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KING COUNTY 1200 King County Courthouse

516 Third Avenuc
m Seattle, WA 98104
Signature Report

King County
December 5, 2017

Ordinance 18622

Proposed No. 2017-0427.2 Sponsors Kohl-Welles

AN ORDINANCE authorizing the execution of a new lease
to support the operation of the department of executive
services.

STATEMENT OF FACTS:

For the lease from LBA RV-Company II, LP, located at 7272 West

Marginal Way South, Seattle, within council district eight, the facilities

management division determined that there was not an appropriate county-

owned option and successfully negotiated to lease space.

BE IT ORDAINED BY THE COUNCIL OF KING COUNTY:

SECTION 1. The executive is authorized to execute a lease for the property
located at 7272 West Marginal Way South, Seattle, with LBA RV-Company II, LP, on
the condition the proposed lease be amended to include an additional lease provision for a
right of first refusal to purchase the parcel of land and the building in which the premises
are lucaled in the event the landlord elects to sell the parcel of land and the building as a
stand-alone sale and not part of a portfolio being sold by the landlord. The specific terms
of the additional lease provisions are to be negotiated by the executive and LBA RV-
Company II, LP. Following execution of the lease, the executive is authorized to take all

actions necessary to implement the terms of the lease substantially in the form of
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19  Attachment A to this ordinance, and to take all actions necessary to implement the terms

20  of'the lease.

21

Ordinance 18622 was introduced on 11/13/2017 and passed as amended by the
Metropolitan King County Council on 12/4/2017, by the following vote:

Yes: 9 - Mr. von Reichbauer, Mr. Gossett, Ms. Lambert, Mr. Dunn,
Mr. McDermott, Mr. Dembowski, Mr. Upthegrove, Ms. Kohl-Welles

and Ms. Balducci

No: 0
Excused: 0

KING COUNTY COUNCIL
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ATTACHMENT A:

LEASE AGREEMENT
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7272 W. MARGINAL WAY SQUTH
Sextile, Washington

LANDLORD:;

LBA RV-COMPANY IT, L¥,
# Delaware Bmited partuership

TENANT:

KING COUNTY,
n political sybdivision of the State of Washingion
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THIS LEASE, entered into as of this __ day of Oetober, 2017 for reference purposes, is by and between LBA RV-
COMPANY 11, LP, & Délawaro limitcd partnership, hereinafter referred o a¢ “Landiord”, and KING COUNTY, &
political subdivision of the State of Washington, hereinafier referred o as “Tenant™.

1.1 Landlord’s Address; 1.BA RV-COMPANY II, LY
o/o LBA Realty LLC
600 University Street, Suita 1025
Seaitle, Washington 98101
Atin: Properfy Manager — 7272 W. Marginal Way
Telephone: (206).812-1000
E-mall; Jeasingnotices@Ibarzalty.cotm

Witk copies to: LBA Kealty, L1LC
3347 Michelson Drive, Suite 200
Trvine, California 926)2
Artn: SVP - Operations
Telephone: (949) 833-0400
E-mail: lcasingnotices@Ibarealty.tom

For payment of Rent:  LBA RV-COMPANY IJ, LP
PO, Box 745793
Los Asigeles, CA 900745793

|.2 Tenent’s Address: King Couvnty Real Estate Services
500 Fourth Avenue, Suite 830
Seatile, Washington 93104
Altn: Leace Administration
Telephone: (206} 477-9350
Focsimile: (206) 296-0196

1.2 Building; Property: The building commonly known as 7272 W. Marginal Way 8., Seattle,
Washingtor 98108, The Building, togsther with all other buildings, improvements and facilities, now or
subsogaently located upon the lund {the “Site™) s shown on the Site Plan sitached hereto us: Exhibit B (as such area
myy be expanded or reduced from time to time) is referred to berein as the “Property’’. Landlord and Tesant
stipulate and agree thet the Building and the Property coutain 101,656 reatable square feet, for all putposes of this
Lease.

L4 Premises: Unit 100 of the Building, as outliied oo the Premises Floor Plan aftached hereto aa
Exhibit A. Landlord and Tenant stipulste and agzee that the Premises contains £5,145 renlable square foet, inclusive
of approximately 3,000 square feet of ground lovel nffice space to be constructed in the southwest corner of the
Premises puraumnt (o the Wirk Letter attached hereto ss Exbibit C, for all purposes of this Leasc.

1.5 City: The City of Seattle, King County, State of Washington.

1.6 Commencement Date: The date for commenocement of the Term, to be delermined pursuant to
the Work Letior attached as Bxhibit C hereto. Estimated Commencement Date: May 1, 2018,

1.7 Term: One tundred twenty-two (122) monlhs, plus eny partial month at the beginning of the
Term, commencing onthe Commencement Date and ending on the last day of the full eslendar month following the
Commencement Date (“Expiration Dafe’?,

1.8 Monthly Base Rent:

Months or Period Mouthly Base Reat
1-12 586,250.00%%
[3-24 SEE,837.50
25-36 $91,502.63
37 48 $94,247.70
49 -60 £97.075.13
)12 £90,987.39
7384 £102,987.01
25«96 $106,076.62

97— 108 $109,258.92
109 - 120 $£112,536,69
121 ~122 511591279

“Including any partisl month at the beginning of the Temu
**Notwithstanding the foregoing, provided Tenant is not in defoult under this Lesse,

Landlord hereby agrees 1o abate Tenani's obligstion to pay the entire Monthly Base Rent due during the
first (1) and second (2*) full calendar months of the Term, inclusive (such amount of sbated Monthly
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Base Rent being hereinafter collectively referred to 26 the “Abated Ampunt). During such abatement
period, Tenant will siill be responsiblc for the payment of all othet monetary obligutions under this Lease
intluding, withou! limitation Operating Expenses.. Upon ressonable notice to Tenant at any time prior to
applicution of the entire Abated Amount, Landiord shalt have the sight to purchase from Tenant any and oli
then remaining Abated Amount s it applies o one or more of the remaining abatement months by paying
to Tenant an amount equal to the unused balance of the Abated Amount that Landlord elects to purchase
back from Tenant (the “Abuted Amount Parchase Price”). Upoo Landlord's payment to Tenant of the
Absted Amoumnt Purchase Price with respact to-the spplicabile remaining abaternent mowths, Tenant shall
thereupon be required 1o pay Monthly Base Rent during such monthy in an umount equal to the Abated
Amount that Tenant would have been entitled to receive but for Landlord’s payment to Tenant of the
Abgied Amount Purchase Price.

Accordingly, Tenant shall deliver the following amounts to Lasdiord upon its exeoution of this
Lease (pursuant 10 Sections 4.2 and §,1 of the Standard Provisions):

®) Monthly Bose Rent: $86,250.00 for the third (3") mooth of the initial
Term.

) Tenant's Percentage
of Operating Expenscs (vst.): $16,177.55 for the first (1) month of the imitial
Term.

(t) Security Depasit: $137,654.06-(See Section 1.9 below).
Tota) duc upon exceution of this Loase: $240,081.61.
1.9 Security Depeslt; $137,654.06.

1.10  Permitted Use: Generaf warehouse and storage of paper records .aod files and incidental office
use, subject te the pravisions set forth in this Lease and as permitted by Law.

1,11 Parking: Up to fifteen (15) unreserved purking spacey inside the fencod area, subject to the teyms
of Article 11 of the Standord Lesse Provisions.

112 Beokers: Joues Lang LuSalle, representing Landlord.

1.13  Interest Rafe: The lesser of: (2) Ten percent (10%) or () the tnaxituum raie permitied by law in
the State where the Property is Iocated.

114 Inmurauce Amounts;

a. Commercis] Geaeral Lisbility Insurence: General liability of not less than One Miltion
Dollars {(§1,000,000.00) per vccurrence and Two Million Dollars (32,000,000.00) in the aggregate.

b, Commereial Automotbille Linbility Insuragee: Limil of liability of oot leas than One Million
Dollars ($1,000,000.00) per accident.

c. Worker's Compensstion aed Employers Lisbility Insursnce: With limits ns mandated
pursuant to the laws in the State in which the Property is located, or One Million Dollazs {$1,000,000.00) per person,
disease and sccident, whichever is greater.

d. Umbrells Liability Insurance: Limits of not less then Theee Million Dollars ($3,000,000.00)
per occurrenve,

¢. If Tenant’s busineds inclodes professionsl services, Professionsl Lisbility (also known ay
crrors mad vmisstons insiiraacey: Not i€gs than the ' iminimin linuts required by faw for Tenant’y prafesston, und {n
any event, not less thar: One Million Dollars (§1,600,000.00) per occurrence,

1.15  Tenant Improvements: The improvements previously installed in the Premises, if any, and the
tenant improvements to b installed in the Premises by Landlord or Tenant, if any, a3 deacribed in the Work Letter
attached hersto as Exhibit C (the “Work Letter”). Lendlord hereby grants to Tenant an allowance of up to
£300,000.00 for the improvement of the Premisen (the “Allowanee”™), to be epplied as provided in the Work Letter,

1)5  Tenant’s Peréentage; §3,76%, which is the ratia that the rentable squarc footage of the Premises
bears to the rentuble square footage of the Property. Accordingly, 88 mote particularly described in Section 1,13
below, Operating Expenses include the Building Percentage of all such items that are common to the entire Property.

1.17  Commpn Aress; Defin{tions; Tenant’s Rights. During the Term, Tenant shall have the non-
exclusive right to use, in common with other tenants in the Property, and subject to the Rules and Rogulations
referred to in Article 9 of the Standard Lease Provisions, those portions of the Property (the “Cotmnon Areas") not
leased or designsted for lease to tenants that are provided for wie in common by Landlord, Tenant and any other
tenants of the Propesty (o7 by the sublessces, agents, employets, customerx invitees, guests or licensess of any such
party), whether of ot thesc atess are open to the general public. The Property Common Arcas shall include,
without limitation, all arcas of the Building outside the Premises and outsidc of eny premises leased or designated
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for lease to tenants, common the common entrances, lobbies, common restrooms, accessways, loading docks, ramps,
drives and platforms and any passagewnys and serviceways thereto to the extent not exclusively serving: another
tenant or contained within another tenant's premises, and the common pipes, conduits, wires and appurtenant
cquipment serving the Premises, the parking areas (subject to Article 11 of the Standard Leasse Provisions), losding
and unloading arcas, trash aress, roadways, sidewalks, walkways, purkways, drivewsys and landscaped areas
sppurtenant to the Building, fixtures, systems, décor, favilities and landecaping contained, muinfained or vsed in
connection with those arezs, and shall be deemed 1o include any city sidewalks adjacent to the Property, any
pedestrian walkway system, park or other fecilities located on the Site and open to the general public,

1,18  Operatiog Expeases.

a Triple Net Leave, Excopt as ptherwise provided berein, all Rent (ay thet term is defined
under Section 5.2 of the Standard Lease Provisions) shall be absolutely net to Landlord. so that this Tease shall yiold
net to Landlord the Rentto be paid each month during the Term of this Lease. Accordingly, and except as otherwise
provided in this Lense, all costs, expenses and obligations of every kind or nasture whatsoever relating to the
Premises which may arise or become due during the Term of this Lease including, without limitation, all costs and
expenses of maintenance and reprivs, insurance and taxes, shall be paid by Tenant unfess provided otherwise herein.
Nothing herein contained shall be deeted to require Tenant to pay or discharge any liens or mortgages of any
chamacter whatsoever which may exist or herezfier be placed upon the Premises by an affirmative act or omission of
Landlord.

b. Operating Experves, In sddition 1o the Monthty Basc Rent, Tenant ghall pay to
Landlord Tenant's Percentage of Operating Expenses, in the manner und at the times sel forth in the following
ptovisions of this Section 1,18, “Operating Expenses” shail consist of all costs and expenses of operation,
maintenance and repair of the Property, the Building, the Common Arens and the Site as dotermined by standard
sceounting practices and calculated assuming the Property is ut least ninety-five percent (95%) ocoupied. Operating
Expenses include the following costs by way of illustration but not limitation: (i) any and sl sssesamests imposed
with regpect to the Building, Property, Common Areas and/or Site pursuant to amy covenants, conditlons and
restrictions affecting the Property; (ii) costy, levies or assessments resulting from statutes or regulations promulgated
by nny government nuthority in connection with the use or occupancy of the Property, Site, Building or Premites;
(iii) all costs of utilities serving the Common Arcas and any costs of utilities for the Premises which are not
separately metered, (iv) oll Taxes and Insurance Costs ss defined in the Standard Lease Provisions, (v) waste
disposal; (vi) sccurity, if uny; (vii) costs incurred in the management of the Building, Property, Comman Arcas and
Site, including, without limitation; (1) suppliss, materials, equipment and fools, (2) wages, salaries, benefits, pension
payraents, fringe benefits, (and payroll taxes, insurance and similar governmontal charges related thereto) of
employees used in the operation and muintenance of the Building, Pruperty, Common Arcus and Site, (3) the rental
of personal property used by Landlord's personnel in tho maintenance, repair and operation of the Property,
(4) accounting fees, legal fees and real estate consultant's fees, and (5) & managementfadministrative fee, in an
amount not o exceed on an annual basis, five percent (3%) of the anmual gross receipts of the Building; (viif) repair
and miintensnce of the Biiilding other than such portions as are maintained by Tenent or any other {enants,
Including the elevators (if any), restrooms (if any), struchura] snd non-structural portions of the Building, and tie
plumbing, heating, ventilating, sir-conditioning und electrical systems installed or furnished by Landlord and not
maintained by Tenant pursuant to Section 8.2 of the Standard Provisions; (ix) maintenance, costs and upkeep of all
parking and Common Areas; (x) amortization on a straight-line basis over the useful life together with intetest at the
Interest Rafe (s defined in Section 1,13 of the Lesse Summary) on the unamortized balzace of all costs of a capital
nature (including, without limitation, oapital improvements, capital replacements, capital repairs, capits! equipment.
und capital tools): (1) reasonably intended to prodice a reduction in operating charges or energy consummplion; or
(2) required after the date of this Lease under any Law that goes into effect after the Commencement Date; or (3) for
repair or replacement of any cquipment or improvements necded to operate and/or maintain the Property, Building,
Common Areas, and Site at the same quality levels os prioe to the repair or replacement; (xi) costs and expenses of
gardening and landscaping; (xii) maintenance of signs (other ihan signs of tenants of the Property); (xiif) personal
property taxes levied on or attributable to personal property used in connection with the Property, otber than
personal property used by solely by other fenants; and (xiv) costs and expenscs of ropairs, resurfacing, repeiring,
maintenance, painting, lighting and similar ifems, including nppropriate reserves. Landlord shall have the right,
from time to time, to equitably allocate some or all of the Operating Expenses amoung different tenants and/or
differont buildings and/or different premises of the Property besed upon differing levels of use, demand, risk or other
distinctions umong such parties, premises or Buildings (the “Cost Pools™). Such Cost Pools may include, for
example, all office space fesants of industrial/R&D space tenanis in the Property and may be modified o take into
sccount the sddition of iy additional buildings within the Property. Accordingly, in the event of such sllocations
into Cost Pools, Tenant’s Percentage shall be approprintely adjusted to reflect such allocation. In addition, if
Landlord does not furnish o particular service or work (the cost of which, if furnished by Lundlord would be
inctuded in Operating Bxpenses) to n tenant (other than Tenant) that has undertaken to perform such service or work
in lisu of receiving it from Landlord; then Operating Exponses shall be considered 1o be increased by sn amount
equal to the additional Operating Expenscs that Landlord would ressonably have incurred had Landlord furnished
such service or wark to that tepant.

t. Exclusions From Operating Expedses. Notwithstanding anything to the contrery
contained elsewhere in this Section 1.18, the following iterus shall be excluded from Operating Expenscs: (i) Costa
of decorating, redecorating, or spetial cleaning or other services provided to cerain tenants and not provided on 4
regular basis to ell tenants of the Building; (i) Any charge for depreciation of the Building or equipment and any
intsrest or other financing charge; (ifi) All costs relating to activities for the markering, solicitation, negotiation and
execution of lesses of space in the Building, including without Jimitation, costs of tepant improvements; (iv) All
costs for which Tenant or any other tenant in the Building in heing charged other than pursuant to the operaling
expensz clauses of leases for space in the Property; (v} The cost of comtcting defects in the construction of the
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Buiiding or in the building equipment, except that conditions (ot occasioned by construction defects) resulting from
ordinary wear and tear will not be deemed defecty for the purpose of this tatogory; (vi) the cost of repair made by
Landlord because of the total or purtial destruction of the Property or the condermation of « portion of the Building;
{vii) The cost of any items for which Landlord is reimbursed by insurance or otherwise compensated by parties other
than tenunts of the pursuant o clauses similar to this paragraph; (viil) Any opersting expense representing an
smount paid 1o 2 related corporation, entity, or person which is in excess of the smount which would be paid in the
sbsemae of sueh relationship; (ix) The cost of any work or service performed for or facilities furnished to any tenant
of the Building to = grestet cxtent or in 3 munner more favorable 10 such tenant than that performed for or fumnished
to Tenant; (x) The cost of alterations of spaoe in the Building which is leased to other tenants; (xi) Ground real or
similar psyments to a ground lessor; (xii) Legal feoa and relatod expenses incurred by Landlord (togother vith any
damsges awarded oguinst Landlord) due to the gross negligence or willful misconduct of Landlord; (xiii) Costs

arising from the pr of any Hazurdous Matcrinls within, upon or beneath the Proporty by reason of Landlord’s
introduction thereof to the Property in violation of Envirenmenta) Law epp"iicuhlc a3 of the date of such introduction;
(xiv) Salaries and compensation of ship and 1 per | to the extent that such persons provide

sgrvices {0 propertics other than the Building; snd (xv) Costs of selling or financing (he Property, the Building or
any portions thereof.

d Estimate Statement nnd Payment of Tenant’s Percentsge of Operating Expenses.
By the first day of April (or as soon ay practicabie thereafter) of each calendar year during the Term, Landlord ghall
endenvor to deliver to Tenuot a statement {"Estimate Statement™) estimating the Tenant's Percentage of Opersting
Expenses for the current caleadar year, If at any time during the Term, but not more often than quarierly, Landlord
reasonnbly determines that the estimated amourt of Tenant's Percentage of Operating Expenses puyabla by Tenmt
for the current caleodar year will be greater or loss than the amount set forth in the then current Estimate Statement,
Lantllord may issue & revived Estimate Statement and Tenant agrees to pay Landlord, within ton (10) days afler
receipt of the reviged Hstimate Staiement, the ditference between the amount owsd by Tepant under such revised
Estimate Statement and the amount owed by Tenant under the original Estimate Staternent for the portion of the then
curzent calondar year which has expired, Theresfter Tenant agrees to pay Tenant's Percemtage of Opernting
Expenses based on such sevised Extimate Statement until Tenant receives the neat calondar year's Estimate
Statement or a gew revised Bstimate Statement for the current caleadar year. Tenant's Percendage of Operating
Expenses shown on the Bstimate Statement {or revised Estimate Statement, as applicable) sball be divided into
twelve (12) equal monthly installments, nnd Tenant shall pay to Landlord, concurrently with the regular monthly
Rent psyment néxt due following the receipt of the Estimate Statement (or rovised Estimate Stalement, as
applicable), an amount equal to one (1) monthly instaliment of such Tenant's Percortage of Operating Expenses
multiplied by thie nurber of months from Junuary in the calendar year in which such statoment is submitted to the
month of such payment, hoth months inclusive (less any amounis previonsly paid by Tennnt with respect to any
previously ‘delivered Estimato Stalpoent or revised Estimate Stetement far such calepdar year). Subsequent
ingtallments ghall be paid concurrently with the :ugo!au menhly Renl peyments for the balunce of the calendar year
snd shall continue until the next calendar year's Estimate Statement (or curent calendar year's rovised Estimate
Statement) ts received.

e. Actual Statemient, By the first day of June (or as soon as practicable thereafier) of each
subsequent calendar year during the Term, Landlord shall endeavor o deliver to Tenant a statement (MActual
Statement"} which astates the Tenant’s Porcentage of actual Operating Expenses payable by Tenent for the
immediately preceding calendar year, If the Actual Statement reveals that the Tenant's Percentage of actual
Operating Bxpenses wete more than the Tenant’s Percentage of estimated Operuting Expenses paid by Teonant with
respect to the preceding calendar year, Tenant sgrees to pay Landlord the difference in s lump sum within thirty (30)
days ufter receipt of the Actunl Statement. Such obligation will be a continuing one which will survive the
expirstion or carlier termination of this Lease. 1f the Actunl Statement roveals that the Tenunt's Percontage of sotual
Operating es were [ess than the Operating Bxpenses poid by Tenant with respect o the preceding calendar
year, Landlord will credit any overpsymen! toward the next monthly installment(s) of Rent due from Tenant, [f
Landlord does not furnish Tenant with an Actual Statement within one (1) year following the last day of the calendar
year in which Operating Expenses are incurred, thin Lendlord shall be-deomed to have waived forever any arid-sll
claims for reimbursement from Tenant for underpayment of Operating Expenses for the preceding calendar year.

