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5 16 Third Avenue
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March 7, 2017

Ordinance 18468

Proposed No. 2016*0410.1 Sponsors Upthegrove

1 AN ORDINANCE authorizingthe execution of a new lease

2 to support the operations ofsuperior court.

3 STATEMENT OF FACTS:

4 l. The facilities management division received a request for space on

5 August 15,2015, from the superior court.

6 2. The superior court needed space for the purpose of counseling and

7 administration ofjuvenile court. The superior court needed space for the

8 purpose ofjuvenile probation services.

9 3. The facilities management division determined on August 15,2015,

10 that there was not an appropriate county-owned option.

rr 4. The facilities management division determined, through consultation

t2 with the department, that leasing was the most cost-effective option for the

1.3 county.

t4 5. The facilities management division successfully negotiated to lease

15 space from the Institute for Family Development, located at34004 l6th

1'6 Avenue South, Federal V/ay, Washington, within council district seven.

T7 BE IT ORDAINED BY THE COTJNCIL OF KING COUNTY:

18 SECTION 1. The executive is autho rizedtoexecute a lease for the property

1.9 located at3400416th Avenue South, Federal Way, Washington with the Institute for

1,
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Ordinance 18468

Family Development, substantially in the form of Attachment A to this ordinance, and to

take all actions necessary to implement the terms of the lease.

Ordinance 18468 was introduced on 91612016 and passed by the Metropolitan King
County Council on31612017, by the following vote:

Yes: 9 - Mr. von Reichbauer, Mr. Gossett, Ms. Lambert, Mr. Dunn,
Mr. McDermott, Mr. Dembowski, Mr. upthegrove, Ms. Kohl-welles
and Ms. Balducci
No:0
Excused: 0

KING COUNTY COUNCIL
KING COUNTY, WASHINGTON

ATTEST:
J.J

l,-no* Constantine, County Executive
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Melani Pedroza, Acting Clerk of the Council

APPRovED tr'i, {uy o$\êlù-, 2or7

Attachments: A. Lease Agreement

2



I 8468

ATTACHMENT A:

LEASE AGREEMENT
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LEASE,

THIS LEASE AGREEMENT ("Lease'), is mâde and entered into between
Institute for Family Development, a Washington Non'Profit Corporation ("Landlordt),
arid KING COIINTY, a political subdivision of the State of Washington ('oTenanf).

1. Basic Lease Inf,ormation

l.l Lease Date: , , 2016 (for reference purposes only)

L2 Landlord: Institute for Family DeveJopment

1.3' Tenant: King County, a political subdivjsion of the State of
Washington

1.4 Building: Located at: 34010416ü Avenue South, Federal rllay,
V/ashingtoh, Suites D and E on that certain real property that is legally described on the
attached Exhibit A

1.5 Premises: The area depicted on the attached Exbibit B, containing
approximately 3,222 rentable square feet

Tenant's Pro Rata Share: , 29.49o/o_
Base Year: 2016

1.6 Permitted Use: general office pu{poses and/or any other legally
permissible use

1,7 Initial Term: Five (5) years

1.8 Extended Term(s): Two (2) options to extend for Five (5) years per
option term.

1,9 Lease Commencement Date (also referred to as "LCD"): See Section 3

1.10 Rent Commencemeût I)atq Same as LCD

1.11 Expiration Date: The expiration date referenced in Section 3

1.12 Base Rent:'

Months Base Rent per
rentable square foot

þer annum

Base Rent per month

1-24 17.50 $4,698.75
25-48 $18.00 $4,833
49-60 $1,8.50 s4,967.25
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1.13 SecurityDepos,it: Not-Applicable

1.14 Landlordls Address forNotipes:

Institute for Farnily Development
34004 16ú Ave S, Suite 200
FederalIü[ay, WA 98003

1.15 I'enantls Address.forNotices¡,

King County Real Ëstate Services Section
83 0 King County,Adminisü¿tio:r Building
500 4th A.venue
Seattle, IVA 98104

2. Premises; Tenant Improvements.

2.1 Premises. Landlord hereby leasss the'Premises to Tenant for the Term set
forth above. Tenant at its sole option, rnay olecf to remeasure the Prernises pursuant to
the most tecent, applicable measurerRent methodology published by the Building Owners
and Managers Association (BOMA), and if, the renlable squar€ footage of the Fremises
varies from that set forth Ín Section 1.5 above, the parties hereto shall promptly arnend
this Lease to modi$ any variables that are dependent upon the same.

Landlord \4lanants that the Premises shall be delivered (i) in good operating condition,
including but not limited to all meohianical, elecüical, plumbing, and other systems
serving the Premises; (ii) in eompliance with all applicable laws, codes, ordinances and
regulations; and (iii) free of,any Hazardous Material. To the extent ttrat the Premises fails
to comply with the prior sentence as of the Comrnencement Date (without limiting any
other rights or remedies that Tenant may have under this Lease and/or at law), Landlord
shall promptþ correct the sarne at its sole cost and experu¡e.

Landlord also grants Tenant a nonexclusíve license to use those portions of the
Building or Project made available frorn time to time by,Landlord for the common use
and enjoyment of Tenant, Landlord, and other tenants of the Building or Project and
their guests and invitees (the "Common Areas"). Landlord shall have ttre right to do
and perform all such acts in and to the'Common Ateas as Landlord shall detennine in
its reason¿ble discretion, including without limitation fèoonfiguring and temporarily
closing the sarne from time to time, so long as Landlord does not adversely affect
Tenant's use and enjoyment of the Premises.

Landlord shall provide Tenant and other building tenants with fifty-enotwo (52)
unreserved parking stalls, available on a first come, first served basis. Landlord shall
provide Tenant with one (l) reserved parking sfall for the exclusive use of Tenant.
There shall be no parking fees during the Term or any Extension Terms of this Lease.

2.2 Tena¡rtkqrnovemeFts.
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Landlord, at Landlord's sole cost and expense shall perform the Tenant Improvements
defined in Exhibit Ç.

3. Term.

3.1 ConmenoqrneirtÐÇÎe., This Lease shall commence on the date this Lease
is mutually exeouted by Landlord and Tenant ("Commencement Date'). Within thirty
(30) days affer the Commçncement Date is established, Landlord shall confirm and
reiterate said Commenceme,nt Date to Tenant inwriting.

3;.2 'Expi¡ationDatq. This tease shall expire on the last day of the calendar
month that is 60 months after the Commencement Date ("Expiration Date").

3.3 ËXtensj.g¡L0ptio¡.. Ïenant is hereby granted the option to eNtend the initial
Term for two (2) successive periods of five (5) years apiece (each one an "Extended
Tgrm"). Ëach Extended Term option may be exercised 'by Tenant only by giving
Landlord written notice of at least three (3) months prior to the last day of the then
cunent Term. Tenant's Extended Term oplions shall apply to all of the Premises then
leased by Tenant under this Lease. From and after the çommencement of the Extended
Term, all of the terms, covenånts, and oonditions of this Lease'shall continue in full force
and effect as written, except that Base Rent for the Extended Term shall be the then-
prevailing Fair Ma¡ket Rent (defined below). The term "IgllMarkg!-Rent" for the
pu{poses of this Lease shall mean the annual amount per rentable square foot that a
willing, comparable, new, non-expãnsion, non.renewal, non-equþ tenant would pay, and
a willing, comparable landlord of a comparable building in the Federal T/ay, Washington
market would aceept under the transaction as fr¡rttrer defined above, for new leases of
similar space in the same geographic area as the Premises, considering, size, use type,
and creditworthiness of tenant on or about the date on which the Fair Market Rent is
being deternoined hereunder.

