2014, before lne, the undersþed, a Notary
Public in and for the State of Washington, duly commissioned and sworn personally appeared
law.p-c ht"t{t*- . known to me to be the
of JEFFERSON HOUSE LLC; the limited liability company executed the foregoing
instrument, and acknowledged the said inshument to be the free and voluntary act and deed of said
limited liability company, for the purposes therein mentioned, and on oath stated that helshe was
authotized to execute said inshunent.

I certiff that I know or have satisfactoty evidence that the person appearing before nre and
making this acknowledgment is the person whose true signature appears on this document.

WITNESS my hand and official seal heleto affixed the day and year in the certificafe above
written.

)
)
)

ss.

w
it

'l^ &- K.t"
Print Name

NOTARY PUBLIC in and for the State of
Washington, residing at $e*tt\s-
Mycommissionexpires I ar. ¡otï

OFT{
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STATE OF WASHTNGTON )
) ss.

)COUNTY OF

onthis 't+ dayof
State of Washington, dulyin anú for rÍhe

C:"ì..( ,(L*t Se¿L.
IUNG COtNry, the municipal corporation that executed the foregoing instrumont,

acknowledged the said instrurnent to be the free and voluntary act and deed of said nonprofit

corporation, for the pulposes therein mentioned, and on oath stated that he/she was authorized to

execute saicl instrument,

I certiff that I know or have satisfactory evidenco that the person appearing befole me and

rnaking this acknowledgment is the person whose true sþaturc appears on this docunent.

WITNESS tny hand and official seal hereto

wr{tten.

lll,r,
,\-

PrintName

NOTARYPUBLIC in and

Washington, residing at

My commission expies
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the
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ExhÍbitA.

[Legal Descrþtion]

IJEGAIT DEscRrPUlqJIi

I¡oEe 4. 5, 6 :md i, nroch tr, sQgrRE pÀllc ÀDDrrroÀl To TrrE crfi oF
.SEÀTTLE. accor:d:Lrrg t.o h.he PraÈ thèreof recorded ln volume ð of plaÈs,
Þage 6. fn lÉrrg CounEy, WashÍugton;

ExcEPf Èhe EaçrE 8 feec of r,ots 4 and 1 couveyed to Ehe 'cicy of seaccle
f,or alley.

SlEuâEe ln þber CouDEy of Klng, Sbabe oT Washington,
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EXIIIBIT 4.1

[Floor Plan of Premisesl

41S5/t 0l/l6il4 -25-
lrcndUeftèlson Houso\l(ng County lease\Leose for fotrnel SCMP space

THE JEFFERSOh¡ BUILDING

lst FLOOR

E

ll
(

TtIE

ú

(cvrilroN

L¿BBY

L
-TFltrT

lc¡sq3



IIXFIIBITA.T

[Floor Plan of Prenisesl

T,LIE JEFFFRSO¡{ BUILDING

Znd Fl-oOlì

i\s,'r,i ìri r)t:

I
I

E*Eirl
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EXHIBIT Á,-1

[Floor Plan of Premises]

TI.IE JEFFERSONI BUILDING
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ExhibitB
[Intentionnlty left blank]
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LEASB RIDER

THIS LEASE RIDER IS PART OF THAT CERTAIN LEASE dAtEd MæCh'T!,2014,
for a portion of the building (space on floors I,2, and3) known as the Jefferson Building, by and

between JEFFBRSON HOÚÈÈ LLC, ("Landlord"), and KING COUNTY, ("Tenaut"). I¿ndlord

and Tenant further agree as follows:

1. D,xpansion: So long as Tenant is not then in default under tho Lease, a:rd strbject to any pre-

"*istingj*paosion 
or extension option in favor of current tenants, or any extension right to be

granted'to i current or fi¡ture tenant, who has an existing lease in the Building, Tenant shall havo

ã rigþt of fïrst offer on all space in the Building, except that Landlord shall be free to lease or

releãse Suite 401 (RH HomeTRosehedge) to any tenant Landlord elects to prior to June 30,2014,

without providing any notice or right of first offer to Tenant. Prior to leasing or rcnewing

existing lenants 1e*"eit pursuant to ãxisting expansion or extension options), Landlord will first

offer aãy vacant or toiivacant space to Tenant at the then fair market rental value (including all

,on"rrrlon.) as determined by Lãndlord. Tenant will have ten (10) business days^to confirm its

desire to lease such space on the proposed tenns; if Tenant does not give wr{tten notice to

Landlord within this ten (10) business day period that Tenant will lease the space on terms

proposed by, or agreed to by, Landlord, then Landlord shalt be fi'ee to lease such space to a third

ir.ty; ptouidrd hõwever, that if Tenant wishes to lease any right of first offer space but Tenant

äirugf".. with the fair rnarket rental value determined by Landlord, then the fair market rental

nuluã fo. the right of first offer space shall be determined using an arbitration proceeding

following the prõcedures described ln Section 3,c. of the Lease, The minirnum lease term for

any expansions pursuant to this right offirst offer shall be three (3) years, and in no event shall

the term of the Lease for any suchãxpansion extend beyond the last day of the Loase term for the
premises. The only Tenant termination right for any lease of space to Tenant un-d¡r this Section

I shall be the terminatíon right included in this Cancellation Policy in Section 2 below.

2. Cancellatign Policv: Tenant's obligations to Landlord that extend beyond tho then cuffent

y.u@approvaloftheLeasebytheIGngCountyCouncilorappropriationby
ih" rcing County Council ól sufficient funds to pay such obligations. Should such approval or

upptopriution not occut', or if grant funding is cancelled or not renewed, Tenant shall

imrneãiately so advise Landlord and the Lease and all obligations thereunder (except for those

that expressly survive terrnination of the Lease) will terminate at the end of the calendar year in

which such approval or appropriations fails to occur, except that Tenant shall reimbume

Landlord prior to the termination of the Lease for the unamortized tenant improvement costs,

architectuial fees and all commission/advisory fþes incuned by Landlord in connection with this

Lease, with such sums being amortized over the Lease term on a straight line basis'

3. Cr¡rrcut l,ease Defautt: Tenant cunently occupies the Premises pursuant to a separate lease

agreernent with Landlord (the I'Cument Lease"). If Landlord properly tenninates the Current

Liase due to a default by Tenant under the Currerú Lease, or if Tenant is in material default

under the Current Lease as of the expiration of the Cuuent Lease (and following any required

notice from Landlord and opportunity to curo such default by Tenant without a cule), then

Landlord ma¡ at its option, torminate this Lease by written notice to Tenant.
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LANDLORD: JEFFERSON HOUSE LLC TENANT: IfiNG coUNTY

By: By:

4 +*t*n-
ilñanager, Real Estûte

Klng ÇountY
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