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PROJECT: Renton Gateway Center, LLC, Hangars

LESSEE: Kig County, a political subdivision of the State of Washington

LESSOR: Renton Gateway Center, LLC

USE: See Use Section

PREMISES: Hangars G and H
Renton Gateway Center, LLC
750 W. Perimeter Rd
Renton, W A 98057



LEASE AGREEMENT
Triple Net (N lease

PARTIES
1. This Lease is entered into by each of the following paries:

Lessor: Renton Gateway Center, LLC
750 W. Perimeter Rd
Renton, W A 98057

Lessee: Kig County
500 4th Avenue, Room 500
Seattle, W A 98104

The singular terms 'Lessor' and 'Lessee' as used below shall include each person or other legal

entity identified as such in this paragraph. Each Lessor and Lessee agrees to be bound by the
following terms and conditions.

PREMISES
2. Lessor hereby leases to Lessee those Premises depicted in Exhbit A attached hereto,
commonly known as Hangars G and H, which are par of the Building -located at 750 W.
Perimeter Rd, Renton, W A 98057, as legally described in Exhbit A.

Approximate size of Premises: 7,200 square feet

Total Building size: 28;800 sqqa:re feet
Lessee's pro-rata share: 1/4

CONDITIONS
This lease is subject to the terms, conditions and rule of operation of the lease that was executed
by and between Renton Gateway Center, LLC and City of Renton for the Land on which the
hangars have been erected ("Master Lease") attached hereto as Exhbit E. Lessee agrees to
comply with all terms ard conditions of the Master Lease which are applicable to Lessee's Use
of the Premises.

TERM
3.1 The Term of this agreement is month-to-month, commencing on the date Lessor delivers the
site (the "Commencement Date") for occupancy by the Lessee. The Term of ths lease wil.
convert to the remaing balance of five (5) years less the time from the Commencement Date
until 20 days afer approval ofthe Lease by the King County Council until five (5) years from
the Coniencement Date (the "Termation Date") uness sooner termated pursuant to any
provision set forth below.

3.2 !ffor reasons beyond the reasonable control of Lessor, Lessor canot deliver possession of
the Premises to Lessee on the Commencement Date, Lessee agrees to hold Lessor harless for

any and al liabilty, in contract and in tort, including from thid paries, arising from such failure



to timely deliver the Premises. Lessor's failure to deliver the Premises on the Commencement
Date shall not affect the validity of this Lease or release Lessee from any obligation contained
herein, except that the Commencement and Termination Dates set fort in this paragraph shall be
extended for a period equal to the period of delay, which shall end when Lessor tenders
possession of the Premises to Lessee. Lessee shall not be obligated to pay rent to Lessor durg
that period of delay, and if the delay continues for longer than niety (90) days from the origial

Commencement Date, Lessee shall have the option to declare this Lease void, which shall be
exercised by transmitting wrtten notice of cancellation to Lessor within ten (10) days after the
niety day period has ru. If Lessee's option to void this Lease is not so exercised within that
time, Lessor shall have an additional ninety (90) days to deliver possession under the conditions
set fort in ths Section 3.2.

3.3 Force Majeure: Neither par shall be held liable for any delay or failure in performance of
any par of this Lease arsing out of or resulting from any cause beyond its control and without
its fault or negligence including, without limitation, acts of God, acts or omissions of civil or
militar authority, governent reguations, embargoes, epidemics, war, terrorists acts, riots, civil
commotion or civil uprisings, insurections, earquakes, floods, power blackouts and other
caused beyond a pary's reasonable control, whether or not similar to the foregoing conditions.

3.4 !fLessee occupies the Premises prior to the original Commencement Date, such occupancy
will be subject to the provisions ofthis Lease and shall not advance the Termation Date, nor
alter the Anniversar Date. Lessee shall pay rent for such occupancy pro rata at the rate set fort
below:

3.5 Options to Renew. Lessee shall have thee (3) renewal options, each option for a consecutive
thee (3) year term (individualy; "Option Term" and collectively "Option Terms"). Each Option
Term shall be subject to the terms and conditions ofthe Lease, uness otherwise mutually agreed
to in wrting by Lessor and Lessee. Lessee shall provide Lessor wrtten notice of its intent to
either exercise its next avaiable Option Term, or its decision not to exercise its next available
Option Term, no sooner than 180 days prior to the Termation Date of the curent Lease Term
and no later than ninety (90) days prior to the Termation Date ("Option Notice Period").
Should Lessee fail to provide notice with the Option Notice Period, Lessee's remainng Option
Terms shall become null and void. Rent durg any Option Term shall be based on the then
curent market rent. Rent durg any Option Term shall not be less that the rent charged durg
the most recent previous term. Lessor shall notify Lessee of the Anual Base Rent that will be
charged under any Option Term 180 days prior to the Termination Date of the current term.

RENT
4.1 Anua Base Rent amount: $108,000.00 (one hundred and eight thousand dollars.)

4.2 Base Rent and CPI Adjustment: Lessee shall pay to Lessor at the address set fort above, or,
subject to the notice provision of Section 27, to such other paries or place as Lessor may
otherwise designate in wrting, the sum of $9,000.00 (nie thousand dollars) in United States
Dollars per month, payable in advance on the first day of each month during the first year of the
term hereof (the "Base Rent").
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On each anversar of the Commencement Date (the "Anversary Date"), the Base Rent shall
be increased by an amount equal to the previous year's Base Rent multiplied by the percentage
increase in the Consumer Price Index, and ths sum shall become the Base Rent for subsequent
adjustents. The basis for computing any such increase shall be United States Deparent of
Labor Statistics Consumer Price Index for 'All West' which is published for the prior twelve (12)
month period nearest each Anversar Date. If that index shows an increase for the prior twelve
(12) month period, the Base Rent shall be increased in an amount equal to the index increase. If
there is no increase in the index, the Base Rent shall remain the same as in the previous year. If
the United States Deparent of Labor Statistics Consumer Price Index for 'All West' is
discontinued or revised, such other governental index or computation which replaces it shall be
used so as to obtai substantially the same result as if it had not been discontinued or revised.

4.3 Proration. If the Commencement Date is on any other than the first day of a month, the first
month's Base Rent shall be the Base Rent divided by the number of days in that month that
Lessee occupies the Premises. Such prorated amount shall be payable on the first day of
occupancy.

