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LEASE AGREEMENT
(With Option to Purchase-Parking Garage)

THIS LEASE AGREEMENT (WITH OPTION TO PURCHASE-PARKING GARAGE)
(“Lease™) dated for reference purposes as of , 2012 is by and between KIRKLAND
PARK & RIDE, L.L.C., a Washington limited lability company (*Landlord™) and KING
COUNTY, a political subdivision of the State of Washington (“Tenant”), with reference to the
following facts:

RECITALS

A, In January of 1998, Tenant adopted a Transit Oriented Development Program
(T.0.D.) to encourage public or private development that creates new mixed-income housing
development, including related commercial activity in close proximily to transit facilities and
services to increase ridership of Tenant’s metropolitan public transportation system, decrease
automobile trips and traffic congestion and provide additional fare revenue to support
metropolitan public transportation services through King County.

B. Consistent with King County Motion 13516 and pursuant to its Request for
Proposals — South Kirkland Park-and-Ride Transit Oriented Development No. 1324 11RLD
dated August 25, 2011 (as revised by three addenda) (the “RFP”), Tenant requested proposals
from developers for a project that would provide the greatesi financial returns to Tenant,
develop a transit center (“Transit Center™), expand essential transit commuter parking by
replacing the existing 603 surface parking spaces with a structured parking garage containing
approximately 532 parking stalls and surface parking for an additional 321 vehicles for a total of
853 parking stalls for use by transit commuters (the “Garage™), provide a mixture of affordable
housing and market rate housing, associated parking and mixed-use commercial development
(the “Housing Projeet”) and promote the City of Kirkland’s emerging vision for the Yarrow
Bay Business District, on seven and one-half acres of real property owned by Tenant and located
in the cities of Kirkland and Bellevue, King County, Washington (the “Land™) in one or more
phases. The eventual development of affordable housing is a critical component of Tenant’s
plan for the Land. The Transit Center, the Garage and the Housing Project are hercinafter
referred to collectively as the “South Kirkland T.Q.D. Facility”. The Land is currently used as
a transit center and park and ride lot containing approximately 603 parking stalls.

C. For reasons of economic efficiency and to ensure that transit services to transit
passengers are not disrupted during the construction, the parties have agreed on a phased
approach to the development of the South Kirkland T.0.D. Facility on the Land, with
construction of the Transit Center and Garage on a portion of the Land for lease and possible
purchase by Tenant as Phase I and 1I and redevelopment by Landlord of the remainder of the
Land with the Housing Project as Phase III. Tenant would not have entered into the Garage
Ground Lease (defined below) and this Lease but for the agreement by Landlord to also enter
into (a) the Transit Center Ground Lease and the Transit Center Project Lease (each as defined
below) and develop the Transit Center thercon, (b)relocate the existing transit center and
relocate and replace transit commuter parking as required during the construction of Phases |
and I so that transit services for transit passengers are not disrupted and the number of parking
spaces available for usc by transit passengers is maintained throughout the construction process,
and (c) purchase the Housing Land and Housing Easements (each as defined below) and develop
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the Housing Project on the Housing Land and Housing Easements following final completion of
the Transit Center and the Garage in accordance with the Housing Covenants (as defined below).

D. In order to accommodate the development of the South Kirkland T.0.D. Facility
in Phases, Landlord intends to short plat the Land into three legal lots consisting of the Transit
Center Land, the Garage Land and the Housing Land, each as defined below, subject to Tenant’s
approval which approval shall not be unreasonably withheld. Concurrently herewith, Tenant
shall enter into a ground lease of the Garage Land with Landlord as ground lessee on the express
condition that Landlord execute this Lease and agree to design, develop, finance, construct,
equip and complete the Garage on the Garage Land and thereafter lease the Garage together with
the Landlord’s rights in the Garage Land (the “Premises™) to Tenant at the Monthly Rent, for the
Term and on the other terms and conditions hereinafter set forth. Tenant and Landlord shall also
enter into a separate ground lease of the Transit Center Land (the “Transit Center Ground
Lease”) on the express condition that Landlord agree to design, develop, finance, construct,
equip and complete the Transit Center on the Transit Center Land and thereafter lease the Transit
Center, together with Landlord’s rights in the Transit Center Land to Tenant at the monthly rent,
for the term and on the other terms and conditions set forth in a project lease (the “Transit
Center Project Lease”). The design, development, construction, financing, and equipment of
the Garage on the Premises is hereinafter referred to as the “Project”. The design, development,
construction, financing and equipment of the Transit Center on the Transit Center Land is
hereinafter referred to as the “Transit Center Project.”

E. Landlord and Tenant acknowledge that the Land currently consists of a single
legal lot and that initially the Premises shall constitute the entirety of the Land. Landlord shall
cause the Land to be short platted into a minimum of three lots, one of which will consist of the
Transit Center Land, one of which will consist of the Garage Land and the remainder of which
will constitute the Housing Land, with the approximate locations of cach lot to be as depicted on
the map attached hereto as Exhibit C-2. Upon completion of the short plat of the Land creating
the Transit Center Land, the Garage Land and the Housing Land, the legal description of the
Transit Center Land, the Garage Land and the Housing Land shall be attached to this Lease as
Exhibits D, E and F respectively. Following completion of the short plat Landlord and Tenant
shall amend both the Garage Ground Lease and this Lease to exclude the Transit Center Land
and the Housing Land from the definition of real property demised thereunder and shall amend
the Transit Center Ground Lease and the Transit Center Project Lease to exclude the Garage
Land and the Housing Land from the real property demised thereunder. The Construction Loan
and the Deed of Trust (each as defined below) shall expressly provide for the release of the
Garage Land from the lien of the Deed of Trust upon Closing of the purchase of the Garage.

F. Tenant is authorized by KCC 4.56.160, RCW 36.34.205 and Chapter 35.42 RCW
to acquire facilities including transit centers and public parking garages by means of a
leasefleaseback that contains an option to purchase. The execution by Tenant of the Garage
Ground Lease, this Lease, the Transit Center Ground Lease, the Transit Center Project Lease and
the Housing Covenants, and resulting redevelopment of the Land with the South Kirkiand
T.0.D. Facility, a phased transit-oriented development consisting of the Transit Center, the
Garage and the Housing Project, will promote the public welfare by supporting transit ridership
along the State Route 520 Corridor, provide additional public parking for single-trip transit
commuters, provide additional safe and affordable housing for residents of King County in close
proximity to existing transit facilitics and advance other important public purposes.
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G. Tenant desires to lease from Landlord and Landlord desires to lease to Tenant the
Premises (as defined below) on the terms and conditions set forth in this Lease; provided,
however, that in no event shall Tenant be liable for all or any part of the cost of design,
development or construction of the Project, nor shall Tenant be liable for payment of Monthly
Rent under this Lease until Substantial Completion of the Project.

H. Tenant is authorized to enter into the Garage Ground Lease, this Lease, the
Transit Center Ground Lease and the Transit Center Project Lease by Ordinance enacted
by the King County Council on [¢] 2012.

NOW, THEREFORE, in constderation of the foregoing recitals and other good and
valuable consideration, the receipt and sufficiency of which is hereby acknowledged, Landlord
and Tenant agree as follows:

AGREEMENT

1. Incorporation of Recitals; Definitions. Each recital set forth above is incorporated into
this Lease as though fully set forth herein. All capitalized terms not otherwise defined in the
Recitals or elsewhere in this Lease, shall have the meaning set forth in this Section 1:

1.1 “ADA” means the Americans With Disabilities Act of 1990, as amended from
time to time.

1.2 “Additional Rent” means any monetary sum required to be paid by Tenant to
Landlord under the provisions of this Lease (other than Monthly Rent).

1.3 “Architect” means Weber Thompson, the architect for the Project selected by
Landlord with Tenant’s approval.

1.4  “Business Day” means any day other than a Saturday, Sunday, legal holiday or
day that Tenant’s offices are closed by order of the King County Executive.

1.5  *Cash Option Price” means the Option Price less the fair market value of the
Housing Land and the Housing Easements.

1.6 “Certificate of Occupancy” means the temporary certificate of occupancy issued
by the City to Landlord certifying that the Garage may be occupied for the Permitted Use.

1.7  “Certificates” means any certificates of participation in Monthly Rent executed
and delivered by the Trustee pursuant to the Trust Agrecment.

1.8  “Change Orders” means any Landlord-Initiated Change Orders and any Tenant-
Initiated Change Orders.

1.9  “City” means the City of Bellevue and/or the City of Kirkland, as the context may
require.

1.10  “Closing” means (i) with respect to the Option to purchase the Garage as set forth
in Section 22, the delivery to Escrow Agent of all documents and funds required to be delivered
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to complete the purchase and sale of the Garage in accordance with the provisions of Section 22
hereof, and (it) with respect to the assignment of this Lease to the Trustee in connection with the
issuance of the Certificates as provided in Section 4.4 hereof, the delivery of documents and
funds required to be delivered by Landlord, Tenant and Trustee to complete the assignment of
the Garage Ground Lease and this Lease to Trustee and payment of the Option Price to Landlord
in connection with such assignment.

L.11  “Clesing Date” means the date on which the Closing occurs.

1.12 “Commencement Date” means the date of Final Completion of the Project,
which is also the date upon which Tenant’s obligation to pay Monthly Rent hereunder
commences.

1.13 “Commencement of Construction” means the later of (a)the date Tenant
notifies Landlord that the Conditions Precedent set forth in Section 6 of this Lease have been met
or waived in writing by Tenant, (b) the date Landlord executes and delivers to the General
Contractor the notice to proceed with construction of the Project attached to the General
Construction Contract, or (c¢)the commencement of mobilization, site preparation, grading,
excavation for foundations of buildings or other structures to be constructed as part of the Project
or any combination of such events occurs.

1.14 “Conditions Precedent Satisfaction Date” means the date that all conditions
precedent set forth in Section 6 have been satisfied.

1.15  “Construction Contracts” means (i) the General Construction Contract, and (ii)
all other contracts for construction services entered into between Landlord and any Contractor,
including the General Contractor, for construction of any other portion of the Project not covered
by the General Construction Contract.

1.16 “Construction Documents” mean the Construction Drawings and Detailed
Specifications approved by Landlord and Tenant pursuant to Section 9.3 below, for the
construction of the Project, including technical drawings, schedules, diagrams, plans and
specifications setting forth in detail the requirements for construction of the Project and
providing information customarily required for the use of the building trades.

1.17 “Construction Drawings” means drawings setting forth in detail the
requirements for the construction of the Project. As used herein, the term “Construction
Drawings” includes all graphic and pictorial documents depicting the design, location and
dimensions of the Project and includes plans, elevations, sections, details, schedules and
diagrams for the Project.

1.18 “Construction Lender” means a state or national bank, insurance company,
pension fund, credit union or other major financial lending institution or other entity generally
recognized as a source of mortgage financing with total assets as of the date of its most recent
available financial statement of at least One Hundred Million Dollars ($100,000,000) and which
has a long term rating or at least “A” from either Moody’s Investors Services, Inc. or Standard &
Poor’s Financial Services LLC (unless otherwise approved by Tenant).
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1.19 “Construction Loan” means a loan obtained by Landlord [rom the Construction
Lender in an amount not to exceed the Fixed Price for the purpose of providing for the payment
of Project Costs.

1.20 “Contract Documents” means the Construction Documents, the Construction
Contracts and the other documents identified as Contract Documents in the General Construction
Contract.

1.21 “Contractors” means the General Contractor and any other construction
contractors with whom Landlord enters into direct contracts, or with whom General Contractor
on behalf of and acting as the Landlord’s agent, contracts for the Project.

1.22 “Controlling Interest” means, with respect to Landlord or any member or
manager of Landlord, an interest in Landlord or such member or manager that gives the holder of
such interest the power to direct or cause the direction of the management or policies of Landlord
or such member or manager, directly or indirectly, whether through the ownership of voting
securities, membership interests, by contract or otherwise.

1.23  “Deed of Trust” means any mortgage or deed of trust encumbering Landlord’s
leasehold interest under the Garage Ground Lease and this Lease executed by Landlord in favor
of Construction Lender to secure the Construction Loan.

1.24 “Design Development Drawings” means drawings that are a consistent
development of the Schematic Drawings and further define and describe all important aspects of
the Project. The Design Development Drawings will serve as the basis for the Construction
Drawings.

1.25 “Detailed Specifications” means all written detailed requirements for materials,
equipment, construction systems, standards and workmanship for the construction of the Project.

1.26 “Effective Date” means the date that Tenant notifies Landlord that the conditions
precedent set forth in Section 6 of this Leasc have been met or waived and Landlord has been
authorized to proceed in writing by Tenant.

1.27 “Environmental Laws” means, as amended from time to time, the Federal
Resource Conservation and Recovery Act of 1976, 42 U.S.C. §6901 etseq., Federal
Comprehensive Environmental Response, Compensation, and Liability Act of 1980, 42 U.S.C.
§ 9601 et seq., Federal Hazardous Materials Transportation Control Act, 42 U.S.C. § 1801
¢t seq., Federal Clean Air Act, 42 U.S.C. § 7401 et seq., Federal Water Pollution Control Act,
Federal Water Act of 1977, 93 U.S.C. § 1251 etseq., Federal Insecticide, Fungicide and
Rodenticide Act, Federal Pesticide Act of 1978, 7 U.S5.C. § 136 et seq., Federal Toxic Substances
Control Act, 15 U.S.C. § 2601 et seq., Federal Safe Drinking Water Act, 42 U.S.C. § 300f
et seq., Washington Water Pollution Control Act, RCW ch. 90.48, Washington Clean Air Act,
RCW ch. 70.94, Washington Solid Waste Management Recovery and Recycling Act, RCW ch.
70.95, Washington Hazardous Waste Management Act, RCW ch. 70.105, Washington
Hazardous Waste Fees Act, RCW ch. 70.95, Washington Model Toxics Control Act, RCW
ch. 70.105D, Washington Nuclear Energy and Radiation Act, RCW ch. 70.98, Washington
Radioactlive Waste Storage and Transportation Act of 1980, RCW ch. 70.99, Washington
Underground Petroleum Storage Tanks Act, RCW ch. 70.148.
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1.28 “Escrow Agent” means the Title Company or another nationally recognized title
msurance company selected by Landlord and not objected to by Tenant which shall provide
escrow services and issue the Title Policy to be delivered to Tenant in connection with the
Closing.

1.29 “Events of Default” has the meaning set forth in Section 23 and 24 of this Lease.

1.30  “Execution Date” means the date that this Lease has been fully executed,
acknowledged for delivered by both Landlord and Tenant.

1.31 “Expiration Date” means the earliest of: (1) the date which is twenty-five (25)
years after the Commencement Date; or (ii) the date on which the Garage Ground Lease is
terminated as a result of payment or defeasance in full of all Monthly Rent set forth on
Exhibit A hereto; or (iii) any date on which this Lease terminates in accordance with its terms.

1.32 “Final Completion of the Project” means that the following events have
occurred with respect to the Project:

(a) Substantial Completion of the Project {as defined in Section 1.79 of this
Lease) has occurred;

(b)  The City has issued a final, unconditional Certificate of Occupancy, such
that Tenant is permitted to and could physically occupy the Project for the Permitted Use.

(c) Each Contractor shall have issued its “Certificate of Substantial
Completion” together with its Affidavit of Payment of Debts and Claims (AIA Forms 706 and
706A), and all Contractors and their subcontractors performing work on the Project have
executed and delivered final waivers and releases of lien in form satisfactory to Landlord and
Tenant.

(d)  All Punch List items have been completed.

(e) Landlord shall have submitted evidence reasonably satisfactory to Tenant
that all construction costs have been paid in full, including evidence of full payment for any
personal property installed on the Garage Land as part of the Project Costs.

() The period for filing construction liens has expired or releases or
discharges of construction liens in form and substance satisfactory to Tenant have been obtained
by the Landlord from all Contractors and their subcontractors performing work on the Project in
accordance with all Construction Contracts or Tenant has received the title endorsement
contemplated under subsection (i) below in form reasonably acceptable to Tenant.

(2) Architect shall have issued its “Certificate of Final Completion™.

(h)  The General Contractor shall have issued a certificate that (i) the Project
has been finally completed in substantial accordance with the Contract Documents, and (ii) no
Hazardous Substances (as defined in Section 1.41 of this Lease) were incorporated into the
structure of the Project.
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(i) Tenant shall have received an endorsement to its Title Policy dated as of
and issued on the date of Final Completion of the Project, which shall insurc Tenant: (i) against
any liens for labor or materials, whether or not of record, which may have arisen in connection
with the construction of the Project, and (ii) show no additional exceptions to its Title Policy, if
any, other than those approved by or arising through Tenant.

{4) All signage and graphics required under the Construction Documents has
been installed in the Garage, all security systems have been installed and are operational, the
Garage is no longer in use as a construction staging area for the storage of construction materials,
machinery and equipment or to provide temporary parking for construction workers’
automobiles and equipment and the entire Garage is open to members of the general public for
the parking of vehicles.

(k)  Each Contractor who has performed work on the Project shall have
submitted its statements of intent to pay prevailing wages and affidavits of wages paid to the date
of Final Completion of the Project and copies of all other documentation required by
Chapter 39.12 RCW and/or the Davis Bacon Act, as applicable. Landlord has delivered Tenant
its affidavit that the Construction Contracts with Contractors and subcontractors of such
Contractors for the Project required such parties to pay prevailing wages in accordance with
Section 9.5.5 below, and Landlord shall have provided evidence reasonably satisfactory to
Tenant that the Project has been designed, developed and constructed in accordance with the
relevant provisions of the FTA Requirements set forth in Exhibit O attached hereto and by the
reference tncorporated herein; and

€} Landlerd shall have completed and delivered the matters required under
Section 9.10 of this Lease.

1.33  “Financing Costs” means all costs incurred by Landlord in obtaining financing
for the Project, including, but not limited to loan fees, origination fees, appraisal fees, legal fees,
interest and all other costs incurred or payable by Landlord to obtain financing for the Project,
including any and all amounts payable to Construction Lender in connection with the
Construction Loan or the Security Documents.

1.34  “Fixed Price” means Sixteen Million Four Hundred Fifty Thousand Dollars
($16,450,000).

1.35 “Garage” means a 3% story parking structure containing a minimum of
532 parking stalls together with surface parking for an additional 321 vehicles for a total of
853 parking stalls for use by transit commuters to be constructed on the Garage Land as part of
the Project. The Garage is more particularly described in the Preliminary Plans and Outline
Specifications, a schedule of which is attached hercto as Exhibit B and by this reference
incorporated herein. '

1.36 “Garage Ground Lease” means the ground lease of the Garage Land entered
into or to be entered into of even date herewith, by and between Kirkland Park & Ride, L.L.C.,
as the ground lessee and King County as the ground lessor, as the same may be amended or
modified {rom lime to time.
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1.37 “Garage Land” means that portion of the Land on which the Garage will be
located. The legal description of the Garage Land will be attached to this Lease as
Exhibit E upon completion of the short plat of the Land as described in Section 2.4 of the
Transit Center Ground Lease.

1.38  “General Construction Contract” means the general construction agreement
between Landlord and the General Contractor for construction of the Project, which shall provide
a Guaranteed Maximum Construction Price.

1.39  “General Contractor” means a duly licensed general contractor in the State of
Washington, the contractor for the Project selected by Landlord with Tenant’s approval.

1.40 “Guaranteed Maximum Construction Price” means the maximum cost for
design and construction of the Project as guaranteed by the General Contractor pursuant to the
terms of the General Construction Contract.

1.41 “Hazardous Substances” means any material, waste, substance, industrial waste,
toxic waste, chemical contaminant, petroleum, asbestos, polychlorinated biphenyls, radioactive
materials, or other substances regulated or classified by Environmental Laws as hazardous, toxic
or lethal to persons or property.

142 “Housing Covenants” means the covenants encumbering the Housing Land
which restrict use of the Housing Land for a minimum term of ten (10) years to development of
the Market Rate Housing Community and the Affordable Housing Community thereon, the
forms of which shall be agreed upon prior to the Initial Conditions Precedent Satisfaction Date
and at a minimum shall contain the affordability requirements set forth in the RFP and as
required by the City of Kirkland.

1.43  “Housing Easements” means the following easements which shall constitute
casements appurtenant to the Housing Land and which are necessary to develop the Housing
Project on the Housing Land: (a) public plaza easement, (b) storm water detention facility
easement, and (c) access easement for vehicular ingress and egress by residents and invitees of
the Housing Project to/from NE 38" Place and 108" Avenue NE. The Housing Easements are
set forth in the South Kirkland T.O.D. Easements Agreement in the form attached hereto as
Exhibit G.

1.44 “Housing Land” means that portion of the Land on which the Housing Project
will be located. The legal description of the Housing Land will be attached to this Lease as
Exhibit F upon completion of the short plat of the Land as described in Section 2.4 of the
Transit Center Ground Lease.

1.45 “Housing Project” means the development of a mixed use, mixed income
residential development consisting of the development of a market rate rental community with a
minimum of 177 units together with associated underground parking and commercial and retail
uses on a portion of the Housing Land (the “Market Rate Housing Community”) and the
development of an affordable housing community with a minimum of 58 units on a portion of
the Housing Land (the “Affordable Housing Community™).

1.46  “Initial Conditions Precedent Satisfaction Date” means July 2, 2012,
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1.47 “Land” means the real property in King County, Washington, on which the South
Kirkland T.Q.D. Facility will be developed in phases, as more particularly described in
Exhibit C-1 attached hereto and by this reference incorporated herein.

1.48 “Landlord” means Kirkland Park & Ride, L.L.C., a Washington limited liability
company, whose sole members are KTOD Developer, L.L.C., a Washington limited liability
company and South KTOD Development LLC, the sole member of which is Imagine Housing, a
Washington nonprofit corporation.