£ No Release. Any delay or failure by Landlord in delivering any Estimate Statement or
Actua! Stalement pursiant to this Section 1.18 shal{ not constitute a waiver of its right to recoive Tenant’s payment
of Teuant’s Porgentage of Operating Expenses, nor shall it relieve Tenant of its obligations to pay Operating
Expenses pursunnt to this Section 1.18, sxcept that Tenant shall ot he obligsted to make any payments based on
guch Estimeto or Actual Statement unéil thirty (30) days aftes receipt of such statement.

g Review. Within ninety (90) days afler receiving Landlord's Actual Sisiement, Tensint
mny, upon advance written notice to Landlord and during reasonable buginess hours, cause a review of Landlord's
books and records with respect to the proceding calendar yeor only to doterring the sccumey of Lundlord’s Actual
Statement. Landlord shall make all pertinent:records available for review thar are reasonsbly necessary for Tenant
to eonduot its review; If any revords are nutindained at & location ether than the office of the Building, Tenant may
either review the recordy at such other locstion or pay for the reasonsble cost of copying and shipping the records.
If Tennnt refains an ugent, at Tenant’s sole cost and expense, to review Landlord’s records, the agent shall be an
indepandent accountant of national standing which is reasonably acceptable to Landlord, i3 not compensated on a
contingency basis and is also subject to B confidentiality agrecment. Within sixty (60) days afier the records are
madg ayailable 1o Te¢pant, Tonamt shail have the right 10 give Landlord writien notice (an “Obfection Notlce™)
stating in ressopsble detail any vbjection i the Actus! Statement of Operating Expenses for thel year. If Tenant
provides Landiord with a timely Objection Notice, Landlord and Tenant shali work together in good faith to resolve
any issues raised in Tenant's Objeotion Notice. If Tenant fuils to provide Landiord with a timely Objection Notice,
Landlord’s Actual Statement shall be deemed final and binding, and Tenant shail have no furthier right 1o review or
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cbject to such ststement. 1f Landlord and Tenant determiine that Opemiing Expenses for the calendar year are fess
than reported, Landloyd shall provide Tenant with s credit against the next installment of Rent in the amount of the
overpaymoent by Tenent Likewiee, if Landlord and Tenant determine that Opcrating Expenses for the calendar year
are greater than reporied, Tenant shall pay Landlord the ampunt of any underpayment within thirty (30) days after
such determinition. If the review determines that Landlord overcliarged: Tenant by mace than five percent (5%),
then Landloed sball reimburse Tenant for the costs of Tenant’s roview, in an amount oot to exceed $5,000.00. The
vecords obtained by Tenmnt shall be treated sy confidential. In oo cvent shall Tenant be permitted o review
Landlord's records or to. dispule any statement of Operating Expenses unless Tensnt has paid and continues to pay
all Rent when due. C

119  Utlitles ung Services.

& Utilitlen and Services, As used in this Lease, “Premines Utilittey Coxts™ shall mean all
actual charges for utilities for the Prenmises of ey kind, meluding but not Limited to water, sewer and electricity,
telecommunications and cable service, and the costs of heating, veotilating and air conditioning and other utilities as
well as related feos, nssessments and surcharges. Tenant ahall contract directly for all utilities services for the
Premises and shail pay all Premises Utilities Costs directly to the various utility service providers providing such
utility services to the Premises, Shoutd Landlord elect to supply any at all of such wtilities, Tenant agrees jo
purchase and pay for the same as Additional Rent. Tenant shall reimburse Landlord within thirty (30} days afier
billing for fixture chargus and/or water teriffx, if applicable, which are charged to Landlord by loeal utility
tompanies, Landlord will notify Tenant of this charge a4 soon as it becomes known. This charpe will inercuse or
decroaso with cusment chiarges being levied against Lendlord, the Premises or the Building by the local utility
company, atd will be duce a1 Additional Rent. In no event shall Landlord be lable for any internuption or failure in
the supply of any-such utility oc othor services to Tenant. Bxcept-sa provided in-Section 7.5 below, in no ¢vent shall
ay Renl owed Landlord under this Leaso be abated by resson of the faifure to furnish; defay in fumnishing,
unavailability or dimimition in quality or gquantity of any such utility or other sorvices or inlerference with Temant's
business operations as a result of any such accurrence; nor shall any such occurrence constitute un nctual or
constructive oviction of Tenani or a breach of an implicd werranty by Landlard.

h. Maintensnre/Inoitorial/Service Contracts. Tenan! shall, at ils zole cost and expense,
maintain and repair, and enter into s regularly scheduled preventive maintenance/service contract with a
maintenance contractor to servico all hot water, heating and air conditioning systems and equipment (“HVAC™)
within the Premises, or which scrye the Premiser cxclusively, including, without limitation, any roofiop package
HVAC units, distribution lines and -internal venting systems, Such repeir and maintemance shall include any and ali
services required to conform and maintain the HVAC units in complisnce with curtent ASHRAE Standards, Tenant
seserves the tight to use its own employees for the maintenance and other work required by this pasagraph, provided
that said employees possess the qualifications required by this parsgraph and ore reasonably approved in advance by
Landlord to perform such matntenance and other work (“Quulified Employees™), As used herein, "ASHRAE
Standards” shall mean those slandards established by the American Socicty of Healing, Refrigerating aad Air-
Conditioning Enginecrs, fnc. (*“ASHRAE") and Air Conditioning Contractors of Americs (“ACCA") Standard
Practice for Inspection and Maintenance of Commercial Building HVAC Systems, ANSUASHRAR/ACCA
Standard 130-2008, as the samo mny be amended from time to time. Al clegning and janitorial services, including
regular remeval of $rash and debris, for the Premises shall be performed ond obésiped; st Tenrnt’s sole cost and
expense, 2xclusively by or through Tenant or Tenant's janitorial 8, All mai e/service comiracts
shall inchude ali services recommended by the equipment manufectyrer within the operation/mainienance manual
and all services required to conform and maintain the HVAC in vompliance with cutrent ASHRAE Standards, and
shall beooine effective (abd a copy therenf delivered 10 Iandlord) within thirty (30) days following the date Tenant
takes posnession of the Premises. I Tenant fails to maintain any or all of such service contracts as required under
this Section 1.}9(a) within thirty (30) days following reccipt of written notice: of such failure from Landlord, then
Landlord may procure and msinisin any or all of such service contracty, and if Landlord so elects, Tenant shalt
reimburse Landlosd, as Additional Rent, upon demand, for the cost therefor.

c. Tenasi’s Obligstions. Tenant shall cooperate fully at all times with Landlord, and sbide
hy curcent ASHRAR Standards and all reasonable regulations and requitements which Lapdlord may prescribe for
the proper functioning and protection of the Building's services and systams. Tenant shall not connect any conduit,
pine, appamtus or other devive (o the Building’s weter, waste or other supply lines or systems for any purpose.
Neither Teoant por its employess, agents, contractors, licensees or invitecs sball at any time enter, adjust, tamper
with, touch or stherwise in any manner affect the mechanical installations or facilities of the Building,

d Landlord’s Obligations. In addition W any repair aobligations of Landlurd set forth
elsewhere in this Least, Landlotd, at Landlord’s cost {subject to inolusion in Operating Expenses), sholl repair,
maintain and replace s necessory, the founidation and structural clements of the Building (including structural foad
bearing walls and roof structure), and utility meters, electrical fines; pipes and conduits servatig the Building and the
Premises; provided, however, 1o the extent such main(¢oance, vopeirs or replacéments are required as a result of any
act, negleot, fault or omission of Tennnat or any of Teparnt’s Parties, Tenant shall pay to Lendlord, us Additiona)
Rent, the costs of such mainlenance, repairs and replncernents. Except as otherwise expressly provided in this
Lease, Landlord shail have no obligation to alter, remodel, improve, repair, renovate, redecorate or paiat all or eny
part of the Premises,

120 Additions] Harardons Materialy Reqoirements. In addition to Tenant’s obligations under

Article 10 of the Standard Provisions, Tenant: shail comply with the following provisions with respect to. Hazardous
Mauterials (as that term is defined in Ardcle 10):
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a. Euvironments] Quertionnalre; Disclosure. Prior to the exceution of this Lease, Tenant
shsll complete, execute and deliver to Landlord an Hovironmentai Questionnaire and Disclosure Statement (the
“Epvirenmental Questionnalre™) in the form of Exhibit ¢, and Tenant shall certify to Landlord all information
conlained in the Environmental Questionnaire as true and correct to the best of Tenant’s knowledge and belief, The
completed Environmental Questionnaire shall be deemed incorporated into this Lease for all purposes, and Landlord
shall be cntitled to rely fully on the information contained therein. On each anniversary of the Commencement Date
(zech such date is hereinafter referred fo as a “Disclosure Date™), until and including the first Disclosure Date
dccusring after the expiration or sconer termination of this Lease, Terant shall disclose to Landlord in writing the
names and amounis of all Hazardous Malerinls, or any combination thereaf, that were stored, generated, used or
disposed of un, under or about the Premises for the twelve (12) month pesiod prior to each Disclosure Date, and that
Terant intends to store, gonerate, wge or dispuse of on, under or about the Premises through the aext Disclosure
Date. At Landlord’s request, Tonant’s disclosure obligations under thia Section 1.20 shsll inchude a requirement that
Tenant update, execute and deliver to Landlord the Environmental Questionnaire, ax the: same may be reasonnbly
modified by Landlord from time to time; provided, however, Tenant shall not be required to update the
Eavironmental Questionnaire more than once per year unléss an environmental event -of default has occurrsd or
Tenant has materially changed its business. Ta addition to the forvgoing, Tenant shall promptly notify Lendlord of,
and shall promptly provide Landlord with true, correct, complere and legible copies of, all of (he following
cnvirommontal items relaling to the Premises: rcports filed pursuant to any self-reporting requircments; reports filed
prriuant to-any Envirenmental Laws or this Lease; all permit applications, permits, monitoring reports, worlkplace
exposure and community exposure warnings or notices, and all other reports, disclosures, plans or documents (even
those that may be characterized as confidentinl) relting fo water discharges, sir pollution, waste gencration -or
dispogal, underground storage tanks or Hazardous Materisls; ali orders, reports, notices, listings and correspendence
(oven those that may be consjdered confidential) of or concerning the release, invostigution, compliance, ciean up,
ramodial and corvective actions, und ebatement of Hazardons Materials whether or not required by Environmental
Lawy; and afl compleints, pleadings and other legal dooumnents filed against Tenant relnied to Tenant’s use,
handling, storage or dispoaal of Hazardous Materigls.

b, Inspection; Complisnce. Landlord and Landlord Parties (as that torm is defined in
Article 10) shall have the right, but not the obligation, to inspect, investigate, sample and/or monitor the Premises,
inclading any air, soil, water, groundwaler or other sarnpling, and any ather {esting, digging, drilling or analyses, at
any time to determine whether Tensnt i3 complying with the terms of this Section 1.20 and Article 10, and in
copnection therewith, Tenant shall provide Landlord with gccess to all relevant facilities, records and personnel, If
Tonant is not in complianye with any of the provisions of thie Section 120 and Article 10, or in the event of &
release of any: Hazardous Materinls on, under, from or sbout the Premises, Landlord and Landlord Parties shall have
the right, bt not the pbligation, without limitation on any of Landlord’s other rights and remedies under this Leass,
to immediately enter upon the Premises and to discharge Tenant's obligations under this Section 1.20 aod Article 10
at Tertant’s expense, including without limitniion the taking of emergoncy or long term remedinl action, Landlord
and Landlord Partics shall endeavor (o minimize interforence with Tenant’s business but shall net be lisble for any
such interference. In addition, Landlord, at Tennnt's sofe cost and expense, shall have the right, but noi the
ebligation, to join and participate in ony legal proceedings ocr actions initisted in connection with any claims or
caused of action arising out of the storage, generation, use or disposal by Tenant or Tenant's Parties of Hazardous
Materials on, under, from or ebout the Premises. All sums reasonably disbutsed, deposited or incurred by Landliord
in connection berewith, including, but nof limited to, ali costs, expenses and actual attorneys” fees, shall be due and
payable by Tenaot o Landlord, a& an itom of Additional Rent, on demand by Landlord, together with intereat
thereon. at the Interest Rate from ihe date of snch dewmand wot) paid by Tenant. Lmmdlord agrees thet if any testing
proves that the Tenaat or Tenant's Padties bave no responsibility for the prescncs of seid Hazardous Materials,
Tenant shall wot be liskle for any costa or exponses in conncction with such inspectiop, {esting and monitoring ot
lepsl procesding or action.

c. Tenunt Obligati 1If the pri of any Huzardous Materiala on, under or alsout the
Premisey caused or permitted by Tengot or Tenant's Parties zesults in (i) injury to any person, i) injury fo or
confamination of the Premises, or (iii} imjury to or contamination of any real or siersonal property wherover situated,
Tenan, at its sole cost and expense, shall promptly take gl actions: necessary to return the Premises to the condition
exigting prior 10 the introduction of such Hazerdqus Materials to the Premises and t¢ remedy or 1opair mny such
injury or contamination, Without limiting any other rights or remedies of Landlord under this Lease, Tenant shall
pay the cost of any cleanup work performed on, under or about the Premises gs required by this Lease or any
‘Eovirenmental Laws in copnection with the semoval, dispesal, neutralization or other treatment of such Hazardous
Materials csused or permitted by Tcoant or Tenant's Partics, If Landlord has reason to believe that Tenant or
Tenant's Parties may have caused or permitted the releuse of any Hazardous Materials on, under, from or about the
Premises, then Landlord mity require Tenan?, ut Tenant's sole cost and oxpease, to conduct monitoring aclivities on
or shout the Premises satisfactery to Lavdlord, in ils sole and absolute judgmenl, concerning such release of
Hnzardous Materials on, under, from or gbout the Premises. Notwithstanding anything 1o the pontiary sontained in
the foragoing, Tonant shell aot, without Landlod's prior writlon vonsent, take any remedial aetion it rosponse to-the
presence of 2ay Hazardous Materals an, under or abour the Premises, or enter into any sctilement agreement,
congent decres or othier compromive with any govemmental agency with cegpect 1o any Hazardous Materials claims;
provided, however, Landlord’s prior written consent shall not be necessdry in the event that the presence of
Hazardous Materials un, under or about the Premises (i) poses an immedinte threat fo the health, yaféty or welfare of
any individual, or (ii) is of such a pature that an immediate remedisl response is necessary and it is not possible $o
obtain Landlord's consent before taking such action. Tenant's failure 1o timely comply with this Section 1,20) shall
constitute an event of default under this Lease,

d. Tenant's Responsibility at Conclusion of Lease. Promptly upen the expirstion or
sooner terynination of this Leuse, Tenant shall represcnt to Landlerd in writing that (i) Tenant hss mede & diligent
effort o detormine whether any Hazirdous Matetials are on, under or sbout the I'remises, as a result of aoy aci or
omissions of Tenant or Tenant's Partics and (ii) no such Hazardous Materials exist on, under or about the Premises,

07HER4\9107076v13 6



L EIARLOLDI G\WASYLD

[NNYIE ATTYNOLLNALLNI 5OV 40 1534]

osnar] sy pue tw(d yong £q parmboi 5% puw SMET [MUSHIIGHATE [[* (1M 23UVPI00N
ug eI snoprvzvy] yons dn wwep o) pazsusd puv awjd qone yuewagdmm Amepow ‘Gmba u o am W 0
9%e] $T1 JOPEN PIOPUNT JO sopamos pue HYBL Aow uo GolEY] N0 DSUIHXD DU 1500 A0S ¥,JUNTS L, ¥ '[VYE
juuag, ‘oeyd dn-umafo yons Jo jeacsdde s profpueg codp CYEUNTHY FOORITZVE] GINS Jo uononponm oY) o) Jopd
Bupska GOIPUOCD SN 0] ALY M) WAL ) KLY, £Q Uy 2q 01 suonIe o Aukymyds ‘mAoidde s, p1opov]
oy oafgne ‘vupd sApusymdaroa e ysnbas yone sayv sAwp (0F) Aurp UM PIOJpINT 0} ywqas pow ardasd
Apuipamomn Ysanbor 5, plojpueT] J8 IUYS JUTUSL ‘SOSR0SA M INOGE 30 WOy Rpun ‘U0 SRUINVK SMOpREEi
Aue ja esvaipr oy popsad JO PISNDI EANIT,] F,UNUSL JO JOWDD | 18I EDA0DEID ST ATE 19 PIOJpOV] J) 40 S2pny
§,10vu3], J0 weuay, A pepmuad Jo POMED SN GUIYM J0 R0UINS]ED SI ‘SISTILALY O OGN JO 19PN ‘U0 SRLAIEH
STOPITZR} JO ADOIKFXD OHf) SAE0[IFIP s} 3] “Fanum o ], Lq profpoacy o) pagnuapt £|eagioads se aw xago

2298l



18622

STANDARD LEASE PROVISIONS
2 - LEASE

2.1 Lense Elements; Deflinitions; Exhibits. The Lease is comprised of the Lease Summary and
Property Specific Provisions {the “Sumimary”), these Standerd Lease Provigions (“Standurd Provisions™) and all
exhibits, and riders stinched hereto (collectively, “Exhibits™), all of which are incorporsted together os part of one
and the zame instrumeal. All teferences ip any such documents and instruments o “Lease” means the Summary,
these Standard Provisions and sll Exhibits sttached hereto. All terrns used in this Lease sball have the meanings
ascribed to such terms in the Summary, these Stundard Provisions and any Exhibits, To the sxtent of any
inconsistency hetween the terms and conditions of the Sumoary, these Statidard Provisions, or amy Exhibits sttached
hercto, the Summary and any Exhibits attached hereto sball control over these Standard Provisions.

ARTICLE 3 - PRENASES
3.1 Lense of Premises. Landlord hereby leases to Tenant, and Tenant hereby leases from Landloed,
the Premises, upon and subjsct to, the terms, covepants and conditions of this Leass. Each perty covenents and

agrees, as a material part of the consideration for this Lease, 1o keep and perform their respective obligations under
thiz Lease,

32 Landlord's Reserved Rights. Lapilord reserves the right from time to time to do.any of the
following; (1) expand the Building and construct or slter other buildings or improvements on the Property as long oa
Tenunt's parking ratio is not substantially and advemsely impacted; (b) make any changes, additions, irmprovements,
maintenance, repairs or replacements in or to the Property, Common Areas and/or the Building (including the
Preniises il required 10 do so by any spplicable Laws or to the extent necessary -in conjunction with any
improvements 1o the Property, Common Areas and/or the Building, provided that Tensnt's use of the Premises is not
materially und adverscly affected), and the Bxturce snd equipment thercof, including, without limitsiion:
(1) maintenance, replacement and relocation of pipes, ducts, conduits, wires and meters and equipment above the
ceiling surfuces, helow the foor surfaces and within the walls of the Building and the Premiscs; and (ii) obrnges in
the loeation, size, shape snd number of driveways, entrances, stuirways, elevators; loading snd unleading areas,
ingress, egress, direstion of traffic, landscaped areas and walkways, easements, parking spaces and parking areas aa
long as Tonant’s parking ratic is not substantially and adversoly imipacted; (¢) close temporarily any of ihe Progerty
while engaged in making repairs, improvements or alterations to the Property; and (d) perform such otber acts and
mike such other changes with respect 1o the Property, as Landlord may, in the exercise of good: faith business
judgment, deem 1o be appropriste. If Landlord is required to reconfigure the Premises as o result of any changes to
the Property, Common Areas and/or the Building as a result of Landlord‘s exercise ofits rights under this Section
3.2, Landlord shall grovide Tenant with remsonable advauce written notice of the construction schedule to the extent
that the Promises are affected, and Landlord shall endeavor to minimize, as reasonably practicable, the interference
with Tenant’s business as a rexult of any such construction. Al meastrements of rentuble arca in thiz Laase shall be
deerned to be correct.

T 4=

4.3 Term; Notice of Lease Dates. The Term shall be for the period desipnated in the Sumimery
commenciog on the Commencemenl Date and ¢nding on the Expiration Dite, unless the Term is ooner terminated
or extended a5 provided in this Lease, If the Commencemant Date falls on uny day other than the fint day of a
calendar month then the Term will be measured from the first day of the month following the month in which the
Commencement Date ocours. Within ten (10) days after Landlord’s written request, Tenant shall execute o written
confirmation of the Commencement Date and Expiration Date of the Term in the form of the Notice of Lease Term
Dates attached bareto ag Exhibit [). The Notice of Lease Term Dates shall be binding wpots Tenant unless Tenant
reasonably objects {heretn in writing within such ten (10) day period.

4.2 Possession. Landlord sball deliver possession of the Premises to Tenant as provided in the Work
Laotter, or if no Work Lettor is atizehad hereto, Londlord shall daliver possession of the Premices to Teosnt in its.then
a3-is condition, subject to (he provisions of Scction 4.4 below. Tenant agrees thet if Landlord is unable to deliver
poskossion of the Pramises to Tenant o or prior o the Commenaement Date or Estimnted Commenoement Diate, the
Lease will ot be void or voidable, nor will Landlord be liable to Tenant for any loss or damage therefrom,
Notwithatandiog the forcgoing, Landlord will not be obligated to deliver posscssion of the Promisca to Tenant until
Landlord has received from Tenant all of the following: (i) a copy of this Lease fully ¢xccuted by Tenany; (if) any
Security Deposit required hereunder and the first installment of Moothfy Hase Reni and Additional Ren, if any, due
under this Lease; and (iif) copies of Tenant's insurance certificates as required hereunder.

43 Utlilties and Services, Utilities and services to the Premises ang the Propetty ate deschbed in the
Summary.

44 Condition of Premives. Landlord shell delivor the Premises to Tenant in breom-clean condition
and free of debris, with the existing Building-standard plumbing, lighting, and HVACT systems (collectively, the
“"Operating Systema™) in good opernting condition, If a son-compliance with such warranty cxiste as of the
Commencement Dute, or if ome of such Operating Systems or elemonts should malfunction or fail within the
warranty period below, as Teoant's sole remedy for Landlord's breach of this wwrvaniy, Landlerd sball, ss
Landlord's sole obligation, promptly after receipt of writien notice from Tenant setting forth with specificity. the
nature and extent of such non-compliance, mslfunction or tatlure, Tepair same st Landlord’s expeuse; provided,
however, Landlord shall have no liability hereunder for repairs or teplacemenis necessitaled by the acts or omissions
of Tenant and/or any of Tenent’s Parties. The warranty period shall be ninety (90) deys afier dolivery of the
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Promises to Tenant, Tenant scknowledges that, except as otherwise expressly sel forth in this Lessc and the Work
Letter, if any, (i) neither Landlord nor any ageet of Landlord hos made any representition or warranty with respect
to the Premises, the Building or the Property or their condition, or with respect to the suibility thereof for the
conduct of Tepant’s business, and Tenant shall accepl the Premiscs im its then as-is condition on delivery by
Landlord, and (ii) the peceplance of possession of the Premises by Tenant shall establish that the Premises, the
Building and the Property were at such time complete and in good, ssnitary and satisfactory condition and repair
with all work requircd to be porformed by Landlord, if any, pursuant to the Werk Letter completed and without any
obligation on Landlord’s pert to make any firther alterntions, upgrades or improvements thereto, subject pnly to
completion of minor purich-list items identified by the parties to bo corrected by Landlord, if any, s provided in the
Work Letier.

1.5 Early Aceess, So long as Landlord hes received from Tonant the first month's Monthly Base
Reat and Additional Rent, if any, due pursiant to Section 5,1 of this Lease, certificates satisfactory to Landlerd
evidencing the (nsurmce required to be carried by Tenant under this Lease, and, ps applicable, the Security Deposit,
and so long as Tenant and its contractors and employees do not interfere with the completion of the Tenont
Improvements, Landlord shalk use reasonable eforts 1o give Tenunt's designsted contractors access fo the Premiges
up (o sixty (60) days prior to the esrimatéd Commencement Date (the "Early Access Perlod") for purposes of
instslling Tenant's furniture, fixtures, and equipment (“Tenant's Work”). Tenant's Work shall be performed by
Tenant at Tenant's sole cost and expense. Tenant's nccess to the Promises duning the Barly Access Period shall be
subject to all terms and conditions of this Lease, except that Tenant shall not be obligated to pay Rent during the
Early Access Period until the Commencement Date, Tenant agrees to provide Landlord with prior notice of any
such imtended early w und to cooperate with Landlord during the perind of any such early aceess so as not o
interfere with Lundlord in the completion of any Landlord's work in the Premisss pursuant to the Work Letter (the
“Landlord's Work™). Should Landlord determine such early access interferes with Landlord’s Work, Landlord
may deny Tonant secess 16 the Premises until Landiord's Work in substantially completed. Tenant shall proniptly
comply surrender eay keys or other means of gccess to the Premises and otherwise comply with such denial,

ARTICLE 3 - RENT

5.1 Monthly Base Rent. Tenant agrees to pay Landlord, the Monthly Base Rent ax designated in the
Summary, Monthly Base Rent and recurring monthly charges of Additional Rent (defined below) shall be paid by
Tenant in udvance on the first day of each and every culendar month (“Dne Date”) during the Term, except that the
firt full month's Monthly Bsse Rent nnd Additional Rent, if any, shall be paid vpon Tenant’s excoution and
delivery of this Leave to Landiord, Monthly Base Rent for any partial month atial! be prorsted in the proportion that
the number of days this Leasc is.in effect dutiog such month boass 10 the actual number of days it such month.

5.2 Additional Rent. All amounts and charges payable by Tenant under this Lease in addition o
Monthly Base Rend, if sny, including, without limitation, payments for Chperating Expenscs, Taxes, [nsurance Costs
and Premises Utilities Cosls to the extent payable by Tenant under this Lease shall bo considered “Additional
Rent”, and the word “Rent” in this Lease shall includo Montlly Bass Rent end alf such Additional Rent unless the
context specifically states or clearly implies that only Monthly Bese Rent {s referenced. Reat shall be paid 1o
Landlord, without any prior notice or demand therefior and without any notice, dedetion or offset, 1 lawful moncy
of the United States of America.

53 Late Charges & Interest Rite. If Landlord does not receive Rent or any ather paymest dye from
Tenant within five (5) days after the Due Date, Tenant shall pay to Landlord a late churge equal to ten percent (10%)
of such past-due Rent or other psynient, Tenant agroes that this late clinrge repregents a fiuir and reasonable estimate
of the cost Landlord will incur by reason of Tenunt's late payment, Accepting any late charge shall not constitute a
waiver by Lendlord of Tenant's defuult with respect 1o any overdue amount nor prevent Landlord from exercising
uny other rights or remedies available to Landlord. If any instaliment of Monthly Base Rent ov Additional Rent, or
uny other amount payable by Tenant hereunder is not received by Landlord by the Due Dale, it shall bear interest at
the Interest Rate sct forth in the Summary from the Due Date until paid. All interest, and aoy late charges umposed
pirsuant to this Section 5.3, shall be comsidered Additional Rent due from Tenant to Landlord under the terms of
this Lease.

RTICLE & - SEC

Concurrently with Tenant's execution and delivery of this Lease to Landlord, Teuant shall depasit with
Landlord the Security Deposit, if any, designated in the Summary. The Security Deposit shall be held by Landlord
us security for the full and fuithful performunce by Tenant of all of the torms, covenants and conditions of this Lease
to be performed by Tenant during the Term. 1 Tenant defoults with respect 10 any of its obligations under this
Lease, Landlord muy (but shali not be required to) use, spply or retain all or any part of the Security Deposit for the
payment of any Monthly Base Rent, Additional Rent or uny other sum in defaull, or for the payment of soy other
amount, lass or damage which Landlord may spend, meur or suffer by reason of Tenaat's default, If any portion of
the Seeurity Deposit iz g0 used or applied, Tenant ghall, within tep (10) days afer demand therefor, deposit cash
with Landlord in sn amount sufficient to restore the Seearity Deposit 10 its original amount, Landlord shall not be
required o keep the Security Deposit separate from ils general funds, and Tenant shall not be entitled to interest on
the Security Deposit, If Tenant shall fully and faithfully perform every provision of this Lease to be performed by
it, the Security Doposit or uny balunce thereof shall be retumed to Tenant within thirty (30) days following the
expiration of the Term, provided that Landlord may retain the Security Deposit until such time as any amoun! due
from Tcnant in accordadce with this Lease has been détermined and paid in fult. [f Landlord sells its interest in the
Building during the Ters apd if Landlord deposits with or eredits to the purchaser the Security Deposit (or balance
thercof), then, upon such sale, Landlord shall be discharged from eny further liability with respect to the Security
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Deposit. Tenant hereby waives any provisions of spplicable law to the contrary of this Article 6 snd agrees that the
provisions of this Article 6 shall govern the treatment of Tenant’s Security Deposit in all respects for this Lease,

7.1 Operatinig Expenses. Tenant shall pay for or contribute to the costs of operation, maintenancs,
repair and replacement of the Premises, Building anid Property as provided in the Summary.