4.4 Late Payments: If Lessee fails to pay any monthy Base Rent payment or other amount
owed under this Lease to Lessor within ten (10) days afer it is due, Lessee shall pay an
additional sum equa to ten percent (10%) of each such payment.

4.5 Securty Deposit. Intentionally Deleted.

4.6 Waiver of Right to Setoff. Each payment obligation of Lessee under this lease is
independent of any duty created by contract or arsing by operation oflaw that is owed to Lessee
by Lessor, other than those duties of Lessor specified in ths agreement. Lessee hereby waives
any right of equitable setoff it may have or claim to have against Lessor now or in the future, and
agrees that each payment obligation wil be timely met notwthstanding the existence of any
independent claim Lessee may have againt Lessor.

COMMON AREAS
5.1 Common areas include parking areas, entrances, and exits thereto as depicted in Exhbit A
("Common Areas")and are the responsibility of the Lessor, and Lessor shall, durg the term of
ths Lease, maitain all of the Common Areas in a commercially reasonable maner and at such
a cost as the Lessor in their sole judgment may reasonably determe. Lessor reserves the right,
from time to time, to reasonably alter the Common Areas and to exercise control and
management of the Common Areas and to establish, modify, change and enforce such reasonable
rules and regulations as Lessor in its discretion may deem desirable, but only to the extent such
alterations to Common Areas and modifications, changes and enforcement of rues and
regulations enacted subsequent to execution of ths Lease do not materially interfere with
Lessee's Use of the Premises, subject to the provisions of Paragraphs 6.1 and 19.

5.2 Lessee agrees to abide by and conform to the Renton Aiort Reguations and Minium
Stadtrds and shall be responsible for the compliance with same by its employees, agents,
customers and invitees. The failure of Lessor to enforce the rules and regulations agaist Lessee
or any other tenant shall not be deemed to be a waiver of same, and shall not prevent
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enforcement of the same or other rues or regulations by Lessor against ths Lessee or others.

5.3 Lessor shall have the right to close all or any portion of the Common Areas at such times
and for such periods as may be reasonably necessar for maitenance and repai as may be
required from time to tie, but only to the extent such closure does not materially interfere with

Lessee's Use of the Premises. Such closure shall not be deemed an eviction, and Lessor shall not
be liable to Lessee for any loss resulting therefrom. Prior to any closure, Lessor shall provide

~ . Lessee with reasonable advanced notice. Lessee acknowledges there are common area ramp
. improvements to be completed in 2011. Completion of these improvements (seal coating and
strping) may requie temporar common area ramp closure. Any closures will be coordinated in
advance with Lessee.

MATENANCE AN REPAIRS
6.1 The Premises, including all fixtures and appurenances, shall at the inception of the Lease
Term be in the confguation and condition as specified in the plans and specifications for Tenant
Improvements, as defined in Exhbit C. Lessor shall have the obligation to maintain and keep
the building strctual components in good repai. Lessee shall be responsible for interior
maintenance, which includes but is not limited to, interior lighting, hangar door, electrcal panel
maitenance, interior low voltage wirig and any Tenant Improvements instaled by Lessee.

Lessee shall permit no waste, damage or injur to the Premises, and shall be solely responsible
for repairs to any par of the Premises damaged as result of actions of the Lessee and/or its
invitees. Should Lessee be responsible for damages, those damages shall be repaired by Lessor
and Lessee shall promptly reimburse Lessor the reasonable and actual costs.

6.2 Premises shall at all ties be kept and used in accordance with all laws and ordinances at

the sole cost and expense of Lessee, uness an alleged violation is the result of acts or
ommssions beyond the reasonable control of Lessee.

UTILITIES AN SERVICES
7.1 Lessee shall pay its separately metered electrc and water servce, as well as its pro rata
share of non-metered utilties water, sewer and garbage removal services.

7.2 Lessee is to pay for all other public utilties, including but not limited to telephone, data
cable and satellte, not specifically stated herein which shall be used in, or charged against, the
Premises as a result of Lessee's occupancy during the term ofthis Lease. Lessor shall not be
liable for any injur or damages suffered as a result of the interrption of any utilty services by
fire or other casualty, stre, riot, vandalism, the makg of necessar repais or improvements,
or any other cause beyond Lessor's control.

7.3 This is a triple net Lease. Lessor shall pay costs associated with maitenance and repair of
Building strctual components, including roof and exterior, electrical and mechanical systems.
Lessee's pro rata share of Building and Common Area Charges, including but not limited to,
building insurance, garbage collection, surace water management, real estate taxes, maitenance
of Common Areas and management fees, shall be approxiately $1,53 (one dollar-fift-thee
cents) per square foot of the Premises for the first year, and shall be adjusted anually thereafter
as per actual costs. This obligation is over and above the Base Rent amount due, and shall be



payable to Lessor as Additional Rent at the same time that Base Rent payments are due. Lessor
shall invoice Lessee for reimbursement of Building and Common Area Charges on a monthy
basis beginning upon the Commencement Date.

7.4 Reconciliation. !fLessee wishes to dispute any invoice relating to Building and Common
Area Charges, Lessee shall have ninety (90) days after receipt of such invoice to request inpection
of Lessor's books, and upon issuance of such request Lessee shal have the right, for an additional
six (60) days, to inpect, at reasonable times and in a reasonable maner such of Lessor's
reconciliation of costs as pertain to, and conta inormation concernng, the costs and expenses
contained in the questioned accounting period invoice, in order to verify the amounts thereof.

Given the lited scope of the Premises and Common Area Charges, Lessee and Lessor agree to

work cooperatively on resolving Common Area Charges disputes, if any.

7.5 Lessee also covenants and agrees to pay for Ìts own telephone, separately metered utilties,
jantorial and interior maintenance, including but not limted to ceiling, floors, electrcal and
plumbing systems.

INSPECTION OF PREMISES
8. Lessee agrees that fu1 opportty has been given for inspection of the Premises for puroses
of ascertaining suitability for Lessee's intended Use and the physical condition of thereof and
that occupancy of the Premises is on an 'as is' basis, unless otherwise provided herein or agreed
in wrting, except for the Tenant Improvements as provided in Exhbit C.

