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King County

KING COUNTY 1200 King County Courthouse

516 Third Avenue

Seattle, W A 98104
Signature Report

June 1, 2011

Ordinance 17099

Proposed No. 2011-0224.3 Sponsors Patterson

1 AN ORDINANCE approving a new lease for the air

2 support unit of the King County sheriffs office.

3 BE IT ORDAIND BY THE COUNCIL OF KIG COUNTY:

4 SECTION 1. Findings:

5 A. The King County sheriffs offce provides essential public safety services in

6 King County.

7 B. The King County executive has negotiated a new lease located at 750 West

8 Perimeter Road, Renton, Washington for the air support unit of the King County sheriffs

9 office.

10 C. The King County executive is authorized to lease real property for use by the

11 county a,s provided by K.C.C. 4.56.186, and consistent with K.C.C. chapter 4.04.

12 Pursuant to K.C.C. 4.04.040.B.5.b, a lease or agreement for real property for a

13 cumulative total or more than two years requires approval by ordinance of the King

14 County counciL. The subject lease provides an original term often years.

15 SECTION 2. The King County executive is hereby authorized to execute the

16 lease, in substantially similar form as provided in Attachment A to this ordinance, and all

17 actions up to now taken by county officials, agent and employees consistent with the

18 terms and purposes of the lease agreement are hereby ratified, confirmed and approved.
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19 SECTION 3. If anyone or more of the covenants or agreements provided in this

20 ordinance to be performed on the part of the county is declared by any cour of competent

21 jurisdiction to be contrary to law, then such covenant or covenants, agreement or

22 agreements are null and void and shall be deemed separable from the remaining

23 covenants and agreements ofthis ordinance and in no way affect the validity of the other

24 provisions of this ordinance or of the lease.
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25 SECTION 4. The subject lease is hereby approved in substantially similar form

26 to that of Attachment A to this ordinance.

27

Ordinance 17099 was introduced on 5/9/2011 and passed as amended by the
Metropolitan King County Council on 5/31/2011, by the following vote:

Yes: 8 - Mr. Phillips, Mr. von Reichbauer, Mr. Gossett, Ms. Hague,
Ms. Patterson, Mr. Ferguson, Mr. Dunn and Mr. McDermott
No: 0

Excused: 1 - Ms. Lambert

KIG COUNTY COUNCIL
KIG COUNTY, WASHINGTON
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Anne Noris, Clerk of the Council .-:i r'~,=
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APPROVED this -l day of ~V N E- ,2011.

Dow Constantie, County Executive

Attachments: A. Renton ASU Lease--Kig County Sheriffs Offce, dated May 31,2011
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Renton ASU Lease
King County Sheriff s Office

2011-0224 Attachment A
May 31, 2011
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PROJECT: Renton Gateway Center, LLC, Hangars

LESSEE: King COltl1ty, 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
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LEASE AGREEMENT
Triple Net (NN) lease

PARTIES
1. This Lease, dated June 1, 20 I 1 (for reference purposes only), is entered into by each of the
following parties:

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

Lessee: King County
500 4th A venue, Room 500
Seattle, WA 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 Exhibit A attached hereto,
commonly known as Hangars G and H, which are part of the Building located at 750 W.
Perimeter Rd, Renton, W A 98057, as legally described in Exhibit A.

Approxiinatë size of Premises: 7,200 square feet
Total Building size: 28,800 square 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 Exhibit E. Lessee agrees to
comply with all terms and conditions of the Master Lease which are applicable to Lessee's Use
ofthe Premises.

TERM
3.1 The Term of this Lease will initially be month-to-inonth, commencing. on the date Lessor
delivers the site ready for occupancy by the Lessee, by providing a Certificate of Occupancy
issued by the City of Renton to the Lessee, (the "Commencement Date"), Thirty (30) days after
approval ofthe Lease by the King County Council, the Term of this lease will convert to the
remaining balance offive (5) years less the time which has elapsed from the Commencement
Date. The Term wil be a total of five (5) years from the Commencement Date ending on the last
day of the 60th month of the Tenn, the "Tennination Date" unless sooner terminated pursuant to
any provision set forth belçw.
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3.2 If for reasons beyond-lhe reasonable control of Lessor, Lessor cannot deliver possession of
the Premises to Lessee on the Commencement Date, Lessee agrees to hold Lessor harmless for
any and all liability, in contract and in tort, including from third parties, 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 ofthis Lease or release Lessee from any obligation contained
herein,"except that the Commencement and Tennination Dates set forth in this paragraph shall be
extended for a period equal to the peiiod of delay, which shall end when Lessor tenders
possession of the Premises to Lessee. Lessee shall not be obligated to pay rent to Lessor during
that period of delay, and if the delay contiriues for longer than ninety (90) days from the original
Commencement Date, Lessee shaH have the option to declare this Lease void, which shal1 be
exercised by h'ansmitting written notice of cancellation to Lessor within ten (l0) days after the
ninety day period has run. 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 forth in this Section 3.2.

3.3 Force Majeure: Neither party shall be held liable for any delay or failure in performance of
any par of this Lease arising 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

military authority, government regulations, embargoes, epidemics, war, terrOlists acts, riots, civil
commotion or civil uprisings, insurrections, eaithquakes, floods, power blackouts and other
caused beyond a party's reasonable control, whether or not similar to the foregoing conditions.

3.4 If Lessee occupies the Premises prior to the Commencement Date, such occupancy wil be
subject to the provisions of this Lease and shaH not advance the Termination Date, nor alter the
Anniversary Date. Lessee shall pay rent for such occùpancy pro rata at the rate set forth below:

3.5 Options to Renew. Lessee shaH have three (3) renewal options, each option for a consecutive
three (3) year term (individually, "Option Term" and collectively "Opti6n Terms"). Each Option
Term shall be subject to the terms and conditions of the Lease, unless otherwise mutually agreed
to in writing. by Lessor and Lessee. Lessee shall provide Lessor written notice of its intent to
either exercise its next available Option Teill, or its decision not to exercise its next available
Option Term, no sooner than i 80 days prior to the Tennination Date of the current Lease Tenn
and no later than ninety (90) days prior to the Termination Date ("Option Notice Periodi').
Should Lessee fail to provide notice within the Option Notice Period, Lessee's remaining Option
Teills shall become null and void. Rent during any Option Term shall be based on the then
current market rent. Rent duiing any Option Tel1n shall not be less that the rent charged during
the most recent previous term. Lessor shall notify Lessee of the Annual Base Rel1t that wil be
charged under any Option Term 180 days piior to the Termination Date of 

the CUITent term.

RENT
4. i Annual 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 foiih above, or,
subject to the notice provision of Section 27, to such other paiiies or place as Lessor may
otherwise designate in writing, the sum of$9,000.00 (nine thousand dollars) in United States
Dollars per month, payable in advance 011 the first day of each month during the first year of the
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term hereof (the "Base Rent").
On each anniversary of the Commencement Date (the "Anniversarý 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 this sum shall become the Base Rent for subsequent
adjustments. The basis for computing any such increase shall be United States Department of

"Labor Statistics Consumer Price Index for 'All West' which is published for the prior twelve (12)
month period nearest each Anniversary Date. lfthat 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 Department of Labor Statistics Consumer Price Index for 'All West' is
discontinued or revied, such other govemmental index or computation which replaces it shall be
used so as to obtain 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 ofa 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 monthly Base Rent payment or other amOUl1t
owed under this Lease to Lessor within ten ( 10) days after it is due, Lessee shall pay an .
additional sum equal to ten percent (10%) of each such payment.

4.5 Security 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 arising by operation oflaw that is owed to Lessee
by Lessor, other than those duties of Lessor specified in this 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 notwithstanding the existence of any
independent claim Lessee may have against Lessor.

COMMON AREAS
5.1 Common areas include parking areas, entrances, and exits thereto as depicted in Exhibit A
("Common Areas") and are the responsibility of the Lessor, and Lessor shall, during the term of
this Lease, maintain all of the Common Areas in a commercially reasonable manner and at such
a cost as the Lessor in their sole judgment may reasonably determine. 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 rules and
regulations enacted subsequent to execution of this 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 confom1 to the Renton Airpoi1Regulations and Minimum
Standards and shall be responsible for the compliance with same by its employees, agents,
customers and InvItees. The failure of Lessor to enforce the attached rules and regulations
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against Lessee or any other tenant shall not be deemed to be a waiver of same, and shall not
prevent enforcement of the same or other iiles or regulations by Lessor against this 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 necessary for maintenance and repair as may be
required from time to time, but only to the extent such closure does not mateiially 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 therefi'om. PiioI' to any closure,. Lessor shall provide
Lessee with reasonable advanced notice. Lessee acknowledges there are common area ramp
improvements to be completed in 201 I. Completion of these improvements (seal coating and
striping) may require temporary common area ramp closure. Any closures wilI be coordinated-i
advance with Lessee.

MAINTENANCE AND REPAIRS
6.1 The Premises, including all fixtures and appurtenances, shall at the inception of the Lease
Term be in the configuration and condition as specified in the plans and specifications for Tenant
Improvements, as defined iii Exhibit C. Lessor shall have the obligation to maintain and keep
the building structural components in good repäir. Lessee shalI be responsible for interior
maintenance, which includ~s but is not limited to, interior lighting, hangar door, electrical panel
maintenance, interior low voltage wiring and any Tenant Improvements installed by Lessee..
Lessee shall permit no waste, damage or irijury to the Premises, a!1d shalI be solely responsible
for repairs to any pait 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 L.essee shall promptly reimburse Lessor the reasonable and actual costs.

6.2 Premises shall at all times be kept and used in accordance with all laws and ordinances at
the sole cost and expense of Lessee, unless an alleged violation is' the result of acts or
ommissions beyond the reasonable control of Lessee.

UTILITIES AND SERVICES
7.1 Lessee shall pay its separately metered electric and water service, as welI as it's pro rata
share of non-metered utilities water, sewer and garbage removal services.

7.2 Lessee is to pay for all other public utilities, including but not limited to telephone, data,
cable and satellte, not specifically stated herein which shall be used in, or charged against, the
Ptemises as a result of Lessee's occupancy during the term of this Lease. Lessor shall not be
liable for any injury or damages suffered as a result of the interrption of any utility services by

fire or other casualty, strike, riot, vandalism, the making of necessary repairs or improvements,
or any other cause beyond Lessor's control.

7. 3 This is a tripIe net Lease. Lessor shaH pay costs associated witllmaintenance and repair of
Building structural components, including roof and exterior, electiicaland mechanical systems.
Lessee's pro rata share of Building and Common Area Charges, including but not limited to,
building insurancè, garbage collection, surface water management, real estate taxes, maintenance
of Common Areas and management fees, shall be approximately $ i :53 (one dollar-fifty-three
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cents) per square foot of the Premises for the first year, and shall be adjusted annually thereafter
as per actual costs. This obligation is over and above the Base Rent amounrdue, 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 monthly
basis beginning upon the Commencement Date.

7.4 Reconciliation. If Lessee 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 inspection
of Lessor's books, and upon issuance of such request Lessee shall have the right, for an additional
sixty (60) days, to inspect, at reasonable times and in a reasonable manner such of Lessor's
reconciliation of costs as pertain to, and contain infoD11ation conceming, the costs and expenses
contained in the-iuestioned accouiiting period invoice, in order to verify the amounts thereof.

Given the limited 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 its own telephone, separately metered utilities,
janitorial and interior maintenance, including but not limited to ceiling, floors, electrcal and
plumbing systems.

INSPECTION OF PREMISES
8. Lessee agrees that full opportunity has been given for inspection of the Premises for purposes
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 Exhibit C.

USE OF PREMISES
9.i Lessee shall use the Premises only for Airc.Î"aft Storage, Aviation Operations,

Maintenance and Washing and Flight D~partment, and any other lawful use or.other use as
Lessor may approve in writing. This Use shall be a pennitted use under all applicable laws,.
ordinances, and governental or municipal regulations, and shall not make or permit any use of
the Premises which may be dangerous to life, limb, or property or which increases the insurance
premium cost or invalidates any policy or insurance covering or carried on the Premises, the
building or its contents, Lessee shall not obstruct the Common Areas or use them for business or
display purposes. Other than those noises and odors resulting from the Use provided herein;
Lessee shall not make any noise or peimit 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, indemnify and hold Lessor ham1less for the same and for any damages, costs
and attomey's fees. Lessor may realize therefrom.

9.3 Lessee shall park no more than 5 vehicles in the common facility parking lot at anyone
time. Lessee shall coordinate with Lessor, in advance, when additiooal parking is required.
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ALTERATIONS
10. Lessee wil make no alterations in, or additions to, the Premises without prior approval of
the Lessor, which approval shall not be unreasonably withheld, conditioned or delayed. All
alterations shall comply with city and/or state building codes.

INDEMNIFI CATION
1 U The Lessor and its employees, and agents shall not be liable for any injury to any persons or
for damage to any property, regardless of how such injury or damage may be caused, excluding
Lessor's sole negligence, as a result of the condition of, or in åny way related to the Premises., the
use of the Premises or the operatÍons of Lessee in, on or about the Premises by Lessee or others.
Lessee shall indemnify, defend and hold harmless Lessor and its agents, and employees, from
and againsI.ll claim, liabilities, losses, damages. and expenses (including attorney fees and cost)
for injury to or death of any person or loss of or damage to property in or upon said Premises or
arising out of or relating to Lessee's operations thereon, and including the person and propeity of
Lessee, its employees, agents, invitees, licensees or others, however caused, it being understood
and agreed that all property kept, stored or maintained in or upon the Premises shall be at the risk
Qf Lessee.

11.2 The foregoing immunity is specifically intended to constitute a waiver of Lessee's
immunity under the Washington Industrial Insurance Act, RCW Title 51, to the extent necessary
to provide Lessor only with a full and complete indemnity from claims made by Lessee and its
employees. The foregoing shall be in. additioIl to Lessee's.self-insurance obligation and not in
discharge of or substitution for same.

1 i.3 Lessor and Lessee agree that Ltssee's recourse against Lessor for any obligations of Lessor
under th.is Lease shall be limited to Lessee's execution against Lessor's right, title and interest in
the Premises and Building. Neither Less'or nor any of its partners, shareholders, officers,
directors or other principals shall have any personal liability to Lessee as the result of any breach
or default by Lessor under this Lease.

INSURANCE
12.1 Lessor acknowledges, accepts, and agrees that the Lessee is self-insured for purposes of
general liability and Lessee will provide proof of such self-insurance upon the request of the
LessQr. As a self-insured governmental entity, Le.see lacks the capacity to name Lessor as
"additional insured. 

II

12.2 Property Insurance. Lessor agrees to provide fire insurance in reasonable amounts on the
Building only, not the Tenant Improvements (as defined in Exhibit C) or Lessee's personai
property. Lessee covenants and agrees that it wil not do or permit anything to be done on the
Premises during the terr hereof, which will increase the rate of Lessor's irisurance on the
Building which the leased Premises form a pait, above the minimum rate which would be
applicable in such premises for the Lessee's type of business; and Lessee agrees that iii the event
it shall cause such an incrêase in the rate of insurance, it will, upon request of Lessor, promptly
pay to the Lessor, as Additional Rent, any increase in premiums resulting therefrom.
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12.3 Lessee shall be responsible to maintain appropriate insurance for its personal property and
Tenant Improvements, in 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 arising out of or incident to the
perils covered by the special form property 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 party, their agents, employees, or otherwise. Each party shall obtain from its
insurers provisions penni tting waivei: of any claim against the other party for loss or damage
within the scope of the above insurance.

TAXES
13.1 Real Property Taxes: / King County Assessor Improvement Taxes:' The Lessor shall pay
the real property taxes ass~ssed against the land and buildings of which the Premises is a part and
the Lessee shall reimburse the Lessor for the cost of their pro rata portion, attributable to
Lessee's occupancy, of said taxes.

13.2 Personal Property Taxes: Lessee shall be responsible for any personal property taxes
arisjng from Lessee's occupancy of the Premises. "

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

i 3.4 All business and occup~tion taxes, if any, .and any other taxes and fees applicable to
property of Lessee or its busin~ss conducted on the Premises presently in effect, or subsequently
levied by federal, state or local gövemments, or any political subdivision thereof shall be the
responsibility of the Lessee. If applicable, Lessee shall cause its trade fixtures, fumishings,
equipment and all of its other personal property to be. assessed and biled separately from the real
property. To the extent Lessee is subject to such taxes, Lessee shaU pay Lessor the taxes
attrbutable to such Lessee's property within ten (l0) days after the receipt of a written statement
setting forth thetaxes applicable to Lessee's property.

13.5 ShoulcLthere presently be iri'effect, or should there be ena~ted during the term of this Lease
any law, statute, or ordinance levying any tax other than federal, state or city income taxes
directly or indirectly in whole or in part upon rents or the income from real estate or rental
property, or increasing any such tax, Lessee shall reimburse Lessor monthly as additional rent at .
the same time as minimum rental payments are due hereunder for the actual pro-nlta amount of
such tax"es paid.

DAMAGE OR DESTRUCTION
14.1 Subject to the provisions of this Paragraph i 4, if the Premises are damaged and such
damage was caused by a fire or other casualty included within the classification of casualty as
defined in a standard fire and extended coverage real property insurance policy, Lessor shall, at
Lessor's expense, repair such damage, but not Lessee's fixtures or equipment, and this Lease
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sl:all continue in full force aI1 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 part thereof, or
destroyed, it shall be optional with the Lessor to repair or rebuild the same, and after the
happening of any such event, the Lessee shall give Lessor immediate written notice thereof.
Lessor shaH have not more than thirty (30) days after notification to notify the Lessee in wiiting
of Lessor's intention to repair or rebuild the Premises, or the pait so damaged as aforesaid, but
not Lessee's fixtures or equipment, ànd if Lessor elects to repair or rebuild the Premises, Lessor
shall prosecute the work of such repairing or rebuilding without unnecessary delay, and during
such period the base Rent and Additional Rent shaH be abated in the same ratio that that portion
of the Premises rendered for the time being unfit for occupancy shall bear to the wholeofthe
leased Premises. If the Lessor shall fail to give the notice aforesaid, Lessee shall have the right
to declare this lease tenninated by written notice served upon the Lessor. In the event the
building in which Premises hereby leased are located shall be damaged (even though the
Premises thereby leased shall not be damaged thereby) to such an extent that in the opinion of
Lessor.tshall not be practicable to repair or rebuild, or is destroyed, then it shaH be optional

. with' Lessor to terminate this lease by written notice served on Lessee within ninety (90) days
after such damage or destruction.

14.2. If Lessor gives notice of intent to repair or reconstruct the damaged Premises as set fOlth

above, Lessor shall be relieved of such obligation and Lessor may terminate the Lease, if Lessor
is unable to obtain the necessary financing, labor or mat~rials, 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 disturbances, acts of civil or miltary 

authorities, restrictions by municipal authorities,
restrictions by municipal ordinances or federal or state statutes and military activity.