1.49 “Landlord-Initiated Change Order” means Change Orders during the
construction of the Project that are initiated by Landlord pursuant to Section 9.6.

1.50 “Laws” mean any constitution, statute, ordinance, regulation, rule, resolution,
judicial decision, administrative order or other requirement of any federal, state, county,
municipal or other governmental agency or authority having jurisdiction over the parties or the
Premises, or both, in effect either at the time of execution of this Lease or at any time during the
Term, including without limitation, any regulation or order of a quasi official entity or body (e.g.,
board of fire examiners or public utilities) including, but not limited to Environmental Laws and
all rules, laws and regulations issued thereunder, as the same may be amended from time to time.

1.51 “Lease” means this Lease between Kirkland Park & Ride, L.L.C. as Landlord and
King County as Tenant, as the same may be amended or modified from time to time.

1.52 “Lease Year” means each succceding year of the Term, commencing with the
Commencement Date and ending with the date which is one (1) day less than one (1) year later.

1.53 “Liens” means any lien, charge, security intercst or encumbrance, including the
Security Documents, which may be attached to, upon or against the Premises or any portion
thereof.

1.54 “Monthly Rent” means the rent payable by Tenant under this Lease from the
Commencement Date to and including the Expiration Date in the amounts for each Lease Year
as set forth on the Schedule of Monthly Rent attached hereto as Exhibit A and by this reference
incorporated herein, as such Schedule may be amended from time to time.

1.55 “Notice Address” means as to cach of the parties its respective address as
specified in Section 34.7 of this Lease.

1.56 “Notice Parties” means each of Landlord, Tenant and Construction Lender.

1.57 *Option” means Tenant’s Option to purchase the Premises as provided in
Section 21 of this Lease.

1.58 “Option Price” means the Fixed Price less all sums paid by Tenant as Monthly
Rent under this Lease payable on the Closing Date. The Option Price shall be paid by
(a) crediting the fair market value of the Housing Land and the Housing Easements (which the
parties agree have a fair market value to Landlord of Ten Million Dollars ($§10,000,000)) against
the Fixed Price and (b)the balance of the Option Price or Six Million Four Hundred Fifty
Thousand and No/100 Dollars ($6,450,000.00) shall be paid in cash (“Cash Option Price”).
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The Housing Land and the Housing Easements shall be conveyed to Landlord at Closing in part
payment of the Option Price.

1.59 “Outside Completion Date” means December 14, 2015.

1.60 “Permits” means all land use permits, authorizations and approvals required for
construction of the Project.

1.61 “Permitted Liens” means the Security Documents.
1.62 “Permitted Use” has the meaning given to it in Section 7 of this Lease.
1.63 “Permitted Exceptions™ has the meaning set forth in Scction 21.3 of this Lease.

1.64 “Phasing Plan” means the drawings prepared by Landlord and approved by
Tenant which describes each construction phase of the South Kirkland T.O.D. Facility, impacts
on transit center operations and availability and location of transit commuter parking on the
Land, a copy of which is attached hereto as Exhibit H and by this reference incorporated herein.

1.65 “Person” means a natural person, corporation, trust, partnership, limited
partnership, limited liability company, governmental subdivision or agency, municipal
corporation, city, state or other legal entity.

1.66 “Preliminary Plans and Outline Specifications™ are the initial renditions for the
Garage, a schedule of which Preliminary Plans and Outline Specifications is attached hereto as
Exhibit B and by this reference incorporated herein.

1.67 “Premises” means the entirety of the Garage (including surface parking spaces)
to be constructed on the Garage Land together with a leaschold interest in the Garage Land
pursuant to the Garage Ground Lease. From and after the completion of the short plat of the
Land into the Transit Center Land, the Garage Land and the Housing Land, the Premises shall
mean the entirety of the Garage to be constructed on the Garage Land together with a leasehold
interest in the Garage Land pursuant to the Garage Ground Lease.

1.68 “Project” means the total design, development, permitting, financing,
construction and equipping of the Garage, including, without limitation, all site work,
landscaping, sidewalks, driveways (as may be necessary to access the Garage from adjacent
public streets), offsite improvements and road improvements, all utility relocation and
installation of utilities as required to serve the Project, all professional design services and all
labor, material, supplies and equipment used or incorporated in such design and construction of
the Garage, (including surface parking spaces and ancillary improvements) to be constructed on
the Garage Land. The Project also includes the relocation of the transit center to the Housing
Land and the relocation and/or replacement of parking spaces available for use by transit
passengers from time to time (which parking spaces may be provided off-site pursuant to the
terms of Section 16.2 of this Lease) during the construction of Phase ] and Phase IT of the
development of the South Kirkland T.O.D. Facility in accordance with the Phasing Plan. The
Project shall include work which is consistent with and reasonably inferable from the approved
Project Requirements as being necessary to produce the intended results.
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1.69 “Project Contingency” means the contingency by that name set forth in the
Project Budget.

1.70 “Project Costs” means all costs for the design, development, permitting,
financing and construction of the Project, including, without limitation, all site work,
landscaping, off-site improvements, sidewalks, driveways (as may be necessary to access the
Garage from adjacent public streets), and road improvements, all costs associated with the
retocation of the transit center and relocation or replacement of parking spaces available for use
by transit passengers during the construction of the Project, including, but not limited to, all costs
associated with the lease of the Replacement Park and Ride Facility, all work and other
improvements required under Permits, utility relocation and installation of utilities as required to
serve the Project, all Permit fees, all costs of the Garage, HVAC electrical and other building
systems, all costs of fixtures, furnishing and equipment, if any, described in the Construction
Documents, all costs of architectural services provided by the Architect, all other professionat
design and other services provided by Architect, Contractors or other professionals engaged by
Landlord or General Contractor, all amounts paid to General Contractor under the General
Construction Contracts including all labor, materials, supplies and equipment used or
incorporated in such design and construction, all amounts paid to other Contractors and
subcontractors, if any, under any other Construction Contract or subcontract entered into by
Landlord or by General Contractor including all labor, materials, equipment used or incorporated
in such design and construction, services provided by engineers, attorneys, accountants,
environmental consultants, surveyors and other professionals and consultants retained by
Landlord or General Contractor in connection with the Project, Landlord’s development fees,
Landlord’s overhead, general expenses, salaries or other compensation of Landlord’s personnel
or of General Contractor’s personnel whether situated at Landlord’s principal office, General
Contractor’s principal offices or otherwise and other administrative costs, real estate brokerage
and leasing commissions, if any, and all other costs incurred in connection with the Project
Financing Costs, Project Contingency, insurance, applicable state and local retail sales, business
and occupation and other taxes (including real property taxes and assessments accruing from the
Effective Date to Final Completion of the Project).

1.71 “Project Rcquirements” means the Preliminary Plans and OQutline
Specifications, those portions of the RFP dealing with the Garage, the FTA Requirements and
other requirements for the Project specifically agreed to by Landlord and Tenant.

1.72 “Project Schedule” means the schedule for the Project as revised from time to
time by General Contractor and Landlord; provided, however, that in no event shall the Project
Schedule provide for Substantial Completion of the Project to occur later than the Required
Completion Date without the consent of Tenant. The initial Project Schedule is set forth in
Exhibit I attached hereto and by this reference incorporated herein.

1.73 “Punch List” means a list of items required to be completed prior to Final
Completion of the Project that are minor items which do not affect Landlord’s ability to lease the
Premises to Tenant and do not affect Tenant’s ability to use the Premises for its Permitted Use.

1.74 “Required Completion Date” means a date no later than December 14, 2014.
The Required Completion Date shall be extended to the extent of (1) Unavoidable Delays; and
(i1} delays incurred as a result of the time required to remediate Hazardous Substances existing
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in, on or emanating from the Garage Land and discovered during the construction of the Project,
provided Landlord shall use reasonable efforts to minimize the impact on the Project Schedule
due to such remediation; provided, however, that extensions due to Unavoidable Delay or delays
resulting from remediation of such pre-existing Hazardous Substances shall not exceed twelve
(12) months.

1.75  “Requirements of Law” means all requirements relating to land and building
construction (including those specifically applicable to Tenant’s contemplated use of the
Premises for its Permitted Use), including, without limitation, planning, zoning, subdivision,
platting, environmental, air quality, flood hazard, fire safety, accessibility, and other
governmental approvals, permits, licenses and/or certificates as may be necessary from time to
time to comply with all the foregoing, all Federal Transit Administration rules, regulations and
requirements, including but not limited to those attached hereto as Exhibit O and by this
reference incorporated herein, and other applicable statutes, rules, orders, regulations, laws,
ordinances, and covenants, conditions and restrictions, which now apply to and/or affect the
design, construction, existence, intended use, operation and/or occupancy of the Garage, the
Garage Land, the Premises or any part thereof.

1.76  “Schematic Drawings” means drawings establishing the general scope,
conceptual design, scale and relationship among the components of the Project.

1.77 “Security Documents” means the Deed of Trust, and all other documents as may
be required by Construction Lender in connection with the Construction Loan to finance the
Project Costs.

1.78 “Subordination Agreement” means the Subordination, Non-Disturbance and
Attornment Agreement to be executed by Landlord, Tenant and Construction Lender in the form
attached hereto as Exhibit M and by this reference incorporated herein.

1.79  “Substantial Completion” means that the Project is Substantially Complete and
each of the following events shall have occurred with respect to the Project:

(a) General Contractor shall have notified Landlord and Tenant in writing that
the Project is Substantially Complete in substantial accordance with the Contract Documents,
subject only to the completion of normal Punch List items;

(b)  Architect shall have issued its “Certificate of Substantial Completion”
(AIA Document G704) stating that the work under the General Construction Contract is
sufficiently complete in substantial accordance with the Contract Documents to permit Tenant to
occupy or utilize the Garage for its Permitted Use;

(c) The City has issued a temporary certificate of occupancy such that Tenant
is permitted to and could, pursuant to such issued certificate of occupancy, physically occupy the
Garage for its Permitted Use;

(d)  Tenant has received satisfactory evidence from Landlord that all real
property taxes and assessments payable on the Premises have been paid;
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(e) Each Contractor shall have issued its “Certificate of Substantial
Completion” together with its “Affidavit of Payment of Debts and Claims™ (AIA Forms 706 and
706A), together with partial waivers and releases of lien for work performed prior to the date of
its “Certificate of Substantial Completion” in form and substance reasonably satisfactory to
Tenant;

€3] Each Contractor who has performed work on the Project shall have
submitted its statements of intent to pay prevailing wages and alfidavits of wages paid to the date
of Substantial Completion and copies of all other documentation required by Chapter 39.12
RCW and/or the Davis Bacon Act, as applicable. Landlord has delivered Tenant its affidavit that
the Construction Contracts with Contractors and subcontractors of such Contractors for the
Project required such parties to pay prevailing wages in accordance with Section 9.5.5 below,
and Landlord shall have provided evidence reasonably satisfactory to Tenant that the Project has
been designed, developed and constructed in accordance with all relevant provisions of the FTA
Requirements set forth in Exhibit O attached hereto and by the reference incorporated herein;
and

(g Tenant shall have accepted the Project as Substantially Complete, subject
to completion of the Punch List items agreed upon with Landlord.

1.80 “Substantially Complete” means that the Garage has been constructed in
substantial accordance with the Contract Documents and: (a) all elements required for the
functioning of the Garage shall be operational and in good working order and condition
including satisfying applicable ADA building requirements and the Washington State Law
Against Discrimination, RCW ch. 49.60, as well as regulations adopted thereunder; (b) the
Garage shall be weather tight and waterproof; (c) the fire and life safety systems within the
Garage shall be operational and in good working order and condition; (d) the elevators within the
Garage shall operate and function in good working order and condition, but may still require
touch up installation and cleaning; (e)the mechanical and electrical systems, including the
HVAC system, if any, shall be individually tested and in good working order able to support the
Garage and shall also be tested to assure that the Garage syslems operate on an integrated basis,
but the HVAC system may still require final balancing work; (f) the finish work is substantially
completed, including, but not limited to public entryways, elevators, doors and other partitions
and the HVAC, plumbing, fire and life safety, sprinkler and electrical systems have been
installed and are in good working order and condition, and all construction debris has been
removed; (g)all site utilities, paving, striping, sidewalks and landscaping are substantially
completed and construction barricades and cquipment have been removed; (h)all Garage
elevators and lobbies and all entrances and exits to the Garage (including all roads, driveways
and sidewalks providing for pedestrian and vehicular access to the Garage from adjacent public
streets) are completed; (i) the access and security systems for the Garage are installed and
operational, except in each case minor Punch List items which do not materially affect use and
occupancy of the Garage for the Permitted Use.

1.81 “Taxes” means all real property taxes and assessments (including assessments for
special improvements), license and permit fees, charges for public utilities, leasehold excise
taxes, other excise taxes, levies, sales, use and occupancy iaxes, any tax or charge assessed
against the Monthly Rent or fair market value of the Premises and any taxes levied or assessed in
addition to or in lieu of, in whole or in part, such taxes, assessments or other charges and all
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other governmental impositions and charges of every kind and nature, general and special,
ordinary and extraordinary, foreseen and unforeseen of every character (including interest and
penalties thereon) which at any time from and after the Effective Date of this Lease may be
imposed, levied upon or assessed against or which arise with respect to or constitute a lien upon
the Garage Land, Project or the Premises (or any part thereof), the leasehold estate created by
this Lease or the Garage Ground Lease any part thereof, or any estate, right or interest therein, or
any occupancy, use or possession of or activity conducted on the Premises or any part thereof.
Taxes shall not include any tax computed on the basis of Landlord’s net income.

1.82  “Tenant” means King County, a political subdivision of the State of Washington,
and its successors and permitted assigns as the tenant under this Lease.

1.83  “Tenant-Initiated Change Order” means Change Orders that are initiated by
Tenant pursuant to Section 9.6.

184 “Tenant’s Project Manager” means the project manager for the Project
identified by the Tenant’s Department of Construction and Facilities Management, or his or her
designee. Tenant’s Project Manager shall have authority to approve all Change Orders on behalf
of Tenant and to approve Design Development Drawings and Construction Drawings pursuant to
Section 9.3 of this Lease.

1.85 “Term” means the period beginning on the Commencement Date and ending on
the Expiration Date.

1.86 “Title Company™ means First American Title Insurance Company, which will be
issuing the Title Policy.

1.87  “Title Policy™ has the meaning set forth in Section 21.3 below.

1.88 “Transit Center” means an off street transit facility with internal circulation
scparated from general traffic containing transit bays for use by busses collecting and
discharging passengers, together with ancillary transit passenger amenities such as an overhead
canopy which will provide a weather-protected waiting area for transit passengers, seating,
lighting, signage, bike racks and other transit-related facilities.

1.89 “Transit Center Land” means that portion of the Land on which the Transit
Center will be located. The legal description of the Transit Center Land will be attached to this
Lease as Exhibit D upon completion of the short plat of the Land as described in Section 2.4 of
the Transit Center Ground Lease.

1.90  “Transit Center Ground Lease” means the ground icase of the Transit Center
Land entered into or to be entered into of even date herewith by and between Landlord as the
ground lessee and King County as the ground lessor, as the same may be amended or modified
from time to time,

191 “Transit Center Project” means the design, development, construction,

financing and equipment of the Transit Center on the Transit Center Land pursuant to the Transit
Center Project Lease.
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1.92  “Transit Center Project Lease” means that certain Lease Agreement (with
Option to Purchase-Transit Center) between Kirkland Park & Ride, L.L.C. as Landlord and King
County, as Tenant as the same may be amended or modifted from time to time.

1.93 “Trust Agreement” means the trust agreement executed by Trustee and Tenant
in connection with the execution and delivery of the Certificates.

1.94 “Trustee” means a national bank or other financial institution with trust powers
selected by Tenant to enter into the Trust Agreement and issue the Certificates in Monthly Rent
or any duly authorized successor thereto appointed pursuant to the Trustee Agreement.

1.95 “Unavoidable Delays” means any delay in the performance by Landlord or
General Contractor of its obligations with respect to the Project caused by strikes (other than
those directly caused by the acts or omissions of Landlord or the General Contractor or the
failure by the Landlord or the General Contractor to bargain in good faith), acts of God,
unusually inclement weather, unavoidable casualties and similar causes beyond the reasonable
control of Landlord or General Contractor which, after the exercise of due diligence to mitigate
the effects thereof, delay construction of the Project, other than such delays resulting from
(a) Landlord’s failure to comply with the terms and provision of this Lease; (b) General
Contractor’s failure to comply with the terms of the General Construction Contract; (¢} increased
prices, or (d} unavailability of funds. Unavoidable Delays will entitle Landlord to request an
extension of the Required Completion Date (not to exceed a total of twelve (12) months) but will
in no way entitle Landlord to any increase in Monthly Rent or any increase in the Fixed Price or
the Option Price.

1.96 “Utilities” means all utilities and services furnished to the Premises, including
without limitation, gas, electricity, water, sewer, garbage collection, and telephone service.

1.97 “Warranty Period” means that period commencing on the date of Final
Completion of the Project and expiring two (2) years thereafter.

2. Premises. Landlord leases to Tenant and Tenant leases from Landlord the Premises for
the Term.
3. Term. The Term shall commence on the Effective Date and shall expire on the

Expiration Date, unless sooner terminated as provided herein; provided, however, that the
obligation of Tenant to pay Monthly Rent shall not commence until the Commencement Date.
Landlord and Tenant shall confirm the Commencement and Expiration Dates by executing
within fifteen (15) days after the Commencement Date, a wriltten Confirmation of
Commencement and Expiration Dates in the form attached hereto as Exhibit J and by this
reference incorporated herein, which Confirmation of Commencement and Expiration Dates
shall become a part of this Lease and be binding upon Landlord and Tenant to establish the
actual Commencement and Expiration Dates of the Term. Notwithstanding that the obligation of
Tenant to pay Monthly Rent under this Lease shall not commence until the Commencement
Date, all of the other terms and provisions of this Lease shall be effective from and after the
Effective Date (except as otherwise provided herein).
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4, Monthly Rent.

4.1  Obligation to Pay Rent. Commencing on the first Business Day of the first
month following the Commencement Date and on the first Business Day of each and every
month thereafter during the Term, Tenant shall pay to Landlord or as Landlord may otherwise
direct in writing and without deduction, offset, prior notice or demand, an amount equal to
Monthly Rent as set forth on the schedule of Monthly Rent attached hereto as Exhibit A and this
reference incorporated herein; provided, however that the first payment of Monthly Rent shall
also include an amount in arrears for the Monthly Rent due and owing from the Commencement
Date through and including the last day of the month preceding such first payment date.

4.2  Proration of Rent. Monthly Rent for any partial month shall be prorated on a
daily basis at the rate of 1/30 of the Monthly Rent. All payments of Monthly Rent under this
Lease shall be paid in lawful money of the United States and in immediately available funds. In
the event that the date on which Monthly Rent is due is not a Business Day, such Monthly Rent
shall be due on the following Business Day.

4.3  Rent a General Obligation. Tenant’s obligationto pay Monthly Rent constitutes
a limited tax general obligation of Tenant. Tenant irrevocably covenants and agrees that it will
include in its annual budget and levy taxes annually on all taxable property within King County,
within and as a part of the tax levy permitted to Tenant without a vote of the electors, amounts
sufficient, together with all other money legally available and to be used therefor, to pay
Monthly Rent as the same shall become due. The full faith, credit and resources of Tenant are
irrevocably pledged for the annual levy and collection of such taxes and the prompt payment of
Monthly Rent.

4.4  Prepayment of Monthly Rent through Issuance of Certificates. Landlord and
Tenant acknowledge that it is Tenant’s intent that Certificates will be issued as a means to pay
Landlord the Cash Option Price, which together with the credit of the fair market value of the
Housing Land and the Housing Easement against the Option Price (which shall be conveyed to
Landlord on the Closing Date) shall be used by Landlord to repay the Construction Loan, if
Tenant has not exercised its option to purchase the Premises pursuant to Sections 21 and 22
hereof within fifteen (15) days following the Substantial Completion of the Project.

(a) Tenant shall have the right to arrange for the issuance of Certificates to
provide long-term financing for the Project in an amount sufficient to pay the Cash Option Price.
Tenant shall notify Landlord in writing within fifteen (15) days following the Substantial
Completion of the Project of Tenant’s intent to issue the Certificates, the name of the Trustee
who will become the successor in interest to Landlord’s right, title and interest under the Garage
Ground Lease and this Lease as to the Garage Land, and the name of the underwriter that will
underwrite the Certificates (the “Notice of Intent to Issue Certificates™). In the event Tenant
delivers Landlord the Notice of Intent to Issue Certificates, Tenant will use its best efforts to
cause the issuance of the Certificates and payment of the Option Price to Landlord within ninety
(90) days thereafter; provided, however, that in no event shall Closing or issuance of the
Certiftcates occur prior to the Final Completion of the Project.

(b) In the event that Tenant has not exercised its option to purchase the
Premises pursuant to Sections 21 and 22 hereof or has not delivered the Notice of Intent to Issuc
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Certificates provided in Section 4.4(a) above within twenty (20) days following the Substantial
Completion of the Project, then Landlord may elect to arrange for the issuance of the
Certificates. The Landlord shall notify Tenant of its intent to exercise its right to cause issuance
of the Certificates pursuant to this Section 4.4(b) not less than ninety (90) days prior to the
expected Closing Date for the issuance of such Certificates. Such Certificates shall be issued in
a principal amount equal to the anticipated Cash Option Price as of the Closing Date. Tenant
agrees to cooperate with Landlord in the issuance of the Certificates, including providing
information on the Tenant for any offering circular, entering into an ongoing disclosure
agreement and executing customary certifications; provided, however, that in no event shall
Closing or issuance of the Certificates occur prior to the Final Completion of the Project.