USE OF PREMISES
9.1 Less-ee shall use the Premises only for Ai..craft Storage, Aviatio:nOpel'ations,
Maintenance and Washing and Flight Department, and any other lawful use or other use as
Lessor may approve in wrting. Ths Use shall be a permtted use under all applicable laws,
ordinances, and governental or muncipal regulations, and shall not make or permit any use of
the Premises which may be dangerous to life, limb, or propert or which increases the insurance
premium cost or invalidates any policy or insurance coverig or caried on the Premises, the
building or its contents. Lessee shall not obstrct the Corron Areas or use them for business or
display puroses. Other than those noises and odors resulting from the Use provided herein,
Lessee shal not make any noise or permit any odor to emit from the Premises which is
objectionable to the public, to the other tenants, or to Lessor.

9.2 Lessee shall permit no lien or other encumbrance to attach to the Premises. In the event that
any lien or other encumbrance should attach to the Premises because of Lessee's actions or
inaction, or that of its agent, employees or invitees, Lessee shall immediately satisfy the same,
and shall defend, indemnfy and hold Lessor harless for the same and for any damages, costs
and attorney's fees Lessor may realize therefrom.

9.3 Lessee shall park no more than 5 vehicles in the common facilty parking lot at anyone
time. Lessee shall coordinate with Lessor, in advance, when additional parking is required.

ALTERATIONS
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10. Lessee will make no alterations in, or additions to, the Premises without prior approval of
the Lessor, which approval shall not be uneasonably withheld, conditioned or delayed. All
alterations shall comply with city and/or state building codes.

INEMNFICATION
11.1 The Lessor and its employees, and agents shall not be liable for any injur to any persons or
for damage to any propert, regardless of how such injur or damage may be caused, excluding

Lessor's sole negligence, as a result of the condition of, or in any way related to the Premises, the
use of the Premises or the operations of Lessee in, on or about the Premises by Lessee or others.
Lessee shall indemnfy, defend and hold haress Lessor and its agents, and employees, from

and agaist all clai, liabilities, losses, damages and expenses (including attorney fees and cost)

. for injur to or death of any person or loss of or damage to propert in or upon said Premises or
arsing out of or relating to Lessee's operations thereon, and including the person and propert of
Lessee, its employees, agents, invitees, licensees or others, however caused, it being understood
and agreed that all propert kept, stored or maintaned in or upon the Premises shall be at the risk
of Lessee.

11.2 The foregoing imunty is specifically intended to constitute a waiver of Lessee's
imunity under the Washigton Industral Insurance Act, RCW Title 51, to the extent necessar
to provide Lessor only with a ful and complete indemnity from claims made by Lessee and its
employees. The foregoing shall be in addition to Lessee's self-insurance obligation and not in
discharge of or substitution for same.

11.3 Lessor and Lessee agree that Lessee's recourse agaist Lessor for any obligations of Lessor
under ths Leasesha1l be limited to Lessee's execution agaist Lessor's right, tite and interest ín
the Premises and Building. Neither Lessor nor any of its parers, shareholders, offcers,

directors or other principals shall have any personal liability to Lessee as the result of any breach
or default by Lessor under ths Lease.

INSURCE
12.1 Lessor acknowledges, accepts, and agrees that the Lessee is self-inured for puroses of
general liabilty and Lessee will provide proof of such self-insurance upon the request of the
Lessor. As a self-inured governental entity, Lessee lacks the capacity to name Lessor as
"additional inured.lI

122 Propert Insurance. Lessor agrees to provide fie inurance in reasonable amounts on the
Buildig only, not the Tenant Improvements (as defined in Exhibit C) or Lessee's personal
propert. Lessee covenants and agrees that it will not do or permt anything to be done on the
Premises durng the term hereof, which will increase the rate of Lessor's insurance on the
Buildig which the leased Premises form a part, above the minium rate which would be
applicable in such premises for the Lessee's type of business; and Lessee agrees that in the event
it shall cause su~h an increase in the rate of insurance, it wil, upon request of Lessor, promptly
pay to the Lessor, as Additional Rent, any increase in premiums resulting therefrom.

12.3 Lessee shall be responsible to maitain appropriate insurance for its personal property and
Tenant Improvements, il the Premises.



12. 4 Waiver of Subrogation. Lessor and Lessee each release and relieve the other and waive
their entire right of recovery against the other for loss or damage arsing out of or incident to the
perils covered by the special form propert insurance policy with replacement cost endorsement
and business income and extra expense endorsements (including loss of rents) approved for use
in the State of Washington which occur in, on or about the Premises, whether caused by the
negligence of either par, their agents, employees, or otherwse. Each part shall obtain from its
insurers provisions permtting waiver of any claim agaist the other par for loss or damage
withn the scope of the above insurance.

TAXS
13.1 Real Propert Taxes: I Kig County Assessor Improvement Taxes: The Lessor shall pay

the real propert taxes assessed agaist the land and buildings of which the Premises is a par and

the Lessee shall reimburse the Lessor for the cost of their pro rata portion, attbutable to
Lessee's occupancy, of said taxes.

13.2 Personal Property Taxes: Lessee shall be responsible for any personal propert taes

arsing from Lessee's occupancy of the Premises.

13.3 Business Taxes: Lessee shall pay all special taxes and assessments or license fees levied,
assessed or imposed by law or ordinance, by reason of the use of the Premises for the Use set
forth in this Lease.

13.4 All business and occupation taes, if any, and any other taes and fees applicable to
propert of Lessee or its business conducted on the Premises presently in effect, or subsequently
levied by federal, state or local governents, or any political subdivision thereof shall be the
responsibilty of the Lessee. If applicable, Lessee shall cause jts trade fixtues, fuishings,

equipment and all of its other personal propert to be assessed and biled separately from the real
propert. To the extent Lessee is subject to such taxes, Lessee shall pay Lessor the taxes
attbutable to such Lessee's property withi ten (10) days after the receipt of a wrtten statement
setting fort the taes applicable to Lessee's propert.

13.5 Should there presently be in effect, or should there be enacted durng the term ofthis Lease
any law, statute, or ordinance levying any ta other than federal, state or city income taxes
diectly or indirectly in whole or: in par upon rents or the income from real estate or rental
propert, or increasing any such tax, Lessee shall reimburse Lessor monthly as additional rent at
the same time as mium rental payments are due.hereunder for the actual pro-rata amount of
such taxes paid.

