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EXCHANGE BUILDING

OFFICE LEASE

This Office Lease (the "Lease"), dated as of the date set forth in Section | of the Summary of Basic Lease Information (the
"Summary"), below, is made by and between BCSP EXCHANGE PROPERTY LLC, a Delaware limited liability company
("Landlord"), and KING COUNTY, a political subdivision of the State of Washington ("Tenant").

SUMMARY OF BASIC LEASE INFORMATION

TERMS OF LEASE
1. Date:

2, Premises (Article 1):

2,1 Building:
22 Premises:
3. Lease Term (Article 2):

3.1 Length of Term:

32 Lease Commencement Date:

33 Lease Expiration Date:

DESCRIPTION

May 16, 2016, for reference purposes only

821 Second Avenue, Seattle, Washington 98104, which is located on
the real property more particularly described on Exhibit A-1,
attached hereto,

Approximately 574 rentable square feet of space located on the

fourth (4") floor of the Building and commonly known as Suite
400D, as further set forth in Exhibit A to the Office Lease.

Five (5) years

The date of the full execution and unconditional delivery of this
Lease.

The date immediately preceding the fifth (5") anniversary of the
Lease Commencement Date.

4. Base Rent (Article 3):
Monthly Installment of Base Annual Base Rent per Rentable
Year of Lease Term Annual Base Rent Rent Square Foot
1 $17,220.00 $1,435.00 $30.00
2 Y $17,794.00 $1,482.83 $31.00
3 $18,368.00 $1,53067 $32.00
4 $18,942.00 $1,578.50 $33.00
5 $19,516.00 $1,626.33 $34.00
5 Permitted Use (Article 5): General office use (including use as a computer server room), all
consistent with a first-class office building
6. Security Deposit: $0.00.
7. Parking; None.
8 Address of Tenant (Section 24 14): King County, Facilities Management
500 Fourth Avenue, Room 830
Seattle, Washington 98104
Attention: Manager, Real Estate Services
9. Address of Landlord (Section 24.14): % Beacon Capital Partners, LLC
One Sansome Street, Suite 710
San Francisco, CA 94104
Attention: Mr, McClure Kelly
and
% Beacon Capita! Partners, LLC
200 State Street, 5" Floor
Boston, Massachusetts 02109
Attention: General Counsel
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10 Broker(s) (Section 24 18):

11 Tenant Improvements:

731085.07/WLA
373259-00011/5-16-16/ral/sew

and

Allen Matkins Leck Gamble Mallory & Natsis LLP
1901 Avenue of the Stars

Suite 1800

Los Angeles, California 90067

Attention: Anton N. Natsis, Esq.

Colliers International
601 Union Street, Suite 5300
Seattle, Washington 98101-4045

None

i~
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ARTICLE 1: PREMISES, BUILDING, PROJECT, AND COMMON AREAS

1.1 Premises, Building, Project and Common Areas.

1.1.1  The Premises. Landlord hereby leases to Tenant and Tenant hereby leases from Landlord the premises set
forth in Section 2 2 of the Summary (the "Premises"). The outline of the Premises is set forth in Exhibit A attached hereto and the
Premises has the number of rentable square feet as set forth in Section 2.2 of the Summary (which shall not be subject to re-measurement
or modification). The parties hereto agree that the lease of the Premises is upon and subject to the terms, covenants and conditions
herein set forth. The parties hereto hereby acknowledge that the purpose of Exhibit A is to show the approximate location of the
Premises in the "Building," as that term is defined in Section 1.1.2, below, only, and such Exhibit is not meant to constitute an agreement,
representation or warranty as to the construction of the Premises, the precise area thereof or the specific location of the "Common Areas,"
as that term is defined in Section |.1.3, below, or the elements thereof or of the accessways to the Premises or the "Project,” as that term
is defined in Section 1.1.2, below. Tenant hereby acknowledges and agrees that Tenant currently occupies the Premises pursuant to an
existing lease with Landlord (the "Existing Lease"), which Existing Lease (i) related to the Premises and certain other space leased by
Tenant in the Building (as more particularly set forth in the Existing Lease) (the "Other Space"), and (ii) by its terms, expired as of
September 30, 2015 (the "Existing Lease Expiration Date"). In connection with the foregoing, Landlord and Tenant hereby
acknowledge and agree that (a) the Existing Lease terminated, with respect to the Other Space only, as of the Existing Lease Expiration
Date, (b) the Existing Lease has continued and shall continue in full force and effect, with Tenant in holdover thereof, on a month-to-
month basis, with respect to the "Premises" (as defined in this Lease (and not with respect to the Other Space)), upon the terms of the
Existing Lease, until the date immediately preceding the Lease Commencement Date under this Lease (upon which date the Existing
Lease shall terminate), and (c) during the period of the Existing Lease following the Existing Lease Expiration Date and continuing until
the date preceding the Lease Commencement Date under this Lease, Tenant shall be obligated to pay monthly Base Rent for the Premises
under the Existing Lease in an amount equal to $2,862.34. Further in connection with the foregoing, Tenant further acknowledges and
agrees that (i) Landlord shall have no obligation to "deliver" the Premises to Tenant, and (ii) except as specifically set forth in this Lease,
Tenant shall continue to accept the Premises in their existing, "as is" condition and Landlord shall not be obligated to provide or pay for
any improvement work or services related to the improvement of the Premises. Tenant also acknowledges that neither Landlord nor
any agent of Landlord has made any representation or warranty regarding the condition of the Premises, the Building or the Project or
with respect to the suitability of any of the foregoing for the conduct of Tenant's business, except as specifically set forth in this Lease

1.1.2  The Building and The Project, The Premises are a part of the building set forth in Section2 | of the
Summary (the "Building"). The Building is part of an office project currently known as the "Exchange Building." The term "Project,"
as used in this Lease, shall mean (i) the Building and the Common Areas, and (ii) the land (which is improved with landscaping and
other improvements) upon which the Building and the Common Areas are located

1,13 Common Areas Tenant shall have the non-exclusive right to use in common with other tenants in the
Project, and subject to the rules and regulations referred to in Article 5 of this Lease, those portions of the Project which are designated
by Landlord, from time to time, for use in common by Landlord, Tenant and any other tenants of the Project the "Common Areas").
The manner in which the Common Areas are maintained and operated shall be at the reasonable discretion of Landlord and the use
thereof shall be subject to such rules, regulations and restrictions as Landlord may make from time to time. Landlord reserves the right
to close temporarily, make alterations or additions to, or change the location of elements of the Project and the Common Areas

ARTICLE 2: LEASE TERM

The terms and provisions of this Lease shall be effective as of the date of this Lease. The term of this Lease (the "Lease Term")
shall be as set forth in Section 3.1 of the Summary, shall commence on the date set forth in Section 3.2 of the Summary (the "Lease
Commencement Date"), and shall terminate on the date set forth in Section 3.3 of the Summary (the "Lease Expiration Date") unless
this Lease is sooner terminated as hereinafter provided. Following the occurrence of the Lease Commencement Date, Landlord may
deliver a notice to Tenant indicating the actual date of the occurrence of the Lease Commencement Date and the corresponding Lease
Expiration Date, which Tenant shall execute and return to Landlord within ten (10) business days following receipt thereof.

ARTICLE 3: BASE RENT

Tenant shall pay, without prior notice ot demand, to Landlord or Landlord's agent at the management office of the Project, or,
at Landlord's option, at such other place as Landlord may from time to time designate in writing, by a check for currency which, at the
time of payment, is legal tender for private or public debts in the United States of America, base rent ("Base Rent") as set forth in
Section 4 of the Summary, payable in equal monthly installments as set forth in Seetion 4 of the Summary in advance on or before the
first day of each and every calendar month during the Lease Term, without any setoff or deduction whatsoever. If any Rent payment
date (including the Lease Commencement Date) falls on a day of the month other than the first day of such month or if any payment of
Rent is for a period which is shorter than one month, the Rent for any fractional month shall accrue on a daily basis for the period from
the date such payment is due to the end of such calendar month or to the end of the Lease Term at a rate per day which is equal to 1/365
of the applicable annual Rent, All other payments or adjustments required to be made under the terms of this Lease that require proration
on a time basis shall be prorated on the same basis.

ARTICLE 4: ADDITIONAL RENT; TENANT'S PAYMENT OF CERTAIN TAXES

4.1 General Terms.  All payments by Tenant, amounts other than Base Rent, pursuant to the terms of this Lease, are
hereinafter collectively referred to as the "Additional Rent", and the Base Rent and the Additional Rent are herein collectively referred
to as “Rent."

42 Taxes and Other Charges for Which Tenant Is Directly Responsible.

421  Tenant shall be liable for and shall pay ten (10) days before delinquency, taxes levied against Tenant's
equipment, furniture, fixtures and any other personal property located in or about the Premises. If any such taxes on Tenant's equipment,
furniture, fixtures and any other personal property are levied against Landlord or Landlord's property or if the assessed value of
Landlord's property is increased by the inclusion therein of a value placed upon such equipment, furniture, fixtures or any other personal
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property and if Landlord pays the taxes based upon such increased assessment, which Landlord shall have the right to do regardless of
the validity thereof but only under proper protest if requested by Tenant, Tenant shall upon demand repay to Landlord the taxes so levied
against Landlord or the proportion of such taxes resulting from such increase in the assessment, as the case may be.

422  If the tenant improvements in the Premises, whether installed and/or paid for by Landlord or Tenant and
whether or not affixed to the real property so as to become a part thereof, are assessed for real property tax purposes at a valuation higher
than the valuation at which tenant improvements conforming to Landlord's "building standard" in other space in the Building are
assessed, then the taxes levied against Landlord or the property by reason of such excess assessed valuation shall be deemed to be taxes
levied against personal property of Tenant and shall be governed by the provisions of Section4.2.1, above.

423  Notwithstanding any contrary provision herein, Tenant shall pay prior to delinquency any (i) rent tax or sales
tax, service tax, transfer tax or value added tax, or any other applicable tax on the rent or services herein or otherwise respecting this
Lease, (i) taxes assessed upon or with respect to the possession, leasing, operation, management, maintenarice, alteration, repair, use or
occupancy by Tenant of the Premises or any portion of the Project; or (ili) taxes assessed upon this transaction or any document to which
Tenant is a party creating or transferring an interest or an estate in the Premises

ARTICLE S: USE OF PREMISES

5.1 Permitted Use. Tenant shall use the Premises solely for the Permitted Use set forth in Section 5 of the Summary and
Tenant shall not use or permit the Premises or the Project to be used for any other purpose or purposes whatsoever without the prioc
written consent of Landlord, which may be withheld in Landlord's sole discretion.

52 Prohibited Uses. Tenant further covenants and agrees that Tenant shall not use, or suffer or permit any person or
persons to use, the Premises or any part thereof for any use or purpose contrary to the provisions of the Rules and Regulations set forth
in Exhibit B, attached hereto, or in violation of the laws of the United States of America, the State of Washington, or the ordinances,
regulations or requirements of the local municipal or county goveming body or other lawful authorities having jurisdiction over the
Project) including, without limitation, any such laws, ordinances, regulations ot requirements relating to hazardous materials or
substances, as those terms are defined by applicable laws now or hereafter in effect. Tenant shall have no right to install signs, notices,
logos, pictures, names or advertisements of any kind on or at the exterior of the Premises or any other location in, on or about the
Common Areas, Building or Project. Any signs, notices, logos, pictures, names or advertisements which are installed may be removed
without notice by Landlord at the sole expense of Tenant. Tenant shall not do or permit anything to be done in or about the Premises
which will in any way obstruct or interfere with the rights of other tenants or occupants of the Building, or injure or annoy them or use
or allow the Premises to be used for any improper, unlawful or objectionable purpose, nor shall Tenant cause, maintain or permit any
nuisance in, on or about the Premises. Tenant shall comply with, and Tenant's rights and obligations under the Lease and Tenant's use
of the Premises shall be subject and subordinate to, all recorded easements, covenants, conditions, and restrictions now or hereafter
affecting the Project,

ARTICLE 6: SERVICES AND UTILITIES

6.1 Standard Tenant Services. Landlord shall provide the following services on all days (unless otherwise stated below)
during the Lease Term

6.1.1  Subject to limitations imposed by all governmental rules, regulations and guidelines applicable thereto,
Landlord shall provide heating and air conditioning ("HVAC") when necessary for normal comfort for normal office use in the Premises
from 7:00 A.M. to 6:00 P.M. Monday through Friday, and on Saturdays from 9:00 A M. to 1:00 P.M. (collectively, the "Building
Hours"), except for the date of observation of New Year's Day, President's Day, Independence Day, Labor Day, Memorial Day,
Thanksgiving Day, Christmas Day and, at Landlord's discretion, other locally or nationally recognized holidays which are observed by
other buildings comparable to and in the vicinity of the Building (collectively, the "Heolidays")

6.1.2  Landlord shall provide adequate electrical wiring and facilities for connection to Tenant's lighting fixtures
and incidental use equipment, provided that (i) the connected electrical load of the incidental use equipment does not exceed an average
of three (3) watts per rentable square foot of the Premises during Building Hours, calculated on a monthly basis, and the electricity so
furnished for incidental use equipment will be at a nominal one hundred twenty (120) volts and no electrical circuit for the supply of
such incidental use equipment will require a current capacity exceeding twenty (20) amperes, and (ii) the connected electrical load of
Tenant's lighting fixtures does not exceed an average of one (1) watt per rentable square foot of the Premises during Building Hours,
calculated on a monthly basis, and the electricity so furnished for Tenant's lighting will be at a nominal two hundred seventy-seven (277)
volts, which electrical usage shall be subject to applicable laws and regulations. Tenant shall bear the cost of replacement of lamps,
starters and ballasts for non-Building standard lighting fixtures within the Premises

6.1.3  Landlord shall provide city water from the regular Building outlets for drinking, lavatory and toilet purposes
in the Building's Common Areas.

6.14  Landlord shall provide nonexclusive, non-attended automatic passenger elevator service during the Building
Hours, and shall have at least one elevator available at all other times, including on the Holidays

6.1.5  Landlord shall provide nonexclusive freight elevator service subject to scheduling by Landlord
Tenant acknowledges that Landlord shall not provide janitorial services to the Premises.

