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KING COUNTY 1200 King County Courthouse

516 Third Avenue
Seattle, WA 98104

< Signature Report
King County

September 27, 2011
Ordinance 17192
Proposed No. 2011-0315.1 Sponsors Patterson

AN ORDINANCE approving a new lease for the family
support division of the office of the King County
prosecuting attorney.
BE IT ORDAINED BY THE COUNCIL OF KING COUNTY:
SECTION 1. Findings:
A. The family support division of the prosecuting attorney's office provides -
important government services to the residents of King County through the enforcement
of laws and court orders for the financial support of dependent children.

B. The King County executive has negotiated a new lease for the family support

division located at 724 West Smith Street in Kent, Washington, which will better support

the delivery of public servicés.

C. The King County executive is authorized to lease real property for use by the
coun;cy as provided by K.C.C. 4.56.186, and consistent with K.C.C. 4.04.040. Pursuant to
K.C.C. 4.04.040.B.5, a lease or agreement for real property for a cumulative total or more
than two years requires approval by ordinance of the King County council. The subject
lease provides an original term of ten years.

SECTION 2. The lease attached hereto as Attachment A to this ordinance is

hereby approved and all actions up to now taken by county officials, agents and
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employees consistent with the terms and purposes of the lease agreement are hereby
ratified, confirmed and approved.

SECTION 3. If any one or more of the covenants or agreements provided in this
ordinance to be performed on the part of the county is declared by any court of competent
jurisdiction to be contrary to law, then such covenant or covenants, agreement or
agreements are null and void and shall be deemed separable from the remaining
covenants and agreements of this ordinance and in no way affect the validity of the other

provisions of this ordinance or of the lease.
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28 SECTION 4. The subject lease, attached hereto as Attachment A to this
29  ordinance, is hereby approved.

30

Ordinance 17192 was introduced on 9/19/2011 and passed by the Metropolitan King
County Council on 9/26/2011, by the following vote:

Yes: 8 - Mr. Phillips, Mr. von Reichbauer, Mr. Gossett, Ms. Patterson,
Ms. Lambert, Mr. Ferguson, Mr. Dunn and Mr. McDermott

No: 0

Excused: 1 - Ms. Hague

KING COUNTY COUNCIL
KING COUNTY, WASHINGTON

/M/ , B

arry Gossett, halr

————

ATTEST:

78R ' 17] . :

Anne Noris,Clerk of the Council

Dow Constantine, County Executive

Attachments: A. Lease Agreement Multi-Tenant Triple Net NNN Lease
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LEASE AGREEMENT
(Multi-Tenant Triple Net (NNN) Lease)

THIS LEASE AGREEMENT (the “Lease”) is entered into and effective as of ' June 1, 2011 (date),
between FHLSS, LLC (“Landlord®),
and King County, a political subdivision of the State of Washington {Tenant”).

Landlord and Tenant agree as follows:

1. LEASE SUMMARY.

a.

C.

e,

- &

g.

Leased Premises. The leased commercial real estate i) consists of an agreed area of 6,090 (NASI/BOMA
265.1-1996) rentable square feet and is outlined on the ficor plan attached as Exhibit A (the

“Premises”); ii) is located on the land legally described on attached Exhibit B; and iii) is commonly known

as 724 West Smith Office Building

(stite-number-and-address).
The Premises do not include, and Landlord reserves, the exterior walls and roof of the building in which
the Premises are located (the “Building”), the land beneath the Building, the pipes and ducts, conduits,
wires, fixtures, and equipment above the suspended ceiling; and the structural elements of the Building.
The Building, the land upon which it is situated, all other improvements located on such land, and all
common areas appurtenant to the Building are referred to as the “Property.” The Building and ail other
buildings on the Property as of the date of this Lease consist of an agreed area of 7,820
rentable square feet. :

Lease Commencement Date. The term of this Lease shall be for a period of. 120 __ months and shall
commence on September 1, 2011 or such earlier or later date as provided in Section 3 (the
"Commencement Date”). :

Lease Termination Date. The term of this Lease shall terminate at midnight on Auqust 31, 2021

or such earlier or later date as provided in Section 3 (the *Termination Date”). Tenant shall have no right
or option to extend this Lease, unless otherwise set forth in a rider attached to this Lease (e.g., Option to
Extend Rider, CBA Form OR). '

Base Rent. The base monthly rent shall be {check one): [1$ , or M according to the
Rent Rider attached hereto (“Base Rent”). Rent shall be payable at Landlord's address shown in Section
1(h) below, or such other place designated in writing by Landlord.

Prepaid Rent. Upon execution of this Lease, Tenant shall deliver ta Landlord the sum of $ 0.00
as prepaid rent, to be applied to the Rent due for months through
of the Lease.

Security Deposit. Upon execution of this Lease, Tenant shall deliver to Landlord the sumof$  0.00
to be held as a security deposit pursuant to Section 5 below. The security deposit shall be in the form of

T

herelor
Permitted Use. The Premises shall be used only for general office space for the Family Support

Division of the Prosscuting Attomey’s Office and the usual and customary uses associated therewith

and any other related lawlul use

and for no other purpose without the prior written consent of Landlord (the “Permitted Use®).

Fom genersted by: TrseForms™  www.TrueForms.com  800-499-9912
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(Continued)

Notice and Payment Addresses.
Landlord: FHLSS, LLC
~ POBox1132
~  Renton, WA 98057-1132
FaxNo.: 428-747-8954
Email:

Tenant: King County, Real Estate Sorvices
500 King County Administration Building

500 Fourth Avenus, Seattle, WA 98104

Fax No.:
Email:

Tenant's Pro Rata Share. Landlord and Tenant agree that Tenant's Pro Rata Share is  seventy sight (73 %,
based on the ratio of the agreed rentable area of the Premises to the agreed rentable area of the Building
and all other buildings on the Property as of the date of this Lease. Any adjustment to the Premises’ or
Building's rentable floor area measurements will be reflected in an adjustment to Tenant's Base Rent or
Pro Rata Share.

2. PREMISES.

b.

.Lease of Premises. Landlord leases to Tenant, and Tenant leases from Landlord, the Premises upon the
terms specified in this Lease.

Acceptance of Premises. Except as specified elsewhere in this Lease, Landlord makes no
representations or warranties to Tenant regarding the Premises, including the structural condition of the
Premises or the condition of all mechanical, electrical, and other systems on the Premises. Except for
any tenant improvements to be completed by Landlord as described on attached ExhibitC {the “Landlord's
Wark?), Tenant shall be responsible for performing any work necessary to bring the Premises into a
condition satisfactory to Tenant By signing this Lease, Tenant acknowledges that it has had an adequate
opportunity to investigate the Premises; acknowledges responsibility for making any corrections,
alterations and repairs to the Premises (other than the Landlord’s Work); and acknowiedges that the time
needed to complete any such items shall not delay the Commencement Date. '

Tenant Improvements. Attached Exhibit C sets forth all Landlord's Work, if any, and all tenant
Improvements to be completed by Tenant {the “Tenant's Work”), if any, that will be performed on the
Premises. Responsibility for design, payment and performance of all such work shall be as set forth on
attached Exhibit C. If Tenant fails to notify Landlord of any defects in the Landlord’s Work within thirty
(30) days of delivery of possession to Tenant, Tenant shall be deemed to have accepted the Premises in
their then condition. If Tenant discovers any major defects in the Landlord's Work during this 30-day
periad that would prevent Tenant from using the Premises for the Permitted Use, Tenant shall notify
Landiord and the Commencement Date shall be delayed until after Landlord has notified Tenant that
Landlord has corrected the major defects and Tenant has had five {5) days to inspect and approve the
Premises. The Commencement Date shall not be delayed if Tenant's inspection reveals minor defects in
the Landlord’s Work that will not prevent Tenant from using the Premises for the Permitted Use. Tenant
shall prepare a punch list of all minor defects in Landlord's Work and provide the punch list to Landiord,
which Landlord shall promptly correct.

Form generated by: TrueForms™  www.TrueForms.com  800-499-9612
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3. TERM. Tne term of this Lease shall commence on the Commencement Date specified in Section 1-eren

Early Possession. If Landlord permlts Tenant to possess and occupy the Premlses prior to the
Commencement Date specified in Section 1, then such early occupancy shall not advance the
Commencement Date or the Termination Date set forth in Section 1, but otherwise all terms and
conditions of this Lease shall nevertheless apply during the period of early occupancy before the
Commencement Date.

Delayed Possession. Landlord shall act difigently to make the Premises available to Tenant; provided,
however, neither Landlord nor any agent or employee of Landlord shall be liable for any damage or loss
due to Landlord's mablllty or failure to deliver possession of the Premises to Tenant as provided in this
Lease if possession is delayed, the Commencement Date set forth in Section 1 shall also be delayed.

fem-remams-the—eame— If Landiord does not deliver possession of the Premises to Tenant within __ 30
days (emty-éee)-days-lﬁﬂet-ﬂﬂed-m) after the Commencement Date specified in Section 1, Tenant may may
elect to cancel this Lease by giving written nofice to Landlord within ten (10} days after such tlme period
ends If Tenant gives such notice of canceilation, the Lease shall be cancelled;

, and neither Landlord nor Tenant shall have any further
obligations to the other. The first “Lease year" shall commence on the Commencement Date and shall
end on the date which is twelve (12) months from the end of the month in which the Commencement
Date occurs. Each successive Lease year during the initial term and any extension terms shall be twelve
(12) months, commencing on the first day following the end of the preceding Lease year. To the extent
that the tenant improvements are not completed in time for the Tenant to accupy or take possession of
the Premises on the Commencement Date due to the failure of Tenant to fulfill any of its obligations under

' this Lease, the Lease shall nevertheless commence on the Commencement Date set forth in Section 1.

4. RENT.
a. Payment of Rent. Tenant shall pay Landlord without notice, demand, deduction or offset, in lawful

money of the United States, the monthly Base Rent stated in Section 1 in advance on or before the first
day of each month during the Lease term beginning on (check one): X the Commencement Date, or
C- , and shall also
pay any other additional payments due to Landlord ("Additional Rent"}, including Operatlng Costs
(collectively the "Rent”) when required under this Lease. Payments for any partial month at the beginning
or end of the Lease shall be prorated. All payments due to Landlord under this Lease, including late fees
and interest, shall also constitute Additional Rent, and upon failure of Tenant to pay any such costs,
charges or expenses, Landlord shall have the same rights and remedies as otherwise provided in this
Lease for the failure of Tenant to pay rent.

Triple Net Lease. This Lease is what is commonly called a "Net, Net, Net® or “triple-net” Lease, which
means that, except as otherwise expressly provided herein, Landlord shall receive all Base Rent free and
clear of any and all other impositions, taxes, liens, charges or expenses of any nature whatsoever in
connection with the ownership and operation of the Premises. In addition to Base Rent, Tenant shall pay
to the parties respectively entitled thereto, or satisfy directly, all Additional Rent and other impositions,
insurance premiums, repair and maintenance charges, and any other charges, casts, obligations,
liabilities, requirements, and expenses, including without limitation the Operating Costs described in
Section 8, which arise with regard to the Premises or may be contemplated under any other provision of
the Lease during its term, except for costs and expenses expressly made the obligation of Landlord in this
Leage.

Form generated by: TrueFoms™  www.TrueForms.com  800-499-0512
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¢. Late Charges; Default interest. If any sums payable by Tenant to Landlord under this Lease are not
received within five (5) business days after their due date, Tenant shall pay Landlord an amount equal to
the greater of $100 or five percent (5%} of the delinquent amount for the cost of collecting and handling
such late payment in addition to the amount due and as Additional Rent. Al delinquent sums payable by
Tenant to Landlord and not paid within five {5) business days after their due date shall, at Landiord's
option, bear interest at the rate of fifteen percent (15%) per annum, or the highest rate of interest
allowable by law, whichever is less (the “Defauit Rate"). Interest on all delinquent amounts shall be
calculated from the original due date to the date of payment.

d. Less Than Full Payment. Landlord’s acceptance of less than the full amount of any payment due from
Tenant shall not be deemed an accord and satisfaction of compromise of such payment unless Landlord
specifically consents in writing to payment of such lesser sum as an accord and satisfaction or
compromise of the amount which Landlord claims. Any portion that remains to be paid by Tenant shall be
subject to the late charges and default interest provisions of this Section 4. .