DAMGE OR DESTRUCTION
14.1 Subject to the provisions of this Paragraph 14, if the Premises are damaged and such
damage was caused by a fire or other casualty included with the classification of casualty as
defined in a standard fire and extended coverage real propert insurance policy, Lessor shall, at
Lessor's expense, repair such damage, but not Lessee's fixtues or equipment, and ths Lease
shall continue in full force and effect. Provided however, in the event the Premises are damaged
to such an extent to render the same untenantable in whole or in a substantial par thereof, or
destroyed, it shall be optional with the Lessor to repair or rebuild the same, and after the

,
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happening of any such event, the Lessee shall give Lessor immediate written notice thereof.
Lessor shall have not more than thrty (30) days after notification to notify the Lessee in wrtig
of Lessor's intention to repair or rebuild the Premises, or the par so damaged as aforesaid, but
not Lessee's fixtues or equipment, and if Lessor elects to repair or rebuild the Premises, Lessor
shall prosecute the work of such repairing or rebuilding without unecessar delay, and durng
such period the base Rent and Additional Rent shall be abated in the same ratio that that porton
of the Premises rendered for the time being unt for occupancy shall bear to the whole of the
leased Premises. If the Lessor shall fail to give the notice aforesaid, Lessee shall have the right
to declare this lease terminated by wrtten notice served upon the Lessor. In the event the
building in which Premises hereby leased are located shal be damaged (even though the
Premises thereby leased shall not be damaged thereby) to such an extent that in the opinion of
Lessor it shall not be practicable to repai or rebuild, or is destroyed, then it shall be optional
with Lessor to termate this lease by wrtten notice served on Lessee within niety (90) days
afer such damage or destrction.

14.2 If Lessor gives notice of intent to repai or reconstrct the damaged Premises as set fort
above, Lessor shall be relieved of such obligation and Lessor may terminate the Lease, if Lessor
is unable to obtain the necessar financing, labor or materials, or if Lessor is unable to perform
such obligation due to any cause beyond its control, including, but not limited to strikes, lockouts
and labor distubances, acts of civil or miltar authorities, restrctions by muncipal authorities,
restrctions by muncipal ordinances or federal or state statutes and militar activity.

14.3 If Lessor gives notice of intent to repair or restore the Premises under the provisions of
ths Paragraph 14, and shall not commence such repai or restoration within niety (90) days
afer such notice, Lessee may elect to termate this Lease by wrtten notice to Lessor. Upon
termination of this Lease pursuant to ths Paragraph 14, an equitable adjustment shall be made
concernng advance rent and any advance payments made by Lessee to Lessor.

14.4 Notwthstanding the above, if the cost to repai damage to the Building that occurs durg
the last 20 months of the Lease Term exceeds 30% of the insurable replacement cost of the
Building, Lessor shall have the option to termnate ths Lease by giving written notice to the
Tenant with sixty (60) days afer the date of damage and either par may terminate this Lease
by delivering wrtten notice to the other withi thrty (30) days after the date Lessee receives

Lessor's notice. In addition, if the cost to repair any damage to the Premises or the Building
exceeds the insurance proceeds available to Lessor, and Lessor elects not to repair such damage,
then Lessor shall have the right to terminate this Lease by written notice to Lessee given with
sixty (60) days afer such damage occured.

EMINENT DOMAIN
15. If the whole of the PreIIses shall be taken by any public authority under the power of
eminent domain, or purchased by the condemnor in lieu thereof, then the Term of this Lease
shall cease as of the date possession is taken by such public authority. !f only a par of the
Premises shall be so taken, the Lease shall terminate only as to the portion taken and shall
continue in full force and effect as to the remaider of said Premises, and the minimum rent shall
be reduced proportionately; provided, however if the remainder of said Premises canot be made
tenantable for the puroses for which Lessee has been using the Premises, or if more than



twenty-five percent (25%) ofthe rentable square footage of the Premises shall be so taen, then

either pary, by written notice to the other, given at least thi (30) days prior to the date that

possession must be surendered to the public authority, may termnate this lease effective as of
such surender of possession. If any part of the propert described in Exhbit 'A' other than the
Premises shall be so taken as to render, in Lessor's sole opinion, the termination of this Lease
beneficial to the remaig portion of the propert described in Exhbit 'A', Lessor shall have the
right to terminate this lease withn sixy (60) days of said takg. Whether whole or partial,
Lessor shall be entitled to any and all awards, settlements, or compensation which may be given
for the land and buildings. Lessee shall have no clai against Lessor for the value of any

unexpired term of ths Lease.

TRASH, GARAGE, HAOUSrrOxic SUBSTANCES
16.1 Lessee shall place all trash and garbage in their own receptacle withn the Premises.
Lessee shall not bur any trash and garbage in or about the buildings.

16.2 Lessee shall not, without obtaning Lessor's prior wrtten approval, generate, release, spil,
store, deposit, transport, or dispose of any hazardous or toxic substances as defied by any state
or federal statute. In the event Lessor approves such release of hazardous substances on the
Premises, Lessee agrees that such release shall occur safely and in compliance with all applicable
federal, state and local laws and regulations. Lessee shall indemn; hold harless and defend
Lessor from any and all clais, liabilties, losses, damages, cleanup costs, and expenses,

includig attorney's fees, arising out of or in any way related to the release by Lessee or any of
its agents, representatives or employees, or the presence of such hazardous or toxic substaces
in, on or about the Premises occurng at any time durg the Lease Term and any extension
thereof. Lessee agrees to contract with qualified and certified service to remove all hazardous,
toxic or contaminated materials from the Premises.

EXTERIOR SIGNS17. N/ A

ASSIGNMNT AN SUBLETTING
18.1 Lessee shall not voluntaily or by operations of law assign transfer, mortgage, sublet or
otherwse tranfer or encumber all or any par of Lessee's interest in ths lease or in the Premises.