Within thirry (30) days of Tenant ,noti$ing Landlord that it intends to exercise an
Extended Term option under this Section 3.3, Landlord will advise Tenant in writing of
its proposed Fair Market Rent. If Landlord and Tenant are unable to agree on a mutually
acceptable Fair Market Rent not later than ninety (90) days prior to the expiration of the

then cunent Term, then Landlord and Tenant, within five (5) days after such date, shall
each simultaneously submit to the other, in a sealed envelope, its good faith estimate of
the Fair Market Rent for the Premises (collectively refened to as the "Estimates). If the
higher of such Estimates is not more than one hundred five percent (105%) of the lower
of such Estimates, then the Fair Market Rent shall be the average of the two Estimates. If
the Fair Market Rent is not established by the exchange of Estimates, then, within ten
(10) days after the exc-hange of Estimates, Landlord and Tenant shall each select a
licensed commercial real estate appraiser to determine which of the two Estimatss most
closely reflects the Fair Market Rent for the Premises, Each appraiser shall have had at
least seven (7) years' experience within the previous ten (10) years of his/her work
experience as a cornmercial real estate appraiser working in F'ederal Way, Washington
with working knowledge of current rental rates and practices. Landlord's and Tenantrs
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appraisers shall work together in good faith to agree upon which of the two Estimates
most closely refleots the Fair Ma¡ket Rent for the Premises, The Estimates chosen by
such appraisers shall be binding on both Landlord and Tenant. .If the two appraisers
cannot agree upon which of the two Estimates most closely reflects the Fair Market Rent
within twenty (20) days after their appoinblent, then, within ten (10) days after the
expiration of such twenty (20) day period, the appraisers shall select a thiid appraiser
meeting the aforementioned criteria. Once the third appraiser (thq "Arbitrator') has been
selected as provided for above, then, as soon thereafter as practicable but in äny case
within fourteen (14) day,s, the Arbihator shall make his or her detenrnination of which of
'the two Estirnates mosf closely reflects the Fair Market Rent and Such Estimate shall be
binding on both Landlord and Tenant as the,Fair Market Rent. If the Arbitator believes
that expert advice would materially assíst him or her, he or she may letain one or more
qualified persons to provide such expert advice. Landlord and Tenant shall share equally
in the costs of the Aúitator and of any experts retained by the Arbitator. Any fees of
any appraiser, counsel or experts engagetl directþ by Landlord or Tenant, however, shall
be bor¡e by the party retaining such appraiser, counsel or expert.

If the Fair Market Rent has not been determined by the com¡ne¡ce¡nent date of, the
Extended Term, Tenant shall pay Rent upon the terms and conditions in effect during the
last month of the initial Term (or preceding Extended Term, as applicable) until such
time as the Fair Market Rent has been determined, Upon such detennination, the Rent
shall be retroactively adjusted to the colnmenc€rnent of the Extended Temr.

4. Permifted Use. The Premises may be used by Tenant f,or the uses set forth in
Section 1,6 above. Landlord represents and warrants to Tenant that the Premises may,
lawfully be used for the uses set forth in Sectìon 1.ó above.

5. Rent. Tenant covenants and agrees to pay Landlord, at Landlord's Notice
Address set forfh in Section 1.14 above, without deduction or offset excepJ as otherwise
set forth in this Lease, monthly ront in the amounts set forth in Section 1.12, payable in
advance, without prior notice or demand, on or before the first day of each month of the
Term (the o'Base Rent'). Base Rent for any fractional calendar month at the beginning or
end of the Term shall be prorated. In addition to the Base Rent, in the same manner and,
at the same time as ttre payment of Base Rent, Tenant shall pay its Pro Rata Share of
Operating Costs as frrther described below in Section I ('Additional Rent"). Base Rent
and Additional Rent are collectively referred to as the "Rent."

6. Security Deposit. None.

7. Utilities and Services. tandlord shall at all times ftrnish the Premises with:
(i) water at those points of supply provided for general use of tenants of the Building;
(ii) heated and reûigerated air conditioning as appropriate, at such temperatures and in
such amounts as are required by governmental authority or as are reasonably appropriate
for the Building; (iii) janitorial service, recycling and trash removal on weekdays, otåer
than national holidays, and such carpet cleaning and window washing as may from time
to time be reasonably required; (iv) replacement of tsuilding-standard light bulbs and
fluorescent tubes in t}te Premises; (v) electrical current reasonably sufficient for Tenant's
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use; and (vi) sewer servicê. Tenant shall fl¡rnish its own telephone, internet and cable
service to the Premises. No intemrption or failure of any utilities or services ftom any
cause whatsoever shall be deemed an eviction of Tenant, provided that Landiord shall
use oommercially reasonable ef,forts to repair, replace or restore the same as quickly
as possible. To the Êxtent any internrption of services occr¡rs due to Landlord's negligence,
:intentional misconduct o-r breach of Lease; then Rent shall be abated for the period of
intemrption in the proportion of the sç¡are footage rendered unusable in addition to, and
without limiting, Tenant's other rights and remedies available at law and/or under this
Lease.

8. Operating Cosfs.

8.1 Commencing as of the first calendar month following the Base Year, as
defined in Seation 1.5 above, and thereafter throughout the Term, Tenant shatl pay to
Landlord the Tenant's Pro Rata Share of increases in the Operating Costs above the
arnount of Operating Costs f,or the Base Year. Operating Costs for the Base Year shall be
determined as if the Building had been ñrlly occupied during the Base Year. The
Operating Costs for the Base Year will be calculated and stated as an annuãl sum of
dolla¡s against which future actual Operating Costs for subsequent calendar years shall be
compared for purposes of determining increases .or decreases in the Operating Costs
payable by Tenant. Landlord shall provide a detailed written statement of how Operating
Costs were grossed up for each calendar yeax at the same time that Landlord provides its
stâtemont of actual Operating Costs for such calendar year. For the purpose of
cornputing incteases in Operating Costs, no item may be included in the Operating Costs
in any year subsequent to the Ba¡e Year unless such item was included in Operating
Costs in tho Base Year, provided, however, at Landlord's election, that any such items
not actually incurred in the Base Year may still be included in Operating Costs in any
year subsequent to the Base Year when actually incurred if Operating Costs in the Base
Year are increased by the'amount such item would reasonably have cost if incuned in the
Base Year, so long as such items are otherwise payable by Tenant u¡rder this Lease.