(c) On the Closing of the issuance of the Certificates and payment of the Cash
Option Price and conveyance of the Housing Land and the Housing Easements to Landlord, all
right, title and interest of Landlord under the Garage Ground Lease and this Lease as to the
Garage Land shall be assigned to Trustee. Tenant hereby consents to such assignment and from
and after the Closing, Tenant shall make future payments of Monthly Rent directly to the
Trustee. The Trustee shall be directed to pay Landlord the Cash Option Price calculated as of the
Closing Date in immediately available funds from the proceeds from the sale of the Certificates.
Landlord shall execute such amendments to the Garage Ground Lease and this Lease as Tenant
or Trustee may requeslt in order to cause the issnance of the Certificates, including an amended
Schedule of Monthly Rent designating principal and interest components corresponding to
principal and interest payments for the Certificates, so long as such amendments do not
materially increase Landlord’s obligations under the Garage Ground Lease or this Lease. Tenant
agrees to pay the reasonable and typical costs of issuing the Certificates. Upon the assignment of
its rights under the Garage Ground Lease and this Lease as to the Garage Land to Trustee,
Landlord shall cause its interests in the Premises, the Garage Ground Lease and this Lease as to
the Garage Land to be released {rom any lien arising under the Security Documents or other
claim in favor of Construction Lender and Landlord shall be relieved from any obligation under
the Garage Ground Lease or this Lease as to the Garage Land arising from any event occurring
after the date of such assignment, other than those obligations which by their terms are expressly
intended to remain Landlord’s obligations after the assignment to Trustee, including, but not
limited to Landlord’s obligations with respect to any representations and warranties made with
respect to the Project during the Warranty Period.

5. Taxes and Utilities.

5.1 Payment of Taxes by Landlord. Landlord shall be responsible for the payment
of all Taxes from the Effective Date to the date prior to the Commencement Date of this Lease.
Landlord shall pay all Taxes directly to the applicable governmental agency prior to delinquency
and shall provide proof of such payment promptly to Tenant upon request.

5.2  Payment of Taxes by Tenant. From and after the Commencement Date, Tenant
shall pay all Taxes directly to the applicable governmental agency prior to delinquency and shall
provide proof of such payment promptly to Landlord upon request. To the extent Taxes or other
charges can be paid in installments, Tenant may pay such Taxes in installments and shall only be
liable for Taxes which accrue from and after the Commencement Date. With respect to any
general or special assessments which may be levied against or upon the Premises, or which under
the Laws then in force may be evidenced by improvements or other bonds or may be paid in
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annual installments, only the amount of such annual installment, and interest due thereon, shall
be included within the computation of Taxes.

5.3  Real Property Tax Statements. Tenant shall make appropriate arrangements to
receive directly from the applicable governmental agency assessment notices and real property
tax statements for the current year and Tenant shall provide a copy thereof to Landlord within
five (5) days following receipt of such assessment notices or tax statements.

5.4  Right to Contest Taxes. If Landlord receives prior notice that an appraisal of the
Premises, or any portion thereof, will be conducted for real property tax purposes, Landlord shall
so notify Tenant and permit Tenant to be present during such appraisal if Tenant so elects.
Tenant shall have the right in Landlord’s name and stead, and at Tenant’s sole expense, to
contest the validity or amount of any real property taxes. Landlord shall cooperate with Tenant
and provide reasonable assistance with respect to any such contest, including, without limitation,
such information and supporting documents as may be reasonably requested by Tenant.
Notwithstanding any provision of this Lease to the contrary, Tenant shall not be required, nor
shall Landlord have the right, to pay, discharge or remove any such real property tax so long as
no Event of Default has occurred and Tenant is contesting the existence, amount, applicability or
validity thereof by appropriate proceedings conducted in good faith with due diligence. In the
event Landlord shall obtain a tax refund as a result of any such tax appeal or other proceedings
Tenant shall be entitied to, and Landiord shall promptly pay to Tenant, all such tax refunds.

5.5  Personal Property Taxes. Tenant shall pay prior to delinquency all personal
property taxes assessed against and levied upon Tenant’s furnishings, equipment and all other of
Tenant’s personal property contained in the Premises. If possible, Tenant shall cause all such
property to be assessed and billed separately from the Premises.

5.6  Utilities. Landlord shall be responsible for the payment of all charges for utilities
used or consumed at the Premises from the Effective Date to the date prior to the
Commencement Date. From and after the Commencement Date of this Lease, Tenant shall be
solely responsible for and shall pay separately for all charges for Utilities used or consumed in
the Premises. It is understood that Landlord shall not be required to provide any Utilities to
Tenant, and Tenant shall make any necessary arrangements to have all such Utilities billed
directly to and paid for directly by Tenant. Landlord shall be solely responsible for and shall pay
separately for all charges for Utilities provided to the Premises from the Effective Date to and
including the Commencement Date of this Lease.

6. Conditions Precedent. As conditions precedent to Tenant’s obligations to ground lease
the Garage Land to Landlord and Landlord’s obligation to ground lease the Garage Land
pursuant to the Garage Ground Lease, and Landlord’s obligations to design, develop, construct
and finance the Project and Tenant’s obligation to lease the Project upon Substantial Completion
thereof pursuant to the terms and conditions of this Lease, the conditions set forth in
Subsections 6.1 through 6.4 must be met to the reasonable satisfaction of the parties hereto prior
to July 2, 2012 (*Initial Conditions Precedent Satisfaction Date”). Upon execution of this
Lease, Landlord and Tenant shall each work diligently and in good faith to satisfy each of the
conditions set forth in Section 6.1 through 6.4 below on or before the Initial Conditions
Precedent Satisfaction Date:
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6.1 Replacement Park and Ride Facility. Landlord has acquired by lease the
Replacement Park and Ride Facility (as defined in Section 16 of this Lease) acceptable to
Tenant, which approval shall not be unreasonably withheld, conditioned or delayed so long as
the lease terms comply with the terms and conditions set forth in Section 16 of this Lease.

6.2  Approval of Financing Plan for Project and the Transit Center Project.
Landlord intends to finance the development and construction of the Project and the Transit
Center Project with construction loan financing and equity investments. Landlord shall make the
following information available in Seattle, Washington for review by Tenant’s Director of the
Department of Transportation or such person’s designee who shall recommend approval or
disapproval of such Financing Plan to the King County Executive. All financial and tax
information provided by Landlord will be kept strictly conlidential by Tenant and its attorneys,
consultants and employees to the fullest extent permitted by law and shall not be copied or
distributed by Tenant to any third party (except as required by law or in legal proceedings
brought to enforce either the Garage Ground Lease or this Lease or the Transit Center Ground
Lease and the Transit Center Project Lease):

6.2.1 Evidence reasonably acceptable to Tenant-of the source and availability of
any debt and equity funding required to build the Project and the Transit Center Project. Copies
of executed term sheets or cxecuted commitment letters [rom institutional lenders reasonably
acceptable to Tenant with terms and conditions reasonably acceptable to Tenant and with terms
that also satisfy the requirements of Section 10 below will be considered sufficient evidence of
financing under this Section 6.2.1; and

6.2.2 Copies of Landlord’s limited liability company or other organizational
documents with evidence of funding commitments from existing members and proposed
investors.

6.2.3 Such other information and documents as Tenant may reasonably request,
including but not limited to, financial statements, tax returns, banking references or other
information regarding the members or proposed equily investors in Landlord.

6.2.4 Any financing obtained by Landlord used for construction of the Project
and the Transit Center Project must be fully authorized by the granting agencies for such use to
the Tenant’s reasonablc satisfaction.

6.2.5 The forms of the Housing Covenants have been agreed upon.

Upon approval of the information and agreements set forth in Section 6.2.1 through 6.2.5,
such documents and the intended financing of the Project and the Transit Center Project shall
constitute the “Approved Financing Plan” for the Project and the Transit Center Project.
Tenant shall have no financial liability of any kind for costs arising from or related to
construction of the Transit Center or the Garage, as required by RCW Ch. 35.42,, including those
that may arise from any grant funds obtained by the Landlord. There shall be no change in the
Approved Financing Plan without the prior written approval of the Tenant, which approval shall
not be unreasonably withheld.

6.3  No Bankruptcy. Neither Landlord nor any of its members or managers: (a) has
applied for or consented to the appointment of a receiver, custodian or trustee for it or any of its
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property, (b) has become insolvent, (c) has failed generally or admitted in writing its inability to
pay its debts as they become due, (d) has consolidated, liquidated or dissolved, (&) has filed a
petition or action for relief relating to any federal or state bankruptcy, reorganization, insolvency,
moratorium or similar statute or any other law or laws for the relief or of relating to debtors, or
(f) has made an assignment for the benefit of its creditors or entered into an agreement of
composition with its creditors, nor (g) has a petition been filed by or against Landlord or any of
its members or managers under any federal or state bankruptcy, reorganization, insolvency,
moratorium or similar statute, or any other law or laws for the relief of or relating to debtors.

6.4  Inspection and Evaluation of Housing Land and Housing Eascments; As Is
Sale. Landlord has completed its due diligence investigation of the Housing Land and the
Housing Easements, has approved title to and the environmental condition of the Housing Land
and the feasibility of the development of the Housing Project on the Housing Land and the
Housing Easements. Landlord acknowledges and agrees that Landlord will be concluding its
acquisition of the Housing Land and Housing Easements based upon Landlord’s inspection,
investigation of the Housing Land and Housing Easements and its suitability for Landlord’s
intended purpose. Landlord further acknowledges and agrees, that, except as expressly provided
in this Lease, Tenant does not make any representations or warranties of any kind, either express
or implied, with respect to the Housing Land and Housing Easements, including, but not limited
to, the size, quality, character, use or condition of the Housing Land and Housing Easements,
compliance with applicable statutes, laws, codes ordinances, regulations or requirements, zoning,
subdiviston, building, fire, safety, health or environmental matters, TENANT SPECIFICALLY
DISCLAIMS ANY REPRESENTATION, WARRANTY OR ASSURANCE WHATSOEVER
TO LANDLORD AND TENANT MAKES NO WARRANTIES OR REPRESENTATIONS OF
ANY KIND OR CHARACTER, EITHER EXPRESS OR IMPLIED WITH RESPECT TO THE
MAINTENANCE, REPAIR, CONDITION, DESIGN OR MARKETABILITY OF ANY
PORTION OF THE HOUSING LAND OR HOUSING EASEMENTS, INCLUDING BUT NOT
LIMITED TO (A) ANY IMPLIED OR EXPRESS WARRANTY OF MERCHANTABILITY,
(B) ANY IMPLIED OR EXPRESS WARRANTY OF FITNESS OR SUITABILITY FOR A
PARTICULAR PURPOSE, (C)THE PRESENCE OR ABSENCE OF HAZARDOUS
SUBSTANCES ON THE HOUSING LAND AND HOQUSING EASEMENTS, (D) THE
FINANCIAL CONDITION, SIZE, QUALITY, CHARACTER OR VALUE OF THE
HOUSING LAND AND HOUSING EASEMENTS, OR (E) THE COMPLIANCE OR LACK:
THEREOF OF THE HOUSING LAND AND/OR THE HOUSING EASEMENTS WITH
GOVERNMENTAL REGULATIONS, IT BEING THE EXPRESS INTENTION OF TENANT
AND LANDLORD THAT THE HOUSING LAND AND HOUSING EASEMENTS WILL BE
CONVEYED AND TRANSFERRED TO LANDLORD ON THE CLOSING DATE IN ITS
PRESENT CONDITION AND STATE OF REPAIR, “AS IS,” “WHERE I8,” WITH ALL
FAULTS. LANDLORD REPRESENTS THAT [T IS A KNOWLEDGEABLE,
EXPERIENCED AND SOPHISTICATED PURCHASER OF REAL PROPERTY SUCH AS
THE HOUSING LAND AND HOUSING EASEMENTS AND THAT IT IS RELYING
SOLELY ON ITS OWN EXPERTISE AND THAT OF ITS CONSULTANTS IN
PURCHASING THE HOUSING LAND AND HOUSING EASEMENTS. LANDLORD
CONFIRMS THAT IT HAS CONDUCTED SUCH INDEPENDENT INSPECTION OF THE
HOUSING LAND AND HOUSING EASEMENTS AND RELATED MATTERS AS
LANDLORD DEEMS NECESSARY INCLUDING BUT NOT LIMITED TO, THE
PHYSICAL AND ENVIRONMENTAL CONDITION OF THE HOUSING LAND AND
HOUSING EASEMENTS. TENANT HAS NO OBLIGATION TO MAKE REPAIRS,
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REPLACEMENTS OR IMPROVEMENTS TO THE HOUSING LAND AND HOUSING
EASEMENTS.

In addition to continued satisfaction of the conditions set forth in Section 6.1 through 6.4
above, the condition set forth in Section 6.5 must be met to the reasonable satisfaction of the
parties on or before August 1, 2012 and the conditions set forth in Sections 6.6 through 6.11
must be met to the reasonable satisfaction of the parties prior to October 1, 2012 (“Conditions
Precedent Satisfaction Date™). Following satisfaction of the conditions set forth in Section 6.1
through 6.4, Landlord shall work diligently and in good faith to satisfy the conditions set forth in
Section 6.5 on or before August 1, 2012 and shall work diligently and in good faith to satisfy the
conditions set forth in Section 6.6 through 6.11 below on or before the Conditions Precedent
Satisfaction Date:

6.5  Short Plat of Land Completed. Landlord has completed the short plat of the
Land into the Transit Center, the Garage Land and the Housing Land, and the parties have
(a) amended the Garage Ground Lease and this Lease to exclude the Transit Center Land and the
Housing Land therefrom, and (b) amended the Transit Center Ground Lease and the Transit
Center Project Lease to exclude the Garage Land and the Housing Land therefrom.

6.6 FTA Approval. The FTA has approved the terms and conditions of (a) the
Transit Center Ground Lease and the Transit Center Project Lease, and (b) the Garage Ground
Lease and this Lease.

6.7  Issuance of Building Permits. Landlord has participated in a pre-application
meeting with the City and has submitted an overall site plan for the South Kirkland T.O.D.
Facility and such other information as may be requested by the permitting jurisdictions and the
permitting jurisdictions have issued final building permits for the Project and the Transit Center
on terms and conditions which are acceptable to Landlord and Tenant.

6.8  Construction Contracts. Landlord has executed General Construction Contracts
containing the Guaranteed Maximum Price which General Construction Contracts shall comply
with all the requirements of this Lease and the Transit Center Project Lease, respectively.

6.9 Payment and Performance Bonds. Landlord has obtained payment and
performance bonds for the Project and the Transit Center Project for the benefit of Tenant which
comply with the requirements of RCW 35.42.060 issued by a surety in an amount and otherwise
in a form reasonably acceptable to Tenant.

6.10 Financing Obtained. All conditions precedent to funding of any debt and equity
required under the Approved Financing Plan shall have been met or waived, Landlord has
provided Tenant with copies of the fully executed Deed of Trust and other Security Documents
and Construction Lender has executed and delivered the Subordination Agreement to Tenant.

6.11 Transit Center Project Complete. The Transit Center Project has achieved
Substantial Completion (as defined in the Transit Center Project Lease).

The foregoing conditions contained in this Section 6 arc solely for the benefit of the

parties. Each party shall act reasonably and in good faith in determining whether the foregoing
conditions have been satisfied.
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If any of the foregoing conditions set forth in Section 6.1 through 6.4 are not satisfied by
the Initial Conditions Precedent Satisfaction Date, either party shall have the right to terminate
its obligations under the Garage Ground Lease, this Lease, the Transit Center Ground Lease and
the Transit Center Project Lease upon written notice to the other, whereupon the Garage Ground
Lease, this Lease, the Transit Center Ground Lease and the Transit Center Project Lease shall
terminate, and except as otherwise expressly provided herein, neither party hereto shall have any
further rights, duties or obligations under the Garage Ground Lease, this Lease, the Transit
Center Ground Lease and/or the Transit Center Project Lease and Landlord shall have no right to
acquire the Housing Land or the Housing Easements.

If any of the foregoing conditions set forth in Section 6.1 through 6.11 are not satisfied by
the Conditions Precedent Satisfaction Date, either party shall have the right to terminate its
obligations under the Garage Ground Lease, this Lease, the Transit Center Ground Lease and the
Transit Center Project Lease upon written notice to the other, whereupon the Garage Ground
Lease, this Lease, the Transit Center Ground Lease and the Transit Center Project Lease shall
terminate, and except as otherwise expressly provided herein, neither party hereto shall have any
further rights, duties or obligations under the Garage Ground Lease, this Lease, the Transit
Center Ground Lease and/or the Transit Center Project Lease and Landlord shall have no right to
acquire the Housing Land or the Housing Easements. Once all of the conditions precedent set
forth in Section 6.1 through 6.11 have been met to the satisfaction of the parties, Tenant shall
deliver Landlord the Notice to Proceed which shall establish the Effective Date of this Lease.

7. Use of Premises; Permitted Use. Tenant intends to use the Premises as a public parking
garage and may use the Premises for any other lawful use consistent with the provisions of this
Section 7 (the “Permitted Use”). Tenant has determined to its satisfaction that the Premises can
be used for the Permitted Use.

7.1 Quiet Enjoyment. Upon payment by Tenant of Monthly Rent as herein provided
and upon the observance and performance of the covenants, terms and conditions on the
Tenant’s part to be observed and performed, Landlord represents and warrants that Tenant shall
peaceably and quietly hold and enjoy the Premises for the Term hereby demised without
hindrance or interruption by Landlord or any person or persons lawfully or equitably claiming,
by, through or under Landlord.

7.2 No Insurance Cancellation. Tenant shall not do, bring, or keep anything in or
about the Premises that will cause a cancellation of any insurance covering the Premises.

73  No Waste, Nuisance or Damage. Tenant shall not use the Premises in any
manner that will constitute waste of the Premises or a nuisance and Tenant shall not do anything
on the Premises that will cause damage to the Premises.

7.4  Compliance with Laws. From and after the Commencement Date of this Lease,
Tenant shall comply with all Laws concerning the Premises and Tenant’s use of the Premises,
including without limitation, Environmental Laws. Tenant shall not use the Premises for the
transportation, storage or generation of any Hazardous Substances in violation of Environmental
Laws. From and after the Commencement Date of this Lease and to the extent permitted by law,
Tenant shall hold Landlord harmless from and against any and all debts, demands, obligations,
Liens, judgments, claims, liabilities, losses, damages, cleanup costs and expenses (including
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reasonable attorneys® fees) now or hereafter arising in connection with the presence,
transportation, storage, disposal or handling of Hazardous Substances located in, on or about the
Premises or Garage Land caused by or resulting from the actions of Tenant, its agents or
employees after the Commencement Date of this Lease, excluding (a) any Hazardous Substances
present on the Garage Land or the Premises prior to the Commencement Date of this Lease or
which migrates onto the Garage Land from property not owned by Tenant through no act or
omission of Tenant; (b) any such debt, demand, obligation, Lien, judgment, claim, liability, loss,
damage, cleanup cost or expense resulting from the actions or omissions of Landlord, General
Contractor and their respective agents, employees, Contractors, subcontractors or invitees; or
{(c) any debt, demand, obligation, Lien, judgment, claim, liability, loss, damage, cleanup cost or
expense resulting from Landlord’s violation of any contractual obligation under the Garage
Ground Lease, this Lease, or any other document executed by Landlord in connection with any
Security Documents. This indemnification shall survive the Expiration Date of this Lease,

7.5  Tenant’s Right to Contest Requirements of Law. Tenant shall have the right to
contest, by appropriate legal proceedings, any Law, rule, order, ordinance, regulation or other
Requirements of Law affecting the Premises and to postpone compliance with the same during
the pendency of such contest provided that the enforcement of snch Law, rule, order, ordinance,
regulation or other Requirements of Law is stayed during the pendency of such contest and the
contest will not subject Landlord to criminal or civil penalty or fine or jeopardize title to the
Premises. Landlord shall cooperate with Tenant in such contest and shall execute any documents
or provide such information as Tenant may reasonably request in furtherance of such
proceedings. Tenant shall proceed diligently and in good faith to resolve such contest and shail
not postpone compliance with any Law, rule, order, ordinance, regulation or other Requirements
of Law if the same shall invalidate any insurance required by this Lease. If Tenant is contesting
any Law, rule, order, ordinance, regulation or other Requirements of Law then so long as Tenant
makes all Monthly Rent payments required under this Lease, Tenant shall not be in default under
this Lease by reason of such noncompliance unless and until there is a final determination
entered by a court of competent jurisdiction and all applicable appeal periods have expired or, if
Tenant has duly appealed the determination and enforcement is stayed pending appeal, then until
all appeals have been finally decided against Tenant and Tenant has failed to comply with the
resulting decision within thirty (30) days following the issuance of such final determination.