7.2 Taxes. As used in this Lease, the term “Taxes” means: All real property taxce and assessments,
posessory interest iaxes, sules tuxes, personal property iaxes, business or license taxea or fecs, grosy receipts laxes,
license or use fees, excises, wansit charges, and other impositions of any kind (including fees “in-lieu” or in
substitution of any such tax or nssessment) which are now or hereafier ussessod; levied, charged or imposed by any
public authority upon the Building, Site, Property and/or Premises or any portion thereof, its operations or the Rent
derived therefrom (or any portion or componcnt thereof, or the ownership, operation, or trassfer thereof), and any
and ali costs apd expeases (in¢luding, without limitation, seasopdble aftomeys’ fees) incurred in: attermpting lo
protest, reduce or minimize the sgame. Taxes shisll not include inheritance or estate taxes impoxed upon or assesacd
againat the interest of Landlord, gift faxen, excess profit texex, fanchise taxes, nr similar faxes on Landlord's
business or any other {axes computed upon the-basis of the nel income of Landlord. In addition Taxes shall exclude
any penalties or interest (unless paused by Fenant pr Tenant’s Partiea failure to comply with the obligationa of this
Lease), and shall farther exciude any licns. ot toxes that dre lovied or-asscased against the Premises, Building,
Property or Site applicable to any time prior to the Term. If it abadl not be lawful for Tenaat to-reimburse Landlord
for uny such Taxes, the Monthly Buse Rent payable to Landlord undes this Eease shall be revised to net Landlord the
same net rent afler imposition of any such Taxes by Landlord us wovld haye beon payable (o Landlord priot ta the
paymest of any such Taxes, Tenmt shall pay for or contribute to Taxes as part of Operating Bxpenses as provided
in the Summary. Notwithstauding anything kerein to the contraty, Tenant shall be Luble for all txes levied or
nssessed aguinst personal property, furniture, fixtures, sbove-stundard Tenunt Improvemenis and alterations,
additions or improvements ploced by of for Tenant in the Premises. Fusthermore, if applicable (recogniziog that
Tenant, ag & governments! agency, may not be reguired 1o pay some or all of the following taxcs), Tenant shall pay
prior to dalinguency any (i) rent 1ax or gales fax, service tax, transfer tax or value added tax, or any other applicahle
ix on the sent or services provided herein or otherwise respecting this Lease, (if) taxes assessed upon or with
respect to the possession, leasing, operation, munagement, maintenance; alterstion, repair, use or ocvupiney by
Tenant of the Premises or any portion of the Property; or (1ii) taxes sssessed upon this transaction or any document
to which Tznant is & parly creating or transferring an intercat or sn ¢stste in:the Premises.

13 Insurance Closis. As used in this Lense, “Insuranca Costi” menns the cost of insurance obtained
by Landlord pursaant to Article 15 {Including self-ingnred amownits and deductibles, if any). Tenant shail pay for or
contribute to Ingurance Costs as part of Operating Expensey as provided by the Summary,

74 Interruption of Utilltdes. Lundlord shall have go liability to Tenint for any interniptien in
aulities or services to be provided to the Premises whicn such failure is caused by «il or any of the following:
() accident, breakage or repairs; (b) strikes, lockouts or other labor disturbances or labor disputes of any such
character; (¢) governmental regulation, moratorium or other governmental sction; (d) inability, dospite the exercise
of reasonable diligence, to obtain elactricity, water or fuel; (g) service interruptions or any other unavailability of
utilities resulting from causes beyond Landlord's control including without limitation, any electrical power “brawn-
out” oc "black-out"; or (£} any othey cause beyond Landlord’s reasonable coutrol. In addition, in the event of any
such interruption in utilities or services that are pot cauged by Laadlord's negligent actions or omissions, except ug
provided in Section 7.5 below, Tenant shalt not be entitled to any abatement or reduction of Reni (vxoept us
expressly provided in Articles 17 and I8 if such failure is a fesult of any casualty demage or taking described
therein), no eviction of Tenant shell result, and Tenant shall not be relieved from the performance of any covenant or
sgreement in this Leave. In the event of any stoppage or interruption of sevvices or utilities which are not obtained
directly by Tenanl, Landiord shall diligently atierapt ta resume such services or utilities as promptly as practicable.
Tenant hereby waives the provisions of any applicable existing or futare Law, ordinasce or governmental regulation.
permitting the termination of this Lease due fo an interruption, failure or inability to provide any services.

75 Abatement, Notwithstunding &nything 1o the contrary contained in this Leasg, if Tenant’s use of
al} or a matesia) part of the Premises is materially impnired die to an interruption of utility or mechanical services lo
the Premises golely a8 a remult of the wrongful act or nepligence of Landlord (end expressly excluding any service
provider initisled "brown-out)” “black-out," or other interruplion in service), and such disruption materially
interferes with the conduct of Tenant’s basiness in the Promises for five (5) consecutive business days (auch five (5)
consecufive business day period is referred fo herein as the “Eligibility Period"), as any such Eligibility Period may
be extended due to Force Majeure Delsys (as defined in Section 31.17 of this Lease), then Tenant shall be entitled to
pn equitabic abatement of Monthly Base Rent and additional rent under this Lease based upon the portion of the
Premises affected theréby (provided that if the operation of Tenant's busincss from the romainder of the Premiscs
aot affected thereby is not reasonably practicable under the ciroumstances and Tenant in fact does not operate for
busincsa from the remainder of the Premiscs, all Monthly Buse Rent and additional rent under this Lease shall boe.
subject to auch shatement) from the expiration of the Eligibility Period until the applicable material impairment is
cured; provided, however, that if Landlord is diligently pursuing the repsir of such utilities or services and Landlord
provides substitute services reasonably suitable for Tenant's purposes, such as for example, bringing (o poriable air-
conditioning equipment, then there shall not be any abutement of Rent, The provisians of this Section 7.6 shall not
apply in the event of 1 casunlty governed by the provisions of Article 17 below or in the event of a faking or
condenmarion governed by the provisions of Article 18 below,
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8.1 Landlord's Repair Obligations, Except ag otherwise stuted in the Summary, Teoast waives the
right to make repairs 01 Landlord's expense under any applicable Laws, All other repair and maintenance of the
Premises, Building and Property o be performed by Landlord, if any, shall be as provided in the Simmary.

8.2 "Tenant’s Repalr Obligations, Exvept for Lundlord’s abligetions specifically sct forth slsewhers
in this Lease and in Section 8.1 sbove and in the Summary, Tenant shall of all times and a1 Tenant's sole cost and
expense, keep, maintain, clenn, repair, preserve und replace, es necessary, the interior of the Premises and sl parts
thereof including, without limitation, ell Tenant Umprovements, Alterations, and all furnitire, fixtures and
equipment, including, without limitstion, all computer, telephone and data cabling and equipment, Tenant's signs, if
any, door locks, closing devices, security devices, interior of windows, window sashes, cascroents and frames, foors
and floor coverings, shelving, kitchen, restroom Jacilities and/or appliances of any kind located within the Premises,
if any, custom lighting, and any additions und ofher property located within the Promises, 0 ag to keep all of the
foregoing elements of the Premises in good condition and repair, reasonable wear and' tear and cusualty damage
excepted, Tenant shall veplace, at its expense, any and all plate and other glass in and aboul the Premises which i
damsged or broken from sny cause whatsoever except dug to the negligence or willful misconduct of Lendlord, s
agents or employees. Such maintenatce and tepairs ahall be performed with due diligence, lien-froe and in a
firat-class and wotkmmiilike manner, by ticensed sontractor(s) thal ara selecied by Tenant and epproved by Landlord
or by Tenant's Qualifiecd Employees, which spproval Landlord shall not unrsasonshly withhold or delay. ALl other
ropair and maintenance of the Premises, Building and Property o be performed by Tenant, if any, shall bo as
provided in.the Summary. 1f Tenunt refuses or niglects fo repair wod yosintain the Premises properly o required
hereunder to the reasonsble satisfiiction of Landlord, then al any time following ten (10) days from the date on
which Landlord makes a written demand on Tenant to effect such repair atid maiotensnce, Landlord may enter upon
the Premiges and make such repairs and/or maintenance, und upon completion thereof, Tenant agrees to pay to
Landlord as Additions] Reat, Landlord’s costs for making such repairs plus an amoust not to exceed ten percent
(10%) of such costs for overhend, within thisty (30) days after receipt from Landlord of a written {temized bill
therefor. Any amounts not reimbursed by Tenant within such thirty {30) day period will bear interest at the Interest
Rste until paid by Tenant.

ARTICLE 9 - USE

Tenant shall procure, at its sole cost &nd oxpense, any und all permits required by applicable Law for
Tenant’s use and veeupancy of the Premises, Tenunt shall use the Premises solsly for the Permitied Use specified in
the Summary, and shail not use or pesmit the Premises to be used for any other use or purpose whatsoever without
Landlord's prior written approval, Tensnt shall observe and camply with the Rules and Regulations attached hereto
as Exhibif E, a5 the same may be modified by Luadiord from tine to time, snd all réssonsble non-diseriminatory
modifications thereof and sdditions thercto from teue to time put into effect and famished to Tenant by Landlord.
Landlord shall endeavor to enforee the Rules and Kegulations, but shall have no liability to Tenant for the violation
or non-performance by uny ofher tenani or dccupunt of any such Rules and Regulations. Tenant shall, ot its sole cost
and expense, observe and comply with all Laws dnd all requirements of any bourd of fire undérwriters or similar
body relating to the Premises now or hereafter in force relating to or affecting the condition, use, decupancy,
alteration or improvement of the Promises (whether, except as otherwise provided herein, structural or nonstructural,
including unforeseen and/or extranrdinary alterations and/or improvements to the Promises and regardless of the
period of time remaining in the Term). Tenant shall not vse or allow the Premises ta be used for any improper,
immoral, untawful or rensonably ohjectionable purpose, Tenust shall not do or permit to be done anything that will
obstruct or interfere with the rights of other tenants or occupants of the Building or the Property, if any, or injure o
annoy them, Tenant shall not esuse, maintain or permil any nuisance in, on or about the Premises, the Building or
the Property, nor commit or suffer to be committed any waste in, on or about the Premises, Without limiting the
foregoing, Tenam agrees that the Premises shall not be used for the use, growing, producing, processing, storing
(short or long term), diatributing, transporting, or selling of manjoans, cennabis, cannabis derivatives, or any
cannabis containing substances (“Cannabis™), or any office uses relsted to the same, nor shall Tenant permit, allow
or suffer, any of Tenant's officers, employees, agents, sexvants, licensees, subtenants, concessionaires, contractors
and invitees to bring onto the Premiges, any Capnabis, Withou! Jimiting the foregoing, the probibitions in this
peragriph shall apply to @i Cannabis, whether such Cannabis is legal for any purpose whatsosver under state or
fedeml Inw or beth, Notwitbstanding anything to the contrary, aay failure by Tenant to comply with each of the
terms, covenants, conditions and provisions of this paragraph shall sutomatically and without the requirement of any
notice be u Defsult that is not subject to ture, add Tensnt agrees that upen the occurrence of any such Default,
Landlosd may elect, in its sole discretion, in exercise all of its rights and remedics under this Leasc, at law or in
gquily with rospect 1o such Default, Furthermare Tenant js prohibited from enguging or peymilving others 1o engage
in any activity which would be & violation of any state ead/or federal laws relating to the usc, sale, pusscasion,
cultivation and/or distnbution of any controlled substances (whether for commercial or personal purposcs) regulated
under mny epplionble law or other applicsble low reloting to the medicmal we and/or distribution of
marijusns/Cannabis (“Prohibited Drug Law Activities™),

ARTICLE 10 - HAZARDOUS MATERIALS

Asz used in this Lease, the term “Environments} Las(s)" means any past, present or future federal, state or
local Law relating 1o (o) the environmont, human health or safety, including, without limitatien, emissions,
dischnrges, releases or threatened releases of Hazardouy Materidls (ss defined below) iojo the environment
(including, withoat limitation, air, surface water, groundwater or land), or {b) the manufacture, gencration, refining,
processing, distribution, use, aale, treatment; receipt, storage, disposal, transpon, arranglog (ot transport, or handling
of Hazardous Malerials. As used in this Lease, the terin “Hazardous Materials™ means asd includes any bazardous
or toxic maferials, substances pr wastes as now or hereafler designated or regulated under any Environmentil Laws
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intiuding, without lirnitation, asbestos, petroleum, petrofeum hydrocarbons und petrolewss based products, uren
formaldehyde foam insuldtion, polychlorinated biphenyls (“PCBs"), ond freon and other chloroflucrocarbons,
Except for ordinary and general office supplies, such s copier toner, liquid paper, glue, ink and common household
cleaning materiels, and motor vehicle fuel stored in fue) tanks of motor vehicles used on site in compliance with all
Envitonmente] Laws (some ot all of which may constitute Hazardous Materials), Tenant agrees uot to causs or
perniit any Hazardous Materials to be brought upon, stored, used, handled, generaied, released or disposed of on, in,
under or about the Premises, the Building, the Comman Arcas or any other portion of the Property by Tenaat, ity
agents, officers, directors, shareholders, members, managers, partners, employees, subtenants, assigness, licenaces,
contractors or invitees {hallectivoly, “Teomnt's Partles”), withaut the prior written coneent of Landlerd, which
consent Landlord may withhold in iis sole and absolute discretion. Upon the expiration or earlier termination of this
Lease, Tenant agrees to promptly remove from the Premises, the Bullding and the Property, af ils sole cost and
cxpeuse, any and ol Hazardous Materials, including any equipmient or systems contaioing Hazardows Materials
which are insiallcd, brought upon, stored, used, guncraied of released upon, in, under or about the Premises, the
Building and/or the Property or any portion thereof by Tenan? or any of Tenant’s Parties.

Landlord hereby discleses that soil st the Progerty mity bc impacted by low levels of TPH end may be
encountered during onsite subsurface work. 3f cncounterd and romoved, TPH impacted soil may require
management and offsite digposal, Excopt a9 provided in the two (2) jmmediately proceding sentences, Landlord
represents and warrants, to Landlord’s actual knowledge without duty of inquiry, to Tenapt that there are no
Hazardous Materinl vp, in, or under e Premises, Building or the Property in excess of Jevels that require
remedistion under Environmental Laws, Landlard eleo represents and warrants, to Landlerd's actual imowledge
withput duty of itiquiry; thet o Melis present in the Building or Premises as of the Commencement Date:in excess
of leveéls {hiat require remediation pursiint to the giidelines sstablishod by the New York City Department of I{saith
and Mental Hygiene. 1f there is uny Hazardous Matetial on, in, or under the Premixes, Building or the Property
which has been or thereafter becomes released, to the extent said rolease is pot caused or pérmitied by Teoant's or
Tenant's Parties, then Landiord shall be solély responsible, at its sole coat, for promptly remedisting the same if and
to the extent required by Environmentsl Law.

To the fullest extent permitted by faw, Tenunt agrees to prompily indermnify, protect, dofend and hold
harmless Landlord and Landlord’s members, shareholders, partners, officers, directors, managers, employees,
ngents, contractors, successors and assigns (collectively, “Landlord Parties’”) from and sgainst any and all claims,
darnages, judgments, suits, causes of action, lpsses, liabilitics, penalties, Bnes, expenses and costs (including,
without limitation, clean-up, rempval, remedistion and restoration costs, sums paid in settlement of claims,
reasnnable attorneys® foes, reasonuble consultant fees arid expeet fees and conrt costs) which arise or result from the
presence of Hazardous Materials or; in, under or about te Pretnises, the Buildiog or any other portion -of the
Property and which, aro caused or permitiod by Tenant or any of Tenant’s Parties. Tho provisions of this, Aricle 10
will survive the expirstion op earlier {crmination of this Lease. Tenant shail give Landlord written nofice of any
eyidence of Mold, water Icaks vr water infiltation ic tie Premises promptly upon discovery of same. At ita
expense, Tenant shall mvestigate, clean up and remediste any Mold fn the Premises, if and to the axtent such Mold
i present in the Premiges due to the ects or omissions of Tenant pr Tenant's Pasties. Investigation, clean up and
remedistion may be performed only after Tenant bas Landlord's written spproval of & plan for such romediation.
All clean up and remedistion shall be done in compliance with all applicable Laws and to the reasonsble satisfaction
of Landlord. As used in this Lease, “Mold™ means mold; fungi, spores, microbial matter, mycotoxins and
microbielogical organic coopounds,

Bach of the parties agrecs that ilg obligations under Article 10 extend te any ¢laim, demand, couse of action
and judgment brought by, or on behalf of, any of iis employess or agents. For this purpose, ¢och of the partics, by
mutval negotiation hereby waives, with reapect to each of the other party’s only, any immunity that would otherwise
be nvailable against such clnims undes the industrial insuratce provisions of Title 5t RCW.

ARTICLE 11 - PARKING

During the Term, Tenani shall be entitled to utilize ilie aumber and type of parking spaces specified in the
Summary within the fenced parking arca for the Proprrty a3 d¢signated by Landlord from timg to time. Landlord
shall at il times have the right to establish and modify the neture and extent of the parking areas for tho Building
and Property (including whether such areas shall be sirface, underground and/or other structures). In addition, if
Tenant is not the sole neoupant of the Property, Landlord may, in its diseretion, designate any unreserved parking
spaces as rescrved purking. The ferms and conditions for parking at the Propesty shall be as specified in the
Summary and in the Riles and Regulations réganding parkiog as contained in Exhibit E attached hereto, as the same
rmay be modified by Landlord from time to fime. Tenant shell not use more parking spaces than ils allotment and
ghall not use any parking spaces specifically ngsigned by Landlord ko other tenants, if any, or for such other uses
such a# visitor, handicapped or other special purpose parking. Tenant’s visitors shall be entitled In access to the
parking arens on the Property designoted for visitor use, subject to availability of spuoes and the terms of the
Summary,

ek .

Tenunt shall have the right to install and mainfain, at Tzoant’s sole cost and axpense, one (1) Building
standard entry sign (restricted solely 10 Tenant's name) on the exterior of the Building above the doarway to the
Premiscs or such other Jocaton as mey be reasonably dotermined by Landlord, subject to the provisions of this
Article 12. Subsequent changes to Tenant’s sign end/or any additional signs, to the extent permitied by Landlord
hierein, shall be made ot installed ot Tenant's sole cost and expense. All aspects of any such signs shall be subject to
the prior written consent of Landlord (whick shall not be unreasonably withheld), and ahall be per Landlocd’s
standard specifications und matsrials, ss revised by Landlord frem time fo time, Tenapt shall have no right to install
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or muinfain any other signs, bunpers, advertising, polices, displays, stickers, decals or any other logo or
identification of any person, product or service whatsocver, in any location on or in the Property except a5 (i) shall
bave been expressly approved by Landlord in writing prior to the inswnllstion thereof (which nppmvnl may he
granted ar withheld in Landlord’s sole and sbsolute discretion), (i) shall not violste any signage restrictions or
exclusive sign rights contained in any then existing leases with other tenants of the Property, if any, and (iii) are
congigtent and.compatible with all applicable Laws, and the design, signige and graphics program from time to.time
implemented by Landlord with respeet to the Property, if any. Landlord shall have the right to remove any signs or
signage material installed without Landlord’s permission, withput being liable to Tenant by reason of such removal,
und to charge the cost of removal to Tenant st Additional Rent hereunder, payable within ten (10) days afler written
demnand by Landlord. Any-additionsal sign rights of Tenant, if any, shall be as provided in the Summary.

13 Allerations. ARer installaiion of the initial Tenant Improvements for the Premises, Tenant may,
al it gole cost end expense, make alterations, additions, improvements and decorations to the Premises
(“Alteration(s)”} subject to and upon the following terms and conditions:

8. Tenant shall oot make any Alterations which: (i) affect any arca outside the Premises
including the outside appearance, character or use of any portions of the Building or otber portions of the Property;
(ii) fifect the Builling’s roaf, roof membrane, any structural component or any bass Building equipmant, services or
systemy (including fire and life/safety systems), or the proper finotioning thereof, or Lundlord’s access thereto; (iif)
in the reasonable opinion of Lundlord, Jessen the value of the Building or the Property; (iv) will violate or require o
change in any occupancy certificate applicable ta the Premises; or (v) would trigger 8 legal requirement which
would require Landlord to make any alteration or fmprovement to the Premises, Building ar other aspect of the
Propenty.

b, Tenant shall not mike dny Alt¢rations nol prohibited by Section 13.1(a), unless Tenant
first obtains Landlord's prior written congent, which consent Landlord shall not unreasonably withbold, condition, or
delay, provided Landlord's prior approval shall not be required for any Alterations that is not probibited by Section
13.1(a) ahove and is of a cosmetic nature that satisfies ali of the following conditions (herpinafter a “Pre-Approved
Altoeation”): () the costs of such Alterations do nnt exceed One Dollar ($1.00) per rentable squars foot of the
Premises; (i) to the extent ressonably required by Landlord or by Law duc to the dature of the work being
performed, Tenant delivers 10 Landlord final plans, specifications, werking drswings, permits and approvais for
such Alterstions at Jeast ten (10) days prior to commencement of the work thereof] (iii) Tenant and such Alterations
atherwise satisfy all other conditions est forth in this Section 13.1; and (iv) the making of such Alterations will not
otherwise cause a default by Tenant under any provision of this Lease, Tenant shall provide Landlord with ten (10)
days’ prioe written notice before commencing any Alterations. In addition, before proceeding with any Alteration,
Tenant's contractors shall obtain, on behalf of Tenant and at Tenant's sole cost and expense: (A) all pecessary
governmental permits and approvals for the commencenent and completion of such Alterations, and (B) if the cost
of such Alteralions exceeds $25,000.00, a completion and lien indemnity bond, or other surcty satisfactory fo
Landlord for such Alterations. Landlord's approvel of any plans, contractor(s) and subcuniractor(s) of Tenant shall
net release Tepant or amy such contraotor(s) and/or subcontractor(s) from amy lisbility with respect to such
Altcrations and will create no liability or responsibility on Landlord's part converning the completencss of such
Allerations or their design sufficiency or compliance with Laws.

c. All Altorations shell be performed: (i) in accordance with the approved plaos,
specifications and working drawings, if any; (i) Men-free aad in » firsi-class workmanlike ouwmner; (iii) in
compliance with /i building codes and Laws; {iv) fo such 8 munner o as not 1o imposc any additional cxponse upon
nor delny Landlord in the maintenance wnd operation of the Huilding; (v) by licensed and bonduble contractors,
subcontractors and vendors selected by Tenunt and reasonsbly spproved by Landlord (provided Lundlord reserves
the right tn require Tenant to nfilize Landlord’s preferred vontractors, subcontractors and vendors for cerdain work

within the Premises or as to sysiems serving the Premises as approved by Landlord such as for fire/life
safery, HVAC contral work, arhitechiral and engincering aervices), and (vi) at such times, in such msancr and
subject to such miles and regulations as Landlprd may from time to time reasonably designate.

d Tenant sball pay to Landlord, as Additional Rent, the reasonable costs of Landlord’s third
party engincers and other third party consultants for review of all plans, specifications and working drawings for the
Allerations, within thirty (30) days after Tenant's receipt of inveices cither from Landlord or such consultants.

e Throughout the performance of dlic Alterations, Tenant shall waintain insurance in
complinnce with the insurance provisions of the Lease, und cuuse its confractors lo oblain, workers compensation

imsurnnce nnd commeteial getenl linbility itsurance conumensurate wil its contractors’ lisbility cxposures pursunnt

to performance of the Alterations,

13.2 Removal of Alterations. All Allerations sm! the initis] Tenant Improvements in the Premises
(whether installed or paid for by Landlord or Tenant). shall become the propesty of Landlord and shall remain upon
wrid be surrendered with the Premises at the end of the Term; providad, however, Landlord may, by written notice
delivered to Tenant within thisty (30) days aRer Laadlerd’s receipt of plans for any Alterations identify those
Alterations which Landlord stsll require Tenant to remave at the end of the Term. If Landlord requires Tenant o
remove any such Alierslions, Tenant shasll, at its zole cos; remove the identified iterns op or before the expiration or
sooner lenningtion of this Lease und sepair uny damage fo the Premises caused by such removal to its original
condition {or, ot Landlord's option, Tenant shel! pay to Landlord all of Landlord"s costs of such removal and repair),

0786849\9107076v13 13



18622

133 Liems, Tenant shall not permit any mechanic's, materialmen’s or other liens fo be filed against all
or any part of the Property or the Premises, nor against Tenaot's 1easchold interest in the Premiscs, by reason of or in
connection with any repairs, alterations, improvemenls or other work contracted for or underiaken by ‘Tenant or any
of the Tenant’s Partics. If any such liens are filed, Tenant shall, at its sole cos\, immedijately cause such liens to be
released of record or bonded so that such lien(s) no longer affect(s) title to the Property, the Building or the
Preouses. |f Tenont fails to cause any such lien 1o be released or bonded within thirty: (30) days after filing thereof,
Landlord may cause such lien to be relessed by any means it sball deem proper, including psyment in satisfaction of
the claim giving rise to such lien, and Tenant ghall reimburse Landlord within five (5) business days after recsipt of
invoice fiom Landlord, any sura paid by Landlord to remove such liens, together with intercst ot the Intercét Rate
from tho date of sach payment by Landlord,

ARTICLE 14- TENANT'S INSURANCE

14.1  Teuant’s Tosurance. On or befors the carlier of any Early Access Period, the Commencement
Date or the date Tepant commences or cnuses to be ‘commienced any work of any type in the Promisgs, and
continuing during the entire Term, Tenant shell obtain and keep ini full force and effect, the following insurance with
limits of covernge as set forth in Sectien 1.14 of the Summary:

a. Speeinl Form (formerly known a8 “all risk™) insurance, including firs und extended
coverage, sprinkler leaksge, vandalism and melicious mischiof wpon property owned by Tennnt and located in the
Promiucs or the Building, or for which Tenant ix legally lisble or insalled by or on bebalf of Tenant including,
without limilstion, fumiture, cquipment and gny other pemu;i property, and any Alterations (bul excluding the
mnitinl Tenant Improvements previously existing or insialled in the Premises), in an amount not less than the full
replacement cost thercof.

b. Commercial general liability insurance coverage on en occuirence basis, including
personal igjury, bedily injury (inciuding wrongful death), broad form property damage, operations hazard,
contractual lisbility , Jiquor linbility (it Tenant serves alcobol on the Premises), products and completed operations
linbility. The limits of liability of such commercial geners! Hability insurance may be increased every three (3)
years during the Term ipon reasonable prioe notice by Landlord 10 an amount reasonably required by Landloed and
appropeiate for tenants of buildings comparable fo the Puilding,

o Commercial Automobile Linbility covering al) awned, hired and non-owned aytomabiles.

d. ‘Worker's compensation, in statutory amounts or qualified self-insurance and employers
tinbility, covering Tenant's employees for which ¢iaims for death, bodily injury or illness could be asseried against
Lasdlord, Tenant or the Premlses.

e Umbrella linbility insurance on an ocourrence baais, in excess of and following the form
of the underlying insurance described in Section. 14.1.b: apd 14.1.c. and the employer’s lisbility coverage in Section
14.1.d. which is ut least a8 broad as cach and every urca of the underlying policies; Such umbrella liahility insurance
shall includé concurtency of effestive dstca with primary policies or self-insured program document, blanket
epntractual liability, application of primary policy aggregetcy, and shull provide that if the underlying agpregate is
exhausted, the cxcess coverage will drop dewn av primary fnsurance.