8.2 Costs Included in Operating Costs. l'he term "Operating Costs" means
only the following operating costs actually and reasonably incurred by Landlord in the
management and operation of the Premises and the Building, subject to the exclusion of
those items listed in Section 8.3:

(a) The cost of all reasonable and necessary tepairs, maintenance and
operation of the Building coÍrmon axeas, parking areas, sidewalks and grounds
associated with the Premises or Building of which it is a part, including the cost of
ordinary rnaterials and supplies consumed in connection with an) :such maintenance,
repair and operation that in accordance with generally accepted accounting principles
would not be capitalized, except thaf Landlord shall first look to any existing wartanties
andlor guaranties or other responsible third parties to pay such costs;

(b) Salary of, Landlord's employees directly engaged in the operation
and maintenance of the Prennises allocated to the Building based on the percentage of
time each such employee devotes to the Premises or Building;
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(c) Premiums incured by Landlord for insurance coverâge maintained
by Landlord for the Building that is required by this Lease or that is customalily carried
by operators of comparable buildings in the area, which coverage shall include
reasonable and customary deductibles (but not to exceed $10,000);

(d) The cost of the utilities and services identified in Section 7 above;

(e) General real estate taxes levied against the Building and that
accrue and are payable during the Terrn, but not any specìal assessments or taxes in the
nature of improvement ol betterment assessments l'oReal Estate Taxes").. Real Estate,
Taxes shall exclude, without limitation, any income, franchise, gross receipts,
corporation, capital levy, excess profits, revenue, rent, inheritance, gift, estate, payroll or
stamp tax or any increase in t+r (or any tax protest) arising out of a reassessment on all or
part of the Building or Real Froperty upon the sale, transfbr or assignment of Landlord's
titls or estate, which at any time may be assessed against or become a lien upon all or any
pâxt of ttre Premises sr this leasehold. In addition, Real Estate T'axes, shali exclude any
lieRs or taxes, penalties or interest that are levied or assessed against the Premises for any
time prior to the, Term. Landlord represents and wanants that the tax parcel containing
the Premises iB ftlly assessed as a completed and occupied unit with all irnprovements
contemplated by this Lease as of the Commencement Date.

Landlord shall at all times use its best efforts to operate the Building arid Froject in an
econornically reasonable manner at costs not disproportionately higher than those
experienced by other comparable buildings in the area. Landlord agrees that (i) Landlord
will not colleot or be entitled to collect Operating Costs from all of its tenants in an

amount which is in excess of one hundred peroent (1007o) of the Operating Costs actually
paid by Landlord in connection with the operation of the Building or Project, and (ii)
Landlord shall make no ptofit frorn Landlord's collection of Oporating Costs,

8.3 Exclusions from Operating Costs. Notwithstanding the generality of
Section 8.2, the füllowing items shall be excluded or deducted, as the case may be, from
the calculation of Tenant's Fro Rata Share of Operating Costs:

(a) Any eosts borne directly by Tenant under this Lease;

(b) Any ground lease rental;

(c) Costs of capital repairs, replacements, improvements and
equipment ("Capital ltems"), except for: (A) the annual amortization (amortized over the
useful life as reasonably determined by Landlord wirhout interest) of costs incuned by
Landlord after the Commencement Date for any capital improvements installed or paid
for by Landlord and required by any new (or change in) laws, rules or regulations of any
govemmental or quasi-governmental authority whioh are enacted after the
Commencement Date; (B) the annual arnortization (arnortized ovel the useful life as

reasonably determined by Landlord without interest) of costs of any equipment, device or
capital improvement purchased or incurred as a labor-saving measure or to af,fect other
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economics in the operation or maintenance of the Building, provid€d the a¡nual
amortized cost does not exceed the acfual annual cost savings realized and such savings
do notredoundprimarily to the benefit of any particular tenant other than Tenant); or çõ¡
rninor capital improvements, tools or expenditures to the extent each such improv.ement
or acquisition costs less than Five Thousand Dollars ($5,000.00);

(d) Rentals and other related expenses incurred in leasing HVAC
systems, elevators or otler equipment ordinarily considered to be Capital Items, except
for: (A) expenses in connection with making repairs on or keeping buildings sysùems in
operation while repairs are being made, and (B) costs of equipment not afTixed to the
Building which is used in providing janitorial or simila¡ services;

(e) Costs incurred by Landlord for the repair of damage to the
Building, to the extent that Landlord is entitled to be reimbursed by insurance proceeds
(or would have been so entitled had it purchased the insurance required by this Lease)
and cost of earthquake,repairs in excess of Ten Thousand Dollars ($10,000.00) per
earthquake (which for this pu{pose, an earthquake is defined collectively as the initiat
earthquake and the aftershocks that relate to such initial:ea¡thquake);

(Ð Costso including permit, license and inspection costs, incurred with
respect to the installation of tenants' or other oecupants' improvements in the Building or
Pro;iect or incuned in renovating or otherwise improving, decorating, painting or
redecorating vacant space for tenants or other occupants of the Building or Project;

G) Depreciation, amor.tization and interest payments;

(h) Marketing costs, including without limitation, leasing
commissions, attorneys' fees in conneetion with the negotiation and preparation of
letters, deal memos, letters of intent, leases, subleases and/or assignments, space planning
oosts,. advertising and promotional expenditures, the cost of signs in or on the Building or
Project identifying the orvner, management or other tenants, and other costs and expenses
incuned in conneotion with lease, sublease and/or assignment negotiations and
hansactions with present or prospective tenants or other oecupants of the Building or
Project;

(Ð Expenses in connection with services or other benefits that are not
offered to Tenant o¡ f,or which Tenant is charged.for directly but which are prov-ided to
anodrer tenant or occupant;

6) Overhead and profit increment paid to Landlord or to subsidiaries
or affiliates of Landlord f,or goods and/or services to the extent the same exceeds the
costs of such goods and/or services rendered by unaffiliated third parties on a competitive
basis for comparable buildings;

(k) Landlord's general corporale overhead and general and
administrative expenses;
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(l) Any compensation paid to clerks, attendants or other persons in
commercial concessions operated by Landlord and/or all fees paid to any parking facilþ
operator (on or off site);

(In) The cost of any elechicity, 'water, gas, serryer, or similar utility
services .(r'Utilities'r) used by any other tenant in the Building, including without
limitation the cost of any Utilities for which any tenant directly confacts with the local
public service cornpany or of which any tenant is separatelymetered or sub metered and
pays Landlord directly;

(n) Costs incuned in connçetion with upgrading the Building to
comply with the current interpretation of disabilit)', lif€, fire and safety codes, ordinances,
stâtutes, or other laws in effect prior to the Commencernent Date, including, without.
limitation, the Americans tWjth Disabilities Act, including penalties or damages incuned
due to such non-somplianoe;

(o) Tar< penalties incurred as a result of Landlord's negligence,
inability or unwillingness to make payments and/o¡ to file any tax or informational
returns when due;

(p) Costs for which Landlord has been compensated by a management
fee, ,and any man¿€ement fees in exûess of those management fees which are normally
and customarily charged by comparao-le landlords of comparable buildings;

(q) Costs arising from the negligence or fault of other tenants or
Landlord, its ernployees or agents;

(r) Notwithstanding any contrary provision of this Lease, an¡r and all
costs arising from the release of Hazardous Material in or about the Premises, the
Building or the Project, including without limitation, haza¡dous substances in the ground
water or soil, not placed in the Prenlises or Building by Tenant;

(s) Costs arising from Landlord's charitable or political aontibutions;

(t) Costs related to the initial construction of the Building;

(u) Costs arising frorn any voluntary special assessment on the
Building or the Property by a.ty transit district authority or âny other governmental or
quasi-governmental entify having the authority to impose such assessment in connection
with the initial construction of the Building;

(v) Costs for sculpture, paintings or other objects of art;

(w) Costs (including in connection therewith all attomeys' fbes and

costs of settlement judgments and payments in lieu thereof) arising from claims, disputes

or potential disputes in connection with potential or actual claims, litigation or arbitration
pertaining to Landlord and/or the Building;
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. (x) Costs assosiated with the operation of the business of the
paretership or entity which constitutes Landlord as thesame are distinguished from the
costs of operation of the Building, includÍng partrership accounting and legal. ma6ers,
costs of defending âny lawsuits with any mortgageè, eosts of selling, tyndicating,
financing, mortgaging or hypothecating any of Landlord's interest in the Building, eosts
of any disputes befween Landlord and its employees (if any), disputes of Landlord with
Builtling management, or oosts incurred in connection with disputes with other tenants;