14.3 If Lessor give~ notice of intent to repair or restore the Premises under the provisions of
this Paragraph 14, and shall not commence such repair or restoration within ninety (90) days
after such notice, Lessee_may elect to tenninate this Lease by n,ritten notice to Lessor. Upon'
termination of this Lease pursuant to this Paragraph 14, an equitabië adjustment shaUbe madé
concerning advanèe rent and any advance payments made by Lessee to Lessor.

14.4 Notwithstaiiding the above, if the cost to repair damage to the Building that occurs during
the last 20 months of the Lease Tenn exceeds 30% of the insurable replacement cost of the
Building, Lessor shall have the option to terminate this Lease by giving written notice to the
Tenant within sixty (60) days after thedate of damage and either party may tenninate this Lease
by delivering wiitten notice to the other within thirty (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 within
sixty (60) days after such damage OCCUlTed.

EMINENT DOMAIN
15. If the whole of the Premises shall be taken by any public authoiity undei. the power of
eminent domain, or purchased by the condemnor in 

lieu thereof, then the Tenn of this Lease
shaH cease as of the date possession is taken by such public authority. If only a part of the
Premises shall be so taken, the Leaseshall terminate only as to the portion taken and shall
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continue in full force and effect as to the remainder of said Premises, and the minimum rent shall
be reduced proportionately; provided, however if the remainder of said Premises cannot be made
tenantablefor the purposes for which Lessee has been using the Premises, or ifmore than
twenty-fivè percent (25%) of the rentable square footage of the Premises shall be so taken, then
either party, by written notice to the other, given at least thirty (30) days prior to the date that
possession must be sunendered to the public authority, may terminate this lease effective as of
such sunender of possession. If any part of the property described in Exhibit '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 remi:ining portion of the property described iii Exhibit 'A', Lessor shall have the
right to tenninate this lease within sixty (60) days of said taking. 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 claim agaIi)st Lessor for the value of any
unexpired tenn of this Lease.

TRASH, GARBAGE, HAZARDOUS/TOXIC SUBSTANCES
16.1 Lessee shall place all trash and garbage in their own receptacle within the Premises.
Lessee shall not pum any trash and garbage in or about the buildings.

16.2 Lessee shall not, without obtaining Lessor's prior written approval, generate, release, spill,
store, deposit, transport, or dispose of any hazardous pr toxic substances as defined 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 occui safely and in compliance with all applicable
federal, state. ap.d local laws and regulations. Lessee shall indemnify, hold harmless and defend
Lessor from any and all claims, liabilities, losses, çlamages, cleanup costs, and expenses,
including attomey's fees, an sing 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 substances
in, on or about the Premises occurring at any time during the Lease Term and any extension
thereof. Lessee agrees to contract with qualified and certified service to remove all hazardous,
toxic or contaminated mateiials from the Premises.

EXTERIOR SIGNS 17. N/A

ASSIGNMENT AND SUBLETTING
18.1 Lessee shall not voluntarily orby operations oflaw assign, transfer, mortgage, sublet or
otherwise transfer or encumber all or any part of Lessee's inteIest in this 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 janitorial 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 portioii of the Building of which the Premises or any area of nonexclusive use
are a par and may for the purpose erect scaffolding and other necessary stiuctures when
reasonably required by the character ofthe work performed, all as providing that the entrance to
the Premises shall not be blocked thereby, and further providing that the business of Lessee shall
not be interfered with unreasonably. Except for emergencies, Lessor shall give twenty four (24)
hour notice to an'ange for the required ASU personnel escort before entry to repair or show the
Premises.
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For emergency access, Lessor shall call the King County Sheriffs Office (KCSO) Regional
Communication and Emergency Coordination Center (RCECC) at (206) 296-3311, request to
speak to the Communications Room Supervisor, state the nature of the emergency and ask the
Supervisor to contact the Lessee for immediate response and an escort. .

Lessee shall maintain a key with the local fire department for emergency access. Any entry to the
PremiSes obtained by Lessor by any of said means or otherwise shall not under any circumstances
be construed or deemed to be forceful or unlawful entry into, or a detainer of the Premises, or an
eviction of Lessee for the Premises or any portion thereof provided said entry relates to emergency
purposes as aforesaid.

DEFAULT AND REMEDIES
20.1 Lessor shall not be in default unless Lessor fails to perfonn its obligation under this Lease
within thirty (30) days after notice by Lessee specifying wherein Lessor has failed to perform. If
the naturt of Lessor's obligation is such that more than thirty (30) days is required to cure such
default, and Lessor thereafter cures such default within a reasonable time, Lessor shall not be
deemed in default.

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

(a)' If Lessee, or any successor or assignee of 
Lessee while in possession, shall file a petiti~n in

bankruptcy or insolvency or for reorganization under any bankruptcy act, or shall voluntarily
.take advantage of any such act by answer or otherwise, or shall make an assignment for the
benefit of creditors;

(b) If involuntary proceedings under any bankrptcy law or insolvency act shall be instituted
against L~ssee, or if a receiver or trustee shall be appointed of all or substantially all of 

the
property of Lessee, and such proceedings shall not be dismissed or the receivership or trusteeship
vacated within thirty (30) days after 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 (10) days after the first day of each !l0nth.

(d) If Lessee shall fail to perfonn or comply with àny of the non-monetary covenants or
obligations of this Lease and if the nonperfoimance shall continue for a period ofthiity (30) days
after notice thereof by Lessor to Lessee or, ifthe performance cannot be reasonably completed
within the thirty day period, Lessee shall not in good faith have commenced perfonnance within
the thiity day period and shall not diligently proceed to completion ofperfonnaTIce;

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

(f) Except as expressly pennitted under this Lease, any attempted conveyance, assignment,
moitgage or subletting of this Lease.
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20.3 Remedies: On the occurrence of any of the defaults or elements of default described in this
section, Lessor shall have the right to:

(a) Accelerate the full balance due for the remaining Lease Tenn and commence legal action to
collect money damages for same from Lessee or any guarantor of this Lease;

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

(c) Commence proceedings in Superior Court of King County and seek an order of specific
perfonnance of all the terms and conditions of the Lease and Lessor shall have the right to an
injunction to restrain Lesee and the further right to invoke any remedy allowed by law or equity.

20.4 The rights and remedies given to Lessor in this Lease are distinct, 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 ot,hers herein, by law, or by eqÙity provided.

20.5 No receipt of money by Lessor from Lessee after default or cancellation of this Lèase in
any lawful manner shall (1) reinstate, continue or extend the term or affect any notiGe given to
Lessee, (2) operate as a waiver onheiight 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, proçeeding or other remedy. After any
event of default by Lessee, Lessor may demand, receive and collect any monies due, without in
any manner 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.

LIABILITY FOR COSTS AND ATTORNEY'S FEES
21 ~ The substantially prevailing party in any dispute resolution proceeding, whether judicial or
nonjudicial, shall be entitled to recOVer from the other all reasonable attorney's fees .and costs

incurred in connection with such proceeding.

21.1 Any controversy or claim arising out of or relating to this Lease, including any non-
monetary default thereof, or for unlawful detainer or ejectment, shall be subjectto arbitration in
KElg County, Washington and .in accordance with the Commercial Arbitration Rules of the
American Arbitration Association, and judgment upon the issuance of a decision shaH be a
condition precedent to bringing action thereon in the Superior Court of King County.

QUIET ENJOYMENT
.22. Lessor warrants that it has full 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, teims and conditions on Lessee's part.
to be observed and performed, Lessee shall peaceably and quietly hold and enjoy the Premises
for the Terni hereby demised without hindrance.or interrption by Lessor or any other persons
lawfully or equitably claiming by, through or under the Lessor, subject, nevertheless, to the terms
and conditions of this Lease. Lessor shall defend and indemnify Lessee against any such third
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party claim.

SURRENDER OF POSSESSION
23. Lessee shall, upon the Termination date or earlier termination of this Lease, remove from the
Premises all of Lessee's trade fixtures, or fumiture, and other unattached personal property, 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 repair or pay for all damage to the Premises caused by such removaL. Lessor shall
infonn Lessee within fifteen (15) days after Lessee's vacation of the Premises what alterations or
improvements or fixtures it wil require to be removed. All such property remaining and eve!y
iiiterest of Lessee in the same shall be conclusively presumed to have been conveyed by Lessee
to Lessor under this lease as a bill of sale, without compensation, allowance, or credit to Lessee.
Lessee shall, upon termination ofthis lease or of Lessee's iight of possession, deliver,aIl keys to
Lessor and peacefully quit and surrender the Premises and all equipment and fixtures comprising
a part 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 foi' removal of any and all
electrical, co-ax, voice and data lines, low voltage wiring 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 Termination
Date, Lessee shall remain bound by all of the covenants and agreements herein, except thåt: (i)
the tenancy shall be from month to month, and (ii) the minimum rent to be paid by Lessee shall
be 150% of the last Base Rent amount.

ESJ'OPPEL AFFIDAVIT
25. Lessee shall, at any time upon not less than ten (l0) days' prior written notice from Lessor,
execute, acknowledge and deliver to Lessor, a statement in writing (a) certifying that this lease is
unmodified and in full force and effect (or, if modified, stating the nature of such modificatión
and certifying that thìslease, as so modified is in full force 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 part of the Lessor hereunder, or specifying such
defaults if any are claimed; 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 portion, of the real propeTty of which the Premises are a part.

SALE OF PREMISES BY LESSOR
26. Lessor shall be and is hereby relieved of all liability under any and all of its covenants and
obligations contained in or deriyed from this lease arising 0u.t of any act, occurrence or omission
occurrng after the consummation of such sale; and the purchaser, at such sale or any subsequent
sale of the Premises, shall be'deemed, without any further agreement between the parties ortheir
successors in interest or between the parties and any such purchaser, to have assumed and agreed
'to carry out all of the covenants and obligations of the Lessor under this Lease.
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NOTICE
27. Any notice required to be given by either party to the other pursuant to the pmvisions of this
Lease or any law, present or future, shall be in writing 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 certified, return receipt requested, addressed to the Lessor at the address set
forth on page, 1 of this lease, except that, upon Lessee's taking possession of the leased premises,
the premises shall constitute Lessee's address for notice purposes, or to such other address as
either pary may designate to the other in writing 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, warranties or represeitations oral or
written),éxpr~sed or implied, between them other thari as herein set forth, and this Lease shall
not be modifjed in any manner except by an instrument in writing and executed by the parties.

BINDING ON HEIRS, SUCCESSORS AND ASSIGNS ,
29. The covenants, and agreements of this Lease shall be binding upon the heirs, executors,
administrators, successors and assigns of both parties hereto, except as herein above provided. It
is further acknowledged that the signor for the Lessee is authorized by local ordinance to have
full authority to execute this Lease.

NON-WAIVER OF BREACH
30. The failure of either party to insist on strict perfom1ance of any covenant or.condition
hereof, or to exercise any option herein contained, shall not be construed as a waiver of such
covenant, çondition, 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 instance.

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

The following-exhibits are made a part of this lease by this reference:

EXHIBIT A: Legal Description and Site Plan
EXHIBIT B: Floor Plan
EXHIBIT C: Construction Work Letter Addendum and Tenant Improvement Plans
EXHIBIT D:, .Master Lease between Renton Gateway Center, LLC and the City of Renton
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In witness whe~of, the parties hereto ha~e hereunto set their hands the date set forth below.

LESSEE:
King County

Bate:

LESSOR:
Renton ~ateway Center, LLC ~ , J ~

ByJ)tùØ l) ßk 1~rIts ~~k
Date: S/;'¡ It 1)//i /

By:

Its:

By:

King County Sheriffs Office Consent:~~
i

'5\\ ~-iç.F

'5 / i 4:' (ii

Its: ,

Date:

Approved as to fonn

By:
TÚnothy Barnes, Senior Deputy Prosecuting Attorney

Date:
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STATE OF WASHINGTON )
) ss

COUNTY OF KING )

I certify that Stephen 1. Salyer signed this instrument, on oath stated that he was authorized
by the King County Executive to execute the instiument and acknowledged it as the Manager of
the Real Estate Services Section of the Facilities Management Division of the Department of
Executive Services of King County, Washington, to be the free and voluntary act of said County
for the uses and purposes mentioned in the instrument.

Date:
NOTARY PUBLIC

(printed name)
in and for the State of Washington residing at
Seattle. My appointment expires

STATE OF WASHINGTON)
) ss

COUNTY OF KING )

i certify that Diane O. Paholke signed this instrument, on oath stated that she was
authorized by the Renton Gateway Center, 1.L.C., to execute the instrment and acknowledged it
as the Managing Member to be the free and voluntary act of said company for the uses and
purPoses mentioned in the instrument.

-r ~ 't-- - (?
NOTARY PUBLIC

\ò V" Q lL\ '(
(printed name)
in and for the State of Ù ç. \- \ ,. i: ~

residing at "'~.Pi;_ My
appointment expires $t fr3' i \
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CONSULT YOUR ATTORNEY

THIS DOCUMENT HAS BEEN PREPARED FOR SUBMISSION TO YOUR ATTORNEY
FOR HIS/HER REVIEW AND APPROVAL PRIOR TO YOUR EXECUTION OF SAME. NO
REPRESENTATION OR RECOMMENDATION is MADE BY PRIME LOCATIONS, INC.
OR ITS AGENTS OR EMPLOYEES AS TO tHE LEGAL SU¡;FICIENCY, LEGAL EFFECT
OR TAX CONSEQUENCES OF THIS DOCUMENT, OR THE DOCUMENTS REFERRED

, TO HEREIN, OR THE TRANSACTION RELATING THERETO. THESE ARE QUESTIONS
FOR YOUR ATTORNEY WITH WHOM YOU SHOULD CONSULT BEFORE SIGNING
THIS DOCUMENT.
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EXHIBIT A
Legal Description ãid Site Plan
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EXHIBIT B

Floor Plan
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EXHIBIT C

Construction Work Letter Addendum and Tenant Improvement Plans

This Construction Work Letter Addendum ("Work Letter") is part of and inèorporated
into that certain lease (the "Lease") between King County, a political subdivision of the State of
Washington (hereinafter called "Lessee") and Renton Gateway Center, LLC (hereinafter called
"Lessor") for the Premises, Hangars G and H. Capitalized tenns shall have the meaning defined
in the Lease unless otherwise specific herein.

Renton Gateway Center, LLC
750 W, Perimeter Rd
Renton, W A 98057, ,

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

(a) , Walls. Core and perimeter walls including metal framing, sound batt

insulation, drywall, to be completely finished (taped and painted).

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

(c) Floor. Concrete slab floor prepared to receive floor covering and 
carpet.

Floor loading capacities: eighty pounds (80) per squai:e foot live load; twenty pound,S (20) per
square foot pai1ition load.

(d) MechanicaL. ,The'heating ventilation and air conditioning system for the
Building is a Cadet Electric Heater

(e) Electrical as per plan submitted by Architect

(f) Fire Sprinklers. Code compliant fire sprinkler 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 facility. See plans forV oice/Data. '
2) TENANT IMPROVEMENTS TO BE PROVIDED BY LESSOR: Design and

construction of all Tenant Improvements, which shall exclude Lessor's Shell and Core Work, in
the Premises, as shown on Exhibit "B", (the "Tenant Improvements"), shall be pi:ovided by
Lessor within one-hundred twenty (120) days after approval ofthe Lease by the King County
Council, (the "Required Completion Date") subject to reimbursement by Lessee as provided
herein. The Tenant Improvements to be provided by Lessor shall include, without limitation,
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architectural design; permitting and special inspections; structural review and engineering;
mechanical and electrical engineering; partitioning, milwork, and finishes; fire spiinkler
modifications to meet codes; plumbing lines, connection and fixtures; HV AC equipment,
connection to Building systems, distribution and controls, testing and balance; electrical wiring,
equipment and fixtures; voice, data and security cabling, connection to Building systems and
Improvements_

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

Lessor's space planners and architects shall ensure that the work shown on Lessor's plans
is compatible with the basic Building plans and that necessary basic Building 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 planners and architects shall collaborate in preparing 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 construction. Lessor shall supply Lessee with
said plans for review and approval at sixty percent (60%) and ninety percent (90%) design
review; Lessee shall provide written comments, requested revisions and/or approval for Lessor's
construction plans within'ten (10) days of receipt. Lessor and Lessee shall cooperate as
reasonably necessary to approve,said construction plans. Upon final agreement of Lessor and
Lesseê, the approved construction plans shall become the Fimii Plans. Lessor shall complete
construction of the Tenant Improvements in conformance with said Final Plans, subject only to'
usual and customary Change Orders (defined 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,shall be fully dimensioned floor plans shöwing
partition 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
mèchanical systems, area(s) subject to above-nonnal floor loads, special openings in the floor,
and other major Or special features; including:

(1) Electrical and Telephone Outlets. Locate all power and telephone
requirements: Dimension the position from a comer and give height above concrete slab for all
critically located outlets. Identify all dedicated circuits and identify all power outlets greater
than 120 volts. For the equipment used in these outlets which require dedicated circuits and/or
which require greater than 120 volts, identify the type of equipment, the manufacturer's name
and the manufacturer's model number, and submit a brochure for each piece of equipment. Also
identify the manufacturer's name of the phone system to be used and the power requirements,
size, and location of its processing equipment. Provide for a secure communications closet for
Lessee's sole use.

(2) Reflected Ceiling Plan. Lighting layout showing localjon and type
of all Building Standard and special lighting fixtures.
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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 "X" on the side of the door where the key wil be inserted if
a keyed door. Complete specifications for all non-Building Standard hardware will also be
provided.

(4) Room Finish and Color Schedule. This infolll1ation shall be in
final form and include locations and specifications for all wall finishes, floor covering and base
for each room.

(5) Construction Notes and Specifications. Complete..pecifications

for every item included except those specified by the Lessor.

(6) Lessor will coordinate all engineering at Lessor's expense.

(b) Change Orders. Lessee shall notify Lessor in writing of any desired
material changes to the Final Plans, hereinafter referred to as a "Change Order." Lessor shall
have five (5) days from receipt to approve any Change Orders, which shall not be unreasonably ,
withheld or conditioned, and notify Lessee of the cost for said Chaiige Order. Following Lessee's
approval of the cost of any Change Order, the Change Order shall become part of the Final Plans
and 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 within thirty (30 days) a complete set of construction ~ocuments for Lessor's fies
including as-built plans.