LESSOR'S RIGHT OF ENTRY
19. Lessor reserves and shall at any and all reasonable times have the right to enter the Premises,
inspect the same, supply jantorial service and any other service to be provided by the Lessor to
Lessee hereunder, to show the Premises to prospective purchasers or Lessees, and to repair the
Premises and any porton of the Buildig of which the Premises or any area of nonexclusive use

are a par and may for the purose erect scaffolding and other necessar strctues when
reasonably requied by the character of the work performed, all as providing that the entrance to
the Premises shall not be blocked thereby, and fuer providing that the business of Lessee shall
not be interfered with uneasonably. Except for emergencies, Lessor shal give twenty four (24)
hour notice to arange for the required ASU personnel escort .before entr to repai or show the

Premises.
For emergency access, Lessor shall call the Kig County Sheriffs Offce (KCSO) Regional
Communication and Emergency Coordination Center (RCECC) at (206) 296-3311, request to
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spea to the Communcations Room Supervsor, state the nature of the emergency and ask the
Supervsor to contact the Lessee for immediate response and an escort.

Lessee shall mainta a key with the local fire deparent for emergency access. Any entr to the
Premises obtaned by Lessor by any of said mean or otherwise shall not under any circumstaces
be constred or deemed to be forcefu or unawf entr into, or a detaier of the Premises, or an
eviction of Lessee for the Premises or any portion thereof provided said entr relates to emergency
purses as aforesaid.

DEFAULT AN REMEDIES
20.1 Lessor shal not be in default unless Lessor fais to perform its obligation under ths Lease
with thirt (30) days after notice by Lessee specifying wherein Lessor has failed to perform. If

the natue of Lessor's obligation is such that more than th (30) days is required to cure such
default, and Lessor thereafer cures such default withn a reasonable time, Lessor.shall not be
deemed in default.

20.2 Events of Default: Each of the following events shal constitute a materÜil default or
breach of this lease by Lessee:

(a) If Lessee, or any successor or assignee of Lessee while in possession, shall me a petition in

banptcy or insolvency or for reorganzation under any banptcy act, or shall voluntarly
take advantage of any such act by answer or otherwse, or shall make an assignent for the
benefit of creditors;

(b) If involuntar proceedings under any banptcy law or insolvency actshall be intituted
against Lessee, or if a receiver or trstee shall be appointed of all or substantially all of the
propert of Lessee, and such proceedings shall not be dismissed or the receivership or trteeship

vacated withn thi (30) days afer the institution or appointment;

(c) If Lessee shall fail to pay Lessor any Base Rent or Additional Rent when the same shall
become due and in any event no later than ten.c 0) days afer the first day of each month.

(d) !fLessee shall fail to perform or comply with any of the non-monetar covenants or
obligations of this Lease and ifthe nonperformance shall continue for a period of thirt (30) days

afer notice thereofby Lessor to Lessee or, if the performance canot be reasonably completed
with the th day period, Lessee shall not in good faith have commenced performance with
the th day period and shall not dilgently proceed to completion of performance;

( e) If Lessee shall vacate or abandon the Premises or ceases to use the Premises as described in
the recitas above, prior to Termation Date;

(f) Except as expressly peimitted under this Lease, any attempted conveyance, assignent,
mortgage or subletting of this Lease.

20.3 Remedies: On the occurence of any of the defaults or elements of default described in this
section, Lessor shall have the right to:
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(a) Accelerate the full balance due for the remainng Lease Term and commence legal action to
collect money damages for same from Lessee or any guarantor of ths Lease;

(b) Commence eviction proceedings under Chapter 59.12 of the Revised Code of Washington
(unawfl detaìner statute);

(c) Commence proceedings in Superior Cour of Kig County and seek an order of specific
performance of all the terms and conditions of the Lease and Lessor shall have the right to an
injunction to restrain Lessee and the fuher right to invoke any remedy allowed by law or
equity .

20.4 The rights and remedies given to Lessor in this Lease are distict, separate and cumulative,
and no one of them, whether or not exercised by Lessor, shall be deemed to be in exclusion of
any of the others herein, by law, or by equity provided.

20.5 No receipt of money by Lessor from Lessee afer default or cancellation of ths Lease in

any lawf maner shall (1) reintate, continue or extend the term or affect any notice given to
Lessee, (2) operate as a waiver of the right of Lessor to enforce the payment of Base Rent and
Additional Rent then due or falling due, or (3) operate as a waiver of the right of Lessor to
recover possession of the Premises by proper suit, action, proceeding or other remedy. Afer any
event of default by Lessee, Lessor may demand, receive and collect any monies due, without in
any maner relieving Lessee of the legal consequences of default. Any and all such monies so
collected shall be deemed to be payment on account of the use and occupation of the Premises or
at the election of Lessor, on account of the liability of Lessee hereunder.

LIAILIT FOR COSTS AN ATTORNEY'S FEES
21. The substantially prevailing par in any dispute resolution proceedig, whether judicial or

nonjudicial, shall be entitled to recover from the other all reasonable attorney's fees and costs
incured in connection with such proceedig.

21.1 Any controversy or claim arsing out of or relating to ths Lease, including any non-
monetary default thereof, or for unlawfl detainer or ejectment, shall be subject to arbitration in
Kig County, Washington and in accordance with the Commercial Arbitration Rules of the
American Arbitration Association, and judgment upon the issuace of a decision shall be a
condition precedent to bringing action thereon in the Superior Cour of Kig County.

QUIET ENJOYMNT
22. Lessor warants that it has fu right to execute and to perform the lease and to grant the
estate demised herein, and that upon payment by the Lessee of the rents herein provided, and
upon the observance and performance of all the covenants, terms and conditions on Lessee's par
to be observed and performed, Lessee shall peaceably and quietly hold and enjoy the Premises
for the Term hereby demised without hindrance or interrption by Lessor or any other persons
lawflly or equitably claiming by, through or under the Lessor, subject, neverteless, to the terms
and conditions of ths Lease. Lessor shall defend and indemnfy Lessee against any such thdpar claim. .

¡-!

, .
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SURNDER OF POSSESSION
23. Lessee shall, upon the Termination date or earlier termination of ths Lease, remove from the

Premises all of Lessee's trade fixtues, or futue, and other unattached personal propert, and
such alterations, additions or improvements, except for the Tenant Improvements installed by
Lessor for Lessee's benefit, required by Lessor to be removed pursuant to Paragraph 10 above,
and shall repai or pay for all damage to the Premises caused by such removal. Lessor shall
inorm Lessee withi fifteen (15) days afer Lessee's vacation of the Premises what alterations or
improvements or fitues it will require to be removed. All such propert remaing and every
interest of Lessee in the same shal be conclusively presumed to have been conveyed by Lessee
to Lessor under ths lease as a bil of sale, without compensation, alowance, or credit to Lessee.
Lessee shall, upon termation of ths lease or of Lessee's right of possession, deliver all keys to
Lessor and peacefuly quit and surender the Premises and all equipment and fixtues comprising
a par thereof without notice, neat and clean, and in as good condition as when Lessee took
possession, except for reasonable wear and tear. It is also responsible for removal of any and all
electrcal, co-ax, voice and data lines, low voltage wig and cabling, and to dispose of this
material at its own expense.