{y) Any increases of or reassessment in, real pro¡erty taxes resulting
from a change in ownership of Landlord or from major alterations, improvements,
modifications or renovations to the Building or the Propertv (except to the extent caused
by alterations, improvements, modifications oxrÊnovations performed by Tenant);

(z) Costs of any "tap fees" or any sewer or water connection fees for
the benefit of any particular tenant in the Building;

(aa) Any expenses incurred by Landlord for use of any,portions of the
Building to accommodate events including, but not limited to shows, promotions, kiosks,
displays, filming, photography, private events or parties, cerernonies and advertising
beyond the nonnal expenses otherwise athibutable to prov'iding Building services, such
as lighting and HVAC to suchpublic portions of the Building dlr,ing normal operations;

(bb) Any entertainment, dining or travel expenses of Landlord for any
puqpose;

(cc) Any flowers, gifts, balloons, etc. provided to âny entity
wåatsoever, including, but not limited to, Tenant, other tenants, employees, vendors,
Çontractors, prospective tenants and agents;

(dd) Costs for parking facilities (unless parking is provided ûee of
charge), and any "validated" parking for any entity;

(ee) Any "finderls fees," brokerage commissions, job placement costs
or job advertising cost;

(fÐ Any "abovs standard" cleaning, including, but not limitod to
construction cleanup or special cleanings associated with parties/events and specifïc
tenant requirements in excess of standard services, including related hash collection,
rsmoval, hauling and dumping;

(gg) The cost of any tenant relations parties, events or promotions;

(hh)

(iÐ

Legal fees;

Building; and
Accounting fees not directly related to the management of the
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0j) dny other expenses which, in accordance vrith generally acsepted
accouriting principles, consistently applied, would not normally be treated as Operating
Costs by comparable landlords of comparable bui'ldings.

8.4 Payment of Operating Costs. Landlord shall reasonably estimate tho
Operating Costs for each. calendar year wholly or partially included within the Term and
shall send notice of the estirnate to Tenant at least thirfy (30) days before the
Commencement Date or the first day of each subsequent yoil, as applicable. If Tenant
requests, Landlord will give 'l'onant reasonably detailed documentation supBorting
Landlord's estimate and Tenant shall not be required to pay any pofion of such estimate
until Landlord has provided documentation supporting such estimate that is reasonably
accegtable to Tenant. During each calendãr year insluded in the Term for which Tenant
is to pay Operating Costs, Tenant shall pay one twelfth (l/J2û) of the applicable estimatr
of the increase in Operating Costs above the Base Year Operating costs.each rnonth to
Landlord together with the monthly Base Rent. If Landlord does not give Tenant an
estirnate within the time period stated above, then Tenant shall continue to make
estimated payments based upon the preeeding yearos estimate and withÍn thir-ry (30) days
after receipt of the new estimate for the current year (subject to Landlord's obligation to
provide supporting documentation, as set forlh above in this paragraph), Tenant shall
commence payment of the new estimated monthly amount and shall pay in a lump sum
any retroactive amounts due from the beginning of the new y€ar. The monthly charge for
estimated Operating Costs shall be prorated for any partial month by dividing the
Operating Cost charge by three hundred sixty-five (365) and multiplying the result by the
number of days in the partial month for which Operating Costs ate owed.

8.5 Reconciliation and Audit Rights. Not later than ninety (90) days after the
expiration of each calendar year included in the Terrn, Lar¡dlord shall submit to Tenant a
written, certified statemont containing the arnount of actu¿l Operating Costs for such year
broken down by component expenses, the Operating Cost increase for the yea¡, the
a¡nount of Tenant's Pro Rata Share of the Operating Cost increase, the amûunt paid by
Tenant towards the Operating Costs increase, and the âmount if any Tenant owes
Landlord or the amount Landlord owes Tenant as a refund for such year. Landlord's
statement shall also include the Base Year Operating Costs broken down by component
expenses. If Landlord does not fi¡mish Tenant with a ccrtified staternent of Operating
Costs within ninety (90) days afiter the end of the year, then Landlord shall be deemed to
have waived forever any and all claims for reimbursement from Tenant for underpayment
of Operating Costs for the year, in addition to any other rights and remedies to: which
Tenant may be entitled under this Leaso. Tenant or its audit representatives shall have
the right to inspect and audit Landlord's books and records with respeet to this Lease
once each year to verify actual Operating Costs. Landlord's books and records shall be

kept in accordance with generally accepled accounting princþles. If Tenant's audit of
the Operating Costs reveals an overcharge of more than five percent (5o/o), Landlord
promptly shall reimburse Tenant for the cost of the audit, Any overcharge or
underpayment of Operating Costs shall be duc from one party to the other within thirf,y
(30) days.

9. Maintenance and Repairs. Subject to Landlord',s obligations under this Lease,

Tenant shall be responsible for the maintenance and non-skuctural repairs to the interior
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of the Premises, which shall be maintained and repaired in a commercially reasonable
mrinner. Landlord shall maint¿in, repair and replace, if necessâry, the Building; all
Building systems, inoluding but not limited to interior lighting (including re¡lacement of
ballasts and starters as required with the exception of light bulb replacement which shall
be the responsibility of the Tenant); plumbing, heating, ventilating and air-conditioning
systems (including replacement of filters as recommended in equipment :service

manual); floor cove¡ings; window coverings; elevators (includiug communications
systems); inside and outside walls (including windows,and entrance and exìt doors); all
struotural portions of the Building (including the roof ãîìd the watertight integrity of
same); porches, stairways; sidewalks; exterior lighting; parking lot (including snow
removal, cleaning and restiping as required); wheel bumpers; drainage; landscaping and
continuous satisfaction of all governmental requirements (example: fire' building energy
codes, indoor air quality and requirements to provide architecturally bamier-free premises
for persons with disabilities, etc.).

10. Sublease and Assignment. Tenant may assign this Lease in whole or in part, or
sublet all or any portion of the Premises, with the prior ranitten oonsent of Landlord,
which consent shall not be unreasonably withheld, conditioned or delayed.

11. Alterations and Improvements. Tenant shall be entitled to perform alterations
and/or improvements to the Premises (inoluding without limitation, the installation of
fixtures and signs) subject to Landlotd's consent, which shall not be unreasonably
withheld, conditioned or delayed. Upon Tenant's request, Landlord agrees to perform
such alterations o¡ improvements on Tenant's behalf, subject to reimbursement frorn
Tenant for Landlord's actual and reasonable costs. Tenant may &om time to time remove
any fixtures, alterations or improvements installed by Tenant in or to the Premises;
provided that'I'enant agrees to repair any damage caused by such removal.

Notwithstanding the foregoing, Tenant may perfurm alterations and/or improvernents to
the Premises without obtaining Landlord's prior consent so long as such alterations
and/or improvements: (i) do not exceed $25,000 per project, (ii) are not visible from the
exterior of the Premíses, (iii) do not adversely affect any Building systenr or the structural
strength of the Building, and (iv) do not require penetrations iuto the roof of the Building.

12. Damage and Destruction. In the event the Premises or the Building are

destroyed or damaged by fire, earthquake or other casuaþ so as to render the Premises or
the Building, in Tenant's sole judgment, unfit for occupancy or Tenant''s intended
purpose, and the Landlord neglects or refuses to restore the Premises to its forrner
condition within ninety (90) days of such damage or desfruction, Tenant may terminate
this Lease upon thirty (30) days written notice to Landlord. In the event of such
termination, Landlord and Tena¡rt shall have no lïrther obligations hereunder, except
those obligations that expressly survive the expiration or earlier termination of the Lease.

