ATTACHMENT A:

PURCHASE AND SALE AGREEMENT



REAL ESTATE PURCHASE AND SALE AGREEMENT

THIS REAL ESTATE PURCHASE AND SALE AGREEMENT (“Agreement”) is made and
entered into by and between KING COUNTY, a political subdivision of the State of Washington
(the “Seller”) and Isola Real Estate VI, LLC a Washington Limited Liability Company (the
“Buyer”). Seller and Buyer are also referred to herein individually as a “Party” or collectively as
“Parties.” This Agreement shall be effective as of the date it has been executed by both Parties
(“Effective Date™).

RECITALS

A. Seller is the owner of that certain real property located in an alley north of East
Spring Street between 13" and 14" Avenue in the City of Seattle, King County, State of
Washington, the legal description of which is attached hereto as EXHIBIT A (the ‘“Real

Property™).

B. The Real Property was the subject of a foreclosure order of the King County
Superior Court and the Seller acquired the Real Property in trust for the taxing districts by deed
under Recording Number 1024654 for Parcel No. 225420-1210 and Recording Number 819321
for Parcel No. 225450-1175 by virtue of RCW 84.64.200 in tax title status as the result of no
qualifying bids being received at a tax foreclosure sale.

C. Seller holds tax title properties in trust for the taxing districts as provided in RCW
36.35.020.

D. Seller is conveying the Real Property to Buyer as provided for in RCW ch. 36.35;
AGREEMENT

Now, THEREFORE, in consideration of the promises and mutual covenants contained
herein, and other valuable consideration, receipt and sufficiency of which are hereby
acknowledged, the Parties hereto covenant and agree as follows:

ARTICLE 1.
PURCHASE AND TRANSFER OF ASSETS

1.L1.  PROPERTY TO BE SoLD. Seller shall sell and convey to Buyer on the Closing
Date (as hereinafter defined) and Buyer shall buy and accept from Seller on the Closing Date the
following assets and properties:
|
1.1.1. all of Seller’s right, title and interest in the Real Property as legally
described in EXHIBIT A; .

1.1.2. all of Seller’s right, title and interest in improvements and structures
located on the Real Property, if any;
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1.1.3. all of Seller’s right, title and interest in and to tangible personal property, if
any, owned by Seller and attached, appurtenant to or used in connection with the Real Property
(“Personal Property™);

1.1.4. all of Seller’s easements and other rights that are appurtenant to the Real
Property including but not limited to, Seller’s right, title, and interest in and to streets, alleys or
other public ways adjacent to the Real Property, sewers and service drainage easements, rights of
connection to the sewers, rights of ingress and egress, and leases, licenses, government approvals
and permits affecting the Real Property.

Hereinafter, the items listed in Section 1.1 are collectively referred to as the “Property.”

ARTICLE 2.
PURCHASE PRICE AND CLOSING

2,1. PURCHASE PRICE AND PAYMENT. In consideration of the conveyance of the
Property, Buyer shall, in full payment therefore, pay to Seller on the Closing Date a total
purchase price of Fifty-One Thousand and 00/100 Dollars ($51,000) (the “Purchase Price”).
Buyer submitted the full amount of the Purchase Price (“Deposit”) with Buyer’s Offer to
Purchase Tax Title Property.

2.2, ALLOCATION OF PURCHASE PRICE. Seller and Buyer agree that the entire
Purchase Price is allocable to the Real Property and that the value of the Personal Property, if
any, is de minimis. :

ARTICLE 3.
REPRESENTATIONS AND WARRANTIES OF BUYER, CONDITION OF
PROPERTY AND TITLE

3.1.  REPRESENTATIONS AND WARRANTIES OF BUYER’S AUTHORITY. As of the date
hereof and as of the Closing Date, Buyer represents and warrants that:

3.1.1 ORGANIZATION. Buyer is a Washington Limited Liability Company duly
organized, validly existing and in good standing under the laws of the State of Washington.
Buyer has all requisite corporate power and authority to carry on its business as it is now being
conducted in the place where such businesses are now conducted.