USES. The Premises shall be used only for the Permitted Use specified in Section 1 above, and for no other
business or purpose without the prior written consent of Landlord. No act shall be done on or around the
Premises that is unlawful or that will increase the existing rate of insurance on the Premises, the Building, or
the Property, or cause the cancellation of any insurance on the Premises, the Building, or the Property.
Tenant shall not commit or aflow to be committed any waste upon the Premises, or any public or private
nuisance. Tenant shall not do or permit anything to be done on the Premises, the Building, or the Property
which will obstruct or interfere with the rights of other tenants or occupants of the Property, or their
employees, officers, agents, servants, contractors, customers, clients, visitors, guests, or other licensees or
invitees or to injure or annoy such persons.

GOMPLIANCE WITH LAWS. Tenant shall not cause or permit the Premises to be used in any way which
violates any law, ardinance, or governmental regulation or order. Landlord represents to Tenant that, as of
the Commencement Date, to Landlord's knowledge, but without duty of investigation, and with the exception
of any Tenant's Work, the Premises comply with all applicable laws, rules, regulations, or orders, including
without limitation, the Americans With Disabilities Act, if applicable, and Landlord shall be responsible to -
promptly cure at its sole cost any noncompliance which existed on the Commencement Date. Tenant shall he
responsible for complying with all laws applicable to the Premises as a result of the Permitted Use, and
Tenant shall be responsible for making any changes or alterations as may be required by faw, rule, regulation,
or order for Tenant's Permitted Use at its sole cost and expense. Otherwise, if changes or alterations are
required by law, rule, regulation, or order unrelated to the Permitted Use, Landlord shall make changes and
aiterations at its expense.

Form generated by: TrueForms™  www.TrueForms.com  800-499-9612
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8. OPERATING COSTS.
a. Definition. As used herein, “Operating Costs” shall mean all costs of operating, maintaining and repairing -

the Premises, the Building, and the Property, determined in accordance with generally accepted
accounting principles, and including without limitation the following: all taxes and assessments {including,
but not limited to, real and personal property taxes and assessments, local improvement district
assessments and other spacial purpose assessments, and taxes on rent or gross receipts); ingurance
premiums paid by Landlord and (to the extent used) deductibles for insurance applicable to the Property;
water, sewer and all other utility charges (other than utilities separately metered and paid directly by
Tenant or other tenants); janitorial and all other cleaning services; refuse and trash removal; supplies,
materials, tools, and equipment used in the operation, repair, and maintenance of the Property;
refurbishing and repainting; carpet replacement; to the extent serving areas other than just the Premises,
heating, ventilation and air conditioning ("HVAC") service and repair and replacement of HVAC when .
necessary; elevator service and repair and replacement of elevators when necessary; pest control;
lighting systems, fire detection and security services; landscape maintenance; management (fees and/or
personnel costs); parking lot, road, sidewalk and driveway patching, resurfacing and maintenance; snow
and ice removal; repair, maintenance, and, where reasonably required, replacement of sighage;
amortization of capital improvements as Landlord may in the future install to comply with governmental
regulations and rules or undertaken in good faith with a reasonable expectation of reducing operating
costs (the useful life of which shalt be a reasonable period of time as determined by Landiord); costs of
legal services (except those incurred directly relating to a particular occupant of the Building); and
accounting services, labor, supplies, materials and tools. t tieh

; (.‘)Operat'ing Costs shall not include; Landiord's income tax or
general corporate overhead; depreciation on the Building or equipment therein; loan payments; real
estate broker's commissions; capital improvements to or major repairs of the Building shell {i.e., the
Building structure, exterior walls, roof, and structural floors and foundations), except as described above;
or any costs regarding the operation, maintenance and repair of the Premises, the Buiiding, or the
Property paid directly by Tenant or other tenants in the Building, or otherwise reimbursed to Landlord. If
Tenant is renting a pad separate from any other structures on the Property for which Landiord separately
furnishes the services described in this paragraph, then the term "Operating Costs” shall not include
those casts of operating, repairing, and maintaining the enclosed mall which can be separately allocated
to the tenants of the other structures. Operating Casts which cannot be separately allocated to the
tenants of other structures may include but are not limited to: insurance premiums; taxes and
assessments; management (fees and/or personnel costs); exterior lighting; parking lot, road, sidewalk
and driveway patching, gsurfacing and maintenance; snow and ice removal; and costs of legal services
and accounting services.

. Type of Payment. Options one and two below address the manner in which Operating Costs are paid

under this Lease. To select the pure triple net option, check option 1. To select the base year option,
check option 2.

X OPTION ONE: TRIPLE NET. As additional Rent, Tenant shall pay to Landlord on the first of each
month with payment of Tenant’s base Rent one-twelfth of Tenant's Pro Rata Share of Operating Costs.

Form ganerated by. TrueForms™  www.lnueForma.com  800-499-812
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(] OPTION TWO: BASE YEAR. The Base Rent paid by Tenant under this Lease includes Tenant's Pro
Rata Share of Operating Costs for the calendar year in which the Commencement Date occurs (the
“Base Year"). As additional Rent,.Tenant shall pay to Landlord on the first day of each month
commencing on the first day of the first year after the Commencement Date, with Tenant's payment of
Base Rent, one-twelfth of the amount, if any, by which Tenant's Pro Rata Share of Qperating Costs
exceeds Tenant's annualized Pro Rata Share of Operating Costs for the Base Year.

¢. Method of Payment. Tenant shall pay to Landlord Operating Costs pursuant to the following. proéedure:

(i} Landlord shall provide to Tenant, at or before the Commencement Date, a good faith estimate of
annual Operating Costs for the calendar year in which the Commencement Date occurs, Landiord
shall also provide to Tenant, as soon as possible following the first day of each succeeding calendar
year, a good faith estimate of Tenant's annual Pro Rata Share of Operating Costs for the then-current
year.

(i) Each estimate of Tenant's annua! Pro Rata Share of Operating Casts determined by Landlord, as
described above, shall be divided into twelve (12) equal monthly instaliments. If Tenant pays
Operating Costs under Option One, Tenant shall pay to Landlord such monthly instaliment of
Operating Costs with each monthly payment of Base Rent. If Tenant pays Operating Costs under
Option Two, Tenant shall pay to Landiord with each monthly payment of Base Rent the amount, if
any, by which such monthly instaliments of Operating Costs exceed one twelfth of Tenant's
annualized Pro Rate Share of Operating Costs for the Base Year. In the event the estimated amount
of Tenant's Pro Rata Share of Operating Costs has not yet been determined for any calendar year,
Tenant shall pay the monthly instaliment in the estimated amount determined for the preceding
calendar year until the estimate for the curent calendar year has been provided to Tenant. When the
estimate for the current calendar year is received, Tenant shall then pay any shortfall or receive a
credit for any surplus for the preceding months of the current calendar year and shall, thereafter,
make the monthly installment payments in accordance with the current estimate.

(i) As soon as reasonably possible following the end of each calendar year of the Lease term, Landlord
shall determine and provide to Tenant a statement (the “Operating Costs Statement”) setting forth the
amount of Operaling Costs actually incurred and the amount of Tenant's Pra Rata Share of Operating
Costs actually payable by Tenant with respect to such calendar year. In the event the amount of
Tenant's Pro Rata Share of Operating Costs exceeds the sum of the monthly installments actually
paid by Tenant for such calendar year, Tenant shall pay to Landlord the difference within thirty (30)
days following receipt of the Operating Costs Statement. In the event the sum of the monthly
installments actually paid by Tenant for such calendar year exceeds the amount of Tenant's Pro Rata
Share of Operating Costs actually due and owing, the difference shall be applied as a credit to
Tenant's future Pro Rata Share of Operating Costs payable by Tenant pursuant to this Section, or if
the term has expired, the excess shall be refunded to Tenant within thirty (30) days after delivery of
such Operating Costs Statement.

(iv) Should Tenant dispute any amount shown on the Operating Costs Statement, Tenant may audit
Landlord's books and records for the calendar year covered by such Operating Costs Statement upon
written notice to Landlord given within ninety (90) days after Tenant's receipt of such Operating Costs o
Statement. If Tenant fail to provide notice of dispute within such ninety {90) day period, the Operating
Costs Statement shall be final and conclusive. Any audit conducted by Tenant shall be completed within
sixty (60} days after Tenant's request therefor. In the event the amount of Tenant's Pro Rata Share of
Operating Costs exceeds the sum of the monthly instaliments actuzlly paid by Tenant for such

Form ganeratad by: TrueForms™  www.TrueForms.com  800-499-9612
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calendar year, Tenant shall pay to Landlord the difference within thirty (30) days following completion
of the audit. In the event the sum of the monthly installments actually paid by Tenant for such

- calendar year exceeds the amount of Tenant's Pro Rata Share of Operating Costs actually due and
owing, the difference shall be applied as a credit to Tenant's future Pro Rata Share of Operating
Costs payable by Tenant pursuant to this Section, or if the term has expired, the excess shall be
refunded to Tenant within thirty (30} days after completion of the audit. Landlord and Tenant shall
cooperate as may be reasonably necessary in order to facilitate the timely completion of any audit.
Nothing in this section shalf-in any manner modify Tenant’s obligations to make payments as and when
provided under this Lease.

UTILITIES AND SERVICES. Landlord shall provide the Premises the following services, the cost of which
shall be included in the Operating Costs, to the extent not separately metered to the Premises: water and
electricity for the Premises seven (7) days per week, twenty-four (24) hours per day, and HVAC from

7:30 __am. to__6:00 p.m. Monday through Friday; it Prmon-Saturdays
ane am—tie pr—en-Eunday. Landlord shall provide janitorial service to the Premises
and Building five (5) nights each week, exclusive of holidays, the cost of which shall also be included in
Operating Costs. HVAC services will also be provided by Landlord to the Premises during additional hours on
reasonable notice to Landlord, at Tenant's sole cost and expense, at an hourly rate reasonably established by
Landlord from time to time and payable by Tenant, as and when billed, as Additional Rent. Notwithstanding
the foregoing, if Tenant's use of the Premises incurs utility service charges which are above those usual and
customary for the Permitted Use, Landlord reserves the right to require Tenant to pay a reasonable additional
charge for such usage. Landlord shall not be liable for any loss, injury or damage to person or property
caused by or resulting from any variation, interruption, or failure of utilities due to any cause whatsoever, and

-Rent shall not abate as a resuit thereof.

Tenant shail furnish all other utilities (including, but not limited to, telephone, Internet, and cable service if
available) and other services which Tenant requires with respect to the Premises, and shall pay, at Tenant's
sole expense, the cost of all utilities separately metered to the Premises, and of all other utilities and other
services which Tenant requires with respect fo the Premises, except those o be provided by Landlord and
included in Operating Expenses as described above.

TAXES. Tenant shall pay all taxes, assessments, liens and license fees (“Taxes”) levied, assessed or
imposed by any authority having the direct or indirect power fo tax or assess-any such fiens, related to or
required by Tenant's use of the Premises as well as all Taxes on Tenant's personal property located on the
Premises. Landlord shall pay all taxes and assessments with respect to the Property, including any taxes
resulting from a reassessment of the Building or the Property due to a change of ownership or otherwise, ali
of which shall be included in Operating Costs and subject to partial reimbursement by Tenant as set forth in
Section 8.

COMMON AREAS.

a. Definition. The term "Common Areas™ means all areas, facilities and bulldlng systems that are provnded
and designated from time to time by Landlord for the general non-exclusive use and convenience of
Tenant with other tenants and which are not {eased or held for the exclusive use of a particular tenant.