Tenant shall cooperate fully with Landlord at all times and abide by all regulations and requirements that Landlord may
reasonably prescribe for the proper functioning and protection of the HVAC, electrical, mechanical and plumbing systems

6.2 Overstandard Tenant Use, Tenant shall not, without Landlord's prior written consent, use heat-generating machines,
machines other than normal fractional horsepower office machines, or equipment or lighting other than Building standard lights in the
Premises, which may affect the temperature otherwise maintained by the air conditioning system or increase the water normally
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furnished for the Premises by Landlord pursuant to the terms of Section 6.1 of this Lease. If Tenant uses water, electricity, heat or air
conditioning in excess of that supplied by Landlord pursuant to Section 6 1 of this Lease, Tenant shall pay to Landlord, upon billing,
the actual cost of such excess consumption, the cost of the installation, operation, and maintenance of equipment which is installed in
order to supply such excess consumption, and the cost of the increased wear and tear on existing equipment caused by such excess
consumption; and Landlord may install devices to separately meter any increased use and in such event Tenant shall pay the increased
cost directly to Landlord, on demand, at the rates charged by the public utility company fumishing the same, including the cost of
installing, testing and maintaining of such additional metering devices. Tenant's use of electricity shall never exceed the capacity of the
feeders to the Project or the risers or wiring installation, and subject to the terms of Section 24 22, below, Tenant shall not install or use
or permit the installation or use of any computer or electronic data processing equipment in the Premises, without the prior written
consent of Landlord. If Tenant desires to use heat, ventilation or air conditioning during hours other than those for which Landlord is
obligated to supply such utilities pursuant to the terms of Sgction 6.1 of this Lease, Tenant shall give Landlord such prior notice, if any,
as Landlord shall from time to time establish as appropriate, of Tenant's desired use in order to supply such utilities, and Landlord shall
supply such utilities to Tenant at such hourly cost per zone to Tenant (which shall be treated as Additional Rent) as Landlord shall from
time to time establish, Notwithstanding any provision to the contrary contained in this Lease, Tenant shall pay to Landlord, Landlord's
standard charge for any services provided to Tenant which Landlord is not obligated to provide to Tenant pursuant to the terms of this
Lease.

6.3 Interruption of Use. Tenant agrees that Landlord shall not be liable for damages, by abatement of Rent or otherwise,
for failure to furnish or delay in furmnishing any service (including telephone and telecommunication services), or for any diminution in
the quality or quantity thereof, when such failure or delay or diminution is occasioned, in whole or in part, by breakage, repairs,
replacements, or improvements, by any strike, lockout or other labor trouble, by inability to secure electricity, gas, water, or other fuel
at the Building or Project after reasonable effort to do so, by any riot or other dangerous condition, emergency, accident or casualty
whatsoever, by act or default of Tenant or other parties, or by any other cause beyond Landlord's reasonable control; and such failures
or delays or diminution shall never be deemed to constitute an eviction or disturbance of Tenant's use and possession of the Premises or
relieve Tenant from paying Rent or performing any of its obligations under this Lease; provided, however, that (i) nothing contained
herein shall limit Landlord's liability for personal injury and/or property damage to the extent caused by Landlord's negligence or willful
misconduct, and (ii) nothing contained herein shall alter or modify Tenant's rights pursuant to the terms of Section 6.4, below.
Furthermore, Landlord shall not be liable under any circumstances for a loss of, or injury to, property or for injury to, or interference
with, Tenant's business, including, without limitation, loss of profits, however occurring, through or in connection with or incidental to
a failure to furnish any of the services or utilities as set forth in this Article 6.

6.4 Tenant Termination Right for Failure of Services or Utilities. In the event that Tenant is prevented from using,

and does not use, the Premises or any portion thereof, as a result of any failure to provide services or utilities to the Premises as required
by this Lease, then Tenant shall give Landlord notice of such Abatement Event, and if such Abatement Event continues for one hundred
eighty (180) days after Landlord's receipt of any such notice (the "Eligibility Period"), then, at Tenant's sole remedy, Tenant shall have
the right to terminate this Lease by delivery of notice to Landlord (the “Abatement Event Termination Notice”) during the five (5)
business-day period following the expiration of such 180-day period, and shall be effective as of a date set forth in the Abatement Event
Termination Notice (the “Abatement Event Termination Date”), which Abatement Event Termination Date shall not be more than
thirty (30) days following the delivery of the Abatement Event Termination Notice.

6.5 Tenant HVAC System, Subject to the terms of this Lease (including, without limitation, Articles 7 and 8 hereof),
Tenant, at its sole expense, may install and maintain a supplemental HVAC system in the Premises for the purpose of servicing Tenant's
computer equipment (the "Tenant HVAC System"). If required for such purpose, Tenant may connect into the Building's condenser
water system, if and to the extent that such connection is otherwise approved by Landlord, which approval shall not be unreasonably
withheld, conditioned or delayed. If Tenant connects into the Building's condenser water system pursuant to the terms of the foregoing
sentence, (i) Landlord may install (or require Tenant install), at Tenant's expense, a meter to measure Tenant's use of condenser water,
and (i) Tenant shall pay Landlord for Tenant's use of condenser water at Landlord's standard rates. In addition, (a) at Landlord's option,
Landlord may (or may require Tenant), at Tenant's sole cost and expense, separately meter the electricity utilized by the Tenant HVAC
System, and (b) Tenant shall be responsible for the cost of all electricity utilized by the Tenant HVAC System. In the event that the
Tenant HVAC System is installed, Tenant acknowledges that Tenant shall, at Tenant's sole cost and expense, remove the Tenant HVAC
System prior to the expiration or earlier termination of this Lease, repair all damage resulting therefrom, and restore all affected areas
to their condition existing prior to Tenant's installation thereof.

ARTICLE 7: REPAIRS

Tenant shall, at Tenant's own expense, keep the Premises, including all improvements, fixtures, furnishings, and systems and
equipment therein (including, without limitation, plumbing fixtures and equipment such as dishwashers, garbage disposals, and insta-
hot dispensers), and the floor or floors of the Building on which the Premises are located, in good order, repair and condition at all times
during the Lease Term. In addition, Tenant shall, at Tenant's own expense, but under the supervision and subject to the prior approval
of Landlord, and within any reasonable period of time specified by Landlord, promptly and adequately repair all damage to the Premises
and replace or repair all damaged, broken, or worn fixtures and appurtenances, except for damage caused by ordinary wear and tear or
beyond the reasonable control of Tenant; provided however, that if Tenant fails to make such repairs, Landlord may, but need not, make
such repairs and replacements, and Tenant shall pay Landlord the cost thereof, including a percentage of the cost thereof (to be uniformly
established for the Building and/or the Project) sufficient to reimburse Landlord for all overhead, general conditions, fees and other
costs or expenses arising from Landlord's involvement with such repairs and replacements forthwith upon being billed for same
Notwithstanding the foregoing, Landlord shall be responsible for repairs to the exterior walls, foundation and roof of the Building, the
structural portions of the floors of the Building, and the base building systems and equipment of the Building, except to the extent that
such repairs are required due to the negligence or willful misconduct of Tenant; provided, however, that if such repairs are due to the
negligence or willful misconduct of Tenant, Landlord shall nevertheless make such repairs at Tenant's expense, or, if covered by
Landlord's insurance, Tenant shall only be obligated to pay any deductible in connection therewith. Landiord may, but shall not be
required to, enter the Premises at all reasonable times to make such repairs, alterations, improvements or additions to the Premises or to
the Project or to any equipment located in the Project as Landlord shall desire or deem necessary or as Landlord may be required to do
by governmental or quasi-governmental authority or court order or decree. Tenant hereby waives and releases any and all rights it may
have at law or in equity to make repairs at the expense of Landlord

731085 0T/WLA EXCHANGE BUILDING
373259-00011/5-16-16/ral/sew -3- [King County]



18453

ARTICLE 8: ADDITIONS AND ALTERATIONS

8.1 Landlord's Consent to Alterations. Tenant may not make any improvements, alterations, additions or changes to
the Premises or any mechanical, ptumbing or HVAC facilities or systems pertaining to the Premises (collectively, the "Alterations”)
without first procuring the prior written consent of Landlord to such Alterations, which consent shall be requested by Tenant not less
than thirty (30) days prior to the commencement thereof, and which consent shall not be unreasonably withheld by Landlord, provided
it shall be deemed reasonable for Landlord to withhold its consent to any Alteration which adversely affects the structural portions or
the systems or equipment of the Building or is visible from the exterior of the Building. Notwithstanding the foregoing, Tenant shall be
permitted to make Alterations following ten (10} business days notice to Landlord, but without Landlord's prior consent, to the extent
that such Alterations are decorative only (i.e., installation of carpeting or painting of the Premises)

82 Manner of Construction. Landlord may impose, as a condition of its consent to any and all Alterations or repairs of
the Premises or about the Premises, such requirements as Landlord in its reasonable discretion may deem desirable, including, but not
limited to, the requirement that Tenant utilize for such purposes only contractors, subcontractors, materials, mechanics and suppliers
selected by Tenant from a list provided and approved by Landlord, the requirement that upon Landlord's request, Tenant shall, at Tenant's
expense, remove such Alterations upon the expiration or any early termination of the Lease Term, Tenant shall construct such
Alterations and perform such repairs in a good and workmanlike manner, in conformance with any and all applicable federal, state,
county or municipal laws, rules and regulations and pursuant to a valid building permit, issued by the city in which the Building is
located (or other applicable governmental authority), all in conformance with Landlord's construction rules and regulations; provided,
however, that prior to commencing to construct any Alteration, Tenant shall meet with Landlord to discuss Landlord's design parameters
and code compliance issues. In the event Tenant performs any Alterations in the Premises which require or give rise to governmentally
required changes to the "Base Building," as that term is defined below, then Landlord shall, at Tenant's expense, make such changes to
the Base Building. The "Base Building" shall include the structural portions of the Building, and the public restrooms, elevators, exit
stairwells and the systems and equipment located in the internal core of the Building on the floor or floors on which the Premises are
located. In performing the work of any such Alterations, Tenant shall have the work performed in such manner so as not to obstruct
access to the Project or any portion thereof;, by any other tenant of the Project, and so as not to obstruct the business of Landlord or other
tenants in the Project. Tenant shall not use (and upon notice from Landlord shall cease using) contractors, services, workmen, labor,
materials or equipment that, in Landlord's reasonable judgment, would disturb labor harmony with the workforce or trades engaged in
performing other work, labor or services in or about the Building or the Common Areas. In addition to Tenant's obligations under
Article 9 of this Lease, Tenant shall deliver to the Project construction manager a reproducible copy of the "as built" drawings of the
Alterations as well as all permits, approvals and other documents issued by any governmental agency in connection with the Alterations,

83 Payment for Improvements. Tenant shall (i) comply with Landlord's requirements for final lien releases and waivers
in connection with Tenant's payment for work to contractors, and (ii) sign Landlord's standard contractor's rules and regulations. Tenant
shall reimburse Landlord for Landlord's reasonable, actual, out-of-pocket costs and expenses actually incurred in connection with
Landlord's review of any Alterations.

84 Construction Insurance. In addition to the requirements of Article 10 of this Lease, in the event that Tenant makes
any Alterations, prior to the commencement of such Alterations, Tenant shall provide Landlord with evidence that Tenant carties
"Builder's All Risk" insurance in an amount approved by Landlord covering the construction of such Alterations, and such other
insurance as Landlord may reasonably require, it being understood and agreed that all of such Alterations shall be insured by Tenant
pursuant to Article 10 of this Lease immediately upon completion thereof. In addition, Tenant's contractors and subcontractors shall be
required to carry Commercial General Liability Insurance in an amount approved by Landlord and otherwise in accordance with the
requirements of Article 10 of this Lease

85 Landlord's Propertv. All Alterations, improvements, fixtures, equipment and/or appurtenances which may be
installed or placed in or about the Premises, from time to time, shall be at the sole cost of Tenant and shall be and become the property
of Landlord, except that Tenant may remove any Alterations, improvements, fixtures and/or equipment which Tenant can substantiate
to Landlord have not been paid for with any Tenant improvement allowance funds provided to Tenant by Landlord, provided Tenant
repairs any damage to the Premises and Building caused by such removal and returns the affected portion of the Premises to a building
standard tenant improved condition as determined by Landlord, Furthermore, Landlord may, by written notice to Tenant prior to the
end of the Lease Term, or given following any earlier termination of this Lease, require Tenant, at Tenant's expense, to remove any
Alterations and/or improvements and/or systems and equipment within the Premises and to repair any damage to the Premises and
Building caused by such removal and return the affected portion of the Premises to a building standard tenant improved condition as
determined by Landiord. If Tenant fails to complete such removal and/or to repair any damage caused by the removal of any Alterations
and/or improvements and/or systems and equipment in the Premises and return the affected portion of the Premises to a building standard
tenant improved condition as reasonably determined by Landlord, Landlord may do so and may charge the cost thereof to Tenant

ARTICLE 9: COVENANT AGAINST LIENS

Tenant shall keep the Project and Premises free from any liens or encumbrances arising out of the work performed, materials
furnished or obligations incurred by or on behalf of Tenant, and shall protect, defend, indemnify and hold Landlord harmless from and
against any claims, liabilities, judgments or costs (including, without limitation, reasonable attorneys' fees and costs) arising out of same
ot in connection therewith. Tenant shall give Landlord notice at least twenty (20) days prior to the commencement of any such work
on the Premises (or such additional time as may be necessary under applicable laws) to afford Landlord the opportunity of posting and
recording appropriate notices of non-responsibility. Tenant shall remove any such lien or encumbrance by bond or otherwise within ten
(10) business days after notice by Landlord, and if Tenant shall fail to do so, Landlord may pay the amount necessary to remove such
lien or encumbrance, without being responsible for investigating the validity thereof. The amount so paid shall be deemed Additional
Rent under this Lease payable upon demand, without limitation as to other remedies available to Landlord under this Lease. Nothing
contained in this Lease shall authorize Tenant to do any act which shall subject Landlord's title to the Building or Premises to any liens
or encumbrances whether claimed by operation of law or express or implied contract. Any claim to a lien or encumbrance upon the
Building or Premises arising in connection with any such work or respecting the Premises not performed by or at the request of Landlord
shall be null and void, or at Landlord's option shall attach only against Tenant's interest in the Premises and shall in all respects be
subordinate to Landlord's title to the Project, Building and Premises
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ARTICLE 10: INSURANCE