3.1.2 EXECUTION, DELIVERY AND PERFORMANCE OF AGREEMENT, AUTHORITY. The
execution, delivery and performance of this Agreement by Buyer (i) is within the powers of
Buyer as a Washington Limited Liability Company and (ii) has been or will be on or before the
Closing Date, duly authorized by all necessary action of the Buyer’s governing authority. This
Agreement constitutes the legal, valid and binding obligation of Buyer enforceable against Buyer
in accordance with the terms hereof.
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3.2. CONDITION OF PROPERTY.

3.2.1. SELLER DISCLOSURE STATEMENT. To the maximum extent permitted
by RCW ch. 64.06, Buyer expressly waives its right to receive from Seller a seller disclosure
statement (“Seller Disclosure Statement™) and to rescind this Agreement, both as provided for in
RCW ch. 64.06. Seller and Buyer acknowledge and agree that Buyer cannot waive its right to
receive the section of the Seller Disclosure Statement entitled “Environmental” (which is
contained in Section 6 of the form) if the answer to any of the questions in that section would be
“yes.” Nothing in any Seller Disclosure Statement delivered by Seller creates a representation or
warranty by Seller, nor does it create any rights or obligations in the Parties except as set forth in
RCW ch. 64.06. Buyer is advised to use its due diligence to inspect the Property as allowed for
by this Agreement, and that Seller may not have knowledge of defects that careful inspection
might reveal. Buyer specifically acknowledges and agrees that any Seller Disclosure Statement
delivered by Seller is not part of this Agreement, and Seller has no duties to Buyer other than
those set forth in this Agreement.

3.2.2. SELLER DISCLAIMER OF CONDITION OF THE PROPERTY. Seller has not
made, does not make, and specifically negates and disclaims any representations, warranties,
promises, covenants, contracts or guarantees of any kind or character whatsoever, whether
express or implied, oral or written, past, present or future, of, as to, concerning, or with respect to
the value, nature, quality, or condition of the Property (collectively “Condition of the Property”),
including, without limitation:

(a) The water, soil and geology;
(b) The income to be derived from the Property;

(c) The suitability of the Property for any and all activities and uses that
Buyer or anyone else may conduct thereon;

(d) The compliance or noncompliance of or by the Property or its
operation with any laws, rules, ordinances, regulations or decrees of any applicable governmental
authority or body or the zoning or land use designation for the Property;

(e) The habitability, merchantability, marketability, profitability or
fitness for a particular purpose of the Property;

(f) The manner or quality of the construction or materials, if any,
incorporated into the Property and the existence, nonexistence or condition of utilities serving the

Property;

(g) The actual, threatened or alleged existence, release, use, storage,
generation, manufacture, transport, deposit, leak, seepage, spill, migration, escape, disposal or
other handling of any Hazardous Substances in, on, under or emanating from or into the Property,
and the compliance or noncompliance of or by the Property or its operation with applicable
federal, state, county and local laws and regulations, including, without limitation,
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Environmental Laws and regulations and seismic/building codes, laws and regulations. For
purposes of this Agreement, the term “Environmental Law” shall mean: any federal, state or local
statute, regulation, code, rule, ordinance, order , judgment, decree, injunction or common law
pertaining in any way to the protection of human health, safety, or the environment, including
without limitation, the Comprehensive Environmental Response, Compensation and Liability
Act of 1980, 42 U.S.C. § 9602 et. seq. (“CERCLA™); the Resource Conservation and Recovery
Act of 1976, 42 U.S.C. § 6901 et seq. (“RCRA”); the Washington State Model Toxics Control
Act, RCW ch. 70.105D (“MTCA”); the Washington Hazardous Waste Management Act, RCW
ch. 70.105; the Federal Water Pollution Control Act, 33 U.S.C. § 1251 et seq., the Washington
Water Pollution Control Act, RCW ch. 90.48, and any laws concerning above ground or
underground storage tanks. For the purposes of this Agreement, the term “Hazardous Substance”
shall mean: any waste, pollutant, contaminant, or other material that now or in the future
becomes regulated or defined under any Environmental Law; or

(h) Any other matter with respect to the Property.
3.2.3. BUYER ACCEPTANCE OF CONDITION OF PROPERTY.