8. Liens.

8.1  Covenant Against Licns. Landlord covenants and agrees that it shall not during
the Term of this Lease suffer or permit any Liens (other than Permitted Liens) to be attached to,
upon or against the Premises, or any portion thereof or any Monthly Rent payable under this
Lease for any reason, including without limitation, Liens arising out of the possession, use,
occupancy, acquisition, construction, repair, or rebuilding of the Premises or by reason of the
furnishing of labor, services, materials, or equipment to the Premises or to Landlord. Landlord
shall keep the Premises free and clear of all construction liens resulting from the construction of
the Project. Landlord agrees to indemnify, protect, defend and hold Tenant harmless from and
against all liabilities, losses, damages, costs and expenses (including reasonable attorneys’ fees
and costs) incurred in connection with any such Lien. Landlord’s obligations pursuant to this
Section 8.1 shall survive the Expiration Date of this Lease.
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8.2  Covenant to Remove Liens. Landlord will promptly, and in all events within
thirty (30) days following the attachment of same, remove and discharge any and all Liens (other
than Permitted Liens) which attach to, upon or against the Premises or any portion thereof, or
any leasehold interest of Tenant created under this Lease (other than liens or encumbrances
arising through the actions of Tenant). Landlord reserves the right to contest the validity or
amount of any such Lien in good faith provided that, within thirty (30) days after the filing of
such Lien, Landlord discharges said Lien of record or records a bond which complies with the
requirements of RCW 60.04.161 eliminating said Lien as an encumbrance against the Premises.
In the event Landlord shall fail to so remove any such Lien, Tenant may take such action as
Tenant shall reasonably determine to remove such Lien and all costs and expenses incurred by
Tenant including, without limitation, amounts paid in good faith settlement of such Lien and
attorneys’ fees and costs shall be paid by Landlord to Tenant together with interest thereon at the
rate of twelve percent (12%) interest per annum from the date advanced until paid. Landlord’s
obligations pursuant to this Section 8.2 shall survive the Expiration Date of this Lease.

8.3  Tenant’s Covenant Against Tenant Liens. Tenant covenants and agrees that it
shall not suffer or permit any lien, charge, security interest or encumbrance arising by or through
Tenant (collectively, “Tenant Liens™) to be attached to, upon of against the Housing Land as a
result of its actions, and shall remove or bond all Tenant Liens which affect the Housing Land on
or before the Closing Date.

84  Tenant’s Disclaimer. Notwithstanding the consent or request of Tenant, express
or implied, for the performance of any labor or services or for the furnishing of any materials or
equipment for any construction, alteration, addition, repair or demolition of or to the Premises
(or any part thereof), NOTICE IS HEREBY GIVEN THAT TENANT WILL NOT BE LIABLE
FOR ANY LABOR, SERVICES, MATERIALS OR EQUIPMENT FURNISHED OR TO BE
FURNISHED TO LANDLORD, GENERAL CONTRACTOR OR ANYONE HOLDING AN
INTEREST IN THE PREMISES (OR ANY PART THEREQF) THROUGH OR UNDER
LANDLORD OR GENERAL CONTRACTOR, AND THAT NO CONSTRUCTION OR
OTHER LIENS FOR ANY SUCH LABOR, SERVICES, MATERIALS OR EQUIPMENT
SHALL ATTACH TO OR AFFECT THE INTEREST OF TENANT IN THE PREMISES.
Nothing in this Section 8.4 shall relieve Tenant of its obligations to pay Monthly Rent hereunder
from and after the Commencement Date of this Lease.

9. Design and Construction of Project. Tenant would not have entered into this Lease but
for the agreement by Landiord to undertake, at Landlord’s sole cost and expense, the Project,
including without [imitation (i) the obtaining of financing for the Project, (ii) the acquisition of a
leasehold interest in the Garage Land by way of the Garage Ground Lease, (jii) the design,
development and permitting of the Project, and (iv) the construction, completion and equipping
of the Garage for use by Tenant for its Permitted Use on or before the Required Completion
Date. Accordingly, Landlord shall diligently cause the Project to be designed, developed,
constructed and completed on or before the Required Completion Date in a good and
workmanlike manner and in accordance with the provisions of this Lease, free and clear of all
Liens (other than Permitted Liens) and otherwise in accordance with the requirements of this
Lease and shall pay all Project Costs associated therewith. In order to assure timely
communications between Landlord and Tenant during the construction process, any notice to
Tenant requiring or permitting a response by Tenant shall specify the outside date by which
Tenant’s responsc must be received to be effective.
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9.1 Project Design. Landlord shall cause design services to be performed by
qualified and Washington state licensed architects, engineers and other professionals engaged by
Landlord, and not objected to by Tenant and patd by Landlord as part of Project Costs.

(a) Selection of Development Team for Project. The following entities are
intended to be retained in connection with the Project:

(i) Architect: Weber Thompson

(ii)  General Contractor: [To be deterimined]

(iii)  Structural Engineers: DCI (D’Amato Conversano, Inc.)
(iv) Land Surveyors: David Evans and Associates, Inc.

) Mechanical Engineers: [To be determined}

(vi)  Geotech Engineers: Earth Solutions Northwest, LLC
(vii) Electrical Engineers: [To be determined]

Tenant has no objections to the Architect that Landlord intends to retain in connection
with the Project. In order to complete the Project, Landlord shall have the right to select other
professionals as necessary or desirable for the design, permitting, and development of the
Project. Landlord shall submit a list of proposed Development Team members (including the
name of the proposed General Contractor) to Tenant for Tenant’s review. Tenant shall have the
right to reject any proposed Development Team member il there exists substantial and
reasonable cause for such rejection. All amounts paid to the entities outlined above and any
others hereinafter engaged by Landlord in connection with the performance of its dutics and
responsibilities under this Lease shall be paid by Landlord as part of Project Costs.

Consistent with the terms and conditions of the General Construction Contract and the
architect’s agreement with the Architect, there shall be no material amendment to those or any
other design contract or Construction Contract which would result in a material change in work
or materials from those specified in the Project Requirements or which would result in a material
change in appearance, diminution in quality of the Project or increase the costs of operating and
maintaining the Garage following Final Completion thereof, without the prior written consent of
Tenant.

9.2  Design Process; Schedule. Landiord and Tenant acknowledge and agree that the
dates set [orth in the initial Project Schedule attached hereto as Exhibit [ and by this reference
incorporated herein, and as revised from time to time in accordance with the terms herein, shall
serve as target dates for achieving the matters set forth therein. In order to ensure to the greatest
extent practicable that the Project is completed on or before the dates set forth in the Project
Schedule, Landlord and Tcnant shall each proceed with all necessary due diligence and in good
faith to complete such matters as require action or approval on the part of Tenant and Landlord.
Tenant shall promptly and diligently respond to all questions and concerns raised by Landlord or
by the Architect, Contractors, engineers or other consultants.
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9.3  Plans and Specifications.

9.3.1 Preliminary Plans and Outline Specifications. As of the date of this
Lease, Tenant has reviewed the Preliminary Plans and Outline Specifications and the Schematic
Drawing for the Project and hereby confirms that the Preliminary Plans and Outline
Specifications and Schematic Drawings are generally consistent with the Project Requirements.
Following approval of the Preliminary Plans and Outline Specifications and the Schematic
Drawings for the Project, Landlord shall proceed with preparation of Design Development
Drawings for the Project.

9.3.2 Design Development Drawings and Construction Drawings.

(a) Design Development Drawings and Construction Drawings.
Landlord and/or the General Contractor shall cause the Architect to prepare the Design
Development Drawings and the Construction Drawings and Detailed Specifications for the
Project, in each case for Tenant’s review and Landlord’s approval. The intention of the parties is
to cooperate in good faith to provide a completed design which meets all Requirements of Law
and is consistent with all Project Requirements and the building quality reflected therein.

(b)  Factory Mutual Engineering Plan Review. Landlord shall
submit to Factory Mutual Engineering Association at its Seattle Office (“Factory Mutual™) for
its review, the plans for design and construction of the Project. Design Development Drawings
and Construction Drawings and detailed specifications for the Project shall be submitted at the
60% and 90% design phases. All Factory Mutual recommendations shall be shared immediately
with the Tenant, who shall use its best efforts to submit written comments to Landlord within
ten (10) days on its receipt of such recommendations. Landlord and Tenant shall work together
with Factory Mutual reasonably to incorporate such recommendations into the design of the
Project.

(c) ADA Compliance. Each design and Construction Contract shall
include a provision requiring that upon Substantial Completion of that portion of the work
covered by that design or Construction Coniract, the work and the portion of the Project so
constructed shall comply with the applicable ADA requirements referenced herein.

(d)  Tenant’s Review. Tenant may participate in all design meetings
with Landlord, Architect, and other design professionals as appropriate in the course of the
development of all Construction Documents in order to facilitate the approval of such
Construction Documents in accordance with the terms of this Lease. Tenant shall promptly
review all Design Development Drawings or Construction Drawings and Detailed Specifications
submitted in accordance with this Lease and shall give Landlord written notice within ten (10)
Business Days following its receipt of the Design Development Drawings or Construction
Drawings and Detailed Specifications of its approval or disapproval thereof, specifying in the
case of its disapproval, its reason therefor. Tenant shall only have the right to disapprove such
Design Development Drawings or Construction Drawings and Detailed Specifications which:
(1) do not meet the Project Requirements; (ii) are not a consistent development of the Project
Requirements in all material respects; (iii) do not comply with Requirements of Law; (iv) do not
comply with previous Drawings and Specifications in all material respects; (v) would violate the
terms of any Permits; (vi) would cause the Project Schedule to be adversely impacted as a result
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of such proposed changes; or (vii) involve proposed changes in work or materials that would
result in a material change in appearance or diminution in quality of the Project. If Tenant fails
to respond within such ten (10) Business Day period, Landlord shall resubmit the Design
Development Drawings and/or Construction Drawings with a cover page prominently marked
SECOND NOTICE and listing the date delivered and the date by which Tenant’s response is
due. In addition to providing notice to the parties set forth in Section 34.7, Landlord shall also
provide a copy of such information and notice to (a) Kevin Desmond, General Manager, King
County Metro Transit Division, at King County Street Center, Mail Stop KSC-TR-0415, 201 S.
Jackson Street, Seattle, WA 98104 and by fax at facsimile (206) 684-1778 and to (b) the King
County Prosecuting Attorney, 516 Third Avenue, W 400, Seattle, WA 98104, Attention:
Timothy Barnes, Senior Deputy Prosecuting Attorney and by fax at facsimile (206) 296-0191.
Any delay in obtaining approval of the Design Development Drawings and/or Construction
Drawings beyond the initial ten (10) Business Day period resulting solely from Tenant’s failure
to respond shall be treated as if it were an event of Unavoidable Delay.

(e) Resubmittals. If written objections or comments are submitted in
writing within the time frame and in accordance with the requirements set forth in the preceding
subsection, Landlord shall cause the Architect to make changes in the Design Development
Drawings, the Construction Drawings and/or Detailed Specifications consistent with reasonable
objections or comments made by Tenant and shall resubmit the same to Tenant in accordance
with the foregoing schedule for further review. The process of resubmittal and review shall
continue until the submittals have been approved by all the parties. The final Construction
Drawings and Detailed Specifications setting forth in detail the requirements for the construction
of the Project which have been approved by Tenant shall be the Construction Documents. There
shall be no material change in the Construction Documents except as set forth in Section 9.6
below.

(f) Permit and Construction Documents. Landlord shall cause the
Architect and other design professionals to prepare Construction Documents as required for
submittal of the building permit and other permit applications in accordance with Section 9.4
hereof, and as required for construction of the Project by the Contractors.

9.4  Permits; Costs; Compliance with Legal Requirements. Landlord shall secure
all Permits, licenses, permissions, consents and approvals required to be obtained from
governmental agencies or third parties in connection with the Project pursuant to Requirements
of Law. Landlord shall submit a building application for the Project which the City of Bellevue
has determined is substantially complete on or before July 2, 2012. Tenant shall have five (5)
bustness days to review any Permit application Landlord intends to submit. Tenant’s failure to
object to terms or conditions of a Permit application shall not be construed as approval of the
same. Tenant shall join in, or otherwise assist Landlord with, the application for such permits or
authorizations whenever such joinder is required; provided, however, Tenant shall incur no
expense or liability in connection therewith. Landlord shall pursue issuance of such Permits with
all due diligence. All costs associated with issuance of the Permits shall be Project Costs.
Landlord anticipates issuance of the Permits by all permitting authorities and Commencement of
Construction within the time set forth in the Project Schedule attached hereto as Exhibit 1. The
Project Schedule shall be updated by Landlord {rom time to time as reasonably required to
reflect the current status of the Project. There shall be no increase in Monthly Rent, the Fixed
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Price or the Option Price as a result of any delay in issuance of the Permits or commencement or
completion of construction of the Project.

9.5 Construction.

9.5.1 Commencement of Construction. As soon as reasonably practical
following issuance of the Permits, and satisfaction or waiver of the conditions precedent set forth
in Section 6 above and the completion of construction of the temporary transit center on the
Housing Land and relocation or replacement of transit commuter parking elsewhere on the Land
or off-site as required pursuant to the Phasing Plan, Landlord shall cause Commencement of
Construction to occur and to diligently and continuously prosecute such work to Final
Completion of the Project. Landlord shall coordinate the sequencing of all construction and shall
cause all other Contractors to commence construction of that portion of the work covered under
their respective Construction Contracts and diligently and continuously prosecute such work to
Final Completion of the Project. Landlord shall cause all work on the Project to be performed in
accordance with the Garage Ground Lease, this Lease and all Requirements of Law and all
directions and regulations of all governmental agencies and the representatives of such agencies
having jurisdiction over the Project and/or the Premises. Landlord warrants to the Tenant that
materials and equipment incorporated into the Project shall be new unless otherwise specified.

9.5.2 Substantial Completion Schedule. Landlord shall cause Substantial
Compiletion of the Project to occur on or before the Required Completion Date in a good and
workmanlike manner, free from defects in work or materials and in substantial accordance with
the Contract Documents, free and clear of all liens.

9.5.3 Unavoidable Delays. The existence of Unavoidable Delays of up to
twelve (12) months shall excuse General Contractor and Landlord for resulting delays and
changes in the Project Schedule, and shall extend the Required Completion Date by the same
amount; provided, however, that there shall not be any adjustment to the Fixed Price or the
Option Price (or any increase in Monthly Rent) for additional costs resulting therefrom.

9.5.4 Guaranteed Maximum Construction Contract, Payment and
Performance Bonds. As part of the Fixed Price, the Project shall be constructed pursuant to the
General Construction Contract, containing the Guaranteed Maximum Construction Price,
between Landlord and the General Contractor. Landlord shall provide Tenant with a copy of the
General Construction Contract for Tenant’s information. In addition, Tenant shall have the right
to view, for its own information and to determine, prior to Landlord or General Contractor
entering into any Construction Contracts for the Project that such Construction Contract is
consistent with the requirements of this Lease and the Project Requirements and that the
Construction Contract is consistent with the Construction Documents and the bids submitted by
potential Contractors and subcontractors. Landlord shall deliver payment and performance
bonds which comply with the requirements of RCW 35.42.060 issued by a surety reasonably
acceptable to Tenant pursuant to which Tenant shall be named as an obligee pursuant to a rider
or riders reasonably acceptable to Tenant. Landlord shall be solely responsible for payment of
all Project Costs.

9.5.5 Construction Contracts. Landlord shall ensure that all Construction
Contracts include recitations or provisions requiring the following:
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(i) Landlord and all Contractors and subcontractors employed on the
Project shall comply with the Federal Transit Administration requirements set forth on
Exhibit O attached hereto and by this reference incorporated herein, including, but not limited to
all prevailing wage requirements under the federal Davis Bacon Act, 40 U.S.C. Section 276a
et seq. and regulations thereunder (“Davis-Bacon Act™).

()  All Contractors and subcontractors of every tier employed on the
Project shail also pay prevailing wages to workmen, laborers and mechanics as may be
determined by the Washington State Department of Labor and Industries for the particular craft
in the particular geographical location. In addition, all Construction Contracts shall require the
Contractor io comply with all requirements set forth in Chapter 39.12 RCW, including, but not
limited to, requirements relating to statements of intent to pay prevailing wages and affidavits of
wags paid. [ailure to meet these requirements shall cntitle Landlord and/or Tenant to seek
indemnification from the Contractor for any liability incurred by Landlord and/or Tenant under
Chapter 39.12 RCW or the Davis-Bacon Act. This indemnification shall survive Final
Completion of the Project and the Expiration Date of this Lease.

(iif)  Provisions for initiating, maintaining and providing supervision of
safety precautions and programs in connection with the construction of the Project.

(tv) A statement that provides: “Notwithstanding the consent or
request of Tenant, express or implied, for the performance of any labor or services or for the
furnishing of any materials or equipment for any construction, alteration, addition, repair or
demolition of or to the Premises (or any part thereof), Tenant shall not be liable for any labor,
services, materials or equipment furnished or to be furnished to Tenant, Landlord or anyone
holding an interest in the Premises (or any part thereof) through or under Tenant or Landlord,
and no construction or other liens for any such labor, services, materials or equipment shall
attach to or affect the interest of Tenant in the Premises.”

v) Provisions requiring that such Contractor submit verification to
Landlord and Tenant that prevailing wages have been paid on the Project including copies of all
documentation required by Chapter 39.12 RCW and the Davis-Bacon Act.

(vi)  Provisions requiring such Coniractor to indemnify Tenant for
claims arising out of the negligence or willful misconduct of such Contractor and its employees,
agents and subcontractors in accordance with the provisions set forth in Section 12.1 as provided
in Section 12.4.

(vii) Landlord shall require the General Contractor: (a) to include the
language of this section in each of its first tier subcontracts, and shall require each of its
subcontractors to include the same language of this section in each of their subcontracts,
adjusting only as necessary the terms used for identifying the contracting parties; and (b) upon
written request of either the Landlord or the Tenant via the Landlord, to promptly provide
documentation to the Landlord demonstrating that the subcontractor meets the subcontractor
responsibility criteria set forth below. The requirements of this section apply to all
subcontractors regardless of tier. At the time of subcontract execution, the General Contractor
shall verify that each of its first tier subcontractors meets the following bidder responsibility
criteria:
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(A) Has a certificate of registration in compliance with
chapter 18.17 RCW;

(B) Has a current state Unified Business Identifier (UBI)
nuntber;

(C) [Ifapplicable, has

1) Industrial Insurance (workers’ compensation)
coverage for its employees working in Washington, as required in Title 51 RCW;

2) A Washington Employment Security Department
number as requircd in Title 50 RCW;

3 A Washington Department of Revenue state excise
tax registration number as required in Title 82 RCW;

4) An electrical contractor license, if required by
Chapter 19.28 RCW; and an elevator contractor license, if required by Chapter 70.87 RCW.

(D) Not be disqualified from bidding on any public works
contract under RCW 39.06.010 or RCW 39.12.065(3).

(viii) Landlord shall cnsure that General Contractor and each
subcontractor regardless of tier is aware of the following apprenticeship goals and requirements.

(A)  Apprentice Utilization Goal. There shall be a minimum
apprentice utilization goal of 15% for construction of the Project. This means that 15% of the
labor hours for the Project shall be worked by apprentices, or that best efforts have been made to
meet the apprentice utilization goal.

(B)  Apprentice Utilization Plan.

1) Prior to construction Landlord shall submit an
apprentice utilization plan to Tenant for approval. The plan shall include the following elements:

i An estimate of the total contract labor hours
by trade or craft to be worked by the General Contractor and all subcontractors.

ii. An estimate of the total labor hours in each
trade or craft to be worked by apprentices, and the anticipated dates when the work will start.

i A list that contains the names of all
proposed subcontractors who will perform work on the Project.

iv. A percentage rate of apprentice utilization in

each trade and/or craft and an overall percentage rate of apprentice utilization that is not less than
the apprentice utilization goal.
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v. If the overall percentage rate of apprentice
utilization is less than the apprentice utilization goal, documentation demonstrating the best
efforts used by the Landlord, including its General Contractor, to achieve the apprentice
utilization goal.

vi. Specific steps proposed by Landlord for
having its General Contractor and all subcontractors during construction achieve the apprentice
utilization goal.

2) Tenant’s approval of Landlord’s apprentice
utilization plan shall be a contingency that must be satisfied before this Lease shall be fully
binding on Tenant. Failure to timely submit and receive approval of a satisfactory plan will
allow Tenant to terminate this Lease without liability to Landlord. Landiord shall perform all
steps set forth in its approved plan to maximize the use of apprentices on the Project, and, to the
fullest extent reasonably possible, achieve the apprentice utilization goal.

(C)  Apprentice Utilization Report.

1) Landlord shall require that the General Contractor
submit, on a monthly basis, an apprentice: utilization report for itself and all subcontractors
showing apprentice utilization for the previous month. Landlord shall provide a copy of all such
reports to Tenant’s designated representative.

(D)  Remedies for Noncompliance.

1) Landlord Remedies. Landlord acknowledges and
agrees that it will vigorously enforce all apprentice utilization provisions for the Project.
Landlord shall specifically include language in its General Construction Contract that a failure to
comply with any confract provision relating to the use of apprentices on the Project, including
Landlord’s approved apprentice utilization plan, shall be deemed a breach of contract for which
Landlord shall be entitled to all remedies at law and equity including, without limitation, to:

i. Specific performance, and the parties
specifically agree that monetary damages are insufficient to make Landlord whole and that
injunctive relief is therefore an appropriate remedy; and

ii. Withhold progress payments until such time
as the General Contractor achieves compliance with all contract provisions relating to the use of
apprentices on the Project.

2) Tenant Remedies. Landlord shall promptly notify
Tenant of any failure by the General Contractor to comply with any contract provision relating to
the use of apprentices on the Project. Landlord shall further identify the steps it intends to take
to ensure that compliance is achieved. Landlord’s failure to cnforce all contract provisions
relating to the use of apprentices on the Project shall be deemed a breach of this Lease which if
not cured within the period of time, if any, provided herein, shall give Tenant the right to
exercise all remedies provided under this Lease and all remedies at law and equity including,
without limitation, specific performance, and the parties specilically agree that monetary
damages are insufficient to make Tenant whole and that injunctive rehefl is therefore an
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appropriate remedy. Further, Landlord’s failure to enforce any contract provision relating to the
us¢ of apprentices on the Project may be considered evidence bearing on Landlord’s
qualification for award of future Tenant contracts leases.