142 Requirements, The property policy required to be obtaingd by Tenant hereunder shall: (1) be
issued by insurers which are spproved by Landlord and/or Lendlord’s Mortgagee and are suthorized to do business
in the sfato fn which thc Building is located and rated not fess than Finaociol Size X, and with a [inancia) Strength
rating of A in the most recent versjon of Beat's Key Rubing Guide (provided that, in any event, the same invumnce
compeny shall provide the coverages described in Sections 14.0.a, above); (b) bo in form reasonably satisfactory
from time to time {0 Landlord; (c) name Tenant as named insured thercunder and, in the case of Tenant's property
insurance poliey, shall name Landlord and, st Landlord’s request, such ather persans or entities of which Tenant bas
boen informed in writing, os additional insureds thereunder, all as their rspective intercsts may appear; {d)
[intentionally defeted); (¢) specifically provide that the insurance affordsd by such policy for the benefit of Landlord
and any other sdditional insureds shall be primary, and any insrance carried by Landlord shall be excess and non-
oontributing; (f) pontain an endorsoment that the insurer waives its right (o subrogation; (g) require the insurer 1o
eadeavor to notify Landlord in writing niot less than thirty {30) days prior 1o any material change, reduction in
coverage, cancellation or other termination thergol; god {b) be in amounts sufficient at sll times to mtisfy any
coinsurance requiretncnts thoreof, Tenant agrees to deliver to Londlord, es soon us practicable after the placing of
the required insurance, but in-ne event fater than the date Tenant 8 required to obtain such invurance as et forth in
Section 14.1 above, cetificales from the insurance company evidencing the existence of such inkurapce and
Tepant's complisnce with the forogoing provisions of this Articlo 14. Tenant shall ondeavor o cause replacement
certificates to be delivered to Landlord not iées than ten (10) days prior to the cxpiration of any such policy or
policies. If any such initial or replacement cerfificates are mol furnished within the time(s) specified herein,
Landlord shall Kave the right, ‘bt not the obligation, 16 proctice such policies and certificates 21 Tenant’y expense,

143  Effect on Inaurance. Tenant shall not do or permit o he done anything which will {a) violate or
ipvalidate any insuranoe policy or coyerage masntained by Lendlord or Tenant hereunder, or (b) in the costs of
any insurance policy muintained by Landlord, M Tenant’s occupancy ot conduct of its busi in or on the
Premises repults in any in in premi for any insurance carried by Landlord with redpect wo the Building or
the Property, Tenant shall cither discontinue the sctivitles affecting the insurance or pay such increase as Additicnal
Rent within ten (10) days afier being billed therefor by Landlord. 1f any insurance coverage carvied by Landlord
pursuant to this Lease or otherwise with reapect to. the Building or the Property shall be cancelled or reduced {or
cancellation or reduction thereof shall be 1hreatened) by reason of the use or occupancy of the Premises other than as
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allowed by the Permitted Use by Tenant or by anyone permitted by Tenant to be upon the Premises, and if Tenant
fuils to remedy such condition within five (3) business days afler notice thereof, Tenmnt shall be deemed to be in
default under this Lease and Landlord shall have all remedies provided i this Lease, ot law or in equity, including,
without lmitation, the right (but not the obligstion) io enter upon the Premites and attempt o remedy such coadition
at Tenant's cost.

144  Self-Insnrance. Tonant shall have the right to satisfy its insurance obligations under this Leaso by
means of solf-msurance to the extent of all or part of the insurnnce required hereunder, but only so long as: (a) suoh
self-insurance is permitted under all laws applicabls to Tenant and/or the Property at the time in question; (b) such
self-insurance is in wompliageé with any minimum insurance requircments imposed vpon Landlord by Lasdlord’s
lender(s); (¢) [intentionaily deleted]; {d) unleas such information is alrordy generally availabie to the public, Tenant
shull, not less than annually, provide Lendiord an audited finuncial statement, prepared by an independent certified
public accountant in accordunee with generally uccepted accounting principles consistently applied; and (c) such
solf-insurmee provides for loss reserves that are notuarially derived in werordance with necepted standards of the
insurance industry and ncerued (i.e., charged agninst earnings) or otherwise funded, “Self-inpure”™ shall mean that
Tenant is fiself acting as though it were the third-party insurer providing the insurince required under the provisions
of thia Lease, and Tenant shal] pay any amounts due in licu of insurance proceeds because of self-insurance, which
amounts shall be treated as insurance ptoceeds for alf purposes under this Lease. To the extent Tenant chooses to
provide sy insurance required by this Lesse by "self-insurance,” then Tenant shall have all of the obligations and
linbilities of an insurer, and the protection afforded Landlord, Landlord’s lender, end the Property shall be the same
a1 if provided hy a third-party insurer under the coverages required under this Leass. Without limiting the generality
of the foregoing, all smounts which Tenant pays of is required 1o pay und all loases or damnges resulting from dsks
for which Tenant has clected to sel-insure shall be subject to the waiver of subrogution. provisions of Artiele 19 of
this Lease, and shall not limit Tenunt's indsmnification cbligations pursuant 1o \his Lease, Tn the event that Tenant
slects to aclf-invure and an event or claint occurs, Tenant shall undertake \he defense of sny such ¢laim, including n
defense of Landlord, st Teasnt’s gole cost and expense, and use its own funds to puy sny olaim or replace mny
property -or otherwise provide the funding 1o the extent such claim is covered under Tenant's self-insurance
program.  Notwithstanding any of the foregoing, Landlord acknowledges that Tenant's self-insurance program
reaponds ooly lo claims arising from Tenant's ects or omissions.

During the TFerm, Landlord shal} maintsin property insuranca written on a Speciel Form: (formorly known
a8 “all risk™) basis covening the Property und the Building, including the initia] Tenant Improvements (excloding,
however, Tenant's fumiture, equipment und other porsonsl property and Allerations, unless Landlord otherwise
eleets to insure the Alterations pursuent to Section 13.) above) againgt damage by fire and standard extended
coverage perils and with vandalism and maliciqus mischief endorscments, rental Joss coverege, at Landlord’s optios,
earthquake dumnge covetage, and such additional coverage as Landlord deems appropriatc or which & prudent
Landlord of a building similar to the Building would mainisin to protect itsslf, Landlord shall also carry commercial
general Hability in such reasonablé amounts and with such rensonable deduotibles as would be carried by a prudent
owner of o similur building in the South Seaftle aren. At Landtord's option, 8]l such insurance may be carriad under
sty blanket or umbrells policies thet Landlord his in force for other buildings aod projects. In addition, ot
Landlord's option, Landlord may olect ta self-insure all or any part of such requircd insurance coverage. If
Landlord decides to selfinsure its liability exposures, Landlord must maintain an umbrella or excess linbility
insurance policy. Lendlord may, but shall not be obligated to cerry any other furms ar forms of ipsuranre as
Landlord or any Mortgagec or ground lessors of Lanidlord may roasonably determine is advisable. The cost of
insurance obfained by Landlerd parsnant o this Article 15 (cluding deductiblés in ap amount not to excead
$50,000.00 per ¢laim) shall be included in Insurance Costs, extept that any increase in the prethium for the property
insurance Aliribulablc to the replacoment cost of the Tenan) Improvements in éxcess of Building standard shall nol
be inoluded 28 Insumnce Costs, but shall be paid by Tenani within thirty (30} days sfler receipt of an invoice from
Landtord.

16.1  Tenant's Assumption of Risk and Walver. Excepl to the extent such malter js not covered by
the insurance required to- be maintained by Tenant nnder this Tease and/or except to the extent such malter is
attributable 1o the negligetice or willful misconduct of Landlord or Lundlord's agents, contractoss or employees,
Landlord shall not be liable to Tenant, or any of Tonant's Parties for: (i) any damage to property of Tenant, or of
others, locuted in, on or about the Promises, (i) the loss of or damage to any property of Tenant or of others by thefl
or otherwise, (jii) any injury or damage ta persous or property resulting from fire, explosion, falling celling tiles
masonry, steam, gas, elcctricity, water, rain or leaks from any part of the Premizes or fromn the pipes, applisice of
plumbing works or from the coof, strect os subsurfuce or from any other places or by dumpness or by any other
cause of whatsaever nature, (iv) any sueh damage causcd by other tenants or persons in the Premiaes, cucupants of
any other portions of the Property, or the public, or caused by pperations in construction of nry private, publie or
quasi.public work, or (v) any intermuption of utilities and services, Landlord shall im no gvent be liable to Tenant or
any other person for any consequential, special or punitive damages or for loss of business, revenue, income or
profits and Tenunt hereby waives any and all ¢laims for any such damages. Notwithstanding anything to the
contrary confained in this Section 16.1, all property of Tenant and Tenant's Parties kept or stored op the Premises,
whother leased or owned by any sush parties, shall be so kep! or stored at the tole risk of Tenant. Landlord v its
agenta shall not he lisble for interference with light or other intangible rights,

16,2  Teomnt's Indemaificution, Encept to the extent arising out of the negligence or willful

misconduct of Landlord or Landlord’s agents, contragtors or employees, ‘Tenant shall be lisble for, and shall
indemnify, defend, protect and hold Lendiond and the Landlord Parties harmiess from end againsi, any and all
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claimsg, damages, judgments, suits, causes of action, losses, lisbilities and expenses, including, without limitation,
attornoys’ fees and court costs (collectively, “Indemniffed Claims"), arising or resulting from (&) any act or
omission of Tenant or any of Tenant’s Pasties; (b) the wse of the Prernises, the Building and the Property and
conduct of Tenant's business by Tenant or any of Tenant’s Parties, or agy other activity, work or thing done,
permitted or suffered by Tenant or any of Tenant's Parties, in or gbout the Premisies, the Building or elsswhere on
the Property; and/or (c) any default by Tenant as to any obligations on Tenant’s part 1o be performed undet the tevms
of this Lease or the terma of any contract ar agreement to whick Tenant is a party or by which it is bound, affceting
this Lease or the Pramises. The foregoing indemmification shell include, but not be limited to, any injury to, or death
of, any persor, or any loss of, or damsge o, any propsrly on the Premises, In cuse any action or proceeding is
heought against Landlord or any Landlord Parties by reasor of any such Indemnified Cliaims, Tenant, upop notice
from Landiord, shall defend the same at Tenant's expense by counse) approved in writing by Landlord, which
approval shall ot be ummsonably withhold, Tenant’s indemnification obligations under this Scction 16.2 and
clsewhere in this Lease shall survive thic expirdtion or carlicr iermination of this Lease. Tenant's covenants,
agreements and indemnification in Section 16,1 and this Section 16,2 afe not inténded 1o and shall not reliove any
insurance carrier of its obligations under policies required o be casried by Tenant pursuavt to the provisions of this
Leuse,

163  Lsudlord's Indemnification of Tenant. Notwithstanding anything to the coptrary contained io
Section 16,1 pr 16,2, Tenant shall not be required 1o pratect, defend, save harmless or indemoify Landlord: from any
liability for imjury, loss, accident or damage to any person tesulting from Landlord's grossly negligent acts or
omissions or willful missonduct or thet of its agents, voniraators, servants, employees or licensces; its conneotion
with Landlord’s activitics on or sbout the Premises, and subjeat to the terms of Article 22, Landlord hereby
indemnifies and agrees to protect, defend and hold Tenant harmless from and against Indemnified Claims arising out
of Landlord’s grossly negligent acts or omissions ar willful misgonduct or thoss of its dgents, contractors, servants,
employees or licensees in connection with Landlerd's aclivilies on or sbaut the Premises, Such exclusion from
Tenant's indemnity and such agrecment by Landlord to 80 indemnify and hold Tenmmt harraless are niot intended 1o
and shall oot relieve any insurance carrier of its obligutions under policies required to be carried by Tenant pursuant
to the provisions of this Lease to the extent that such policies cever {or, if such policies would have been carried as
required, wonld have covered) the result of grossly negligent acts or omissions or willful misconduct of Lundiord or
thoze of its agents, contractors, sexrvants, employees o licensees; provided, bowever, the provisions of this sentence
ghall in no way be construed to imply the availability of amy double or duplicste coversge. Landlord’s aud Tenant's
indempification ebligations hercupder may or may not be coverable by insurance, but the failure of either Landlard
gr Tenant to carry ipsurance covering the indemnification obligativn shall mot limit their indemnity obligations

ercunder,

164  Waiver of Worker's Compensation Immusnity, The foregoing provisions specifically and
cxpressly intend to constitute a waiver of each party’s immunity under industriai insurance, Title 51 RCW, as
respects the other party only, and only lo the exient pecessary to provide the indemmified party with s full and
complete indemnity of claims made by the indemnitor's employees. This walver has been mutually negotiated.

171 Landlord’s Rights and Qbligations. 1f the Promiscs or the Building is damaged by fire or other
casualty (“Casualty™) to an extent tot exoseding twenty-five pereent (25%) of the full replacement cost thereof; and
Landlord's contractor stimates in writing delivered 10 the parties that the damage thersto is such that the Building
and/or Premises may be repaired, reconstructed or testored 10 substantielly its condition immediately pn'nr to such
demage within-one hundred twenty (120) days fom the date of such Casualty, and Landlord will recoive insurance
proceeds sufficient to cover the costs of such repairs, reconstruction and restoration (including proceeds from Tenant
and/or Tenant’s insursnce which Tenant is required to deliver to Landlord pursunnl to this Lease), then Landlord
shiall commepce and proceed diligently with the work of repair, reconstruction and restoration and this Lease shall
continue in full force and effect. I, however, the Premises or the Building is damsged fo an extent exceeding
1we'nty-ﬁve percent {25%) of the tull r:placcmenl cost thereof, or Landlord's contractor estimates that such work of
repair, teconstruction and restoration will n:qmr: longer than one bundred twenty (120) days to complete from the
date of Casualty, or Landlord will not receive insurance procecds {and/or proceeds fom Tenant, as upplicable)
sufficient to cover the costy of such repairs, reconstmction and restoration, then Landlord may elect to either: {a)
repair, Teponstruct and restore the portion of the Premises or Building damaged by such Cosvalty (including the
Tenant lrprovements, the Alterations that Landlord eleots to insure pursuant to Section 13.1 and, to the exient of
inaurance proceeds received from Tevant, the Allerations that Tenant {8 requited to insure pursuant to Section 13,13,
in which gase this Leasc shell continue in full force and effect; or (b) iorminate this Lease effective ug of tho date
which is thirty (30) days after Tenant's teceipt of Landlord's elestion to-se terminate. Unter any-of the conditions
of this Section 17.), Landlyrd shall give written notice to Tenant of its intentipu to repair or terminate within the
later of sixty (60) days afier the vecurrence of such Casuslty, or fifteen (15) days sfter Landlord's receipl of the
esfimate from Landlord's contractor or, as spplicable, thirty (30) days after Landlord: recoives approval from
Landlord’s Morigagee to rebuild,

17.2  Tensnt's Costs and Insurance Proceeds. In the cvent of any damuge or destruction of all or any
part of the Premises, Tenant shall immedintely: {(a) notify Landlord thereof; and {b) deliver to Landlord all
insurance proceceds received by Tenapt with respect 10 the Tenant Improvements and Alterations (1o the extent such
items arc oot covered by Landiord's cagualty insurance obtained by Landlord pursuant to this Lensg) and with
respect to Alterations in the Premises that Tenant is requirod to insure pursusnt io Sectien 13.1, excluding proceeds
for Tenaat’s furniture and other personul propedy, whethsr or not this Leasc is terminated as permitted in
Section 17.1, and Tenant hereby assigns to Landlord all vights to receive such insurance proceeds. If, for any reason
(including Teznant’s fuilure to obtain insurance for the full replacement cost of any Alterations which Tenant is
required to indure purshant to Section 13.1 hereof), Temant fails lo receive insurance proceeds covering the full
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replaccment cost of such Alterations which are damaged, then Landlord shall bave no obligation 1o restore such
Altertions,

173 Abatement of Rent. 1f 4s a result of any such damuge, repair, reconstrustion and/or resiomtion of
the Premises or the Building, Teaant is prevented from using, and does not use, the Premises or any portion thereof,
then Rent shall ba sbated or reduced, as the case may be, during the period that Tenant contirues to be so prevented
from using and does not use the Premises or portion thereof, in the proportion that the rentable squars feet of the
portion of the Premisea that Tenant is prevented frotn using, and does not use, bears 1o 1he tota] rentable square feet
of the Premises. Except for sbatement of Rent as provided hereinabove, Tensnt shall not be eatitled to sny
compensation or damages for loss of, or inferference with, Tenant’s business or use or access of alf or any part of the
Premises resulfing from any such damage, repair, reconstruction of restoration.

174  Insbillty to Complete. Notwithstanding anything 1o the contrary contained in this Article 17, if
Landlord is obligated or elects to repair, reconstruct end/or tostore the damaged portio of the Building or Premises
pursuant to Section 17,1 above, but is delayed from corapleting auch repair, reconstruction and/or restoration beyond
the date which is six (6) months after the date estimated by Landlord’s contractor for completion thereof pursuant 1o
Section 17.1, by reason of uny sanses beyond the rensonable control of Landlerd (including, without Uimitatico,
dzlays due to Porce Majcure, and delsys caused by Tenant or eny of Tenant’s Parties), then Landlord or Ténadt may
elect to terminate this Lease upon thisty (30):days” priar written notice to Tenant; provided, however, if Landlowl
complétes guck repair, reconstriction or‘restoration priot to the expiration of such thirty (30) day nokios period, then
this Lesse shall nof terminate, and Tenant’s election to terrminate the Lease in accordance with this Section 17.4
shall be null, void and of no further focee and effect,

175 Damage to the Property. If there is a total destruction of the smprovemenis on the Property or
partial destruction of such improvements, the cost of restoration of which would exceed ooe-third (1/3) of the then
replacemnent value of #il improvements on the Property, by any cause whatsoever, whether or not insured against and
whether or not the Premisen are partially or totally destroyed, Landlord may within a period of one bundred eighty
(180) days sfier the oceurrence of such destruction, notify Tenant in writing that it elects not to so reconstruct ot
restore such improvetoents, in which event this Lease shall cease and terminite as of the date of such destruction:

176  Damage Near Sod of Term, In addition to its termination rights in Sections 17.1, 174 and 17.5
above, Landlord shell kave the right 1o terniiziate this Lease i any damage to the Building or Premises ecoura during
the 1ast twelve (12) months of the Term and Landlord's contracior cstimsies in writing delivered to the parties that
the repait, reconstruction or restoration of such damige cannot be completed within the earlier of (a) the scheduled
expiration daty of tho Term, or (b) sixty (60) days after the date of such casugliy.

177 Tenant's Ternination Right. In the event of any dimnge or destruction which affécts Tenant's
use and enjoyment of the Premises which is nol caused by Tenant or any of Tenant's Partivs, if Tenant's possession
and use of the Premises cannot be restored by Landlord within twao bundred seventy (270) days for reasons other
than delays cavsed by Tenant or any of Tenant’s Parties, Tenant shall have the right to (erminate this Leawe upon
written notice to Landlord given within thirty (30) days sfter the expiration of said 270~day period, unless Landlord
compleiey the testorution within said 30-day notive period, in which case this Lease shal) continue in full force and
effect.

178 Walver of Termination Right. Thiz Lease sets forth the tevms and conditions upott which this
Lease msy terminate {n the event of any damage or destruction. Accordingly, except as expressly provided hesein,
Tenurit hercby waives any and all provisions of applicable Law that provide alternative rights for the parties in the
event of damage or destruction.

ARTICLE {8 - CONDEMNATION

18,1  Substantial or Partist Taking. Subject 1o the provisions of Section 18:3 telow, either party may
terminate this Leage if any material part of the Promises is taken ot condemncd for any putilic or quasi-public use
under law, by ominsnt domain or privats purchass ia licu thoreof (o ' Taldng"). Londlord afisll alse hava the right o
terminate this Lease if thera is n Taking of any portion of the Building ot the Property which would have & material
adverie offest on Landlord's ability to profitably opernta the remainder of the Building and/or the Proporty. The
terminating party ahall provido written aotics of termipation to the ather perty within thirty {30) days afier it first
receiven notice of the Toking, The tenmination shall be cffective as of the sifeclive date of any order granting
possession to, or vesting Jegal title in, the condemning authority. If thiy Lease is oot terminsted, Base Rent and all
other olements of this Lease which are dependent upon the area of the Premises, the Building or the Propery shall
be appropriately adjusted to necount for any reduction in the square footage of the Premises, Building or Property, as
applicable.  All compensation swarded for a Toking shall be the property of Landlord. The right to receive
compensation ot proceeds arc expressiy waived by 1'enant, however, Tenast siiny file a sepatate claim for Tenant’s
furniture, fixtures, equipment and other personal property, 1088 of goadwill and Tenant’s reaeopable relocation
expenises, provided he fling of the ¢lainy does ndt diminish the amount of Landlord's awstd.