(a) Buyer acknowledges and accepts Seller’s disclaimer of the Condition
of the Property in Section 3.2.2 of this Agreement.

(b) Buyer is relying solely on its own investigation of the Property and is
not relying on any information provided or to be provided by Seller. Buyer further acknowledges
and agrees that any information provided or to be provided with respect to the Property was
obtained from a variety of sources and that Seller has not made any independent investigation or
verification of such information and makes no representations as to the accuracy or completeness
of such information and no employee or agent of Seller is authorized otherwise. Buyer further
acknowledges and agrees that Seller is not liable or bound in any manner by any verbal or written
statements, representations, or information pertaining to the Property, or the operation thereof,
furnished by any agent, employee, or contractor of Seller, any real estate broker, or any other
person.

(c) Buyer approves and accepts the Condition of the Property and agrees
to purchase the Property and accept the Condition of the Property “AS IS, WHERE IS” with all
faults and patent or latent defects, including, without limitation, the actual, threatened or alleged
existence, release, use, storage, generation, manufacture, transport, deposit, leak, seepage, spill,
migration, escape, disposal or other handling of any Hazardous Substances in, on, under or
emanating from or into the Property, and the compliance or noncompliance of or by the Property
or its operation with applicable federal, state, county and local laws and regulations including,
without limitation, Environmental Laws and regulations and seismic/building codes, laws and
regulations. Buyer shall have no recourse against Seller for, and waives, releases and discharges
forever Seller from, any and all past, present or future claims or demands, and any and all past,
present or future damages, losses, injuries, liabilities, causes of actions (including, without
limitation, causes of action in tort) costs and expenses (including, without limitation fines,
penalties and judgments, and attorneys’ fees) of any and every kind or character, known or
unknown (collectively, “Losses”), which the Buyer might have asserted or alleged against Seller

Page 4 of 15

Tax Title PSA Isola



arising from or in any way related to the Condition of the Property, including, without limitation,
the actual, threatened or alleged existence, release, use, storage, generation, manufacture,
transport, deposit, leak, seepage, spill, migration, escape, disposal or other handling of any
Hazardous Substances in, on, under or emanating from or into the Property. Losses shall include
without limitation (a) the cost of any investigation, removal, remedial or other response action
that is required by any Environmental Law, that is required by judicial order or decree or by order
of or agreement with any governmental authority, or that is conducted voluntarily, (b) losses for
injury or death of any person, and (c) losses arising under any Environmental Law, whether or
not enacted after transfer of the Property.

3.24. INDEMNIFICATION. From and after the Closing Date, Buyer shall
indemnify, defend and hold Seller, its officers, agents and employees harmless from and against
any and all losses, liability, claim, agency order or requirement, damage and expense relating to
or arising out of, directly or indirectly, the Property, including without limitation those relating to
the actual or threatened release, disposal, deposit, seepage, migration or escape of Hazardous
Substances at, from, into or underneath the Property, and the compliance or noncompliance of
the Property with applicable federal, state, county and local laws and regulations including,
without limitation, Environmental Laws and regulations.

3.2.5 INDEMNIFICATION TITLE 51 WAIVER. The indemnification provisions
in Sections 3.2.4 of this Agreement is specifically and expressly intended to constitute a waiver
of the Buyer’s immunity under Washington’s Industrial Insurance Act, RCW Title 51, as respects
Seller only, and only to the extent necessary to provide Seller with a full and complete indemnity
of claims made by Buyer’s employees. The Parties acknowledge that these provisions were
specifically negotiated and agreed upon by them.

3.3  TiITLE. Seller shall convey to Buyer the title to the Property by Tax Title Deed in
substantially the form attached hereto as EXHIBIT B. In conveying the Property by Tax Title
Deed, Seller makes no title warranties whatsoever and Buyer takes subject to all easements,
leases, licenses, conditions, encroachments, restrictions, liens, taxes, assessments, fees, charges
and other encumbrances (together “Encumbrances’) whether such Encumbrances are of record or
not. The Parties acknowledge and intend that any property interests in the Property in favor of
the County in effect prior to the acquisition of the Property by the County at the tax foreclosure
sale pursuant to RCW 84.64.200 did not merge with the County’s tax title ownership of the
Property and remain in full force and effect.