(d) Lessor shall be allowed to recommend and impl'ement Change Orders,
with notice to Lessee, to take advantage of value engineering opportunities and unforeseen
construction conditions, but only if such changes (i) do not materially impact the appearance,
safety or, mechanical systems and operations of the Premises, and (ii) wil not result in an
extension of the Required Completion Date. If a Change Order initiated by Lessor, due to
unforeseen construction conditions, has the potential to increase the cost of construction of the
Tenant Improvements, Lessor shall obtain Lessee's written approval in advance.

-4) LESSEE'S REIMBURSEMENT OF THE COST OF TENANT
IMPROVEMENTS AND CHANGE ORDERS:

(a) Lessee's Cost of the Tenant Improvements. Lessee shall reimburse
Lessor, as provided in Section 4(c) below, for the cost of those certain Tenant Improvernents, as
described in Exhibit "B", which costs shall not include Lessor's Shell and Core Work. Tenant
Improvements shall not exceed $77,000.00, subject to approved change orders. As of the
Execution Date (defined as the date the Lease has been fully executed and delivered by Lessor
and Lessee to each other), approximately $10,000.00 in Tenant Improvements have been
completed by Lessor. In the event that Lessee terminates this lease during the month-to-month
portion of the Teim, Lessee shall reimburse Lessor for actual Tenant Improvement Costs
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incurred by Lessor, noUo exceed $10,000,00, In the event of such termination, Lessee and
Lessor shall have no further rights or obligations with respect to each other. Upon approval of
the lease by the King County Council by ordinance plus thirty (30) days, the Lessor agrees to
commence the remaining Tenant Improvements at a cost not to exceed $67,000.00, subject to
approved change orders, and subject to reimbursement by Lessee as provided herein.

(b) Lessor's Certification of Cost. Upon Lessor's completion of the
construction of the Tenant Improvements, and Change Orders, if any, Lessor shall certify to ,
Lessee.the actual cost of construction of the Tenant Improvements, and Change Orders, if any.
Lessor shaH provide Lessee with copies of receipts and other documentation of the cost of said
construction in detailreasonably acceptable to Lessee.

(c) Lessee's Reimbursement. Within thirty (30) days of Lessee's receipt of
Lessor's ceiiifi~tions of cost reasonably acceptable to Lessee, as provided herein, Lessee shall

reimburse Lessor for those Tenant Improvemeiits including approved Change Orders, if any.

(d) Substantial Completion. As used herein, "Substantially Completed" or
"Substantial Completion" shall mean that on or before the'one-hundred twentieth day (120th)

following the ExecutionDate (as defined in Section 4.(a) of Exhibit C) each of the following
have occurred subject only to completion of customary "punch list" items: (a) Lessor's contractor
shall have notified Lessor in writing that Lessor's Work is substantially complete in accordance
with the Final Plans; (b) the City of Renton has issued a certificate of occupancy or temporary
certificate of occupancy such that Lessee is legally entitled to occupy the Premises for its
permitted use; and (c) the director of the King County F~cilities Management Division shall have
issued a written statement to Lessor confinning that the Tenant Improvements are suffciently
complete in accordance with the Final Plans to permit Less~e to utilize the Premises for the
intended uses as defined in Section 5 of the Lease. Lessee shall not unreasonably withhóld, delay
or condition its concurrence if each of the items (a) and (b) have occurred, and provided further,
it shall be deemed unreasonable hereunder for Lessee to withhold its concurrence. Lessor agrees
to provide Lessee noless than ten (10) business days advance notice of the anticipated
Substantial Completion date, and for the sole puipose of determining Substantial Completion
hereuiider.

5) INSTALLATION OF LESSEE'S FURNITURE. FIXTURES AND
EQUIPMENT:

(a) Improvements Installed by Lessee. For any work to be perfonned in
connection with installation of Lessee's furniture, fixtures and equipment on the Premises by

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

(1) Such work shall proceed upon Lessor's written approval of (i)
Lessee's contractor, (ii) general liability and propeiiy damage insurance satisfactory to Lessor
canied by Lessee's contractor, (iii) 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 still 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

through Lessor.

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

purpose, including without limitation, inspection or performance of Lessor's Construction 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 tenns and conditions of the Lease, except the payment
of Rent. Lessee's entry shall mean entry by Lessee, its officers, contractors, office planner,
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 obTaining any applicable peimits.
Lessee shall select and coordinate installation of such communication and inforration systems
with the Lessor as provided herein,

6) GENERAL

(a) Warranties. Upon Substantial Completion of all Tenant Improvements,'
Lessor shall ensure that its contractor warrants that the Tenant Improvements have been
completed in substantial accordance with the Final Plans and are free from defects in
workmanship and materials' for a period of one (1) year following Substantial Completion.

(b) This Work Letter, the Final Plans, aiid any approved Change Orders shall'
constitute the complete construction specifications and no other representations, or oral
agreements between the parties shall be recognized in the event of a dispute between Lessor and
Lesse~, unless this Work Letter has been specifically amended by the parties.

(c) Time is of the essence with respect to each of the duties and obligations of
Lessor and Lessee set forth in this Work Letter. Notwithstanding any of the fòregoing
provisions hereof, default by Lessor or Lessee under any provisions of this Work Letter which
are not cured within applicable notice and cure periodš' set forth in the Lease shall constitlte a
default under the Lease. '

(d) Any notice, statement, advice, approval, consent or other communication
required or peimitted to be given by either party to the other pursuant to this Work Letter shall
be given in the manner set fOlih 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 shall
constitute Lessee's exclusive remedy. '

, SIGNED:

LESSOR: Renton Gateway Center, LLC LESSEE: King County

By:

Date
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EXHIBIT D
Master Lease between Renton Gateway Center, LLC and the City of Renton
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GROUND LEASE

Between

City of Renton' and Renton Gateway Center, LLC

l=i~

THIS GRÒUND lEASE (hereinafter "lease") is made and entered into this ?'i day of

() n~ . 2009 by and between THE CITY OF RENTON, a Washington municipal
wrp,oraion (hereinafter "landlord") and RENTON GATEWAY CENTER, LLC, a Washington

limited Liability Company (hereinafter "Tenant").

FOR VALUABLE CONSIDERATION and in consideration of the covenants and agreements
set forth in this Lease, Landlord and Tenant agree as follows:

1. GRANT OF LEASE:

La. Documents of Lease: The following documents constitute this le'ase;
Ground Lease;
Exhibits A, A:1, B, C, D, E, F, and G; and
Appendices 1 and 2.

l.b. ,Legal Description and Reservation of Easement: Landlord hereby leases to

Tenant, and Tenant lea.ses from Landlord for the Term described in Section 3 below, the parcel
of land shown on Exhibit r, A" (captioned "lease Map and Legal Description"), which is attached
hereto and .'incorporated herein by this reference (hereinafter, '~Premises"); provided, that
during the Construction Term (as defined below) this Lease, except for Sections 8a, 8b; and 8c,
shall apply only to the 60,000 square foot "Construction Area" shown on Exhibit A-l. Appendix
2 shall apply during the Construction'Term.

1.c~ Common Areas: Tenant, and its authorized representatives, subtenants,
assignees, agents, invitees, and licensees, shall have the right to use, in common with others,
on a non-exclusive basis ¡md subject to the Airport Regulations and Minimum Standards
pursuant to Section 8(e), .the public portion of the Renton Municipal Airport (Aka dayton Scott

field, hereinafter referred to as "Airport"), including the runway and other public-fcilities
provided thereon.

1.c.(1). Notwithstanding anything in this Lease to the contrary, landlord acknowredg~s
that direct access to the Alpha taxiway from the Premises is essential to the conduct of
Tenant's busi.ness Qn the Premises and, except during construction activities occurring on the
Alpha taxiway or weather related events, Landlord shall ensure that' Tenant and its

;.epresentativ~s, subtenants, assignees, agents, invitees, and Iice,nsees h¡ive direct access to the'
, , ~:' Alpha taxiway at all times during the' Term., ORIGINAL

221 01, bg10701.5 - AIR:\flles\Amin\leas and Operating ~rmits\Renton Gateway Center\Leaes\Renton Gateway Center LtC-

Ground lease fINALdo '
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2. CONDITIONS:

2.a. Specific Conditions: This lease, and Tenant's rights and permitted uses

under this lease, are subject to the following:

2.a.(1). Easements as set forth in Exhibit B; and

2.a.(2). The Airport Regulations and Minimum Standards pursuant to Section 8(e),
including landlord's standards concerning operation of. public aviation service activities from
the Airport; and

2.a.(3). All such non-discriminatory charges and fees for such use of the Airport as may
be established from time to time by landlord.

2.b. No Conveyance of Airport: This lease shaff in no way be deemed to be a

conveyance of the Airport, and shall not be construed as providing any specialprivilege for any
public portion of the Airport except as described herein. The landlord reserves the absolute
right. to lease or permit the use of any portion ofthe Airport for any purpose deemed suitable
for the Airport, except that portion that is leased hereby.

2.c. Nature of landlord's Interest: It is expressly understood and agre'ed that

landlord holcis and operates the Airport and the Premises under and subject to a grant and
conveyance thereof to landlord from the United States of America, acting through its
Reconstruction Finance Corporation, ,and subject to all the reservations; restrictions, rights,
conditions, and exceptions of the .United ,States therein and thereunder, which grant and
conveyance has been fied for record in the offce of the Recorder of King County, Washington,.
and rècorded. in' Volume 2668 of Deeds, Page 386; and further 

that landlord holds and
operates said Airport .and Prem.ises under and subject to the State AeronauticS' Acts of the

State of Washington (chapter 165, lawsof 1947), and any subsequent am.endments thereof or
subsequent legislation of said state and all rules and regulationsJawfully promulgated under
any act or legislation adopted by. the State of Washington or by the United States or the
Federal Aviation Administration. It is expressly agreed that the Tenant also accepts and wil
hold an~ use this lease and the Premises subject thereto and to aJi contingencies, risks, and
eventualities of or arising out ofthe foregoing, and ifthis lease,its Term, or any conditions or
provisions of this lease are or become in confl!ct with or impaired or defeated by any such
legislation, rules, regulations, contingencies or risks, the latter shall control and, if necessary,
modify or supersede any provision of this lease affected thereby, aI/ without any liabilty on
the par: of, or recourse against, landio~d in favor of Tenant, provided that landlord does not
exceed its authority under the foregOing legislation, rules and regulations and provided further

,..!.hat, in the event, that this lease is modifed or superseded by such legislation, rules,
regulations, contingencies or risks, all compensation payable to the Landlord for a third party's
use of the Improvements during the Term shall be paid to the Tenant, its successors or its
assigns.

2
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2.d. Future Development/Funding: Nóthing contained in this lease shall operate or be
construed to prevent or hinder the future development, improvements, or operation of Airport
by Landlord, its agents, successors or assigns, or any department or agency o~ the State of
Washingtofl or ,of the United States, or the consummation of any loan or grant of federal or
state funds in aid of the development, improvement, or operation of the Renton Airport, but
Landlord's exercise of such rights shall not unreasonably Interfere with Tenant's rights under
this lease.

3. TERM:

3.a. Construction Term: The "Construction Term" of this lease, during which Tandlord
shall lease to Tenant and Tenant shall lease from landlord only the 60,000 sq. ft. Construction
Area, shall begin upon the receipt by Tenant of all permits necessary to construct its intended
improvements on the Premises and shall end on the èommencement Date (as defined below).

3.b. Initial Term: The initial term of this lease (herein referred to as "Terml') as to the
entire Premises shall be for a thirty-five (35) year period commencing on the earlier of
(hereinafter "Commencement Date") (1) thè date thåt is fort-five (45) days after. Tenant
receives a certificate of occupancy for the improvements to be constructed on the Premises, or

(2) the, date that is twelve (12) months after the mutual executiQn of this lease, a'nd

terminating on the last day of the month in which the thirty-fifth (35th) annual anniversary of
such date occurs, (hereinafter "Expiration Date"). If Tenant does not receiv.e all permits
necessary to construct its intended improvements on the Premises within, ninety (90) days
after the mutual execution of thIs lease or if any conditions imposed in connection with su'ch

perniits are riot acceptable to Tenant, Tenant may terminate this Lease at any time prior to
recei of suc permits or within thirt (30) days thereafer by delivering a written notrce to

landlord ,Whereupon neither part shall have any o,bligation under this lease. landlord shall
cooperate with Tenant in expediting the issuance of such permits. In addition, T~nant may
terminate this lease if it is not able to secÙre financing for'the construction of its intended
improvementS on the Premises on terms acceptable to Tenant.

4. RENT:

4.a. Minimum Monthly Rent: During the Construction Term, Tenant shall pay to
landlord a Minimum Monthly Rent in the sum of Two Thousand Eight Hundred Fift Dollars
($2,850), piUS leasehold Excise, Tax as described in Section 5, below, without deduction,

offset, prior notice or demand, payable promptly in advance on the first day of each and every .
month during the Construction Term. B.eginning on the Commencement Date, Tenant shall pay
to landlord a Minimum Monthly Rent in the sum of six thousand five hundred dollars and
nineteen cents ($6,500.19), PLUS leasehold Excise Tax,as described in Section 5, below,

without deduction, offset, prior notice or demand, payable promptly In advance on the first
.day-of each and every month during.Ü\e Term. All such payments shall be madeto the Director
..of Finance, City of Renton, City Hall, 1055 South Grady Way, Renton, Washington 98057. The
Minimum Monthly Rent, beginning on the CommencementDate, is ,computed as follows:

3
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(136,846 square feet)($0.57 per square foot per year) = $78,002.22/yr, ($78,002.22/12 months
= $6,500.19 per month) pius, leasehold excise tax.

4.b. Periodic Rental Adjustment: The Minimum Monthly Rent shall be subjec; to
automatic adjustment on the third (3rd) anniversary of the Commencement Date and every
three years thereafter on t!ie anniversary of the Commencement Date (any of which shall
hereinafter be referred to as "Adjustment Date") as follows:

As used in this Sectin 4.b, "Index" means the Consumer Price Index for All Urban
Consumers for Seattle-Tacoma-Bremerton All Items (1982-84=100) (CPI-U) published by
the United States Department of Labor, Bureau of labor Statistics; "Beginning, Index"
means the Index which is published nearest, but preceding; the Commencement Date;
and "Adjustment Index" means the Index which is published nearest, but preceding,
each Adjustment Date.

For the first Periodic Rent Adjustment, if the Adjustment Index ha~ increased over the
Beginning Index, the Minimum Monthly Rent payable for the following three (3) year
period (until th~ next Adjustment Date) shall be set by multiplying the Minimum
Monthly Rent provided for in Section 4.a. of this lease by a fraction, the numerator of
which is the Adjustment Index and the denominator of which is the Beginning Index.
The productshall be the UAdjusted Monthly Rent." In no event shall the Minimum
Monthly Rent determined pursuant to this paragraph be less than the Minimum ',¡'
Monthly Rent set forth in Section 4.a. o~ this lease.

For the second and any subsequent Periodic Rent Adjustment, if the Adjustment Index
rs greater than the Adjustent Index three, year~ prior, then the Minimum Monthly
Rent payable for the following three (3) year period (until the next Adjustment Date)
shall be set by multiplying the then current Minimum Monthly Rent by a fraction, the
numerator of which is the Adjustment index and the' denominator of which is the
Adjustment Index from three years prior. The product shall be the '!Adjusted Monthly
Rent." In no event shall the Minimum Monthly .Rent determined pursuant to this

paragraph be less than the then current Minimum Monthly Rent.

4.c. Notice of Request for Readjustment of Rental: Landlord and Tenan,t do hereby

further agree that at least thirty (30) days prior to any Adjustment Date, either part shall, if
they desire to adjust the Minimum Monthly Rent for the ensuing three (3) year period by a
means other than the Index, provide to the other party a written request for readjustment of
the rental rate pursuant to RCW 14.08.120(5).

4~d. Disputë Resolution Re: Readiustment of Rental; If the parties are unable to
agree tlpon such adjusted rental by negotiation'for a period of thirty calendar (30)" days, then

, .. the parties shall submit thé~riatter of the adjusted rental far tl-e ensuing period to arbitration.
l.ncl-()rd and Tenant do hereby agree that the arbitration p.rocess shall be limited to not more
than one hundred fift (150) calendar days, using the following procedures:

4
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4.d.(1). landlord shall select and appoint one arbitrator and Tenant shall s~lect and
appoint one arbitrator, both appointments to be made within a period of sixt (60) days from
the end of the negotiation period cited in Section 4.d. landlord and Tenant shall each notify
the other of the identity of their arbitrator and the date of the postmark or personal delivery of
the letter shall be considered the date of appointment.

4.d.(2). The two appointed arbitrators shall meet, and shall make their decision in
writing within thirt (30) days after the date of their appointment. If the appointment date fpr
either arbi~rator is later than the other, the latter date shall be thG-appointment date for
purpose:! of the thirt (30) day deadline.

4:d.(3). If the two arbitrators are unable to agree within a period of thirty (30) days
afte,r such appointment, 'they shall, within a period of thirt (30) days after the first thirty (30)
day period, select a third arbitrator.

4.d.(4). The three arbitrators shall have thirty (30) days from the date of selection of
the third arbitrator to reach a majority decision unless the time is extended by agreement of
both parties. The decision of the majority of such arbitrators shall be final and binding upon
the parties,hereto.

4.d.(S). The arbitrators shall be experienced real estate appra¡'sers and be

knowledgea~le in the field of comparable airport rentals and use charges in King County ao,d

shall give due consideration to any change In economic conditions from the preceding rental,
period. After a ,review of all pertinent facts, the arbitrators may adjust such rental rate or
continue the previous' rental rate for the ensuing three (3) year term. In no event shall the
Minimum Monthly Rent determined pursuant to this section 4.d be less than the then current
Minimum Monthly Rent.

4.d.(6). Leasehold improve'ments made by the Tenant shall not be considered as part of
the leased premises for tfle purpose of future adjustments or reaqjustments of the rental
, rates.

4.d.(7). Each party shall pay for and be responsible for the fees and costs charged by

the arbitrator selected by him. The fee of the third arbitrator shall be shared equally by the
parties.

4.d.(8). The readjusted rental in each case, whether determined by arbitration or by
agreement of the parties themselves, shall be effective as ofthe rental Adjustment Date.

, 4,.e. late Payment Charge: If any Rent is not received by landlord from Tenant by the

. third (3'; business day after such Rent is :due, Tenant shall immediately pay to landlord a late
charge equal.to fiv.e.percent (5%) of the amount of such Rent. Should Tenant pay said late

" charge but fail to pay contemporaneously therewith all unpaidamounts of Rent, Landlord's
acceptance of this late charge shall not constiute a waiver of Tenant's default with respect to
Tenant's nonpayment nor prevent landlord from exercising all other rights and remedies

5
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available to landlord under this lease or under law. If any check received by landlord from

Tenant is returned unpaid for any reason, Landlord reserves th,e right to charge, and Tenant
agrees to pay, an additional charge up to the maximum amount allowed by law. landlord's
acceptance of this additional charge shall not constitute a waiver of Tenant's default with
respect to Tenants returned check nor prevent Landlord from exercising all other rights and
remedil;s available to Landlord under this Lease or under law. Unpaid amounts of rent, late
charges, or additional charges shall bear interest at the rate of twelve (12%) percent per
annum until paid.