HOLDING OVER
24. If Lessee, with the implied or express consent of Lessor, shall hold over the Termation
Date, Lessee shall remai bound by al of the covenants and agreements herein, except that: (i)
the tenancy shall be from month to month, and (ii) the minimum rent to be paid by Lessee shall
be 150% of the las Base Rent amount.

ESTOPPEL AFFIDAVIT
25. Lessee shal, at any time upon not less than ten (10) days' prior written notice from Lessor,
execute, acknowledge and deliver to Lessor, a statement in wrting (a) certfyg that this lease is
unodified and in full force and effect (or, if modified, stating the natue of such modifcation
and certifying that ths lease, as so modified is in fulforce and effect), and the date to which the
rental and other charges are paid in advance, if any; (b) acknowledging that there are not, to
Lessee's knowledge, any uncured defaults on the par of the Lessor hereunder, Or specifying such
defaults if any are claied; and (c) any other matters as the Landlord or its Lender may
reasonably request. Any such statement may be relied upon by any prospective purchaser or
encumbrancer of all or any porton, of the real propert of which the Premises are a par.

SALEOF PREMISES BY LESSOR
26. Lessor shall be and is hereby relieved of all liabilty under any and all of its covenants and
obligations contained in or derived from ths lease arising out of any act, occurence or omission
occurg after the consumation of such sale; and the purchaser, at such sale or any subsequent
sale of the Premises,. sha11 be deemed, without any fuher agreement between the paries or their
successors in interest or between the paries and any such purchaser, to have assumed and agreed
to car out all ofthe covenants and obligations of the Lessor under this Lease.
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NOTICE
27. Any notice required to be given by either pary to the other pursuant to the provisions of ths
Lease or any law, present or futue, shall be in writig and shall be deemed to have been duly
given or sent if either delivered personally or deposited in the United States mail, postage
prepaid, registered or certifed, retu receipt requested, addressed to the Lessor at the address set

forth on page 1 of this lease, except that, upon Lessee's takg possession of the leased premises,
the premises shall constitute Lessee's address for notice puroses, or to such other address as
either pary may designate to the other in wrting from time to time.

ENTIRE AGREEMENT
28. It is expressly understood and agreed by Lessor and Lessee that there are no promises,
agreements, conditions, understandings, inducements, waranties or representations oral or
wrtten, expressed or implied, between them other than as herein set fort, and ths Lease shall
not be modified in any maner except by an instrent in writing and executed by the paries.

BINING ON HEIRS, SUCCESSORS AN ASSIGNS
29. The covenants and agreements of this Lease shal be bindig upon the heirs, executors,
admstrators, successors and assigns of both paries hereto, except as herein above provided. It
is fuer acknowledged that the signor for the Lessee is authorized by local ordince to have
full authority to execute this Lease.

NON-WAIR OF BREACH
30. The failure of either par to insist on strct performance of any covenant or condition
hereof, or to exercise any option hei:ein contaied, shall not be constred as a waiver of such
covenant, condition, or option in any other instance. Consent by Lessor in anyone instance shall
not dispense' with the necessity of consent by Lessor in any other instace.

SUBORDINATION
31. This Lease and the interest of Lessee hereunder shall be at all times subject to any and all
now effective or hereafer executed mortgages and/or deeds of trst which may now or hereafter
afect Lessor's estate in the real property of which the Premises form a par and to all renewals,
modifications, replacements, or extensions thereof. Lessee shall promptly execute any
instrents which may be required to evidence such subordination.

The following exhibits are made R part of this lease .by this reference:

EXHBIT A: Legal Description and Site Plan
EXHIT B: Floor Plan
EXHBIT C: Constrction Work Letter Addendum and Tenant Improvement Plans
EXHBIT D: Master Lease between Renton Gateway Center, LLC and the City of Renton
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In witness whereof, the paries hereto have hereunto set their hands the date set fort below.

LESSEE:
King County

LESSOR:
Renton Gateway Center, LLC

By: By:

Its: Its:

Date: Date:

Kig County Sheriffs Offce Consent:

By:

Its:

Date:

Approved as to form

By:
Tímothy Bares, Seníor Deputy Prosecuting Attorney

Date:
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STATE OF WASHIGTON
COUNTY OF

I certify that I know or have satisfactory evidence that
signed ths instrent and acknowledged it to be

uses and puroses mentioned in the instruent.

dated:

free and voluntary act for the

NOTARY PUBLIC, State of Washington
My appointment expires:

STATE OF WASHINGTON
COUNTY OF

I certify that I know or have satisfactory evidence that
signed ths instrment and acknowledged it to be
uses and puroses mentioned in the instrument.

dated:

free and voluntar act for the

NOTARY PUBLIC, State of Washigton
My appointment expires:
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CONSULT YOUR ATTORNY

THIS DOCUMENT HAS BEEN PREPARD FOR SUBMISSION TO YOUR ATTORNY
FOR HIS/HER REVIEW AN APPROVAL PRIOR TO YOUR EXECUTION OF SAME. NO
REPRESENTATION OR RECOMMENDATION IS MAE BY PRI LOCATIONS, INC.
OR ITS AGENTS OR EMPLOYEES AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT
OR TAX CONSEQUENCES OF THIS DOCUMENT, OR TH DOCUMNTS REFERRD
TO HEREIN, OR THE TRASACTION RELATING THRETO. THESE ARE QUESTIONS
FOR YOUR ATTORNEY WITH WHOM YOU SHOULD CONSULT BEFORE SIGNING
THIS DOCUMENT.
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EXHIBIT A
Legal Description and Site Plan
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EXHIBIT B
Floor Plan
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EXHBIT C
Constrction Work Letter Addendum and Tenant Improvement Plan

This Constrction Work Letter Addendum ("Work Letter") is par of and incorporated
into that certain lease (the "Lease") between Kig County, a political subdivision of the State of
Washington (hereinafer called "Lessee") and Renton Gateway Center, LLC (hereinafter called
"Lessor") for the Premises, Hangars G and H. Capitalized terms shall have the meanng defined
in the Lease uness otherwise specific herein.