(E)  Definitions

“Apprentice” means a person, including, but not limited to, women, at-risk youth,
disabled persons and people of color, who has signed a written Apprenticeship Agreement with
and enrolled in a training program approved by the Washington State Apprenticeship and
Training Council (“*SAC™) to learn a skilled craft or trade as an apprentice.

“Apprentice utilization goal” means the overall percentage of labor hours established for
the Project to be worked by apprentices. This goal is expressed as a percentage of the total labor
hours for the Project.

“Best efforts” means taking active, good faith efforts to reasonably meet the apprentice
utilization goal established for the project. Such efforts may include, but are not limited to:

i Contacting SAC-approved program sponsors to request apprentices, and,
if apprentices are available, conducting a hiring process.

it. If apprentices are not available through SAC-approved program sponsors,
contacting other recruitment/referral agencies, such as the Apprenticeship Opportunities Project
and Seattle Vocational Institute and request candidates for the SAC apprenticeship program, If
apprentice candidates are available through these agencies, request direct entry into the SAC-
approved apprentice program and conduct a hiring process.

iii. If apprentices are not available, document all requests and obtain
documentaﬂon from the SAC-approved program sponsor and other recruitment/referral agencies
of that fact.

“Labor hours” means the total number of projected hours or actual hours to be worked or
that have been worked by workers receiving an hourly wage who are directly employed on the
Project site. Labor hours shall also include hours worked by workers employed by
subcontractors on the Project. Labor hours shall not include hours worked by supervisors,
professionals or clerical workers.

9.5.6 Protection of Persons and Property.

(i) Landlord shall be responsible for initiating, maintaining and
providing supervision of safety precautions and programs in connection with the construction of
the Project.

(i) Landlord shall take reasonable precautions for safety of, and shall
provide reasonable protection to prevent damage, injury or loss to: (1) all persons working on
the Project construction site and all other persons who may be affected thereby; (2) the Project
and materials and equipment to be incorporated therein; (3) transit commuters; and (4) other
property at or adjacent to the Land.
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(i)  Landlord shall or shall cause the General Contractor and all other
Contractors to give notices and comply with all applicable laws, ordinances, rules, regulations,
and orders of public authorities bearing on the safety of persons and property and their protection
from damage, injury or loss.

(iv)  Landlord shall be liable for all damage or loss (other than damage
or loss insured under the property insurance) to the Project except to the extent caused by the
negligent actions of Tenant, its agents or employees.

9.5.7 Insurance During Construction. Insurance shall be provided by
Landlord, Tenant, Architect and Contractors in accordance with the provisions of Sections 13
and 14 of this Lease.

9.5.8 No Disruption of Transit Center Operations. As part of its obligations
under this Lease, Landlord shall comply with the Phasing Plan and Landlord shall take all
actions necessary to ensure the safety ol transit commuters using Tenant’s transit center and
commuter parking and ensure that Tenant may continue operations of the interim transit center
on the Housing Land or operation of the Transit Center on the Transit Land, as applicable,
without interruption and in compliance with all applicable Laws.

9.5.9 Warranties. Landlord shall cause the General Contractor to secure for
thc benefit of Tenant all warranties and guarantees of the work provided by Contractors,
suppliers and manufacturers of components of the Project. Upon Final Completion of the
Project, Landlord shall cause the General Contractor to assign such warranties to Tenant. After
Final Completion of the Project and during the Warranty Period, Landlord shall assist Tenant to
enforce any warranttes or guarantees with respect to the Project upon request. The General
Construction Contract shall provide a warranty against defective materials and workmanship for
a period of two (2) years with respect to each major component of the work following
Substantial Completion of the Project.

9.5.10 Correction of Work. During the Warranty Period, Landlord shall
promptly correct or cause to be corrected work which is defective or fails to conform to the
Contract Documents, whether observed before or after Substantial Completion and whether or
not fabricated, installed or completed, and shall correct or caused to be corrected work found to
be defective or non-conforming within the Warranty Period. Such costs (to the cxtent not borne
by insurance} shall be Project Costs and shall be paid by Landlord from its own funds.

9.5.11 Progress Reports. Landlord shall submit written monthly progress
reports to Tenant including information on the General Contractor and the General Contractor’s
work, showing percentages of completion. Landlord shall maintain at the project site for Tenant
one record copy of all Construction Documents, all drawings, specifications, addenda, Change
Orders and other modifications, in good order and marked currently to record changes and
selections made during construction together with approved shop drawings, product data,
samples and similar required submittals. Landlord shall maintain records, in duplicate of
principal building layout lines, elevations of the bottom of the footings, floor levels and key site
elevations certified by a qualified surveyor or professional engineer. All such records shall be
made available to the Architect and Tenant upon request and, upon completion of the Project,
duplicate originals shall be delivered to Tenant.
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9.5.12 Inspection by Tenant. Tenant shall have the right to inspect the on-going
construction of the Project and the Contract Documents upon reasonable prior notice to
Landlord. In addition, Tenant shall have the right to have an independent consulting architect,
engineer or other appropriate consultant inspect the Project and the Contract Documents.
Tenant’s agents, employees and representatives shall comply with General Contractor’s work
site safety requirements in connection with such inspections.

9.5.13 Stop Work by Tenant. If General Contractor fails to correct defective
work as required, or persistently fails to carry out work in accordance with the Construction
Documents, Tenant, by written order, may order Landlord and General Contractor to stop the
work, or any portion thereof, until the cause for such order has been eliminated.

9.5.14 Landlord Default. If Landlord defaults or neglects to carry out the work
in accordance with the Contract Documents which is not cured within thirty (30) days following
written notice of default under Section 24.2 and fails within seven (7) calendar days after receipt
of written notice from Tenant to commence and continue correction of such default or neglect
with diligence and promptness, Tenant may give a second written notice to Landlord and, if
Landlord fails within such second seven (7) calendar day period to commence and continue
correction of such default or neglect with diligence and promptness, then Tenant may, without
prejudice to other remedies Tenant may have, act to correct such deficiencies. In such case an
appropriate change order shall be issued deducting from the Fixed Price (with a corresponding
reduction in Monthly Rent) the costs of correcting such deficiencies. If the payments then or
thereafter due Landlord are not sufficient to cover the amount of the deduction, Landlord shall
pay the difference to Tenant. Such action by the Tenant shall be without prejudice to any other
rights or remedies to which Tenant may be entitled under this Lease or applicable law.

9.5.13 FTA Grant Requirements. Tenant has advised Landlord that it has
secured grant funding, including Federal Transit Administration funding (the “FTA Grant”)
which Tenant intends to use in part to purchase the Garage upon Final Completion of the Project
in the event Tenant exercises its option to purchase the Garage. Landlord acknowledges receipt
of Federal Transit Administration rules, regulations and requirements applicable to the design,
development and construction of the Project, a copy of which is attached hereto as Exhibit O
and by this reference incorporated herein (the “FTA Requirements™) and agrees to design,
develop and construct the Project in accordance with all Requirements of Law, including the
FTA Requirements. It is of critical importance to Tenant that Landlord comply with the FTA
Requirements in carrying out its obligations under this Lease, and Landlord acknowledges that
Tenant will be damaged by any failure by Landlord to comply with the FTA Requirements
which results in Tenant’s loss of the FTA Grant. Accordingly, any failure by Landlord to
comply with the FTA Requirements that results in a determination by the Federal Transit
Administration not to fund the FTA Grant shall constitute an Event of Default under this Lease.

9.6  Change Orders.

9.6.1 Approval of Change Orders. For purposes of this provision, a
“Landlord-Initiated Change Order” shall be a change in the Construction Documents
requested by Landlord to address value engineering opportunities or unforeseen conditions in
connection with the construction of the Project. A “Tenant-Initiated Change Order” shall be a
change in the Construction Documents requested by Tenant to add or delete features and

South Kirkland 7.0.D. Garage Project Lease -34- PA20399_DRS\20396_3MW 06126112



facilities to the Construction Documents. A Change Order can increase or decrease the costs to
construct the Project.

All Change Orders must be in writing. Except as provided herein, all Change Orders
shall require the mutual approval of Landlord and Tenant. However, the Tenant shall not
unreasonably withhold or delay its consent to a Landlord-Initiated Change Order, provided that
the proposed Change Order (i) is minor in nature and does not affect overall building appearance,
safety or mechanical systems and operations, and (ii) will not result in an extension of the
Required Completion Date. Landlord and Tenant anticipate that there will be field orders and
Change Orders that will result in changes to the scope of work. Landlord shall use its reasonable
efforts to apprise Tenant of proposed changes in the work and its recommendations regarding
them prior to any action being taken. Landlord and Tenant anticipate that it may not always be
possible for Landlord to receive Tenant’s prior approval to these changes in a timely manner.
Therefore, field orders and Change Orders may be approved by the Landlord, without prior
Tenant approval, but only if the changes authorized by these field orders and Change Orders do
not have the effect of extending the Required Completion Date or materially altering the work.
As soon as practical, Landlord shall provide Tenant with all field orders and Change Orders
approved by Landlord. For the purposes of this Section a material alteration would reduce the
intended quality of the Project, resuit in an increase of Tenant’s operational costs over time, or
result in a substitution of any of the systems in the Project. In the case of either a material
alteration or a change that would result in failure to achteve Final Completion of the Project by
the Required Completion Date, Landlord shall obtain Tenant’s prior written approval before
implementing any Landlord-Initiated Change Order. All Landlord-Initiated Change Orders are
part of Project Costs and shall be at Landlord’s sole cost and expense.

With respect to Tenant-Initiated Change Orders, Landlord agrees not to unreasonably
withhold or delay its consent to such Change Orders in an amount not to exceed $200,000 in the
aggregate, provided (i) the consent of Landlord’s Construction Lender is obtained in accordance
with the Construction Loan; (i1) if required, the consent of the bonding company issuing the
surety or completion bond is obtained; (iii) the parties describe the maximum anticipated
financial impact in a writing mutually signed; and (iv) the Required Completion Date is
extended, if necessary, to reflect the time required to implement the Change Order; provided,
however, that Landlord is not required to consent to a Change Order which would cause Final
Completion of the Project to be delayed beyond the Closing Date unless (a) the Change Order is
required to comply with FTA Requirements, or (b) Landlord and Tenant have entered into an
escrow completion agreement with respect to such Change Order on terms and conditions
reasonably acceptable to both parties, which approval shall not be unrecasonably withheld,
conditioned or delayed, with respect to the construction of the Change Order (which work may
be completed following the Closing Date) and Additional Rent attributable to such Change Order
shall be paid upon final completion of the work associated with such Change Order.

9.6.2 Payment of Tenant-Initiated Change Orders. All costs and expenses of
Tenant-Initiated Change Orders shall be the responsibility of Tenant. Costs and expenses of
Tenant-Initiated Change Orders shall include any costs and expenses of the Architect and other
consultants to prepare and review the Change Order, the costs and expenses incurred by
Landlord to obtain, revise or amend Permits for the Change Order, the costs and expenses to
construct the Change Order, any other costs or expenses chargeable by the General Contractor
undcr the General Construction Contract in connection with the Change Order, and if the Change
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Order results in an extension of the time period for construction or an increase in the amounts of
funds that Landlord must borrow, any additional construction interest incurred by Landlord
under the Construction Loan for the construction of the Project.

Tenant shall be responsible for the costs and expenses of Tenant-Initiated Change Orders,
and such amount shall constitute Additional Rent hereunder payable in full upon the
Commencement Date of this Lease, except as otherwise expressly provided herein.

Tenant hereby authorizes Tenant’s Project Manager to approve all Change Orders for and
on behalf of the Tenant.

9.7 Dispute Resolution Process. Tenant and Landlord agree to follow the
independent resolution process set forth in this Section 9.7 and Exhibit K to resolve disputes
regarding preparation of the Design Development Drawings and Construction Drawings and
Detailed Specifications and changes to Construction Documents in an economic and time
efficient manner so that such documents conform to the requirements of this Lease, the Project
Schedule is not adversely impacted, and the Project as constructed will satisfy the Project
Requirements. In the event that a dispute arises between Tenant-and Landlord during the design
or construction of the Project regarding the adequacy of any Drawings or Specifications or the
responsibility for any costs associated with any design development, addition or change (e.g.,
whether any design development is consistent with and reasonably inferable from the Project
Requirements), the parties shall attempt to resolve such dispute as expeditiously as possible and
shall cooperate so that the progress of the design and construction of the Project is not delayed.
If, however, the parties are unable to resolve the dispute within ten (10) Business Days, either
party may, by delivering written notice to the other, refer the matter to a dispute resolution
mediator as set forth on the attached Exhibit K.

9.8  Completion of the Project.

9.8.1 Substantial Completion of the Project. Substantial Completion of the
Project shall have occurred when the events described in Section 1.79 this Lease has occurred.
Notwithstanding that Substantial Completion of the Project shall have occurred, Tenant shail be
entitled to provide Landlord with a Punch List in accordance with the provisions of this
Section 9.8.

9.8.2 Notice of Substantial Completion. Landlord shall give notice in writing
to Tenant at least thirty (30) days prior to the date upon which Landlord anticipates that the
Project shall be Substantially Complete. During the fifteen (15) day period after the delivery of
the estimated completion notice, Landlord, Tenant, Architect and General Contractor shall meet
on one or more occasions, if necessary and tour to inspect and review the Project, as applicable,
to determine whether it is Substantially Complete. The parties shall prepare the Punch List to be
completed prior to Final Completion of the Project. The completion of the Punch List shall not
be required in order for the Project to be Substantially Complete.

9.8.3 Completion of Punch List Items. Following Substantial Completion,

Landlord shall cause all Punch List items to be completed promptly in accordance with the
Contract Documents.
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9.8.4 Final Completion of the Project. Landlord shall give notice in writing at
least thirty (30) days prior to the date upon which the Project shall have achieved Final
Completion. Final Completion of the Project shall have occurred when all of the events set forth
in Section 1.32 of this Lease has occurred and Landlord has delivered the items described in
Section 9.10 of this Lease.

9.9  Landlord’s Representations; Warranties. Upon Final Completion of the
Project, Landlord shall represent and warrant as follows:

(8)  The Project has been completed in substantial accordance with the
Contract Documents (as revised by Change Orders set forth in Section 9.6) and is, and at all
times during the Warranty Period shall be, free from defects in workmanship and materials in
connection with the construction thercof.

(b) Landlord has no knowledge of any structural defects, latent defects or
building systems defects within the Project which would adversely affect the use of the Premises
for its Permitted Uses.

(c) The Project has been constructed in accordance with all Project
Requirements, all Permits and all Requirements of Law in effect at the time of construction of
the Project.

(d) The Project is served by water, storm and sanitary sewage facilities,
telephone, electricity, fire protection and other required public utilities adequate to serve the
Premises at the time of Final Completion of the Project.

(e) The General Contractor, Architect, and all Contractors, suppliers,
materialmen and consultants have been paid in full for work related to construction of the Project
and there are no Liens, encumbrances or other defects affecting title to the Garage Land other
than Permitted Liens) which have been or will be filed against the Garage Land and/or the
Premises with respect thereto, or if any such Lien has been filed, Landlord and/or General
Contractor shall have arranged for a bond to remove such Lien in accordance with Section 8.2.

() The use and operation of the Premises for public parking is permitted
pursuant to the Permits.

(2 Landlord is not aware of any physical defect in the Garage Land or the
Project which would prevent Landlord from lcasing the Project to Tenant for the Permitted Use.

(h)  To the best of Landlord’s knowledge and except as disclosed in writing,
there are no condemnation, environmental, zoning or other land use regulation proceedings
currently instituted which could detrimentally affect the use and operation of the Project for its
Permittcd Use. If during the Term of this Lease any such proceedings have been instituted,
Landlord shall have used its best efforts and due diligence to resolve them prior to Final
Completion of the Project.

(i) Landlord has provided Tenant with prompt notice of any special
assessment proceedings affecting the Land.

South Kizkland T.O.D. Garage Project Leasc -37- P20399_DRS20359_30W 0626412



G) The Project does not encroach onto adjoining land or onto any easements
and there are no encroachments of improvements from adjoining land onto the Garage Land
(other than those contemplated under the terms of the Housing Easements). The location of the
Project does not violate any applicable setback requirements. The Garage Land is not located in
a flood zone.

(k) Except as disclosed to Tenant in writing, there is no litigation pending, or
to the best knowledge of Landlord, threatened, with respect to the Project for matters undertaken
by Landlord under this Lease.

()] To the best of Landlord’s knowledge, there are no Hazardous Substances
located in, on, under or affecting the Garage Land or the Project. No Hazardous Substances
were incorporated into the structure of the Project.

(m) Prior to Final Completion of the Project, Landlord has removed or
remediated and properly disposed of all known Hazardous Substances existing on the Garage
Land and discovered during the construction of the Project and if applicable, Landlord has
received a no further action letter from the appropriate governmental agency with respect to such
Hazardous Substances, provided the foregoing shall not make the Landlord responsible for the
removal or remediation of any Hazardous Substances that Tenant is obligated to remove or
remediate under the Garage Ground Lease.

(n)  All Permits necessary for the construction, use and occupancy of the
Project have been obtained and are in full force and effect.

Each of the foregoing warranties with respect to the Project shall expire and be of no
further force or effect, unless Tenant shall have made a claim based upon an alleged breach of
such warranties by Landlord on or before the expiration of the Warranty Period; however such
expiration shall not otherwise limit Tenant’s rights and remedies hereunder. In the event Tenant
alleges a breach of any of the foregoing warranties, Tenant shall give Landlord written notice of
any such allegation together with a detailed explanation of the alleged breach (*Tenant’s
Warranty Claim”). Landlord shall, within thirty (30) days of receipt of Tenant’s Warranty
Claim, proceed to commence to cure the circumstances specified in Tenant’s Warranty Claim, or
provide Tenant with written notice of Landlord’s dispute of Tenant’s Warranty Claim. If
Landlord commences a cure or correction of the matter alleged in Tenant’s Warranty Claim,
Landlord shall proceed reasonably diligently and promptly to complete such cure or correction,
and the Warranty Period for the particular matter shall be extended for the period necessary to
complete cure or correction.

Landlord makes no warranties regarding any artist-made materials included in the Project
nor those recycled construction products which Tenant has directed Landlord to include in the
Project over Landlord’s prior written objections.

9.10 Landlord Obligations. On or before Final Completion of the Project, Landlord
shall obtain and submit to Tenant, the following:

9.10.1 As-Built Plans. A complete set of final as-built plans and specifications
prepared by the General Contractor for the Project will be provided on CAD.
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9.10.2 Manuals. All technical and service, instruction and procedure manuals
relating to the operation and maintenance of all HVAC systems and other mechanical devices
and equipment installed in the Project, except insofar as relating to Tenant’s personal property.

9.10.3 Warranties. An assignment and delivery of all warranties, guarantees,
maintenance contracts, and machinery and equipment warranties received by Landlord from the
General Contractor or any subcontractor thereof, or any supplier, materialmen or manufacturer
relating to the Project; provided, however, that so long as Landlord’s warranty set forth in
Section 9.9 herein remains in effect, and so long as Landlord is not in default of its obligations
under this Lease, Landlord reserves the right, notwithstanding the assignment and delivery of
such warranties hereunder to Tenant, to fully enforce all such warranties in the place and stead of
Tenant.

9.10.4 Permits and Licenses. The originals (if not posted at the Project) of all
Permits, licenses and other approvals necessary for the occupation, use and operation of the
Project.

9.10.5 As-Built Survey. An as-built Survey of-the Garage Land showing the
location of all improvements constructed thereon.

9.11 Enforcement of Warranties. Landlord shall take all actions reasonably
requested by Tenant during the Warranty Period to enforce or otherwise obtain the benefit of any
warranty received from General Contractor or any other Contractors or any subcontractor
thereof, or any supplier, materialman or manufacturer relating to the Project. If Landlord fails to
take actions reasonably requested by Tenant to enforce or otherwise obtain the benefit of any
such warranty, Landlord shall, upon written notice from Tenant, assign any such warranty to
Tenant for such purposes. After expiration of any applicable warranty period, Tenant
acknowledges that it shall be fully responsible for the cost of the maintenance and repair of the
Premises pursuant to the terms of this Lease. Upon exercise of the Option to purchase the
Premises as provided in Sections 21 and 22 of this Lease, Landlord shall cause all warranties still
in effect to be assigned to Tenant.

9.12 Termination of Lease. In the event that Final Completion of the Project has not
occurred for any reason whatsoever including, but not limited to Unavoidable Delays, by the
Outside Completion Date of December 14, 2015, Landlord shall be in default under this Lease
and Tenant shall have the right to terminate this Lease, without liability to Landlord upon sixty
(60) days’ prior written notice to Landlord.

9.13 No Amendment of Documents. In the event Landlord desires to amend the
architect’s agreement with the Architect, the General Construction Contract with the General
Contractor, any Contract Document, or any other document, contract or agreement entered into
in connection with the Project which would result in a material change in work or materials from
those specified in the Project Requirements or which would result in a material change in
appearance, diminution in quality of the Project or increase the costs of operating and
maintaining the Garage following Final Completion thereof, Landlord shall submit a copy of
such proposed amendment to Tenant at the addresses set forth in Section 34.7 along with a
statement from the Architect delineating the nature and extent of such change and a copy of the
Construction Documents {in CAD) marked to show the changes for Tenant’s review and
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approval, which approval shall not be unreasonably withheld. In the event Tenant notifies
Landlord within ten (10) Business Days following receipt of such proposed amendment of its
objection to such proposed amendment, Landlord shall not enter into the proposed amendment
unless Landlord first (i) responds to the concerns expressed by Tenant and (ii) any such
amendment does not materially and adversely affect the Project. If Tenant fails to respond
within such ten (10) Business Day period, the change shall be deemed disapproved.