- To the extent that such areas and facilities exdst within the Property, Common Areas include hallways,
entryways, stairs, elevators, driveways, walkways, terraces, docks, loading areas, restrooms, trash
facilities, parking areas and garages, roadways, pedestrian sidewalks, landscaped areas, security areas,
lobby or maft areas, common heating, ventilating and air conditioning systems, common electrical service,
equipment and facilities, and common mechanical systems, equipment and facilities. Tenant shall comply
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with reasonable rules and regulations concerning the use of the Common Areas adopted by Landlord
from time to time. Without advance notice to Tenant and without any liability to Tenant, Landlord may
change the size, use, or nature of any Common Areas, erect improvements on the Common Areas or
convert any portion of the Common Areas to the exclusive use of Landlord or selected tenants, so long as
Tenant is not thereby deprived of the substantial benefit of the Premises. Landlord reserves the use of
exterior walls and the roof, and the right to install, maintain, use, repair and replace pipes, ducts,
conduits, and wires leading through the Premises in areas which will not materially interfere with Tenant's
use thereof. '

b. Use of the Common Areas. Tenant shall have the non-exclusive right, in common with such other
tenants to whom Landlord has granted or may grant such rights, to use the Common Areas. Tenant shall
abide by rules and regulations adopted by Landlord from time to time and shall use its best efforts to
cause its employees, officers, agents, servants, contractors, customers, clients, visitors, guests, or other
licensees or invitees to comply with those rules and regulations, and not interfere with the use of
Common Areas by others.

¢. Maintenance of Common Areas. Landlord shall maintain the Common Areas in good order, condition
and repair. This maintenance cost shall be an Operating Cost chargeable to Tenant pursuant to Section
8. In performing such maintenance, Landlord shall use reasonable efforts to minimize interference with
Tenant's use and enjoyment of the Premises.

ALTERATIONS. Tenant may make alterations, additions or improvements to the Premises, including apy
Tenant Work identified on attached Exhibit C (the “Alterations™), only with the prior written. consent of
Landlord, which, with respect to Alterations not affecting the structural components of the Premises or utility
systems therein, shall not be unreasonably withheld, conditioned, or delayed. Landlord shall have thirty (30)
days in which to respond to Tenant's request for any Alterations so long as such request includes the name of
Tenant’s contractors and reasonably detailed plans and specifications therefor. The term “Alterations” shall
not include the installation of shelves, movable partitions, Tenant's equipment, and trade fixtures that may be
performed without damaging existing improvements or the structural integrity of the Premises, the Building, or
the Property, and Landlord's consent shall not be required for Tenant's installation or removal of those items.
Tenant shall perform all work at Tenant's expense and in compliance with all applicable laws and ‘shall
complete all Alterations in accordance with plans and specifications approved by Landlord, using contractors
approved by Landlord, and in a manner so as not to unreasonably interfere with other tenants.” Tenant shall
pay, when due, or furnish a bond for payment (as set forth in Section 20) all claims for labor or miaterials
furnished to or for Tenant at or for use in the Premises, which claims are or may be secured by any
mechanics’ or materiaimens’ liens against the Premises or the Property or any interest therein. Tenant shall
remove all Alterations at the end of the Lease term unless Landlord conditioned its consent upon Tenant
leaving a specified Alteration at the Premises, in which case Tenant shall not remove such Alteration, and it
shall become Landlord's property. Tenant shali immediately repair any damage to the Premises caused by
removal of Alterations.

REPAIRS AND MAINTENANCE; SURRENDER. Tenant shall, at its sole expense, maintain the entire
Premises in good condition and promptly make all non-structural repairs and replacements necessary to keep
the Premises safe and in good condition, including all HVAC components and other utilities and systems to the
extent exclusively serving the Premises. Landlord shall maintain and repair the Building structure, foundation,
subfloor, exterior walls, roof structure and surface, and HVAC components and other utilities and systems
serving more than just the Premises, and the Common Areas, the costs of which shall be included as an
Operating Cost. Tenant shall not damage any demising wall or disturb the structural integrity of the Premises,
the Building, or the Property and shali promptly repair any damage or injury done to any such demising walls
or structural elements caused by Tenant or its employees, officers, agents, servants, contractors, custorners,
clients, visitors, guests, or other licensees or invitees. Notwithstanding anything in this Section to the contrary,
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Tenant shall not be responsible for any repairs to the Premises made necessary by the negligence or willful_
misconduct of Landlord or its employees, officers, agents, servants, contractors, customers, clients, visitors,
guests, or other licensees or invitees therein. If Tenant fails to perform Tenant's obligations under this

. Section, Landlord may at Landlord’s option enter upon the Premises_after ten {10) days' prior notice to Tenant

15.

and put the same in good order, condition and repair and the cost thereof together with interest thereon at the
default rate set forth in Section 4 shall be due and payable as additional rent to Landlord together with

" Tenant's next installment of Base Rent. Upon expiration of the Lease term, whether by lapse of time or

otherwise, Tenant shall promptly and peacefully surrender the Premises, together with all keys, to Landiord in
as good condition as when received by Tenant from Landlord or as thereafter improved, reasonable wear and

_tear and insured casualty excepted.
14,

ACCESS AND RIGHT OF ENTRY. After twenty-four (24) hours' notice from Landlord (except in cases of
emergency, when no notice shall be required), Tenant shall permit Landlord and its agents, employees and
contractors to enter the Premises at all reasonable times to make repairs, inspections, alterations or
improvements, provided that Landlord shall use reasonable efforts to minimize interference with Tenant's use
and enjoyment of the Premises. This Section shall not impose any repair or other obligation upon Landlord
not expressly stated elsewhere in this Lease. After reasonable notice to Tenant, Landlord shall have the right
to enter the Premises for the purpose of (a} showing the Premises to prospective purchasers or lenders at
any time, and to prospective tenants within one hundred eighty (180) days prior to the expiration or sooner
termination of the Lease term; and (b} posting “for lease” signs within one hundred eighty (180) days prior to
the expiration or sooner termination of the Lease term.

SIGNAGE. Tenant shall abtain Landlord's written consent as to size, location, materials, method of

. attachment, and appearance, before installing any signs upon the Premises. Tenant shall install any

16.

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

DESTRUCTION OR CONDEMNATION.

a. Damage and Repair. If the Premises or the portion of the Building or the Property necessary for Tenant's
occupancy are partially damaged but not rendered untenantable, by fire or other insured casualty, then
Landlord shall diligently restore the Premises and the portion of the Property necessary for Tenant's
occupancy to the extent required below and this Lease shall not terminate. Tenant may, however,
terminate the Lease if Landlord is unable to restore the Premises within six (6) months of the casualty
event by giving twenty (20) days written notice of termination.

The Premises or the portion of the Buiiding or the Property necessary for Tenant's occupancy shall not be
deemed untenantable if twenty-five percent (25%) or less of each of those areas are damaged. If
insurance proceeds are not available or are not sufficient to pay the entire cost of restoring the Premises,
or if Landlord's lender does not permit all or any part of the insurance proceeds to be applied toward
restoration, then Landlord may elect to terminate this Lease and keep the insurance proceeds, by
notifying Tenant within sixty (60} days of the date of such casualty.

If the Premises, the portion of the Building or the Property necessary for Tenant's occupancy, or fifty
percent (50%) or more of the rentable area of the Property are entirely destroyed, or partially damaged
and rendered untenantable, by fire or other casualty, Landlord may, at its option: (a) terminate this Lease
as provided herein, or (b) restore the Premises and the portion of the Property necessary for Tenant's
occupancy to their previous condition to the extent required below; provided, however, if such casuality
event occurs during the last six (6) months of the Lease term (after considering any aption to extend the
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term timely exercised by Tenant) then either Tenant or Landlord may elect to terminate the Lease. If,
within sixty (60) days after receipt by Landlord from Tenant of written notice that Tenant deems the
Premises or the portion of the Property necessary for Tenant's occupancy untenantable, Landlord fails to
notify Tenant of its election to restore those areas, or if Landlord is unable to restore those areas within
six (6) months of the date of the casualty event, then Tenant may elect to terminate the Lease upon
twenty (20) days' notice to Landlord unless Landlord, within such twenty (20) day period, notifies Tenant
that it will in fact restore the Premises or actually completes such restoration work to the extent required
below, as applicable. :

If Landlord restores the Premises or the Property under this Section, Landlord shall proceed with
reasonable diligence to complete the work, and the Rent shall be abated in the same proportion as the
untenantable portion of the Premises bears to the whole Premises, provided that there shall be a Rent
abatemant only if the damage or destruction of the Premises or the Property did not resuit from, or was
not contributed to directly or indirectly by the act, fault or neglect of Tenant, or Tenant's employees,
officers, agents, servants, contractors, customers, clients, visitors, guests, or other licensees or invitess.
No damages, compensation or claim shall be payable by Landiord for inconvenience, loss of business or
annhoyance directly, incidentally or consequentially arising from any repair or restoration of any portion of
the Premises or the Property. Landlord shall have no obligation to carry insurance of any kind for the
protection of Tenant, any alterations or improvements paid for by Tenant; any Tenant's Work identified in
Exhibit C (regardiess of who may have completed them); Tenant's furniture; or on any fixtures,
equipment, improvements or appurtenances of Tenant under this Lease, and Landlord’s restoration
obligations hereunder shall not include any abligation to repair any damage thereto or replace the same.

Condemnation. If the Premises, the portion of the Building or the Property necessary for Tenant's
occupancy, or 50% or more of the rentable area of the Property are made untenantable by eminent
domain, or conveyed under a threat of condemnation, this Lease shall terminate at the option of either .
Landlord or Tenant as of the earlier of the date title vests in the condemning authority or the condemning
authority first has possession of the Premises or the portion of the Property taken by the condemning
authority. All Rents and other payments shall be paid to that date. .

If the condemning authority takes a portion of the Premises or of the Building or the Property necessary
for Tenant's occupancy that does not render them untenantable, then this Lease shall continue in fuil
force and effect and the Rent shall be equitably reduced based on the proportion by which the floor area
of any structures is reduced. The reduction in Rent shall be effective on the earlier of the date the
condemning authority first has possession of such portion or title vests in the condemning authority. The
Premises or the portion of the Building or the Property necessary for Tenant's occupancy shall not be
deemed untenantable if twenty-five percent (25%) or less of each of those areas are condemned.
Landlord shall be entitied to the entire award from the condemning authority attributable to the value of
the Premises or the Building or the Property and Tenant shall make no claim for the value of its leasehald,
Tenant shall be permitted to make a separate claim against the condemning authority for moving
expenses if Tenant may terminate the Lease under this Section, provided that in no event shall Tenant's
claim reduce Landlord's award.

17. INSURANCE.
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Tenant's Property Insurance. During the Lease term, Tenant shall pay for and maintain special form
clauses of loss coverage property insurance (with coverage for earthquake if required by Landlord's
lender and, If the Premises are situated in a flood plain, flood damage) for all of Tenant's personal
propenty, fixtures and equipment in the amount of their full replacement value, with a deductible of not
more than $10,000.

Miscellaneous. Tenant's insurance required under this Section shall be with companies rated A-/VIl or
better in Best's Insurance Guide, and which are admitted in the State in which the Premises are located.
No insurance policy shall be cancelled or reduced in ¢coverage and each such policy shall provide that it is
not subject to cancellation or a reduction in coverage except after thirty (30) days prior written notice to
Landford. Tenant shall deliver to Landiord upon commencement of the Lease and from time to time
thereafter, copies of the insurance policies or evidence of insurance and copies of endorsements required
by this Section. In no event shall the limits of such policies be considered as limiting the liability of Tenant
under this Lease. If Tenant fails to acquire or maintain any insurance or provide any policy or evidence of
insurance required by this Section, and such failure continues for three (3) days after notice from
Landlord, Landlord may, but shall not be required to, obtain such insurance for Landlord's benefit and
Tenant shall reimburse Landlord for the costs of such insurance upon demand. Such amounts shall be
Additional Rent payable by Tenant hereunder and in the event of non-payment thereof, Landlord shall
have the same rights and remedies with respect to such non-payment as it has with respect to any other
non-payment of Rent hereunder.

Landlord’s Insurance. Landlord shall carry special form clauses of loss coverage property insurance of
the Building shell and core in the amount of their full replacement value, liability insurance with respect to
the Common Areas, and such other insurance of such types and amounts as Landlord, in its discretion,
shall deem reasonably appropriate. The cost of any such insurance shall be included in the Operating
Costs, and if such insurance is provided by a “blanket policy” insuring other parties or locations in addition
to the Building, then only the portion of the premiums allocable to the Bunldmg and Property shall be
included in the Operating Costs.