ARTICLE 4.
COUNCIL APPROVAL CONTINGENCY AND CLOSING

4.1  COUNCIL APPROVAL. Seller’s performance under this Agreement is contingent
on approval by ordinance of the conveyance of the Property by the Metropolitan King County
Council (“Council Approval Contingency”). The Council Approval Contingency will be
satisfied if an ordinance passed by the Metropolitan King County Council approving the
conveyance of the Property becomes effective within one hundred twenty (120) days of the
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EXHIBIT B

TAX TITLE DEED
AFTER RECORDING RETURN TO:
Nick Ridgeway
Isola Homes
1518 1st Ave S Suite 301
Seattle, WA 98134
TAX TITLE DEED

Grantor - - King County, Washington

Grantee - - Isola Real Estate VI, LLC

Legal ---- EDES & KNIGHTS ADD SUPPLESFTOF1 & E8FT OF S44 FT OF 2 and
EDES & KNIGHTS ADD SUPPLN34 FTOFS52FTOFESFT

Tax Acct. — 225450-1175 and 225450-1210

This indenture, made this __ day of , .201_, between King County, a political
subdivision of the State of Washington, the party of the first part, and Isola Real Estate VI, LLC a
Washington Limited Liability Company of the State of Washington, the party of the second part.

WITNESSETH, that whereas, at a public sale of real property through a sealed bid process, held
through acceptance of bids on the | 1th day of October 2016, and approved by Ordinance

of the Metropolitan King County Council, duly made and entered, and after having first given due
notice of the time and place and terms of the sale by sealed bid, and, whereas, in pursuance of the
Ordinance of the Metropolitan King County Council, and of the laws of the state of Washington,
and for and in consideration of the sum of Fifty-One Thousand and 00/100 dollars ($51,000),
lawful money of the United States of America, to King County in hand paid, the receipt whereof is
hereby acknowledged, King County has this day sold to Isola Real Estate VI, LLC the following
described real property, and which the real property is the property of King County, and which is
particularly described as follows, to wit:

THE EAST 8 FEET OF LOT 1 BLOCK 16 AND THE EAST 8 FEET OF THE SOUTH 44 FEET
OF LOT 2 BLOCK 16, SUPLEMENTARY PLAT OF EDES AND KNIGHTS ADDITION TO
THE CITY OF SEATTLE, ACCORDING THE PLAT THEREOF, RECORDED IN VOLUME 09
PAGE 176 OF PLATS, IN KING COUNTY, WASHINGTON APN: 225420-1175 AND THE
NORTH 34 FEET OF THE SOUTH 52 FEET OF THE EAST OF LOT 3 BLOCK 16,
SUPLEMENTARY PLAT OF EDES AND KNIGHTS ADDITION TO THE CITY OF
SEATTLE, ACCORDING THE PLAT THEREOF, RECORDED IN VOLUME 09 PAGE 176 OF
PLATS, IN KING COUNTY, WASHINGTON. APN: 225420-1210,
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-

Isola Real Estate VI, LLC being the highest and best bidder at the sale, and the sum being the
highest and best sum bid at the sale;

NOW, THEREFORE, Know ye that King County, in consideration of the premises and by virtue of
the statutes of the state of Washington, in such cases made and provided, do hereby grant and
convey unto Isola Real Estate VI, LLC heirs and assigns, forever, the real property hereinbefore
described, as fully and completely as the party of the first part can by virtue of the premises convey
the same, subject to all easements, leases, licenses, conditions, encroachments, restrictions, liens,
taxes, assessments, fees, charges and other encumbrances (together “Encumbrances”) whether such

Encumbrances are of record or not.

GRANTOR
KING COUNTY

BY: Anthony Wright
TITLE: Director, Facilities Management Division

DATE:

NOTARY BLOCK FOR KING COUNTY

STATE OF WASHINGTON )
)SS
COUNTY OF KING )

On this day of , 2016, before nie, the undersigned, a
Notary Public in and for the State of Washington, duly commissioned and sworn, personally appeared
Anthony Wright, to me known to be the Director of the Facilities Management Division of the King
County Department of Executive Services, and who executed the foregoing instrument and acknowledged
1o me that HE was authorized to execute said instrument on behalf of KING COUNTY for the uses and
purposes therein mentioned.