9.14 Disclaimer. Notwithstanding any other provision of this Lease to the contrary,
Tenant is under no obligation to design, construct or supervise construction of the Project. It is
understood and agreed that Tenant’s rights to inspect the Project under this Lease are for the sole
purpose of protecting its interest as tenant hereunder and as the reversionary owner of fee title to
the Garage Land under the Garage Ground Lease. = Tenant’s approval of any plans and
specifications, Construction Contracts, or service contracts for the Project shall not be construed
by the Tenant as a guaranty of sufficiency of the work. Tenant’s right of inspection as provided
in this Lease shall not constitute any representation or warranty, express or implied, or any
obligation of Tenant to insure that work or materials are in compliance with the plans and
specifications or any building requirements imposed by a governmental agency. Tenant is under
no obligation or duty and disclaims all responsibility to pay for the cost of construction of the
Project. Tenant is not responsible to the Contractors or any subcontractors under the
Construction Contracts or any other third parties for any purpose whatsoever.

9.15 No Obligation to Pay for Other Improvements Located on Garage Land
Which Are Not Part of Project. The parties acknowledge that for reasons of economic
efficiency, Landlord may during the course of construction of the Project, elect, at its sole cost
and expense, to perform site work, install utilities (including underground storm water detention
vaults) or make other improvements to the Land which are not part of the Project, but constitute
a portion of the FHousing Project (collectively, the “Housing Project Improvements™). Nothing
contained in this Lease requires that Landlord construct such Housing Project Improvements. In
the event that there is an Event of Default by Landlord under either (a) the Transit Center
Ground Lease or the Transit Center Project Lease, or (b) the Garage Ground Lease, or this Lease
and the Transit Center Ground Lease, the Transit Center Project Lease, the Garage Ground Lease
and/or this Lease terminates as a result of the occurrence of such Event of Default, Landlord
shall not have the right to remove any such Housing Project Improvements from the Land, nor
shall Tenant have any obligation to pay Landlord for the cost of such Housing Project
Improvements. If requested by Tenant, Landlord shall within five (5) Business Days thereafter
and for no consideration, execute a quitclaim deed conveying such Housing Project
Improvements to Tenant. Tenant shall thereafter have the right to use, sell, transfer, convey,
demolish or remove such Housing Project Improvements from the Land in its sole discretion and
retain all proceeds, if any, associated therewith.

10.  Landlord Financing of Project; Rights of Construction Lender.

10.1 Construction Loan Restriction. Notwithstanding any provision of this Lease to
the contrary, Landlord shall not have the right to mortgage, pledge, encumber or assign its rights
under the Garage Ground Lease, this Lease or the Premises, in whole or in part, except to
Construction Lender to secure the Construction Loan. The Construction Loan shall not exceed
the Fixed Price. The Construction Loan shall not be modified, allered, revised or amended in
any manner which would adversely affect the rights of Tenant under this Lease including its
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Option to purchase the Premises pursuant to Sections 21 and 22 of this Lease. On or before
July 2, 2012, Landlord shall provide Tenant with evidence reasonably satisfactory to Tenant that
it has an executed term sheet or obtained a commitment letter for the Construction Loan which
satisfies the requirements of this Lease. Landlord shall provide Tenant with executed copies of
any documents executed by Landlord in favor of Construction Lender to evidence or secure the
Construction Loan on or before the Conditions Precedent Satisfaction Date set forth in Section 6
of this Lease. All proceeds of the Construction Loan shall be used solely to pay for Project Costs
associated with the construction of the Project and shall not be used for any other purpose or
applied to any other property or project. Landlord shall not encumber the Premises as security
for a loan in which the Premises is jointly secured with or cross-defaulted with any real property
which is not included within the definition of the Premises or the Project.

10.2  No Fee Subordination. Tenant shall not be required to subordinate its fee
interest in the Garage Land to any Deed of Trust or other Security Document.

10.3  Protection of Construction Lender. Tenant upon serving Landlord any notice
or demand with respect to any breach or default by Landlord of its obligations or covenants
under this Lease, shall at the same time forward a copy of such notice or demand to Construction
Lender at the last address of Construction Lender shown on the records of Tenant. Tenant shall
cooperate with Landlord in executing estoppel certificates in favor of Landlord’s Construction
Lender regarding the status of this Lease and shall provide such Construction Lender other non-
confidential and reasonably available information about the status of the Project.

10.4  Construction Lender Right to Cure Defaults. Construction Lender shall have
the right, but not the obligation, to remedy any Landlord default or cause the same to be
remedied for a period of thirty (30) days after notice from Tenant that Landlord has failed to cure
such default within the cure period, if any, provided for under this Lease (or, if such default
requires more than thirty (30) days to cure, such longer period as is necessary, acting diligently,
including any period reasonably necessary to foreclose the Deed of Trust and take possession of
the Premises) so long as Construction Lender cures monetary defaults under the Garage Ground
Lease and this Lease and continues to pay Taxes, insurance premiums and other items required
to be paid by Landlord under this Lease within such thirty (30) day period and commences to
cure the non-monetary defaults within such thirty (30) day period and diligently prosecutes the
cure to completion. Tenant shall accept such performance by or at the instance of Construction
Lender as if the same had been made by Landlord. The Construction Lender shall have the right,
but not the obligation, to assume the rights, duties and obligations of Landlord under the Garage
Ground Lease and this Lease and shall thereafter construct or complete the construction of the
Project in accordance with the terms, covenants, conditions and provisions of this Lease.
However, nothing in this Lease shall be deemed to permit or authorize Construction Lender to
devote the Premises or any portion thereof to any uses, or to construclt any improvements
thereon, other than the construction of the Project for lease or possible purchase by Tenant as
required under this Lcase. Nothing contained in this Lease shali be deemed to permit or
authorize Construction Lender to undertake or continue the construction or completion of the
Project (beyond the extent necessary to conserve or protect such improvements or construction
already made) without first having expressly assumed in writing Landlord’s obligations under
the Garage Ground Lease and this Lease. If Construction Lender determines to proceed with the
construction of the Project, Construction Lender shall notify Tenant in writing of its election to
assume the rights, duties and obligations of Landlord under the Garage Ground Lease and this
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Lease within ninety (90} days following the Event of Default by Landlord and shall enter into an
assumption agreement (or new lease on the same terms and conditions as the Garage Ground
Lease and as this Lease) in form and substance satisfactory to Tenant with respect to the
completion of the Project, and thereafter Construction Lender shall have all the rights, duties and
obligations of Landlord with respect to the Project. If Construction Lender elects not to assume
the Landlord’s rights, duties and obligations under the Garage Ground Lease or enter into a new
lease on the same terms and conditions as this Lease within the time period set forth in this
Section 10.4, Tenant shall have the right to exercise its rights and remedies under Section 24.2 of
this Lease in the event of a Landlord Event of Default, including its right to terminate the Garage
Ground Lease, this Lease, the Transit Center Garage Lease and the Transit Center Project Lease
as provided in Section 24.2(a) below.

11. Maintenance and Modification.

11.1 Maintenance and Repair. Except as otherwise expressly provided herein and
except for Punch List work and Warranty claims for which Landlord is responsible and except
for damage caused by the negligent acts or omissions of Landlord, its officers, employees,
agents, contractors and/or subcontractors of all tiers, from and after the Commencement Date of
this Lease, Tenant shall, at Tenant’s sole cost and expense, maintain the Premises and
appurtenances and every part thereof in good order, condition and repair and will take all action
and will perform all interior and exterior, structural and non-structural, foreseen and unforeseen,
ordinary and extraordinary, maintenance and repairs required to keep all parts of the Premises in
good repair and condition, subject only to ordinary wear and tear and damage by fire or other
casualty excepted. Except as otherwise expressly provided herein and except for Punch List
items which Landlord shall complete and Warranty claims which Landlord shall cure or remedy,
Landlord shall not be required to pay for the cost required to maintain all or any part of the
Premises in good order, condition and repair.

11.2 Landlord’s Remecdies. Tenant shall diligently pursue all necessary or
appropriate maintenance and repairs in accordance with its obligations under Section 11.1
hereof, but failure to do so shall not constitute an Event of Default. However, if Landlord
becomes aware of needed maintenance or repairs, Landlord shall provide Tenant written notice
of any maintenance or repair required to the Premises. Tenant shall have sixty (60) days after
receipt of notice from Landlord detailing the need for maintenance or repair, to commence to
perform such maintenance and repair, except that Tenant shall perform its obligations as soon as
reasonably possible if the nature of the problem presents a hazard or emergency. If Tenant does
not perform such maintenance and repair within the time limitations set forth in this
Section 11.2, provided written notice has been given to Tenant as provided in this Section 11.2,
Landlord may, with the prior written consent of Tenant, perform such maintenance and repair
and shall, in that event, have the right to be reimbursed by Tenant for the sum it actually expends
in the performance of such work invoiced as Additional Rent.

11.3 Modifications, Alterations and Additions. From and after the Commencement
Date of this Lease, Tenant may, at Tenant’s sole cost and expense, make modifications,
alterations and additions to the Premises provided that such meodifications, alterations and
additions do not decrease the value of the Premises, and such modifications, alterations and
additions shall be expeditiously completed in a good and workmanlike manner and in
compliance with all applicable Laws and the requirements of all insurance policies required to be
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maintained by Tenant, without further consent from Landlord. Landlord’s warranties shall
automatically terminate with respect to any element of the Project modified, altered or added to
by Tenant. Landlord shall, upon reasonable notice, have access to all plans and specifications
relating to alterations and modifications made by Tenant to the Premises.

11.4 Construction Liens. From and after the Commencement Date of the Lease,
Tenant shall pay all costs for modifications, alterations and additions done by it or caused to be
done by it on the Premises as permitted by this Lease (other than the construction of the Project)
and Tenant shall keep the Premises free and clear of all construction liens resulting from
modifications, alterations and additions done by or for Tenant; provided, however, Tenant shall
have the right to contest the correctness or validity of any such Lien by appropriate proceedings
conducted in good faith with due diligence. Within thirty (30) days following written notice
from Landlord, Tenant shall discharge said Lien of record or record a bond which complies with
the requirements of RCW 60.04.161 elminating said Lien as an encumbrance against the
Premises if in the reasonable exercise of Landlord’s judgment the protection of the Premises or
Landlord’s interest therein shall require such payment. In the event Tenant shall fail to so
remove any such Lien, Landlord may take such action as Landlord shall reasonably determine to
remove such Lien and all costs and expenses incurred by Landlord including, without limitation,
amounts paid in good faith settlement of such Lien and attorneys’ fees and costs shall be paid by
Tenant to Landlord. Tenant’s obligations pursuant to this Section 11 shall survive the Expiration
Date of this Lease.

12. Indemnity/Hold Harmless.

12.1 Landlord’s Indemnification. Landlord shall protect, defend, indemnify, and
save harmless Tenant and its officers, officials, employees and agents, from any and all claims,
demands, suits, penalties, losses, damages, judgments, or costs of any kind whatsoever
(hereinafter “claims™), arising out of or in any way resulting from acts or omissions of
Landlord’s officers, employees, agents, Contractors and/or subcontractors of all tiers, or the
negligence, willful misconduct or breach by Landlord of its obligation under this Lease, to the
maximum extent permitted by law, including RCW 4.24.115, as now enacted or as hereinafter
amended.

Landlord’s obligations under Section 12.1 of this Lease shall include, but not be limited
to:

(a) The duty to promptly accept tender of defense and provide defense to
Tenant at Landlord’s own expense.

(b)  The duty to indemnify and defend Tenant (rom any such claim, demand,
and/or cause of action brought by or on behalf of any of Landlord’s employees, or agents. The
foregoing duty is specifically and expressly intended to constitute a waiver of Landlord’s
immunity under the Washington Industrial Insurance Act, RCW Title 51, as respects the Tenant
only, with a full and complete indemnity and defense of claims made by Landlord’s employees.
The parlies acknowledge that these provisions were mutually negotiated and agreed upon by
them.
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(c) Landlord shall indemnify and defend Tenant from and be lable for all
damages and injury which shall be caused to owners of property on or in the vicinity of the
construction of the Project whether or not such injury or damage is caused by negligence of the
Contraclor(s) or caused by the inherent nature of the work specified or which shall oceur to any
person or persons or property whatsoever arising out of or in any way resulting from the acts or
omissions Landlord’s officers, employees, agents, Contractors and/or subcontractors of all tiers,
or the negligence, willful misconduct or breach by Landlord of its obligations under this Lease,

(d) In the event the Tenant incurs any judgment, award, and/or costs arising
from any claim to which it is entitled to be indemnified hereunder, including attorneys’ fees, to
enforce the provisions of this Section 12, all such reasonable fees, expenses, and costs shall be
paid by Landlord.

Notwithstanding the provisions contained in this subsection 12.1, Landlord’s obligation
to indemnify Tenant shall not extend to any claim, demand or cause of action to the extent
caused by the negligence, willful misconduct or breach of this Lease by Tenant or its officials,
officers or employees.

12.2 Tenant’s Indemnification. Tenant shall prolect, defend, indemnify, and save
harmless Landlord and its officers, officials, employees, and agents, from any and all claims,
demands, suits, penalties, losses, damages, judgments, or costs of any kind whatsoever
(heretnafter “claims™), arising out of or in any way resulting from the negligence or willful
misconduct of Tenant’s officers, officials or employees acting within the scope of their
employment or office or breach by Tenant of its obligations under this Lease, to the maximum
extent permitted by law including' RCW 4.24.115, as now enacted or as hereinafter amended.

Notwithstanding the previous paragraph contained in this subsection 12.2, Tenant’s
obligation to indemnify Landlord shall not extend to any claim, demand or cause of action to the
extent caused by the negligence, willful misconduct or breach of this Lease by Landlord or its
agents or employees.

12.3 Notice of Claim. Any party making a claim for indemnification pursuant to this
Section 12 (an “Indemnified Party”) must give the party from whom indemnification is sought
(an “Indemnifying Party’) written notice of such claim (an “Indemnification Claim Notice™)
promptly after the Indemnified Party receives any written notice of any action, lawsuit,
proceeding, investigation or other claim (a “proceeding™) against or involving the Indemnified
Party by a government entity or other third party, or otherwise discovers the liability, obligation
or facts giving rise to such claim for indemnification; provided that the failure to notify or delay
in notifying an Indemnifying Party will not relieve the Indemnifying Party of its obligations
pursuant to this Section 12 except to the extent that the Indemnifying Party’s ability to defend
against such claim is actually prejudiced thereby. Such notice shall contain a description of the
claim and the nature and amount of such loss (to the extent that the nature and amount of such
loss is kinown at such time).

12.4 Contractors’ Indemnification. Landlord and/or the General Contractor shall
include a provision in all Construction Contracts requiring the Contractors to indemnify Tenant,
and its officers, officials, employees and agents on terms substantially equivalent to Landlord’s
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indemnification obligations contained in Section 12.1 above, including, without limitation the
RCW Title 51 waiver contained in Section 12.1(b).

13.  Landlord’s Insurance Requirements. From and after the Effective Date of this Lease,
Landlord shall, at its sole cost and expense and as part of Project Costs, procure and maintain or
cause to be procured and maintained, at a minimum, the following insurance against claims for
injuries to persons or damages to property which may arise from, or in connection with the
performance of work hereunder by Landlord, its agents, representatives, employees and/or
subcontractors. Coverage shall be at least as broad as:

13.1  General Liability. Insurance Services Office form number (CG00 01) covering
Commercial General Liability, including coverage for completed operations/product liability and
contractual hability, with a limit of not less than $10,000,000 combined single limit per
occurrence, $10,000,000 aggregate.  Landlord shall maintain coverage for completed
operations/product liability claims as part of such Commercial General Liability policy for at
least one (1) year after Final Completion of the Project.

13.2  Automobile Liability. Insurance Services Office form number (CA 00 01)
covering Business Automobile Coverage, symbol 1 “any auto™; or the combination of symbols 2,
8, and 9, with a limit of not less than $1,000,000 combined single limit per occurrence.

13.3  Workers’ Compensation. Workers’ Compensation coverage, as required by the
Industrial Insurance Act of the State of Washington, statutory limits.

13.4 Employer’s Liability or “Stop Gap”. The protection provided by the Workers’
Compensation Policy, Part 2 (Employer’s Liability) or, in states with monopolistic state funds,
the protection provided by the “Stop Gap™ endorsement to the General Liability Policy in the
amount of at least $1.000,000.

13.5 Builders Risk Insurance. During the period of construction of the Project,
Landlord shall also provide Insurance Services Office form number (CP 00 02 Ed. 10-90)
Builders All Risk Coverage Form covering all work to be done on the Premises for the full 100%
replacement cost of all such improvements (except as otherwise provided below). Coverage
shall be provided for (i) the perils of earth movement and flood; (ii) resultant damage from errors
in design, plans, specifications, faulty workmanship, materials and construction; (iii) “extra
expense™; (iv) all materials to be stored offsite and while in transit to the jobsite; (v) “cold
testing” of all building systems; (vi) Landlord and Tenant’s loss of use of the Project due to
delays in Project completion caused by covered peril losses to the Project, including loss of
income and rents and soft costs such as interest on the Construction Loan, real estate taxes and
insurance premiums; (vii) the increased cost of construction, debris removal and demolition due
to the operation of building laws and code upgrades; and (viii} direct physical damage to the
Project and loss of use caused by an off premises power interruption. The policy shall include a
waiver of subrogation provision, shall grant permission for partial occupancy of the facilities
without having a detrimental effect on the coverage provided, and shall contain a separate debris
removal limit of liability which is separate from, in addition to, and not part of the overall policy
limit of ltability. Landlord shall have the required Builder’s Risk Policy in place no later than
Commencement of Construction. The Builder’s Risk Policy shall include Landlord, the General
Contractor and their respective subcontractors, other Contractors, and Tenant as insureds in an
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amount equal to their interest with a loss payable clause in favor of Construction Lender and
Tenant, as their interests may appear. Landlord shall keep the Builder’s Risk Policy in place
from Commencement of Construction to the Commencement Date of this Lease.

13.6 Deductibles and Self-Insured Retentions. Any deductibles or self-insured
retentions must be declared to and approved by Tenant. The deductible and/or self-insured
retention of the policies shall be the sole responsibility of Landlord.

13.7 Other Insurance Provisions. The insurance policies required by this Lease are
to contain or be endorsed to contain the following provisions where applicable:

(a)  Liability Policies:

(i) Tenant and its officers, officials, employees and agents are to be
covered as additional insureds as respects liability arising out of activities performed by or on
behalf of Landlord in connection with this Lease.

(i) Landlord’s insurance coverage shall be primary insurance as
respects Tenant and its officers, officials, employees and agents (but not necessarily as respects
the General Contractor) and shall include a severability of interests (cross liability). Any
insurance and/or self-insurance maintained by Tenant, its officers, officials, employees
and/agents shall not contribute with Landlord’s insurance or benefit Landlord in any way.

(i)  Landlord’s insurance shall apply separately to each insured against
whom a claim is made and/or lawsuit is brought, except with respect to the limits of the insurer’s
liability.

(b)  All Policies. Coverage shall not be canceled until after forty-five (45)
days’ (ten (10) days’ for non-payment) prior written notice has been given to Tenant.

(c) Acceptability of Insurers.

)] Unless otherwise approved by Tenant, insurance is to be placed
with insurers with a Best’s rating of no less than A:VIII, or, if not rated by Best’s, with minimum
surpluses the equivalent of Best’s surplus size VIII.

(ii)  If, at anytime, any of the foregoing policies shall fail to meet the
above minimum standards, Landlord shall, upon notice to that effect from Tenant, promptly
obtain a new policy, and shall submit the same to Tenant, with certificates and endorsements, for
approval.

(d)  Verification of Coverage. Each party shall furnish the other party with
certificates of insurance and endorsements as required by this Lease. The certificates and
endorsements for each policy are to be signed by a person authorized by that insurer to bind
coverage on its behalf. The certificates and endorsements for Landiord’s insurance are to be on
forms approved by Tenant and are to be received and approved by the Tenant prior to the
Effective Date of this Lease. Tenant reserves the right lo require complete certified copies of all
required policies at any time.
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13.8 Contractors’ Insurance. Landlord shall include a provision in the General
Construction Contract requiring the General Contractor to maintain insurance coverage
substantially equivalent to that required to be maintained by Landlord pursuant to Section 13.1
above, including a limit of not less than $10,000,000 combined single limit per occurrence,
$10,000,000 aggregate; provided the General Contractor shall not be required to maintain
builders risk coverage to the extent Landlord maintains builders risk insurance pursuant to
Section 13.5 hereof.

13.9 For All Coverages.

(a) Each insurance policy shall be written on an “occurrence” form, excepting
that insurance for professional liability, errors and omissions, when required, may be acceptable
on a “claims made” form.

(b)  Ifcoverage is approved (if approval is required above) and purchased on a
“claims made” basis, Landlord warrants continuation of coverage, either through policy renewals
or the purchase of an extended discovery period, if such extended coverage is available, for not
less than three years from the date of completion of the work which is subject to said insurance.

(c) By requiring such minimum insurance as specified herein, neither party
shall be deemed to, or construed 1o, have assessed the risks that may be applicable to the other
partly to this Lease or any Contractor. Each party and each Contractor shall assess its own risks
and, if it deems appropriate and/or prudent, maintain greater limits or broader coverage.