In the event the Premises are damaged by any of the aforesaid events, the Rent shall be

abated in proportion to the percentage of untenantable space in the Prernises as relates to
the total sguare footage of the Premises until such time that Landlord restores the
Premises to its pre-casualty condition. If, in the sole discretion of Tenant, the
untenantable portion of the Premises or the Building renders the Premises unusable for
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the Pennitted Use, Tenant may unilaterally terminate this Lease upon thify (30) days
r¡¿ritten notice to Landlord.

13, Condemnation. If any portion of,the Premises, Building or real property upon
which the same are situated (including, without limitation, any parking areas associated
with the Premises and/or Building) which is necessary, ìn Tenant's sole judgment, for
Tenantls occupancy or intended use of the Premises, or fifty percent (50Yo) ot more ofthe
rentable a¡ea of, the Building, is madç untenantable by eminent domain or conveyed
undera threat of condemnation, this Lease shall terminate at the option of either Landlord
or Te¡ant as of the earlier of the date title vests in the condemtring authorþ or tlp
condemning authority first has possession of the Premises or the portion of the
underlying real property taken by the condemning authority. .A.ll Rents and other
payments shall be paid to that date. If the condemning authority take-s a portion of the
Fremises o¡ of the Building or the underlying real property- nicessary for Tenant's
occupancy or intended use that does not render them, in Tenant's sole judgment,
untenantable, then this Lease shall continue in full force and effect and the Rent shall be
proportionately reduced bassd on the percentage by which the floor area of the Fremises
is reducod. 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. If the Tenant, in its sole judgmento detennines that the condemnation has
rendered the Premises unsuitalle for the Permitted Use, Tenant shall be entitled to
terminate this Lease upon thirlð/ (30) days advance written notice to Landlord. Landlord
shall be entitled to the entire award from the condemning authority athibutable to the
value of the Premises or the Building and Tenant shall make no claim for the value of its
leasehold. Tenant shall be permitted to make a separate claim against the condemning
authority for rnoving expeRses if Tenant terminates the Lease under this section, provided
that in no event shall Tenant's claim reduce Larrdlord's reward.

14. Indernnity and Hold Harmless. Eachparfy shall defend, indemni$ and hold the
other harmless from and against any claims, suits, eauses of aetion, judgments, damage, loss
or liability fiorinjr:ries to persons or prope{y (excluding consequential damages such as lost
profits) (collectively, 'oClairns") to the extent caused by the negligent acts or omissions of
their respective agents, officers and employees acting in the seope of their employment.
Wåere such Claims result from the concurrent negligence of the parties, the indemnity
provisions provided herein shall be valid and enforceable only to the extent of each
party's negligence. Each of the parties agrees fhat its obligations under this Section 14

cxtend to any claim. demand, cause of action and judgment brought by, or on behalf of,
any of, its employees or agents. For this pu{pose, each of the parties, by mutual
negotiation, hereby waives, with respect to each of the other party's only, any immunify
that would otherwise be available against such claims under the indushial insurance
provisions of Title 51 RCW. In the event that any of the parties incurs any judgment,
award, and/or cost arising therefrom, including attomey fees, expenses, and costs shall be
recove¡able from the responsible party to tlle extent of that party's negligence.
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15. Insurancs.

15.1 Landlord acknowledges that Tenarlt, a Charter County Govemment under
the Constitution of the State of Washington, maintains a fully fi¡nded self-ìnsurance
program as defined in King, County Code 2.?1 for the protection and handling of the
Teftant's liabilities, including ir{uries to Bersons and damage to property. Tenant shallo at
its own exípense, maintain, through its self-fr¡nded program, coverage sufficient for all,of
its líabtlþ exÞosures for this Lease. Tenänt shall provide Landlord with at leasf thirty
(30) days prior written notice of any material change in 'fenant's self-fi¡nded program
and shall provide Landlord with a certjficate of self-insurance as proof of coverage.
Landlord û¡rther acknowledges that Tenant does not maintain a commercial General
Liabilit}¿ lnsurartce policy and is a self-insrued goveinment entity; therefore, Telant does
not have the abilþ to add Landlord as an additional insured to such policy. Should
Tenant cease self-insuring its liability exposrne and purchase a Commercial General
Liability Insurance Policy, Tenant shall add Landlord as an additional insured to such
pCIlicy. Tenant shall at all times maintain its self-funded program or a Commercial
General Liabiiity Insurance Policy, each in an amount suffrcient to oover its liabilify
exposure urder this Lease.

15.2 Landlord shall maintain tluoughout the Term sommerciâlly reasonable
policies of property insurance coveríng loss of or damage to the Building (including tenant
improvements and subsequent alterations) in the full a¡n*ount of its replacemeRt cost with
endorsement to cover code changes. Landlord hereby waives and releases any right of
recovery (including by ,way of subrogation) against 'fenant, its officers, employees and
agents, fbr any loss or damage sustained by Landlord with respect to the Building or
Premises or any portion thereof or the contents of the sarne or any operation therein, to the
extent suoh loss or damage is acfually insured against or is required hereunder to be insured
against.

16. Not'Applicable

17, Liens. Landlo¡d and Tenant shall keep the Premises and the Building free from
any liens arising out of any work performed, materials firnished, or obligations incuned
by Tenant or Landlord and each shall indemnifu and hold harmless the other from and
against all liabilities, losses, damages and costs (including reasonable attomey fees and
costs) incu¡red in connection with any such lien. Landlord or Tenant may contest the
validity or amount of any such lien or encumbrance in good faith provided that, within
forty-five (45) days after the filing of such lien or encumbrance, Landlord or Tenant
discharges the same by providing and recording a bond which complies with the
requirements of RCIV 60.04,161 eliminating said lien and/or encumbrance.

18. Quiet Possession. Landlord covenants that as of the Commencement Date,
Landlord will have good right to lsase the Premises for the purpose and uses stated herein
and Tenant shall have and quietly enjoy the Premises for the Lease Term.

f9. Holding Over. If Tenant remains in possession of the Premises after the
expiration or termination of this Lease, Tenant's continued possession shall be on the



1 8468

Page 14 of25

basis of ¿ tenancy at the sufferance of Landlord, In such event, Tenant shall continuc to
comply with or perform all the terfiis ând obligations of Tenant under this Lease, except
that the monthly Rent during Tenant's holdìng over shall be one hundred twenty-fìve
percent {lzíip/a) of the Base Rent payable in the last full month prior to the termination
hereof, Acceptance by Landlord of rent after such termination shall not constitute a
renewal or extension of this Lease; and nothing contained in this provision shall be
deemed to waive Landlord's right of re-entry or ani other right hereunder or at law.

20. Non-Discrimination. Laudlord shall,not discriminate on the basis of race, color,
marital status" national origÍn, religious affiliation, disability, sexual orientation', gender
identi{y or expression or age except by.minimum age and retirement provisions, unless
based upon a bona fïde occupational gualificatipn, in the employment or application for
employment or in the administration,or deliveq¡ of services or any ofher bensfits under
King County Code Ch. 12.16.125. Landlord shall comply fully with all applicable
federal, state and local laws, ordinances, exeeutive orders and regulations that prohibit
such discrimination. Thesç laws include, but are not limited to, chapter 49.60 RCW, and
Titles VI and VII of the Civil. Rights Act of 1964. Any violation of this provision shall
be considered a def¿ult of this Lease and shall be grorurds for cancellation, termination,
or suspension, in whole or in part, of the Lease and may result in ineligibility for fi¡rther
agreements with King County. Notwithstanding anything to the contrary, Tenant shall be
entitled to termínate this Lease effective upon written notice to Landlord in the event that
Landlord violates the requirements of this Section 20.