10.1 Indemnification and Waiver. Except to the extent arising from the negligence or willful misconduct of Landlord or
the "Landlord Parties," as that term is defined, below, Tenant hereby assumes all risk of damage to property or injury to persons in, upon
or about the Premises from any cause whatsoever (including, but not limited to, any personal injuries resulting from a slip and fall in,
upon or about the Premises) and agrees that, except to the extent arising from the negligence or willful misconduct of Landlord or the
Landlord Parties, Landlord, its partners, subpartners and their respective officers, agents, servants, employees, and independent
contractors (collectively, "Landlord Parties") shall not be liable for, and are hereby released from any responsibility for, any damage
either to person or property or resulting from the loss of use thereof, which damage is sustained by Tenant or by other persons claiming
through Tenant. Subject to applicable laws, Tenant shall indemnify, defend, protect, and hold harmless the Landlord Parties from any
and all loss, cost, damage, expense and liability (including without limitation court costs and reasonable attorneys' fees) incurred in
connection with or arising from any cause in, on or about the Premises (including, but not limited to, a slip and fall), any negligence or
willful misconduct of Tenant or of any person claiming by, through or under Tenant, or of the contractors, agents, servants, employees,
invitees, guests or licensees of Tenant or any such person, in, on or about the Project or any breach of the terms of this Lease, either
during, or, to the extent Tenant shall continue to occupy the Premises, after the expiration of the Lease Term, provided that the terms of
the foregoing indemnity shall not apply to the extent of the negligence or willful misconduct of Landlord. Landlord shall indemnify,
defend, protect, and hold harmless Tenant, its appointed and elected officials, employees, and independent contractors (collectively,
"Tenant Parties") from any and all loss, cost, damage, expense and liability (including, without limitation, reasonable attorneys' fees)
arising from the negligence or willful misconduct of Landlord in, on or about the Project, except to the extent caused by the negligence
or willful misconduct of the Tenant Parties. Notwithstanding anything to the contrary set forth in this Lease, either party's agreement
to indemnify the other party as set forth in this Section 10.1 shall be ineffective to the extent the matters for which such party agreed to
indemnify the other party are covered by insurance (or self-insurance) required to be carried or maintained by the non-indemnifying
party pursuant to this Lease. Further, Tenant's agreement to indemnify Landlord and Landlord's agreement to indemnify Tenant pursuant
to this Section 10.1 are not intended to and shall not relieve any third party insurance carrier of its obligations under policies carried
pursuant to the provisions of this Lease, to the extent such policies cover the matters that are subject to the indemnification obligations;
nor shall they supersede any inconsistent agreement of the parties set forth in any other provision of this Lease. Should Landlord be
named as a defendant in any suit brought against Tenant in connection with or arising out of Tenant's occupancy of the Premises, Tenant
shall pay to Landlord its costs and expenses incurred in such suit, including without limitation, its actual professional fees such as
reasonable appraisers', accountants' and attorneys' fees. Tenant and Landlord each hereby agrees that it shall not assert any industrial
insurance immunity rights pursuant to Title 51 RCW (as the same may be amended, substituted or replaced) if such assertion would be
inconsistent with or otherwise impair Landlord's or Tenant's, as the case may be, right to indemnification under this Section 10.1, and,
accordingly, each hereby waives all such industrial insurance immunity rights. The foregoing waiver of industrial insurance immunity
rights was specifically negotiated by Landlord and Tenant and is solely for the benefit of the Landlord and Tenant, and their successors
and assigns, under the Lease, and is not intended as a waiver of Tenant's or Landlord's rights of immunity under such industrial insurance
for any other purposes, The provisions of this Section 10.1 shall survive the expiration or sooner termination of this Lease with respect
to any claims or liability arising in connection with any event occurring prior to such expiration or termination

ord's Inftials Tenant's Initials

102 Landlord's Liability and Fire and Casualty Insurance. Landlord shall carry commercial general liability insurance
with respect to the Building during the Lease Term, and shall further insure the Building and the Project during the Lease Term against
loss or damage due to fire and other casualties covered within the classification of fire and extended coverage, vandalism coverage and
malicious mischief, sprinkler leakage, water damage and special extended coverage (or substantially equivalent coverage). Such
coverage carried by Landlord shall be in such amounts, from such companies, and on such other terms and conditions, as Landlord may
from time to time reasonably determine. Additionally, at the option of Landlord, such insurance coverage may include the risks of
earthquakes and/or flood damage, terrorist acts and additional hazards, a rental loss endorsement and one or more loss payee
endorsements in favor of the holders of any mortgages or deeds of trust encumbering the interest of Landlord in the Building or the
ground or undetlying lessors of the Building, or any portion thereof. Notwithstanding the foregoing provisions of this Section 10.2, the
coverage and amounts of insurance carried by Landlord in connection with the Building shall, at a minimum, be comparable to the
coverage and amounts of insurance which are carried by reasonably prudent landlords of building comparable to and in the vicinity of
the Building (provided that in no event shall Landlord be required to carry earthquake or terrorism insurance), and Worker’s
Compensation and Employer’s Liability coverage as required by applicable law. Tenant shall, at Tenant's expense, comply with all
insurance company requirements pertaining to the use of the Premises, If Tenant's conduct or use of the Premises causes any increase
in the premium for such insurance policies then Tenant shall reimburse Landlord for any such increase. Tenant, at Tenant's expense,
shall comply with all rules, orders, regulations or requirements of the American Insurance Association (formerly the National Board of
Fire Underwriters) and with any similar body.

10.3 Tenant's Insurance. Subject to the terms of Section 10.6, below, Tenant shall maintain the following coverages in
the following amounts. Landlord makes no representation or warranty to Tenant that the amount of insurance required to be carried by
Tenant under the terms of this Lease is adequate to fully protect Tenant's interests. Tenant is encouraged to evaluate its insurance needs
and obtain whatever additional types or amounts of insurance that it may deem desirable or appropriate

10.3.1 Commercial General Liability [nsurance on an occurrence form covering the insured against claims of bodily
injury, personal injury and property damage (including loss of use thereof) arising out of Tenant's operations, and contractual liabilities
(covering the performance by Tenant of its indemnity agreements) including a Broad Form endorsement covering the insuring provisions
of this Lease and the performance by Tenant of the indemnity agreements set forth in Section 10.1 of this Lease, and including products
and completed operations coverage, for limits of liability on a per location basis of not less than:

Bodily Injury and $5,000,000 each occurrence
Property Damage Liability $5,000,000 annual aggregate
731085.07/WLA EXCHANGE BUILDING
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Personal Injury Liability $5,000,000 each occurrence
$5,000,000 annual aggregate
0% Insured's participation

10.3.2 Physical Damage Insurance covering (i) all office furniture, business and trade fixtures, office equipment,
free-standing cabinet work, movable partitions, merchandise and all other items of Tenant's property on the Premises installed by, for,
or at the expense of Tenant, (ii) all improvements which exist in the Premises as of the Lease Commencement Date (excluding the Base
Building), and (iii) all other improvements, alterations and additions to the Premises (items (ii) and (iii) hereof to be referred to be
collectively as the "Tenant Improvements"). Such insurance shall be written on an "all risks" of physical loss or damage basis, for the
full replacement cost value (subject to reasonable deductible amounts) new without deduction for depreciation of the covered items and
in amounts that meet any co-insurance clauses of the policies of insurance and shall include coverage for damage or other loss caused
by fire or other peril including, but not limited to, vandalism and malicious mischief, theft, water damage of any type, including sprinkler
{eakage, bursting or stoppage of pipes, and explosion.

10.3.3  Worker's Compensation and Employer's Liability or other similar insurance pursuant to all applicable state
and local statutes and regulations.

10.4 Form of Policies. The minimum limits of policies of insurance required of Tenant under this Lease shall in no event
limit the liability of Tenant under this Lease. Such insurance shall (i) name Landlord, and any other party the Landlord so specifies, as
an additional insured, including Landlord's managing agent, if any (subject to the terms of Section 0.6, below); (ii) specifically cover
the liability assumed by Tenant under this Lease, including, but not limited to, Tenant's obligations under Section 10.1 of this Lease;
(iif) be issued by an insurance company having a rating of not less than A-:X in Best's Insurance Guide or which is otherwise acceptable
to Landlord and licensed to do business in the State of Washington; (iv) be primary and noncontributory insurance as to all claims
thereunder and provide that any insurance carried by Landlord is excess and is non-contributing with any insurance requirement of
Tenant; (v) be in form and content reasonably acceptable to Landlord; and (vi) provide that said insurance shall not be canceled or
coverage changed unless thirty (30) days' prior written notice shall have been given to Landlord and any mortgagee of Landlord. Tenant
shall deliver said policy or policies or certificates thereof to Landlord on or before the Lease Commencement Date and at least thirty
(30) days before the expiration dates thereof. Further, Landlord shall have the right, from time to time, to request copies of policies of
Tenant's insurance required hereunder, which Tenant shall thereafter provide within ten (10) business days. In the event Tenant shall
fail to procure such insurance, ot to deliver such policies or certificate, Landlord may, at its option, procure such policies for the account
of Tenant, and the cost thereof shall be paid to Landlord within five (5) days after delivery to Tenant of bills therefor.

105  Subrogation. Landlord and Tenant intend that their respective property loss risks shall be borne by reasonable
insurance carriers to the extent above provided, and Landlord and Tenant hereby agree to look solely to, and seek recovery only from,
their respective insurance carriers in the event of a property loss to the extent that such coverage is agreed to be provided hereunder
The parties each hereby waive all rights and claims against each other for such losses, and waive all rights of subrogation of their
respective insurers, provided such waiver of subrogation shall not affect the right to the insured to recover thereunder. The parties agree
that their respective insurance policies are now, or shall be, endorsed such that the waiver of subrogation shall not affect the right of the
insured to recover thereunder, so long as no material additional premium is charged therefor.

106  Self-Insurance. Subject to the terms of this Section 10.6, Landlord hereby consents to Tenant's right to comply with
and satisfy all of the obligations contained in this Article 10 as to maintenance of policies of insurance by acting as a self-insurer as to
the applicable insurance coverage, so long as Tenant maintains a fully funded Self-Insurance program as defined in King County Code
2.21 for the protection and handling of Tenant's liabilities including injuries to persons and damage to property (the "Self Insurance
Program"),

10.6.1 Tenant agrees, at its own expense, to maintain, through the Self Insurance Program, coverage for all of its
liability exposures under this Lease, To the extent that there is a material change or termination of the Self Insurance Program, Tenant
shall provide notice thereof to Landlord (and shall be required to maintain the policies of insurance required under this Article 10)
Tenant will provide Landlord with a certificate of self-insurance as adequate proof of coverage prior to the Lease Commencement Date
and from time to time during the Lease Term upon request by Landlord. Any self-insurance shall be deemed to contain all of the terms
and conditions applicable to such insurance as required in this Lease, including, without limitation, a full waiver of subrogation;
provided, however, that Landlord acknowledges, agrees and understands that so long as Tenant is self-insured in accordance with the
terms of this Section 10.6, Tenant does not have the ability to add Landlord as an additional insured.

10.6.2 If Tenant elects to so self-insure in accordance with the terms hereof, then with respect to any claims which
may result from incidents occurring during the Lease Term, such self-insurance obligation shall survive the expiration or earlier
termination of this Lease to the same extent as the insurance required would survive, At all times during the Lease Term, Tenant shall
either (i) self-insure all insurance required under this Lease, or (ii) carry the policies of insurance required under this Lease

10.6.3 The terms of this Section 10.6 shall be personal to the Tenant named in this Lease and shall not be applicable
to any assignee or other Transferee

ARTICLE 11: DAMAGE AND DESTRUCTION

1.1 Repair of Damage to Premises by Landlord. Tenant shall promptly notify Landlord of any damage to the Premises
resulting from fire or any other casualty. If the Premises or any Common Areas serving or providing access to the Premises shall be
damaged by fire or other casualty, Landlord shall promptly and diligently, subject to reasonable delays for insurance adjustment or other
matters beyond Landlord's reasonable control, and subject to all other terms of this Article 11, restore the Base Building and such
Common Areas. Such restoration shall be to substantially the same condition of the Base Building and the Common Areas prior to the
casualty, except for modifications required by zoning and building codes and other laws or by the holder of a mortgage on the Building
or Project or any other modifications to the Common Areas deemed desirable by Landlord, which are consistent with the character of
the Project, provided that access to the Premises and any comumon restrooms serving the Premises shall not be materially impaired. In
the event of a casualty, Tenant shall, at its sole cost and expense, repair any injury or damage to the Tenant Improvements installed in
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the Premises and shall return such Tenant Improvements to their original condition. Prior to the commencement of construction, Tenant
shall submit to Landlord, for Landlord's review and approval, all plans, specifications and working drawings relating thereto, and
Landlord shall select the contractors to perform such improvement work. Landlord shall not be liable for any inconvenience or
annoyance to Tenant or its visitors, or injury to Tenant's business resulting in any way from such damage or the repair thereof; provided
however, that if such fire or other casualty shall have damaged the Premises or Common Areas necessary to Tenant's occupancy, and
the Premises are not occupied by Tenant as a result thereof, then during the time and to the extent the Premises are unfit for occupancy,
the Rent shall be abated in proportion to the ratio that the amount of rentable square feet of the Premises which is unfit for occupancy
for the purposes permitted under this Lease bears to the total rentable square feet of the Premises; provided, however, that in all events
Tenant's right to rent abatement pursuant to this sentence shall terminate as of the date which is reasonably determined to be the date
Tenant should have completed repairs to the Premises assuming Tenant used reasonable due diligence in connection therewith