(d)  Nothing contained within these insurance requirements shall be deemed to
limit the scope, application and/or limits of coverage afforded, which coverage will apply to each
nsured to the full extent provided by the terms and conditions of the policy(ies). Nothing
contained within this provision shall affect and/or alter the application of any other provision
contained within this Lease.

14.  Tenant’s Insurance Requirements.

14.1  General Liability. During the Term of this Lease, Tenant shall have the right to
self-insure under Section 14.2 or, at its sole cost and expense, shall obtain and keep in force a
Commercial General Liability insurance policy on an-occurrence basis insuring Tenant against
claims for injuries to persons and property damage liability. “Commercial General Liability”
insurance shall mean Insurance Services Office form number (CGO0 01) with a limit of not less
than $1,000,000 combined single limit per occurrence, $2,000,000 aggregate. Tenant agrees to
add Landlord and Construction Lender as additional insureds to any Commercial General
Liability insurance policy.

14.2  Self-Insurancc by Tenant. Notwithstanding anything herein to the contrary,
Tenant may self-insure for general liability coverage, provided that Tenant maintains at all times
a program of seif-insurance and provides Landlord annually with a certified actuarial statement
from an independent insurance consultant or actuary that such program is in full force and effect
and is actuarially sound and consistent with industry standards and prudent risk management
standards. Annual evidence of Tenant’s program of self-insurance shall be provided to
Landlord. Tecnant agrees to provide Landlord with at lcast thirty (30) days’ prior writtcn notice
of any change in Tenant’s sclf-insured status and will provide Landlord with a certificate of sclf-
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insurance as adequate proof of insurance. In the event Tenant fails to satisfy the condition set
forth above, Tenant shall immediately procure the Commercial General Liability insurance
coverage specified in Section 14.1. If Tenant elects to self-insure as set forth in this Section,
Tenant acknowledges and agrees that Landlord shall have no liability for such losses or damage
which would otherwise have been covered by the general liability insurance which Tenant could
have provided in accordance with Section 14.1 of this Lease, nor shall Tenant’s failure to obtain
commercial general liability insurance have any effect on Tenant’s obligations under this Lease.

14.3 Workers’ Compensation. Landiord acknowledges, agrees and understands that
Tenant is self-insured for all of its workers® compensation liability exposure. Tenant agrees, at
its own expense, to maintain through its self-insurance program coverage for its workers’
compensation liability exposure for the duration of the Term of this Lease. Tenant agrees to
provide Landlord with at least thirty (30) days’ prior written notice of any change in the Tenant’s
self-insured status and will provide Landlord with a certificate of self-insurance as adequate
proof of insurance.

14.4 Property Insurance. Following the Commencement Date of this Lease, Tenant
will carry or cause to be carried fire and extended coverage property insurance covering the
Premises and all of Tenant’s personal property in such amounts and covering such risks as
Tenant may determine from time to time. Such insurance shall be carried with financially
responsible insurance companies authorized to do business in the State of Washington, and may
be carried under a policy or policies covering other property owned or controlled by Tenant or
may be accomplished through a program of self-insurance as provided for similarly situated
facilities of Tenant. Tenant shall furnish to Landlord, on or before the effective date of any such
policy, certificates of insurance or self-insurance evidencing that the insurance required by this
Section 14.4 is in force and effect on the specified date and that the premiums therefor have been
paid. Tenant agrees that such policies shall contain a provision that the same may not be
cancelled or given notice of non-renewal nor shall the terms of conditions thereof be altered,
amended or modified without at least forty-five (45) days’ prior written notice being given by the
insurer to Landlord (ten (10} days for nonpayment of premiums).

15. Waiver of Subrogation. Landlord and Tenant agree that neither shall make a claim
against or seek recovery from the other party for any loss or damage to their property, or the
property of others resulting from perils for which property insurance coverage is provided, or
required to be provided hereunder (or would have been provided had Tenant not elected to self-
insure) and each hereby releases the other from any such claim or liability regardless of the cause
of such loss or damage. Such waiver is conditioned upon the parties’ ability to enter into such a
wavier and is valid only to the extent allowed by their respective insurers.

16. Interim Transit Operations and Commuter Parking.

16.1 Interim Transit Center. As part of its obligations under this Lease Landlord
shall, at its sole cost and expense, relocate the existing transit center facilities to a location on the
Housing Land designated by Tenant, including the installation of such lighting and signage as
Tenant may request so that transit services to transit commuters utilizing Tenant’s South
Kirkland transit facility are not disrupted. The insurance provided by Landlord under this Lease
shall include the interim transit center. Landlord shall complete the relocation of the interim
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transit center operations to the Housing Land prior to Commencement of Construction of the
Transit Center on the Transit Center Land or the Garage on the Garage Land.

16.2 Replacement Park and Ride Facility. Until one hundred eighty (180) days
following the final completion of the Housing Project, there shall be a minimum of 603 parking
stalls available for use solely by transit commuters either on the Garage Land (at the location
shown on the Phasing Plan) or at a Replacement Park and Ride Facility as hereafter defined
except during Phase IIB of the Phase Plan when a minimum of 546 parking stalls shall be
available. If Phase IIB of the construction of the Project exceeds six (6) months, then at Tenant’s
election, additional transit service shall be provided for Tenant’s passengers at Tenant’s
Houghton Park and Ride facility (if available on the terms and conditions set forth in
Section 16.2(b)) and Landlord shall pay Tenant Twenty Thousand Dollars ($20,000) a month for
each month or increment thereof (until the end of that particular service change which is either
16 or 20 weeks, depending on the time of year the service change is requested) that the minimum
number of parking stalls are not available until the minimum 603 parking spaces are again
available for use by Tenant’s passengers, plus a one-time fee of Twenty Thousand Dollars
(320,000) to compensate Tenant for additional costs incurred by Tenant to inform transit users
regarding changes in transit services and transil passenger parking.

(a) As part of its obligations under this Lease, Landlord shall obtain, at its
sole cost and expense, replacement parking for the minimum number of vehicles required under
the Phasing Plan which cannot be accommodated on the Land under the Phasing Plan which
replacement parking shall be located within one-half (1/2) mile of the Premises and suitable for
use as a park and ride lot by Persons utilizing Tenant’s South Kirkland transit center which site
shall be approved by Tenant, which approval shall not be unreasonably withheld, conditioned or
delayed (the “Replacement Park and Ride Facility”). Landlord shall, at its sole cost and
expense operate and maintain the Replacement Park and Ride Facility in good condition and
repair and in a manner consistent with the standards prevailing at other park and ride facilities
owned or operated by Tenant, including the installation of lighting and signage as Tenant may
reasonably request. The insurance provided by Landlord under this Lease shall include the
Replacement Park and Ride Facility. Landlord shall provide Tenant with a copy of the lease for
the Replacement Park and Ride Facility on or before the Initial Conditions Precedent Satisfaction
Date and in any event prior to Commencement of Construction of the Transit Center on the
Transit Center Land or the Garage on the Garage Land. Landlord shall assign its interest in each
such lease to Tenant as additional security for the performance of its obligations under this Lease
pursuant to the Assignment of Lease for Security Purposes attached hereto as Exhibit P.

(b)  If Landlord is unable to obtain a Replacement Park and Ride Facility
acceptable to Tenant to satisfy this requirement or if any lease of a Replacement Park and Ride
Facility is terminated and Landlord is unable to provide replacement parking stalls available for
use by transit commuters to satisfy the minimum parking stall requirement set forth under
Section 16.2 above within thirty (30) days of such termination, then in addition to all other
remedies available at law or equity Tenant shall have the right to increase transit service at
Tenant’s Houghton Park and Ride facility (if sufficient parking stalls are available to replace the
shortfall in parking stalls available at the South Kirkland Park and Ride facility). Landlord shall
reimburse Tenant for the cost of such replacement service at the rate of Twenty Thousand
Dollars (3$20,000.00) per month or increment thereof with a minimum duration for such
increased transit service for that specific service change (either 16 or 20 weeks, depending on the
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time of year the service change is requested) until the minimum number of parking stalls
required under Section 16.2 are available for transit passenger use, plus a one-time fee of Twenty
Thousand Dollars ($20,000.00) to compensate Tenant for additional costs incurred by Tenant to
inform users regarding changes in transit services and transit passenger parking. Landlord shall
reimburse Tenant for the amount of such increased transit service on or before the tenth (10th)
day of the following month and any faiture by Landiord to reimburse Tenant for such increased
transit service shall constitute an Event of Default by Landlord under this Lease. Landlord shall
provide Tenant with copies of all notices of default it receives from the landlord under each lease
of a Replacement Park and Ride Facility on the same day Landlord receives such notice and shall
promptly advise Tenant of the termination of a lease of a Park and Ride Replacement Facility for
any reason. Tenant shall have the right to treat a lease for a Replacement Park and Ride Facility
terminated for purposes of this Lease if, in the reasonable exercise of Tenant’s business
Judgment, either (a) vandalism to transit commuter vehicles or crimes reported by transit
commuters Is in excess of crime statistics reported at similar park and ride facilities operated by
Tenant in Kirkland and Bellevue or (b) there is towing of vehicles owned by Tenant’s passengers
from such Replacement Park and Ride Facility before 7 p.m. on days when the transit center at
the South Kirkland Park and Ride facility is operating.

17. Damage, Destruction and Condemnation Prior to the Commencement Date of this
Lease.

17.1 Damage and Destruction. After the happening of any casualty to the Project
prior to Final Completion of the Project, Landlord shall give Tenant prompt written notice
thereof generally describing the nature and cause of such casualty and the extent of the damage
or destruction to the Project. If, prior to the Final Completion of the Project, damage or
destruction occurs to the Project, Landlord shall proceed diligently to reconstruct and restore the
Project in accordance with the Contract Documents and the provisions of this Lease. Landlord
will assign all insurance proceeds which Landlord may be entitled to receive prior to Final
Completion of Project with respect to damage or destruction to the Construction Lender if so
required by the Construction Lender, or a third party insurance trustee mutually acceptable to
Landlord and Tenant and such insurance proceeds shall be disbursed to Landlord to pay for the
cost of restoration or repair in periodic instaliments based upon the percentage of completion and -
otherwise in accordance with standard commercial construction loan administration. All costs of
such repair or restoration of the Project exceeding the amount of the insurance proceeds shall be

paid by Landlord.

17.2  Condemnation. In the event of a partial condemnation of the Project prior to the
Final Completion of the Project to the extent that the Project may still be constructed in
accordance with the Contract Documents, or may be constructed in accordance with the Contract
Documents as modified by changes acceptable to Landlord and (including any adjustment in
Monthly Rent and the Fixed Price as a result of a change in the Project) Tenant, Landiord shall
proceed diligently to construct the Project in accordance with the Contract Documents, as
modified, if applicable. Any such partial condemnation proceeds shall be deposited with
Construction Lender or third party insurance trustee mutually acceptable to Landlord and Tenant
and disbursed in accordance with the provisions of Section 17.1 above. In the event of a
condemnation of all of the Project or so much thereof that the Project may no longer be
constructed in accordance with the Contract Documents, this Lease shall terminate, Landlord
shall be paid from the condemnation award for all Project Costs incurred as of the date of such
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condemnation (including costs that Landlord is obligated to pay third parties as of that date), and
the parties shall have no further obligations hereunder. After Landlord has been paid in
accordance with the foregoing sentence, all remaining condemnation proceeds shall be paid to
Tenant.

18.  Damage and Destruction After Commencement Date of this Lease. In the event the
Premises are damaged or destroyed by fire or other casualty after the Commencement Date of
this Lease, this Lease shall not terminate nor shall there be any abatement of the Monthly Rent
otherwise payable by Tenant hereunder. If such damage or destruction occurs after the
Commencement Date of this Lease, then within ninety (90) days following such damage or
destruction, Tenant shall notify Landlord of its election to either exercise its Option to purchase
the Premises or to rebuild the Premises. In the event Tenant elects to rebuild the Premises, there
shall be no abatement of Monthly Rent otherwise payable by Tenant hereunder. Landlord shall
have no obligation to repair, rebuild or restore any portion of the Premises damaged by any
casualty after the Commencement Date of this Lease. Tenant shall use such portion of the
insurance proceeds as may be necessary to repair, rebuild or restore all or any portion of the
Premises that may have been damaged or destroyed as nearly as practicable in full compliance
with all Requirements of Law and to the same condition, character and at least equal value and
utility to that existing prior to such damage or destruction. If the insurance proceeds are
insufficient to pay in full the cost of any repair, restoration, modification, or improvement of any
component of the Premises, Tenant may, subject to appropriation of sufficient funds, complete
the work and pay any costs in excess of the amount of the insurance proceeds. Tenant shall not
be entitled to any reimbursement therefor from Landlord nor shall Tenant be entitled to any
diminution of any Monthly Rent otherwise payable hereunder.

19, Condemnation After the Commencement Date of this Lease.

19.1 Total Condemnation. If there is a taking or damaging of all or any portion of the
Premises by the exercise of any governmental power, whether by legal proceedings or otherwise,
by a governmental agency with jurisdiction over the Premises or a transfer by Landlord either
under threat of condemnation or while legal proceedings for condemnation are pending (a
“Condemnation™) such that there can be no reasonable use of the Premises by Tenant, as
reasonably determined by Tenant, this Lease shall terminate on the date the condemning
authority has the right to possession of the property being condemned (the “Condemnation
Date”) and all Rent and other payments shall be apportioned as of the Condemnation Date. The
award with respect to a taking of the Premises shall be divided between Landlord and Tenant as
follows:

(a) If the Condemnation occurs prior to the Commencement Date Landlord
shall be paid from the condemnation award for all Project Costs incurred as of the Condemnation
Date and the balance of the condemnation award shall be paid to Tenant.

(b)  If the Condemnation Date occurs after the Commencement Date, then the
condemnation award shall be divided between Landlord and Tenant as follows: (i) Landlord
shall be paid an amount up to but not in excess of the Cash Option Price, and (ii) the balance, if
any, shall be paid to Tenant.
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() If the Deed of Trust is outstanding as of the date of Condemnation, any
amounts outstanding under the Construction Loan shall be charged against Landlord’s share and
shall be paid to the Construction Lender to the extent of the unpaid balance, if any of the
Construction Loan secured by the Deed of Trust. If Certificates have been issued as of the date
of Condemnation, the Condemnation proceeds shall be paid first to the Trustee in an amount
sufficient to prepay in full all Certificates outstanding as of the date of Condemnation and the
balance if any shall be paid to Tenant.

(d) If the Condemnation occurs prior to the Commencement Date, Tenant
shall have no obligation to convey the Housing Land or the Housing Easements to Landlord. If
the Condemnation occurs after the Commencement Date, Tenant shall be deemed to have
exercised the Option and Tenant shall convey the Housing Land and the Housing Easements to
Landlord on the terms set forth in this Lease; provided, however, that the Closing Date shall be
the Condemnation Date.

(e) Except as provided under Section 17.2 and Section 19.1 above, a
Condemnation of the Housing Land and/or the Housing Easements shall have no effect on the
rights, duties and obligations of the parties under this Lease and rieither party shall have any right
to terminate its obligations under this Lease. If Final Completion of the Project occurs after the
Condemnation Landlord shall be entitled to the condemnation award payable for the taking of
the Housing Land and the Housing Easements in satisfaction of Tenant’s obligation to convey
the Housing Land and the Housing Easements in part payment of the Option Price.

19.2 Partial Condemnation. [f there is a partial taking of the Premises by
Condemnation after the Final Completion of the Project, and Tenant determines that a reasonable
use can be made of the Premises, then the condemnation proceeds shall be paid to Tenant and
Landlord shall have no obligation to restore the Premises unless otherwise agreed upon by
Landlord and Tenant. In no event shall this Lease terminate as a result of a partial taking nor
shall there be any abatement of Monthly Rent otherwise payable by Tenant hereunder.

20.  Prohibition Against Transfer of Interest in Landlord; Assignment of Project;
Subletting.

20.1 Prohibition Against Transfers of Interest in Landlord or Assignment of
Lease by Landlord. Landlord acknowledges that Tenant is relying upon the personal
knowledge and expertise and experience of Gary Young, a principal in KTOD Developer,
L.L.C., and Eric Evans, Director of Housing Development of Imagine Housing, the sole member
of South KTOD Development LLC, the two members of Landlord, in entering into this Lease.
Prior to Final Completion of the Project, neither Landlord nor any member or manager of
Landlord shall (a) sell, transfer, convey or assign a Controlling Interest in Landlord or any
member or manager of Landlord, (b) admit additional or substitute members in Landlord or any
member or manager of Landlord which result in a change in Controlling Interest of Landlord or
any member or manager, or (¢)change or transfer ownership interests in Landlord or any
member or manager of Landlord which result in a change in Controlling Interest of Landlord or
any member or manager {except in accordance with the Approved Financing Plan) without the
prior written consent of Tenant, which may be withheld by Tenant in its sole and absolute
discretion. Landlord shall not assign, transfer or encumber its interest in the Garage Ground
Lease, this Lease or in the Premises (except to Construction Lender) or sublease the Premises in
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whole or in part without the prior written consent of Tenant, which consent may be withheld by
Tenant in its sole and absolute discretion. Any request by Landlord for such consent shall be in
writing which shall set forth the details as to the proposed assignment, mortgage or subletting
and have annexed thereto a copy of the proposed mortgage, assignment or sublease. Except as
otherwise expressly provided herein, any attempted assignment or transfer of this Lease,
mortgage or encumbrance of the Premises (except to Construction Lender in accordance with the
Approved Financing Plan) or subletting of the Premises without Tenant’s consent shall be void
and shall constitute a breach of the Garage Ground Lease and this Lease. As used in this
Section 20.1, a “transfer” includes any sale, transfer, conveyance, assignment, mortgage, pledge
or other disposition of a Controlling Interest in Landlord or any member or manager of Landlord,
whether voluntary or involuntary, by operation of law or otherwise, including transfers in
bankruptcy or appointment of a receiver or assignee for the benefit or creditors or any merger,
consolidation, liquidation or dissolution of Landlord or any member or manager of Landiord.
Any transfer of Landlord’s interest in the Garage Ground Lease, this Lease or in the Premises as
a result of merger, consolidation or liquidation which is not expressly approved in writing by
Tenant shall be deemed to be a prohibited assignment within the meaning of this Section.

20.2 Assignment or Sublease by Tenant. Tenant may not assign its interest in this
Lease or sublease the Premises or any portion thereof, without the prior written consent of
Landlord which consent shall not be unreasonably withheld, provided that Landlord determines
in the reasonable exercise of its business judgment that any such proposed assignment or
sublease will not adversely affect (a) the ability of Tenant to perform any of its obligations
hereunder, or (b) Tenant’s ability to either (i) obtain the FTA Grant, or (ii) cause the Certificates
to be issued as provided in Section 4.4 above. Any such assignment or sublease by Tenant as
provided for in this Section 20 shall be in writing and shall require such assignee or sublessee to
comply fully with the terms of this Lease. Tenant shall provide Landlord with written notice of
any such assignment or sublease and a copy of any such assignment or sublease documentation.

21, Options To Prepay Monthly Rent And Purchase Premises,

21.1 Option to Purchase. Provided that Tenant is not in default under this Lease
(including payment of any Additional Rent then due and owing), Tenant shall have the option to
purchase the Premises and thereby terminate this Lease at any time on or after Substantial
Completion of the Project by giving notice of its election to exercise its option and paying the
Option Price as stated in this Section 21.1. The Option Price shall be an amount equal to the
Fixed Price less the amount of all Monthly Rent payments made under this Lease to the date of
Closing, plus an option exercise fee of one dollar ($1.00).

21.2  Exercise of Option. Tenant shall give Landlord not less than fifteen (15) days’
prior written notice of its election to exercise its option to purchase under Section 21.1 hereof.
The Notice of Exercisc of Option to Purchase the Premises shall be in the form attached hereto
as Exhibit L and by this reference incorporated herein. The Option Price shall be paid from the
following sources: (a) crediting the value of the Housing Land and the Housing Easements
which shall be conveyed to Landlord simultaneous with closing of the purchase of the Garage,
and (b) the Cash Option Price of Six Million Four Hundred Fifty Thousand Dollars ($6,450,000)
which shall be paid from the FTA Grant. The Cash Option Price shall be paid in cash or
imimediately available funds on the date specified in such notice (or such other date as Tenant
and Landlord may mutually agree); provided, however, that in no event shall Closing occur prior
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to Final Completion of the Project. Nothing herein shall be construed to require Tenant to
exercise the purchase option herein granted.

21.3 Conveyance of Premises. [f Tenant has exercised the Option, then at Closing,
Landlord shall convey to Tenant marketable and insurable fee simple title to the Premises, by
execution and delivery of a Bargain and Sale Deed to the Garage in a form reasonably acceptable
to Tenant (the “Deed”) and assignment to Tenant of all of Landlord’s right, title and interest in
the Garage Land under the Garage Ground Lease and this Lease. Evidence of delivery of
marketable and insurable fee simple title to the Premises shall be the issuance by the Title
Company of an ALTA extended coverage Owner’s Policy of Title Insurance (ALTA 6-17-2006)
with liability in the amount of the Option Price or any lesser sum as may be approved by Tenant,
in Tenant’s sole discretion (the “Title Policy™) insuring fee simple title to the Premises in
Tenant, subject only to (i) liens and encumbrances approved by Tenant; (ii) other exceptions
created or suffered by Landlord following the Effective Date that have been approved by Tenant
in writing; (i1} utility easements granted by Landlord following the Effective Date required for
the use of the Premises as a public parking facility; (iv) any liens, encumbrances or defects
created or incurred by Tenant after the Effective Date (collectively items (i) through (iv) are the
“Permitted Exceptions™). The Title Policy shall include such endorsements as Tenant may
reasonably request. The indemnification of the Title Company by Landlerd, or the General
Contractor to induce the Title Company to insure over any otherwise unpermitted exceptions to
title shall not be allowed except with the prior written consent of Tenant in its sole discretion
after full disclosure to Tenant of the nature and substance of the unpermitted exception and the
nature of the indemnity. The Title Policy shall provide full coverage against construction liens
arising out of the construction of the Garage on the Garage Land.