Waiver of Subrogation. Landlord and Tenant hereby release each other and any ather tenant, their
agents or employees, from respaonsibility for, and waive their entire claim of recovery for any loss or

' damage arising from any cause covered by property insurance required to be carried or otherwise carried

by each of them. Each party shall provide notice to the property insurance carrier or carriers of this
mutual waiver of subrogation, and shall cause its respective property insurance carriers to waive all rights
of subrogation against the other. This waiver shall not apply to the extent of the deductible amounts to
any such property policies or to the extent of liabilities exceeding the limits of stich policies.
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a. Indemnification by Tenant. Tenant shall defend, indemnify, and hold Landlord and its property manager
(if any) harmless against all liabilities, damages, costs, and expenses, including attorneys' fees, for
personal injury, bodily injury (including death) or property damage arising from any negligent or wrongful
act or omission of Tenant or Tenant's employees, officers, agents, servants, contractors, customers,
clients, visitors, guests, or other licensees or invitees on or around the Premises or the Property, or
arising from any breach of this Lease by Tenant Tenant shall use legal counsel reasonably acceptable to
Landlord in defense of any action within Tenant's defense obligation.

b. indemnification by Landlord. Landlord shall defend, indemnify and hold Tenant harmless against all
Habllities, damages, costs, and expenses, including attorneys' fees, for personal injury, bodily injury

(including death) or property damage arising from any negligent or wrongful act or omission of Landiord or -

Landlord's employees, officers, agents, servants, contractors, customers, clients, visitors, guests, or other
licensees or invitees on or around the Premises or the Property, or arising from any breach of this Lease

by Landiord. Landlord shall use legal counsel reasonably acceptable to Tenant in defense of any action -

within Landlord's defense obligation.

c. Waiver of Immunity. Landlord and Tenant each specifically and expressly waive any immunity that each
may be granted under the Washington State Industrial Insurance Act, Title 51 RCW. Neither party's
indemnity obligations under this Lease shall be limited by any limitation on the amount or type of
damages, compensation, or benefits payable to or for any third party under the Worker Compensation
Acts, Disability Benefit Acts or other employee benefit acts. : '

d. Exemption of Landlord from Liability. Except lo the extent of claims arising out of Landlord's gross
negligence or intentional misconduct, Landlord shall not be liable for injury to Tenant's business or assets
or any loss of income therefrom or for damage to any property of Tenant or of its employess, officers,
agents, servants, contractors, customers, clients, visitors, guests, or other licensees or invitees, or any

- other person in or about the Premises or the Property.

e. Survival. The provisions of this Section 18 shall survive expiration or termination of this Lease.
ASSIGNMENT AND SUBLETTING. Tenant shali not assign, sublet, mortgage, encumber or otherwise

transfer any interest in this Lease (coflectively referred to as a “Transfer”) or any part of the Premises, without -

first obtaining Landlord's written consent, which shall not be unreasonably withheld, conditioned, or delayed.

‘No Transfer shall relieve Tenant of any liability under this Lease notwithstanding Landlord's consent to such

Transfer. Consent to any Transfer shall not operate as a waiver of the necessity for Landlord's consent to
any subsequent Transfer. In connection with each request for consent to a Transfer, Tenant shall pay the
reasonable cost of processing same, including attomeys' fees, upon demand of Landlord, up to a maximum of
$1,250.

if Tenant is a partnership, limited liability company, corporation, or other entity, any transfer of this Lease by

- merger, consolidation, redemption or fiquidation, or any change in the ownership of, or power to vote, which

singularly or collectively represents a majority of the beneficial interest in Tenant, shall constitute a Transfer
under this Section.

As a condition to Landlord's approval, if given, any potential assignee or sublessee otherwise approved by

‘Landlord shall assume all obligations of Tenant under this Lease and shall be jointly and severally liable with

Tenant and any guarantor, if required, for the payment of Rent and performance of all terms of this Lease. in
connection with any Transfer, Tenant shall provide Landlord with copies of all assignments, subleases and
assumption agreement or documents,
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20. LIENS. Tenant shall not subject the Landlord's assets to any liens or claims of ien. Tenant shall keep the
Premises free from any liens created by or.through Tenant. Tenant shall indemn!fy and hold Landlord
harmless from liability for any such liens including, without limitation, liens arising from any Alterations. if a
lien is filed against the Premises by any person claiming by, through or under Tenant, Tenant shall, within ten
(10) days after Landlord's demand, at Tenant's expense, either remove the lien or furnish to Landlord a bond
in form and amount and issued by a surety satisfactory to Landlord, indemnifying Landlord and the Premises
against all liabilities, costs and expenses including attorneys' fees, which Landlord could reasonably incur as
a resuit of such lien. .

21. DEFAULT. The following occurrences shall each constitute a default by Tenant {an “Event of Default™):

a.

b.

Failure To Pay. Failure by Tenant to pay any sum, including Rent, due under this Lease following five (5)

- days' notice from Landlord of the failure to pay.

Vacation/Abandonment. Vacation by Tenant of the Premises (defined as an absence for at least fiteen
(15) consecutive days without prior notice to Landlord), or abandonment by Tenant of the Premises
{defined as an absence of five (5) days or more while Tenant is in breach of some other term of this
Lease). Tenant's vacation or abandonment of the Premises shall not be subject to any notice or right to
cure.

Insolvency. Tenant's insolvency or bankruptcy (whether voluntary or Involuntary); or appointment of a
recelver, assignee or other liquidating officer for Tenant’s business; provided, however, that in the event
of any involuntary bankruptcy or other insolvency proceeding, the existence of such proceeding shall
constitute an Event of Default only if such proceeding is not dismissed or vacated within sixty (60) days

_ after its institution or commencement,

Levy or Execution. The taking of Tenant's interest in this Lease or the Premises, or any part thereof, by
execution or other process of law directed against Tenant, or attachment of Tenant's interest in this Lease’
by any creditor of Tenant, if such attachment is not discharged within fifteen (15) days after being levied.

Other Non-Monetary Defaults. The breach by Tenant of any agreement, term or covenant of this Lease -
other than one requiring the payment of money and not otherwise enumerated in this Section or
elsewhere in this Lease, which breach continues for a period of thuty {30} days after notice by Landlord to
Tenant of the breach.

Failure to Take Possession. Failure by Tenant to take poésession of the Premises on the
Commencement Date or failure by Tenant to commence any Tenant Improvement in a timely fashion.

Landlord shall not be in default unless Landlord faifs to perform obligations required of Landlord within a
reasonable time, butin no event less than thirty (30) days after notice by Tenant to Landlord. 1f Landlord
fails to cure any such default within the allotted time, Tenant's sole remedy shall be to seek actual money
damages (but not consequential or punitive damages) for loss arising from Landlord's failure to discharge
its obligations under this Lease. Nothing herein contained shali relieve Landlord from its duty to perform
of any of its obligations to the standard prescribed in this Lease.

Any notice periods granted herein shall be deemed to run concurrently with and not in addition to any
defauft notice periods required by law.
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Tenant's Property Insurance. During the Lease term, Tenant shall pay for and maintain special form
clauses of loss coverage property insurance (with coverage for earthquake if required by Landlord's
lender and, If the Premises are situated in a flood plain, flood damage) for all of Tenant's personal
propenty, fixtures and equipment in the amount of their full replacement value, with a deductible of not
more than $10,000.

Miscellaneous. Tenant's insurance required under this Section shall be with companies rated A-/VIl or
better in Best's Insurance Guide, and which are admitted in the State in which the Premises are located.
No insurance policy shall be cancelled or reduced in ¢coverage and each such policy shall provide that it is
not subject to cancellation or a reduction in coverage except after thirty (30) days prior written notice to
Landford. Tenant shall deliver to Landiord upon commencement of the Lease and from time to time
thereafter, copies of the insurance policies or evidence of insurance and copies of endorsements required
by this Section. In no event shall the limits of such policies be considered as limiting the liability of Tenant
under this Lease. If Tenant fails to acquire or maintain any insurance or provide any policy or evidence of
insurance required by this Section, and such failure continues for three (3) days after notice from
Landlord, Landlord may, but shall not be required to, obtain such insurance for Landlord's benefit and
Tenant shall reimburse Landlord for the costs of such insurance upon demand. Such amounts shall be
Additional Rent payable by Tenant hereunder and in the event of non-payment thereof, Landlord shall
have the same rights and remedies with respect to such non-payment as it has with respect to any other
non-payment of Rent hereunder.

Landlord’s Insurance. Landlord shall carry special form clauses of loss coverage property insurance of
the Building shell and core in the amount of their full replacement value, liability insurance with respect to
the Common Areas, and such other insurance of such types and amounts as Landlord, in its discretion,
shall deem reasonably appropriate. The cost of any such insurance shall be included in the Operating
Costs, and if such insurance is provided by a “blanket policy” insuring other parties or locations in addition
to the Building, then only the portion of the premiums allocable to the Bunldmg and Property shall be
included in the Operating Costs.

Waiver of Subrogation. Landlord and Tenant hereby release each other and any ather tenant, their
agents or employees, from respaonsibility for, and waive their entire claim of recovery for any loss or

' damage arising from any cause covered by property insurance required to be carried or otherwise carried

by each of them. Each party shall provide notice to the property insurance carrier or carriers of this
mutual waiver of subrogation, and shall cause its respective property insurance carriers to waive all rights
of subrogation against the other. This waiver shall not apply to the extent of the deductible amounts to
any such property policies or to the extent of liabilities exceeding the limits of stich policies.
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22. REMEDIES. Landlord shall have the following remedies upon an Event of Defauit. Landlord's rights and

remedies under this Lease shall be cumulative, and none shall exclude any other right or remedy allowed by

law.
a. Termination of Lease. Landlord may terminate Tenant's interest under the Lease, but no act by Landiord

other than notice of termination from Landlord to Tenant shall terminate this Lease. The Lease shall
terminate on the date specified in the notice of termination. Upon termination of this Lease, Tenant will
remain liable to Landiord for damages in an amount equal to the Rent and other sums that would have
been owing by Tenant under this Lease for the balance of the Lease term, less the net proceeds, if any,
of any reletting of the Premises by Landlord subsequent to the termination, after deducting all of
Landlord's Reletting Expenses (as defined below). Landlord shall be entitled to elther collect damages
from Tenant monthly on the days on which rent or other amounts would have been payable under the
Lease, or alternatively, Landiord may accelerate Tenant's obligations under the Lease and recover from
Tenant: (i) unpaid rent which had been earned at the time of termination; (ii) the amount by which the

- unpaid rent which would have been eamed after termination until the time of award exceeds the amount

of rent loss that Tenant proves could reasonably have been avoided; (iii} the amount by which the unpaid
rent for the balance of the term of the Lease after the time of award exceeds the amount of rent loss that
Tenant proves couid reasonably be avoided (discounting such amount by the discount rate of the Federal
Reserve Bank of San Francisco at the time of the a , plus 1%); and {iv} any other amount necessary
to compensate Landlord for all the detriment proximately caused by Tenant's failure to perform its
obligations under the Lease, or which in the ordinary course would be likely to result from the Event of
Defauilt, including without limitation Reletting Expenses described below.