4.f. Other Fees and Charges: T-eanthall pay, in addition to the Minimum Monthly

Rent and other charges identified in this Lease, all non-discriminatory fees and charges now in
effect or hereafter levied or established by Landlord or charged against the premises and
against othe' similarly situated Tenants at the Airport by Landlord, or levfed or established by,

or against the Premises by, any other governmental agency or authority, being or becoming
levied qr charged ag¡iinst the Premises, structures, business operations, or activities conducted
by or use made by Tenant of, on, and from the Premises, including without limitation, Aircraft
Rescue and Fire Fighting or services rendered to the Tenant o'r the Premises.

S. LEASEHOLD EXCISE TAX; Tenant shall pay to Landlord the leasehold excise tax as
established by RCW Chapter 82.29A, as amended, or any replacement thereof, which tax shall
be in addition to the Minimum Monthly Rentand other charges payable under this Lease and
sh~lí:'be paid separately to th~ Director of. Finance, City of Renton, at the sam~' time the
M'inimum Monthly Rent is due. If the State of Washington or any other governmental

authority having jurisdiction thereov~r shall hereafter ievy or impose- any similar tax or charge

on this lease or the leasehold estate, then Tenant shall pay such tax or charge when due. Such
tax or charge shall be in addition to Minimum Monthly Rent and other charges payable 'under
this Lease.

6. PAYMENT OF UTILITIES AND RELATED SERVICES: Tenant shall pay for all utilties
and services used in the Premises, including without limitation electricity, gas, viater, sewer,
garbage removal, janitorial service, and any other utilties and services used in the Premises.
landlord shall not be liable for any loss o~damage caused by or resulting from any variation,
interruption, or failure of any utijity services due to anycause whatsoever, except, and only to
the extent caused by, landlord's negligence. Landlord shall not be liable for temporary
interruption or failure of st.ch services incidental to the making of repairs, alterations or
improvements, or due to accident, strike, act of God, or conditions or events not under
,landlord's control. Temporary interruption or failure of utilty services shall not be deemed a
breach of the Lease or as an eviction of Tenant, or relieve Tenant from any of its obligations
hereunder.

7. .TENANT'S ACCEPTANCE OF PREMISES;

7.a. Acceptance of Premises: Tenant accepts the Premises in their "AS IS" condition,
except as otherwise provided in Appendix 1 (Parties' Schedule' of Construction). Tenant
accepts the Premises subject to all applicable federal, state, county and municipal 'laws,

6
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ordinances and regulations governing and regulating the use of the Premises. Subject to the
other provisions of this Lease, this Lease is subject to all such laws, ordinances and regulations.
Tenant acknowledges that, except as otherwise provided in this Lease, neither Landlord nor
landlord's agents have made any representation or warranty as to the suitabilty' of t.he
Premises for the conduct of Tenant's business Of use. Except as otherwise provided herein,

landlord warrants Tenant's right to peaceably and quietly tnjoy the Premises without any

disturbance from Landlord, or others claiming by or through Landlord.

7.b. Landlord Demolition and Improvements. Landlord shall complete certain work on
or ~ar the Premises at its sole cost and expense as described in Appendix 1, Parties' Schedule, , ,
of Construction.

7.c. El)vironmentallnspection and Remediati~n. Within forty-five (45) days after the,
mutual execution of this lease (and prior to delivery of the Premises to Tenant), Tenant, at its
sole cost and expense, shall cause an. environmental expert to complete '~n environmental
audit of the Premises including sampling of soil and groundwater suffcient to characterize
environmental conditions at the site. The scope of the audit shall be subject to landlord's prior
written approval, which shall not be unreasonably withheld. This Section 7.c is subject to the
terms of EXhibit D hereto. Landlord shall also identify known past or present underground
tanks on adjacent land. The results of the audit wil establish a "baseline" environmental

status of the Premises. Tenc;nt shall not be responsible for any Hazardous Substancesexisting
- on the Premises that are not caused by Tenant or its contractors, agent-s, or employees,

wh.ether or not identified in, the audit. In addition, if any Hazardous Substances on the
Premises are not identified in the audit but an~ discQverei, i,uring the construction by Tenant
of improvements on the Propert, ançl the presence of which ÌNas not caused by Tenant or.

Tenant's agents, contractors, licensees, or other rep'resentatives, landlord, ,at its cost and
expense, shall either perform the Remediation of such Hazardous Substances or shall

reimburse Tenant for any costs incurred by Tenant in performing such Remediation, and if the
severity of the Remediation necessitates Washington State Department of Ecology ("DOE")

involvement, then landlord shall obtain a "No Further Action letter' or other resolution from

, DOE., Any restrictive covenant proposed by DOE as a 'condition to issuing the "No Further
Action Letter' or other form of resolution shall not restrict significantly or 'substantially
Tenant's normal operations on the Premises.

If any Hazardous Substances on th~ Premises are not identified, in the audit but. are discovered
during the construction by Tenant of improvements on the Pröperty and construction is halted,
Minimum Monthly Rent and all other amounts due hereunder shall abate in proporion to the
interruption until such Hazardous Materials have been investigated. and remediated as

. required by this Section 7.c and Landlord has obtained the "No Fur:her Action Letter' or other
form of resolution from DO~. In addition, the Commencement Date shall be delayed by the.
lenm:h. of any resulting construction delays upon written agreement between thE! parties.

,'Notwithstanding the foregoing, there wil be no abatement of rent if the presence of the

Hazardous Substance was caused by Tenant.

7
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7.d. Provision of Restroom Facilities: Tenant agrees to construct and/or provide restroom
and/or toilet facilities for use by sub-tenants of hangars and outside tie-down aircraft storage.
The facilities so provided must be accessible by sub-tenants 24-hours per day, 7-days per week.
The restroom/toilet facilities n'ust be available to the flying public during normal business
hours.

8. USE OF PREMISES:

8.a. Use of Premises: The Premises are leased to the Tenant for the following
described purposes and uses necessary to said purposes, in accordance with the Airport

Reguiations and Minimum Standards pursuant to Section B(e): ,

8.a.(1). Aircraft Maintenance including inspection, major and mÎnor repair, an,d major
and minor alteration of airframes, engines, avionics, interiors an(l aircraft components;

8.a.(2). Storage and tie-down of aircraft, both indoors and outdoors;

8.a.(3). Commercial flght operations including flght training, aircraft rental,
sightseeing, aerial photography and any operations conducted under 14 CFR Part 91 and 14
CFR Part 135;

8.a.(4). .sale of aviation fuels and lubricants;

8.a.(5). Sale of aircraft parts, components and pilot supplies;

8.a.(6). Aircraft servicing with fluids and compressed gases;

8.a.(7). Aircraft grooming; and

8.a.(8). Aircraft sales, leasing, and management.

~

!

8.b. Continuous Use.: Following the construction of improvements on'the Premises by
Tenant as described in Appendix 1, Parties' Schedule of Construction, Tenant covenants that
the Premises shall be continuously used for 8.a.(1) and 8.a.(4). and some or all of the remaining
purposes ,set forth above during the Term, shall not be allowed to stand vacant or idle, subject
to reasonable, temporary interruptions for maintenance, construction, or other purposes, ;;id -

shall not be used for any other pu'rpose without Landlord's prior written conseiit. Consent of
La ndlord to other types of aviation activities wil not be unreasonably withheld.

. 
S.c. Non-Aviation Uses Prohibited: Tenant agrees that the Premises may not be used

for l,ses or activitiesthat'are not related, directly or indirectly, to aviation.,

8:d. Signs:

8
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8.d.ei). Advertising: No advertising matt~r or signs shall be displayed on the Premises
or structures, at any time, without the prior written approval of landlord, which approval wil
not be unreasonably withheld.

8.d.(2. Building Address: The building street number, as assigned by the City of

Renton, shall be displayed in the upper right-hand corner of the East and West side of each
building, as viewed from Perimeter Road and the Taxiway. The number type and color shall be
as directed by the Airport Manager, and the number size shall be as required by current Fire

-rode.

8.e. Conformìtv,,ith laws, Rules and Regulations: Tenant shallcomplywith applicable
federal, state, county and municipal laws, ordinances and regulations concerning the Premises
and Tenant's use of the Premises. Tenant .shall keep and operate the Premises and all
structures, improvements, 'and, activities in or about the Premises in conformity with the
Airport Regulations ,and Minimum Standards and other reasonable rules and regulations now
or hereafter adopted by landlord, provided that all such Airport Regulations and Minimum
Standards and other rules adopted hereafter are non-discriminatory, and apply to all similarly
situated tenants at the Airport, all at T enants cost and expense.

Tenant shall keep and operate the Premises .and all struçtures, improvements, and
activities In or about the Premises in conformity with all rules and regulations now or hereafter
adopted by (i) the Federal Aviation Administration, (ii) the, State of Washington, or (ii) other
state or federal, governmental authority, all at Tenant's cost and expense.

'B.t. Waste: Nuisance: Ilegal Activities: Tenant shall not permit any waste, damage, or
injury to the Premises or improvements thereon, nor allow the maintenance of any nuisance
thereon, nor the use thereof for any illegal purposes or activities.

8.~. Increased Insurance Risk: Teñant shall not do or permit to be done in or about the

Premises anything which wil be dangerous to life or limb, or which wil increase any insurance
rates upon the Premises or other buildings and improvements at the Airport.

8.h. Hazardous Waste:

8.h.(1). Tenant's Representation and Warranty: Tenant shall not dispose of or
otherwise allow the .release of any Hazardous Substances in, on or under the Premises, or the
Prope.rt, or in any tenant improvements or alterations placed on the' Premises by Tenant.

Tenant represents and warrants to landlord that Tenants. intended use of the Premises does
not and wil not involve the use, production, disposal or bringing on to the Premises of any

,hazardous substance, hazardous material, waste, pollutant, or contaminant, as those terms are
defined in any federal, staté~ county, or city law or regulation (coliectively, "Hazardous

,Substances") other than fuels, lubricants and other products which ¡;re custollary and
necessary for use in Tenant's ordinary course of business, provided that such products are
used, stored and disposed of in accordance with applicable laws and manufacturetsand.
supplier's guidelines. Tenant shall promptly comply with all laws and with all orders" decrees

9
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or judgments of governmental authorities or courts having jurisdiction, relating to the use,
collection, treatment, disposal, storage, control, removal or cleanup' by Tenant of Hazardous
Substances, in, on or under the Premises, or incorporated in any, improvements or alterations
made by Tenant to the Premises, at Tenant's sole cost and expense.

8.h.(2). Standard of Care: Tenant agrees to use a high degree of care to be certain that
no Hazardous Substances are improperly used, released or disposed in, on or under the

Premises during the Term by Tenant, or its authorized representatives, or are improperly used,
released or disposed on thé Premises bythe act of any third party.

8.h.(3). Compliance; Notification, In, the event of non-compliance by Tenaht, after
notice to Tenant and a reasonable opportunity for Tenant to effect such compliance, Landlord

may, but is not obligated to, enter upon the Premises and take such actions and incur such
,costs and expenses to effect such compliance with la~s as it deems advisable to protect its
interest in the Premises, provided, however that Landlord shall not be obligated to give Tenant
notice and an opportunity to effect such compliance jf (i) such delay might result in mateñal
.adverse harm to the Premises or the Airport, or (Ii) an emergency exists. Tenant shall'
reimburse Landlord foi the full amount of all costs and expenses incurred by Landlord in

connection with such compliance activities, and such obligation shall continue even' after
expiration or termination of the Term. Tenant shall notify Landlord immediately of any release
of any Hazardous Substances in, on or under the ,~remises.

8.h.(4).lndemnity:

8:h.(4)(a). landlord' shall have no responsibilty to the Tenant, or any other third part,

for remedial action under R.C.W. Chapter 70.105D, or any other federal, state, county or
m.unicipallaws, in the event of a release of or disposition of any Hazardous Substances in, on or
under the Premises c!uring the Term that were caused by Tenant. Tenant shall defend,
indemnify and hold harmless Landlord .from any obligation or expense, including, but not
limited to, fees incurred by the landlord for attorneys, consultants, engineers, damages,

environmental resource damages, and remedial action under R.C.W. Chapter 70.10SD, arising

by reason, of the release or disposition of any Hazardous' Substances in, on or under the
Premises during the Term that are caused byTenant.

8.h.(4)(b). tenant shall have no responsibilty to the Landlord, or any other third part,
for remedial action under R.C.W. Chapter 70.10SD, or other federal, state, county or municipal
laws, nor shall Tenant have any other Iiapilty or responsibilty of any kind, in the event of the

,presence, release, or disposition of any Hazardous Substance on, in, or under the Premises
unless such presence, release, ()r, disposition of any. Hazaraous Substance Was caused by
Tenant. Land.lord shall defend, indemnify and hold harmless ienant, any financial institution or'. ..
entity which finances.in whole or in part Tenant's constr.uction on the Premises, and their
directors, officers, agents, employees, and contractors lcôllectively, "Indemnitees") from any
claims (including without Iiin'itation third part claims for personal injury ,or '~eal or personal
propert damage), áctions, administrative proceedings, judgments, penalties, fines, liabilty,
loss, damage, obligation or expense, including, but not limited to, increased costs of
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construction and increased interest or other costs related to any loan obtained by Tenant in
connection with the Premises, fees incurre.d by Tenant or any Indemnitee for attorneys,
consultants, engineers, damages, environmental resource damages, and remedial action under
R.C.W. Chapter 70.1050 or other Remediation, arising from or in connection with the

presence, suspected presence, release ~r suspected release of any Hazardous Substances in, on
or under the Premises that is not. caused, in wholE¡ or in part, by Tenant or the Indemnitees.

8.h.(4)(c). The provisions of this Subsection 8.h.(4) shall survive the expiration or
sooner termination of the Term. No subsequent modifcation or termination of t!is Lease by
agreement of the parties or ,otherwise shall be construed to waive or to modify any provisions
of this Section unless the termination or modification agreement or other document expressly

, so states in YJriting.

8.h.(5). Dispute Resoh.iti~n: In the event of any dispute between the påities
concerning whether any Hazardous Substances were brought onto the Premises by Tenant, or

whether any release of or disposition of any Hazardous'Substance was caused by Tenant, the
parties agree to submit the dispute for resolution by arbitration upon demand by either part.
Each party shall select one (1) arbitrator. The two (2) selected arbitrators, if unable to agree,
within a period of thirt (30) days after such appointment, as that term is defined in Section

4.d.(2) of this Lease, shall select a third arbitrator. The arbitrators shall be environmental
consultants with experiimce in the identification and remediation of Hazardous Substances.
The arbitrators shall make their dedsion in wr-iing within sixt (60) days after their
appointment, unless the ti!1e is extended by the agreement of the parties. The decision of a
majority?f the arbitrators shall be final and binding upon the parties. Each party shall bear the
cost of the arbitrator named by it. The expeoses of the third arbitrator shall be borne by the
parties equally.

.8.i. Aircraft Registration Compliance: The Tenant is hereby notified of the Washington

State law ,concerning aircraft registration. See Exhibit C ("Aircraft Laws and Regulations, RCW
47.68.250: Public Highways and Transportatiòn.H). .

8.1.(1). Tenant shall annually, during the month of January, submit a report of aircraft
status to the Airport Manager. One copy of this report shall be used for each aircraft owned by
the Tenant, and sufficient ,forms wil be submitted to identify all aircraft owned by the Tenant
and the current registration status of each aircraft. If an aircraft is unregistered, an

unregistered aircraft report shall also be completed and submitted to the Airport Manager.

8.i~(2. Tenant shall require from an aircr~ft owner proof of aircraft. registration or
proof of intent to register an aircraft as a conditpn of sub-leasing tie-down or hangar space for
an aircraft. Teliant shall further require that annually, thereafter, each aircraft owner using the
Tenant's Premises submit a report of aircraft status, 'or, if an aircraft is unregistered, an
unregistered aircraft report. Tenant shall a~nually, during the month ofJanuary, coilect the
aircraft owners' reports and submit them to the Airport Manager.

11
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8.j. Aircraft airworthiness: Aircraft placed, parked or stored other than within hangar
buildings must be airworthy. Whenever an aircraft is temporarily undergoing repairs, a red tag
must be affxed to the aircraft stating the type of repairs being made, the date repairs started,
and the date repairs wil be completed. When requested by the landlord, the Tenant must
provide a schedule showing when repairs wil be completed. Landlord will allow reasonable
revision of said schedule. The requirements of this Section 8.j shall be enforced against Tenant
only to the extent that the restnctions are enforced àgainst all similarly situated tenants at the
Airport on a non-discriminatory basis. If after 15 calendar days after notice by landlord to cure
a violation of this provision, Tenant fails to adhere to an agreed-upon repair schedule, or fails
to place and maintain the require red tagon the aircraft, then Tenant shall pay to Landlord a
penalty equal to $20.00 for each day from the end of the 15 day cure period described above
until the day the aircraft is actually repaired.

8.k. End of Lease Environmental Assessment: Landlord shall cause to be performed a
Phase I Environmental Assessment, either at its sole cost and expense or at the cost and'

expense of a new tenant. Said assessment shall be completed no less than three '(3) months
after the end of the Term. Landlord shall provide Tenant with one (1) original copy of said
assessment.

9. MAINTENANCE:

9.a. Maintenance ofPrtinises: The Premises' and all ,ofthe improvements 01' structures

thereon shall be ,used and maintained by Tenant in a neat, orderly, and sanitary manner.
Landlord shall not be called upon to make any improvements, alteration, or repair of any kind
upon the Premises. Tenant is responsible for the clean-up and proper disposal at reasonable
and regular intervals of rubbish, trash, waste and leaves upon the Premis~s, including that

blown against fences bordering the Premises, whether as a result of the operation of Te'nant's
aircraft tie-down stora'ge activities or haVing been deposited upon the Premises from other
areas. Tenant shall maintain in good condition and repair the Premises, subject to ordinary
wear and teàr, including without limitation, the interior and exterior walls, floors, roof,. and
ceilngs, and any structural portions, o(the Premises the exterior and interior portions of all
doors, windows, glass, utility facilties, plumbing and sewage facilities within the building or
under the floor slab including free flow up to the main sewer line, parking areas, landscaping,
fixtures, heating, ventilating and air conditioning, including "exterior mechanical equi!?m.e~
exterior utilty facilties, and exterior electrical equipment serving the Premises. Tenant shall
make all repairs, replacements and renewals, whether ordinary or êXraordinary, anticipated or
unforeseen, that are necessary to maintain the Premises in the condition required by this
Section.