21. Default.

2l.l The following occurrences shall each constitute a default by Tenant (an
"Event of Default" or "Default"):

A. Failure To Pay. Failure by Tenant to pay any sum, including Rent,
due under this Lease following ten (10) business days' notice from Landlord of the
failure to pay.

B. Other Non-Moneta{v 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 tease, which breach
continues for a period of thirry (30) days after written notipe by Landlord to T'enant of the
breach (provided, if the nature of Tenant's failure is such that more time is reasonably
required in order to cure, lenant shall not be in Default if Tenant commenses to cure
promptly and thereafter diligently prosecutes such cure to completion).

21.2 Landlord Default; Remedies. Landlord shall not be in default unless
Landlold f¿ils to perforrrr obligations required of Landlord within a reasonable time, but
in no event less than thirty (30) days after notice by Tenant to Landlord, If Landlord fails
to cu¡e any such default within the allotted time, Tenant may, at its sole discretion and
without limiting Tenantos other rights or remedies under tt¡is Lease and/or at law,
terminate this Lease upon thirty (30) days advance written notise to Landlord. Tenant
shall have all remedies available at law or in equity. Nothing herein contained shall
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relieve Landlsrd from ils duty to perform of any of its obligations to the standard
prescribed in this Lease.

22, Remedies. Landlord shall have the following remedies upon anErent of Default.
Landlord's rights and remedies under thi's Lease shall be cumulative, and none shall
exclude any other right or remedy allowed by law.

22.1 Terminationof Lease; Landlord may terminate Tenant's interest under the
Lease; The Lease shall ter,minate on the date specified in the notice of terminatiqn, Upon
termination of this Lease, Tenant will remain liable to Landlord for damages in an
amount equal to the R.ent and otlrer sums that would have been owing by Tenaat under
this Lease for the balance of the Lease term, less (i) the net proceeds, if any, of any
reletting of the Premises bI T,andlord subsequent 1o the tennination, after deducting all of
Landlord's reasonable, ,ôctuâl reletting expeûses or (ii).such amounts as Tenant proves
may reasonably be avoided.

22.2 Re.Enü[*qnd Relettit?g, Landlord may continue this Læasç in frrll force
and effect, and withor¡t 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 Tcnant, and remove the personal properfy of either. Landlord may relet the
Premises, or any part of them, ii'r Landlord's or Tenant's name for the account of Tenant,
for such period of time and at suoh other terms and conditions as Landlord, in its
dÍscretion, may determine, Landlord may collect and receive the rents for the Premises.
To the frrllest extent permitted by law, the proceeds of any reletting shall be applied:
first, to pay Landlord its reasonable, actual reletting expenses; second, to pay any
indebtedness of Tenant to Landlord other than Rent; third, to the Rent due and unpaid
herer.rnder; and fourth, the residue, if any, shall be held by Landlord and applied in
payment of other or fi¡ture obligations of Tenant to Landlord as tho same may become
due and payable, and Tenant shall not be entitled to receive any portion ofsuch revenur.
Re-entry 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 noiice of,
tenrrination 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 occurredo less the net proceeds, if any, after reletting the Premises,
including without limilatiqn, all repossession Çosts, brokerage commissions and costs f,or
securing new te¡ants, attorney's' fees, remodeling ond repair costs, costs for removing
persons or property, costs for storing Tenant's properfy 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.

23. Costs and Attorney's 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 tial, on appeal, or in any bankruptcy proceeding.



1 8468

Page 16 of25

24. Ilazardous M¡terial.

24.t For purposes of this Lease, the terrn "Environmental Law!'shall nnean: any
federal, state or local statufe, fegulation, code, rule, ordinance, order, judgmen! decree,
iqiunction or common law pertaining in any way to the protectíon of human health,
safety, or the environment, including without limitation, the Comprehensive
Environmental Response, Comlænsation and Liability Act of 1980,42 U.S.C. g 96û2 et.
seq. ("CERCIA"); the Resource Conservation and Recovery Act of 1976, 42 US.C" $
6901 et seq. ("RCRd'); the W,ashington State Model Toxics Control Act, RCW ch.
70.105D ('MTCA"); the .Washington llazar-dous rüVasts Management Act, RCW ch.
70.105; the Federal Water Pollution Control Act, 33 U.S.C. $ l25l et seq.o tle
Washington ïVater Follution Control Act, RC'W ch. 90.48, and any laws concerning
absve ground or underground storage tanks. For the purposes of this Lease, the term
"Hazardous Material' shall mean: any waste, pollutan-t, contaminant, o: other rnalerial
that now or in the future becomes regulated or defined under any Environmental Law.

24.2 Landlord represents and warrants to Tenant that there is no Hazardous
Mbterial on, in, or under the Premises or the Real Property as of the Commencement
Date. If there is any Hazardous Material on, in, or under the Premises or the Real
Propefy whic-h has been or thereafter becsmes released through no fault of Tenant, then
Landlotd (i) shall be solely responsible, at its sole cost, for promptly remediating the
srime to the extent required b,y Environmental Law and (ii) shall indemni$, defend and
hold Tenant harmless from any and all claims, judgments, damages, penalties, fines,
costs, liabilities,or losses including without limitation sums paid in settlement of claims,
attorneys' fees, consultant fees and expert fees, incurred or suffered by 1'enant either
during or afte¡ the Lease term as the result of such release,

243 Tenant shall not aause or permit any Hazardous Material to be btought
upû-n, kept, or used in or about, or disposed of on the Premises or the Real Propefly by
Tenant, its employees, officers, agents, servants, contractors, customers, clionts, visitors,
guests, or other licensees or invitees, except in shict 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 indemni$, defend and
hold Landlord harmless from any and all claims, judgments, damages, penalties, fines,
costs, liabilities or losses including without limitation sums paid in settlement of claims,
attomeys' fees, consultant fees and expert fees, incurred or suffered by Landlord either
during or after the Lease temr ("Claims") to the extent that said Claims are a result of
said breach. Tenant shall promptly 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 or the Real Property.

24,4 Without limiting the foregoing, if the presence of any Hazardous Material
brought upon, kept or used in or about the Premises or the Real Property by Tenant, its
employees, of,ficers, agents, servants, contractors, customers, clients, visitors, guests, or
other licensees or invitees, results in any release of any Hazardous Material on the
Premises or the Real Property, Tenant shall be solely responsibls, at its sole cost, for
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promptly remediating the same to the extent required by Environmental Law. Landlord's
approval of such remediation shall first be obtained, which approval shall not be
unreasonably wittùeld, conditionod or delayed, provided, however, that Tenant shall be
entitled to respond immediately to an emergency without prior approval ûom Landlord,.
including but not limited to taking actions necessary to prevent the release frorn
migrating, leaching o¡ otherwise spreading, and actions necessary to respond to any
immediate obligations imposed on Tenant by Environrnental Law To the extent:suoh
Hazardous Material becomes comingled with Hazardous Material released by Landlord
or other parties, no*ring in this Lease shall prevent l'enant from seeking to recover costs,
expenses oÌ any other damages ineurred as a result of the presence of such Hazardous,
Mate¡ial that wâs relcased by Landlord or otler parties.