1.2 Landlord's Option to Repair. Notwithstanding the terms of Section 111 of this Lease, Landlord may elect not to
rebuild and/or restore the Premises, Building and/or Project, and instead terminate this Lease, by notifying Tenant in writing of such
termination within sixty (60) days after the date of discovery of the damage, such notice to include a termination date giving Tenant
sixty (60) days to vacate the Premises, but Landlord may so elect only if the Building or Project shall be damaged by fire or other
casualty or cause, whether or not the Premises are affected, and one or more of the following conditions is present: (i) in Landlord's
reasonable judgment, repairs cannot reasonably be completed within one hundred eighty (180) days after the date of discovery of the
damage (when such repairs are made without the payment of overtime or other premiums); (ii) the holder of any mortgage on the
Building or Project or ground lessor with respect to the Building or Project shall require that the insurance proceeds or any portion
thereof be used to retire the mortgage debt, or shall terminate the ground lease, as the case may be; (iii) the damage is not fully covered
by Landlord's insurance policies; or (iv) the damage occurs during the last twelve (12) months of the Lease Term; provided, however,
that if Landlord does not elect to terminate this Lease pursuant to Landlord's termination right as provided above, and the repairs cannot,
in the reasonable opinion of Landlord, be completed within one hundred eighty (180) days after being commenced, Tenant may elect,
no earlier than sixty (60) days after the date of the damage and not later than ninety (90) days after the date of such damage, to terminate
this Lease by written notice to Landlord effective as of the date specified in the notice, which date shall not be less than thirty (30) days
nor more than sixty (60) days after the date such notice is given by Tenant

11.3  Waiver of Statutory Provisions. The provisions of this Lease, including this Article 11, constitute an express
agreement between Landlord and Tenant with respect to any and all damage to, or destruction of; all or any part of the Premises, the
Building or the Project, and any statute or regulation of the State of Washington with respect to any rights or obligations concerning
damage or destruction in the absence of an express agreement between the parties, and any other statute or regulation, now or hereafter
in effect, shall have no application to this Lease or any damage or destruction to all or any part of the Premises, the Building or the

Project
ARTICLE 12: NONWAIVER

No provision of this Lease shall be deemed waived by either party hereto unless expressly waived in a writing signed thereby.
The waiver by either party hereto of any breach of any term, covenant or condition herein contained shall not be deemed to be a waiver
of any subsequent breach of same or any other term, covenant or condition herein contained. The subsequent acceptance of Rent
hereunder by Landlord shall not be deemed to be a waiver of any preceding breach by Tenant of any term, covenant or condition of this
Lease, other than the failure of Tenant to pay the particular Rent so accepted, regardless of Landlord's knowledge of such preceding
breach at the time of acceptance of such Rent. No acceptance of a lesser amount than the Rent herein stipulated shall be deemed a
waiver of Landlord's right to receive the full amount due, nor shall any endorsement or statement on any check or payment or any letter
accompanying such check or payment be deemed an accord and satisfaction, and Landlord may accept such check or payment without
prejudice to Landlord's right to recover the full amount due. No receipt of monies by Landlord from Tenant after the termination of this
Lease shall in any way alter the length of the Lease Term or of Tenant's right of possession hereunder, or after the giving of any notice
shall reinstate, continue or extend the Lease Term or affect any notice given Tenant prior to the receipt of such monies, it being agreed
that after the service of notice or the commencement of a suit, or after final judgment for possession of the Premises, Landlord may
receive and collect any Rent due, and the payment of said Rent shall not waive or affect said notice, suit or judgment.

ARTICLE 13: CONDEMNATION

If the whole or any part of the Premises, Building or Project shall be taken by power of eminent domain or condemned by any
competent authority for any public or quasi-public use or purpose, or if any adjacent property or street shall be so taken or condemned,
or reconfigured or vacated by such authority in such manner as to require the use, reconstruction or remodeling of any part of the
Premises, Building or Project, or if Landlord shall grant a deed or other instrument in lieu of such taking by eminent domain or
condemnation, Landlord shall have the option to terminate this Lease effective as of the date possession is required to be surrendered to
the authority. If more than twenty-five percent (25%) of the rentable square feet of the Premises is taken, or if access to the Premises is
substantially impaired, or if Tenant's ability to utilize the Premises for the Permitted Use on a commercially reasonable basis is
substantially impaired, in each case for a period in excess of one hundred eighty (180) days, Tenant shall have the option to terminate
this Lease effective as of the date possession is required to be surrendered to the authority. Tenant shall not because of such taking
assert any claim against Landlord or the authority for any compensation because of such taking and Landlord shall be entitled to the
entire award or payment in connection therewith, except that Tenant shall have the right to file any separate claim available to Tenant
for any taking of Tenant's personal property and fixtures belonging to Tenant and removable by Tenant upon expiration of the Lease
Term pursuant to the terms of this Lease, and for moving expenses, so long as such claims do not diminish the award available to
Landlord, its ground lessor with respect to the Building or Project or its mortgagee, and such claim is payable separately to Tenant. All
Rent shall be apportioned as of the date of such termination. If any part of the Premises shall be taken, and this Lease shall not be so
terminated, the Rent shall be proportionately abated. Notwithstanding anything to the contrary contained in this Article 13, in the event
of a temporary taking of all or any portion of the Premises for a period of one hundred and eighty (180) days or less, then this Lease
shall not terminate but the Base Rent and the Additional Rent shall be abated for the period of such taking in proportion to the ratio that
the amount of rentable square feet of the Premises taken bears to the total rentable square feet of the Premises. Landlord shall be entitled
to receive the entire award made in connection with any such temporary taking.
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ARTICLE 14: ASSIGNMENT AND SUBLETTING

14.1  Transfers. Tenant shall not, without the prior written consent of Landlord, assign, mortgage, pledge, hypothecate,
encumber, or permit any lien to attach to, or otherwise transfer, this Lease or any interest hereunder, permit any assignment, or other
transfer of this Lease or any interest hereunder by operation of law, sublet the Premises or any part thereof, or enter into any license or
concession agreements or otherwise permit the occupancy or use of the Premises or any part thereof by any persons other than Tenant
and its employees and contractors (all of the foregoing are hereinafter sometimes referred to collectively as "Transfers" and any person
to whom any Transfer is made or sought to be made is hereinafter sometimes referred to as a "Transferee"). If Tenant desires Landlord's
consent to any Transfer, Tenant shall notify Landlord in writing, which notice (the "Transfer Notice") shall include (i) the proposed
effective date of the Transfer, which shall not be less than thirty (30) days nor more than one hundred eighty (180) days after the date
of delivery of the Transfer Notice, (ii) a description of the portion of the Premises to be transferred (the "Subject Space"), (iii) all of the
terms of the proposed Transfer and the consideration therefor, including calculation of the "Transfer Premium", as that term is defined
in Section 14.3 below, in connection with such Transfer, the name and address of the proposed Transferee, and a copy of all existing
exccuted and/or proposed documentation pertaining to the proposed Transfer, including all existing operative documents to be executed
to evidence such Transfer or the agreements incidental or related to such Transfer, and (iv) current financial statements of the proposed
Transferee certified by an officer, partner or owner thereof, business credit and personal references and history of the proposed
Transferee and any other information reasonably required by Landlord which will enable Landlord to determine the financial
responsibility, character, and reputation of the proposed Transferee, nature of such Transferee's business and proposed use of the Subject
Space. Any Transfer made without Landlord's prior written consent shall, at Landlord's option, be null, void and of no effect, and shall,
at Landlord's option, constitute a default by Tenant under this Lease. Whether or not Landlord consents to any proposed Transfer,
Tenant shall pay Landlord's reasonable review and processing fees, as well as any reasonable professional fees (including, without
limitation, attorneys', accountants', architects', engineers' and consultants’ fees) incurred by Landlord, within thirty (30) days after written
request by Landlord

14.2 Landlord's Consent. Landlord shall not unreasonably withhold or delay its consent to any proposed Transfer of the
Subject Space to the Transferee on the terms specified in the Transfer Notice. Without limitation as to other reasonable grounds for
withholding consent, the parties hereby agree that it shall be reasonable under this Lease and under any applicable law for Landlord to
withhold consent to any proposed Transfer where one or more of the following apply:

14.2.1 The Transferee is of a character or reputation or engaged in a business which is not consistent with the quality
of the Building or the Project;

14.2.2 The Transferee intends to use the Subject Space for purposes which are not permitted under this Lease;

142.3 The Transferee is either a governmental agency or instrumentality thereof or a non-profit organization, except
to the extent that the proposed governmental agency or instrumentality, or non-profit, (i) will only utilize the Premises purposes permitted
under this Lease, (ii) is of a character and reputation (and will conduct a business) that is consistent with the nature of the building as a
first class office building project, (iii) will not, in Landlord's reasonable determination, adversely affect the Building or Project,
Landlord's operation thereof, or its occupants in any manner, including, without limitation, in terms of increased foot traffic and security
concerns, and (iv) does not have the express or implied power of eminent domain;

1424 The Transferee is not a party of reasonable financial worth and/or financial stability in light of the
responsibilities to be undertaken in connection with the Transfer on the date consent is requested,

14.2.5 The proposed Transfer would cause a violation of another lease for space in the Project, or would give an
occupant of the Project a right to cancel its lease; or

14.2.6 Either the proposed Transferee, or any person or entity which directly or indirectly, controls, is controlled
by, or is under common control with, the proposed Transferee, is negotiating with Landlord or has negotiated with Landlord during the
six (6) month period immediately preceding the date Landlord receives the Transfer Notice, to lease space in the Project

If Landlord consents to any Transfer pursuant to the terms of this Section 14.2 (and does not exercise any recapture rights
Landlord may have under Section 14 4 of this Lease), Tenant may within six (6) months after Landlord's consent, but not later than the
expiration of said six-month period, enter into such Transfer of the Premises or portion thereof, upon substantially the same terms and
conditions as are set forth in the Transfer Notice furnished by Tenant to Landlord pursuant to Section 14. 1 of this Lease, provided that
if there are any changes in the terms and conditions from those specified in the Transfer Notice (i) such that Landlord would initially
have been entitled to refuse its consent to such Transfer under this Section 14.2, or (ii) which would cause the proposed Transfer to be
more favorable to the Transferee than the terms set forth in Tenant's original Transfer Notice, Tenant shall again submit the Transfer to
Landlord for its approval and other action under this Article 14 (including Landlord's right of recapture, if any, under Section 14.4 of
this Lease). Notwithstanding anything to the contrary in this Lease, if Tenant or any proposed Transferee claims that Landlord has
unreasonably withheld or delayed its consent under Section 14.2 or otherwise has breached or acted unreasonably under this Article 14,
their sole remedies shall be a suit for contract damages (other than damages for injury to, or interference with, Tenant's business
including, without limitation, loss of profits, however occurring) or declaratory judgment and an injunction for the relief sought, and
Tenant hereby waives all other remedies, including, without limitation, any right at law or equity to terminate this Lease, on its own
behalf and, to the extent permitted under all applicable laws, on behalf of the proposed Transferee.

143  Transfer Premium. If Landlord consents to a Transfer, as a condition thereto which the parties hereby agree is
reasonable, Tenant shall pay to Landlord fifty percent (50%) of any "Transfer Premium," as that term is defined in this Section 14.3,
received by Tenant from such Transferee. "Transfer Premium” shall mean all rent, additional rent or other consideration payable by
such Transferee in connection with the Transfer in excess of the Rent and Additional Rent payable by Tenant under this Lease during
the term of the Transfer on a per rentable square foot basis if less than all of the Premises is transferred. "Transfer Premium" shall
also include, but not be limited to, key money, bonus money or other cash consideration paid by Transferee to Tenant in connection
with such Transfer, and any payment in excess of fair market vatue for services rendered by Tenant to Transferee or for assets, fixtures,
inventory, equipment, or furniture transferred by Tenant to Transferee in connection with such Transfer. The determination of the
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amount of Landlord's applicable share of the Transfer Premium shall be made on a monthly basis as rent or other consideration is
received by Tenant under the Transfer

144  Landiord's Option as to Subject Space. Notwithstanding anything to the contrary contained in this Article 14, in
the event Tenant contemplates a Transfer of all or a portion of the Premises, Tenant shall give Landlord notice (the "Intention to
Transfer Notice") of such contemplated Transfer (whether or not the contemplated Transferee or the terms of such contemplated
Transfer have been determined). The Intention to Transfer Notice shall specify the portion of and amount of rentable square feet of the
Premises which Tenant intends to Transfer (the "Contemplated Transfer Space"), the contemplated date of commencement of the
Contemplated Transfer (the "Contemplated Effective Date"), and the contemplated length of the term of such contemplated Transfer,
and shall specify that such Intention to Transfer Notice is delivered to Landlord pursuant to this Section 14.4 in order to allow Landlord
to elect to recapture the Contemplated Transfer Space. Thereafter, Landlord shall have the option, by giving written notice to Tenant
within thirty (30) days after receipt of any Intention to Transfer Notice, to recapture the Contemplated Transfer Space. Such recapture
shall cancel and terminate this Lease with respect to such Contemplated Transfer Space as of the Contemplated Effective Date. In the
event of a recapture by Landlord, if this Lease shall be canceled with respect to less than the entire Premises, the Rent reserved herein
shall be prorated on the basis of the number of rentable square feet retained by Tenant in proportion to the number of rentable square
feet contained in the Premises, and this Lease as so amended shall continue thereafter in full force and effect, and upon request of either
party, the parties shall execute written confirmation of the same. If Landlord declines, or fails to elect in a timely manner, to recapture
such Contemplated Transfer Space under this Section 14.4, then, subject to the other terms of this Article 14, for a period of nine (9)
months (the "Nine Month Period”) commencing on the last day of such thirty (30) day period, Landlord shall not have any right to
recapture the Contemplated Transfer Space with respect to any Transfer made during the Nine Month Period, provided that any such
Transfer is substantially on the terms set forth in the Intention to Transfer Notice, and provided further that any such Transfer shall be
subject to the remaining terms of this Article 14 If such a Transfer is not so consummated within the Nine Month Period (or if'a Transfer
is so consummated, then upon the expiration of the term of any Transfer of such Contemplated Transfer Space consummated within
such Nine Month Period), Tenant shall again be required to submit a new Intention to Transfer Notice to Landlord with respect any
contemplated Transfer, as provided above in this Section 14.4.