Renton Gateway Center, LLC
750 W. Perieter Rd

Renton, W A 98057

1) SHELL AND CORE IMPROVEMENTS TO. BE PROVIDED BY LESSOR:
Lessor shall deliver the Premises to Lessee withn 90 days of execution of this Lease with the
following Improvements in the Premises constrcted at Lessor's sole cost and expense
(collectively the "Shell and Core Work"):

(a) Walls. Core and perieter walls including metal framing, sound batt
insulation, drall, to be completely finished (taped and painted).

(b) Ceiling. Hard Lid ceiling to be completely finished including ceiling tiles
withn the office, break room and bathroom areas

(c) Floor. Concrete slab floor prepared to receive floor coverig and carpet.
Floor loading capacities: eighty pounds (80) per square foot live load; twenty pounds (20) per
squae foot parition load. .

(d) Mechancal. The heating ventilation and air conditionig system for the

Buildig is a Cadet Electric Heater

(e) Electrcal as per plan submitted by Architect

(f) Fire Sprinkers. Code compliant fire sprier system with upright heads
provided in the Premises.

(g) Telephone/Data Closet. Code compliant closet for Lessee's use together
with access thereto or other acceptable phone/data connectivity facilty. See plans for
V oice/Data.

2) TENANT IMROVEMENTS TO BE PROVIDED BY LESSOR: Design and
constrction of all Tenant Improvements, which shall include Lessor's Shell and Core Work, in
the Premises (the "Tenant Improvements") shall be provided by Lessor withn niety (90) days

of execution of ths Lease (the "Required Completion Date") subject to reimbursement by Lessee
as provided herein. The Tenant Improvements to be provided by Lessor shall include, without
limtation, architectual design; permitting and special inspections; strctual review and
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engineering; mechanical and electrcal engieering; paritionig, millwork, and finishes; fie

sprier modifications to meet codes; plumbing lines, connection and fixtues; HV AC

equipment, connection to Building systems, distribution and controls, testig and balance;
electrcal wiring, equipment and fixtues; voice, data and securty cabling, connection to Buildig
systems and Improvements.

3) DESIGN OF TENANT IMPROVEMENTS: Lessor shall use its space
planers, architects and constrction general contractor in the design and constrction of the
Tenant Improvements.

Lessor's space planers and architects shall ensure that the work shown on Lessor's plans
is compatible with the basic Building plans and that necessar basic Buildig modifications are
included in Lessor's plans. Such modifications shall be subject to the Lessee's approval and the
cost thereof shall be paid by Lessor.

Lessor's and Lessee's space planers and architects shall collaborate in preparg a space
plan for Lessee's Tenant Improvements which shall be the basis for Lessor's Tenant
improvement plans as provided herein. All plans for the Tenant Improvements shall be subject to
Lessee's reasonable review and approval prior to constrction. Lessor shall supply Lessee with

said plan for review and approval at sixty percent (60%) and niety percent (90%) design
review. Lessee shall provide wrtten comments, requested revisions and/or approval for Lessor's
constrction plans with ten (10) days of receipt. Lessor and Lessee shall cooperate as

reasonably necessar to approve said constrction plans. Upon final agreement of Lessor and .
Lessee, the approved constrction plans shall become the Final Plans. Lessor shall complete
constrction of the Tenant Improvements in conformance with said Final Plans, subject only to
usual and customar Change Orders (defied below). Final Plans are to be signed by Lessor and
Lessee and shall include, in addition to the aforementioned Shell and Core Work, the following:

(a) Basic Plans. These shal be fully dimensioned floor plans showig
parition layout and identifying each room with a number and each door with a number. The
Basic Plans must clearly identify and locate equipment requiring plumbing or other special
mechancal systems, area(s) subject to above-normal floor loads, special openigs in the floor,
and other major or special featues, including:

(1) Electrcal and Telephone Outlets. Locate all power and telephone
requirements: Dimension the position from a corner and give height above concrete slab for al
criticaly located outlets. Identify all dedicated circuits and identify al power outlets greater
than 120 volts. For the equipment used in these outlets which require dedicated circuits and/or
which requie greater than 120 volts, identify the tye of equipment, the manufactuer's name
and the manufactuer's model number, and submit a brochure for each piece of equipment. Also
identif the manufactuer's name of the phone system to be used and the power requirements,

size, and location of its processing equipment. Provide for a secure communcations 'closet for
Lessee's sole use.

(2) Reflected Ceiling Plan. Lighting layout showig location and type
of all Building Standard and speciallìghting fixtues.
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(3) Keying Schedules and Hardware Information. This information
shall be in final form and include a Keying Schedule indicating which doors are locked and
which keyes) open each lock, plus an iix" on the side of the door where the key wil be inserted if
a keyed door. Complete specifications for all non-Building Standard hardware wil also be
provided.

(4) Room Finish and Color Schedule. This information shall be in
final form and include locations and specifications for all wall finishes, floor coverig and base
for each room.

(5) Constrction Notes and Specifications. Complete specifications
for every item included except those specified by the Lessor.

(6) Lessor wil coordinate all engineerig at Lessor's expense.

(b) Change Orders. Lessee shal notif Lessor in wrting of any desired
material changes to the Fiiia! Plans, hereinafer referred to as a "Change Order." Lessor shall
have five (5) days from receipt to approve any Change Orders, which shall not be uneasonably
withheld or conditioned, and notify Lessee of the cost for said Change Order. Following Lessee's
approval of the cost of any Change Order, the Change Order shall become par of the Final Plans

__..-.ad shall be subject to reimbursement by Lessee and payable as provided herein.

(c) As-Built Plans. After completion of construction, Lessor shall supply to
Lessee with thi (30 days) a complete set of constrction documents for Lessor's fies

including as-built plans.

(d) Lessor shall be allowed to recommend and implement Change Orders,
with notice to Lessee; to take advantage of value engineering opportties and unoreseen
constrction conditions, but only if such changes (i) do not materially impact the appearance,

safety or mechancal systems and operations ofthePremises, and (ii) willnot result in an
extension of the Required Completion Date. If a Change Order intiated by Lessor, due to
unoreseen constrction conditions, has the potential to increase the cost of constrction of the
Tenant Improvements, Lessor shall obtain Lessee's wrtten approval in advance.