18.2  Condemnation Award. Subject s the provisions of Section 18,3 below, in gonnection with aay
Taking of the Premises or the Building, Landlord shall be entiticd to receive the entire amount of sty awurd which
may be mads or given in such taking or condemmation, without deduction or apporti for any estate or intores
of Tenant, it boing expressly understood and ngreed by Tenant that no portion of any such award shall be allowed or
paid to Tenant for uny so-called bonus or excess value of this Lease, and such bonus or excess value shail be the sole
property of Landlord. Tenant shall not asseri any claim egainst Landlord or the taking suthorty for any
compensstion because of such taking (including any ¢laim for bonus or excess value of this Lensc); provided,
however, if any portion of the Premises is taken, Tenant shall be granted the right to recover from the condemaing
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authority (but not from Landlord) any compensstion as msy be separately awanded or recoverable by Tenant for e
taking of Tcoant’s fumiturc, fixtures, cquipment end othet personal property within the Premises, for Tenant's
relocetion expenses, and for any foss of goodwill or other damage fo Tenant's business by reason of such sking.

183  Temporary Taking, In the cvent of a Taking of the Premiscs or any pari thereof for temporary
use, (8) this Lease shall be and remain unaffected thereby and Rent shall not sbate, and (b) Tenant shall be entitled
to receive for itself qush portion or portions of any award made for such use with respest to the period of the taking
which is within the Term, provided that if such taking shall remain in foree at the expiration or earlier termination of
this Lease, Tenant shall perforns its obligations with respeet. to surrender of the Premides and shall pay to Landtord
the portion of any award which is attributable to any period of time beyond the Term expiration date. For purppse
of this Section 18.3, a temporary taking shall be defined as a taking for & period of one hundred twenty (120) days or
Tess.

184  Walver, Tenant hereby waives any rights it may have pursuant to any applicable Laws and agrees
that the provisions bereof shall govern the parties’ rights in the event of any Taking,

19.1 Mutual Watver, Landlord and Tenant each hereby waives its rights against the other for any
cluims or damages pr logses, including noy deductibles and self-insured amounts, which are causced by ot result from
() any ocourtence insured under any property insurance policy carried by Landlord or Tenunt, v wpplicable, or
(b) sny occurrence which would have been covered under sny property insurance required to bo obtained and
maintained by Landlord or Tenant, a3 spplicable, under this Lease had such insurance been obtained and maintained
as required. The foregoing walver shall be in addition to, and not & limitation of, any other waivers ot releases
contained in this Lease.

192  Waiver of Josurers. Landlord and Tenant shall canse each property insurance policy it cerries {o
provide that the insurer waives all rights of recovery by way of subrogation against Landlord or Teoant, as
spplicable, in ion with any claimg, Josses and damiages covered by such policy. If Landlord or Tenant, as
applicable, [ails to maintain insurance for an insurable loss, such luas shall be deemed 10 be self-insured with a
deemed full waiver of subrogation as set forth in the immediatoly preceding sentence.

ARTICLE 20 - ASSIGNMENT AND SUBLETVING

20.1  Restriction on Transfer. Except with sespect to a Permitted Trangfer pursuant to Section 20.6
below, Tenant shall not, without the prior wriftea consent of Landlord, which copsent Landlord will pot
unreasonably withhold, condition, or delay, assign this Lease or any interest herein or sublat the Premises or any part
thercof, or penmit the use or occupancy of the Premiscs by any party other than Teaant (any such assigament,
encumbrance, sublease, license or the like being sometimes referred to as a "“Transfer”), In no event may Tenant
encumber or hypothecate this Lease or the Prémises. This prohibition againgt Transfers shall be coustrued to
inclade a prohibition sgainst any assignment or subletting by operation of law. Any Transfer without Landlord’s
consent (except for & PermiMted Trauafer purpuant to Section 20.6 below) shall coastitute a default by Tenant under
this Lense, and in pddition 1o all of Lapdlord’s other remedies at law, in equity or under this Lease, such Transfer
shall be voidable sl Landlord’s election. For purposes of this Arlicle 20, otber than with respect to 4 Permitted
Transfer under Section 20.5 and transfers of stock of Tenant if Tevant is 8 publicly-held corporation and such stock
is wansferred publicly over a recognized security exchange or pver-the-counter market, if Tenant is & vorporation,
partnership or other entity, any transfer, assignnent, encutibrance or hypothecation of twenty-five percent'(25%) or
more (individually or in the aggregate) of any stock or other ownership interest in such cnlify, and/or any transfer,
assignment, hypothecation or encurbrance of any controlling ownership or voting interest in such entity, shall be
deemed an ussignment of this Lease und shall be subject 1o all of the restrictions and provisions contsined in this
Article 26

202  Landlurd's Options, 1f Tenunt desires to effect s Transfer, thea at loast thirty (30) days prior to
the dote whan Tonant desires the Transfer to be sffective (the “Transfer Date”), Tenant shali deliver to Landlord
written notice {“Transfar Motice) sctting forth the terms and conditions of the proposed Transfer and the identity
of the proposed assignee, sublessee or ather trmsferes. (sometinies refarred to hereinafler as a “Tyansferee’),
Tenant shall also deliver to Landlord with the Transfer Notice, @ current financia] statement and such evidence of
finuncial responsibility and standing ns Landlord may roasonably require of the Tranaferee which have been cerufied
or audited by a repulable independent accounting firm accepiable to Landlord; and such other information
concerning the business background and financial eondition of the proposed Transferee as Landlord may reasonably
request, Except with respect to a Permitied Transfer, within fifteen (15) business days sfter Landlord's receipt of
any Transfer Notice, and any additiona) information requested by Landlard pursuant 1o this Section 20.2, Landlord
will notify Tenant of Its election to do one of the followlng: (&) consent 1o the proposed Tiaasfer subject 1o such
reasonzble conditions as Landlord may impose in providing such consent; (b) refuse such consent, which refusal
shall be va reasonnble grounds, or (¢) termiiute this Lease as to all or such portion of the Promiscs which in
proposed to be sublet or assigned and recaptuce all or such portion of the Premises for reletting by Landlord, which
termination shall be effective as of the proposed Transfer Date. If Landlord exercises its option fo ferminate this
Lease with toapect 1o only & portion of the Premises following Tenant's request for Landlord’s apptoval of the
proposed subletse of such space, Landlord shall be responsiblc for the construction of any demising wall which
Landlord bly decms y to separate soch space from the inder of the Premi:

203  Additional Conditions; Excess Reni. A condition to Landlord’s consent fo any Transfer will he
the delivery 10 Landlord of a truc copy of the fully executed instrument of assignment, sublease, transter or
hypothecation, in form and substance rcasonsbly satisfactory to Landlord, an onginal of Landford's standard
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¢onsent form executed by both Tenant and the proposed Transferee. In addition, Tenant shall pay to Landlord us
Additional Kent within thirty (30) days afler recaipt thereof, without affecting or teducing any other obligations of
Tenam bereunder, fifty percent (56%) of any rent or other economic consideration received by Tenant as a result of
any Trunsfer which exceeds, in the aggregate, (i) the total Rent which Tenant is obligated 1o pay Landlord under this
Lease (promted to reflect obligations allocable to any portion of the Premises subleased) for the applicable perod,
plus (if) any reasonable brokerage commissions and attorneys’ fees aotually paid by Tenant in connection with such
Transfer, which commissions and fees shall, for purposes of the aforesaid calculation, be amortized on o straight-line
basis over the termm of such assignment or sublease. If Tenant effects s Transfer or requests the consent of Landlord
to any Transfer fwhether or nol such Tranafer is consummated), thew, upon demand, and &3 & condition precedent to
Landiord's considerstion of the proposed assignment or sublease, Tenunt agrees to pay Landlord a non-refundable
sdministrative fee of Five Hundred Dollars ($500.00), plus Landlord's reasonsble atfomeys’ and paralegal fecs and
oihor costs incurred by Landlord in reviewing such proposed assignment oy subl (whether aftribulable to
Landlord's in-house sttorricys or paralegals or otherwise), which shall not.oxceed two thoustnd dollars ($2,000) per
proposed Transfer. Aceeptance of the Five Hundred Dollar ($500.00) administretive fee and/or reimbursement of
Landlord's attorneys’ and/or parslegal fecs khall in no event cbligate Landlord to consent to any proposed Transfer.

204  Ressonable Disapproval. Withnit limiting in any way Landlord's right to withhold its consent
on any reasonable grounds, it is agreed that Landlord will not be acting unreasonably in refusing to consent to &
Tranafer if, in Tandlord’s rcasonabis opinion: (8) the proposed Transfer would reguit in mote than twa subleeses of
portioas of the Premises being in effect at any ofte time duting the Term; (b) the nel worth or finaacial capabilitice of
a proposod aasignes is losa than that of Tenant and each guarantor of this Lease, if any, or the proposed assignee or
subtenant does ot have the Gnancizl copability to fulfill the obligations imposed by the Transfer; (c) the propased
Transferee is an existing tenant of the Building or Property or is degotiating with Landlord (or has negotisted with
Landlord in the last six (6) months) for space in the Building or thy Property; (d) [intentionally delsted]; (c) the
portion of the Premisca to be sublet or assigned is frregular in shape or has insdequnte means of ingress and egress;
{f) the proposed Transfer involves s change of use of the Premises or would violste any saclusive use covenant to
which Landlord is bound; (g)-the Transfet would likely result in significant increase in the use of thie parking areas
by the Trunsferos's employees or visitors, snd/or sigdificantly increuse the demand upon utilities and services to be
provided by Landlord to the Premises; or (h) the Transterce is not in Landlord’s reasonable opinion of reputable ot
good character or consistent with Landlord’s desired tenant mix for the Building.

20.S  No Relesse. No Transfer, occupancy or collection of reat from any propased Transferce shall be
deemned a waiver on the part of Landlord, or the acceptance of the Transferee as Tenant aod no Tremster shall relcase
Tenant of Tenant's abligations under this Lessc or alter the: primary liability of Tenant 1o pay Rent and to perform
all other obfigations to be performed by Tenant hereunder. Landlord may requive that any Transferee remit directly
to Landlord on & mozthly basis, all monies due Tenanl by said Transferee, and cach sublease shall provide that if
Landlord gives snid sublessee writtets notice that Tenant is in defanlt under this Ecase, said sublessee will thereafier
make all payments due notler the sublease diroetly to or ag directed by Landlord, which payments will be credited
#gainst any payments due under this Lease. Tenant hereby frrevocably and uncondiionally assigns to Landlord all
tonts and other sums payable under any sublesse of the Premides; provided, however, that Landlord bereby grants
Tenunt 4 license to colleey all such rents and other sums so fong as Tenant iy not i defuult under this Lease.
Consent by Landlord to one Transfer shall not be deemed conevat to any subsequent Transfer. Tn the event of
defauli by any Tronsferee of Tenant or any successor of Tenane in the performance of any of the terrs hereof,
Landlord way proceed directly against Tenant without the neressity of exbausting remedies against such Transferee
or muccessor. Landlord may cansent fo subsequent assignments of this Lease or subletlings or amendments or
modifications to this Lease with assignees of Tenant, without notifying Tensnt, or aay successor of Tenunt, and
without obtaining its or their conacnt thereto and any such actions shall not relicve Tenant of lability under this
Lease,

20.6  Permitted Tranifers. Notwithstanding the provisions of Section 201 above to the contrary,
provided thst Tenunt is not then in defiult, Tenant may assign this Lease or sublet the Premises or any portion
thereof (herein, a “Permitted Trasafer”), without Landlord’s consent to asy entity that controls, is controlled by or
is under common control with Teasnt, or 1o auy enfity resulting from & merger or consolidation with Tenant, or to
any person or entity which acquires alf the assets of Tenant’s business a5 3 going concern (eagh, o “Permitted
Transferee”), provided that: (a)at leust thiny (30) days prior to such assignment or sublease, Tenant delivers to
Landlord a renzonably detailed description of the proposed Transfer sud the financial stat¢ments and other financial
and background information of the assignee pr sublessce described in Section 20.2 above; {b)in the case of an
sstignment, the ussignoe assimes, in full, the obligations of Tenant under this Leaxe {or in the case of a sublease, the
sublessee of & portion of the Premises or Term sssumes, in full, the obligations cf Teoant with respect to such
portion) p 10 on BeSig t and assuntption agreement (or a sublease, a3 apjilicable) reasoosbly acceptable lo
Landlosd, e fully exccuted copy of which is delivered 1o Landlord within thirty {30) days following the e¢ffective
date of such assignment or subletting; (¢) inteationally omitied; (d) the tengible net worth of the assignee or
sublegsce cyunly or exceeds that of Tonant es of (i) the date of exceution of this Luase, vr (ii) the date immedistely
preceding the proposed Transfer, whichever is greater; (e) Tenant romains fully linble under this Lease; {f) the use of
the Promises {s pursuent to Section 1.10 of thie Lease; (g) such tranaaction.is nwoi. ontered intv as @ subterfiige to
evoid the restrictions and provisions of this Article 20 and will not violate any cxclusive use covenant to which
Landlord is bound; and (h) with respect to a subletting only, Tepani and such Permitted Trensferee execute
Landlord's standard consent {0 sublease form; and (3) Tenant is pot in default under this Lease.

ARTICLE 21 - SURRENDER AND HOLDING OVER
21.1  Surrender nf Premises. Upon the eapiration or sooner termination of thia Lease, Tenant shall

surrender afl keys for the Premises and exclusive possessivo of the Premises to Landlord brootn elean and in good
condition and repair, reasonedle wear and tear excepted (and cawalty damage excepted), with all of Tenant’s
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personal property, electronic, fiber, phone and data cabling and relsted equipment that is installed by or for the
exclusive benefit of Tenant (to be removed in accordance with the National Eleetric Code and other applicable
Laws) and those items, if any, of Alterstions identified by Landlord pursuant to Section 3.2, removed therefrom
and all damage caused by such removal repaired. If Tenant fails to remove by the expirdtion or sooner termination
of this Lense ull of its personal property and Alterations identified by Landlord for removal pursuant to Section 13.2,
Lanillord may, (without lisbility to Tenant for loas thereof), st Tenant's sole cost and in addition to Landlord's other
rights and remcdies under this Lease, at Jsw or in cquity: (a) remove and store such items in sccordance with
upplicable Law; and/or (b) upon tes (10}:days’ prior notice to Tenant, sell all or any such {iems ot private or poblic
sale for such price as Landlord muy obtain as permitted under applicable Law, Landiord shall apply the proceeds of
any such sale to any amounts due to Landlord under this Lease from Tenant (includiog Laodlord’s attorneys’ fees
and pther costs incurred in thie removal, storage and/or sale of such items), with any remainder to b paid to Tenant,

212  Helding Over. Tenent will not be permitted to hold over possession of the Premises after the
expiration or earlier termination. of the Term without the express written consent of Landiorsd, which consent
Landiord may withhold in its sole end ehsolute discretion. If Tenant holds over sfter the expiration or earlier
termination of the Term with or without the express writtea consent of Landlord, then, in addition to all ather
remedies available 1o Landiord, Tenant shall become a tenent at sufferance only, upon the terms and conditions set
{orth in this Lense so far as applicable (Including Tenant's obligation 1 pay all Additional Rent under this Lease),
but st & Monthly Base Rent equal to one hundred twenty five percent (125%) of the Monthly Base Rent and
Oporating Expenses applicable to the Premises immedintely pror 1o the date of such expimtion or earlier
termination for the first two (2) months of such holdover, and thercafter at a rate of Monthly Base Rent squal to one
hundred fifty percent (150%) of the Monthly Base Rent and Operiting Expenses applicable to. the Premises
immedintely prior (o the date of such expiration or earlier lerminntion. Any such holdover Rent shall be paid on a
per month basia without reduction for partial months during the holdover. Acceplance by Landlord of Rent afler
such expimtion or carlier terminntion shall not constitute consent to @ hold over hereunder or reqult in an extension
of this Lease. This Section 21.2 shall not be conatrued to create any express or implied right to holdover beyond the
expiration of the Term or any extension thereof. If Landlord notifies Teoant in writing that Landlord bes entered
into & lense with o third party for the lease of all or a portion of the Premises commencing following the expiration
of the Term, and Tenant fails to surrender the Premises within thirty (30} days following receipt of such notice, {hen
Tenant shall be liable, and shall pay to Landlord within ten (10) days afler demand, for all lesses incurred by
Landlord as u resalt of such holdover, and shall indemnify, defend and hold Landlord and the Landlord Parties
harmless fom and against all liabilities, damages, losses, claima, suits, costs add expenses (including reasonable
attorneys” fees und costs) arising from or relating to any such holdover tenancy, including without limitation, any
claim for damnges made by a sucoceding tenant. Tenant’s indemnificstion obligation hereunder shalt survive the
expiration or earlier terminatian of this Ledse. The fordgoing provisions of this Section 21,2 are in addition 1o, and
do not affect, Landlord’s right of re-cntry or any other rights of Laadlord herennder or otherwise at law or in equity.

ARTICLE 22 - DEFAULTS

221  Tenant's Defsult. The occurence of any one or marc of the following events shall constitute o
*“Defsult" under this Leade by Tenant!

a the vacation or abandonment of the Premises by Tenant “Abandoument” is herein
defined to inchede, but is not limited to, any absence by Tenant from the Premises for five (5) business days or
longer whils in dofault of any other provision of this Lease;

b. the. failure by Tenant to meke any payment of Rent, Additioonl Rent or any other
payment required to be made by Tepand hiezeunder, where stick failure continuas for five (5) days afler writien potice
titereof from Landlord that stch payment was not received when dug; provided that if Landlord provides twe (2) or
more notices of Jate payment within any twetve (12) month period, then the third failure of Tenant fo mske any
payment of Real or any ather payment required to be made by Tonant hereunder when due in the twelve (12) month
period following the sccond (2ad) such notice shall be an automatic Default without notice from Laodlord;

by the failure by Tement to obaexye ar perform any of the express ov implied covenants or
provisions of this Lease 1o be observed or performed by Tenant, other than as specified i Sections 22.1(r) or (b)
shive, wieen sueh Faitire shall enntinae for & perind of thirty (30) days after written notice thereof from Landlord to
Tenmnt; provided, however, that if the nature of Terant’s default is such that it may be cured but more than thirty
{30) dayx are reasonably required for its cure, then Tépant shall not be d d to be in default if Tevant shalt
commence such cure within gajd thisty (30) day period end thereafter diligently peosecute such cure to completioa,
which completion shall vtour nol later than sixty (60) days Gom the date of such notice ffom Landlord, unless
Landlord agrees to extend such period in writing: or

d. A peneral assignment by Tenant oy by guardolor or $wely of Teoant's obligations
hereunder {(“Guarantor™) for the bonefit of creditors;

e Receivership, atiachment, or other judicial scizure of substantially alt of Tenant's assels
on the Promises, such attachment or other seizure rémaining undismissed or undischarged for a period of thirty {(30)
days afler the Jovy thereof;

Any notice sent by Landlord to Tenant pursuant to this Section 22.1 shall be i lisu of, and not in addition 10, any
potice required under any upplicable Law.
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23,1  Landlord’s Remedies; Termination, In the svent of any such Default by Tenant, in addition fo
any other remedies avsilable to Landlord under this Lease, at law or in equity (including, without limitstion, which
provides that Landlord may continue this Lease in effect following Tonani’s breach and abundonment and collect
rent as it falls dug, if Tenant has the right to sublet or assign, subject to reasenable limitations), Landlord shall have
the immediate option to terminate this Lease and all rights of Tenant hereunder and to re-enter the Premiscs and
remove all persons and property from the Promisce; Such property may b remioved, stored and/or disposed of ay
permitted by spplicable Law. If Landiord shall elect to o terminate this Lease, then Landlord may secovee from
Tenant: (a} the worth a the time of sward of any mpaid Rent which hsd been carned at the dime of such
termination; plus (b} the worth at the time of the award of the anjount by which the unpaid Rent which would bave
been carned afier tormination untl the titne of award cxceeds ihe amount of zuch rewtal Joss that Tenant proves
could have been reasonably avoided; plus (c) the worth st the time of awird of the amount by which the unpaid Reot
for the balance of the term aftor the time of award exceeds the amount of such rental loss that Tenant proves could
be reasonably evaided; plus (8) any other amount pecessary to compensate Landlord for ail the detriinent
proximately caused by Tenant's failure to perform its obligations nder this Lease oy which, in the ordinary course
of things, would be likely to result therefrom including, but pot Himited to: the total unamortized sum of any Abated
Amount (amprtized on a straight line basis over the initial Term of this Lease}, {enant improvoment costs; aitomeys’
fees; brokers' commissions; sny costs required to rotumn the Premises 10 the condition required at the end of the
Term; the costs of refurbishment, alterations, renovation and cepair of the Premises; and removal (including the
repair of any damnge cawsed by such removel) and storage: (or disposal) of Tenant’s personal property, equipment,
fixtures, Alterations, Tenant Improvements and any other jtems which Tenant is required undey this Ledse o comove
but does oot remove; plus (e) all other niongtary damiges allowed under applicable Law.

As wsed in Scetions 23.1(a) and 23.1(b) above, the “worth: at the time of award" is computed by allowing interést
at the Intcrest Rate et forth in the Summary. As used in Section 23.1(c) above, the “worth at the lime of award” is
computed by discounting such amonm at the discount rate of the Federal Reserve Batik of San Francisco at the time
of award plus one percent {1%).

23.2  Landiord’s Remedies; Continuntion of Lesse; Re-Eatvry Rights, In the event of any such
Defanlt by Tepant, in addition to any other remedies available to Landlord under this Lease, at law or in squity,
Landlord shall also heve the right to {a) continup this Lease in effect sfter Tenunt’s beeach and abandonment and
tecaver Rent ax it hecomes due, and (b) with or without teeminating this Loasc, to re-cater the Promises and remove
all persons and property from the Premises; such property may be remaved, stored and/or disposed of as penitied
by applicable Law. No re-entry or tuking possession of the Premises by Lanidlord pursuant t this Section 23.2, and
no acceplatice of surrender of the Premises or other sction on Landlord’s part, shall be ¢onstrued as an election to
terminate this Lease unless a written notice of such inlention be given to Tenrnt or unless the términation thareof be
decreed by & eourt of competent jurizdiction. No notice from Landlord or notice given under a forcible eotry and
detainer statute or similar Laws will constitue an election by Landiord to terminste this Lease unless such potice
specificaily so statcs. Notwithstanding any reletting without termination by Landlord because of any Dafauit,
Landlotd may at any tithe after such reletting ¢lect to terminate this Leass fop any such Defauli.

233  Landlord’s Right to Perform. Except ss specifically provided otherwise in this Loese, all
covenents and sgreements by Tenant under this Lesse shall be performed by Tenant st Tenant's sale cost and
expense snd without any abatement or offsct of Rent, Tn the event of any Default by Tenant, Landlord may, without
waiving of relcasing Tenant from any of Tensnt's obligetions, make such payment or perform such other aot as
required Lo cure such Default on behaif of Tensnt. All sums so paid by Lendlond and all necessury muidents] costs
incurred by Landlord in performting such other asts shall be prysble by Tenant to Landlord within five (5) days after
demand thersfor 8 Additional Rent,

234  Rights and Remedies Cumulative. All rights, options and remedies of Landlord contained ju
this Asticle 23 and elsewhere in this Leaso shall be construed ind held to be cummolative, und no one of thern shall be
exclusive of the ottier, and Landlord shall have the right to pursue any ane or 2li of such remedies or any otber
remedy or telief which may be provided hy law or in equity, whether pr nnt stated in this Lease. Nothing in this
Article 23: shall be deemed to limil or otherwise affect Tepant’s indemnification of Landlord pursuant io any
provision of this Lease.

235  Costs Upos Default and Litigation, Tenant shsll pay to Landlord and its Mortgages as
Additional Rent all the cxpenses incurred by Landlord or its Mongagee in connection with any default by Tenant
h fer or the ise of any remedy by reason of any default by Tenant hereunder, including reasonablo
attorucys’ fees and expenses. 1f Landlord or its Mortgages shall to mede a party to aqy litigstion commenced
agalpst Tenaot or any lifigation periining to this Lease or the Premises, at the option of Landlord mnd/or its
Murigagee, Teaunt, ol ity expeise, shalt provide Laodlord and/or its Mongagee with counsel approved by Landlord
and/or its Mortgegee and:shall pay all costs incurred or paid by Landlord andfor its Mortgegee in connection with
such litigatian,

TICLE 24 -

Lundlord and its employees and agents ahall at all reasonshle times have the right to enter the Prentises 1o
inspect the same, to aupply any service required to be provided by Landlord to Fevant under thig Lease, to exhibit
the Premises o prospective lenders, sppraisers, partners or purchiasers (or during the last year of the Term or during
any defuiilt by Tenant, to prospective-tenants), to post potices of non-reaponsibility, and/or (o alter, fmprave or repair
the Premises or any otber portion of the Building or Property, all without being deemed puilty of or liable for any
breach of Landlord's covenant of quizt enjoyment or any eviction of Tenant, and withou! batement of Rent. In
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exercising such ecnwy rights, Landlord shall endesvor to minimize, to the extent yeasonsbly precticable, the
interference with Tenant’s business, and shall provide Tenaat with reasonable advance notice (oral or written) of
such entry (except in emergency situstions and for scheduled services). For each of the foregoing purposes,
Landlord shal} at 2ll times have and retain & key with which to unlock. all of the doors iz, upon snd about the
Premises, excluding Tenant's vaults and eafes, and Landloed shall bave the means whick Landlord muy deem proper
10 qpen ssid doors in an emergency in order to cbtsin entry to the Premises. Any cotry to the Premises obtsined by
Landlord by anmy of said mcans or otherwise shall not under any circumstances be construed or deemed to be a
forcible or infawfirl enfry into, or a detainnr of, the Premises, or an eviction of Tenant from the Premises or any
portion thereaf, or grounds for any abatement or reduction of Rent and Tandlord shall not heve aoy liability to
Tenan$ for uny damages or loases on sccount of noy such entry by Landlord.