14.5 Effect of Transfer. If Landlord consents to a Transfer, (i) the terms and conditions of this Lease shall in no way be
deemed to have been waived or modified, (ii) such consent shall not be deemed consent to any further Transfer by either Tenant or a
Transferee, (iii) Tenant shall deliver to Landlord, promptly after execution, an original executed copy of all documentation pertaining
to the Transfer in form reasonably acceptable to Landlord, (iv) Tenant shall fumish upon Landlord's request a complete statement,
certified by an independent certified public accountant, or Tenant's chief financial officer, setting forth in detail the computation of any
Transfer Premium Tenant has derived and shall derive from such Transfer, and (v) no Transfer relating to this Lease or agreement
entered into with respect thereto, whether with or without Landlord's consent, shall relieve Tenant or any guarantor of the Lease from
any liability under this Lease, including, without limitation, in connection with the Subject Space. In the event that Tenant subleases all
or any portion of the Premises in accordance with the terms of this Article 14, Tenant shall cause such subtenant to carry and maintain
the same insurance coverage terms and limits as are required of Tenant, in accordance with the terms of Article 10 of this Lease.
Landlord or its authorized representatives shall have the right at all reasonable times to audit the books, records and papers of Tenant
relating to any Transfer, and shall have the right to make copies thereof. If the Transfer Premium respecting any Transfer shall be found
understated, Tenant shall, within thirty (30) days after demand, pay the deficiency, and if understated by more than two percent (2%),
Tenant shall pay Landlord's costs of such audit

146  Qceurrence of Default. Any Transfer hereunder shall be subordinate and subject to the provisions of this Lease, and
if this Lease shall be terminated during the term of any Transfer, Landlord shall have the right to: (i) treat such Transfer as cancelled
and repossess the Subject Space by any lawful means, or (ii) require that such Transferee attorn to and recognize Landlord as its landlord
under any such Transfer. If Tenant shall be in default under this Lease, Landlord is hereby irrevocably authorized, as Tenant's agent
and attorney-in-fact, to direct any Transferee to make all payments under or in connection with the Transfer directly to Landlord (which
Landlord shall apply towards Tenant's obligations under this Lease) until such default is cured. Such Transferee shall rely on any
representation by Landlord that Tenant is in default hereunder, without any need for confirmation thereof by Tenant. Upon any
assignment, the assignee shalt assume in writing all obligations and covenants of Tenant thereafier to be performed or observed under
this Lease. No collection or acceptance of rent by Landlord from any Transferee shall be deemed a waiver of any provision of this
Article 14 or the approval of any Transferee or a release of Tenant from any obligation under this Lease, whether theretofore or thereafter
accruing, In no event shall Landlord's enforcement of any provision of this Lease against any Transferee be deemed a waiver of
Landlord's right to enforce any term of this Lease against Tenant or any other person. If Tenant's obligations hereunder have been
guaranteed, Landlord's consent to any Transfer shall not be effective unless the guarantor also consents to such Transfer.

ARTICLE 15; SURRENDER OF PREMISES: OWNERSHIP AND
REMOVAL OF TRADE FIXTURES

15.1 Surrender of Premises. No act or thing done by Landlord or any agent or employee of Landlord during the Lease
Term shall be deemed to constitute an acceptance by Landlord of a surrender of the Premises unless such intent is specifically
acknowledged in writing by Landlord. The delivery of keys to the Premises to Landlord or any agent or employee of Landlord shall not
constitute a surrender of the Premises or effect a termination of this Lease, whether or not the keys are thereafter retained by Landlord,
and notwithstanding such delivery Tenant shall be entitled to the retumn of such keys at any reasonable time upon request until this Lease
shall have been properly terminated. The voluntary or other surrender of this Lease by Tenant, whether accepted by Landlord or not, or
a mutual termination hereof, shall not work a merger, and at the option of Landlord shall operate as an assignment to Landlord of all
subleases or subtenancies affecting the Premises or terminate any or all such sublessees or subtenancies

152 Removal of Tenant Property by Tenant Upon the expiration of the Lease Term, or upon any earlier termination
of this Lease, Tenant shall, subject to the provisions of this Article 15, quit and surrender possession of the Premises to Landlord in as
good order and condition as when Tenant took possession and as thereafter improved by Landlord and/or Tenant, reasonable wear and
tear and repairs which are specifically made the responsibility of Landlord hereunder excepted. Upon such expiration or termination,
Tenant shall, without expense to Landlord, remove or cause to be removed from the Premises all debris and rubbish, and such items of
furniture, equipment, business and trade fixtures, free-standing cabinet work, movable partitions and other articles of personal property
owned by Tenant or installed or placed by Tenant at its expense in the Premises, and such similar articles of any other persons claiming
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under Tenant, as Landlord may, in its sole discretion, require to be removed, and Tenant shall repair at its own expense all damage to
the Premises and Building resulting from such removal.

ARTICLE 16: HOLDING OVER

If Tenant holds over after the expiration of the Lease Term or earlier termination thereof, such tenancy shall be a
tenancy-at-sufferance, and shall not constitute a renewal hereof or an extension for any further term, and in such case Rent shall be
payable at a daily rate equal to the product of (i) the daily Rent applicable during the last rental period of the Lease Term under this
Lease, and (ii) a percentage equal to 150% during the first two (2) months immediately following the expiration or earlier termination
of the Lease Term, and 200% thereafter. Such tenancy shall be subject to every other applicable term, covenant and agreement contained
herein. Nothing contained in this Article 16 shall be construed as consent by Landlord to any holding over by Tenant, and Landlord
expressly reserves the right to require Tenant to surrender possession of the Premises to Landlord as provided in this Lease upon the
expiration or other termination of this Lease. If Tenant holds over without Landlord's express written consent, and tenders payment of
rent for any period beyond the expiration of the Lease Term by way of check (whether directly to Landlord, its agents, or to a lock box)
or wire transfer, Tenant acknowledges and agrees that the cashing of such check or acceptance of such wire shall be considered
inadvertent and not be construed as creating a month-to-month tenancy, provided Landlord refunds such payment to Tenant promptly
upon learning that such check has been cashed or wire transfer received. The provisions of this Article 16 shall not be deemed to limit
or constitute a waiver of any other rights or remedies of Landlord provided herein or at law. If Tenant fails to surrender the Premises
upon the termination or expiration of this Lease, in addition to any other liabilities to Landlord accruing therefrom, Tenant shall protect,
defend, indemnify and hold Landlord harmless from all loss, costs (including reasonable attorneys' fees) and liability resulting from
such failure, including, without limiting the generality of the foregoing, any claims made by any succeeding tenant founded upon such
failure to surrender and any lost profits to Landlord resulting therefrom. Tenant agrees that any proceedings necessary to recover
possession of the Premises, whether before or after expiration of the Lease Term, shall be considered an action to enforce the terms of
this Lease for purposes of the awarding of any attorney’s fees in connection therewith

ARTICLE 17: ESTOPPEL CERTIFICATES

Within ten (10) business days following a request in writing by Landlord, Tenant shall execute, acknowledge and deliver to
Landlord an estoppel certificate, which, as submitted by Landlord, shall be substantially in the form of Exhibit C, attached hereto (or
such other form as may be required by any prospective mortgagee or purchaser of the Project, or any portion thereof), indicating therein
any exceptions thereto that may exist at that time, and shall also contain any other information reasonably requested by Landlord or
Landlord’s mortgagee or prospective mortgagee. Any such certificate may be relied upon by any prospective mortgagee or purchaser
of all or any portion of the Project.

ARTICLE 18: SUBORDINATION

This Lease shall be subject and subordinate to all present and future ground or underlying leases of the Building or Project and
to the lien of any mortgage, trust deed or other encumbrances now or hereafter in force against the Building or Project or any part
thereof, if any, and to all renewals, extensions, modifications, consolidations and replacements thereof, and to all advances made or
hereafter to be made upon the security of such mortgages or trust deeds, unless the holders of such mortgages, trust deeds or other
encumbrances, or the lessors under such ground lease or underlying leases, require in writing that this Lease be superior thereto. Tenant
covenants and agrees in the event any proceedings are brought for the foreclosure of any such mortgage or deed in lieu thereof (or if
any ground lease is terminated), to attorn to the lienholder or purchaser or any successors thereto upon any such foreclosure sale or deed
in lieu thereof (or to the ground lessor), if so requested to do so by such purchaser or lienholder or ground lessor, and to recognize such
purchaser or lienholder or ground lessor as the lessor under this Lease, provided such lienholder or purchaser or ground lessor shall
agree to accept this Lease and not disturb Tenant's occupancy, so long as Tenant timely pays the rent and observes and performs the
terms, covenants and conditions of this Lease to be observed and performed by Tenant. Landlord's interest herein may be assigned as
security at any time to any lienholder. Tenant shall, within ten (10) days of request by Landlord, execute such further instruments or
assurances as Landlord may reasonably deem necessary to evidence or confirm the subordination or superiority of this Lease to any
such mortgages, trust deeds, ground leases or underlying leases. Tenant waives the provisions of any current or future statute, rule or
law which may give or purport to give Tenant any right or election to terminate or otherwise adversely affect this Lease and the
obligations of the Tenant hereunder in the event of any foreclosure proceeding or sale

ARTICLE 19: DEFAULTS:; REMEDIES
19.1 Events of Default The occurrence of any of the following shall constitute a default of this Lease by Tenant:

19.1.1 Any failure by Tenant to pay any Rent or any other charge required to be paid under this Lease, or any part
thereof, when due unless such failure is cured within five (5) business days after the date due; or

19.1.2  Except where a specific time period is otherwise set forth for Tenant's performance in this Lease, in which
event the failure to perform by Tenant within such time period shall be a default by Tenant under this Section 19.1.2, any failure by
Tenant to observe or perform any other provision, covenant or condition of this Lease to be observed or performed by Tenant where
such failure continues for thirty (30) days after written notice thereof from Landlord to Tenant; provided that if the nature of such default
is such that the same cannot reasonably be cured within a thirty (30) day period, Tenant shall not be deemed to be in default if it diligently
commences such cure within such period and thereafter diligently proceeds to rectify and cure such default; or

19.1.3 The failure by Tenant to observe or perform according to the provisions of Articles 17 or 18 of this Lease
where such failure continues for more than five (5) business days after notice from Landlord.

The notice periods provided herein are in lieu of, and not in addition to, any notice periods provided by law.

192 Remedies Upon Default. Upon the occurrence of any event of default by Tenant, Landlord shall have, in addition to
any other remedies available to Landlord at law or in equity (all of which remedies shall be distinct, separate and cumulative), the option
to pursue any one or more of the following remedies, each and all of which shall be cumulative and nonexclusive, without any notice or
demand whatsoever
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19.2.1 Terminate this Lease, in which event Tenant shall immediately surrender the Premises to Landlord, and if
Tenant fails to do so, Landlord may, without prejudice to any other remedy which it may have for possession or arrearages in rent, enter
upon and take possession of the Premises and expel or remove Tenant and any other person who may be occupying the Premises or any
part thereof, without being liable for prosecution or any claim or damages therefor; and Landlord may recover from Tenant the following:

(1) The worth at the time of award of the unpaid rent which has been earned at the time of such
termination; plus

(ii) The worth at the time of award of the amount by which the unpaid rent which would have been
eamed after termination until the time of award exceeds the amount of such rental loss that Tenant proves could have been reasonably
avoided; plus

(1ii) The worth at the time of award of the amount by which the unpaid rent for the balance of the Lease
Term after the time of award exceeds the amount of such rental loss that Tenant proves could have been reasonably avoided; plus

(iv) Any other amount necessary to compensate Landlord for all the detriment proximately caused by
Tenant's failure to perform its obligations under this Lease or which in the ordinary course of things would be likely to result therefrom,
specifically including, but not limited to, brokerage commissions and advertising expenses incurred, expenses of remodeling the
Premises or any portion thereof for a new tenant, whether for the same or a different use, and any special concessions made to obtain a
new tenant; and

W) At Landlord's election, such other amounts in addition to or in lieu of the foregoing as may be
permitted from time to time by applicable law

The term "rent" as used in this Section 19.2 shall be deemed to be and to mean all sums of every nature required to be paid by
Tenant pursuant to the terms of this Lease, whether to Landlord or to others. As used in Sections 19.2.1(i} and (ii), above, the "worth at
the time of award" shall be computed by allowing interest at the rate set forth in Article 21 of this Lease, but in no case greater than the
maximum amount of such interest permitted by law. As used in Section 19 2 1(iii) above, the "worth at the time of award" shall be
computed by discounting such amount at the discount rate of the Federal Reserve Bank of San Francisco at the time of award plus one
percent (1%)

19.2.2 IfLandlord does not elect to terminate this Lease on account of any default by Tenant, Landlord may continue
the Lease in effect (whether or not Tenant has abandoned or vacated the Premises) and, from time to time, without terminating this
Lease, enforce all of its rights and remedies under this Lease, including the right to recover all rent as it becomes due

19.2.3 Landlord may re-enter and attempt to relet the Premises without terminating this Lease and remove all
persons and property from the Premises (which property may be removed and stored in a public warehouse or elsewhere at the sole cost
and risk of, and for the account of, Tenant), all without service of notice or resort to legal process and without being deemed guilty of
trespass, or any liability of Landlord for any loss or damage which may be occasioned thereby. If Landlord, without terminating this
Lease, either (i) elects to re-enter the Premises and attempts to relet the Premises, (ii) takes possession of the Premises pursuant to legal
proceedings, or (iii) takes possession of the Premises pursuant to any notice provided by law, then Landlord may, from time to time,
make such alterations and repairs as may be necessary in order to relet the Premises or any part thereof for such term or terms (which
may be for a term extending beyond the Lease Term) and at such rent and other terms as Landlord in its reasonable discretion deems
advisable, Upon such reletting, all rent received by Landlord from such reletting shall be applied, first to the payment of any
indebtedness of Tenant to Landlord (other than for any rent due hereunder), second, to the payment of any costs and expenses of
obtaining possession and any such reletting, including the expense of alterations and repairs, brokerage fees and attomeys' fees; third,
to the payment of any rent due and unpaid hereunder. If such rents and any other amounts received from such reletting during any
month are less than that to be paid during that month by Tenant, then Tenant shall immediately pay such deficiency to Landlord. No
such re-entry or taking of possession of the Premises by Landlord shall be construed as an election by Landlord to terminate this Lease
unless a notice of such intention is given by Landlord to Tenant. Notwithstanding any such reletting without termination, Landlord may
at any time thereafter elect to terminate this Lease for such previous default. Should Landlord at any time terminate this Lease for any
default, in addition to any other remedies it may have, Landlord shall be entitled to the remedy set forth in Section 19.2.1 above, and
may recover all damages it may incur by reason of such default, including the cost of recovering the Premises, reimbursement of any
brokerage fees incurred by Landlord in connection with this Lease and all rent (accrued or to accrue during the Lease Term) which, at
Landlord's election, shall be accelerated and be due in full on demand

19.2.4 Landlord shall at all times have the rights and remedies (which shall be cumulative with each other and
cumulative and in addition to those rights and remedies available under Sections 19.2.1, 19.2.2 and 19.2.3, above, or any law or other
provision of this Lease), without prior demand or notice except as required by applicable law, to seek any declaratory, injunctive or
other equitable relief, and specifically enforce this Lease, or restrain or enjoin a violation or breach of any provision hereof.