~:b. Removal of Snow/Floodwater/Mud: Tenant shall remove from the Premises all
snöw and/or f100dwaters or mud dep.?~¡ted therefrom, with the disposition thereof to be

.., accomplished in such a manner so as fo not interfere with or increase the maintenance'
activities of landlord upon the public areas of the Airport.
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9.c. Maintenance of Building Skin: Tenant shall repair or replace any ripped or corroded
skin of the building in a manner reasonably acceptable to the Landlord. Tenant shall cause the
building on the Premises to be painted in the event that the paint becomes checked, cracked,
flaked, chalked or changed color in excess of the values specified for degradation in quality and
appearance in the building's original warranty. After the warranty period, Tenant shall cause
the building to be painted in year twenty six (26) of this lease unless, within the immediately
preceding ten (10) years, the building had already been repainted. In the event that the

building was repainted in years fifteen through twenty five .(15-25) inclusive, Tenant shall
repaint the building in year thirt two (32) of this lease.

9.d. Maintenance, Repair and Marking of Pavement: Tenant shall be responsible for,
and shall perform, the maintenance, repair and marking (painting) of pavement surround.ing

the buildings within and on the Premises. Such maintenance and repair shall include, as a
minimum, crack fillng, weed control, slurry seal and the, replace"ment of unserviceable
concrete or asphalt pavements, as necessary. To the degree the concrete and asphalt

pavements are brought to FAA standards at any time during the Term of this lease, Tenant
shall maintain the concrete and asphalt pavements in such condition.

9.e. Right to Inspect: Tenant will allow. Landlord or landlord's agent free access at all
, reasonable times to the Premises for the purpose of inspection~ ~r of making repairs, additions
or alterations to the Premises, or any property owned by or under the control of landlord.
landlord shall provideUtëri (iO) days' advance notice of any such inspection and use reasonable .,
effort not to interfere with Tenant's use of the Premises during any such inspecton.

9.f. Landlo.rd May Perform Maintenance: If Tenant fails to perform Tenant's
obligations under this Section, Landlord may, at its option, but shall not be required to, enter
the Premises, after thirty (30) days' prior written notice to Tena'nt, except in the event of an
emergency when no notice shall be required, and put the same in good order, condition and
repair, .and the cost thereof together with interest thereon at the rate of twelve (12%) percent
per annum shall .become due and payable as additional rental to landlord together with
Tenants next installment of Rent.

10. ALTERATIONS:

10.a. Initial Construction: ' Landlord and Tenant agree that each contemplates the
cçinstruction on the Premises of a building consisting of a Hangar/FBO Lobby & Offce Space. '
The construction Of said building is governed by the provisions set out in Appendix 1, the
Parties' Schedule of Construction.

10.b. Landlord's Consent Required for Subsequent Alterations: After the construction
dt:scribed in Appendix 1, Parties' Scl'edule of Construction, Tenant wil not make any

. .', al~erations, additions or imprb;¡~ments in or to the Premises without the writen consent of
landlord first having been obtained, which consent shall not be unreasonably withheld,

conditioned, or delayed. However, landlord's consent shall not be requir~d for any
improvements that do not require a building permit.
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10.c. Protection from Liens: Before commencing any work relating to alterations,
additions and improvements affecting the Premises ("Work"), Tenant shall notify landlord in
writing of the expected date of commencement of the Work. Tenant shall pay, or cause to be
paid, all costs of labor, services and/or mateñals supplied in'connection with any Work. Tenant
shall keep the Premises free and clear of all mechanics' and materialmen's liens and other liens
resulting from any Work. Tenant shall have the right to contest the correctness or validity of
any such lien if, immediately On demand by landlord, it procures and records a lien release
bond issued by a responsible corporate surety in an amount suffcient to satisfy statutory
requirements therefor in ,the State of Washington. Tenant shall promptly payor cause to be
paid all sums awarded to the claimant oh its suit, and, in any event, before any execution is
issued with respect to any judgment obtained by the claimant in its suit or before such
judgment becomes a lien on' the Premises, whichever is earlier. If Tenant shall be in default
under this Seçtion, by failng to provide security for or satisfaction of any mechanic's or other
liens, then landlord may, at its option, in addition to any other rights or remedies it may have,
discharge said lien by (i) paying. the claimant an amount suffcient to settle and discharge the
claim, (ii) procuring and recording a lien release bond, or (ii) 'taking such other action as
landlord shall deem necessarY or advisable, ànd, in any such event, Te.nant shall pay as
Additional Rent, on landlord's demand, all reasonable costs (including reasonable attorney
fees) incurred by landlord in settling and discharging such lien together with interest thereon
at the rate of twelve (12%) percent per year from the date of landlord's payment of saíd costs.
landlord's paX:l'ent of such costs shall not waive any default of 

Ten ant under this Section.

10.d; Bond: At anytime Tenant either desires to or is required to make any repairs,
alterations, additions, improvements o.r utilty installation thereon, or otherwise, landlord may
at its sole option require Tenant, at Tenant's sole cost and expense, to obtain and provide to
landlord a performance bond in an amount equal to one and omi-half (1-1/2) times the
estimated cost of such improvements, to insure Landlord agaii:st liabilty for mechanics and
materialmen's liens and to insure completion' of the work: This Section 10.dis subject to the
terms of Exhibit E hereto.

10.e. Notification of Completion: Upon completion of capital improv'ements made on
the Premises, Tenant shall promptly notify landlord of such completion. '

1O.f. Landlord May Make Improvements. Tenant agrees that landlord may, at its
option and at its .expense, make repairs, alterations or improvements which ,landlord may
deem necessary or advisable for the preservation, safety, or improvement of utilties or Airport

,: infrastructure on the Premises, if any. landlord shall provide ten (10) days' advance notice of
, any such work and use reasonable efforts to not interfere with Tenant's use of the Premises
during any such work.

11- IMPROVEMENTS: As further consideration for this lease, it is agreed that upon
,:-.the expiration or soóñ'é'termination of the Ter:m, 'all structures and any and all improvements.

of any character whatsoever installed on the ~remises shall be and become the propert of the
landlord, and title thereto shall automatically pass to landlord at such time, and none of such
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improvements now or hereafter placed on the Premises shall be removed therefrom at any
time without landlord's prior written consent. During the Term, Tenant shall hold title to all
improvemènts placed by Tenant on the Premises. Tenant covenants and agrees that Tenant
wil pay and satisfy in full all outstanding liens, or other debts, affecting or 'encumbering such
improvements, before transfer of ownership of such improvements to Landlord upon the
expiration or SQoner termination of the Term. Alternatively, Landlord may, at its option,
require Tenant, upon the expiration or sooner termination of the Term, if any, to remove any
and all improvements and structures installed by Tenant from the Premises and repair any
damage caused thereby, at Tenant's expense. This Section 11 is subject to the terms of Exhibit
F hereto.

12. EXEMPTION OF LANDLORD FROM LIABILITY: landlord or landlord's agents shall
not be liable for injury to persons or to'Tenants business or lo,ss of income therefrom or for
damage which may be sustained by the person, goods, wares, mèrchandise' or property of
Tenant, its authorized representatives, or any other person in or aböut the Pre'mises, caused by

or resulting from (a) fire, electricity, gas, water or rain which may'leak or flow from or into any
part ot' the J~remises, (b) any defect in or the maintenance or use of the Premises, or any
improvements, fixtures and appurtenances thereon, (c) the Premises or any improvements,
fixtures and appurtenances thereon becoming out of repair, (d) the breakage, leakage,
obstruction or other defects of the pipes, sprinklers, wires, appliances, plumbing, heating;

vent,ilating nr air conditioning or lighting fixtures of the Premises, (e) flooding of tile Cedar
River b'r other body of water, or from any other source wnatsu-ever, whether within or without
the Premises; 'or (f) 'any act or omission of any other tenant or, occupant of the building in
which ,the Premises are located, or their agents, servants, employees, or invitees, provided,
that the foregoing exemption shall not apply to losses to the exter:t caused by 'Lndlord's or its
agents', contractors', or employees' negligence or wilful misëonduct., ,

13. ,INDEMNITY AND HOLD HARMLESS: Tenant shall defend, indemnify and hold
harmless landlord against any and all claims arising from (a) the conduct and management of,
or from any work or thing whatsoever done in or about, the Premises or the imp~ovemenl:s or
equipment thereon during the Term, or ,(b) arising from any act.or negligence of the Tenant or
any of its agents, contractors, patrons, customers, employees, or invitees on the Airport, or (c)
arising from any accident, injury, or damage whatsoever, however caused, to any person or
persons, or to the propert of any person, persons, corporation 'or other entity occurring

during the Term in, on or about the Premises, and from and against all costs, attorney's fees,
expenses, and liabilties incui:red in or from any such claims or any action or proceeding

, brought against the landlord by reason of any such claim, in each case except to the extent
caused by the negligence of landlord, its agents, contractors, employees, or its authorized
representatives. Notwithstanding the foregoing, Tenant's indemnity shall not apply to claims
arising from aviation activities of its patrons, customers, subtenants; or invitees. On notice

,_, rroín Landlôrd:í Tenant, at Tenant's expense, shall defend any such action òr proceeding:
forthwith with counsel reasonably satisfactory to, and approved by, Landlord. landlord shall

, indemnify, defend, and hold Tenant harmless from and against any and all claims, losses,
damages, costs, attorney's fees, expenses, and liabilties årising frQm the negligence or wilful
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misconduct of landlord or any of its agents, contractors, employees, or authorized
representatives. On notice from Tenant, Landlord, at landlord's expense, shall defend any such
action or proceeding forthwith. The indemnity in this Section shall not apply to Hazardous
Substances, which is addressed elsewhere in this Lease.

14'. ASSIGNMENT & SUBLmING;

14.a. Assignment/Subletting: Tenant shall not voluntarily assign or encumber its
interest in this lease or in the Premises, or subleas any part or all of the Premises, without
landford's prior written consent, which consent shall not be unreasonably withheld,

conditioned, or dèlayed. Any assignment, encumbrance or sublease without Landlord's

consent shall be void and shall constitute a default by Tenant under this Lease. No consent to
any assignment or sublease shall constitute a waiver of the provisions of this Section and no
other, or subsequent assignment or sublease shall be made without landlord's prior written
consent. Before an assignment or sub-lease wil be approved, the proposed assignee or sub-
tenant must complywith provisions of the then current Airport Leasing Policies, Including, but
not limited to the "Analysis, of Tenant:s Financial Capacit/' independent of Tenant's,

compliance or Financial Capacity. landlord recognizes and acknowledges that, notwithstanding
th-e requirements of this Section 14.a, Tenant may sublease all or a portion of the Premises to
Pro Flight Aviation, Inc. ("PFA, Inc."), and that PFA" Inc. may then exer.clse the Tenants rights to
further subleasethe Premises as provided for in Section 14.b, below.

In the case of an assignment of the full leasehold interest and/or complete sale of the stock or
other interests in the entity,constituting Tenant and concomitant transfer of ownership of said
entity, (a) in the case of an assignrnent; the proposed assignee shall deliver to landlord a
written instrument diily executed by the proposed assignee stating that it has examined this
lease and agrees to assume, be bouiid by and perform all of Tenants obligations under this
lease accruing after the date of such assignment, to the same extent as if it were'the original
Tenant, and (b) in the case of a stock transfer, Transferee shall delfver a written

- acknowledgment that it shall continue to be bound py-allthe provisions of this lease after the
transfer. Except in the case of an assignment of the full leasehold interest, any assignment
permitted herein wil not relieve Tenant of its duty to perform aii the obligations set out in this
lease or addenda hereto. In no event wil the assignment ofthe full leasehold intereÚor the
complete sale of the stock or other interests in the entity constituting Tenant and concomitant
transfer"of ownership of said entity cause'an extension of the Term of this lease.

14.b. Permitted Sublettng: Notwithstanding the provisions of Section 14.a. above,
Tenant may sl.blet portions of the Premises for the purpose of aircraft hangar storage and
airplane tie-down space, without La"iidJord's prior written consent, on a month-to-month or
longer"basis (but not longer than the,Term), provided that landlord is informed on at least an
ann.v.~) basis, in writing,. of the name of the subtenant(s), the purpose of the ~,!,~I~ase,' the
amount of the rental charged, and the type of aircraft stored (make, model ancr¡:ègistr~tion"'
numbér). Additionally, such information shall be disclosed upon r-equest by landlord.
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14.c. Conditions to Assignment or Sublease. Tenant agrees that any instrument by
which Tenant assigns or sublets all or any portion of the Premises shall (I) incorporate this
Lease by reference, (ii) expressly provide that the, assignee or subtenant may not further assign
or sublet the assigned or sublet space without landlord's prior w.ritten consent (which consent
shall not, subject to landlord's rights .under this Section, be unreaso'nably withheld,

conditioned, or delayed), (ii) acknowledge that the assignee or subtenant wil not violate the
provisions of this lease, and (iv) in the case of any assignment, acknowledge that Landlord may
enforce the provisions of this lease directly against such assignee. If this lease is ,assigned,
whether or not in violation of the'terms and provisions of this lease, landlord may collect Rent
from the assignee. Acceptance of rent by the landlord, shall not ~e a waiver of any of
landlord's remedies against Tenant for violation OT provisions of this Lease. A subtenant may
ture Tenant's default., In either event, landlord shall apply the amount collected from the
assignee or subtenant to Tenant's obligation to. pay Rent under this lease.

14.d. No Release of Tenant's liabilty: Neither an assignment or subletting nor the
collection of Rent by landlord from any person other than Tenant, nor the application of any
s,uch Rent as provided in this Section shall be deemed a waiver of ar:yof the provisions of this
Section or release Tenant from its obligation to comply with the terms and provisions of this
Lease and Tenant shall remain fully and pri'!arily liable for all of Tenant's obligations under this
lease, including the obHgation to p'ay Rent under this Lease, unless landlord otherwise agrees
in writing. Notwithstanding the foregoing, in the event that landlord's consent to assignment
is obtained for a çomplete assignment and Assignee agrees in writing to assume all of the
obligations andliabilties ofthis Lease.accruing after such assignment, Tenant ~hall be relieved

.of all liabilty arising from this lease and arising out of any act, occurrence or omission

occurring after landlord's consent is obtained. To the eXtent that any claim for which
indemnification of the landlord (including with respect to Hazar:dous Substances) arisés after

Tenant's complete assignment for conduct predating said assignment, the Tenant shall not be
relieved of obligations or liability arising from this lease.

14.e. Documentation. No permitted subletting ,by Tenant shall be effective until there
has been delivered to landlord a copy of the sublease and an executed Operating Permit and
Agreement in' which the subtenant agrees not to violate and to act in conformity with the
terms and provisions of this Lease; provided, that no Operating Permit shall be required for the
subletting of hangar or tie-down space for aircraft storage purposes. No permitted assignment
shall be effective unless and until there hasôeen delivered to landlord a counterpart of the
assignment in which the assignee assumes all of Tenant's obligations under this lease arising
on õr after the date of the assignment.

14.f. No Merger. Without limiting any of th~ pi"ovisions of this Section, if Tenant has
entered into any ~ublei;ses of any portion ofthe Premises, the voluntary or other surrender of

:O¡', ',,'. this Lease ~y Tenant, or a mutual cancellation by Landlord and Tenant, sh?!t-:not work a ~erger
,- . ,,~ -: ånd shall terminate all or any 'existing subleases or subtenancies.

15. . DEFAULT AND REMEDIES:
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15.a. Default. The occurrence of any of the following shall constitute a default by
Tenant under this Lease:

15.a.(1). Failure to Pay Rent. Failure to pay Rent when due, if the failure continues for a
period of three (3) business days after notice of such default has been given by Landlord to
Tenant.

15.a.(2). Failure to Comply with Airport Regulations and Minimum Standards. Failure to
comply with the Airport Regulations and Minimum Standards, if-the failure continues for a
period of twenty-four (24) hours aft notie of such default is given by landlord to Tenant. If
the failure to comply cannot reasonably be cured within twenty-~our (24) hours, then Tenant
shaH not be in çlefault under this lease if Tenant commences to cure the failure to comply
within twenty-four (24) hours and dilgently and in good faith continues to cure the failure to
comply. However, said inabilty to cure within twenty-four (24) hours, dilgence and good faith
notwithstanding, cannot be based on financial Incapacity.

15.a.(3). Other Defaults. Failure to perform any other provision of this lease, if the
failure to perform is not cured within thirty (30) days after iiotice of such default has been
given by Landlord to Tenant. Jfthe"default cannot reasonably be cured within thirty (30) days,
then Tenant shall not be in default under this Lease if Tenant commences to cure the default
within thirt (30) days and dilgently and in good faith conUnues to cure the default. '

15.a,(4). Appointment of Trusteè or Receiver. Th,e appointment of a trustee or receiver
to take possession of substantially all of the Tenant's assets located at the Premises or of
Tenant's interest in this lease, where possession is not restored to Tenant within sixty (60)
days; or the'attachment, execution or oth~r judicial ~eizure of substantially all of Tenant's
assets located at the Premises or. of Tenants interest in this lease, where such seizure is not
discharged within sixty (60) days.

15.b. Additional Security: If Tenant is in default under this Lease, and such default
remains uncured for more than three (3) business days 

after landlord gives Tenant notice.of
such default, then landlord, at landlord's option, may require Tenant to provide adequate
assurance of future performance of all of Tenants obligations under this lease in the form of a
deposit in escrow, a guarantee by a third party acceptable to landlord, a surety bond, a letter
of credit or other security acceptable to, and approved by, landlord. If Tenant fails to provide
such adequate assurance within twenty (20) days of receipt of a request by landlord for such

, adequate assurance, such failure shall constitute a material breach of this lease and landlord
may, at its option, terminate this lease.'

15:c. Remedies. If Tenant commits a default, then following the expiration of the
notice ~nd cure peri~ds set forth in Section 15.a above, landlord shall have ttie following
alternative remedies,- which are in addition to' any remedies now'ör later allowed by law, and
landlord shall use reasonable efforts to mitigate its damages:

18
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15.c.(1). Maintain Lease in Force. To maintain this Lease in full force and effect and
recover the Rent and other monetary charges as they become due, without terminating
Tenant's right to possession, irrespective of whether Tenant shall have abandoned the
Premises. If Landlord elects to not terminate. the Lease, Landlord shall have the right to
attempt to re-Iet the Premises at such rent and upon such conditions and for such a term, and

to do all acts necessary to maintain or preserve the Premises as Landlord deems reasonable
and necessary, without being deemed to have elected to terminate the Lease, including
removal of all persons and propert from the Premises; such propert may be remöve~ and
stored in a public warehouse or elsewhere at the cost of and on the account of Tenant. In the
eventany such re-Ietting occurs, this Lease shall terminate automatically upon the new Tenant
taking possession of the Premises. Notwithst~inding that landlord fails to elect to terminate
the lease initially, landlord-at anytime during the .Term may elect to terminate this Lease by
virtue of such previous default of Tenant so long as Tenant remains in default under this lease.