- LORD' ¥

Notwithstanding anything contained in this Lease to the contrary, the obligations of Landiord under thiy
Lease (including us to uny sotual or alleged breach or default by Landlord) do not constitute persona! abligutions of
the individual members, managers, investors, purtners, directors, officers, or shareholdets of Landlord or Landlord's
wemhers ot parmers, and Tenand shalt not secek recourse against thie individual mombers, managers, invesfors,
partners, directors, ofcers, or shareholdera of Landlord or Landlord’s members or purtneri-or any other persons or
eatities having any interest in Landlord, or any of their personal assets for satisfaction of any liability with respect to
this Leage. In sddition, in considerution of the bencfits aceruing hereunder to Tenant and notwithstanding anything
contained in this Lease to the contrary, Tepant hereby covonants and agrees for itself and all of ite successors and
asvigns that the liability of Landlord for its obligetions under this Loase (including any linbilify as a result of zny
actual or dlleged failure, bresch or default hereunder by Landlord), shall be limited saloly to, and Tensat's and its
successors’ and assigns’ solé and exclusive remedy shall be against, Landlord's interest in the Building, and no other
assels of Landlord. The term "Landlord"” as used in this Lease, so far as covenants oc obligations on the part of the
Landlord are concerned, shall be limited to mean and include orly the owner or owners, at the time in question, of
thie fec title 1o, or 8 jessee’s interest in 2 ground lease of, the Property. 1o the event of any transfer or conveyance of
any such title or inferest (other than s transfer for sccurity purposcs only), the transferor shall be sutomatically
retieved. of alf covepants and abiigations o the part of Landlord contained in this Lease. Landlord and Landlord's
munsferses and assignees ghall have the ahsolute right to wansfer all or any porfion of their respective title and
interest in the Premises, the Building, the Property and/or this Lease without the vonsent of Teaant, and such transfer
or subsequent transfer shall not be deemed a violation on Landlord's part of any of the torms and conditions of this
Lense.

ARTICLE 26 - SUBORDINATION

Tenant sccepls this Lease subject and subordinate to any morigage(s), deed(s) of trust, ;ground lasc(s) or
other lien(s) now or subsequently arising upon the Premises; the Building or the Property, and io renewals,
modifications, refinancings and extensions thereof (collectively referred lo us & “Mortgage”), This clause shall bo
self-operative, but no' Ister than ten (10) business days after written request from Landlord or any bolder of a
Morigage (2 "Mortgagee(s)'"), Tenant shall execute a commercially reasonable subordination agreement. As an
altcrnative; a Martgagee shafl have the right at say time 16 subiordinatc its Mortgage fo this Lease. No later than ten
{10) business days after written request by Landlord or any Mortgages, Tenant shall; without charge, attorn to any
succpssor to Landlord's interest in thiy Lense. Tenant herchy waives its rights under sny current or future Law
which gives or purports ta give Tenanl any right to torminate or otherwise adversely affect this Lease and the
obligations of Tenant liecounder in the event of any such foreclosure proceeding or sale. Should Tenant fajl o sign
and return asy such dosurnents within said ten {10) business day pefiod, Tenant shall be i defavlt hereunder.

TICLE 27 - ' ATE

Within fifteen (15) days following Landlord’s written request, Tenant sball execute and deliver to Landlord
an estoppel cestificate, in 8 form substantally similar to the form of Bxhibit F attached hereto. Any such estoppel
certificate delivercd pursuant to this Article 27 may be relied upon by any Mortgagee, beneficiary, purchaser or
prospective purchaser of any portion of the Property, ay well as their assignees. Tenont'e faifure 40 deliver such
estoppel certificate following an additional two (2} business day sure period after notice shall .constitute o defanll
herevnsder, ‘Tenant’s Giliver tn deliver such zertificats within kuch time shall be conclusive upnn Tenant that thix
Lease iv in full force und cffert, wilhout modification except as may be represented by Landluord, that there are no
uocured defitults in Taodlord’s performance, and that not more than one (1) month's Rent has been paid in advance,

TICLE 28 - 18] ON OF PREMI

If Teoant occupies less than 25% of the Building and Lendlord requires the Premises for use by another
tetiant or for other regsons connccied with Landlord's space miahigemedt plans for the Bullding or the Property, then
Landlord shall heve the right, upon aixty (60} days’ prior wrilten notice to Tenant, to relocate the Premisex to other
spave of substantially similar size as the Premises, and witl twosnl laprovewents of substautially similar wgs;
quality and layout a5 then wxisting in the Premises. In the avent of any such relocation, Landlord shall pay for the
cost of providing such eubsiantially similar tenant improvemeats {(but not any fumiture ar personal property), and
Landlord sball reimbusse Teunnt, within thirty (30) days afier Eendlord's receipt of invoices and paid redeipts, tor
the reasonable moving, telephone and dais instsllstion and stationery reprinting costs actually paid for by Tenant in
comeection with such relocation, If Lundlord so relocates Tenant, the lerms and conditions of \bis Lease shull
remain in full force and effect and apply to the new spsce, sxcept that (a) & revised Exhibit A and/er Exhiliit B shall
become part of this Leasc and shall reflect the location of the new space, (b) the Summary sheil be amended to
tnclude and state all correct data as to the new spsce, and (c) such new space shsll thercaiter he deemed 1o be the
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“Premises”. Landlord and Tenant agree to cooperate fully in order to minimize the inconveniénce of Tenant
resulting from such relocation,

LE29- 1

If, in connecting with Landlord's obtaining or entering into sny finsncing or ground lease for any portion of
the Building or Property, the lender or ground lessor shall request modifications to this Loase, Tenant shall, within
thirty (30) days sfter request therefor, execute an amendment to this Lease including such wodifications, provided
such modificutions are reasonable, do not increase the obligations of Tenant herounder, diminish the rights of Tenant
hereunder, or adversely affect the léaschold estate croated hereby or Tenant's rights hereunder, In the ovent of any
default on the part of Landlord, Tenant will give notice by registered or certified mail to any bencficiary of a deed of
trust or Mortgagee covering ke Promises or ground lessor of Landlord whose address shall baye been furnished to
Tenant, and shall offer such heneficiary, Mortgagee or ground lessor a reasonable opportunity to cure the default
(including with respect to any such beneficiary or Mortgagee, time to obtain possession of the Promises, subject to
this Lease snd Tenant's rights hereunder, by power of sale or judicial forcelosure, if such should prove necessary to
effect & cure),

ARTICLE 30 - QUIET ENJOYMENT

Lundlord covenants aod agrees with Tenant that, upon Tenant performing all of the covenanis and
provisions on Tenant's part to be observed and performed wunder this Lease (including payment of Rent hereunder),
Tenant shall have the right lo use and occupy tho Premises in socordance with and subject to the terms and
conditions of this Lease as against all persons claiming by, through or under Landlord. This covenant shall be
binding upon Landlord and its successors only during its or iheir respective periods of ownership of (he Building.

14 - OUS FRO

31,1  Broker. Tenant represenis that it has not had uny dealings witl any real estate broker, finder or
intermediary with respect to this Lease, other than the Brokers specified in the Summary. Tenant shall indemnify,
protect, defend (by 1 hly approved in writing by Landlord) and hold Landiord harmless from and
agnimd any and all claims, judgments, suils, causes of action, damagos, losses, Tinbilities and expensés (including
altomeys’ fees wnd court costy) resulting from any bresch by Tenant of the foregoing representation, inoluding,
without limitation, any cluims that may be asserted againsi Landlord by any broker, agent or {inder undisclosed by
Tenant herein, Landlord shall indemnify, protect, and hold Tenant harmless from snd against any snd all claims,
judgments, suits, causes of action, damages, Icases, liabilities and expensey (including attorneys' fees and court
costs) resulting from any other brokers claiming to have represented Landlord in connection with this Lease. The
foregoing indemnities shall survive the expiration or earlier termination of this Lease, Landiord shall pay to the
Brokers the brokerage fee, if any, pursuant 1o a scparate written agreement between Landlord and Brokers.

312  Govermimg Law. This Lease shall be goverued by, and construed pursuant to, the laws of the
state in which the Building is located. Venue for any litigation between the perfics hercto concerning this Léase of
the occupanoy of the Premises shall be initisted in the county in which the Premises are locsted, Tenant shall
comply with all governmental and quasi-governmental laws, ordinances and regulations applicable to the Building,
Property and/or the Premises, und all rules and regulitions adopted pursuant thertto and efl covenants, conditions
and restriotions upplicable to and/or of record gainst the Building, Property and/or the Site (individually, a “Law"
and colleetively, the “Laws”), Landlord and Tenant desire and intend that any disputes arising between them with
respect to or in connection with this Lease be subject to expeditious resolution in & cowrt trial without a jury.
Consequently, Landlord and Tepant each herehy waives the right to trial by jury of any cawse of action, claim,
counterclaim or cross compluint in any sction, procceding or other hearing brought either by Landlord against
Tenant, or by Tenant sgsinst Landlord, on any matter whatever arising out of, or in any way connected with, this
Lease, the relationship of Landlord und Tenant, Tenant's uie or occupancy of the Prémises, nny elaim of injury or
damige, sod the enforcement of uny remedy under nny law, statute and regulation, emergency or otherwise, now or
bersafier in effect; provided, however, the foregomg waiver ghall not apply fo any sction for personal injury or
property damage.  This waiver is knowingly, intentionally, and voluntarily mads hy ench nf parties hareto and each
party scknowledges to the other thal neither the other party nor any person aching on its respective behalf has made
nny representationa 1o indiice thic waiver of trinl by jury or in any way to. modify or nullify its offect. The parties
acknowledge that they have read and understand the meaning and ramifications of this waiver provision mnd hiave
elected ssme of (heir own frec-will,

31,3 Successors aud Assigms. Subject to the provisioos of Asticle 25 above, and extept ss otherwise
provided in this Lease, all of the covenants, conditions and provisions of this Lease shall be binding upon, and shali
inure to the benefit of, the parties hereto and their respective heirs, personal representatives and permitted successors
and aysigns; provided, Boweover, o rights shall inure 1o the benufit of any Trunsferce vf Tewmnt unless thy Tyansfe
ta such Transferce is made in complinnce with the provisions of Article 20, and no options or ather rights which are
expresgly mude persoval 1o the tiginal Teuaat hereunder or in any rider attached hereto shall be assignable to or
exertisable by anyooe other than the original Tenant under this Lease.

314  No Merges. The voluniary or ather surrender of this Lease by Tenant or a mutual (crmination
thorcof shall mot work as s merger and shall, at the option of Landlord, either (s) terminate all or any existing
subloasen, or () operaic 4 an assignment to Landlord of Tenant’s interest under any er all such subleases.

315  Professionai Fees. If either Landlord or Tenant should bring suit (or alternnte dispute resotution

proceedings) apainst the other with respect to this Lease, including for unlawful detainer, forcible eniry and detainer,
or any other refief againgt the other hereunder, then all costs and expensca incurred by the prevailing party therein
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(including, withput limitation, its actual appraisers’, accountants’, astorneys’ end other professional fees, expensos
ond cowrt costs), shiall be paid by the other party, including any and all costs incurred in enforcing, perfecting and
exccuting such judgruent and all reasonable costs and attorneys’ fees associated with any eppeal.

31,6  Waiver, The waiver by either party of any breach by the other party of uny tem, covenent or
condition herein contained shall not be deemed to he a waiver of any subsequent breach of the sarne or any other
term, covenant and condition hercin contained, nor shall any custom or practics which tway become cstsblished
between the parties in the administration of the terms hereof be deemed a waiver of, or in any way sfféet, the right
of any party to insist upon the performance by the other in strict secordance with said terms. No waiver of any
defaull of either party hereunder shall be implied from any scceplance by Landlord or delivery by Tenant (as the
casz may be) of any Rent or other payments due héreunder or any omission by the non-d:f‘m]l.ln; party to lake nn:-'
aetion on account of such defsult if such default persista or is repeated, und no express waiver shall affect defaulty
other than as specified in said wsiver.

3177  Terme and Headings. The words *‘Landlord" and *Tenant™ as used herein shall include the
plural as well ag the singular. Words used in any gender include other genders. The Article and Section headings of
this Lease ire nol & part of this Lease and shull have no effect upon the construction or inlerpretation of any part
hereof. Any dsletion of lingusge from this Lease prior ta its execution by Landlord and Tenant shall not be
construed to saise amy presumption, canoo of construction or implication, including, without limitativn, any
implication that the partes intended thereby lo state the converse of the delefed language: The partice hereto
scknowledge and agree that each has participated in the negotiation and drafiing of this Lease; therefore, in the event
of an ambiguity in, or dispute reganding ths interpretation of, this Lease, the interpretation of this Leuso shall got be
resolved by any rule of interpretation providing for interpretstion against the party who caused the uncertainty to
cxist ot against the drafistman.

3.8 Time. Time is of the essence with respect to. performunce of every provision of this Lease in
which time or perforrance is a factor.

319  Bnsiness Day. A “busipess day” is Manday through Friday, excluding holidays observed by the
United States Postal Service and reference 1o 5:00 p.m. is to the time zone of the recipient. Whenever action must
be taken (including the giving of netice or the delivery of documents) under this Lease duting & certain period of
time (or by a particular date) thet ends (or occurs) on a non-business day, then such period {or date) shall be
txtended until the immediately following business day.

31,10 Payments and Notices, All Rent and other sums payable by Tenant to Landlord hereunder shsll
be paid to Landlord al the sddress designated in the Summary, or to such other persons and/or at such other places as
Landlord may hereafter designate in writing. Any notice required or permilted to be given hereunder must be in
writing and may be given by personal delivery (including delivery by mationally recogrized overnight counier or
express mailing serviee), or by registered or certified mail, postuge prepaid, return receip! requested, addressed to
Tenant st the address(es) designated in the Summary, or to Landlord st the address(es) designaied in the Summary.
Either party may, by written notice to the other, specify a different address for notice purposes. Notice given in the
forepoing manner shull be deemed given (i) upon confirmed transmission if seas by facsimile tranamission, provided
such transmission is prior te 5:00 p.m: ob a businesg day (if such transmiesion ia afier 5:00 pam. on a business day or
is on a non-business day, such notice will be deemed given on the following business day), fii) when actuslly:
received or refuscd by the party to whom sent if delivered by & carrier or personally served or (iti) if mailed, on the
day of actual delivery or refusal as shown by the certified mail return reseipt or the expiration of theee (3) business
days afier the day of mailing, whichever first occurs.

3111 Prior Agreements; Amendimenis. This Lease, includisg the Summary and all Exhibits aftached:
hereto; contains dll of the covenants, provisions, agreements, conditions aud understandings between Landlord and
Téeuant concerning the Premises and any othier matier covered of mentianed in this Lease, and no prior agrecmient or
understanding, oral or written, express or implicd, peraining to the Premises or any such other matter shall be
effective for any purpose. No provision of this Lrase may be amended or added to except by an agreement in
writing signed by the partios bareto or their egpective successors in intereit. The.parties acknowlodge that all prior
agreements, Tepresentations and negotistions are decmed superseded by the exccutlon of this Lease {0 the extent
they arz ot expressly incorporated berein,

31,12 Separabllity. The invulidity or unenforceability of uny provision of this Lease shall in oo wey
affect, impeir or invalidate any other pravision hereof, end such otber provisions aball remain valid and in full force
and effect to the fullest extent permitted by faw.

31.J3 Recording. Neither Landlord nor Tenant shall record this Lease or a short form memomndum of
this L eage.

31.14  Accord und Satiafaction. No payment by Tenant or receipt by Landlord of a [easer amount than
the Rent payment hercin stipulated shall he deemed o be other than on account of the Rent, nor shall any
endar or t on any check or any letter sccompatiying any check ar payment as Reot be deemed an
accord and sstisfection, and Landlord may accept such chieck or payment without prejudice fo Landlord’s right to
recover the balance of such Rent or pursue any other remedy provided in this Lease. Tenant ugrees that such of the
foregoing covennnts and agreements shall be applicable to any covenant or agreemont cither cxptessly contained in
this Lease or imposed by any statute or al common law,

3115 Fingncial Statements. Upon fiftecn (15) days prior written request from Landlord (which
Landlord may make at any time during the Term including io connection with Tenznt’s exercise of any Opfion in
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this Lease, but ng oore oftent that two (2) Simes in any calendar year, other than in the event of a defanlt by Tenant
tluring such calender year or the exercise of any Optian in such calendar year, whea such limilation shail not apply),
Tenant shall deliver to Landlord for review by Landlord and by Landlord's sccountants, investors and prospective
purchasers and lenders: () a cwrent financial staterment (including income statement, bilance sheet, statement of
cash flows) of Tenant and any guarantor of this Lease, and (b) financial statements (including income statements,
balance gheets, statzment of cash flows) of Tenant and such guarantor for the two (2} years prior tg the current
financia] stafement year. Such sistements shall be prepared in secordance with gonerally acceptable accounting
principles and certified as true in all material Tespects by Tenant (if Tensant is an individual) or by un suthorized
officer, member/manager or general partner of Tenant (i Tenant it & corporation, limited liability company or
partoership, respectively),

31,16 No Partnership. Landlord does not, in any way or for any putpose, becoms a parter of Tonunt
lu the conduct of its business, or otherwise, or joint venture vr 4 member of a joint snterprise with Tenant by reason
of this Lease.

31.17 Foree Majeure, If cither party hereto shall be delayed or hindered in or prevented from the
performance of any sct required hereunder by reason of strikes, lock-outs, labor troubles, inability to procure
materials, failure of power. governmental moratorium or other governmental action or insction (including, without
fimitatlon; failure, refusal or delay in issuing permits, approvals and/or nuthorizations), injunction or count order,
riots, insurrection, war, terrorism, bioterrorism, fire, carthquake, inclement weather including rain, flood or otbeér
niatiral disaster or other reason of 8 like nature not the fault of the party delaying in performing work or doing acts
required under the terms of this Lease (but excluding delays due to financin) inability) (herein collectively, “Foree
Mujeure Delay(s)™), then porformance of such sct ahall be excused for the period of the delay and the period for the
performance of any such act shall be extended for a period equivalest o the period of such Force Majeure Delay.
The provisions of this Section 31,17 shall not npply to nor operate to excuse Tenant from the payment of Monthly
Base Reat, or sy Additional Rent or any other payments strictly in sccordance with the terms of this Lease.

3148 Counterparts. This Lease may he excouted in one or more counterpurty, cech of -which shall
constitute an griginal and all of which shall be ope and the same agreement.

31.19  Nnndisclosure of Lease Terms, Tenant scknowledges and agrees that the termna of this Lease are
confidentidl and constitute propristary information of Landlord. Disclosure of the terms. conld adversely affect the
ability of Landlord to negotists other leascs and impair Landlord's relstionship with other tenants, Accordingly,
Tenant agrees thet it, and jts partners, pfficers, directors, sharcholderi, members, managery, employees, ugeits and
attomeys, uoless required to do so pursuant to the Washington Priblic Records Act, R.C.W, 42.56 ¢f seq., or any
successar statute, sball not intentionally and voluntarily disclose the terms and conditions of this Lease fo any
newspaper dr other publication or any other tenant or appurent prospective tenant of the Building or othor portion of
the Property, or real estate agent, either directly or indirectly, without the prior written congent of Landlord,
provided, however, that Tenant may-disclose the (erms to prospective sublenants or assignees under this Lease,

3120 No Opton. The submission of this Loese for examinstion or execution by Temant does not
constitute o reservation of or sption for e Premises and this Lease shall aot become éfctive as a Ledse gntil the:
final leasc has been approved by any and all Mortgeges(s) and it has been execnted by Lasdlord snd delivered to
Tengal,

31,21 OFAC. Tépant certifies, represents, Wirrants and covenents that:
1t is not acting and will not act, dircetly or indirectly, for or o behalf of any of the following:

a. Any pemson, group, entity, or aation named by any Executive Order or the United Statey
Tressury Departoent a3 & tezrorist;

b. Any "Specially Designated Nationsl"” or “Blocked Person™ us designated pursuani to any
law, vrder; rule, vr regulation that iy enfi 1 o whndoistered by (e Uniied Statey Guveriineat o iy of ita
departments or agencies; or

€. Any other banued or blocked person, entity, nation or rsnsaction pursusnt fo any law,
order, rule, or regulation that is enforced or sdministered by the Office of Foreign Asscts Control; and

d It is not engaged in this transaction, directly or indirectly on behalf of, or instigating or
facilitating this transaction, directly or indirectly on behalf of; any such person, group, entity or natinn.

3122 Optlons and Rights in Genersl. Aay option {each an “Opton” and collectively, the “Options™),
including withoyt limitation, any option to exiend, option to torminate, option to expand, right to lease, right of first
offer, and/or right of first refusal, granied to Tenant 18 personal 2o the original Tenant executing this Lease or a
Pemiitied Transferce and may be exertised only by the vriginal Tenant executing this Lease while nccupying the
entire Premises and without the intent of thereafior assigning this Lease or subletigg the Premiscs or a Permitted
Transferce and may not be exercised or be sasigned, voluntarily or iovoluniarily, by any person or entity other than
the original Tenant oxscuiing this Lease or a Permitted Trunsferee. The Options, if any, granled to Tenant under this
Leage are not asslgnable separate and apart from this Lease, nor may any Option be separated from this Lease in any
manner, either by reservation or otherwise. Tenant will have no right to exercise any Option, notwithstunding any
provision of the grant of opiion to the conttary, and Tenant’s exercise of any Uption msy be nullificd by Landloed
and deemed of no firther force or cffect, if (i) Tepant is in default under the terms of this Lease (o if Tenant would
be in such default under this Lease but for the passage of time or the giving of notice, or both) as of Tenant’s
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exercise of the Option in guestion or of any time =fter the exerciso of any such Option end prior to the
commencement of the Option event, (i) Temut has sublet all or more then fifty percent (50%) of the Premises
excepl pursuant 1o & Permitted Transfer, or (i) Landlord has given Tenant two (2) or more ootices of defaulr,
whether or not such defaults are subsequently cured, during any twelve {12) consecutive month period of this Lease,
or (iv) if in Landlord’s determingtion Tenant's financial condition is not equal to or greater than Tepant’s financial
condition as reported by Tensnt to Landlord in connection with and #s of the exscution date of this Lease by Tenant,
Each Option granted to Tenant, if any, is hereby deemed an economic term which Landord, in its sole and absolite
discretion, may or may not offer in conjunction with any future extensions of the Term.

3123  Non-Discrimination. Lundlord shall not discriminate on the busis of racé, color, marital starus,
nations] arigin, religious affiliation, disability, sexusl orientation, gender identity or uprmlnn or age except by
minimum age and refirement provisions, unléss besed upen a bons fde occupationsl qualificetion, in the
employment or spplication for employment or in the sdministration. or delivery of services or any other benofits
under King County Code Ch, 12.16.125, Landlord shall comply fully with ail spplicable federal, stute und logal
laws, ordinances, executive ordery and regulations that prohibit such discrimination. These laws include, but are not
limited to, l:hnput@ﬁowed&dc of Washingion, and Titles VI and VII of the Civil Rights Act of 1964, Any
violation of this provision shall be ¢onsidered a default of this Lease and ghall be grounds for cancellation,
termination, or gusponsion, in whale or in part, of the Lease and may result in ineligibility for further agrecments
wilk King County.