Re-Entry and Relstting. Landlord may continue this Lease in full force and effect, and without demand or
notice, re-enter and take possession of the Premises or any part thereof, expel the Tenant from the
Premises and anyone claiming through or under the Tenant, and remove the personal property of either.
Landlord may relet the Premises, or any part of them, in Landlord's or Tenant's name for the account of
Tenant, for such period of time and at such other terms and conditions as Landlord, in its discretion, may
determine. Landlord may collect and receive the rents for the Premises, To the fullest extent permitted
by law, the proceeds of any reletting shall be applied: first, to pay Landiord all Reletting Expenses
(defined below); second, to pay any indebtedness of Tenant to Landlord other than rent; third, to the rent
due and unpaid hereunder; and fourth, the residue, if any, shall be held by Landlord and applied in
payment of other or future obligations of Tenant to Landlord as the same may become due and payable,
and Tenant shall not be entitled to receive any portion of such revenue. Re-antry or taking possession of
the Premises by Landlord under this Section shall not be construed as an election on Landlord's part to
terminate this Lease, unless a notice of termination is given to Tenant. Landlord reserves the right
following any re-entry or reletting, or both, under this Section to exercise its right to terminate the Lease.
Tenant will pay Landlord the Rent and other sums which would be payable under this Lease if
repossession had not occurred, less the net proceeds, if any, after reletting the Premises and after
deducting Landlord's Reletting Expenses. “Reletting Expenses™ is defined to include all expenses
incurred by Landlord in connection with reletting the Premises, including without limitation, all
repossession costs, brokerage commissions and costs for securing new tenants, attorneys' fees,
remadeling and repair costs, costs for removing persons or property, costs for storing Tenant's property
and equipment, and costs of tenant improvements and rent concessions granted by Landlord to any new
Tenant, prorated over the life of the new lease.

Waiver of Redemption Rights. Tenant, for itself, and on behalf of any and all persons claiming through
or under Tenant, including creditors of all kinds, hereby waives-and surrenders all rights and privileges
which they may have under any present or future law, to redeem the Premises or to have a continuance
of this Lease for the Lease term, or any extension thereof. :
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d. Nonpayment of Additlonal Rent. All costs which Tenant is obligéted to pay to Landlord pursuant to this '
Lease shall in the event of nonpayment be treated as if they were payments of Rent, and Landlord shall
have the same rights it has with respect to nonpayment-of Rent.

e. Fallure to Remove Property. If Tenant fails to remove any of its property from the Premises at
Landlord's requast following an uncured Event of Default, Landlord may, at its option, remove and store
the property at Tenant's expense and risk. If Tenant does not pay the storage cost within five (5) days of
Landlord's request, Landlord may, at its option, have any or all of such property sold at public or private
sale (and Landlord may become a purchaser at such sale), in such manner as Landlord deems proper,
without notice to Tenant. Landlord shall apply the proceeds of such sale: (i) to the expense of such sale,
including reasonable attorneys' fees actually incurred; (ii) to the payment of the costs or charges for
storing such property; (i) to the payment of any other sums of money which may then be or thereafter
become due Landlord from Tenant under any of the terms hereof. and (iv) the balance, if any, to Tenant.
Nothing in this Section shall imit Landlord’s right to sell Tenant’s personal property as permitted by law or
to foreclose Landlord's lien for unpaid rent.

MORTGAGE SUBORDINATION AND ATTORNMENT. This Lease shall automatically be subordinate to any
mortgage or deed of trust created by Landlord which is now existing or hereafter placed upon the Premises
including any advances, interest, modifications, renewals, replacements or extensions (*Landlord's
Mortgage”). Tenant shall attorn to the holder of any Landlord's Mortgage or any party acquiring the Premises
at any sals or other proceeding under any Landlord's Mortgage provided the acquiring party assumes the
obligations of Landlord under this Lease. Tenant shall promptly and in no event later than fifteen (15) days
after request execute, acknowledge and deliver documents which the holder of any Landlord's Mortgage may
reasonably require as further evidence of this subordination and attornment. Notwithstanding the foregoing,
Tenant's obligations under this Section to subordinate in the future are conditioned on the holder of each
Landlord’s Mortgage and each party acquiring the Premises at any sale or other proceeding under any such
Landlord's Mortgage not disturbing Tenant's occupancy and other rights under this Lease, so long as no .
uncured Event of Default by Tenant exists.

NON-WAIVER. Lahdlord's waiver of any breach of any provision ‘contained in this Lease shall not be deemed
to be a waiver of the same provision for subsequent acts of Tenant. The acceptance by Landlord of Rent or
other amounts due by Tenant hereunder shall not be deemed to be a waiver of any previous breach by
Tenant. ' .

HOLDOVER. If Tenant shall, without the written consent of Landlord, remain in possession of the Premises
and fail to return them to Landlord after the expiration or termination of this Lease, the tenancy shall be a
holdover tenancy and shall be on a month-to-month basis, which may be terminated according to Washington
law. During such tenancy, Tenant agrees to pay to Landlord 150% of the rate of rental last payable under this
Lease, unless a different rate is agreed upon by Landiord. All other terms of the Lease shall remain in effect.
Tenant acknowledges and agrees that this Section does not grant any right to Tenant to holdover, and that
Tenant may also be liable to Landiord for any and all damages or expenses which Landlord may have to incur
as a resuit of Tenant's holdover. :

NOTICES. All notices under this Lease shall be in writing and effective (i) when delivered in person or via
overnight courier to the other party, (i} three (3) days after being sent by registered or certified mail to the
other party at the address set forth in Section 1; or (iii} upon confirmed transmission by facsimile to the other
party at the facsimile numbers set forth in Section 1. The addresses for notices and payment of rent set forth
in Section 1 may be modified by either party only by written notice delivered in conformance with this Section.
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COSTS AND ATTORNEYS' FEES. If Tenant or Landlord engage the services of an attorney to collect
monies due or to bring any action for any relief against the other, declaratory or otherwise, arising out of this
Lease, including any suit by Landlord for the recovery of Rent or other payments, or possession of the
Premises, the losing party shall pay the prevailing party a reasonable sum for attorneys' fees in such action,
whether in mediation or arbitration, at trial, on appeal, or in any bankruptcy proceeding.

ESTOPPEL CERTIFICATES. Tenant shall, from time to time, upon written request of Landiord, execute,
acknowledge and deliver to Landlord or its designee a written statement specifying the following, subject to

-any modifications necessary to make such statements true and complete: (i) the total rentable square footage

of the Premises; (i) the date the Lease term commenced and the date it expires; (iif) the amount of minimum
monthly Rent and the date to which such Rent has been paid: (iv) that this Lease is in full force and effect and
has not been assigned, modified, supplemented or amended in any way; (v) that this Lease represents the
entire agreement between the parties; (vi) that all obligations under this Lease to be performed by either party
have been satisfied; (vii) that there are no existing claims, defenses or offsets which the Tenant has against
the enforcement of this Lease by Landlord; (vili) the amount of Rent, if any, that Tenant pald in advance; (ix)
the amount of security that Tenant deposited with Landlord; (x) if Tenant has sublet all or a portion of the
Premises or assigned its interest in the Lease and to whom: (xi} if Tenant has any option to extend the Lease’
or option to purchase the Premises; and (xif) such other factual matters concarning the Lease or the Premises

_as Landlord may reasonably request. Tenant acknowledges and agrees that any statement delivered

pursuant to this Section may be relied upon by a prospective purchaser of Landlord's interest or assignee of
any mortgage or new mortgagee of Landiord's interest in the Premises. If Tenant shall fait to respond within
ten (10} days to Landlord's request for the statement required by this Section, Landlord may provide the
statement and Tenant shall bé deemed to have admitted the accuracy of the information provided by -
Landlord. - .

TRANSFER OF LANDLORD'S INTEREST. This Lease shall be assignable by Landlord without the consent
of Tenant. In the event of any transfer or transfers of Landlord's interest in the Premises, other than a transfer
for collateral purposes only, upon the assumption of this Lease by the transferee, Landlord shali be
automatically relieved of obligations and liabilities accruing from and after the date of such transfer, including
any liability for any retained security deposit or prepaid rent, for which the transferee shall be liable, and
Tenant shall attorn to the transferee.

LANDLORD'S LIABILITY. Anything in this Lease to the contrary notwithstanding, covenants, undertakings
and agreements herefn made on the part of Landlord are made and intended not as persenal covenants,
undertakings and agreements for the purpose of binding Landlord personally or the assets of Landlord but are
made and intended for the purpose of binding only the Landicrd's interest in the Premises, as the same may
from time to time be encumbered. In no event shall Landlord or its partners, shareholders, or members, as
the case may be, ever be personally liable hereunder.

RIGHT TO PERFORM. if Tenant shali fail to timely pay any sum or perform any other act on its part ta be
performed hereunder, Landlord may make any such payment or perform any such other act on Tenant's
behelf. Tenant shall, within ten (10) days of demand, reimburse Landlord for its expenses incurred in making
such payment or performance. Landlord shall (in addition to any other right or remedy of Landlord provided
by law) have the same rights and remedies in the event of the nonpayment of sums due under this Section as
in the case of default by Tenant in the payment of Rent.
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32. HAZARDOUS MATERIAL. As used herein, the term “Hazardous Material’ means any hazardous, dangerous,

toxic or harmful substance, material or waste including biomedical waste which is or becomes regulated by
any local governmental authority, the State of Washington or the United States Government, due to its
potential harm to the health, safety or welfare of humans or the environment. Landlord represents and
warrants to Tenant that, to Landlord's knowledge without duty of investigation, there is no Hazardous Material
on, in, or under the Premises as of the Commencement Date except as may otherwise have been disclosed
to Tenant In writing before the execution of this Lease. |f there is any Hazardous Material on, in, or under the
Premises as of the Commencement Date which has been or thereafter becomes unlawfully released through
no fault of Tenant, then Landlord shall indemnify, defend and hold Tenant harmless from any and all claims,
judgments, damages, penalties, fines, costs, liabliitles or losses including without limitation sums paid in
settlement of claims, attorneys' fees, consultant fees and expert fees, incurred or suffered by Tenant either
during or after the Lease term as the result of such contamination.

Tenant shall not cause or permit any Hazardous Material to be brought upon, kept, or used in or about, or
disposed of on the Premises or the Property by Tenant, its employees, officers, agents, servants, contractors,
customers, clients, visitors, guests, or other licensees or invitees, except with Landlord's prior consent and
then only upon strict compliance with all applicable federal, state and local laws, regulations, codes and
ordinances. If Tenant breaches the obligations stated in the preceding sentence, then Tenant shall indemnify,
defend and hold Landlord harmless from any and all claims, judgments, damages, penalties, fines, costs,
liabilities or losses including, without limitation, diminution in the value of the Premises or the Property;
damages for the loss or restriction on use of rentable or usable space or of any amenity of the Premises or
the Property, or elsewhere; damages arising from any adverse impact on marketing of space at the Premises
or the Property; and sums paid in settlement of claims, attorneys' fees, consultant fees and expert fees
incurred or suffered by Landlord either during or after the Lease term. These indemnifications by Landlord
and Tenant include, without limitation, costs incurred in conriection with any investigation of site conditions or
any clean-up, remedial, removal or restoration work, whether or not required by any federal, state or local

. governmental agency or political subdivision, because of Hazardous Material present in the Premises, or in

33.

soil or ground water on or under the Premises. Tenant shall immediately notify Landlord of any inquiry,
investigation or notice that Tenant may receive from any third party regarding the actual or suspected
presence of Hazardous Material on the Premises.

Without limiting the foregoing, if the presence of any Hazardous Material brought upon, kept or used in or
about the Premises or the Property by Tenant, its employees, officers, agents, servants, contractors,
customers, clients, visitors, guests, or other licensees or invitees, results in any unlawful release of any
Hazardous Materials on the Premises or the Property, Tenant shall promptly take all actions, at its sole
expense, as are necessary to return the Premises or the Property to the condition existing prior to the release
of any such Hazardous Material; provided that Landlord's approval of such actions shall first be obtained,
which approval may be withheld at Landlord's sole discretion. The provisions of this Section 32 shall survive
expiration or termination of this Lease. i

QUIET ENJOYMENT. So long as Tenant pays the Rent and performs alt of its obligations in this 'Lease;
Tenant's possession of the Premises will not be disturbed by Landiord or anyone claiming by, through or
under tandlord.

. MERGER. The voluntary or other surrender of this Lease by Tenant, or a mutual cancellation thereof, shall

not work a merger and shall, at the option of Landlord, terminate all or any existing subtenancies or may, at
the option of Landlord, operate as an assignment to Landlord of any or all of such subtenancies.
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35. GENERAL.

a.

b.

Heirs and Assigns. This Lease shall apply to and be binding upon Landlord and Tenant and their
respective heirs, executors, administrators, successors and assigns.