15.c.(2). Terminate Lease. To terminate Tenant's right to possessiòn by any lawful

means, in which case this lease shall terminate and Tenant shall immediately surrender
possession of the Premises to Landlord. 'In such event landlord shall be entitled to recover
from Tenant all damages incurred. by landlord by reason of Tenant's default including without
limitation theretn, the following: (i) any and all unpaid Rent which had been earned aUhe time,
of such termination, plus (ii) any and all Rent which would have been earned after termination
until the time òf occupancy of the Premises by a, new tenant following the re-Ietting of the
Premises, plus (ii) any other amount necessary to 'compensate landlord for all the detriment
proximatelv.caused byTenant's failure to' perform its obligations ùnder this Lease or which ,in
the ordinary course of business would be likely to result' therefrom, including without
limitation, any costs or expenses incurred by landlord in (A) retaking possession of the'

Premises, in~luding reasonable attorney fees therefor, (B) maintaining or preserving the

Premises afte'r such default, (C) preparing the Premises for re-Ietting to a new tenant, including
repairs or necessary alterations to the Premises for such re-Jetting,' (D) leasing commissions

incident to re-Ietting to a new tenant, and (E) any other costs necessary or appropriate to re-let
the Premises; plus(iv) at Landlord's election, such other amounts in addition to or in lieu ofthe
foregqing as may be permitted from time to time by applicable state law. The amounts
referenced in this Section include interest at 12% per annum.

, 16. 'BINDING AGREEMENT: Subject to the restriction upon assignment or subletting
. as set forth hereio, aii of the terms, conditions, and provisions of this lease shall be binding
upon the parties, their successors and assigns, and in the case òf a Tenant who !s a n?tural
person, his or her,personal representative and heirs.

17. ,CONDEMNATION: If the whole or any substantial part of the Premises shall be
cond~mried Of taken by Landlord or any county, state, or. federal authorit for any purpose,
then the Term shall cease as to the part so taken from th~.~~y the' possession ofthat part shall ,

, . . -: be required for any purpose, and the rent shall be pai~,' up to that date. 'From that day the
Tenant shall have the right to either cancel this lease and declare the same null and void, or to
continue in the possession of the remainder of the same under the terms herein provided,
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except that the rent shall be reduced in proportion to the amount of the Premises taken for
such public purposes. All damages awarded for such taking for any public purpose shall belong
to and be the property of the landlord¡ whether such damage shall be awarded as

compensation for the diminution in value to the leasehold, or to the fee of the Premises herein
leased. Damages awarded for the taking of Tenant's improvements located on the Premises
shall belong to and be awarded to Tenant.

18. . SURRENDER OF PREMISES: Tenant shall quit and surrender the Premises at the
end of the Term in as good a condition as the reasonable use thereof would permit, normal
wear and tear excepted. Alterations, additions or improvements which may be made by either_,
of the parties hereto on the Premises, except movable offce furniture or trade fixtures put in
at the expense, of Tenant, shall be and remain tne property of the landlord and shall remain on
'and be surrendered with the Premises as a part thereof at the termination of this lease
without hindrance, molestation, or injury. tenant may remove from the Premises movable
office furniture or trade fixtures put In at the expense of Tenant. Tenant shall, at its expense,
properly and promptly repair to landlord's reasonable satisfaction any damage to the Premises
occasioned by Tenants use thereof, or by the removal of Tenant's movable office furniture or
trade fixtures,-which repair shall include the patching and fillng of holes and repair of
structural damage.

19. INSURANCE:

19.a. Personal Property: Tenant, at its expense, shall rnaintain in force during the Term
a policy of special form - causes, of loss or all risk property insurance on all of Tenant's
structures, alterations, improvements, trade fixtures, furnfture and other personal property in,
on or about the, Premises, in an amount equal to at Jeast,their full .replacement cost. Any
proceeds of any such policy available to Tenant shall be used by Tenant for the, restoration of
Tenant.s structures,alterati.ons, improvements and trade ,fixtures and the replacement of
Tenant's furniture and other personal propert. Any portion of such proceeds ,not used' for
such restoration shall belong to renant. Tenant shall not be required to restore structures, ,
alterations, improvements or trade fixtures if available insurance proceeds are not suffcient to
do so.

19.b. liabilty Insurance:, Tenant, at its expense, shall maintain in force during the Term
the follOWing types of insurance (or equivalents): a policy-of airport liabilty insurance
(inclUding premises liabilty, aircraft products and compreted operations coverage, and hangar
keepers liabilty coverage) with the follOWing limits: Premises liabilty: $1,000,000 per

ociurrence, $2,000,000 annual aggregate; produ~ts and completed operations coverage:

$1,000,000 per occurrence, $2,000,000 annual aggregate; hangar keepers liabilty: $1,000,000
each aircraft and, $1,000,000 per occurrence; storage tank liability insurancé with limits of
$1,000,000 per occurrence and $2,000¡000 aggi;~gate; operator of aircraft liabilty insurance in

. the amount of $1,000,000 per òcturrence.Not;;ithstandingthe foregoing, if any similarly
situated tenant at the Airport is reQuired to carry insurance coverages or limits lower than

those required under this lease, Tenant's insurance obligations,shall be limited to those lower
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requirements, and landlord shall provide reasonable information about insurance

requirements applìcable to other tenants upon request. The limits of said insurance shall not,
however, limit the liability of Tenant hereunder. landlord shall be named as an additional
insured on Tenant's airport Iiabllty insurance solely with r~spect to the operations of the
named insured (Le., Tenant), Tenant with that coverage being primary and non-contributory
with any other policy(ies) carried by, or available to, landlord. No such policy shall be
cancelable or subject to reduction of coverage below the required limits except after forty-five
(45) days' prior written notice to landlord.

19.c. Insurance Policies: Insurance required nereuruer shall be written ~ a company
or companies authorized to do business in the State of Washington, rated A-VII or better in
the most recent edition of "Best's Insurance Guides." 'The liabilty Insurance limits set,out in
Section 19.b shall be subject to change every 6 years, to coincide with the ren,tal adjustment
date. The new liabilty Insurance limits shall be estabUshed by the then current Umits being
imposed by landlord on Airport tenants within the immediately preceding 6 years.

Insurance required herein shall provide coverage on an occurrence basis, not a claims-made '
basis.' Notice of increased mininlUm insurance coverage am~unts shall be sent to the Tena~t at
least ninety (90) days prior to the annual renewal date of the Tenant's, insurance. Prior to
possession (but for the property insurance, upon the issui,nce of a certificate of occupancy),'
the Tenant shall deliver to lan.ilord documents, in 'a form acceptable to landlord, evidencing
the existence and amounts of ' such insurance. Tenant shall, not less than fourteen (14)
calendar days prior to the expiration' of such policies, furnish landlord with e.vidence of

renewal of such insurance, in a fòrm acceptable to landlord. Tenant shall not do or permit to

be: done anything which shall invalidate the insurance policies referred to above. Tenant shall
forthwith, ,upon landlord's demand, r.eimburse landlord for any additional premiums for
insurance carried by landlord attributable to any act or. omission ,or operation of Tenant

causing such increase in the cost of Insurance. If Tenant shall fail to procure and maintain such
insurance, then landlord may, but shall not be required to, procure and maintain the same,
and. Tenant shall pr.omptly reimburse landlord for the premiums and other costs paid or
incurred by landlord to procure and maintain such insurance.

19.d., Waiver of Subrogation: Tenant and landlord each waives any and all rights of
recov.eryagainstthe other, ,or against the offcers, employees, àgen.ts and representatives of
the other, for loss of or damage to such waiVing part or its propert or the property of others

under its control, where such loss or damage is insured agaInst under any insurance policy in
force at the time of such loss or damage or, in the case of landlord, that would be covered
under a propert insurance policy for the full replacement value of any improvements owned
by Landlord at the Airport. Tenant shall, upon obtaining the pol-ciesof insurance required
hereunder, give notice to the insurance ~arriers that. the foregoing mutual wahier of
subrogation is contained in this lease. ,~ ,,"
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20. TAXES: Tenant sh~1I be responsible for the payment of any and all taxes and
assessments upon any propert or use acquired under this lease and upon any alterations or

,improvement made by Ten a I't to the Premises.

,21. HOlDING OVER: If Tenant, with landlord's prior consent, remai!1s in possession
of the Premises after expiration or termination of th~ Term, or after the date in any notice

given by Landlord to Tenant terminating this lease, such possession by Tenant shall be deemed
to be a month-to-month tenancy terminable by landlord by a notice given to Tenant at least
thirty (30) days prior to the end of any such monthly period or by Tenant by a notice given to
landlord at least thirt (30) days prior to the end of any such monthly period. 'During such

month-to-month tenancy, Tenant shall pay Rent in the amount then agreed to in writing by
Landlord and Tenant. All provisions of this Lease, except those pertaining to term, shall apply
tò the month-ta-month tenancy.

22. NO WAIVER: It is further covenanted and agreed between the parties hereto
that n.o waiver by landlord of å breach by Tenant of any covenant, agre~ment, stipulation, or '
condition of this lease shall be construed to be a waiver of any succeeding brèaçh of the same
covenant, agreement, stipulation, or condition, or a breach of any other covenant agreement, .
stipulation, or condition. The acceptance by the Landlord of rent after any' breach by the
Tenant of any covenant or condition by Tenant to be performed or observed shall be,construed
to be payment for the use and occupation of the Premises and shall not waive any such breach
or any right of forfeiture .arìsing therefrom.

23,. NOTICES: All notices or requests required or permitted under this lease shall be
in writing; shall be personally delivered, delivered by a reputabl$ express delivery service such
as FeG~ral Express or DHl, or sent, by certified mail, return receipt requeged, postage prepaid,
and shall be deemed delivered on receipt or refusaL. All notices or requests to Landlord shall
be sent to landlord at landlord's Address set forth below and all notices or requests to Tenant
shall be sent to Tenant at Tenant's Address set forth below.

Landlord's Address: , Airport Manager
616 West Perimeter Road, Unit A
Renton, Washington 98057

Tenant's Address (after execution ofthe lease):

750 West Perimeter Road

Renton, Washington 98057

Either party may change the address to which notíces shall be sent by written notice to the
_other party. ' ,

24. DISCRIMINATION PROHIBITED:
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, 24.a. Discrimination Prohibited: ,Tenant covenants and agrees not to discriminate

against any person or class of persons by reason of race, color, creed, sex or national origin, in
the use of any of its facilities provided for the public in the Airport. Tenant further agrees 'to
furnish services on a fair, equal and not unjustly discriminatory basis to all users thereof, and to
charge on a fair, reasonable and not unjustly discriminatory basis for each unit of service;
provided that Tenant may make reasonable and non-discriminatory discounts, rebates, or
other simUar types of pnce reductions to volume purchasers.

24.b. Minorit Business Enterprise Policy: It is the policy of ìhe Department of
Transportation that minority business enterprises as defined in 49 C.F.R. Part 23 shall have the
maximum op'portunit to participate In the penormance of leases as defined in ~9 C.F.R. 23.5.
Consequently, this lease is subject to 49 C.F.R. Part 23, as applicable. No person shall be
excluded from participation in, denied the benefits of or otherwise di,5criminated against, in
connection with the award and performance of any contraCt, including leases covered by 49
C.F.R. Part 23, on the grounds of race, color, national origin or sex.

24.c. Application to Subtenants: Subject to the provisions of SectIon 14 of this Lease,

Tenant agrees that it will include the above clause in all assignments of this lease or sub-leases,
and cause its assignee(s) and subtenant(s) to similarly include the above clause in further '
assignments or subleases ofthis lease.

25. FORCE MAJEURE: In the event that either party hereto shall be delayed' or.:,'
hindered in or prevented from the performance of any act required, hereunder by reason of
strikes, lockouts, labor troubles, inabilty to procure materials, failure of power,: restrictive
go\(ernmental laws or regulations; riots, insurrections, war, orother,reason of like nature not
the fault of the part delayed in performing work or doing acts required under the terms of this

Lease, then performance of such act shall be extended for a period equivalent to the period of
such delay. The provisions of this S~ction shall not, however, operate to excuse Tenant from
the prompt payment of rent, or 'any other payment required by the terms of this Lease, to be
made by Tenant.

26. TRANSFER OF PREMISES,BY LANDLORD: In the event of any sale, conveyançe,
transfer or assignment by Landlord of its interest in the Premises, La"ndlörd shall be relieved of

all liabilty arising from this Lease and arising out of any act, occurrence or omission occurring
after the consummation of such sale, conveyance, transfer or ,assignment. The landlord's
transferee shall be deemed to have assum~d and agreed to carry out all of the obligations of
the landlord under this lease,including any obligation with respect to the return of any
security deposit.

27. ATTORNEYS' FEES AND COSTS; COLLEGIaN COSTS: If either part brings any
action for ,relief against the othér part, declaratory, or otherwse, arising. out of thiS lease,
including any action by landlord for the recovery of Rent or possession of the Premises, the

prevailng P?rty shall be entitled to reasonable attorneys' fees and costs of litigation as
established by the court. ihhe matter is not litigated or r~sorved through a lawsuit, then any
attorneys' fees for collection of past-due rent or enforcement of ¡my right of landlord or duty
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of Tenant hereunder shall entitle Landlord to recover, in addition to any late payment charge,
any costs of collection or enforcement, including reasonable attorney's fees.

28. EMERGENCY RESPONSE: Tenant must provide to the Airport Manager
reasonable access and response in times of emergency or urgency. The Tenant is wholly
responsible to keep an up-to-date listing of aircraft types, identification, and owners on fie and
at the Airport Manager's offce.

~9. DEFINITONS: As used in this lease, the following words and phrases, whether
or not capitalized, shall haiæ the fol/owing meanings:

"Additional Rent" means any charges or ,monetary sums to be paid by Tenant to '
landlord under tl)e provisions of this lease other than Minimum Monthly Rent.

"Authorized representatives" means any officer, agent, employee, independent,
contractor or invitee of either party.

"Expiration" means the cotTing to an end of the time specified in the lease as its
duration.

"Parties" means landlord and Tenant.

'I'Person" means one or more human beings, or legal entities or other artificial p'Ë!'rsons,

including without limitation, partnerships, corporations, trusts, estates, associations and any
com'bination of human beings and legal entities.

"Rent" means MinImum Monthly Rent, as adjusted from time to time under this lease,and Additional Rent. '
30. GENERAL PROVISIONS:

3D.a. Entire Agreement: This Lease sets forth the entire agreement ofthe parties as to
the subject matter hereof ,and supersedes all prior discussions and understandings between

" them. This lease l1ay not be amended or rescinded In any manner except by an instrument in
writing signed by a duly authorized offcer or representative of each party hereto.

30.b. Governing law: This Lease shall be governed ,by, and construed and enforced in
accordance with, the laws of the State of Washington.

30.c. Severabilty: Should any of the prOVisions of this lease be found to be invalid,
ilegal or u,nenforceable by any court of competent jurisdiction, such provision shall 

'be stricken,
and the remainder of this lease 'shall nonetheless remain in full force and effect unless striking
,such provision shall materially alter tl)e intention, of the parties. '0 ""

,30.d. Jurisdiction and Venue: In the event any action is brought to enforce any òf the
provisions of this lease, the parties agree to be subject to exclusive in personam jur"isdiction in

,24
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the Superior Court of the State of Washington in and for the County of King or in the United
States District Court for the Western District of Washington.

30.e. Waiver; No waiver of any right under this Lease shall be effective unless
contained in a writing signed by a duly authorized offcer or representative of the party sought
to be charged with the waiver and no waiver of any right arising from any breach or failure to
perform shall be deemed to be a waiver of any future right or of any other right arising under
th is Lease.

~.f. Captions; Section captions contained in this Lease are included for convenience

only and form no part of the agreement between the parties.

30.g. Assignee as Tenant: The term "Tenant" shall be .deemed to include the assignee
where there is a full assignment of the Lease.

30.h. Effectiveness: This lease shall not be binding or effective until properly executed
and delivered by Landlord and Tenant.

30.i. Gender and Number: As used in this Lease, the ma?culine shall include the
feminine and neuter, the feminine shall include the masculine and neuter, the neuter shall
include the masculine and feminine, the singular snail inClude the plural and the plural shall

, include the singular, as the context may. require.

30.j. TIme of the Essence: TIme is of the essence in the performance of all covenants
and conditions in this Lease for which time is a factor.

30.k. Joint and Several Liabilty: If Tenant Is composed of more than one person or
entiy, 'then the obligations of all such persons and entities under this Lease shall be joint. and
severaL.

30.1. No Recordation Without Consent of Landlord: Tenant shall not record this Lease
, or any memorandum of this Lease without Landlord's prior written consent. This Section 30.1 is
subject to the terms of Exhibit G hereto.

,30.m. Cumulative Remedies: No remedy or election hereunder shall be deemed'
exclusive, btr shall, wherever possible, be cumulative with all other remedies at law or in
equity.

30.n. Corporate Authority: If Tenant is a corporation or Iimiteclliabilty company, each
individual 'èxecuting this Lease on behalf of said corporation c:r limited liabilty company
represents and warrants that he is duly authorized to execute and deliver this lease on behalf,
of said corporation or limited liabilty company pursuant to duly enacted .resolutions or other

. 
'action ôf such' corporation or limited liabilty company and that this Lease is binding'upon said
corporation or Iiriited liabilty company in accordance with its terms.
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30.0. Addenda: The provisions of this Lease shall be subject to those of any Addenda
and Exhibits attached hereto.
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TENANT: LANDLORD:

RENTON GATEWAY CENTER, LlC

a Washington Limited Liabilty C?mpany
THE CITY OF RENTON

a Washington municipal corporation

BY::l~O~
Its: !fe5ik.:
Datejr¡ Iil 0 1, .