[NO FURTHER TEXT ON THIS PAGE; SIGNATURES ON FOLLOWING PAGE])
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IN WITNESS WHEREQF, Landiord and ‘Teniant have coused this $.eass to'be eaccuied the date first sbove written.
Tenant:

KING COUNTY,
7 paliticat muibdivision of the State of Washington

By:
Nogme:
Tide:

APPROVED AS TO FORM:

By
Chis Leopold
Senior Deputy Prosccuting Attorney
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ACKNOWLEDGMENT

State of b3

County of ¥
On 2017, before me,

(insert name and title of the potary abave)
notary publie, personally sppeared , who proved to who
proved [0 me on the basis of satisfactory evidence to be the parson(s) whose name(s) is/are subscribed to the within
instrurnent and acknowledged to me that he/she/they executed the yame in hisher/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(s)
soted, executed the instrument. _

I certify under PENALTY OF PERTURY under the laws of the State of that fhe: forcgoing
paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)

[SIGNATURES CONTINUEDR ON FOLLOWING PAGE]
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Landlord:
LBA RV-COMPANY TI, LF,
4 Delaware limited partnership
By:  LBAFund V GPII, LLC,

a Delaware limited lishility company

its General Partner

B 2 !

Nume;

Tile:—— PRIFA Belling

Autharized Signadory
g
For LBA Office Use Only: Prepared & Reviewed by IS
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A notary public or other officer completing this
cerfificate verifies only the identity of the individual
who signed (he document to which this certificate is

attached, and not tho truthfulness, aceuracy, or validity
of that dooument.

STATE OF CALIFORNIA ;
-

COUNTY OF _Q[ﬂﬁ%’i- b :
on Otk 10 aoi7vememe, Nata C. O

(insert nume and title of the officer),

personally sppeared H’]I‘ A ¥ Bcuil\f{ , who proved to me on the basis of
satisfactory evidence to be the person(ky whose namefs) ivbeg subscribed to the within instrument and
acknowledged to me that he/she/they cxecuted the same in his/hen/their authorized capacity(deg), and that by
his/heriheir signature(y) on the instrument the pmh‘, or the entity upon behatf of which the pmqund,
executed the instrament.

I certify under PENALTY OF PERJURY under the laws of the State of California that the ﬁ:regning-pmmhfh_
true and correct.

WITNESS my hand and'dfficinl seal,

NADIA C. ONG
Notary Publle - California

Signature: Otangs County
: Commission # 2154601 =
Comm.

[Seal]
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WORK LETTER
IALLOWANCE]

i. TENANT IMPROVEMENTS, As used in the Lease and this Work Lettor, the term *Tenant
Improvements” or “Tenant lmpruvemenl Work" means those items of general tenant improvement construstion:
sliown on the Final Plans (described in Section 4 below), more particulasly descoribad in Section 5 below.

WORK SCHEDULF, Within a reasonuble period of fime after tho exeeotion of this Lease, Landlord will
ﬁclivu- to Tenant, for Tenant's review and approval, o schedule (“Work Schedule™ which will set forth the
timetable for the planning and completion of the installation of the Tenant Improvements and the Commencement
Date of the Lewi¢, The Work Schedule will set forth cach of the various items of work to be done or approval to be
given by Landlord and Teosnt in connection with the completion of the Tenant Improvements. The Work Schedule
will be submitted to Tenant for its approval, which approval Tenunt agrees nol to unceasonably withhold, uod, once
approved by both Landlord and Teoant, the Work Schedule will become the bagis for completing the Tenant
Improvements. All plans sl drawings required by this Work Letter and all work performed pursuant thereto are to
be prepured and performed in accordance with the Work Schednle. Landlord may, from time fo time during
construction of (ke Teoan) Improyements, modify the Work Schedule ss Landlord reasonably decms appropriate. If
Tenanl fails to approve the Work Schedule, as it may be modified after discussions hetween Landlord aod Tenant
within five (5) husiness days sfter the date the Work Schedule is frat reeived by Tenant, the Work Schedule shall
be deemed to be approved by Tenant a3 submitted or Landiord may, ot its option, terminate the Lease upon written
wotice’to Tenant,

; RUCT] EPRE ES.  Landlord hereby appumu the Tollowing person(s) as
Landlofd's rn-presm'l.nuw {"I.l.ndlm‘d'l Repreumﬂve“) 10 aet for Landlord in all matters covered by this Work
Letter: Hob Kubichek,

Tenant hereby appoints the following personds) as Tenant’s represcatative (“Tenant’s Representative™) ta act for
Tenant in all matters covered by this Work Letter; David Millar. All communications with respect to the matters
covered by this Work Letter are to be made to Landlosd’s Reprosentative or Tenant's Representative, us the case
may be, in writing in compliance with the notice provisions.of the Leose, Either party may change its representative
under this Work Letter at any time by written notice to the other party in compliance with the notice provisions of
the Lease,

4. TENANT IMPROVEMENT PLAKS,

(a) Preparativn of Space Plans. In accocdmnce with the Work: Schedule, Tegant sgreca to meet with
Landlord's archiiect and/or space planner tor the purpose of promptly prepacing preliminary spece plans for the
layout, of tho Premises (“Space Plana™): The Space Plans are to be sufficient to convey the architecturl degign of
the Premises und Inyout of the Tenzat Improvemenis therein and arc to be submitted to Landlord in accardance with
the Work Stliedule for Landlord’s approval. 1f Landlord reasonably disapproves any aspect of the Space Plans,
Landlord will advias Tenant in writing of such disapproval and the reasons therefor in accardance with the Work
Schiedule. Tenant wilt thes submit 4o Landlogd for Landlord’s approval, in sccordance with the Work Scheduls, a
redesign of the Space Plans incorporating thic tevisions reasonably required by Landlord.

(1)} Preparstion of Fina) Plsns. Based on the approved Space Plans, and in accordance with the Work
Schedule, at Landlord’s election, Landlord’s architsct will prepare complete construction documents, drawings and
specifications and complels enginecred mechanical, strictural and electrical working drawings Tor all of the Tenant
Improvements for the Premises (collectively, the “Finul Plans”). The Final Plans will be submitted to Teount for
signature to confirm that they are consistent with the Spuce Plans, If Tenant reasonably disapproves any aspect of
the Final Plans bused on any inconsistency with the Spaco Plans, Tenant ngrost to ndvise Landlord in writing of
such disapproval and the zeesons therefor within the: time frame set forth in the Work Schedule, ‘In accordance with
the Wark Schedule, Landlord will, suhject to Sention 4(c) helow, then cause Landlord’s architect to redesign the
Finul Plans incorporating the revisions reasonsbly requested by Tenant so as to make the Final Plans consistent with
the Space Plana.

() Requirements of Tenant's Final Plans, Landlord will not unressonably withhold its consent (o changes
in the Final Plans proposed by Tenant provided the Final Plans, as revised, will: (i) be compatiblo with-the Building
shell and with the design, construction and equipment of the Building; (ii) be comprised of the Building stsndards
et forth In the written description therzof (the “Standurds™) or of st least egual quulity ux ie Staudards and
approved by Landlord; (iii) comply with all applicable Laws, ordinances, rules and regulations of all governmantal
asthorities huving jusisdiction, wod wll spplicalle luwasce regulutions; (iv) not require Building secvice beyond the
level normally provided to other tenants in the Building and will not overload the Building floors; and (v) beof a
nature and quality consistent with the overall objectives of Landlord for the Building, as determined by Landlotd in
ils reasonable but subjective discretion.

@ Submittal of Final Plans. Once spproved by Landlord and Tenani; at Landlord’s slection, Landlord’s
archilect will submif the Final Plans to the appropriate gov:mment.al agencies for plan checking and the issuance of
u building permit. Landlord's architect, with Tenant's cooperation, will make sny changes to the Final Plans which
are roquested by the spplicable governmental nuthorities to abtain the building permit. After approval of the Final
Plans no further changes may he made withont the prior written approyal of buth Landlord and Tenant, and then
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only after agreement by T=oant to pay any costs resulting from the design and/or construction of such changes in
excess of the Allowance. Tenant hereby acknowledges that any such changes will be subject to the terms of
Sections 7 and 8 below. Landlori’s approval of the Final Plans shall create no liability or responsibility on the part
of Landlord for the completeness of tuch plans or their design sufficiency or compliance with Laws.

(e) Chunges to Shell of Bullding. If the Final Plans or eny amendment theecofl or supplement thereto shall
require changes in the Building shell, the increased cost of the Building shell work caused by such changes will be
paid far by Tenant or charged ngainst the “Allowance” described in Section § below.,

U] Work Cost Estimate and Stat t. Prior to the commencement of construction of any of the Tenant
Improvements shown on the Final Plans, Landlord will submit to Tenaat » wntien estimate of the cost (the “Work
Cost”) to complete the Teniot Improvement Work, which written estimate will be based on the Final Plans taking
into account any modifications which may be required to reflect changes in the Final Plans required by the City or
County in which ths Premises are located, which ghall include 2 construction schedule of values and subcontractor
cost detail (the "Work Cost Estimate™). Tenant will either approve the Work Cost Bstimate or disapprove specific
ftems and submit to Landlord revisions to the Final Plans to reflect deletions of and/or substitutions for such
disapproved items. Submixsion and approval of the Work Cost Estimate will procged in sccardance with the Work
Schedule, Upon Tenant’s approval of the Work Cost Estimate (such epproved Work Cost Estimate to be hereitufier
known as the “Waork Cost Statement™), Landlord will have the right to purchuse materials and to commence the
coustruction of the items included in the Work Cost Statement porsuant to Section § hiereof If the totel costs
reflected in the Work Cost Statement oxceed the: Allowance described in Section 5 below, Tennnt sgrees to pay suoch
exoess, a¢ Additional Rent, within thirty (30) days afer Tenant’s approval of the Work Cost Hstimate, provided that
Tenant will be given the opportunity to review and spproye a construction schedule of volues and subcontractor cost
detdil for costs in excess of the Allowance., Throughout the course of construction, ady differenced hetween the
estimated Work Cost in the Work Cost Statement and the actual Work Coat will be delermined by: Landlord, and
Tenant agrees lo pay such excess, as Additional Rent, within thirty (30) days after the occurrence of such additional
cosls.

S

{a) Allowsnce. Landlord hersby grants to Tenant en Allowance as referenced in the Summary (the
“Allowadce"). The Allowance is to be used only for:

i Payment of the cost of prepiring the Spsce Plans angd the Finnl Plans, including mechanical,
electrical, plumbing end structural drawings and of all other agpects necessary to complete the Fing! Plans. The
Allowance will not be used for tho payment of exiraordinary design work ot consistent with the scope of e
Stendards (.., sbove-standard design work) or for puyrnents to any other consuliants, designers or architects other
than Landlord’s architect, enginears and consultants,

(it} The payment of plan check, permit and licensc fees relating to construction of the' Tenant
improvements.

(iit) Construction of the Tenant [mprovements, including, without limitation, the follawing;

(az)  Inatallation within the Premiscs of all partitioning, doors, floor coverings, ceilings, wall
caverings and painting, millwork and similar items;

(bb)  All clectrical wiring, lighting fixtures, outlcts and swiiches, and other electrical work
necesgary for the Premises;

{cc} The furnishing and installation of a1l duct work, terminaf hoxes, diffusers and: accessories
necessary for the heating, ventilation and air conditioning systems within, the Premises, including the cost
of meter and key contro! for after-hour air conditioning;

(4d)  Any addilional improvements te the Premises required for Tenant’s use of the Premises
ineluding, but net limited to, odor contol, special benting, ventilation. and aiv rendititning, noise or
vibration control or other special systoms or improvements;

(2¢)  All fire and life saféty control systems such as fire walls, sprinklers, balon, fire alarms,
including piping, wiring and accessorics, necessary for the Premiscs;

[tis) All plumbing, fixtures, pipes and accesaories necessary for the Premises:

{es) Testing and inspection costs;

(hh) Fees for the gencral contractor inctuding, but not limited to, fees and costs sitribulable to
genieral conditions associated with the construction of the Tepant Improvements, which shall be limited to
twenty percent (20%) of direct construction costs; and

(i} Landlord's conatruction managemen! fee of five percent (%) of te total casts of the
‘Tenant Improvements.

[¢:] Excess Costs. The cost of each item referenced in Section 5(a) above shall be charged against the
Allowasnce. If the Work Cost exceeds the Allowance, Tenant agrees to pay to Landlord such excess including the
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feo for Landlord's contractor and Landlord's stendard five perceat {5%) fe¢ for the construction menager associated
with the supervision of such excess work withia thirty (30) days after invoice thercfor (Izss any sums previously
paid by Tenant for such excess pursuant to the Work Cost Estimate). In oo event will the Allowasce be used to pay
for Tenant's furniture, ertifacts, equipment, telephone systems or any oiher itein of personal property which s not
affixed 10 the Premises.

() Changes. If, aftcr the Final Plans have been prepared and the Work Cost Statement has been catablished,
Tenank requires any changes or substitutions to the Final Plans, any additional costs eelated therefo ingluding the fee
for Landlord’s contractor and Landlord's standard five percent (5%) fee for the construction munpger essociated
with the supervision of such chenges or substitutions are 1o be paid by Tenant to Landiord within thirty (30) days
after invoice therefor. Any changes to the Final Plans will be approved by Landlord unid Tenant in the menger set
forth it Section 4 above and will, if necessary, require the Work Cost Statemont to be revised and agreed upon
between Landlord and Tenant in the manner set forth in Section 4(f) sbove. Landlord will have the right to decline
Tenant’s request for a change to the Pindl Plans if such changes sre incopsistest with the provisions of Section 4
above, or if the change would unteasonably délay construction of the Tenant Improvements and the Commencement
Date of the Lease.

(d) Governmenta) Cast Incresses. If increases in the cast of the Tenant Improvements as set forth in the
Work Cost Statemeat ar¢ due to requirements of any governmental agency, Tenant agrees to pay Landlord the
amount of such increase including the foe for Landlord's contractor and. Landlord's standard five percent (5%) fee
for 1he construction manager associated with the supervision of such additional work within thirty (307 days of
Landlord’s written nofice; provided, hawever, that Landlurd will first apply towerd any such incronse any remaining
balance of the Allowance.

{e) Unused Ailowance Amounts. Any wnused portion of the Allowance upon completion of the Tenpant
Improvements will not be refunded to Tenant or be available to Tenant ns a credit against any cbligations of Tenant
under the Lease unless Teoant has paid for excess costs as described in Sections 5(k), S(c) or 5(d), in which casc the
unused Allowance may be applied toward snch excess cost amounts and paid 1o Tenant.

6. CONSTRUCTION OF TENANT IMPROVEMENTS. Until Tenant approves the Final Plans and Werk
Cost Statement, Landlord will be under no obligation to cause the construction of any of the Tenant Improvements.

Pollowing Tenant’s approval of the Work Cost Staternent described in Section 4(f) ahove and wpon Tenant'’s

payment of the total amount by which such Wotk Cost Stotement exceeds the: Allowance, if any, Landlord's
contractor will commence and diligently proceed with the coostruction of ‘the Tenant Improvements, subject to
Tenant Dolays (us described it Section 8 below) #nd Foree Mujeare Delays (as described in Section 9 below).
Landlord agrees io cause, and to require all contractors and subcontractors performing the Temant Improvement
Waork to causc, alf laburers, workers and mechanics (as such terms arc defined in Chapter 39.12 of the Revised Code
of Washington) performing the work 10 be paid the prevailing tate of wages (ss defined in Chapter 39.12 of the
Revised Code of Washington).

(a) Commencement Date, Tha Term of the Leass will commence on the date (the “Commencement Date')
which is the carlier oft (i) May [, 2018; or (ii} the date the Tenant Fmprovements have been “Substantially
Cotrpleted” (as defincd trelaw); provided, however, that if substatitiel compietion of the Teant Improvements is
delayed a9 a result of any Tenant Delays described in Section 8 bélow, then the Commencement Date as would
otherwise have been established pursuant to this Section 7(s){ii) will be accelerated by the number of days of such
Tenant Delays.

(b) Substantial Completion; Punch-List. For purposes of Section 7(a){ii) above, the Tenant Tmprovements
will be deemed to be “Substantially Completed” when Landlord: (&) is able to provide Tenant with reasonable
access to the Premises; (b) bas substaotially performed all of the Tenmnt Improvement Work required to be
performed by Landlord under thin Work Letier, other than minor “punch-list” type items and adjustments which do
not muicrially inter{ore with: Tenant's access to or use of the Promiscs; and (¢) Landlord has obiained a tetopotary
certificate of accupancy (or jurisdictional equivalent) permiltibg occupancy of the Premises by Tenant, Within ten
(10) days after dslivery of the Premises to: Tenant, Tonont and Tandlord will conduct o walk-through inspection of
the Promises and prepare 2 written punch-fist specifying those punch-list itens which require completion, which
items Lapdlord will thereafter diligently complete within thirty (30) days.

(¢} Delivery uf Possession. Landlord agrees to deliver possession of the Premises to Tenant when the Tenant
Improvements bave been substontially completed in accordance with Section (b) above. The parties estimate that
Landlord will deliver posscssion of the Premises to Tenant and the Term will commence on or before the Estimated
Commencement Date et forth in Section 1.6 of the Summary. Lundlord agrees Lo use its commercially reasamable
efforts to cause the Premises to be substantially completed on or before the Estimated Commencement Date. Tenant
sgrees thit if Landlord is uneblé Jo deliver possession of the Premises to Tenant on of prici t the Estimated
Commencemeat Date specified in Section 1.6 of the Summary, the Lease will not be void or voidable, nor will
Landlord be lisble to Tenant for any loss or damage resulting therefrotm,

B. TENANT DELAYS. For purposce of this Work Letter, “Tepant Dclays" mesns any delay in the
completion of the Terant Improvements zesalting from any or all of the following: (a) Tenant’s failure to timely
perform any of ils obligations pursuani to this Work Letter, including any failure to complete, on or before the due
date therefor, any action item which is Tenant's rosponsibility pursuant to the Work Schedule delivered by Landlord
1o Tenant pursuant to this Work Letter; (b) Tenant’s changes to Space Plins or Final Plans after Landiord’s approva!
thercof; (c) Tenant's request for malerials, finishes, or instaffaons whick arc nof rcedily available or which are
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incompatible with the Standards; (d) any delay of Tepant tn making payment to Landlord for Tenunt's share of the
Work Cost beyond the dendlines provided in (his Work Letter, provided that such deadlines shall not begin to run
until Landlord provides the requited cost documentation; or (¢) any other act or fuilure to act by Tenant, Tenant's
employees, agents, architects, independeont contractors, consultanty sand/or any other person performing or required
to perforn services on behalf of Tenan!,

For purposes of this Work Letter, “Force Majeure Delays™ means any

& FORCE MAJEURE DELAYS.
actual delay in the construction of the Tenant Improvements, which 1s beyond the reasonable control of Landlord or
Tenant, e the case may be, as described in Section 31,17 of the Standard Provigions.
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EXHIBIT D
NOTICE OF LEASE TERM DATES
Datee .,
T
Re:  [Lease (describe ledse title) ] dated s ("Lease™) by and between
o8 (“Landlord™), and L8
e {*Tenant™); for the premises commonly known as
{“Premikes”).
Dear
Ifnccordance with the sbove-referenced Lease, we wish fo adviss snd/or confirm s follows:
é That Tenant hag accepted and {xin possessi ;Ima?mimmduknbwledgu the folloving:
. Term of the Lease:
. Commencement Date:
. Expiration Date:
. Rentable Square Feot:
. Tenant'e Percentage of Building:

. That in accordance with the Lease, rental payments have commenced on - _ and'rent is:
-payable in sccordance with the following schedule: '

Months Monthly Base Rent

i Rent |5 due and payuble 15 advimee ofi fis first day of cach and évery month during the Term of the Lease.
Yoir rent checks ahould be mude paysblé t:

ACCEPTED AND AGREED

TENANT: LANDLORD:
By: f’l’!

Print Name: Print Name:
Tts: Tis!
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EXHIBITE

RULES AND REGULATIONS

1. Tenam shall nof place anything or allow anything to be placed near tbe glass of any window, door,. partition
or wall which may appear unsightly from outside the Premiscs. No awnings of other projection shall:be attached to
the outsidc walls of the Building without the prer written consent of Landlord. Ne carains, blinds, shades or
sereeny shall be attached to or hung i, or osed in connection with, any window or deor of the Premises, other than
Building standard materials, without the prior written consent of Landiord,

2h Tenant shafl not obsoruct sny sidewslks, halls, passages, exity, entrances, elevators, esealators or stairways
of the Building. The halls, passages, exits, entrances, slevators, escalstars and stairways are not for the genersl
public, and Landlord shall in all caves setain the right {o control and prevent acvess thereto of all persons whose
presence in the reasonable judgment of Landlord would be prejudicial: to the safety, character, reputation and
interests of the Building; provided, that nothing herein contained shall be construed 1o prevent such access to
persons with whom any tenant normally deals in the ordinary course of its business, unless such persons are engaged
in illegal activities. Tenant and no employee, invitee, sgent, Heensee of contractor of Tenant shall go upon. or ba
catitled to use any portion of the roof of the Building without the prior written consent of Landlord.

3 Tenant ahall noi cause any unnecessaty janitorial 1abor by careleasness or indifference io the good order
and cleanlinéss of the Premises. Landlord shell notin any way be responsible o Tenam for loss of praperty on the
Premises, however acourring, of for any damage to Tenant’s property by any janitors or any other employce or any
other pergon.

4, Landlord will furnish Tenant, free of charge, with two keys to each door lack in the Premises. Landlord
may impose a reasonshle charge for any additional keys. Tenant may not muke or have made additions] keys, and
Tenant shall not alter-any lock or instsll a new sdditional lock or bolt on any door or window of its Premises.
Tenant, upon termination of its tenancy, ehall deliver to Landlord the keys of all doors which have heen fumished to,
or otherwise pracired by Tenant, gud, in the event of Joss of any keys, shall pay Landlord the cost of teplacing the
same or of changing the lock ar locks opened by sorh lost key if Landlord shall deem if necessary to make such
change.

5. Intentionally omitted.

8. Tenant shall oot place & load upon eny floor of the Premiscs which excreds the load per ¢quare foot which
such flooy wes designed to visry and which ix allowed by Law. Landlerd shall have the right to prescribe tie
weight, size and position of sll equipment, materials, fumniture or other property brought intc the Building. Heavy
objecty, i such objects are considered necessary by Tenant, as determined by Landlord, shall stand on such
platforms s determined by Landlord to be necessary to properly distribute the weight, Business machines and
mechanical equipment which cause pajse or vibration that may be treasmitted to- the structure of the Building or lo
any space therein to such a degree as to be objectionable to Landlord, shall be placed and-maintained by Tenant, at
Tenant's expense, on vibration ¢liminators or othér devices sufficient o elmioats noise or vibration. Landlerd will
not be respansible for loss of, or damage to, any such cquipment or sther property from any cause, and all damnge
done to the Building by roaintaining ot moving such equipment or other property shall be repaired at the expsose of
Tenant.

7 Tenant shall ot use or keep in the Promiscs any kerosene, gasoline or inflammable or combustible fluid or
material other than those limited quantities necessary for the operation or maintenance of office equipment. Tenant
shall not use or permit to be nsed in the Premises any foul or noxivus gas or substance, or permil or allow the
Premises fo be occupied or used in 2 manner offensive or objectionnble to Landlord by reason of noise, odors ar
vibrations, nor shall Tenant bring into or keep in or sbout the Premisea any birda or animals.

8. Teuant shall not use any method of higating or air-conditioning other than that supplied to the Premiscs by
Lagdlord
9, Landlerd reserves the right fiom fime to tisne, in Landlord’s sole and sbsolute discretion, exercisable

without prior notice-and without tiability 1o Tenant, to: (a) name or change the name of the Building or Property;
(b) change the addreas of the Building, and/or (¢) insiall, replace or change any signs in, on or about the Property
(except for Tenant’s signa, if' any, which are sxpressty permitted by the Lease).

10. Landlord shali not be liable for damages for any error with regard to the admission to or exclusion from the
Building of any person. Tenant shall be responsible for all persons for whom jt requests passes and shall be lisble to
Landlord for all acts of such persons. Landlord reserves the right to prevent sceess to the Building in casc of
invasion, mob, riot, public sxcitement or other commation by closing the doors or by ather appropriate action.

1. The toilet rooms, toilets, urinals, wash bowls and othor apparatis shall net be used for any purpose other
than that for which they were constructed, andno foreign substancves of any kind whatsoever shall be thrown thersin.

12, Tenant shall not install any radio or teldvision antenna, loudspeaker or other device on the roof or exterior

walls of the Building without the prior writfen consent of Landlord. Tenant shall not interfere with radio or
television broadcasting oz reception from or in the Building or elsewhere.
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13 Except as expressly permitted in the Ledse, Tenant sholl not mark, drive nnila, screw oz drill into the
partitions, window mullions, woedwork or drywall, or in any way deface the Premises or any purt thereof, cxcept o
install normal wall hangings. Tenant shall repair any damage resolting from noocompliance under this sule.