Brokers’ Fees. Tenant represents and warrants to Landlord that except for Tenant's Broker, if any,
described and disclosed in Section 37 of this Lease, it has not engaged any broker, finder or other person
who would be entitled to any commission or fees for the negotiation, execution or delivery of this Lease
and shall indemnify and hold harmless Landlord against any loss, cost, liability or expense incurred by
Landlord as a result of any claim asserted by any such broker, finder or other person on the basis of any
arrangements or agreements made or alleged to have been made by or on behalf of Tenant. Landlord
represents and warrants to Tenant that except for Landlord's Broker, if any, described and disclosed in
Section 37 of this Laase, it has not engaged any broker, finder or other person who would be entitled to
any commission or fees for the negotiation, execution or delivery of this Lease and shali indemnify and
hold harmiess Tenant against any loss, cost, liability or expense incurred by Tenant as a result of any
claim asserted by any such broker, finder or other person on the basis of any arrangements or.
agreements made or alleged to have been made by or on behalf of Landlord.

Entire Agreement. This Lease contains all of the covenants and agreements between Landlord and
Tenant relating to the Premises. No prior or contemporaneous agreements or understandings pertaiiing
to the Lease shall be valid or of any force or effect and the covenants and agreements of this Lease shall
not be altered, modified or amended except in writing, signed by Landlord and Tenant.

Severability. Any provision of this Lease which shall prove to be invalid, void or illegal shall in no way
affect, impair or invalidate any other provision of this Lease.

Force Majeure. Time periods for either party's performance under any provisions of this Lease (excluding
payment of Rent) shall be extended for periods of time during which the party's performance is prevented
due to circumstances beyond such party’s control, including without limitation, fires, ficods, earthquakes,
lackouts, strikes, embargoes, govemmental regulations, acts of God, public enemy, war or other strife.

Governing Law. This Lease shall be govemed by and construed in accordance with the laws of the State
of Washington. ’

Memorandum of Lease. Neither this Lease nor any memorandum or ‘;short form” thereof shall be
recorded without Landlord's prior consent.

Submission of Lease Form Not an Offer. One party's submission of this Lease to the other for review
shall not constitute an offer to lease the Premises. This Lease shall not become effective and binding
upon Landlord and Tenant until it has been fully signed by both of them.

No Light, Air or View Easement. Tenant has not been granted an easement or other right for light, air or
view to or from the Premises. Any diminution or shutting off of light, air or view by any structure which
may be erected on or adjacent to the Building shall in no way effect this Lease or the obligations of
Tenant hereunder or impose any liability on Landlord. .

Authority of Parties. Each party signing this Lease represents and warrants to the other that it has the
authority to enter into this Lease, that the execution and delivery of this Lease has been duly authorized,
and that upon such execution and delivery, this Lease shall be binding upon and enforceable against the
party on signing.

Time. *Day” as used herein means a calendar day and “business day” means any day on which
commercial banks are generally open for business in the state where the Premises are situated. Any
period of time which would otherwise end on a non-business day shall be extended to the next following
business day. Time is of the essence of this Lease. ’ :
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36. EXHIBITS AND RIDERS. The following exhibits and riders are made a part of this Lease, and the terms
thereof shall control over any inconsistent provision in the sections of this Lease:

Exhibit A Floor Plan/Outiine of the Premises
—Exhibit B Legal Description of the Property
- Exhibit C Tenant Improvement Schedule

CHECK THE BOX FOR ANY OF THE FOLLOWING THAT WILL APPLY. CAPITALIZED TERMS USED
IN THE RIDERS SHALL HAVE THE MEANING GIVEN TO THEM IN THE LEASE.

O RentRider

(] Apbitration Rider

[J Letter of Credit Rider ,

[0 Guaranty of Tenant's Lease Obligations Rider
[J Parking Rider

X Option to Extend Rider

0 Rules and Regulationd

37. AGENCY DISCLOSURE. At the signing of this Lease, Landlord is represented by

The Andover Co., inc., Michael Hemphilf
(insert both the name of the Broker and the Firm as licensed) (the “Landlord's Broker”), and Tenant is represented

by Washington Partners, Inc., Mark J, To

{insert both the name of the Broker and the Firm as licensed) (the “Tenant's Broker”).

This Agency Disclosure creates an agency relationship between Landlord, Landlord's Broker (if any such person
is disclosed), and any managing brokers who supervise Landlord's Broker's performance (collectively the
“Supervising Brokers®). In addition, this Agency Disclosure creates an agency relationship between Tenant,
Tenant's Broker (if any such person is disclosed), and any managing brokers who supervise Tenant's Broker's
performance (also collectively the "Supervising Brokers®). If Tenant's Broker and Landlord's Broker are different
real estate licensees affiliated with the same Firm, then both Tenant and Landlord confirm their consent to that
Firm and both Tenant's and Landlord's Supervising Brokers acting as dual agents. If Tenant's Broker and
Landlord's Broker are the same real estate licensee who represents both parties, then both Landlord and Tenant
acknowledge that the Broker, his or her Supervising Brokers, and his or her Firm are acting as dual agents and
hereby consent to such dual agency. f Tenants' Broker, Landlord's Broker, their Supervising Brokers, or their
Firm are dual agents, Landlord and Tenant consent to Tenant's Broker, Landlord's Broker and their Firm being
compensated based on a percentage of the rent or as otherwise disclosed on the attached addendum. Neither
Tenant's Broker, Landlord’s Broker nor either of their Firms ars receiving compensation from more than one party
to this transaction unless otherwise disclosed on an attached addendum, in which case Landlord and Tenant
consent to such compensation. Landlord and Tenant confirm receipt of the pamphlet entitled “The Law of Real
Estate Agency.” o

38. COMMISSION AGREEMENT. If Landlord has not entered into a listing agreement {or other compensation
agreement with Landlord's Broker), Landlord agrees to pay a commission to Landlord's Broker (as identified in the
Agency Disclosure paragraph above) as follows:

s

£ % of the gross rent payable pursuant to the Lease
s —__per square foot of the Premises
X Other See Commission Addendum.
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Landlord's Broker [_]shall []shail not (shall not if not filled in) be entitled to a commission upon the extension by -
Tenant of the Lease term pursuant to any right reserved to Tenant under the Lease calculated ([ as provided
above or []as follows '

(if no box is checked, as provided
above). Landlord's Broker [_Jshall []shall not (shall not if not filled in) be entitled to a commission upon any
expansion of the Premises pursuant to any right reserved to Tenant under the Lease, calculated [Jas provided
above or []as follows

(if no box is checked, as provided above).

Any commission shall be earned upon execution of this Lease, and paid one-half upon execution of the Lease
and one-half upon occupancy of the Premises by Tenant. Landlord's Broker shall pay to Tenant's Broker (as
identified in the Agency Disclosure paragraph above) the amount stated in a separate agreement between them
or, if there is no agreement, $ or % {complete only one) of any commission paid to
Landlord's Broker, within five (5) days after receipt by Landlord's Broker.

If any other lease or sale is entered into between Landlord and Tenant pursuant to a right reserved to Tenant
under the Lease, Landlord [_]shall [ shall not (shall not if not filled in) pay an additional commission according
to any commission agreement or, in the absence of one, according to the commission schedule of Landlord's
Broker in effect as of the execution of this Lease. Landlord's successor shall be obligated to pay any unpaid
commissions upon any transfer of this Lease and any such transfer shall not release the transferor from liability to
pay such commissions. v

38. BROKER PROVISIONS.

LANDLORD'S BROKER, TENANT'S BROKER AND THEIR FIRMS HAVE MADE NO REPRESENTATIONS
OR WARRANTIES CONCERNING THE PREMISES; THE MEANING OF THE TERMS AND CONDITIONS
OF THIS LEASE; LANDLORD'S OR TENANT'S FINANCIAL STANDING; ZONING OR COMPLIANCE OF
THE PREMISES WITH APPLICABLE LAWS; SERVICE OR CAPACITY OF UTILITIES; OPERATING
COSTS; OR HAZARDOUS MATERIALS. LANDLORD AND TENANT ARE EACH ADVISED TO SEEK
INDEPENDENT LEGAL ADVICE ON THESE AND OTHER MATTERS ARISING UNDER THIS LEASE.

IN WITNESS WHEREOF, this Lease has been executed the date and year first above written.

LANDLORD : : TENANT 7

LANDLORD TENANT

2 ’ S/%ﬂé@? L. S.a'él/é/

SHz 215
BY B

ITS: W ITs: ﬂﬂ_«g@ir, @%/ fﬁ/ﬁé Serovices
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STATE OF WASHINGTON
sS.

COUNTY OF l< d— 8 GL('O

I certify that | know or have satisfactory evidence that S +€ /] L\ en }»acvuq [ is the person who
appeared before me and said person acknowledged that Sy ¢ " N signed this
instrument, on oath stated that ___S¥-e. Phen Aauge was authorizéd to execute the instrument
and acknowledged it as the m ana %. ) ﬁ {fg vhued of _FH LssS, LI tobe the free and
voluntary act of such party for the uses an purposes mentioned in the instrumént. ’

Dated this 17 day Ma .y .20 44

(Signature of Notary)

L v retle L Hbcr‘hw{‘lu/

{Legibly Print or Stamp Name of Notary) /

a R,
LINDA L, ABERNATHY

Notary pPublic
State of Washington
My Commission Explres
September 21, 2014

Notary public in and for the state of Washington
Residingat__ .\ sa v Cou wt i
Wea sl g For—

My appointment expires __>¢cgteuber @f, 2 01¢

STATE OF WASHINGTON

ss.
countyor K N6 | l
I certify that | know or have satisfactory evidence that 9 TEPHEN) L, SALMER_ is the person who
appeared before me and said person acknowledged that | .}& __signed this
instrument, on oath stated that VE ~__was authorized to execute the instrument
and acknowledged it as the HWA-BER TEpLrssaz . of _ VoG OO to be the free and
" voluntary act of such party for the pses and purposes mentioned in the instrument. :
Dated s /54 day of 20/ .

s M %W
\\\\\;—\?‘BETH [lol”//,, _

SRl Op .7, .
S\\;@? \sssmus%;;%o% (Signature of Notary)
S5 ommy Pz ANHE €. (0 ccHiu
gff P e iz {iegibly Print or Stamp Name of Notary)
E m PupL\® Q 3 Notary public in and for the state of Washington
R SOS Residing at_ STATUR | w%@ge\)
700wl 9, W §
W : My appointment expires [/ — 04 —2015~
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STATE OF WASHINGTON
sS.
COUNTY OF _
I certify that | know or have satisfactory evidence that is the person who .
appeared before me and said person acknowledged that sighed this
instrument, on oath stated that was authorized to execuie the instrument
and acknowledged it as the of to be the free and
voluntary act of such party for the uses and purposes mentioned in the instrument.
Dated this day of 20
(Signature of Notary)
({Legibly Print or Stamp Name of Notary}
Notary public in and for the state of Washington
Residing at
My appointment expires
STATE OF WASHINGTON
SS.
COUNTY OF
I certify that I know or have satisfactory evidence that is the person who
appeared before me and said person acknowledged that . signed this
instrument, on oath stated that was authorized to execute the instrument
and acknowledged it as the of to be the free and
voluntary act of such party for the uses and purposes mentioned in the instrument.
Dated this day of ., 20

(Signature of Notary)

(Legibly Print or Stamp Name of Notary)

Notary public in and for the state of Washington
Residing at

My appointment expires
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EXHIBIT A
[Outline of the Premises]

See attached dliagram of Premises.

EXHIBIT A
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EXHIBIT B

[Legal Description of the Property]

724 West Smith Street, Kent, WA
Suite 1

Lots 1, 2, and 3 Rasmussen's addition to the Town of Kent, according to Plat recorded in Volumé 14 of
Pilats, Page 10, recorded in King County, Washington.