4) LESSEE'S REIMUREMENT OF T.IlE COST-OF TENANT
IMPROVEMENTS ANDCßAGE ORDERS:

. (a) Lessee's Cost of the Tenant Improvements. Lessee shall reimburse
Lessor, as provided in Section 4(c) below, for the cost ofthose certai Tenant Improvements,
which costs shall not include Lessor's Shell and Core Work. Tenant Improvements shall not
exceed $77,000.00, subject to approved change orders. At tie of signg ofthis lease,

approximately $10,000.00 in Tenant Improvements have been completed. In the event that
Tenant termnates this lease during the month-to-month portion of the Term, Tenant shall
reimburse Landlord for the approximate $10,000.00 in Tenant Improvements completed by
Landlord. In the event of such termination, Landlord and Tenant shall have no further rights or
obligations in relation to each other. Upon approval of the lease by the King County Council, the
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remaining Tenant Improvements will be constructed by Landlord at a cost not to exceed
$67,000.00, subject to approved change orders, and subject to reimbursement by Tenant as
provided herein.

(b) Lessor's Certification of Cost. Upon Lessor's completion of the

constrction of the Tenant Improvements, and Change Orders, if any, Lessor shall certfy to
Lessee the actual cost of construction of the Tenant Improvements, and Change Orders, if any.
Lessor shall provide Lessee with copies of receipts and other documentation of the cost of said
constrction in detail reasonably acceptable to Lessee.

(c) Lessee's Reimbursement. Withi thrt (30) days of 
Lessee's receipt of

Lessor's certfications of cost reasonably acceptable to Lessee, as provided herein, Lessee shall
reimburse Lessor for those TenantImprovements includig approved Change Orders, if any.'

(d) Substantial Completion. As used herein, "Substatially Completed" or
"Substatial Completion" shall mean that on or before the one-hundred twentieth day following
execution (execution is herein defined as the date on which both Lessor and Lessee have signed
and notarzed the Lease) each of the following have occured subject only to completion of
customar "punch list" items: (a) Lessor's contractor shall have notified Lessor in writing that
Lessor's Work is substatially complete in accordance with the Final Plans; (b) the City of
Renton has issued a certificate of occupancy or temporar certificate of occupancy such that
Lessee is legally entitled to occupy the Premises for its permtted use; and (c) the diector of the
Kig County Facilties Mangement Division shall have issued a wrtten statement to Lessor
confrmg that the Tenant Improvements are sufficiently complete in accordance with the FInal
Plans topernt Lessee to utilize the Premises for the intended uses as defined in Section 5 of the
Lease. Lessee shall not uneasonably withold, delay or condition its concurence if each of the
items (a) and (b) have occured, and provided fuer, it shal be deemed uneasonable hereunder
for Lessee to withold its concurence. Lessor agrees to provide Lessee no less than ten (10)

business days advance notice of the anticipated Substatial Completion date, and for the sole

purose of determining Substantial Completion hereunder.

5) INSTALLATION OF LESSEE'S FURNlluR. FIXTURS AND
EOlJMENT:

(a) Improvements Intalled by Lessee. For any work to be performed in
connection with installation of Lessee's fuiture, fixtues and equipment on the Premises by

Lessee or Lessee's contractor prior to commencement ofthe Lease Term, the following shall
apply:

(1) Such work shall proceed upon Lessor's wrtten approval of (i)
Lessee's contractor, (ii) general liabilty and propert damage insurance satisfactory to Lessor

cared by Lessee's contractor, (ii) detailed plans and specifications for such work, pursuant to
Section IV above, and (iv) amount of general conditions, if any, to be paid by Lessee to Lessor
for the services stil provided by Lessor's contractor. Lessor will provide Lessee coordination of
Lessee's contractor at no expense to Lessee,
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(2) All work by Lessee or Lessee's contractor shall be scheduled

though Lessor.

(b) Lessee's Entr to Premises. Lessee's entry to the Premises for any

purose, including without limitation, inspection or performance of Lessor's Constrction by
Lessor's agents, prior to the Commencement Date of the Lease shall be scheduled in advance
with Lessor and shall be subject to all the terms and conditions of the Lease, except the payment
of Rent. Lessee's entr shall mean. entr by Lessee, its offcers, contractors, offce planer,
licensees, agents, servants, employees, guests, invitees, or visitors.

(c) Lessee's Telephone and Computer/Data Service. Lessee is responsible for
Lessee's telephone service, computer and data service and obtag any applicable permits.
Lessee shall select and coordiate installation of such communication and information systems

. with the Lessor as provided herein.

6) GENERA
(a) Waranties. Upon Substatial Completion of all Tenant Improvements,

Lessor shall ensure that its contractor warants that the Tenant Improvements have been
completed in substatial accordance with the Final.Plans and are free from defects in
workmanship and materials for a period of one (1) year followig Substatial Completion.

(b) Ths Work Letter, the Final Plans, and any approved Change Orders shall
constitute the complete constrction specifications and no other representations, or oral
agreements between the paries shall be recognzed in the event of a dispute between Lessor and
Lessee, uness this Work Letter has been specifically amended by the paries.

(c) Time is of the essence with respect to each of the duties and obligations of
Lessor and Lessee set forth in ths Work Letter. Notwthstanding any of the foregoing
provisions hereof, defaÙ1t by Lessor or Lessee under any provisions of this Work Letter which
are hot cured withi applicable notice and cure periods set forth in the Lease shall constitute a
default under the Lease.

(d) Any notice, statement, advice, approval, consent or other communication
required or permitted to be given by either par to the other pursuat to ths Work Letter shall be
given in the maner set forth in Section 27 of the Lease. A default by Lessor of any obligation
hereunder shall constitute a default by Lessor under the Lease, except that Lessor's failure to
deliver the Premises in Substantially Complete condition within 180 days of execution of the
Lease shall be governed by the provisions of Section 20.1 of the Lease, which shal constitute
Lessee's exclusive remedy.

SIGNED:
LESSOR: Renton Gateway Center, LLC LESSEE: Kig County

By: By:

Date: . Date