By,-AM làt
'Mayor, Denis Law

Date:
10/1;'1

ATTEST:,

~ ÁL'.,. .U a.L
City Clerk, Bonnie Walton

Date: /()-7-fll)tJ l'

Approved as to legal form:

~~~~~~
lawrence J. Warren, City Attorney

~ - I
..~ f

, .
/'

..
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STATE OF WASHINGTON

COUNTY OF l;AIS

I certify that I know or have satisfactory evidencE! that &A;.i:- D. h/-/dLk6 is the

person who appeared before me, and sjhe acknowledged that s/he .signed this instrument, on oath
statèd that s/he was authorized to execute the instrument and acknowledged it as the

h£"/.òe? of /.-/.niÑ, 6'~"7 ~~ VÁSA'Nc-l u(L to be the free and
voluntary act of such IJ¡JL/¥¿;-m"J L-l-c.Jor the uses and purposes mentioned in the instrument.

: ss.

S.,r
Dated this / ~ day of OCTZ ßs-Æ- .20Df:

~~.- (~,((l
(Sig ature of Notary) ,

':.iP.-e_4 j¿ D.Æ/?/A-J
(Print Name of Notary)

SADRA M. OR.PHAN
STATE OF WASHINGTON

NOTARY PUßUC
MY CbMMISSION EXPIRES

09.22-13
Notary Public in and for the State of
Washi,ngton, residing at ~~.4Ld-
My commission expires: F/ddl / /~

STATE OF WASHINGTON

: S5.
COUNTY OF

I certify that I know or have satisfactory evidence that ,is the
person who appeared before me, 'and sjhe' acknowledged that s/he signed this instrument, on oath
,stated that sjhe was authorized to execute the instrument and acknowledged, it as the

of , a . to. be the free
and voluntary act of such for the uses ançl purposes mentioned in the instrument.

Dated this _ day of .200...,

(Signature of Notary)

(Print Name of Notary) '\

Notary Public in and for the State of
Washington, residing at
'My commission ~xpires:

28
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STATE OF WASHINGTON

: ss.

COUN1ì OF

I certify that I know or have satisfactory evidence that is the
per:son who appeared before me, and s/he acknowledged that s/he signed this instrument, on oath
stated that s/he was authorized to execute the instrument and acknowledged it as' the

of . a . to be the free and
voluntary act of such for the uses and purposes mentionedin the instrument.

Dated this _ day of .200_.

(Signature of Notary)

(Print Name of Notary)

Notary Public in and for the State of
Was'hington, residing,at
My'commission expires:

STATE OF WASHINGTON

: $S.

COUN1ì OF

I certify that I know or have satisfactory evidene that is the
person who appeared before me, and s/he acknowledged that s/he signed this instrument, on oath
stated that s/he was authörized to execute the instrument and acknowledged it as the

of . a . to be the free
and voluntary act of such , for the uses and purposes mentioned in the instrument.

Dated this _ day or .200_.

(Signature of Notary)

(Print Name of Notary)

Notary Public In and for the State of
Washington., residing at
My commission expires:.

.::;;1
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EXHIBIT A

lease Map and legal Description
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EXHIBIT A-I

Construction Area
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EXHIBIT C

Aircraft laws and Regulations,
RCW 47.68.250: Public Highways and Transportation.

LAG
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RCW 47.68.250
Registration of aicraf.

Every aircraft shall be registered with the departent for each calendar yær in which the aircraft is operated or is
based within this state. A fee of fifteen dollars shall be charged for each such reistrtion and each annual renewal
theref.

Possession of the appropriate effecve federal certificate, pennit. rating, or licnse relating to ownership and
airworthiness of the aircraft, and payment of the excise tax imposed by Tille 82 RCW for the' privilege of using the
aircraft within this state during the year for which the registratin 'is sought, and payment of the registration fee
required by this seclion shall be the only requisites for reistration of an aIrcraft under this seclion.

The'reglstrtion fee imposed by this section shall be payable to and collected by the secetary. The fee for any
calendar yær must be paid during the month of January, and shall be collected by the secretary at the time of the
collection by him or her of the said excise tax. If the secretary is satisfed that the requirements for registtion of the
aircraft have been met, he or she shall thereupon issue to the owner. of the aircraft a certificate of registration,
therefor. The secretary shall pay to the state treastirer the registration fees collected under this section, which
registration fees shall be credited to the aeronautics account in the transporttion fund.

It shall not be necessary for the 'registrant to provide the secretary will origInals or copies of federal certificates,
pennUs, ratings, or licenses. The secretary shall Issue certficates of registration, or such other evidences of
registration or payment of fees as he or she may deem proper. and in connec1ion therewith may prescribe
requirements for the possesion and exhibition of such certificates or other evidences. -

The provisions of this section shall not apply to:

(1) An' aircraft owned by and used exclusively in the seivce of any govemment or any pOlitical subdivision thereof,
including ile government of the United States, any state, terntory, or possession of the United States, or the Dinct
öf Columbia, which is not engaged in carring persons or propert for commercial purpses;

(2) ,An aircraft registered under the laws of a foreign country

(3) An aircrft which is owned by a nonresident and registered in another state: PROVIDED, That if said aircraft
shall, remain in and/or be based in this state for a perid of ninety days or longer it shall not be exempt under this
section;

(4)"An aircraft engaged pnnciPiIlY in commercial fling constituting an act ofintérstate or foreign commerce;

(5) An 'aircraft owned by the commercial manufacturer thereof while being operated for test or experimental
purposes, or for the purpose of training crews for purchasers of the aircraft

(6) An aircraft being held for sale, exchange, deriifery, test, 'o demonstration purpses solely as stock in trade of
an aircraft dealer licensed under Title 14 RCW;

(7) An aircraft based within the state tht is in an unairworty condition, is not operated within the registtion

period, and has obtained a wrtten exemption issued by the secretary. '

The secretary Shall be notified within thirt days of any change in ownership of a registered aircraft The
,notification shall contain the N, Ne, NR, NL, or NX number of the aircraft the full name and address of the former
owner, and the full name and address of the new' owner. For failure to so notify the secretary, th registrtio of tht

aircraft maybe canceled by the secretary, subject to reinstatement upon application and payment of a reb:talement, fee of ten dollars by the new owner. '
A municipalit or por distrct that owns, operates, or leases an airport as defined in RCW 47.68.020, with th

intent to operate, shall require frm an aircraft owr proof of airèrft regIstrtin as a condilon of leasing or sellng
:tieoown or- hanger spac for an aircraft. It is the responsibility oftha lessee or purclser to register the aircraft. Th
-,airport shall worK with the aviation divsion to assist in its efort to reisferaircrafi by providing infonnation about
based aircraft on an annual basis as requesed by the division.
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(2003C375 §4; 1999c 302 §2; 1998c 188§ 1: 1995 c 170 §3; 1993 c208§ 7; 1987 c220§ 3; 1979c 158 § 206; 1967 ex,s. c 9 § 8; 1955
c 150 § 11; 1949 c 49 § 12: 1947 c 165 § 25: Rem. Supp. 1949 § 10964-105. Forerly RCW 14.04.250,)

Notes:
Effectve date - 2003 c 315: See note following RCW 47.68.240.

Severabill¥-1987 c 220: See note following RCW 47.68.230.

Aircraft dealers: Chapter 14,20 RCW.

Definiton oHarms: RCW 14.20.010, 47.68.020.
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Initial Environmental Review

EXHIBIT 0

LAG

Notwithstanding anything in the lease to the' contrary, Landlord acknowledges that it has

received and reviewed a copy of an environmental audit of the Premises provided by Tenant

and Tenant shall have no further obligation to perform any such initial environmental audit as
required by Section 7c of the lease.

, 721 01 bg10701.s AIR:\fies\Amin\lease and Operating Pennits\Renton Gatewy Ceter\lea~\Renton Gateway ~nter lie-
Ground lea ANALdoc
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Landlord's Waiver of Performance Bond

. EXHIBIT E

LAG

Notwithstanding anything in the Lease to the contrary, Landlord acknowledges that Tenant
shall not be required to obtain any performance bond relating to the construction of
improvements identified in Appendix 1.

221 01 bg310701.5 AIR:\filess\Admin\Lease and Operting Perits\Rento Gaway Ceter\Leas\Renton Gateway Center LLC-

, Grnd Lease ANALdoc

35



u_ul1.Qlla_u_

¡O'

LAG

EXHIBIT F

Landlord's Waiver of Removal of Improvements

Notwithstanding anything to the contrary in this lease, and in consideration of this Exhibit F,
landlord agrees that it shall waive its option to require Tenant to remove any and all
improvements and structures instalJed by Tenant on the Premises upon or before the
expiration of the Term. In exchange, Tenant agrees to construct the improvements and
structures as set forth in section (n) of Appendix 1. Tenant further agrees that it shall not,
without Landlord's prior written consent, construct or customize such improvements and
structures for any indu~trial or manufacturing use, excepting thòse uses set forth in section 8.a
of the lease, such that said improvements and structures may be useable by subsequent

similarly situated tenants upon termination of this Lease. Tenant further ag~ees that it shall
maintain such improvements and structures as set forth in section 9 ofthis lease.

36
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EXHIBIT G

landlord's Consent to Recordation

Notwithstanding anything to the contrary in this Lease, Landlord agrees that the parties may
record this lease or any memorandum ofthis lease.

37
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APPENDIX 1

The Parties' Schedule of Construction.

Gonstruction bv Tenant:

a. Tenant, solely at its cost and expense, may construct or cause to be ,constructed

upon the leased land certain buildings and improvements described below.

b. jl is understood that the plans and specifications for said building' and

improvements are not necessarily in complete detail; and that the final plans,
specifications, details, and location of construction within the premises shall be
subject to the city of Renton's building per!lit approval process prior to the

construction.

c. Tenant shall submit a completed application to the city of Renton's building
department no later than 60 days after execution of the Lease.

d. Tenant shall, at the time of submitting its completed application, submit to the

Airport "Manager a critical path construction scheduie for the buildings and
improvements described below.

e. Upon, co'mpletion of construction, Tenant shall provide to the city of Renton's

building department a reproducible, CAD disc copy of all as-built drawings for"
building and utilties.

f. Tenant shall cause Tenants construction work to be performed by licensed and

bonded contractors, approved by the city of Renton, and the contractors shall
provide, if required by the city ?fRenton, a performance bond covering all lessee's
work. Notwithstanding anything to the contrary in this Section (f) and Section lO.d
of the lease, landlord acknowledges that it wil not require any performance bond
for the construction of the hangar/offite buildin'g. This waiver is based on the

following representations made by Tenant (1) Tenant wil finance the constructipn
of the hangar/offce building, which is estimated to cost $2.96 million, with an SSA

loan; (2) the SBA has granted a blai:ket waiver on the requirement of a performai1e
bond where a third party in the business of providing construction management
services controls the disbursement of the procèeds; (3) Tenant wil contribute in
excess of$300,OOO.OO of its own funds toward the construction of the hangar/offce

building before using any funds borrow,ed from ;any lender, meaning that Teiiants
investment in the hangar/offce building wil be approximately io percent; (4)
members of the Tena.nt entity ha"e provided the lender with personal guarantees
for the loan; (5) Pro-Flight Aviation, inc. was required to demonstrate to the lender
that it would have the abilty to repay the loan without the new business location
operating; and (6) Tenants chosen contractor, which has been pre-approved by the

38
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City, has built numerous aviation hangars at other airports without incident. Tenant
acknowledges that these representations are an integral and significant part of this
contract.

g. Time of Construction as provided in this Appendix shall commence at the Tenant's

option, but no later than 90 days' after receipt of all applicable permits. This period
may be extended consistent with the terms in Section 2S of 

the lease.

h. Tenant shall be fuilyresponsible for all construction and all activities incidental
thereto. Tenant is not an agent or employee of the city of Renton but undertakes
any activity hereunder solely on its own behalf. All 'iìsks of loss arising from
Tenant's construction activities to any improvements now or hereafter constructed
by Tenant shall rest on the Tenant.

i. All work and material shall be of good quality, free of defects, and accomplished in a

workmanlike manner in conformity with approved plans and'specifications.

j. Tenant agrees that the height and configuration of any and all buildings and
improvements prqposed to be constructed shall be subject to any restri~iòn caused
by existing landing, runway, or taxiway requirements of the Airport ~s indicated in
the Airport Master Plan and other public planning dOG,uments available to Tenant at

the time of execution ,of the lease. Work and/or material not in accord with the
foregoing shall be corrected, removed, replaced, and/or repaired at the Tenant's
expense upon written notice by the Airport Manager. If such work and/or material
is/are no 50 corrected, removed, repl.ced, and/or rep.ired bytne Tenat witmn a
reasonableperiocf of time of such notice; the city of Renton may correct, remove,
replace, and/or' repair such work and/or material at the Tenant's,expense.

k. Except as set, out in section "oil below, Tenant shall pay all costs' of grading,
constructing, paving, or any other deyelopment costs, incJudiñg all permits, within
the Premises and costs of utilty installation, relocation, or removal required by the
construction and its use and o,ccupancy of the'Premises.

+. All work by the Tenant shall be performèd in a safe manner both on the Premises

and with respect to any other city propert at the Airport which might be used or

affected by any activity of the Tenant during construction. Work shall be performed
so as not to interfere with the use of other Airport propert by the city, its other,
tenants, or other' tJsers of the Airport property. Tenant shall keep the Premises, and
any other Airport propert, free of waste materials and rubbish caused by the

construction. Material and/or equipment shall not be placed or stored upon Airport
propert other than the premises leased. '

m~ The city shall not be liable for any damages in connection with the approval or
disapproval of any plans and specifications or any construction or other activities of

39
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Tenant on the premises, or the enforcement or failure to enforce any provisions of
the Lease. The city's approval of plans and specifications shall not constitute the
assumption of any responsibility by the city or its representatives of the accuracy,
efficiency, or suffciency thereof, and Tenant shall be solely responsible therefore.

n. The buildings and improvements contemplated by this Appendix consist of an
approximately 30,900 square foot building. Said building wil consist of eight (8)
hangar bays for a total of approximately 28,800 square feet, and one (1)

offce/lobby area for a total of approximately 2,100 square feet. At a minimum, the
Tenant's utilty and-other improvements consist of the following items wRch are
not intended to supplant those improvements that may also be required as part of
the e1týs permitting process:

i. Installation of approximately 80' of ,12" ductile iron water main, l.fire hydrant
and water meter(s);
ii. Connection of the building to the sewer system;
ii. Connection ofthe building to the electrical and gas system;
iv. Connection of the building to phone service;
v. Relocate Gate V-4, gate motor, key pads'and wireless system;
vi. Rehabiltate all concrete pavement joints on the apron area;
vii. In?tall approximately 110' of new storm drain inside a sleeve pipe and two
catch basins with one 011 water separator; aiid '

vii. Remove the ramp lighting poles.

o. The city of Renton wil make the fol/owing pad ready and utilty improvements up to

the northern boundary of the Leased Premises as described in Figure ,1 to this
Appendix and shown on the "750 West Perimeter Road Pad Ready Utilty t1 map:

i. Insall approximately 740' of 12" ductile iron water main and 3 fire hydrants;
ii. Pay Puget Sound Energy to install approximately 130' of electrical line;
ii. Pay Puget Sound Energy to install approximately 590' of gas line; and
iv. Pay Qwest to instal!' approximately 640' of underground phone lines arid
remove 4-5 phone poles.

p. , The Tenant wil at its sole ,cost and expense extend all utilties from the nòrthern
boundary of the Leased Premises as denoted on Figure i to the building to be
constructed.

q. The three'walls of the offiCe building portion of the f~cllíty wil be constructed as
depicted in Figure 2 to this Appendix; This is a material provision of this lease, as
the quality in the appearance of the facility was expressly negotiated between the
p.arties as part èonsideration for the term of 35 years.

40

221,01 bg3107015 "AIR:\fìles\Admin\Leases and Opeting Pemiits\Renton Gateway Center\Leases\Renton Gateway Cente LLC-Groom! Læse FINALdoê' , '



17099

~

. ~,._""-'''-'.- . . ..._...._\ ';._ ......u.....-.....".....__.....

Figure 1 to Appendix 1- Pad Ready Utilties Map

. .-.....-0-...... ..n......

LAG

41

221 01 bgJ10701.s ÀI~:\(ìes5\Admin\Lease anc Operating P.lts\Renton Gateway Center\l.se\Rentori Gateway Center LLC-Groun Lea ,FINALdo ' ' " , ,



~'
.o

. ;
.,'

 , ,
":

,' 
. "

" 
"':

, :
'
.
 
.
,
 
.
'
"
"

.
 
'
.
.

'..
..,

" 
..:

, .
..

"

7
5
0
 
W
e
s
t
 

P
er

im
et

er
 R

oa
d-

"P
ad

.R
ea

dy
" 

U
til

iti
es

D
,
1
l
 
N

P
ow

er
 T

ra
ns

fo
nn

er
 (

ex
t)

H
Y

dr
an

ts
 to

 b
e 

in
st

al
le

d

G
as

 li
e 

to
 P

F
 A

Po
w

er
 L

in
e

Pr
op

os
ed

 p
.P

 A
 L

ea
se

ho
ld

W
at

er
 M

aÌ
D

-P
F 

A
 in

ta
ll

.1
1.

...
...

...
.

P
h
o
n
e
 
L
Ì
D
e

St
or

m
 W

at
er

 L
in

e

W
a
t
e
r
 
M
a
i
n
-
C
i
t
y
 
i
n
s
t
a
l
l
 
-
 
,
-
 
-

r-
""

.~
_.

_-
--

--
_.

_-
--

--
--

7'
-.

"-
.._

. _
.._

.._
.._

.,.
:..

- 
"-

"-
"

I
 
'
 
_
.
.
-

Y
 
¡
-
1

.
 
'
 
I

I
 
'

,
 
i

I
 
i
 
'

I
 
'
 
I

I
 
'

I
 
'
 
i

,
 
!

i
 
!

L.
__

__
__

 !
--

-~
ø

 . 
0 

. .
 0

 ø
 D

 . 
0 

. 0
 0

 C
'Q

 . 
. 0

 . 
. .

 0
 . 

9 
i .

 . 
. .

 . 
. .

 . 
. .

 . 
. .

 . 
. .

 0
 e

 . 
. '

.. 
. 0

 . 
. 0

 . 
~

 0
 . 

. 0
 .

~4
 a

 ~
~~

Q
~Q

.C
 ~

U
Q

 ~
o~

 n
~~

l o
o~

 I

..-
--

-
P
e
r
e
t
e
r
 
R
o
a
d

B
o
e
i
n
g
 
E
l
e
c
t
r
c
a
l
 
S
u
b
-

st
at

io
n 

C
-2

 (
to

 r
em

ai
n)

...
...

. .
...

 '.

e
" 

" 
ll 

~.
 (

J 
fl

 1
1 

41
 .,

.?
 I

).
 1

1

0.
0.

00
0.

...
0.

.

.~ I I i I I

--

. '
;.)

. .
Ø

.

.. -. o lD lD



17099

,!

p.

Figure 2 to Appendix 1- Offce Design

''210.1 bg3107Q1.S AIR:\filess\Adrrin\leases and .operating Pennits\Renton Gateway Ceær\lees\Renton Gateway Center ll-Ground leas FlNALdo " , " ,

LAG

42



17099

I

~ I
..~:.::::.:."" :.';~'~ ....._._-

- ;-':':=;;_._-;:.;'.;.':~.".-;":;:':: .

. :. '. . \t.~

' .'., '(.::, ~~t.. -. '~'.
.... '4'-,
. ....4..;

. '.,'i-.~:.

:. _....



17099

l1

LAG

APPENDIX 2

leasehold Mortgage.

1. lender Protections. Tenant has applied for financing in connection With its

business and/or the construction of improvements on the Premises. Tenant shall have the
right to grant to the providers of such financing (each, a "lender") leasehold mortgages,

assignments of leases and rents, and such other security instruments..overing and affecting all
or any portion ofthe Premises as Te/ìnt may deem, necessary or appropriate (collectively, the
"loan 'Documents"). Tenant will provide landlord a list of the names and addresses of all
lenders. In the event that any lender sells or otherwise assigns the loan, such lender shall

notify-landlord within thirty (30) days of the identity and address of the new lender and the
identity of the person to whom notices required herein may be sent.