WITNESS my hand and official seal hereto affixed the day and year in this certificate above written.

Notary Public in and for the
State of Washington, residing

Printed Name
at

City and State
My appointment expires
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EXHIBIT C.
BILL OF SALE AND ASSIGNMENT

THIS BILL OF SALE is made as of this day of , 2016, by KING
COUNTY, a political subdivision of the State of Washington (“Seller”), in favor of Isola Real
Estate VI, LLC a Washington Limited Liability Company (“Buyer”).

NOW, THEREFORE, for good and valuable consideration, the receipt and adequacy of
which is hereby acknowledged, Seller does hereby absolutely and unconditionally give, grant,
bargain, sell, transfer, set over, assign, convey, release, confirm and deliver to Buyer all of
Seller’s right, title and interest in and to any and all equipment; furniture, furnishings, fixtures
and other tangible personal property owned by Seller that is attached, appurtenant to or used in
connection with the real property legally described on the attached Exhibit A.

IN WITNESS WHEREOQF, Seller has executed this Bill of Sale as of the date first above

written.

SELLER:

By:
Name: Anthony Wright
Title: Director, Facilities Management Division
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EXHIBIT A
To Bill of Sale and Assignment

Legal Description

THE EAST 8 FEET OF LOT 1 BLOCK 16 AND THE EAST 8 FEET OF THE SOUTH 44 FEET
OF LOT 2 BLOCK 16, SUPLEMENTARY PLAT OF EDES AND KNIGHTS ADDITION TO
THE CITY OF SEATTLE, ACCORDING THE PLAT THEREOF, RECORDED IN VOLUME 09
PAGE 176 OF PLATS, IN KING COUNTY, WASHINGTON.

APN: 225420-1175

AND

THE NORTH 34 FEET OF THE SOUTH 52 FEET OF THE EAST OF LOT 3 BLOCK 16,
SUPLEMENTARY PLAT OF EDES AND KNIGHTS ADDITION TO THE CITY OF
SEATTLE, ACCORDING THE PLAT THEREOF, RECORDED IN VOLUME 09 PAGE 176 OF
PLATS, IN KING COUNTY, WASHINGTON.

APN: 225420-1210
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EXHIBIT D.

Seller’s Certification of Non-Foreign Status under
Foreign Investment in Real Property Tax Act (26 U.S.C. 1445)

Section 1445 of the Internal Revenue Code provides that a transferee of a U.S. real
property interest must withhold tax if the transferor is a foreign person. For U.S. tax purposes
(including Section 1445), the owner of a disregarded entity (which has legal title to a U.S. real
property interest under local law) will be the transferor of the property and not the disregarded
entity. To inform the transferee that withholding of tax is not required upon the disposition of a
U.S. real property interest by King County ("Transferor"), the undersigned hereby certifies the
following on behalf of Transferor:

1. Transferor is not a foreign corporation, foreign partnership, foreign trust, or
foreign estate (as those terms are defined in the Internal Revenue Code and
Income Tax Regulations);

2. Transferor is not a disregarded entity as defined in Section 1.1445-2(b)(2)(iii);
3. Transferor's U.S. employer identification number is 91-6001327;

4. Transferor's office address is King County Facilities Management Division, Real
Estate Services Section, Room 800 King County Administration Building, 500
Fourth Avenue, Seattle, WA 98104,

Transferor understands that this certification may be disclosed to the Internal Revenue
Service by transferee and that any false statement contained herein could be punished by fine,
imprisonment, or both.

Under penalties of perjury I declare that I have examined this certification and to the best
of my knowledge and belief it is true, correct, and complete, and [ further declare that I have
authority to sign this document on behalf of Transferor.

Dated this____ day of , 2016.

King County, Transferor:

By:
Name: Anthony Wright
Title: Director, Facilities Management Division
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