19.3 Subleases of Tenant. Whether or not Landlord elects to terminate this Lease on account of any default by Tenant, as
set forth in this Article 19, Landlord shall have the right to terminate any and all subleases, licenses, concessions or other consensual
arrangements for possession entered into by Tenant and affecting the Premises or may, in Landlord's sole discretion, succeed to Tenant's
interest in such subleases, licenses, concessions or arrangements. In the event of Landlord's election to succeed to Tenant's interest in
any such subleases, licenses, concessions or arrangements, Tenant shall, as of the date of notice by Landlord of such election, have no
further right to or interest in the rent or other consideration receivable thereunder.

19.4 Efforts to Relet. No re-entry or repossession, repairs, maintenance, changes, alterations and additions, reletting,
appointment of a receiver to protect Landlord's interests hereunder, or any other action or omission by Landlord shall be construed as
an election by Landlord to terminate this Lease or Tenant's right to possession, or to accept a surrender of the Premises, nor shall same
operate to release Tenant in whole or in part from any of Tenant's obligations hereunder, unless express written notice of such intention
is sent by Landlord to Tenant. Tenant hereby irrevocably waives any right otherwise available under any law to redeem or reinstate this
Lease.
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ARTICLE 20: COMPLIANCE WITH LAW

Tenant shall not do anything or suffer anything to be done in or about the Premises or the Project which will in any way conflict
with any law, statute, ordinance or other governmental rule, regulation or requirement now in force or which may hereafter be enacted
or promulgated. At its sole cost and expense, Tenant shall promptly comply with all such governmental measures. Tenant shall be
responsible, at its sole cost and expense, to make all alterations to the Premises as are required to comply with the governmental rules,
regulations, requirements or standards described in this Article 20.

ARTICLE 21: LATE CHARGES

If any installment of Rent or any other sum due from Tenant shall not be received by Landlord or Landlord's designee within
five (5) business days after Tenant's receipt of written notice from Landlord that said amount is due, then Tenant shall pay to Landlord
a late charge equal to five percent (5%) of the overdue amount plus any reasonable attorneys' fees incurred by Landlord by reason of
Tenant's failure to pay Rent and/or other charges when due hereunder. The late charge shall be deemed Additional Rent and the right
to require it shall be in addition to all of Landlord's other rights and remedies hereunder or at law and shall not be construed as liguidated
damages or as limiting Landlord's remedies in any manner. In addition to the late charge described above, any Rent or other amounts
owing hereunder which are not paid within ten (10) days after the date they are due shall bear interest from the date when due until paid
at a rate per annum equal to the lesser of (i) the annual “Bank Prime Loan" rate cited in the Federal Reserve Statistical Release Publication
H.15, published on the first Tuesday of each calendar month (or such other comparable index as Landlord and Tenant shall reasonably
agree upon if such rate ceases to be published) plus two (2) percentage points, and (ii) the highest rate permitted by applicable law.

ARTICLE 22: LAN RD'S RIGHT TO CURE DEFAULT; PAYMENTS BY TENAI

22.1 Landlord's Cure. All covenants and agreements to be kept or performed by Tenant under this Lease shall be
performed by Tenant at Tenant's sole cost and expense and without any reduction of Rent, except to the extent, if any, otherwise expressly
provided herein. If Tenant shall fail to perform any obligation under this Lease, and such failure shall continue in excess of the time
allowed under Section 19.1.2, above, unless a specific time period is otherwise stated in this Lease, Landlord may, but shall not be
obligated to, make any such payment or perform any such act on Tenant's part without waiving its rights based upon any default of
Tenant and without releasing Tenant from any obligations hereunder,

222  Tenant's Reimbursement Except as may be specifically provided to the contrary in this Lease, Tenant shall pay to
Landlord, upon delivery by Landlord to Tenant of statements therefor, sums equal to expenditures reasonably made and obligations
incurred by Landlord in connection with the remedying by Landlord of Tenant's defaults pursuant to the provisions of Section 22.1.
Tenant's obligations under this Section 22.2 shall survive the expiration or sooner termination of the Lease Term,

ARTICLE 23: ENTRY BY LANDLORD

Landlord reserves the right at all reasonable times and upon reasonable notice to Tenant (except in the case of an emergency)
to enter the Premises to (i) inspect them; (ii) show the Premises to prospective purchasers, or to current or prospective mortgagees,
ground or underlying lessors or insurers or, during the last twelve (12) months of the Lease Term, to prospective tenants; (iii) post
notices of nonresponsibility; or (iv) alter, improve or repair the Premises or the Building, or for structural alterations, repairs or
improvements to the Building or the Building's systems and equipment. Notwithstanding anything to the contrary contained in this
Article 23, Landlord may enter the Premises at any time to (A) perform services required of Landlord; (B) take possession due to any
breach of this Lease in the manner provided herein; and (C) perform any covenants of Tenant which Tenant fails to perform. Landlord
may make any such entries without the abatement of Rent, except as otherwise provided in this Lease, and may take such reasonable
steps as required to accomplish the stated purposes. Tenant hereby waives any claims for damages or for any injuries or inconvenience
to or interference with Tenant's business, lost profits, any loss of occupancy or quiet enjoyment of the Premises, and any other loss
occasioned thereby. For each of the above purposes, Landlord shall at all times have a key with which to unlock all the doors in the
Premises. In an emergency, Landlord shall have the right to use any means that Landlord may deem proper to open the doors in and to
the Premises. Any entry into the Premises by Landlord in the manner hereinbefore described shall not be deemed to be a forcible or
unlawful entry into, or a detainer of, the Premises, or an actual or constructive eviction of Tenant from any portion of the Premises. No
provision of this Lease shall be construed as obligating Landlord to perform any repairs, alterations or decorations except as otherwise
expressly agreed to be performed by Landlord herein.

ARTICLE 24: MISCELLANEOUS PROVISIONS

24.1  Terms; Captions. The words "Landlord" and "Tenant” as used herein shall include the plural as well as the singular.
The necessary grammatical changes required to make the provisions hereof apply either to corporations or partnerships or individuals,
men or women, as the case may require, shall in all cases be assumed as though in each case fully expressed. The captions of Articles
and Sections are for convenience only and shall not be deemed to limit, construe, affect or alter the meaning of such Articles and

Sections

242  Binding Effect. Subject to all other provisions of this Lease, each of the covenants, conditions and provisions of this
Lease shall extend to and shall, as the case may require, bind or inure to the benefit not only of Landlord and of Tenant, but also of their
respective heirs, personal representatives, successors or assigns, provided this clause shall not permit any assignment by Tenant contrary
to the provisions of Article 14 of this Lease.

243 No Air Rights, No rights to any view or to light or air over any property, whether belonging to Landlord or any other
person, are granted to Tenant by this Lease. If at any time any windows of the Premises are temporarily darkened or the light or view
therefrom is obstructed by reason of any repairs, improvements, maintenance or cleaning in or about the Project, the same shall be
without liability to Landlord and without any reduction or diminution of Tenant's obligations under this Lease

244  Transfer of Landlord's Interest Tenant acknowledges that Landlord has the right to transfer all or any portion of
its interest in the Project or Building and in this Lease, and Tenant agrees that in the event of any such transfer, Landlord shall
automatically be released from all liability under this Lease and Tenant agrees to look solely to such transferee for the performance of
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Landlord's obligations hereunder after the date of transfer and such transferee shall be deemed to have fully assumed and be liable for
all obligations of this Lease to be performed by Landlord, and Tenant shall attom to such transferee.

245  Prohibition Against Recording Neither this Lease, nor any memorandum, affidavit or other writing with respect
thereto, shall be recorded by Tenant or by anyone acting through, under or on behalf of Tenant.

246  Relationship of Parties Nothing contained in this Lease shall be deemed or construed by the parties hereto or by
any third party to create the relationship of principal and agent, partnership, joint venturer or any association between Landlord and
Tenant

24.7 Time of Essence. Time is of the essence with respect to the performance of every provision of this Lease in which
time of performance is a factor

24.8  Partial Invalidity. If any term, provision or condition contained in this Lease shall, to any extent, be invalid or
unenforceable, the remainder of this Lease, or the application of such term, provision or condition to persons or citcumstances other
than those with respect to which it is invalid or unenforceable, shall not be affected thereby, and each and every other term, provision
and condition of this Lease shall be valid and enforceable to the fullest extent possible permitted by law.

249  No Warranty. In executing and delivering this Lease, Tenant has not relied on any representations, including, but
not limited to, any representation as to the amount of any item comprising Additional Rent or the amount of the Additional Rent in the
aggregate or that Landlord is furnishing the same services to other tenants, at all, on the same level or on the same basis, or any warranty
or any statement of Landlord which is not set forth herein or in one or more of the exhibits attached hereto.

24.10  Landlord Exculpation. The liability of Landlord or the Landlord Parties to Tenant for any default by Landlord under
this Lease or arising in connection herewith or with Landlord's operation, management, leasing, repair, renovation, alteration or any
other matter relating to the Project or the Premises shall be limited solely and exclusively to an amount which is equal to the interest of
Landlord in the Building, provided that in no event shall such liability extend to any sales or insurance proceeds received by Landlord
or the Landlord Parties in connection with the Project, Building or Premises. Neither Landlord, nor any of the Landlord Parties shall
have any personal liability therefor, and Tenant hereby expressly waives and releases such personal liability on behalf of itself and all
persons claiming by, through or under Tenant. The limitations of liability contained in this Section 24.10 shall inure to the benefit of
Landlord's and the Landlord Parties' present and future partners, beneficiaries, officers, directors, trustees, shareholders, agents and
employees, and their respective partners, heirs, successors and assigns. Notwithstanding any contrary provision herein, neither Landlord
nor the Landlord Parties shall be liable under any circumstances for injury or damage to, or interference with, Tenant's business,
including but not limited to, loss of profits, loss of rents or other revenues, loss of business opportunity, loss of goodwill or loss of use,
in each case, however occurring

24.11  Entire Agreement. It is understood and acknowledged that there are no oral agreements between the parties hereto
affecting this Lease and this Lease constitutes the parties' entire agreement with respect to the leasing of the Premises and supersedes
and cancels any and all previous negotiations, arrangements, brochures, agreements and understandings, if any, between the parties
hereto or displayed by Landlord to Tenant with respect to the subject matter thereof, and none thereof shall be used to interpret or
construe this Lease. None of the terms, covenants, conditions or provisions of this Lease can be modified, deleted or added to except in
writing signed by the parties hereto

24.12  Right to Lease. Landlord reserves the absolute right to effect such other tenancies in the Project as Landlord in the
exercise of its sole business judgment shall determine to best promote the interests of the Building or Project. Tenant does not rely on
the fact, nor does Landlord represent, that any specific tenant or type or number of tenants shall, during the Lease Term, occupy any
space in the Building or Project.

24.13  Force Majeure. Any prevention, delay or stoppage due to strikes, lockouts, labor disputes, acts of God, acts of war,
terrorist acts, inability to obtain services, labor, or materials or reasonable substitutes therefor, governmental actions, civil commotions,
fire or other casualty, and other causes beyond the reasonable control of the party obligated to perform, except with respect to the
obligations imposed with regard to Rent and other charges to be paid by Tenant pursuant to this Lease (collectively, a "Force Majeure"),
notwithstanding anything to the contrary contained in this Lease, shall excuse the performance of such party for a period equal to any
such prevention, delay or stoppage and, therefore, if this Lease specifies a time period for performance of an obligation of either party,
that time period shall be extended by the period of any delay in such party's performance caused by a Force Majeure,

24.14 Naotices. All notices, demands, statements, designations, approvals or other communications (collectively, "Notices")
given or required to be given by either party to the other hereunder or by law shall be in writing, shall be (A) delivered by a nationally
recognized overnight courier, or (B) delivered personally. Any Notice shall be sent, transmitted, or delivered, as the case may be, to
Tenant or Landlord, as the case may be, at the appropriate address set forth in Section § or Section 9 of the Summary, as applicable, or
to such other place as either Tenant or Landlord may from time to time designate in a Notice to the other party. Any Notice wil! be
deemed given (i) the date the overnight courier delivery is made, or (ii) the date personal delivery is made

24.15  Attorneys' Fees. In the event that either Landlord or Tenant should bring suit for the possession of the Premises, for
the recovery of any sum due under this Lease, or because of the breach of any provision of this Lease or for any other relief against the
other, then all costs and expenses, including reasonable attorneys' fees, incurred by the prevailing party therein shall be paid by the other
party, which obligation on the part of the other party shall be deered to have accrued on the date of the commencement of such action
and shall be enforceable whether or not the action is prosecuted to judgment

24.16  Governing Law; WAIVER OF TRIAL BY JURY. This Lease shall be construed and enforced in accordance with
the laws of the State of Washington. IN ANY ACTION OR PROCEEDING ARISING HEREFROM, LANDLORD AND TENANT
HEREBY CONSENT TO (I) THE JURISDICTION OF ANY COMPETENT COURT WITHIN THE STATE OF WASHINGTON,
(II) SERVICE OF PROCESS BY ANY MEANS AUTHORIZED BY WASHINGTON LAW, AND (IlI) TO THE EXTENT
PERMITTED BY APPLICABLE LAW, IN THE INTEREST OF SAVING TIME AND EXPENSE, TRIAL WITHOUT A JURY IN
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ANY ACTION, PROCEEDING OR COUNTERCLAIM BROUGHT BY EITHER OF THE PARTIES HERETO AGAINST THE
OTHER OR THEIR SUCCESSORS IN RESPECT OF ANY MATTER ARISING OUT OF OR IN CONNECTION WITH THIS
LEASE, THE RELATIONSHIP OF LANDLORD AND TENANT, TENANT'S USE OR OCCUPANCY OF THE PREMISES,
AND/OR ANY CLAIM FOR INJURY OR DAMAGE, OR ANY EMERGENCY OR STATUTORY REMEDY.