(a) Notices. landlord agrees to give simultaneously to each lender a copy,of
all default 'notices and othe" communications regarding defaults and potential defaults sent by
landlord under this lease. All notices or copies of noticeS which are sent to any lender shall

be in writing and shall be sent by registered'or certified United States mail, postage prepaid,
return receipt requested, or by recognized overnight business courier serviCe, to such lender
at its address designated by notice from lender to Landlord;

(b) Lender's Right to Take Possession. A lender, during the term of its loan
Documents and subject to sectionl(d) below, shall have the right to enter upon and take
possession of the Premiss, whether by foreçlosure or otherwis,e, upon the happening of a-y
default as specified herein or for any default in or breach, of Tenant's obligations to each

lender. 'Notice thereof shall be sent to Landlord. ,

(c) lender's Cure of Defaults. A Lender shall have the benefit of the
follOWing provisions in addition to those elsewhere provided in this lease:

(1) no notice of default or termination given by Landlord to Tenant
shall be effective until a copy thereof shall also be sent to such lender; and

(2), after the occurrence of a default and receipt from landlord çf a

notice of the occurrence of a defaul.t, a lender shall have the same, time period
'subsequent to the receipt of such notice as is permitted hereunder to Tenant
plus an additional sixty (60) days to:

(i) notify landlord of lendets desire to 'cure the default;

(ii) payor cause to be paid the rent, and 'any other MonetarY

Obligations (as defined in section 1(c)(3)(i) below) then due and in
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arrears as specified in the notice to Lender and which may become due
during such sixty (60) day period; and

(iii) comply with all other obligations of this Lease then in

default; provided that Lender shall not be liable under any circumstance
for or with respect to, or required to cure or assume under this Lease,
any default or any obligation related to any default that is not reasonably
susceptible to cure by Lender or any other third part (including third

parties reasonably retained, ei:ployed, or hired by Lenderr, including' but
not limited to Tgpants bankruptcy, breach of warranty, construction

, delay or default, insolvency, misrepresentation or fraud, and execution
or levy by creditors ("Lender Non-Curable Defaults"). Lender

acknowledges that the provisions of Sections 8.a.(1) and 8.a.(4) of the
Lease, subject to the limitations of Section 8.b of the Lease, are

mandatory provisions in the Lease and are therefore deemed "curable by
Lender."

(3) If Landlord is permitted to elect and elects to terminate this Lease

by reason of any default of Tenant, and Le'nder has proceeded in the manner
provided for by section 1(c)(2), the specified date for the termination of this

Lease as fixed by Landlord in its Termination Notice shall be extended for a
period of six (6) months, provided that Lender shall during such six (6) month
period:

(i) Pay or ~ause to be paid the rent, and any other Monetary

Obligation of Tenant under this Lease as the same become due, and
. continue to perform all of Tenant's other obligations under this Lease,
except (A) obligations of Tenant to satisfy or otherwise discharge any
lien, charge or encumbrance against Tenant's interest in this Lease of the
Premises junior in priority to the lien of the Leasehold Deed of Trust, and
(B) past Lender Non-Curable Defaults, and (C) failure of Tenant to satisfy
its indemr.ity obligations' under this Lease. Without limiting the
foregoing, Monetary Obligations shall include those obligations to pay ,
money for rent, taxes, utilties, and any other amounts due under the
express provisions of the Lease ("Monetary Obligations") and shall not
include the monetary damages arising from Tena!'t's failure to otherwise
perform or remediate ariy act or omission constituting a default; and

(ii) If not enjoined or stayedi take steps to acquire or sell

, Tenant's interest in this Lease by foreclosure of the Leasehold Deed of
Trust or other appropriate means and prosecute the same to completio.n
with reasonable dilgence and continuity. If Lender is enjoined or stayed
from taking such steps, Lender shall use its, best effort to seek relíet
from such injunction or stay. If as a result of Tenants filng a petition in
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bankruptcy, this Lease is rejected by the bankruptcy trustee, Lender,

upon termination of this Lease, shall have the rights described in section
l(g), below.

(4) If at the end of such si~ (6) month period Lender is complying

with section 1(c)(3), this Lease shall not then terminate and the time for
completion by Lender of such proceedings shall continue so long as Lender
continues to comply with the provisions of section 1(c)(3) and proceeds to
complete steps to acquire or sell Tenant's interest in this lease by foreclosure of
the leasehold Deed of Trust or by other appropriate means, with reasonable

dilgence and continuity. Nothing in this section 1, however, shall be construed
to ,extend this Lease beyond the Term nor to require lender to continue such
foreclosure proceedings after the default shall be cured in which case lender
shall discontinue such foreclosure proceedings and this lease shall continue in
full force'and effect as if Tenant had not defaulted under this lease.

(5) If lender is complying with section- 1(c)(3), upon (i) the acquisition

of Tenant's leasehold estate by lender or any other purchaser at a foreclosure
sale or otherwise, and (ii) the discharge by such foreclosure of any lien, charge
or encumbrance against Tenants interes in this Lease or the Premises which is
junior in pr,iority to the lien of the Leasehold Deed of Trust and which Tenant is
obligated to satisfy and. discharge by reason of the terms ol-this lease, this lease

'shall continue in full force and effect as if Tenant had not defaulted unCler this
lease; provided, however, that Lender or its designee or any other such part

acquiring Tenant's leäsehold estate shall agree in writing to assume all

obligations of Tenant under this Lease, subject to the provisIons of thIs section
1.

Nothing contained in this section shall reqtiire a lender to begin or èontinue possession
of the Premises or foreclosure proceedings or to begin or êcintinue to cure any default
by Tenant or preclude landlord from exercising any rights or remedies under this Lease
with re~pect to any other ~efauJt by Tenant during any period of such forbearance or
preclude landlord from exercising any rights or remedies unde~ this lease other than

. termination or cancellation of this lease during any perio'd of such for~earance.

(d) Protection of Interests of Lender. If a lender, through the operation of-ts,

Loan Documents, or by entry as a mortgagee in possession, or by foreclosure, or by
acceptance of an assignment in lieu of foreclosure, takes ppssession of the Premises,
such lender shall have the right, at its. option, to operate the improvements on the
Premises itself and in all respect comply with the, provisions ofthis lease; and if such
lender thereby acquires Tenant's interest in the Premises, such lender shall further
naye,.the rights, at its option, to:

(1) assign, sublease or transfer Tenant's interest in the Premises or this
Lease (without requiring the consent or approval of landlord) to (A) a subsidiary
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or affilate of such Lender or (S) any other assignee or transfe~ee, which

subsidiary or other assignee or transferee shall expressly assume all of the

covenants, agreements and obligations of Tenant under this Lease by written
instrument to be recorded in the appropriate county, a copy of which shall be'
provided to Landlord; or

(2) terminate the leasehold interest created by this, Lease, thereby

permitting landlord to determine the future of the Premises, including the right
to relet the Premises; in the event of such termination there shall be no

obligation by Landlord to compensate such 'Lender for any losses and no
obligation by such Lender to cure any default of Tenant.

Any action under sectlon l(d)(l) shall be self-op'eratlve without the execution of any
further instruments 'on the part of any of the parties hereto immediately upon Lender
succeeding to the interest of Tenant in the Premises. Landlord agrees, however, upon
the election of written demand by Lender after Lender comes into possession or has
given Landlord notice of its intention to do so, to promptly execute an lnstrument in
confirmation of the foregoing provisions, satisfactory to Lend,er, in which Landlord shall
acknowledge such new tenancy and confirm its terms and conditions, consistent with
this Lease. Nothing contained herein shall limit or restritt Lender's right to exercise any
other rights and remedies under its Loaii Documents:

(e) Obligations and Rights of a Mortgagee in Possession.

(1) Landlord agrees that if Lender shall succeed to the interest of

Tenant in the Lease, Lender shafl not be (A) subject to. any ofets or defnss
which landlord might have against any prior ten"ant, prOVided that Lender does
not assert any claims" of any prior:, tenant; '(B) liable for any obligation to
indemnify or reimburse Landlord or any third party or any of their respective
successors and assigns from 'and, against any'loss, liabilty, damage or cost
relating to or arising from any release of any toxic or hazardous materials on,
under or about the Premises other than those caused by lender or its agents;
(C) liable to the Landlord or any third party for any environmental obligations
other than those caused by' Lender, or its agents; or (d) bound by any
amendment or modifcation of the Lease måde without lender's written
,:onsent.

(2) landlord also agrees with lender that Landlord wil not
voluntarily subo.rdim:ite its interest in the Lease to any other Jieii or
encumbrance without lender's prior written consent.

(3) If a Lender shall enter upon and take possession of the Premises,

but not otherwise, it shall be bound thereafter to keep and perform all duties
and covenants and agreements of Tenant onder this Lease during the term of its
possession; provided, however, that if aný default or breach of covenant or

46

221,01 bg1070LS AIR;\filess\Admin\lease and Opeating Perit\ReOton Gateway ~nter\lea~\Renton Gat~way Ceter ~LC-
Ground lease FINALdoc, 

, ,



17099
.. _ --_.....-....... . o. .___________ ____._ _ ..___._.._____________ ......... .

lAG

other condition justifying termination or cancellation of this lease by landlord
shall have been cured within the period provided in this lease and Tenant shall
resume possessiön and shall not then be in default under this Lease, lender,
upon restoring Tenant to full possession of the Premises and its rights under this
lease, shall thereafter not be so bound; and provided further, however, that (i)
if after such entry upon and taking pos,session of the Premises the lender shall
accept another tenant in place of Tenant, or (ii) if after such entry upon and
taking possession of the Premises, and upon notice to the City, the lender shall
assign its mortgage, the mortgage note secured thereby, and its possession of
the Premises to another lender, or (iilff the lender notifies landlord in writing
that it has ceased to maintain possession of tl)e Premises, then, in any such

case, such lender shall thereafter not be so bound. lender further agrees that
within 90 days of entering upon and takiog possession of the Premises, lender
shall perform or cause to be performed at lender's sole cost and expense an
environmental audit of the Premises, the findings of which shall be provided to
the landlord.

(f) No Modification or Termination Without lender Consent. During the
term of any leas~ho(d mortgage affecting the Premises, this lease shall not be
amended, modified, terminated or canceled nor shall landlord accept a surrender of
Tenant's leasehold interest, unless, such amendment, m.odification, termination,
surrender or cancellation is assented to in writing by ai' lenders. ,Any such attempted
amendment, modification, termination, sùrrender or cancellation without such assent
shall be void. Nothing in this section l(f), however, shall be deemed to require lènder
assent for those amendments or modification,s required by thè lease or documenting
the exercise of rights under the lease (e.g., periodic rental adjustment).

. (g) lender's Rights To New lease. Landlord agrees that (i) if a Lender, a
subsidiary or affilate of a lender or Clny other assignee or transferee of a lender has

,acquired Tenant's interest in the Premises pursuant to section l(d), or (H) lIpon any
termination of this lease, at the ,request of a lel1der, Landlord wil, upon lender's
compliance with the requirements of this section l(g), enter into a new lease with such
lender, a subsidiary or affilate of a lender or other transferee or assignee upon the
same,terms and conditionsco.ntained in this l~se with appropriate revisions to reflect
the rights of such lender, subsidiary, affilate, transferee or assignee, for the remainder
of the Term subsequent to the date of such åcquisition or termination; said new lease
shall have the same priority as this Lease. landlord shall not be required to enter into
such a new lease unless, prior to the execution and delivery of such new lease, such
lender or itsdesign~e shall have cured (or ~aUSe to be cured) all Tenant defaults under
this lease except Lender Non-Curable Defaults (Which shall be deemed waived as to
such l~nder, subsidiary, transferee or assignee), and shall have performed all the
covenants and obligations of Tenant which are reasonably within the power of such
lender to perform.
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(h) liabilit of lender. No lender shall have any liabilty or obligation under

this Lease unless it acquires Tenant's interest by foreclosure or acceptance of an
assignment in lieu of foreclosure, and no Lender shall have any liability disclaimed in
section l(e).

2. Estoppel Certifcates. landlord shall execute and deliver, within fifteen (15)

business days of lender's request therefor, estoppel certifcates or such other similar
certifcations as may be reasonably requested up to four times each calendar year ("Estoppel

,Certificates"). 'Up to one Estoppel Certifcate per year shall be a standard form certificate
stating: (il the-tate the lease was executed, its commencement date if different from the date
of execution and the date on wl1ich the lease expires; (ii) the date the Tenant entered into
occupancy of the Premises; (ii) the amount of rent payable under the lease; (iv) th~ date to
which the rent has been paid; (v) that the Lease is in full force and effect and has not been
assigned, modified, supplemented or amended in any way (or spécifying the date and terms of
agreement so affecting the lease); (vi) that the lease represents the entire agreement
between'the parties as to this leasing; (vii) that all conditions under the lease to be performed
by the parties have been satisfied with the exception of conditions relating to the release of
hazardous materials, which the landlord shall only be required to certify (a) that the Tenant,
has provided proof of hazardous m"aterialš insurance required ,under the lease continuously
effectivE! from the date required by the lease; and (b) that the landlord has no actual
knowledge of any breaches ofthe lease reiated.to hazardous materials releases by the Tenant;

(vii) that there 'are no existing claims by Tenant for which there'are any defenses or offsets
which the certifying part has actual knowledge of against the enforcement of the lease by the
Tenant; (ix) that ,no rent has been paid more than one month in advance; and (x) that no
security has been deposited with the landlord ,(or, if so, the amount thereof) ("Annual
Standard Form Estoppel Certificate"). l-andlord and Tenant agree to share the costs associated
with Annual Standard Form Estoppel Certifcates as follows: once in each five (5) year period
beginning on the Commencement Date, l"andlord shall bear all cost associated with the
Annual Standard Form Estoppel Certificate; for any additional Annual Standard Form Estoppel
Certifcates required during each such five (5) year period, Tenant shall bear or reimburse
Landlord for all costs of City staff time (at the standard rates charged for such staff time)
incurred by Landlord in connection with the Annual Standard Form Estoppel Certficate, up to
$1,000, which amount may be adjustèd every three years consistent with the formula provided
in section 4.b.of the lease. Tenant shall ,provide reimbursement to landlord within a

reasonable period of time "following the receip.t ,of landlord's written invoice. Such
reimbursable costs shall constitute Monetary Obligations for purposes of this Addendum. The
remaining Estappel Certificates in any calendar year after the first in such calendar year may
note that disclosures".in such Estoppel Certifcates are made to the landlord's actual
knowledge, and neither lender nor Teneínt shall be required,to reimburse Landlord for costs
incurred in connection with such ceI:ificates. If the Lender deems it necessary to require
additional Esoppel Certifcates without such knowlédge limitation, the lender shall bear or
reimburse landlord for any and all reasonable costs associated with responding to such
request.
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3. Insurance Proceeds and. Condemnation Awards. Landlord agrees that all

insurance proceeds and all condemnation and eminent domain awards not used for repair of
the improvements of the Premises, during the term of this lease, shall be paid to the senior
Lender to the extent of the amount due on such lender's loan and the balance thereof shall be
paid to the subordinate lenders, to the extent of the amounts owed to them..

4. landlord's Loan Repayment Option. landlord shall have the right to acquire and
payoff the balance of the Loan and all costs and expenses owed by Tenant to Lender under its
Loan Documents if Tenant defaults under the Loan. If Landlord elects to acquire and payoff
the Loan, Lender wil execute and deliver to landlord an assignment of-Lender's loan

Documents, including, without limitation, the note, security agreement and UCC fiings, and a
bil of sale conveying lender's interest in all inventory, equipment, fixtures"genéral intangibles,
accounts and other personal property collateral assocíated with the business operated by
borrower on the Premises to landlord. , The forms of such assignment and bil of sale shall be
"as is," without recourse, representation' or warranty by Lender, and otherwise reasonably
åcceptable to the parties and their counsel.

5. Reliance. Landlord recognizes and acknowledges that it is agreeing to the

provisions of this Addendum to the lease with the intent that lender wil rely on Landlord's
agreement in connection with Lender's making the Loan secured by a leasehold Deed of Trust
on the Tenant's interest in this Lease ~n,ç1 the improvements on the Premises. Landlord further
acknowledges' and àgrees that Lender shall have the right to rely on the provisions contained
herein. Lender recognizes and acknowledges that Landlon;l is relying on Le'nder to obtain an
express assurance from subsidiary, assignee, or transferee as set forth in section l(d)(l).

6. No Merger. Without the prior written consent of all Lenders, the fee title to the
Premises and the leasehold estate of Tenant therein shall not merge but shall remain separate
and distinct notwithstanding the acquisition of bnth fee title to the Premises and the leasehold
estate created hereby by landlord, Tenant, or any third party by purchase or otherwise.

7. Attornevs' Fees. If any party hereto institutes any judicial or administrative
action or proceedings to enforce any rights or obligations under this lease~ or seeking damages'
or any other judicial or administråtive remedy, the prevailng part shall be entitled to recover
from the other party all costs and expenses, including reasonable attorneys' fees whether

incurred at the trialor appellate level, in an arbitration proceeding or otherwise, and including
any of the'foregoing inçurred in connection with any bankruptcy proceeding (including without
limitation, any adversary proceeding, contested matter or motion in such bankruptcy
proceeding brou.ght by lender or any other person ,relating to Landlord, Tenant or any other
person or entity). '

8. Duration of Terms. Theterms.c!J,ntåined within this App'endix to the lease shall
apply only so long as the financing p~ovided'¡)y tender is outstanding, provided that in the

event Lender succeeds to the intereSt of Tenant, whether by foreclosure, deed in lieu of
foreclosure, or otherwise, such terms shall remain in effect for so long as lender retains such
interest,

49

221 01 bg310701.5 AIR:\fiess\Admin\Leases, and Opeating penniiS\Renton Gatewy Center\leases\Renton Gateway Center llC-Ground lease FlLdoc ' . '