EXHIBIT B

Form genarated by: TrieForms™  www.TrueForms.com  800-499-9512




17192

© Commercial Brokers Association CBA/

Association 2011
ALL RIGHTS RESERVED
CBA Form MT-NNN
Multi-Tenant NNN Lease
Rev. ¥2011
Page 25 of 25
LEASE AGREEMENT
(Multi-Tenant Triple Net (NNN) Lease)
{Continued)
EXHIBIT C

{Tenant Improvement Schedule]

1. Tenant Improvements to be Completed by Landlord

Design and construction of all improvements in the Premises (the
“Tenant Improvements”}) shall be provided by Landlord's on a “turnkey”
basis at Landiord's expense. Landlord shall pay the cost of the Tenant
Improvements up to an amount equal to $15.00 per RSF as outlined in
the attached space plan (the “Tenant Improvement Allowance™). The
Tenant Improvement Alfowance shall be applied to the cost of design
and construction of the Tenant Improvements, including but not limited
to:

SEE "SCOPE OF WORK*” ATTACHED HERETO.
COSTS
See addendum 4 - Tenant Improvements (continued)

2. Tenant Improvements to be Completed by Tenant
N/A

EXHIBIT C
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SCOPE OF WORK

- General Requirements -

« New carpet tile and rubber base throughout unless otherwise noted in the room-by-mom

description.

* New paint finish throughout unless otherwise noted.

+ Existing suspended ceiling grid assumed to remain. Provide repairs or cosmetic touch-up to
existing grid where visibly damaged. Seismic bracing condition of existing sulte is unknown.

« Existing stain grade suite standard doors, frames and refite and relite frames to remain. Where
Indicated per plan, provide new doors/frames and relite/frames to match in color and finish. Note:
existing doors are knob hardware and do not meet ADA guidefines for door hardware. Existing
doors to remain with knob hardware. New and relocated doors to be fitted with lever style
hardware.

» Utilize existing power and low/voltage drops where feasible. Refer to the room-by-room
descriptions and contractor site verifications in order to adequately address supplemental power

-and-low voltage needs by room.

« Existing Bullding Standard 2x4 lensed lighting fixtures throughout. Provide allowance to relocate
existing lighting as required per new layout. Each room to a have a minimum of one (1) light per
100sf.

» Allow for new key pad access control on existing back exterior door.
+ Aliow for removal, clean, repair and re-installation of all existing perimeter window treatments
prior to the completion of the project.

Waiting Area-

« Refer to General Requirements for base improvements.

+ Provide aliowance to patch and repair visibie wear on entry doors and frames.

+ Allow for new access doorfframe with closer and 100 square inch vision panel in door leading
haltway. Door to be fitted with key pad access control and electric strike tied to electronic
release operable from reception station.

* Provide new VCT ficoring with rubber base throughout.

* Allow for one wall to receive color accent.

Receptionist -

+ Refer to General Requirements for base improvements.

« Allow for back wall to receive deep color accent paint.

« Allow new plastic laminate, multileve! transaction counter per plan. Interior worksurfaces will be
modular furniture by Tenant.

+ All for new 4' high x full width 3/8" tempered glass security panel across front of reception desk,
centered above transaction counter.

« Allow for new 5' wide vision window in frame per plan.

« Allow for one (1) quadraplex, one (1) duplex and two (2) voice data outiets.

Restrooms {existing) _

« Refer to General Requirements for base improvements. -

« Paint existing room throughout.

* Allow for cleaning and repair of existing plumbing fixtures and accessories as required.
Intake Specialist, (typical of 3)

*» Refer to General Requirements for base improvements.

« Allow for two (2) duplex and one (1) voice/data mudring per room.
« Allow for one (1) 2-6" wide refight in each room per plan.
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* Allow for each room to have low voitage panic button tied to audible speaker in open office area.
Print station

» Refer to General Requirements for base improvements. .
= Allow for one (1) quadraplex and one (1) voice/data mudring.
* Allow for new p-lam counter with open lower cabinets below.

GT

* Refer to General Requirements for base improvements,

» Allow for two (2) duplex and one (1) voice/data mudring per room.

*» New door to be locking.

+ Allow for room to have low voitage panic button tied to audible speaker in open office
area.

Work Room (existing) -

* Refer to General Requirements for base improvements.

* Provide allowance for a minimum of two (2) dedicated 20a duplex outlets, three (3) standard
duplex outlets and three (3) voice/data mudrings. Re-use any existing, provide new as required.

Break Room (existing)-

* Refer to General Requirements for base improvements,

* Allow for stripping of existing vinyl with new wax-and buff.

+ Allow for longest wall to receive deep color accent paint.

+ Existing power/data assumed adequate. No new proposed.

* Plumnbing requirements ~ Existing plumbing and dishwasher to remain. Clean and repair as
required for operable plumbing systems. Provide a separate allowance for new dishwasher to
replace existing.

» Millwork: - Exnstmg to remain. Allow for clean and repair and new stain finish.

+ Assume microwave, coffee maker, water dispenser and refrigerator to be furnished by Tenant.
Installations and connections by G.C.

Storage room (existing)-

* Refer to General Requirements for base improvements.

* Allow for new door/frame to match existing suite standard. Provide lockset hardware if not
existing.

» Existing lighting to remain. No modifications proposed.

+ Existing power to remain. No new power proposed.

Open Office area-

* Refer to General Requirements for base improvements.

» Allow for a total of 60 linear feet of full height color accent paint.

* Allow for two (2) new doors leading to common areas front waiting area and back restroom
vestibule. Doors to be fitted with closers, 100square in vision panels and keypad access control
with closers. Doorsfframe and relites/frames to match finish of existing suite standard door/frame
with lever style hardware. )

* Allow for clerestory window in stalned wood frame per plan. Clerestory to be min. 30" in height.
* Allow for one (1) quadraplex and one voice/data connection per workstation. Assume all
workstations to be re-use of electrified systems furniture currently on site. Final layout by Tenant.
G.C. is responsible for relocation of power poles and connection of power poles to Tenant's new
furniture layout.

+ Allow for an additional four (4) convenience duplex outlets, one (1) additicnal 20 amp dedicated
duplex and five (5) low voltage mudrings for Tenants equipment. Locations TBD.
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Private Offices - (existing)

* Refer to General Requirements for base improvements.

+ Existing lighting to remain. No modifications proposed. ;

+ Existing power in each office to remain. No new power in existing office proposed.

* Allow for two (2) panic buttons distributed between two of the existing upper level rooms at the *
top of the stairs. Panic buttons to be tied to speaker in lower level open office area.

Private Offices ~ (New, typical of three (3))

* Refer to General Requirements for base improvements.

* Allow for minimum of two (2) light fixtures, each new office.

* Allow for a minimum of two (2) duplex and one (1) voice/data per new office.

* Allow for new Building Standard door and frame with relite per office. For new 2na fioor Growth
office relocate existing door and relite as required. For new Attorney office #1 allow for new door
with full height glass panel inset and lockset hardware. For new 1s floor growth office, allow for
new door and 3'-0" sidelight.

Server Room (existing)-

* Refer to General Requirements for base improvements.

* Existing lighting to remain. No modifications proposed.

» Existing power to remain. No new power proposed.

» Existing cooling to remain. No additional cooiing needs anticipated.

It - GENERAL REQUIREMENTS ,
A. GUIDELINES FOR PROPOSED TENANT IMPROVEMENT.

1. Contractor to comply with the current “general conditions,” and building requirements as
provided by . .

the building owner.

2. Contractor shall be responsibis for providing all work and materials in accordance with the
latest local

Building Codes and Ordinances.

3. The Contractor shall immediately notify Weaver Architects of any discrepancies in the Space
Plan )

and of any field conditions, which may cause deviation from the Space Plan.

4. All materials to be new unless noted otherwise,

5. Contractor to provide aff fire/femergency systems as required by all applicable codes.
Firelemergency

systems include, but are not limited to, sprinkier modifications, fire extinguishers, audible alarms,
smoke and heat detectors, strobes, and exit signs. '

6. Mechanical and electrical to be design build under separate permit.

B. DEMOLITION

1. Refer to attached Space Plan for extent of demolition.

2. Remove all abandoned low voltage cabling in ceiling plenum.

3. Remove and fill all abandoned floor mounted devices. Remove all associated cabeling and
conduit :

on floor below, back to source.

C. DOORS AND FRAMES -

1. Newor reMM stain grade wood doors and frames to match Suite Standard for style-and
finish,
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2. Touch-up existing doors, door frames and relite frames where visibly damaged or worn

3. Clear %" tempered glazing at all relites unless noted otherwise.

4. Finish Hardware: New ADA Building standard lever style latchsets throughout. Locksets where
noted.

D. WOODWORK AND CASEWORK

1. New casework to be in accordance with AWI premium grade ﬁus;h overlay construction of wood
and .

plastic laminate veneer. -

2. Piaslic laminate colors to be selected from Formica, Pionite, Wilsonart or Nevamar. Standard
colors

and patterns,

E. PARTITION CONSTRUCTION

1. Framing: New framing to maich existing with 5/8” type "X" GWB to ACT ceiling unless noted
otherwise. .

2. Sound insulation in all new partitions and 2'-0" layer of sound insulation on either side of
partition .

head above ceiling.

F. CEILINGS

1. Existing suspended grid to remain. Assume repairs and appiication of new uniform paint finish
throughout. Current status of seismic conditions pertaining to existing installation is unknown.

2. Replace up to 20% of existing acoustical cailing tiles where damaged and/or soiled.

G. FLOOR FINISH

a. Carpet Tile - allow for pricing purposes, Shaw Tile (Quick Ship) Mix-it up collection. Final
Specification TBD.

b. Base: 4" rubber

c. VCT: two colors Armstrong Standard Excelon % tumn in full tile pattern.

d. Prepare floor with light weight concrete underlay where required to provide approved
substrate. . ’ :

H. WALL FINISH

1. Paint all walls, column and GWB ceiling/soffit surfaces. . :

2. Colors: Provide allowance for one (1) neutral field color One (1) deep-color accent

3. Prime all wall surfaces, and unless otherwise noted, paint with minimum of two (2) finish coats
of ICI .

eggshell finish latex paint or approved equal at all GWB surfaces. _

4..Paint for the light surfaces to conform to the requirements of the *Architectural Specifications
Manual” :

(AWS) for paint systems. Latex paint: AWS System 3-B “custom” (2 coat) grade light color paint -
finish on gypsum board surfaces.

5. Paint for the dark surfacas to conform te the requirements for the “Architectural Specifications
Manual® (AWS) for paint systems. Latex paint: AWS System 3-B “custom” (2 coats) grade deep
fone

paint finish on gypsum board surfaces.

J. MISCELLANEOUS REQUIREMENTS
1. All perimeter glazing to have Building Standard blinds. Color T.8.D.
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2. Unless directed otherwise, all voice/data cabling and equipment associated with'volcaldata
service

including work from building/fioor d-mark to server room shall be furnished and installed by
Tenant,

3. Full height refrigerator by Tenant. Assume side-by-side fridge and freezer, 23 cubic foot w/
icemaker,

K. HVAC

1. Modify existing HVAC system with all materials, equipment and labor for complete and
operable

HVAC system. System shall be air balanced per building specifications. :

2. HVAC requirements for the following area shall be designed for, but not limited to;

a. Typical office: One (1) PC and monitor.

b. Mail Room/ Copy area: Typical BTU loads for full size photocopier(s), postage machines, fax
machine, etc.

c. Server room. Assume existing cooling to room is adequate. Tenant's I.T. manager to provide
an estimate heat load for server room.

L. LIGHTING

1. Provide occupancy and daylight sensors as per the latast Washington State Energy Code
{WSEC).

2. Lighting (for intent only)

a. Standard office lighting: Building Standard 2x4 lensed 3 T8 lighting.

M. FIRE-LIFE SAFETY

1. Fire protection system per building standard ‘and Local Regulations and Ordinances.

2. Provide all emergency lighting, exit signs, fire alann speakers, strobes and bells as required by
code.

Design and install the same in compliance with the Americans with Disabliities Act.

3. Provide, fire rated doors and frames, fire extinguishers, etc. as required by applicable local
codes and o

laws. :

4. Fire extinguishers shall be by Underwriter’s Laboratory 2A-10BC 5-ib, muiti-purpose
extinguisher with

squeeze-type handle and flexible discharge hose with visible pressure gauge.