24.17 Submission of Lease. Submission of this instrument for examination or signature by Tenant does not constitute a
reservation of, option for or option to lease, and it is not effective as a lease or otherwise until execution and delivery by both Landlord

and Tenant

24.18  Brokers Landlord and Tenant hereby warrant to each other that they have had no dealings with any real estate broker
or agent in connection with the negotiation of this Lease, excepting only the real estate brokers or agents specified in Section 10 of the
Summary (the "Brokers"), and that they know of no other real estate broker or agent who is entitled to a commission in connection with
this Lease. Each party agrees to indemnify and defend the other party against and hold the other party harmless from any and all claims,
demands, losses, liabilities, lawsuits, judgments, costs and expenses (including without limitation reasonable attomeys' fees) with respect
to any leasing commission or equivalent compensation alleged to be owing on account of any dealings with any real estate broker or
agent, other than the Brokers, occurring by, through, or under the indemnifying party. The terms of this Section 24.18 shall survive the
expiration or earlier termination of the Lease Term.

24.19 Independent Covenants. This Lease shall be construed as though the covenants herein between Landlord and Tenant
are independent and not dependent and Tenant hereby expressly waives the benefit of any statute to the contrary and agrees that if
Landlord fails to perform its obligations set forth herein, Tenant shall not be entitled to make any repairs or perform any acts hereunder
at Landlord's expense or to any setoff of the Rent or other amounts owing hereunder against Landlord,

2420 Project or Building Name, Address and Signage. Landlord shall have the right at any time to change the name
and/or address of the Project or Building and to install, affix and maintain any and all signs on the exterior and on the interior of the
Project or Building as Landlord may, in Landlord's sole discretion, desire. Tenant shall not use the name of the Project or Building or
use pictures or illustrations of the Project or Building in advertising or other publicity or for any purpose other than as the address of the
business to be conducted by Tenant in the Premises, without the prior written consent of Landlord.

2421 Building Renovations. It is specifically understood and agreed that Landlord has no obligation and has made no
promises to alter, remodel, improve, renovate, repair or decorate the Premises, Building, or any part thereof and that no representations
respecting the condition of the Premises or the Building have been made by Landlord to Tenant except as specifically set forth herein
However, Tenant hereby acknowledges that Landlord is currently renovating or may during the Lease Term renovate, improve, alter, or
modify (collectively, the "Renovations") the Project, the Building and/or the Premises. Tenant hereby agrees that such Renovations
shall in no way constitute a constructive eviction of Tenant nor entitle Tenant to any abatement of Rent. Landlord shall have no
responsibility and shall not be liable to Tenant for any injury to or interference with Tenant's business arising from the Renovations, nor
shall Tenant be entitled to any compensation or damages from Land!lord for loss of the use of the whole or any part of the Premises or
of Tenant's personal property or improvements resulting from the Renovations, or for any inconvenience or annoyance occasioned by
such Renovations,

2422 Communications and Computer Lines. Tenant may install, maintain, replace, remove or use any communications
or computer wires and cables serving the Premises (collectively, the "Lines"), provided that (i) Tenant shall obtain Landlord's prior
written consent, use an experienced and qualified contractor approved in writing by Landlord, and comply with all of the other provisions
of Articles 7 and 8 of this Lease, (ii) an acceptable number of spare Lines and space for additional Lines shall be maintained for existing
and future occupants of the Project, as determined in Landlord's reasonable opinion, (iii) the Lines therefor (including riser cables) shall
be appropriately insulated to prevent excessive electromagnetic fields or radiation, shall be surrounded by a protective conduit
reasonably acceptable to Landlord, and shall be identified in accordance with the "Identification Requirements," as that term is set forth
hereinbelow, (iv) any new or existing Lines servicing the Premises shall comply with all applicable governmental laws and regulations,
(v) as a condition to permitting the installation of new Lines, Landlord may require that Tenant remove existing Lines located in or
serving the Premises and repair any damage in connection with such removal, and (vi) Tenant shall pay all costs in connection therewith.
All Lines shall be clearly marked with adhesive plastic labels (or plastic tags attached to such Lines with wire) to show Tenant's name,
suite number, telephone number and the name of the person to contact in the case of an emergency (A) every four feet (4') outside the
Premises (specifically including, but not limited to, the electrical room risers and other Common Areas), and (B) at the Lines' termination
point(s) (collectively, the "Identification Requirements"). Landlord reserves the right, upon notice to Tenant prior to the expiration
or earlier termination of this Lease, to require that Tenant, at Tenant's sole cost and expense, remove any Lines located in or serving the
Premises prior to the expiration or earlier termination of this Lease

2423  Office and Communications Services.

24.23.1 The Provider. Landlord has advised Tenant that certain office and communications services may be offered
to tenants of the Building by a concessionaire under contract to Landlord ("Provider"). Tenant shall be permitted to contract with
Provider for the provision of any or all of such services on such terms and conditions as Tenant and Provider may agree.

24232 Other Terms. Tenant acknowledges and agrees that: (i) Landlord has made no warranty or representation
to Tenant with respect to the availability of any such services, or the quality, reliability or suitability thereof; (ii) the Provider is not
acting as the agent or representative of Landlord in the provision of such services, and Landlord shall have no liability or responsibility
for any failure or inadequacy of such services, or any equipment or facilities used in the furnishing thereof, or any act or omission of
Provider, or its agents, employees, representatives, officers or contractors; (iii) Landlord shall have no responsibility or liability for the
installation, alteration, repair, maintenance, furnishing, operation, adjustment or removal of any such services, equipment or facilities;
and (iv) any contract or other agreement between Tenant and Provider shall be independent of this Lease, the obligations of Tenant
hereunder, and the rights of Landlord hereunder, and, without limiting the foregoing, no default or failure of Provider with respect to
any such services, equipment or facilities, or under any contract or agreement relating thereto, shall have any effect on this Lease or give
to Tenant any offset or defense to the full and timely performance of its obligations hereunder, or entitle Tenant to any abatement of
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rent or additional rent or any other payment required to be made by Tenant hereunder, or constitute any accrual or constructive eviction
of Tenant, or otherwise give rise to any other claim of any nature against Landlord.

2424  Anti-Discrimination Landlord shall not discriminate on the basis of race, color, marital status, national origin,
religious affiliation, disability, sexual orientation, gender identity or expression or age except by minimum age and retirement provisions,
unless based upon a bona fide occupational qualification, in the employment or application for employment or in the administration or
delivery of services or any other benefits, under King County Code Ch. 12.16.125. Landlord shall comply fully with all applicable
federal, state and local laws, ordinances, executive orders and regulations that prohibit such discrimination. These laws include, but are
not limited to, chapter 49.60 RCW, and Titles VI and VII of the Civil Rights Act of 1964. Any violation of this provision shall be
considered a default of this Lease by Landlord and, as Tenant's sole remedy, by notice to Landlord delivered within thirty (30) days
following the occurrence of the violation, Tenant may terminate this Lease. Further, a violation of this provision may result in
ineligibility of Landlord for further agreements with King County.

IN WITNESS WHEREOF, Landlord and Tenant have caused this Lease to be executed the day and date first above written

LANDLORD: TENANT:
BCSP EXCHANGE PROPERTY L KING COUNTY, a political subdivision of the State of
a Delaware Lisjted liability co Washington
By: 4 By:
William McClisfe Kelly,
Managing Director Its:
[ 22
Date: h—,2016 By:
The date of this Lease shall be and remain as set forth in Section
1 of the Summary. The date below the Landlord's signature is Its:
merely intended to reflect the date of Landlord's execution of this
Lease APPROVED AS TO FORM:
By:
Date:
731085 07/WLA EXCHANGE BUILDING
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NOTARY PAGE
STATE OF )
) ss,
COUNTY OF }

I certify that [ know or have satisfactory evidence that is the person who appeared before me, and
said person acknowledged that (he/she) signed this instrument, on oath stated that (he/she) was authorized to execute the instrument and
acknowledged it as the of KING COUNTY, a political subdivision of the State of Washington , to be the
free and voluntary act of such party for the uses and purposes mentioned in the instrument.

Dated:
(Signature)
(Seal or stamp)
Title:
Notary Public in and for the State of
My appointment expires:
STATE OF )
) ss,
COUNTY OF )

I certify that [ know or have satisfactory evidence that is the person who appeared before me, and
said person acknowledged that (he/she) signed this instrument, on oath stated that (he/she) was authorized to execute the instrument and
acknowledged it as the of KING COUNTY, a political subdivision of the State of Washington , to be
the free and voluntary act of such party for the uses and purposes mentioned in the instrument.

Dated:
(Signature)
(Seal or stamp)
Title:
Notary Public in and for the State of
My appointment expires:
731085.07/WLA EXCHANGE BUILDING
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LANDLORD ACKNOWLEDGMENT

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the
document to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document.

State of California )
County of San Francisco )
On ) €1 ] | (p , before me, l?mu | (@) | Q_Q,'YU‘L,Q- O
. o . . (insert name of notary)
Notary Public, personally appeared \ AJi | [{CLY Y\ Kool , who proved to

me on the basis of satisfactory evidence to be the persoq(df whost namc;zrf is/are-subscribed to the within
instrument and acknowledged to me that he/strefthey-executed the same in histher/their authorized capacity(ies),
and that by his/her/their signature(s)-on the instrument the person(s); or the entity upon behalf of which the
person(syacted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing
paragraph is true and correct.

WITNESS my hand and official seal.

signature. D1 L2100 H oo nnau.

PRICILLA HENNEMAN
Commission # 2110266
Notary Public - Calitoraia
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EXHIBIT A
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EXHIBIT A-1
EXCHANGE BUILDING

LEGAL DESCRIPTION

LOTS 1, 2 AND 4, BLOCK 8, TOWN OF SEATTLE AS LAID OUT ON THE CLAIMS OF C.D. BOREN AND A A. DENNY
(COMMONLY KNOWN AS BOREN & DENNY'S ADDITION TO THE CITY OF SEATTLE), ACCORDING TO THE PLAT
THEREOF, RECORDED IN VOLUME 1 OF PLATS, PAGE 27, RECORDS OF KING COUNTY, WASHINGTON;

EXCEPT THE WESTERLY 9 FEET OF SAID LOTS 1 AND 4, HERETOFORE CONDEMNED IN DISTRICT COURT CAUSE NO.
7092 FOR WIDENING OF 1st AVENUE, AS PROVIDED BY ORDINANCE NUMBER 1129 OF THE CITY OF SEATTLE; AND

EXCEPT THE EASTERLY 12 FEET OF SAID LOT 2, CONDEMNED IN DISTRICT COURT CAUSE NO. 7097 FOR WIDENING
OF 2nd AVENUE, AS PROVIDED BY ORDINANCE NUMBER 1107 OF THE CITY OF SEATTLE,

TOGETHER WITH THE WEST HALF OF VACATED ALLEY ADJOINING SAID LOTS 1 AND 4, VACATED BY ORDINANCE
NUMBER 56715 OF THE CITY OF SEATTLE; AND

TOGETHER WITH THE EAST HALF OF VACATED ALLEY ADJOINING SAID LOT 2, VACATED BY ORDINANCE NUMBER
56715 OF THE CITY OF SEATTLE,

SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON.
ALSO MORE PARTICULARLY DESCRIBED AS FOLLOWS:

THOSE PORTIONS OF LOTS 1, 2 AND 4 AND VACATED ALLEY ADJOINING SAID LOTS IN BLOCK 8 OF TOWN OF
SEATTLE AS LAID OUT ON THE CLAIMS OF C.D. BOREN AND A.A. DENNY (COMMONLY KNOWN AS BOREN &
DENNY'S ADDITION TO THE CITY OF SEATTLE), ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 1 OF
PLATS, PAGE 27, RECORDS OF KING COUNTY, WASHINGTON, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTHWEST CORNER OF SAID LOT 1;

THENCE NORTH 59°22'01" EAST ALONG THE SOUTHEASTERLY MARGIN OF MARION STREET A DISTANCE OF 9.00
FEET TO THE POINT OF BEGINNING;

THENCE NORTH 59°22'01" EAST ALONG SAID SOUTHEASTERLY MARGIN A DISTANCE OF 234.73 FEET TO THE
SOUTHWESTERLY LINE OF THE EASTERLY 12 FEET OF SAID LOT 2, CONDEMNED IN DISTRICT COURT CAUSE NO.
7097 FOR WIDENING OF 2nd AVENUE, AS PROVIDED BY ORDINANCE NO. 1107 OF THE CITY OF SEATTLE,

THENCE SOUTH 30°38'21" EAST ALONG SAID SOUTHWESTERLY LINE A DISTANCE OF 60.00 FEET TO THE
SOUTHEASTERLY LINE OF SAID LOT 2;

THENCE SOUTH 59°21'56" WEST ALONG SAID SOUTHEASTERLY LINE A DISTANCE OF [15.87 FEET TO THE
NORTHEASTERLY LINE OF THE WEST HALF OF VACATED ALLEY ADJOINING SAID LOT 4, VACATED BY
ORDINANCE NO. 56715,

THENCE SOUTH 30°37'49" EAST ALONG SAID NORTHEASTERLY LINE A DISTANCE OF 60,00 FEET,

THENCE SOUTH 59°21'51" WEST ALONG THE SOUTHEASTERLY LINE OF SAID LOT 4 A DISTANCE OF 118.88 FEET TO
THE NORTHEASTERLY LINE OF THE WESTERLY 9 FEET OF SAID LOTS 1 AND 4, CONDEMNED IN DISTRICT COURT
CAUSE NO. 7092 FOR WIDENING OF st AVENUE, AS PROVIDED BY ORDINANCE NO. 1129 OF THE CITY OF SEATTLE;

THENCE NORTH 30°37'18" WEST ALONG SAID NORTHEASTERLY LINE A DISTANCE OF 120,01 FEET TO THE POINT OF
BEGINNING

SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON.