14, Tenant shall store all its trash-and garbage within the trash receptacles for the Building or Property. Tenant
shall not place in any trash box or receplacle any material which cannot be disposed of in the ordinary end
customary manmer of trash and garbage disposal. All gasbage snd refuse disposal shall be made in sccordance with
directions reasopably [ssued from time to time by Landlord.

15, Other than 2g permitied elsewhere in the Lease, the Premises shall ot be used for the storage of
merchandise beld for sale fo the general public, or for lodging of any kind, Ne cooking shall be done or permitted
by Tenant on the Premises, except that usc by Tenant of Uoderwriters' Laboratory-approved equipment for beewing
coffee, tea, hol chocolate and similar beverages shall be permitted and the use of & microwave shall be permitted,
provided that such equipment and use-is in accordance withi all applicable federal, state, county and city laws, codes,
ordinances, rules and regulations.

16. Teoans shell niot use in any space, elevators or stairwells of the Building, any hand trucks except those
cquipped with rubber tirex and side guards, or such other maierial-hundling equipment as Landlord may approve.
Tenant shali not Bring any other vehicles of any kind into the Building.

17. Tenant shall not use the name of the Building in connection with, or in promoting or advertising, the
businesn of Tegant, except for Tenant’s addresa,

18. Tenant sgrees that it shall comply with all firs and security reguiations that may be jssued from fime o tige
by Landlord, and Tenant elso shall ;mmde Landlord with the name of & designsted responsible crployec to
represent Tenent in sll matters periaining to such fire or security regulations. Tenant ehsll epoperate fully with
Landlord in al} matters conceming fire and other emergency procedures.

19, Tenant ussuimes any and all responsibility for protecting its Premises from thefl, robbery and pilferage.
Such responaibility shall include keeping daors locked and other means of eatry to the Premises closed.

20, Landlord reserves the right to wake such other and reasonable non-discriminalory Rules and Regulations
as, in it9 judgment, may from time to time be needed for safety, seourity, cave and cleanliness of the Building or
Property and for the preservation of good order therein. Tenant agrees (o abide by all such Rules and Regulations
bereinabove stated and any additional rules and regulations which are adopted.

21, Teneut shail be responsible for the observance of all of the fortgoing rules by Tenant's Parties.

22, Tenant shall not lay linoleum, tife, carpet or other similar floor covering so that the same shall be affixed to
the floor of the Premises in sny menner excopt by & paste, of other material which may easily be removed with
water, the use of cement o other similar adhesive materisls being expresaly prohibited. Tbe method of affixiog any
wuch linolewrn, tle, carpet or other siniilar floor covering sball be subject to the appraval of Landlord: The expense.
of repairing any damagoe resulting from a vialstion of this rule shal] be barne by Tenant.

23. Tenant shall not withont Landlord's consent, which may be given or withheld in Landlord's sole and

absalute discretion, receive, storo, dischirge, or transpert firearms, amnaunition, or weapons or explosives of any
kind of nature at, on or from the Prermises.

In addition to any parking provisions coateined in the Lease, the following rules and regulstions shalt apply with
respect to the use of the Property's parking facilities.

1 Bvery parker is requlsed to park and lock hisfier own vehicle. All responsibility for damuge 1o or loss of
vehioles is assumed by thie parker and Landlord shall not be responsible for any such damage ot loss by water, fire,
defective brukes, U act ot oiissione of yihers, thiell, r for wity vtler Cause.

2. Tenant shall not park or permit its employees to park i any parking arcas degignated by Landlord as ateas
for parking by visitors to the Praperty. Tenant sholl not leave vehicles in the parking sreas overnight nor park any
yehicles in the purking areas other than sutomohiles, motorcycles, motor driven or non-motor driven bicycles or four
wheeled trucks.

3. Parking stickers or any other device or form of identification supplied by Landlord as a condition of use of
the parking facilitics shall remain the property of Landlord, Such parking identification device must be displayed as
requested and mey nol be mutilated in sny manner, The serial number of the parking identification davice may not
be obliterated, Devices aré not tranaferable and sy device in thie possessior of an unsuthorized holder will be vaid.
4. No exteuded ferm storugé of vehicles stisl] be permitted.

5. ‘Vehictes must be parked entirely within painted atsll lines of a single parking stall.

6. All directionai signs snd arrows must be observed.

7 The spiced limit within, al)-parking areas shall be five (5) miles per hour.
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8. Parking is prohibited: (a) in arces not striped for parking: (b) in aisles; (o) where “no parking™ signs are
posted; (d) on ramps; (e} in cross-hatched areas; and (f) in reserved spsces und in such other arcas & may bo
designated by Landlord or Lundlord's parking opevator.

9, Loss or theft of parking identification devices, if any, must be reported to Landiord’s property mansger
immediately, and o lost or stolen report must be filed by the Tenant or user of such parking identification device at
the time. Landlord has the right to exclude any vehicle from the parking facilitics that does not have o
identification device.

10. Any parking jdentificetion devites reporied lost or gtolen found on amy nnauthorized oar will be confiscated
and the jllegal holder will be subject by prosecution.

11, ‘Washing, waxing; cleaning or servicing of avy veldicle in any ares ot specifically reserved for such
purpose is prohibited.

12. The parking operators, munagers or attendants, if any, are not authiorized o make oz allow any exceptions.
10 these rules and regulations,

13, If the Lease terminates for any reason whatsoever or if Tenant'g right to possession of the Pmniwl is
terminated afier a Defuult, Tengot's right to pask in the parking facilities shall terminate conourrently

14, Landlord reserves the right to modify and/or sdopt such other reasonable and non-disoriminatory rules and
regulntions for the parking facilities as it deems necessury for the operation of the parking facilities. Landlord may
refuise to permit ey person who violates these rules to park in the parking facilities, and sny violation of the rules
shial] subject the vehicle to removal, at such vehicle owner's expense,

15. Tenaot shall not permit any parking by its employees, agenls, sublenants, customers, invitees,
concessionaires or visitors on the streets surrounding the Premises in vinlation of any ordinances or postings by any
public authorities having jurisdiction.

16. Tepant’s parking spaces shall be used only for parking by vehisles no Jarger than normally sized passenger
usutpmobiles, vans nnd sport ubility vehicles. Tepant shall not permit or wlow any vehicles that belong to or are
controlled by Tenant or Tenant’s employees, supplicrs, shippers, customers or invitees to be loaded, unloaded, or
parked in arsas other than those designated by Landlord for such activitics. If Tenant permits or allows any of the
prohibited activities described herein, then Landlord shall hove the right, in addition to such other rights and
remedies that it may have, to remove or tow away the vehicle involved end chacge the cost thereof 1o Tenant, which
cost shall he paynble by Tenant upon demand by Landlord,
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EXHIBIT F
ESTOPPEL CERTIFICATE
The utdersigned {“Tenant™) hereby certifies to ("Landlord"),
and as follows:

1 Attached hereto i3 & true, correct and conmplste copy of that certain Lease dated R
between Landiord and Tepant (the “Leawe”), for the premisex  commenly kiown  as
(the “Premises’). The Leuse iy now in full force and effect #nd has

not been amended, modified or supplemented, except us set forth.in Section & below.

2, The term of the Lease commenoed on o &,

3 “The Yerm of the Lease is currently scheduled to oxpire on o

4. Tenant has go aption o renew or extend the Term of the Lease excopt:

5. Teosnt has no preferential right to purchase the Premises or any portion of the Building/Promises excepl:
6. The Loase has: (Initial One)

( ) notheen amended, modified, supplemented, exiended, renowed-or assiged.

{ ) boem amended, modificd, supplemented, extended, renswed or assigned. by the following dnscn'bed
agrecments, copics ofwh:chmm:hndhﬂﬂo

7. Tenant has accepled and is now in pesseasion of the Premises and has nor sublet, nssigned or encumberad
the Lease, the Premues ot any portion thereof except ag follow: 5

B The current Base Rent is § : and cirrent monthly parking charges fre § :
9. The amount of security deposit (if any) is § . No other security depasits hava been made,

10. All tental payments paysble by Tenant have been psid in fisll ag of the date hercof. No rent nnder the Leaze
tiag been paid for more than thirty (30) days in-advance of its dus date,

11. Al wark required to be.parformed by Landlord under-the Lease has heen completed and has been accepwd
by Tenant, and all tenant improvement alfowanzes bave heen paid in full except

12.  As ofthe date hercof, Tenant is ot aware of any defaulis on the part of Landlord under the Lease except

13. Ag of the date hereol, there are no defaults on the part of Teoant undet the Lease.

14, Tenant has no defense as to its obligations under the Lease and claims no set-off or counterclaim against
Landlord-except ;

15 Tenant has no right to any concession (rental or otherwiss) or similar compensation ip connestion with
renting the space it ocoupies, except as expressly provided in the Lease.

16. All insumnee required of Teasnt under the Lease bas bccn:providedby'l'cnmt und afl promiums bave been
puid.

17. ‘there hes not heen filed by or sgainst Tepant a petition in bankruptcy, volimtary or otherwise, any
assignment for the benefit of creditors, any petition seeking reorganization or arrangement uader the bankrupicy
laws of the United Staics or any state thereof, of any other action brought pursuant to such bankrupicy laws with
respect io. Tenant,

18 Tenant pays rent due Landlord under the Lease to Landlord and does not have any knowledge of any ather
pevson.who has any right 1o such renis by collateral assignment or otherwise.

The foragoicg certification is made with the knowledge that issbont ta
{fund a loan to Landlord or purchase thé Building from Landlord], and that is
relying upon the representations herein made in [funding such loan or purchasing the Building}.

Dated:

"TENANT"

By:
Print Name:
Its;
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EXHIBIT G
AL QUESTI! 15CL,

The purpose of this form is to obtain information regarding the use or propesed use of hazardous materials at the
promises, Prospective tenants should answer the questions in light of thicir proposed operations ot the premises,
Existing tenants should answer the questions ns they telate to ongoing operationa at the premises and should update
any information previously submitted. 1T additionsl space is nesded to answer the guestions, you may stach
soparate shects of paper to this form. All questions arc only with respect to the operations that will be located/are
located af the Premises,

Your coopetation:in this matter is appreciated.

L

GENERAL INFORMATION
Name of Respording Company:

Theck:the Applicable Status: Prospective Tenant Existing Tenant |

Mailing Address:

Contact Person and Title:
Telephone Nomber: ( )
Addross of Leased Premises; ___

Length of Term:

Describe the proposed operations 1o take place on the premises, ineluding principal products mantfactured
or services to ba condicted. Existing tenunis should describe any proposed changes $0 ongoing operationa.

STORAGE OF HAZARDOUS MATERIALS:

21 Will any hezardous materials be used or stored on-sita?
Wastes Yea No_
Chémical Products Yoo No____

22 Aftach a list of any hazardous materials to bo used or stored, the quantilies that will be on-site st
any given time, and the Jocation end method of slorage (e.8., 35-gallon drums on concrete pad),

STORAGE TANKS AND SUMPS

kN Ix any above or below ground storsge of gasoling; diesel or other hizardous substances o tanks or-
suzops progosed or currenily conducted at the promises?
Yes No

1t yes, describe the naterials to be stored, and thie type, size and construction of the sump or tank,
Attach copics of any permits oblained for the storige of such substances.

32 Have any of the lenks of sumps been invpested or tested:for lsakage?

Yes No

If so, attach the resulis,
3.3 Have any spills or Jeaks ovowred from such tanks or sumps?
Yes No

e SRR L

If 50, describe.
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34 Were my regulatory ngencies potified of the spill o leak?
Yes No

If 5o, ottach copics of any spill reports filed, any rlearance letters or ottier comrespiondence from
regulatary agencics relating to the spill or leak,

35  Haveaayunderground storage tanks or sumps been taken it of wervice or removed?

Yes No

If yus, attach copies of uny closurc permits end clearance obtained from tégulatory agencies
relating to closure and removal 6f such tanks,

4 SPILLS
4.1 During the.past year, have any spills ocourred at thie premises!
Yes No

T yes, please describe the location o te spill.

42 Were any agencies notified in ponnestion with such spilla?

Yes Neo

If yes, attach capica of any spill reports or other comespondence with regulatory sgencies.
43 Ware any clenn-up actions imdertaken it connection withthe spills?

Yes No.

Attach copies of any clearnnce lotters obtmined from any regulatory agencies involved and the
requlls of any final soil or groundwater sampling done upon completion of the clean-up work.

5. WASTE MANAGEMENT
51 Has your company been issued an EPA Hazardous Waste Generator J.D; Number?
Yes No

52 Has your company filed a biennial véport as & hazardous waste generator?

Yes No

I s0, atiach a copy of the'most recent report filed.

53 Auach s list of the hazardous wasics, if suy, genorated or to be generated &f the premises, its
bazard class and the quantity genersted on 8 monthly basiy.

$4  Desctibe the method(s).of disposal fr each waste, Indicule where and'how ofien disposal will
lake place.

On-site treatment or recavery

Discharged to sewer

Transported and disposed of vif-sits

Incierator

p——

55 Indicate the name of the person(s) responsible for mainlaining copies of hazardous wasts
manifests completed for-off-site shipments. of hazardous waste,

5.6 I¢ any lreatment of processing of hazardous wastes currently conducted or proposed to be
condycied at the premises;

(17R684\F107076v13 G-2
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Yes No

1f'yes; please descyibe any existing of proposed: tréatment methods,

57 Attach copiss of any hazsrdops waste permits or livenses issued 1o your company with respect to
its operations st the promises.

WASTEWATER TREATMENT/DISCHARGE
4.1 Do you discharge wastewater to:

— . storm deain? . Fowea?

o sufacewater? _ noindustrial discharge
62 14 yajuir waslewater treated before discharge?

Yes No

If yes, describe the type of treatment conducted.

6.3 Atiach copies of oy wastewater discharge permits issued to your company with respect to its
operations al the premises.

ATR DISCHARGES
71 Dy you have any filontion systems or stacks that discherge fnto the aic?

Yes No

7% Da you operate any of the following types of equipment of any other equiprment vegairing 4n air-
emissions permit?

____ Spriybooth

Dip tank

—— Drying oven
Inocineratoe

Other (plense dosoribe)

Noequipment requiring sic-permite
7.3 Aro 4ir emissions from your operations monitored?
Y“ No;,

[f 50, indicate the frequency of monitoring and 3 description of the manitoring resuits.

7.4 Attach copies of any air emissions permits pertaining to yout opsrations at the premises.
HAZARDOUS MATERIALS DISCLOSURES

81 Does your company handle hazardons malerio it 8 quantity equal to or exceeding an aggregato
o500 pounds, 55 gallons, or 200 cubjc:feet permonth?
Yes No-

—

82 Has yowr company prepared o hazardous materials management plasi pursiant to any applioahle
requirements of a local fire deparument or governmental ogeney?

Yes No
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8.3

e, attach 4 copy i the husiness plan,
Hag your company adopted any voluntary environmental, health or sufety progrum?

If80, attach s copy of the program.

g ENFORCEMENT ACTIONS, COMPLAINTS

81

9.2

94

Tenant;

Has your company ever been subjoct forany agency enforcement actions, adninistritive orders, of:
consent decreos?

Yes No

1f 50, describe the aptions and any continiting complinnce obligations imposed es a result of these
actions.

Hay your company ever received requests for information, notice or demand letters, or any other
inguiries regarding its operations?

Yes No_____

Have thero ever been, or are there now pending, any lawsuits against the company regarding any
enyironmental or health and safety concerns?

Yes No__
Has an environmental sudit ever been condusted at your company’s current facility? -
Yes Hoo

1 6, identify who cotiducted the sudit and when it was conducted.

Its:

(F7B5R4\9107076v13
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EXTENSION OPTION
1 TO LEASE

This Rider No. | is made and entered into by and between LBA RV-COMPANY 11, LP, a Delaware limited
purtnership (“Landlord™), and KING COUNTY, & politival subdivision of the State of Washington (" Teoant™), as
of the day and year of the Lease botwoen Landlord and Tenant w0 which this Rider is attached. Landlord and Tenant
herehy agroe that, notwithstanding anything contained in the Leaso to the contrary, the provisians set Yorth below
shall be deemed to be prt of the Lease and shall suporseds any inconsistent provisions of the Lease. All refercnces
in the Lease and in this Rider to the “Lesse” shall be construed to mean the Lease (and sl Exhibits and Riders
attched thereto), 83 umended and supplemented by this Rider, All capitalized terma not defined in this Rider shall
have the same meaning as wet forth in the Lease,

i Landlord hereby grants 6 Tenant two {2) options (collectively, the “Extension Options”, and
each, an “Extension Option™) 1o extend the Term of the Lease, cach for one (1) sdditional period of five (3} years
(coHlectively, the "Option Terms", and cach, an “Option Term™), on the same ferms, covenanis and conditions as
provided for in the Lease during the initisl Term, except for the Monthly Base Rent, which shall be “fair macket
reatal mte" for the Premises for the Option Term as defined and detormined in sccordance with the provisions of the
Fair Market Rental Rate Rider attached to the Lease a3 Rider No. 2, subject to fain murket annual rent sdjustments
during the Option Term.

2, An Exiension Option must be exoreised, if st all, by written notice ("Extension Notice") delivered
by Tenant to Landlord so sooner than that date which is fifteen (15) months and no later than that date which is
twelve (12) months prior to the expiration of the then current Term of the Lease. Provided Tenant has propesly and
timely exercised the Extension Option, the then current Term of the Lease shall be extended by the Option Term,
and all terms, covernnunis and conditions of the Lease shall remuin unmodificd and in full force and effect, except that
the Monthly Basc Rent shall be s set forth sbove and except that the number of remaining Extension Options (if
any) shall be reduced by one.
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ATR K

RIDER NO. 2 TO LEASE

This Rider No. 2 is made and ‘entered into by and between LBA RV-COMPANY H, LP, 8 Delaware limited
partnership (“Landlord™), and KING COUNTY, 2 political subdivision of the State of Washington {*Tenant”), as
of the day and year of the Lease between Landlord and Tenant to which this Rider is aftached. Landlord and Tenzn!
herchy agree that, potwithstanding anything contained in the Lease to the coatrary, the provisions set forth below
shall be deemed 10 be: part of the Lease and shal) supersede any inconsistent provisions of the Leasc. All references
in the Lease and in this Rider to the “Lease” shall be copstrued to mean the Lease (and all Exhibits and Riders
atached thereto), ay umended and supplomented by this Rider. All copitalized terms nut defined in this Rider shall
have the samo meaning as sot forth in the Lzase.

1. The lerm “fair market rental rate” gs used in this Rider and any Rider attached to the Lease
meena the anoual amount per square foot, projected for each year of the Option Term (including anmual
adjustrents), that s willing, non-equity tenznt (excluding sublesse and assignment transactions) would pay, and a
willing landlord of @ comparnblc quality building located in the South Park Seattle, Washingtou area would sccept,
in an anm’s length transaction {what Landlord is accepting in then curreat transactions for the Building may he used
for purposes of projecting rent for the Option Term), for space of comparable size, quality and floor heighl ag the
Premises, taking into account the age, quality and Jayout of the cxisting improvements o the Premiscs, and tuking
into account jtems that professional real estate brokors ot proftssional real estate nppraisers customarily consider,
including, but not limited 1o, rental rates, space availability, (enant gize, teoaot improvemesut allowances, parkiog
charges and.any other fease considetations, if any, then being oharged or granted by Landlord or the Jessots of such
similar bulldings. All ecanomic terms other than Monthly Buse Rent, such as tenant improvement allowance
amounls, if any, operting expenvc all , parking charges, &tc,, will be established by Landlord and will be
foctored into the determination of the fair matket rental rate for the Option Term.  Accorditigly, the fair market
rental rete will be an effective rate;, not specifically including, but accounting for, the approprists economic
considerations described above.

2 Landlard shsll provide written notice of Landlord's délermination of the fair market rental rate not
later than. sixty (60) days after the last day vpon which Tenant may timely exercise the right giving risc to the
necessity for such fair market cental rate determination.  Tenant shall bave thirty (30) days (“Tenant's Review
Period™) after receipt of Landlord’s notice of the fair market rentol rate within which to accept such fiir market
rental tate ot to reasonsbly nbjert thereta in writing, Faiture of Tenant to Ro ohject to the faic market rental rate
submitied by Landlord in writing withia Tenant's Review Petind shall conclusively be deerned Tenant's spproval
and acceptance thorcof If within Temant's Roview: Period Tenunt reasonably objecls to or is deemed to have
disapproved the fair masket rental zate aubmitted by Laodlerd, Landlord snd Tenant will meet togethor with their
respective legal counsel to present and disciisy thcir individual deterainations of the fair market rental rate for the
Premitises under the pardmeters get forth in Paragraph 1’ sbove and shall diligently and in good fiith attempt to
negotiate a rental ate on the basis of such individual determinstions. Svch meoting shall occur no-later thaa ten (109
days after the expiration of Tenant's Review Period. The parties shall each provide the other with such supporing
information and documentation as they deem sppropriate. At such meeting if Landlord and Tenant are unable to
agree upon the fair market rental rate, they shall each submit to the other their respective best and final offer as to
the fair market rental rate. If Landlord and Tenant fail to reach agreement on such fair market rental rate within five
(5) business days following such a mecting (the “Outsfde Agreement Date™), Tenant’s Extension Option will be
deemed null and void unless Tenant demands appraisal, in which event each party’s determinstion shall be
submitted to appraisal in accordance with the provisions of Section 3 below.

EB (8) Landlord and Teoant shall cach appoint one (1) independeat sppraiser who shall by profession
be an M.A.L certified rcal estate appraiser who shall have been active over the five (5) year period ¢nding on the
dite of such appointment ini the leasing of comnercial (including office) propertics in the South Fark Seattle,
Washington area. The determination of the appraisers shall be limited solgly to the issue of whether Landlord’s or
Teunant's last proposed:(as of the Quiside Agreement Dato) best and final fair market rental rate for the Premises is
the clarest. tn the retual fhir market rental rafe for the Premises ax determined-hy the appraisers, taking into, acequnt
the requiremems specified in Section 1 ahove. Each such eppraiser shall be appeinted within ten (10) business days
after the Ohiside Agreement Date..

()] The two (2) appraisers so appointed shall within ten (10) busincss days afier the date of the
appainiment of the last appointed appraiser agrec upon and appoint a third appraiser wha shall be qualified wnder the
sume criteriz set forth hereinabove for qualification of the initis] two (2) appraisers.

{c) The three (3) appraisers shall within ten (10) business dsys after the appointment of the third
appraiser teuch a decision s o whelbier the partics shudl use Landloed's or Teaant's submitted best and fioal fuis
market rental rate, and shall notify Landlord and Tenant thereof. During such ten {10) business day period,
Landlord and Tenant way submit to the appraisers such information and d ntation to support their respoetive
positions as they shall deem reasonably relevant and Landlord and Tenant may each appear before the appraisers

yoindy Lo question and respond 40 questions from the appraisers.

(d) The decision of the majotity of the three (3) appmizers shall be binding upon Landlerd and Tenant
nnd neither party shall bave the right to reject the decision or to undo the exercise of the spplicable Option, If eithex
Landlard or Tenant fails to appoint an appraiser within the time period specified in Scetion 3(s) hereinabove, the
appraiser appointed by one of them shall within ten (10) business deys following the date on which the party failing
to appoint an appraiser could have last appointed such appraiser reach 4 degision based upop the same procedures a5
set forth above (i.c., by selecting either Landlord's or Tenant's submitied best and Gnsl fair markek rental mtc), and
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shall notify Landlord and Tenant thereof, and such appraiser’s decision shall be binding upon Landlord and Tenant
and neither party shall have the right to reject the decigion or to undo the exertise of the applicable Option.

(e) 1 the two (2) appraisers fuil to agree upon aud appoint a third apprtiser, either party, upon ten (10)
days written notice to the other party, can apply to the Presiding Judge of the King County Superior Court to appoint
a third appraiser meoting the qualifications set forth berein. The third appraiser, however, selected shall be a person
who has niot previously acted in any capacity for elther party.

(53] The cost of each purty's appraiser shall be the responsibility of the party selecting such appraiser,

-nisd the cost of the thicd appraiser (or arbitration, if necessary) shall be shared equally by Landlord and Tenant.

{®) If the process described bercinsbove has mot resulted in @ selection of either Laodlord's or
Tenant's submitted best and final fait market restal mate by the commencement of the applicable Option Term, then
the fait market rental rate estimated by Landlord will be used until the appraiser(s) reach a decision, with an
uppropriste rental eredit and other sdjustments for nny overpayments of Monthly Base Rent or other amounts if the
appraisers select Tenants subsmitted best and final estimate of the fair market rental rate, The parties shall enter into
an amendment to this Lease confinuing the terma of the decision.

0786849107074vi3 Rider No. 2 - 2