5. Fire extinguishers shall be installed in Building Standard cabinets

End Scopse of Work
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ADDENDUM
Property Address: 724 West Smith Office Building

1) Occupancy Rate Calculation for Tenant's Pro Rata Share of Operating Costs

Landlord and Tenant agree that if the Building is not one hundred percent (100%) occupled during any
calendar year, on a monthly average, then those portions of the Operating Costs that are driven by
occupancy rates, as reasonably determined by Landiord, shall be Increased to reflect the Operating Costs
of the Bullding as though It were one hundred percent (100%) occupied and Tenant's Pro Rata Share of
Operating Costs shall be based upon Operating Costs so adjusted.

2) Estimated Operating Expenses

The estimated Operating Costs for the Building are $6.00 per RSF for calendar year 2011.
3) ADDITIONAL EXHIBITS

Termination Addendum

‘Insurance Addendum

Rent Schedule Addendum

Commission Addendum

4} Tenant Improvements {continued)

- improvement Alfowance shail be at the expense of Landiord, Tenant shall not be enitied to any creditfor
unspent balance of the Tenant Improvement Allowance.

Landilord shall deliver the Premises with Tenant Improvements substantiaily completed in conformance
with the aforementioned scope of work and attached space plan, subject only to routine punchiist items,
and ready for Tenant's occupancy and intended use.

INTIALS __ # DATE £ '42 2 454/. /mrnm.s V/é;/ DATE %//‘77/
DATE ____ :

INITIALS INIMALS : DATE

Form generated by: TrueForms™  www.TrueForms.com  800-405-8812
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© Copyright 1898-2005
cmmu%okmmwaﬂon

Rights Reserved

CBA Form No. LA

Addendum/Amendment to Leases

Rev. 5107

Pagaiol9

ADDENDUM/AMENDMENT TO
CBA LEASES

The following is part of the Commercial Lease Agreement dated June 1, 2011. )
Between FHLSS, LLC {"Landlord")
And _ King County, a political subdivision of the State of Washington ' (“Tenant")

regarding the lease of the property known as 724 West Smith Office Bullding -

IT 1S AGREED BETWEEN THE LANDLORD AND TENANT AS FOLLOWS:

Tenant shall have the right to terminate this Lease at any time and for any reason prior to December 31,
2011, In the event Tenant terminates this Lease prior to December 31, 2011, al flabliity thereunder shall
cease and Landiord and Tenant shall have no further rights or obligations to each other, except that
Tenant shall pay to Landiord the unamortized bailance {smortized on a stralght line basis over the Initial
term of this Lease) of the Tenant Improvement Alfowance (as provided in Exhibit C to the Lease),
architectunl fees and broker's commission. Tenant's aggregate labliity to Landlord in the event of
termination hereunder shail not exceed $145,000. Tenant's right to terminate this Lease as provided herein
shall become null and void and no fonger in effect upon approval of this Lease by ordinance of the King
County Council, which approval Tenant agrees to diligently seek upon execution hereof,

AGENT (COMPANY): : By:

ALL OTHER TERMS AND CONDITIONS of said Agreement remain unchanged.

INITIALS: '
TenantLessee DA ’/ \LandiordLessor DATE
Tenanm.uaee . LandiordLessor DATE

Form genersted by: TrueForms™  www.TrueForms.com  800-400-8612
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All Rights Resarved

CBA Form No. LA

Addendum/Amendment to L eases

Rov. 5407

Page 1 of 1

ADDENDUMWAMENDMENT TO
CBA LEASES
The following is part of the Commercial Lease Agreement dated June 1, 2011 ,

Between FHLSS, LLC ("Landiord™)
And ._King County, a political subdivision of the State of Washington ("Tenant™)

regarding the lease of the property known as 724 West Smith Office Building :

IT IS AGREED BETWEEN THE LANDLORD AND TENANT AS FOLLOWS:

Tenant, King County, Is a political subdivision of the State of Wasginton. As such, Tenant is self-insured
for all general llability purposes. As a self-Insured government entity, Tenant lacks the abillty to add
Landlord as an additional insured or treat landlord as such. Tenant agrees that in the event it ever elects
to cease sell-insurance, it shall comply with the policy requirements provided In Section 17.

AGENT (COMPANY): By:

ALL OTHER TERMS AND CONDITIONS of said Agreement remain unchanged.

INITIALS: .
TenantLessee DATE / Landiord/Lessor DATE
Tenantessee _@___ DATE LandlordA.essor DATE

Form generated by: TrueForms™  www.TruaForms.com  600-489-6612
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© Copyright 1989-2005
Brokers Association
Al Rights Rescrved

CBAPomNo. LA
{oLeases

Rev. 5707
Paga1oft

ADDENDUM/AMENDMENT TO
CBA LEASES

June 1, 2011

The following is part of the Commercial Lease Agresment dated ,
Between . FHLSS, LLC : ("Landlord™)
— And King County, a political subdivision of the State of Washington (*Tenant")

regarding the lease of the property known as 724 West Smith Office Buliding

IT IS AGREED BETWEEN THE LANDLORD AND TENANT AS FOLLOWS:

Base Rent shall increase by 3 percent annually starting on the first anniversary of the Commencement
Date. Tenant shall pay Base Rent to Landlord as provided in Section 4 accordinq to the following
schedule;

Months 1-12:
Months 13;
Months 14-24;
Months 25:
Months 26-36:
Months 37:
Months 38-48:
Months 49-60:
Months 61-72;
Months 73-84:
Months85-96:

Months 97-108:;

$14,50/RSF
0 Froe Rent
$14.94/RSF
0 Free Rent
$15.38/RSF
0 Freo Rent
$15.84/RSF
$16.32/RSF
$16.81/RSF
$17.31/RSF
$17.83/RSF
$18.36/RSF

Months 109-120: $18.92/RSF

AGENT (COMPANY):

By:

ALL OTHER TERMS AND CONDITIONS of sald Agreement remain unchanged.

INITIALS:

. TenantIL;sseo ‘éé DATE{
TenantAessea g A

- / /‘ LandlordfLessor

Form generated by: TrueForms™

www.TrueForms.com

DATE j:/l '7‘ it

800-408-8812

LandlordfLessor

DATE

DATE
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© Commercial Brokers Association CBA/

2011
ALL RIGHTS RESERVED
CBA Form PSA
Addendum/Amendment to PSA
} Rev. 122011
Page 10f 1
ADDENDUM/AMENDMENT TO
PURCHASE AND SALE AGREEMENT
The following is part of the Purchase and Sale Agreement dated June 1, 2011 (the "Agreement”),

between

("*Seller”), and

FHLSS, LLC
King County, a polltical subdivision of the State of Washington
(*Buyer”), regarding the sale of the Property known as: 724 West Smith Office Building

(the “Property”).

~ ITIS AGREED BETWEEN THE SELLER AND BUYER AS FOLLOWS:

Commission Agreement.

Per listing agreement with The Andover Co., Inc. and the Letter of Intent (dated may 5, 2011), which states
the amount to be paid to Tenant's broker and Landiord's broker.

Tenant Advisory Fee.

King County has appointed Washington Partners, inc. as its Agent in this transaction. Landlord shall pay
to Washington Partners its proportionate share of a real estate fee based on its listing agreement with The
Andover Company. No fes shall be due to Washington Partners untif January 1, 2012 or upon the King
County Council’s approval of the lease, whichéver is earlier.

ALL OTHER TERMS AND CONDITIONS of the Agreement remain unchanged.

INITIALS: BUYER :ﬁ DATéé/—éé/_% ;%4/ SELLER DATE
BUYER é{/ DATE ,,(»( 17 SELLER DATE

Forfrp genersted by: TrueFoms™  www.TrueForms.com 800-499-9612
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© Commarcial Brokers Associstion

2014

ALL RIGHTS RESERVED
CBAFom OR ~

Option 1o Bdend Rider

Rov. 12011
Page1of2 -

'OPTION TO EXTEND RIDER

This Option to Extend Rider (‘Rider”) is made past of the lease agreement dated y 1

(the “Lease”) batween

—Junet. 2011
: _PHLSS, LLC ~ ("Landlord") and
King County, amwbdvbbnofmsmdwm ("Tenant’) conceming the leased space comimonly

as . B

known

at the property commonly known as 124 West Smith Office Buliding _

“{the *Premises”), located

(the *Property”).

Extension of Lease. Provided Tenant is not in default of any provision of the.Lease at the time that Tenant
exerclsesthedghtbgmmmeuasooratmeﬁmmemtembegmsﬁmdmmvé
(zemifnoteompbbd)sumiveopﬂmbmndmmmofUanbrv five (5) __years each. The

however, that Base Rent shall not be decreased); (i) there shall be no free or abated rent periods, tenant

- improvement allowances or other concessions that may have been granted to Tenant at the. beginning of the

initigl term hereof; and (it} after exercise of Tenant's final extension term option, there shall be no further
extension or renewal term options. . : ; )

- Notice, To extend the Lease, Tenant shall deliver written notics to Landiord not less than one hundred elghty

(180)day§pdortqﬂwee)cplmﬁpn o(metben-cumntlmemnmlsofﬂnmofmls Rider.

Monthly Rél;t. Landlc;rd and Tenant shall made a good faith effort o determine and agree on the fair market
value of rent for the Premises for the next term of Lease. : ’

a. Fallure to Agree on Rent. if Landlord and Tenant are unable to agree on the fair market rental value for the
PmmmmwmmmrTMQWMbMﬂwmmmm(10)daystoselo¢qr.

expenses shall be shared equatly between the. parties.

b. Failure to Appoint One Appraiger. If Landlord and Tenant cannot mutually agree upon an appraiser,
* then either party may give the other party written notice that it has selected and appointed an M.A I
appraiser, complete with the name, address, and other identifying information about the appraiser. The
party receiving such notice shall then have ten (10) days to select and appoint its own M.AL appraiser and
respond by giving written notice to the other party, complete with the name, address, and other identifying
information about the appraiser. if; however, the responding party fails to select and appoint an appraiser
and give notice to the.other party within ten (10) days, the determination of the appraiser first appointed
shall be final, conclusive and binding upon both parties, and Base Rent shall be adjusted accordingly for

the new term. Theappraiser'sfeesandexpenses shall be shared equally betwaen the parties,

INITIALS: LANDLORD %/ wmaf/7éd//‘rsw “r DATE 5:7/{///

DATE

- LANDLORD DATE TENANT
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© Commercial Brokers Association
: 2014

ALL RIGHTS RESERVED
GBA Form OR
Option to Extend Rider
Rev. 12014
Page2of2
OPTION TO EXTEND RIDER
(Continued)

c. Method of Determining Rent. The appraisers appointed shall proceed to determine fair market rental

value within twenty (20) days following their appointment. The conclusion shall be final, conclusive and
binding upon both Landlord and Tenant. If the appralsers should fail to agree, but the difference jn their
conclusions as to fair market rental value Is ten percent (10%) or less of the lower of the two appraisals,
then the fair market rental value shall be deemed to be the average of the two, and Base Rent shall be
adjusted accordingly for the new term. If the two appraisers should fail to agree on the fair market rental

- value, and the difference between the two appraisals exceeds ten percent (10%) of the lower of the two

appraisals, then the two appralsers shall appoint a third M.A.).-qualified appraiser. If they fal to agres on
a third appraiser within ten (10) days after their individual determination of the fair market rental valie,
either party may apply to the courts for the county in which the Premises are located, requesting the
appointment of a third M.A.).-qualified appralser. The third appraiser shall promptly determine the fair

" market rental value of the Premises. The parties shall then take the average of the two appraisals that are
closest in valus, which shall then constitute the fair market value; shall be final, conclusive and binding

upon both parties; and Base Rent shall be adjusted accordingly for thé new term. Each party shall pay the

fees and exponses for its own appraiser. In the event a third appraiser must be appceinted, his or her fees
* and expenses shall be borne equally by Landlord and Tenant. -

INITIALS: LANDLORD /%/ DATE‘{A/ 7 / Fo/ /TENANT'V 7 DATE 6’// 7/’/
o . oA . . TENANT DATE i

LANDLORD

Famgonerztodby: TrieFoms™  www.TricFomm.com 6004000812
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