ALL OF GRANTOR'S RIGHT, TITLE AND INTEREST, IF ANY, IN AND TO ANY IMPROVEMENTS AND FIXTURES
SITUATED ABOVE THE EAST ONE-HALF OF THE VACATED ALLEY VACATED BY ORDINANCE NUMBER 56715 OF
THE CITY OF SEATTLE, WASHINGTON AND ALL OF GRANTOR'S RIGHT, TITLE AND INTEREST, IF ANY, TO THE USE
OF THE EXISTING WALL ALONG THE WESTERN BOUNDARY OF LOT 3 OF SAID BOREN AND DENNY ADDITION FOR
SUPPORT OF SAID IMPROVEMENTS AND FIXTURES. THE VACATED ALLEY MENTIONED IN THIS PARAGRAPH IS
THE ALLEY BETWEEN LOT 4 AND LOT 3 OF SAID BOREN AND DENNY’S ADDITION.
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EXHIBIT B
EXCHANGE BUILDING
RULES AND REGULATIONS

Tenant shall faithfully observe and comply with the following Rules and Regulations. Landlord shall not be responsible to
Tenant for the nonperformance of any of said Rules and Regulations by or otherwise with respect to the acts or omissions of any other
tenants or occupants of the Project. In the event of any conflict between the Rules and Regulations and the other provisions of this
Lease, the latter shall control.

1 Tenant shall not alter any lock or install any new or additional locks or bolts on any doors or windows of the Premises
without obtaining Landlord's prior written consent. Tenant shall bear the cost of any lock changes or repairs required by Tenant. Two
keys will be fumished by Landlord for the Premises, and any additional keys required by Tenant must be obtained from Landlord at a
reasonable cost to be established by Landlord. Upon the termination of this Lease, Tenant shall restore to Landlord all keys of stores,
offices, and toilet rooms, either fumished to, or otherwise procured by, Tenant and in the event of the loss of keys so fumished, Tenant
shall pay to Landlord the cost of replacing same or of changing the lock or locks opened by such lost key if Landlord shall deem it
necessary to make such changes.

2 All doors opening to public corridors shall be kept closed at all times except for normal ingress and egress to the
Premises.

3. Landlord reserves the right to close and keep locked all entrance and exit doors of the Building during such hours as
are customary for comparable buildings in the vicinity of the Building. Tenant, its employees and agents must be sure that the doors to
the Building are securely closed and locked when leaving the Premises if it is after the normal hours of business for the Building. Any
tenant, its employees, agents or any other persons entering or leaving the Building at any time when it is so locked, or any time when it
is considered to be after normal business hours for the Building, may be required to sign the Building register. Access to the Building
may be refused unless the person seeking access has proper identification or has a previously arranged pass for access to the Building
Landlord will furnish passes to persons for whom Tenant requests same in writing, Tenant shall be responsible for all persons for whom
Tenant requests passes and shall be liable to Landlord for all acts of such persons. The Landlord and his agents shall in no case be liable
for damages for any error with regard to the admission to or exclusion from the Building of any person. In case of invasion, mob, riot,
public excitement, or other commotion, Landlord reserves the right to prevent access to the Building or the Project during the
continuance thereof by any means it deems appropriate for the safety and protection of life and property.

4 No furniture, freight or equipment of any kind shall be brought into the Building without prior notice to Landlord. All
moving activity into or out of the Building shall be scheduled with Landlord and done only at such time and in such manner as Landlord
designates. Landlord shall have the right to prescribe the weight, size and position of all safes and other heavy property brought into
the Building and also the times and manner of moving the same in and out of the Building. Safes and other heavy objects shall, if
considered necessary by Landlord, stand on supports of such thickness as is necessary to properly distribute the weight. Landlord will
not be responsible for loss of or damage to any such safe or property in any case. Any damage to any part of the Building, its contents,
occupants or visitors by moving or maintaining any such safe or other property shall be the sole responsibility and expense of Tenant.

5 No furniture, packages, supplies, equipment or merchandise will be received in the Building or carried up or down in
the elevators, except between such hours, in such specific elevator and by such personnel as shall be designated by Landlord.

6. The requirements of Tenant will be attended to only upon application at the management office for the Project or at
such office location designated by Landlord. Employees of Landlord shall not perform any work or do anything outside their regular
duties unless under special instructions from Landlord.

7 No sign, advertisement, notice or handbill shall be exhibited, distributed, painted or affixed by Tenant on any part of
the Premises or the Building without the prior written consent of the Landlord. Tenant shall not disturb, solicit, peddle, or canvass any
occupant of the Project and shall cooperate with Landlord and its agents of Landlord to prevent same

8. The toilet rooms, urinals, wash bowls and other apparatus shall not be used for any purpose other than that for which
they were constructed, and no foreign substance of any kind whatsoever shall be thrown therein. The expense of any breakage, stoppage
or damage resulting from the violation of this rule shall be borne by the tenant who, or whose servants, employees, agents, visitors or
licensees shall have caused same.

9. Tenant shall not overload the floor of the Premises, nor mark, drive nails or screws, or drill into the partitions,
woodwork or drywall or in any way deface the Premises or any part thereof without Landlord's prior written consent. Tenant shall not
purchase spring water, ice, towel, linen, maintenance or other like services from any person or persons not approved by Landlord.

10. Except for vending machines intended for the sole use of Tenant's employees and invitees, no vending machine or
machines other than fractional horsepower office machines shall be installed, maintained or operated upon the Premises without the
written consent of Landlord.

11. Tenant shall not use or keep in or on the Premises, the Building, or the Project any kerosene, gasoline or other
inflammable or combustible fluid, chemical, substance or material.

12 Tenant shall not without the prior written consent of Landlord use any method of heating or air conditioning other
than that supplied by Landlord

13. Tenant shall not use, keep or permit to be used or kept, any foul or noxious gas or substance in or on the Premises, or
pemmit or allow the Premises to be occupied or used in a manner offensive or objectionable to Landlord or other occupants of the Project
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by reason of noise, odors, or vibrations, or interfere with other tenants or those having business therein, whether by the use of any
musical instrument, radio, phonograph, or in any other way. Tenant shall not throw anything out of doors, windows or skylights or
down passageways

14. Tenant shall not bring into or keep within the Project, the Building or the Premises any animals, birds, aquariums, or,
except in areas designated by Landlord, bicycles or other vehicles.

15 No cooking shall be done or permitted on the Premises, nor shall the Premises be used for the storage of merchandise,
for lodging or for any improper, objectionable or immoral purposes. Notwithstanding the foregoing, Underwriters' laboratory-approved
equipment and microwave ovens may be used in the Premises for heating food and brewing coffee, tea, hot chocolate and similar
beverages for employees and visitors, provided that such use is in accordance with all applicable federal, state, county and city laws,
codes, ordinances, rules and regulations.

16 The Premises shall not be used for manufacturing or for the storage of merchandise except as such storage may be
incidental to the use of the Premises provided for in the Summary. Tenant shall not occupy or permit any portion of the Premises to be
occupied as an office for a messenger-type operation or dispatch office, public stenographer or typist, or for the manufacture or sale of
liquor, narcotics, or tobacco in any form, or as a medical office, or as a barber or manicure shop, or as an employment bureau without
the express prior written consent of Landlord. Tenant shall not engage or pay any employees on the Premises except those actually
working for such tenant on the Premises nor advertise for laborers giving an address at the Premises.

17. Landlord reserves the right to exclude or expel from the Project any person who, in the judgment of Landlord, is
intoxicated or under the influence of liquor or drugs, or who shall in any manner do any act in violation of any of these Rules and
Regulations

18. Tenant, its employees and agents shall not loiter in or on the entrances, corridors, sidewalks, lobbies, courts, halls,
stairways, elevators, vestibules or any Common Areas for the purpose of smoking tobacco products or for any other purpose, nor in any
way obstruct such areas, and shall use them only as a means of ingress and egress for the Premises.

19 Tenant shall not waste electricity, water or air conditioning and agrees to cooperate fully with Landlord to ensure the
most effective operation of the Building's heating and air conditioning system, and shall refrain from attempting to adjust any controls

20 Tenant shall store all its trash and garbage within the interior of the Premises. No material shall be placed in the trash
boxes or receptacles if such material is of such nature that it may not be disposed of in the ordinary and customary manner of removing
and disposing of trash and garbage in city in which the Building is located without violation of any law or ordinance governing such
disposal. All trash, garbage and refuse disposal shall be made only through entry-ways and elevators provided for such purposes at such
times as Landlord shall designate

21. Tenant shall comply with all safety, fire protection and evacuation procedures and regulations established by Landlord
or any governmental agency.

22. Any persons employed by Tenant to do janitorial work shall be subject to the prior written approval of Landlord, and
while in the Building and outside of the Premises, shall be subject to and under the control and direction of the Building manager (but
not as an agent or servant of such manager or of Landlord), and Tenant shall be responsible for all acts of such persons

23, No awnings or other projection shall be attached to the outside walls of the Building without the prior written consent
of Landlord, and no curtains, blinds, shades or screens shall be attached to or hung in, or used in connection with, any window or door
of the Premises other than Landlord standard drapes. All electrical ceiling fixtures hung in the Premises or spaces along the perimeter
of the Building must be fluorescent and/or of a quality, type, design and a warm white bulb color approved in advance in writing by
Landlord. Neither the interior nor exterior of any windows shall be coated or otherwise sunscreened without the prior written consent
of Landlord. Tenant shall abide by Landlord's regulations conceming the opening and closing of window coverings which are attached
to the windows in the Premises, if any, which have a view of any interior portion of the Building or Common Areas.

24, The sashes, sash doors, skylights, windows, and doors that reflect or admit light and air into the halls, passageways or
other public places in the Building shall not be covered or obstructed by Tenant, nor shall any bottles, parcels or other articles be placed
on the windowsills

25, Tenant must comply with requests by the Landlord concerning the informing of their employees of items of importance
to the Landlord
26. Tenant hereby acknowledges that Landlord shall have no obligation to provide guard service or other security

measures for the benefit of the Premises, the Building or the Project. Tenant hereby assumes all responsibility for the protection of
Tenant and its agents, employees, contractors, invitees and guests, and the property thereof, from acts of third parties, including keeping
doors locked and other means of entry to the Premises closed, whether or not Landlord, at its option, elects to provide security protection
for the Project or any portion thereof. Tenant further assumes the risk that any safety and security devices, services and programs which
Landlord elects, in its sole discretion, to provide may not be effective, or may malfunction or be circumvented by an unauthorized third
party, and Tenant shall, in addition to its other insurance obligations under this Lease, obtain its own insurance coverage to the extent
Tenant desires protection against losses related to such occurrences. Tenant shall cooperate in any reasonable safety or security program
developed by Landlord or required by law.

27. All office equipment of any electrical or mechanical nature shall be placed by Tenant in the Premises in settings
approved by Landlord, to absorb or prevent any vibration, noise and annoyance.

28. Tenant shall not use in any space or in the public halls of the Building, any hand trucks except those equipped with
rubber tires and rubber side guards
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29 No auction, liquidation, fire sale, going-out-of-business or bankruptcy sale shall be conducted in the Premises without
the prior written consent of Landlord.

30. No tenant shall use or permit the use of any portion of the Premises for living quarters, sleeping apartments or lodging
rooms.

Landlord reserves the right at any time to change or rescind any one or more of these Rules and Regulations, or to make such
other and further reasonable Rules and Regulations as in Landlord's judgment may from time to time be necessary for the management,
safety, care and cleanliness of the Premises, Building, the Common Areas and the Project, and for the preservation of good order therein,
as well as for the convenience of other occupants and tenants therein. Landlord may waive any one or more of these Rules and
Regulations for the benefit of any particular tenants, but no such waiver by Landlord shall be construed as a waiver of such Rules and
Regulations in favor of any other tenant, nor prevent Landlord from thereafter enforcing any such Rules or Regulations against any or
all tenants of the Project. Tenant shall be deemed to have read these Rules and Regulations and to have agreed to abide by them as a
condition of its occupancy of the Premises
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EXHIBIT C
EXCHANGE BUILDING

FORM OF TENANT'S ESTOPPEL CERTIFICATE

The undersigned as Tenant under that certain Office Lease (the "Lease") made and entered into as of ,20__by
and between as Landlord, and the undersigned as Tenant, for Premises on the floor(s) of the office
building located at , Washington certifies as follows:

1 Attached hereto as Exhibit A is a true and correct copy of the Lease and all amendments and modifications thereto.
The documents contained in Exhibit A represent the entire agreement between the parties as to the Premises.

2. The undersigned currently occupies the Premises described in the Lease, the Lease Term commenced on
and the Lease Term expires on and the undersigned has no option to terminate or cancel the Lease or to purchase atl or
any part of the Premises, the Building and/or the Project

3 Base Rent became payable on

4. The Lease is in full force and effect and has not been modified, supplemented or amended in any way except as
provided in Exhibit A

5 Tenant has not transferred, assigned, or sublet any portion of the Premises nor entered into any license or concession
agreements with respect thereto except as follows:

6 Tenant shall not modify the documents contained in Exhibit A without the prior written consent of Landlord's
mortgagee.

7. All monthly installments of Base Rent, all Additional Rent and all monthly installments of estimated Additional Rent
have been paid when due through . The current monthly installment of Base Rent is $ -

8. All conditions of the Lease to be performed by Landlord necessary to the enforceability of the Lease have been

satisfied and Landlord is not in default thereunder. In addition, the undersigned has not delivered any notice to Landlord regarding a
default by Landlord thereunder.

9. No rental has been paid more than thirty (30) days in advance and no security has been deposited with Landlord except
as provided in the Lease.

10. As of the date hereof, there are no existing defenses or offsets, or, to the undersigned's knowledge, claims or any basis
for a claim, that the undersigned has against Landlord.

11 Other than in compliance with all applicable laws and incidental to the ordinary course of the use of the Premises, the
undersigned has not used or stored any hazardous substances in the Premises.

12 To the undersigned's knowledge, all tenant improvement work to be performed by Landlord under the Lease has been
completed in accordance with the Lease and has been accepted by the undersigned and all reimbursements and allowances due to the
undersigned under the Lease in connection with any tenant improvement work have been paid in full

The undersigned acknowledges that this Estoppel Certificate may be delivered to Landlord or to a prospective mortgagee or
prospective purchaser, and acknowledges that said prospective mortgagee or prospective purchaser will be relying upon the statements
contained herein in making the loan or acquiring the property of which the Premises are a part and that receipt by it of this certificate is
a condition of making such loan or acquiring such property.

Executed at on the day of 20

"Tenant":

a

By:
Its:

By:
Its:
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