24.5 The provìsíons of this Article 24 shall survive expiration or earlier
termination of this Lease.

25. Genêral.

25,1 Heirs and.,Assigns. This Lease shall apply to and be binding upon
Landlord and Tenant and their respective heirs, executors, adminisüators, successors and
assigns.

25.2 F¡okerql Feps. Tenant has appointed Washington Partners as its agent for
this transaction, Landlord shall pay to Washington Partners a fee equal to four percent
(4Y¡) of the total Lease, consideration in association with a fully executed Lease, Jones
Lang LaSalle Brokerage (JLL), shall pay to Craig L. Michalak, Inc. one percent (l%) of
the total Lease consideration. Tenant warrants to Landlord that Tenant has not doalt with
any other broker, agent, or finder in connection with the negotiation or execution of this
Lease.

25.3 Entirç rA.gtççp¡eçt. This Lease contains all of the covenants, and
agreements between Landlord and Tenant relating to the Premises. No prior or
contemporaneous agreements or understandings pertaining 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.

25.4 S,geraþill&, 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.

25.5 Fo,rce,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, floods, earthquakes, lockouts,
strikes, embargoes, governmental regulations, acts of God, public enemy, war or other
strife.
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25.6 frpyemjg:g t{w. This Lease shall be gpverned by and oonstrued in
accordance with the laws of the State of \Mashington.

25.7 Addenda/Exhi,bits. The following exhibits are:mâde a paÍ of this Lease.

The ter,ms of any Addendum to Lease and the Exhibits shall contol over any inconsistent
provision in the sections of this Lease:

Exhibjt A: Legal Description
Exhibit B:, Diag¡am ofthe Premises
,Exhibit C: Tenant Improvement Addendum
Exhibit D: Building Rules

25.8 Cbunte¡p'ar¡q¡ This Lease may be executed in counterparts, each of which
shall constitute an original and all of which constitute but one original.

26, Not-Applicable.

21.. Signage. Tenant shall obtain Landlordls witten consent, which shall not be

un¡easonably withheld, eonditioned, or delayed, as to siZe, location, materials, method of
attachment, and appearance, before installing any signs upon the P¡emises. Tenant shall
inst¿ll any approved signage at Tenant's sole cost and expense and in compliance wjth all
applicable laws.

28. Setf Help. Notwithstanding anything to the contrary, if Landlord fails to make
and complete any maintenance or repair obligation of Landlord within twenty-four (24)
hours of notice from Tenant with respect to any item of maintenance or repair that is
deemed necessary by Tenant for its use of the Premises, or within thkty (30) days of
notice from Tenant with respect to any other Landlord maintenance or repair obligation,
then Tenant shall be entitled to take such actions and make such repairs to the Premises,
Building or property associated with the sarne, as Tenant may deem necessaf,y to correct
such intemrption, and Landiord shall reimburse Tenant for the cost of the same within
thirty (30) days of invoice.

29. Subordination, Nondisturbance and Attornmeut. This Lease shall be
subordinate to all existing and future mortgages and/or deeds of hust on the Premises,
the Building or the Project, and Tenant agrees to subordinate this Lease to any future
mortgage or deed of trust and to attorn to Landlord's successor following eny
foreclosure, sale or transfer in lieu thereof, provided that the mortgagee, transferee,
purchaser, lessor or beneficiary ("Landlord's Successor") agrees in a written instrument
in form and substance satisfactory to Tenant that Tenant's use or possession of the
Premises shall not be disturbed, nor shall its o-bligations be enlarged or its rights be

abridged hereunder by reason of any such transaction. Notwithstanding any foreclosure
or sale under any mortgage or deed of trust (or transfer by deed in lieu thereof, this
Lease shall remain in full force and effect.
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30. Rules and Regulations. Tenant shall be bound by and shall comply with
the rules and regulations attached as Exþibit D to tlte extent those ru"les and regulations
a¡e not in conflict with the terms of tåis Lease, as well as any reasonable rules and
regulations hereafter adopted by Landlord for all tenanß of the Building, upon notice to
'Ienant thereof (collectively, the "Building Rules').

IN \MITNBSS WHEREOF, the parties hereto have executed this Lease as of the
date and year set forth below,

TANDLORI}:

By:

Name;

Title:

Date

TßNANT:

KING COLTNTY, apolitical subdivision ofthe State of rü/ashington

By:

Name:

Title:

Date

APPROVED AS TO FORM:

By:
Chris Leopold
Senior Deputy Prosecuting Attorney

APPROVED BY CUSTODIAL
AGENCY:

By:

Date
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STATE OF WASHINGTON

COUNTY OF KING

,,I

person

havE satisfactory evidence that
the person who appeared before mo, and said
this instrument, on oath stated that he was

)
)
)

ss.

it as ths
a.

its to be the free and voluntary act party
forthe uses and purposes mentioned in the instrument.

UNDER MY HAI{D AND OFFICIAL SEAL this -Lday of
2016,

My

(Use

Notary *t*L
Print fn

'lte

STATE OF WASHINGTON

COTINTY OF KING

I certiS that I know or have sa-tisfactory evidence that

ili:ffi ili.ïffiff xii:å"J:.ä,#L
was ãuthori zed to.*."it" the in-strumént ar-rd acknowledged it as the

of KING COI-INTY, a political subdivision of
the State of Washingtonu to be the ftee and

and purposes mentioned in the instrument.
voluntary acl of such party for the uses

GIVEN UNDER MY HAND AÀlD OFFICIAL SEAL this _ day of
2016

Notary Public
Print Name
My commission expires

ss.
)
)
)

STATE OFWâSHINGTON
coMMrssror,¡ Ð(PtREs

(Use this space for notarial stamplseal)
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E¡TTIISIT A
Legal.Dæcrtptio:n

The Premis.es desçrib:ed hctoin aro locate.d in the Cedars Buildiug,
34004 16 Avenuo South, Federal Way, IV.ashington 98003, and
ßuite t.ot.

locsted åt:
kno m as

TheBuílüng.fs looæed on Lol 1.6. Kitls,CornerBusiness Park, Records ofKing
CounW, Wæhington; frrttrer identified as assessorlsparcel numb,er39û380.1,6.0
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EXHIBIT B
Diagram of Premises
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EXHIBIT C
Tenant Improvement Addendum

Tbis Exhibit C ('lù/ork tettero') is part of that certain Lease Agreement ("Lease')
dated __ ¡,201-, by and between Institute for Family Develop:nent, a
l/ashington Non-Profït Corpotation ('Landlord"), and KING COLINTY, a political
subdívision of thc State of \V¡shington ("Tenant"), under u¡hich Tenant has leased certain
space ("Premises") ûom Landlordo as more particularly described in the Lease. Capitalized
terms not defined heroin shall have the meaning assigned to them in the Lease,

I. COMPLETIOI$ SCTTEDT]LE.

\lt/ithin thirry (30) business days following the mutual execution of the Lease,
Landlord shall complete the Landlord's Work described below in Paragraph 2 ("\Mork
Schedule"), I¿ndlord shall be responsible for completing Landlord',s lVork in accordance
with tlre IVork Schedule and shall promptly inform Tenant of any changes to the same, which
changes are subject to Tenant's review and approval.

2. LANDLORD'S \ryORK.

Reference herein to o'Landlord's Work" shall include all work to be done in the
Premises pursuant 1o Landlord's Wotk Plans described below. Refere¡ce in the Lease to
"Tenant Improvements" shall mean the "Landlord's Work" as described herein.

The eleme¡ts of Landlord's Ty'ork include the following items:

1. Replacement of damaged ceíling tiles throughout the Premises
2. Repairing the carpet seams throughout the Premises
3. Installation of a bathroom ventilation fan
4, Repainting the foyer
5. Cleaning the carpeting throughout the Premises

4. CIIANGES.

No further changes to Landlord's Work may be made by either Landlord or Tenant
without the prior written approval from the other party, which shall not be unreasonably
withheld, conditioned or delaycd, and then only after agreement from the requesting party to
pay any excess costs rezulting from the design and/or conskuction of such changes. Landlord
and Tenant hereby acknowledge that any such changes shall be subject to the terms of
Paragraph 6 below.

5. CONSTRUCTION OF LAI{DLORD'S \ryORK.
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Landlord shall penform the Landlord's Work, or enter into a construction contract w.ith
a qualified contractor and supervise tbo completion of the Landlord's Work and shall secure

completioa of the work in accordance with the lVork Schedule. The cost of such work shall
be paid as provided in Paragraph órbelow. Landlord shall be responsible for remedying any
defects in Landlord's \Vork and.s¡¿11 be resporisible for any costs related to the'negligence or
intentional misconduct of the architecl or contractor(s). Landlord's obligation to perform or
cause completion of the Landlord's lty'ork shall not be fulfilled until Tenant provides written
confirmation to Landlord that Tenant is satisfied and considers the Landlord's Work complete
and satisfactory.

All of Landlord's V/ork shall be performed in a manner and at times such that the
work does not unreasonably interfere with Tenant's continuing occupancy and quiet
enjoynrent of the Premises.

6. PÁ,YMENT OF'COST OF LANDLORD'S WORK.

Subject to the terms and conditions of this Work Letter, Landlord agrees to pay for
the cost oflandlord's $y'ork.

7. MISCELLANrcOUS

A default or the failure to perform under this Work Letter shall be a default under
the Lease, and without limiting the non'defaulting party's other rights, the non-defaulting
party shall be entitled to all of its rernedies under the Lease with res¡ect to such dçfault.

[End of Work Letter.]
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Exhibit D
Rules and Regulations

1. N9_ sig¡, placard, picture, advertisement, name or notioe shall be inspribed, displa¡red or printed or
affixed oñ or to'any parl of the outside or insíde of the Building without the written bonsêñt of Lahdltird
f¡rst had and obtained and Landlord shall have the ríght to remove any such signi pläcard, picture,
advertisement, name or notice without notice to and at the expense of Tenant.

Allapproved signs or lettering on doors shall be piintêd, painted, affixed or insøibed at the expense
of'Tenant by a person appr:oved of by Landlord,

Tenant shall not place anythíng or allow anything to be placed near the glass of any window, door,
Bartition or'wall which may appear unsightly from outside thê Premises; þrovided, hqweveru ifrat
Landlord may furnísh and install a Building standard window eo¡¡ering. at all exteriôr windows, Tenant
shall not without prior written consent of Landlord,cause or otherwise sun screen any window.

2. The sidewalks, halls, passages, exits, êntrances, elevâtors and stairways shall not bë.obstruoted by
any CIf the tenants or used by them for any purpose other than for ingress and egress from their
respective Premises,

3. Tenant shall not alter any lôck or install any new or additional locks or any bolts on any doons or
wlndows of the Premises w¡thout first obtaining written consent from the landlord.

4. The toilet rooms, uririals, wash bowls and other apparatus shall not be used for an¡¡ purpose other
than that for which they were constructed and no foreign substance of any kind whätsoever shall be
thrown therein and the expense of any breakage, stoppage or damage resulting from the violation of
this rule shall be borne by the Tenant who, or whose employees or invitees shall have caused it.

5, Tenant shall not overload the floor of the Premises or in any way deface the Premises or any part
thereof

6. No furniture, frêight or equipment of any kind shall be brought into the Building without the prior notice
to LandloÍd and all moving of the same into or out of the Building shall be done at such tíme and ín
such manner as Landlord shall designate. Landlord shall have the right to prescribe the weight, size
and position of all safes and other heavy equipment brought in to the Building and alsothe times and
manRer of moving the same in and out of the Building. Safes or other heavy objects shall, if
eonsidêred necessary by Landlord, stand on supports of such thickness as is necessàry to properly
distribute the weight. Landlord will not be responsible for loss of or damage to:any sucñ saie or
property from any cause and all damage done to the Building b¡r moving or maintaining any such safe
or other property shall be repaired at the expense of Tenant.

7. Tenant shall not use, keep or permit to be used or kept any foul noxious gas or substiance or
hazardous material in the Premises, or permit or suffe¡'the Premises to be oocupied or used in a
mannet offensive or objectionable to the Landlord or other occupants of the Buildíng by reason of
noise, odors and/or vibrations, or interfere in any way with other tenants or those having business
therein, nor shall any animals or birds be brought in or kept in or about the Premises or the Building.

8. No cooking, except microwave t¡¡pe ovens and coffee makers, shall be done or permitted by any
tenant on the pr€mises, nor shall the Premises be used for the storage of merchandise, for washing
clothes, for lodging, or for any improper, objectionable or immoral purposes:

9. Tenant shall not use or keep in the Premises or the Building any kerobene, gasoline or inflammable
or combustible fluid or material, or use any method of heating or air conditioning other than that
supplied b¡r Landlord.

10. Landlord will direct electricians, as to where and how telephone and telegraph wires are to be
introduoed. No boring or cufting for wires will be allowed without the consent of the Landlord. The
location of telephones, call boxes and other office equipment affixed to the Premises shall be subject
to the approval of Landlord.

Rules and Regulations
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tr 1. On Saturdays, Sundays and legal holid.ays, and on other days between the hours of 6:00 p-m. and
7:00 a.m., the following day, aocess to the Building, or to the halls corridors, elevators or sta¡rways in
the Building or to the Prêmises may be refused unless the person seeking ãccess is known to the
person or employee of the Building in charge and has a pass or is properly identified. The Landlord
shall in no case be liable for damages for any error with regard to the admission to or exclusion from
the Building of any person. ln case of invasion, mob, riot, public excitement, or other commotion, the
Landlsrd reserves the right to prevent acoess to the Building during the continuance of the same by
closing of the doors or othenryise, for the safety of the tenants and protection of properq/ in the
Building and the Building.

12. Landlord r€serves the right to exclude or expel from the Building any person who, in the judgment of
Landlord, is intoxicated or under the influence of liquor or drugs, or who shall in any manner do any
act in violation of any of the rules and regulations of the Building.

13. No vending machine or machines of any description shall be installed, maintained or,operated upon
the Premises wíthout the written consent,of the Landlord.

14. Landlord shall have the right, exercisable without notice andwithout liabllity to Tenant, to change the
name and street address of the Building of which the Premises are a part.

15. Tenant shall not disturb, solicit, or canvass any oooupant of the Building and shall cooperate to
prevenl sarne.

'16. Without the written consent of Landlord, Tenant shall not use the name of the Building in connection
with or in promoting or adVertising the.business of Tenant except:as Tenantls address.

17. Landlord shall have the right to control and operate the publio portions of thê Building, and the public
facilities, and heating and air conditioning, as well as facilities furnished for the common use of the
tenants, in such manner as it deems best for the benefit of the tenants generall¡¡.

18. All entrance doors in the Premises shall þe left locked when the Premises are not in use, and all
doors opening to public corridors shall be kept closed except for normal ingress and egress from the
Premises.

19. The Cedars 340 Building is a No Smoking Building. Smoking outside the Building is permitted only in
land lord-desig nated areas,

20. No Pets allowed.

Rules and Regulations