21.4 Title to Personal Property and Intangible Property. At the Closing, Landlord
shall transfer title to any persconal property included as part of the Project free and clear of all
liens and encumbrances whatsoever except such liens and encumbrances as Tenant may approve
in writing by execution and delivery of a warranty bill of sale in a form reasonably acceptable to
Tenant. Landlord shall execute and deliver to Tenant any documents that Tenant may
reasonably request in order to transfer to Tenant any intangible personal property included in the
Project.

21.5 Conveyance of Housing Land and Housing Easements. As part payment of the
Option Price at Closing Tenant shall convey the Housing Land by quit claim deed (the “Housing
Land Deed”) and the Housing Easements pursuant to the South Kirkland T.0.D. Easements
Agreement in the form attached hereto as Exhibit G and shall quitclaim its interest in any
Housing Project Improvements installed within the real property subject to the Housing
Easements. Tenant shall not mortgage or encumber all or any portion of the Housing Land, or
permit a Tenant Lien to be recorded against the Housing Land except as expressly provided
herein and except for those mortgages or encumbrances or Tenant Liens as shall be released
from the Housing Land as of the Closing Date. The parties agree that the fair market value of the
Housing Land and the Housing Easements is Ten Million Dollars ($10,000,000) which shall be
credited against the Option Price upon Closing.
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22.  Closing of Purchase of Garage, Housing Land and the Housing Easements.
22.1 Closing Procedures.

(@)  The Closing shall be held at the offices of Escrow Agent. The Closing
Date shall be on the later of (1) filteen (15) days following exercise of the Option, or (ii) the Final
Completion of the Project. Such date may not be cxtended without the written approval of
Landiord and Tenant except as otherwise expressly provided in this Lease. All documents shall
be deemed delivered on the date the Deed, the Housing Land Deed and the Housing Easements
are recorded.

(b)  In the event the Closing does not occur on or before the Closing Date,
Escrow Agent shall, unless it is notified by both partics to the contrary within five (5) days after
the Closing Date, return to the depositor thereof items which may have been deposited
hereunder. Any such return shall not, however, relieve either party hereto of any liability it may
have for its wrongful failure to close.

22.2  Delivery by Landlord. On or prior to the Closing Date, Landlord shail deposit
with Escrow Agent, and shall deliver copies to Tenant to the extent not previously delivered
prior to the Closing, the following:

(a) Landlord shall execute and deliver to Tenant a good and sufficient Bargain
and Sale Deed to the Premises in recordable form conveying good and marketable fee simple
title free to the Garage and all of Landlord’s right, title and interest to the Garage Land under the
Garage Ground Lease and this Lease and clear of all liens and encumbrances, except for the
Permitted Encumbrances, and all easements and rights appurtenant thereto together with a duly
executed real estate excise tax affidavit;

(b) A certificate from the Department of Licensing of the State of
Washington, the Title Company or a written search result from a Uniform Commercial Code
reporting service indicating that, as of a date not more than five (5) business days prior to the
Closing Date there are no filings against Landlord in the office of the Uniform Commercial Code
division of the Department of Licensing which would be a lien on any of the Premises (other
than such filings, if any, as are being released at Closing;

{¢) Landlord shall furnish to Tenant, at Tenant’s sole cost and expense, the
Title Policy;

(d)  Landlord shall deliver to Tenant the originals of all Permits, licenses, and
approvals necessary for the occupation, use and operation of the Premises, including, without
limitation, the building permits and the Certificate of Occupancy. In the event the original is
required to be posted on the Premises, delivery of a duplicate shall be permitted;

(e) Landlord shall deliver to Tenant the originals of all warranties and
guaraniees of contractors, subcontractors, suppliers and materialmen received by Landlord in
connection with the construction or installation of the Project and the acquisition of any
equipment and personal property. Landlord shall deliver to Tenant a written assignment of such
warranties and guarantees, in a form reasonably acceptable to Tenant and its counsel (hercinafter
the “Assignment of Warranties™);
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() Landlord shall deliver to Tenant, at Landlord’s expense, a complete set of
final engineering plans and specifications for the Garage;

(& Landlord shall provide, at its expense, an ALTA “as built” survey of the
Premises showing all encumbrances, liens and/or defects affecting the Premises after
construction of the Project and prior to Closing;

(h) Landlord shall provide a complete inventory of, and shall transfer to
Tenant its interest in, any and all personal property required pursuant to Construction
Documents, if any, to be located on the Premises, by warranty bill of sale in a form reasonably
acceptable to Tenant and its counsel. The cost of such personal property being transferred is
included in the Option Price;

() Landlord shall transfer to Tenant its interest in those service contracts
approved by Tenant by execution and delivery of an assignment of any service contracts;

@ Affidavit executed by Landlord which satisfies the requirements of
Section 1445 of the United States Internal Revenue Code regarding foreign investors;

(k)  Any reconveyance documents required to eliminate of record the
Construction Loan, the Deed of Trust and any other Security Documents which are a Lien on the
Garage Land and any affidavit required to eliminate the Title Company exception for
construction liens and the rights of parties in possession;

) Confirmation of warranties made by Landlord in this Lease;

(m) Copies of books and records of Landlord which Tenant would require to
operate and maintain the Garage (including applicable maintenance records), together with keys
to all entrance doors to equipment and utility rooms located in the Garage, which keys shall be
properly tagged for identification;

(n) Such resolutions, authorizations, certificates or other limited lability
documents or agreements relating to Landlord or as shall be reasonably required by Tenant or the
Title Company in connection with this fransaction;

(0) Landlord shall duly execute (and acknowledge if appropriate) such other
documents as reasonably necessary to effectuate this transaction; and Landlord shall deliver to
Tenant all other documents required to be delivered at or prior to the Closing pursuant to the
terms of this Lease.

22.3 Delivery by Tenant. On or before the Closing Date, Tenant shall deposit with
Escrow Agent the Cash Option Price (less any adjustments authorized under this Lease) and shall
deposit the following:

(a) Assignment of any service contracts duly accepted by Tenant;

(b)  Such resolutions, authorizations, certificates or other ordinances or
agreements relating to Tenant or as shall be reasonably required by Landlord or the Title
Company in conncction with this transaction;
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(c) Tenant shall duly execute (and acknowledge if appropriate) such other
documents reasonably necessary to effectuate this transaction; and Tenant shall deliver to
Landiord all other documents required to be delivered by Tenant at or prior to the Closing
pursuant to this Lease.

22.4 Delivery of Housing Land Documents. On or prior to the Closing Date
Landlord and Tenant shall deposit the following documents relating to the Housing Land:

(a)  The Housing Land Deed duly executed and acknowledged by Tenant and
accepted by Landlord conveying all of Tenant’s interest in the Housing Land to Landlord,
together with a duly executed real estate excise tax affidavit;

(b)  The Housing Easements duly executed and acknowledged by Landlord
and Tenant;

(c) The Housing Covenants duly executed and acknowledged by King
County, Landlord and the developers of the Market Rate Housing Community and Affordable
Housing Community if a person other than Landlord; and

(d)  Affidavit executed by Tenant which satisfies the requirements of
Section 1445 of the United States Internal Revenue Code regarding foreign investors.

22.5 Pro-rations. All revenue and all expenses of the Premises and the Housing Land
(other than real and personal property taxes), including, but not limited to rents, water, sewer and
utility charges, amounts payable under service contracts which are to be assumed by Tenant,
annual permits and/or inspection fees (calculated on the basis of the respective periods covered
thereby) and other expenses normal to the ownership, use, operation and maintenance of the
Housing Land and the Premises to the extent not otherwise payable by Tenant under this Lease
shall be prorated as of the Closing Date. Because Tenant is exempt from property tax, no
prorations of real and personal property taxes will be required, but Landlord shall pay all real and
personal property taxes for the Premises for the period up to and including the Closing Date, and
shall pay all real and personal property taxes for the Housing Land and the Housing Easements,
if any, from and after the Closing Date.

22.6 Costs and Expenses. Tenant shall pay the premium for the Title Policy and all
real estate excise taxes. Tenant shall pay the cost to record the Deed and any sales or use tax
payable in connection with any personal property included as part of the Garage. Landlord shall
pay the cost to record the Housing Land Deed, the Housing Easements and the Housing
Covenants, the cost of any title insurance if elects to obtain, all costs associated with its financing
and the fees and expenses of its consultants and attorneys. The escrow fees shall be borne
equally by Landlord and Tenant.

22,7 Recordation. Provided that Escrow Agent has not received prior written notice
from either party than an agreement of either party made hereunder has not been performed, or to
the effect that any condition set forth herein has not been fuifiiled, and further provided that Title
Company has issued or is unconditionally prepared and committed to issue to Tenant the Title
Policy, then Escrow Agent is authorized and instructed at 8:00 a.m. (or as soon thereafier as
possible) on the Closing Date pursuant to joint escrow instructions to be executed by Tenant and
Landliord to:
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(a) (i) Record the Deed and the assignment of Landlord’s interest in the
Garage Land under the Garage Ground Lease and this Lease, (ii) the Housing Land Deed,
(iii) the Housing Easements, and (iv) the Housing Covenants in the real property records of King
County, Washington. The Housing Covenants shall be recorded in a first lien position on the
Housing Land and Housing Easements and prior to financing obtained by Landlord or the
housing developers to develop the Market Rate Housing Community or the Affordable Housing
Community on the Housing Land;

(b)  Assemble and deliver at least one fully executed counterpart of the
assignment of service contracts to both Tenant and Landlord;

(c) Deliver all documents described in Section 22.2 to Tenant; and record any
reconveyancing documents delivered by Landlord pursuant to Section 22.2(k) hereof.

23.  Default by Tenant. The occurrence of any of the following shall constitute an Event of
Default by Tenant under this Lease:

23.1 Payment. Failure (a) to make any Monthly Rentpayments due under this Lease
if the failure to pay is not cured within seven (7) days after wrilten notice of such failure has
been given by Landlord to Tenant, or (b) failure to make any other payment required if the
failure to pay is not cured within ten (10) days after written notice of such failure has been given
by Landlord to Tenant.

23.2  Other Failure to Perform. Failure to perform any other provision of this Lease
if the failure to perform is not cured within thirty (30) days after written notice of such default
has been given by Landlord to Tenant. If the 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 thirty (30) days and diligently and in good faith continues to prosecute such cure
to compietion.

23.3 Late Charges; Interest on Past Due Monthly Rent. Tenant acknowledges that
a late payment of Monthly Rent hereunder will cause Landlord to incur costs not contemplated
by this Lease, the exact amount of which is difficult to ascertain. Therefore, in the event Tenant
shall fail to pay any instaliment of Monthly Rent due hereunder for fifieen (15) days after the
date such amount is due, Tenant shall also pay Landlord a late charge equal to two percent (2%)
of the amount then owing and past due together with interest on such past due amount at an
interest rate of twelve percent (12%) per annum commencing ten (10) days after the date such
amount is due until paid. Payment of such late charges and/or default interest shall not excuse or
cure any default by Tenant under this Lease.

23.4 Remedies for Tenant Default,

(a) If Tenant commits a default under Section 23 above and fails to cure such
default within the time period provided therein, then Landlord, by providing Tenant with ten (10)
days’ advance written notice, may cancel and terminate this Lease, evict the Tenant and re-enter
the Premises, but notwithstanding such re-entry by Landlord, Tenant covenants and agrees to
make good to Landlord any deficiency arising from a re-entry and reletting of the Premises at a
lesser monthly rent than the Monthly Rent agreed to be paid by Tenant through the Term of this
Lease, provided Landlord has taken all commercially reasonable measures to ensure that a
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maximum rental rate was obtained for reletting. Landlord shall provide notice to Tenant of any
amount by which rentals from such reletting are less than the Monthly Rent and the due dates of
such Monthly Rent. The deficiency amount for each such Monthly Rent payment shall be paid
by Tenant on or before the due date for such Monthly Rent payment. The remedies set forth in
this Section 23.4(a) are the sole and exclusive remedy available to Landlord for Tenant’s default
and Landlord waives all other remedies available at law or equity for Tenant’s default.

(b)  If Tenant exercises the Option and thercafter fails without legal excuse to
close the purchase of the Garage which failure is not cured within thirty (30) Business Days after
written notice from Landlord to Tenant, and provided there is no default by Landlord and no
event that with the giving of notice the passage of time; or both, would constitute an event of
default by Landlord, Landlord shall have the right to demand and have specific performance of
this Agreement as to the Cash Option Price or to cause the issuance of Certificates as provided in
Section 4.4 of this Agreement and the right to demand and have specific performance of
Tenant’s obligation to convey the Housing Land and the Housing Easements to Landlord in
payment of the balance of the Option Price as Landlord’s sole and exclusive remedy for such
failure. In no event shall Landlord have the right to termmatc this Agreement or to recover
damages resulting from any such failure.

24, Default by Landlord.

24.1 Events of Default by Landlord. The occurrence of any of the following shall
constitute an Event of Defauit by Landlord under this Lease:

(a) If Landlord shall fail to perform any material obligation under the Garage
Ground Lease or this Lease; or

(b)  If Landlord has abandoned construction of the Project for a period of
twenty (20) consecutive days (except for Unavoidable Delay); or

(c) If any permit required for construction of the Project shall be revoked or
canceled:; or

(d)  If Landlord shall have assigned, delegated, pledged or encumbered its
rights, duties or obligations under this Lease in violation of this Lease; or

(e} If Landlord has not Commenced Construction of the Project on or before
December 1, 2012 except for Unavoidable Delay in achieving Final Completion of the Transit
Center (as defined in the Transit Center Project Lease); or

49 If Landlord persistently disregards and fails to comply with Laws,
ordinances, rules, regulations or orders of a governmental authority having jurisdiction over the
Project; or

(2 If there shall occur any Lien or other encumbrance on the Land, the
Premises or the Project caused by Landlord or General Contractor (other than the Permitted
Liens) which is not bonded and removed in accordance with Section 8 above; or
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(h)  If there shall have occurred defective workmanship or materials within the
Project which is not cured within the time period provided under this Lease; or

(i) If Final Completion of the Garage has not occurred for any reason except
for Unavoidable Delay, on or before December 14, 2014; or

G) If Final Completion of the Project has not occurred for any reason
whatsoever including Unavoidable Delay on or before the Outside Completion Date; or

(k)  If there is any default by Landlord under a lease of the Replacement Park
and Ride Facility which is not cured within the period of time, if any, provided for cure under
any such lease or if at any time prior to one hundred eighty (180) days following the final
completion of the Housing Project there are less than 603 parking spaces (or during Phase IIB of
the Phasing Plan only, less than 546 parking spaces) available on the Land or at one or more
Replacement Park and Ride Facilities for Persons using Tenant’s south Kirkland transit center
which default is not cured within the period of time provided in Section 16.2 above; or

)] If Landlord shall file a voluntary petition in bankruptcy or shall be
adjudicated a bankrupt or insolvent or shall file any petition or answer seeking any
reorganization, arrangement, composition, readjustment, liquidation, dissolution or similar relief
under the present or any future federal bankruptey code or any other present or future applicable
federal, state or other statute or law, or shall seek or consent to or acquiesce in the appointment
of any trustee, receiver of liquidator of Landlord or of all or any substantial part of its properties
or of the Premises, or within 60 days after the commencement of any proceeding against
Landlord seeking any reorganization, arrangement, composition, readjustment, liquidation,
dissolution or similar relief under the present or any future federal bankruptcy act or any other
present or future applicable federal, state or other statute or law, such proceeding shall not have
been dismissed or if, within 60 days after the appointment, without the consent or acquiescence
of Landlord, of any trustee, receiver or liquidator of Landlord or of all or any substantial part or
either of its properties or of the Premises, such appointment shall not have been vacated or
stayed on appeal or otherwise, or if, within 60 days after the expiration of any such stay, such
appointment shall not have been vacated; or

(m) If there is any default by Landlord under the Transit Center Ground Lease
or the Transit Center Project Lease which is not cured within the period of time, if any, provided
for cure under the Transit Center Ground Lease or the Transit Center Project Lease.

24.2 Tenant Remedies upon Landlord Event of Default. Upon any Event of Default
by Landlord, Tenant shall give Landlord written notice of same, whereupon following receipt of
such written notice, Landlord shall have thirty (30) days within which to commence all necessary
action to cure such Event of Default; provided, however, that if such Event of Default is not a
monetary Event of Default and by reason of the nature of such default, such default cannot with
due diligence be cured within such thirty (30) day period, Landlord shall not be in default if
Landlord commences such cure within thirty (30) days and diligently prosecutes such cure to
completion, except with respect to Events of Default under Sections 24.1(b), 24.1(c) or 24.1(f),
for which the cure period shall be ten (10) Business Days or Sections 24.1(¢), 24.1(k), 24.1(I) or
24.1(m) for which no cure period exists beyond the time period stated herein; provided, however
that there shall be no cure period for failure of Landlord to achieve Final Completion of the

South Kirkland T.O.D. Garage Project 1ease -60- PA20399_DRS\2039%_3JW DE26/12



Project on or before the date set forth in Section 24.1(j). In the event Landlord fails to cure such
Event of Default within the time period set forth above, Tenant shall be entitled to exercise any
one or more of the following remedies:

(a) Terminate the Garage Ground Lease this Lease, the Transit Center Ground
Lease and/or the Transit Center Project Lease without liability to Landlord upon ten (10} days
written notice; or

(b)  Bring an action for damages which damages shall include all costs and
expenses incurred by Tenant in leasing, operating and maintaining 603 parking stalls (or
546 parking stalls during Phase IIB of the Phasing Plan) for use as an interim park and ride
facility or providing increased transit services as provided in Section 16.2 above if an Event of
Default occurs under Section 24.1(k) above; or

(c) In the event Landlord fails to design, develop or construct the Project in
accordance with the FTA Requirements and such failure results in a determination by the Federal
Transit Administration not to fund the FTA Grant, such failure shall constitute an Event of
Default under this Lease and in addition to any other right or remedy available to Tenant at law
or equity, Tenant shall have the right to offset against the Option Price otherwise payable by
Tenant hereunder at the Closing the amount of the FTA Grant and other transit funding in the
amount of Six Million Four Hundred Fifty Thousand Dollars ($6,450,000) as agreed liquidated
damages resulting from such breach.

(d)  Seek specific performance of Landlord’s obligations under this Lease; or

(e) Take over and complete the work of construction of the Project (provided
the Construction Lender has not elected to do so as permitted herein). Tenant is hereby
irrevocably appointed attorney-in-fact (the appointment being coupled with an interest) to incur
obligations, enforce contracts or agreements therefore made by Landlord and to do any and all
things that are necessary and proper to complete the Project and to recover the costs thereof,
together with interest thereon at the rate of twelve percent (12%) per annum from the date
incurred until paid in full. In the event Tenant elects to complete the Project, Tenant shall have
the right to offset against Monthly Rent all amounts incurred by Tenant in completing the Project
pursuant to this Section 24.2(e). “

25.  Signs. Tenant shall have the right to place identification signage, other signage,
advertisements, awnings, banners or other exterior decorations on the exterior of the Premises
without any {urther consent or approval from Landlord. Any sign that Tenant has the right to
place, construct and maintain shall comply with all Laws, and Tenant shall obtain any approval
required by such Laws. Landlord makes no representation with respect to Tenant’s ability 1o
obtain such approval.

26. Landlord’s Right to Enter the Premises. Afier the Commencement Date, Landlord
shall have the right to enter the Premises at reasonable limes during Tenant’s normal business
hours for the below listed purposes; provided, however, Landlord acknowledges and agrees to
comply with Tenant’s reasonable requests regarding security. Landlord shall conduct its
activitics on the Premises as allowed in this Section in a manner that will cause the least possible
inconvenience, annoyance or disturbance to Tenant. Landlord shall not be liable in any manner
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for any inconvenience, annoyance, disturbance, loss of business, nuisance, or other damage
arising out of Landlord’s entry on the Premises as provided in this Section, except damage
resulting from the negligent acts or omissions of Landlord:

26.1 Condition. To determine whether the Premises are in good condition and
whether Tenant is complying with its obligations under this Lease.

26.2 Notices. To serve, post or keep posted any notices required or allowed under the
provisions of this Lease.

26.3 Warranty Work. To perform any repair, replacement or other work for which
Landlord is responsible to perform under this Lease, including, but not limited to, work within
the scope of Landlord’s warranties.

27. No Encuembrances by Landlord. Except to the extent expressly authorized in
Sections 10 and 20 of this Lease, Landlord shall not at any time during the Term of this Lease
sell, transfer, lease (other than to Tenant pursuant to this Lease), convey, encumber, pledge,
hypothecate or otherwise grant a security interest in the Premises or any portion thereof (other
than to Construction Lender pursuant to the Security Documents).

28.  Right to Estoppel Certificates. Each party, within fifieen (15) days after notice from
the other party, shall execute and deliver to the other party, in recordable form, a certificate
stating that this Lease is unmodified and in full force and effect, or in full force and effect as
modified and stating the modifications. Failure to deliver the certificate within such fifteen (15)
day period shall be conclusive upon the party failing to deliver the certificate for the benefit of
the party requesting the certificate and any successor to the party requesting the certificate, that
this Lease is in full force and effect and has not been modified except as may be represented by
the party requesting the certificate.

29.  Subordination, Nondisturbance and Attornment Agreement. This Lease shall be
subject and subordinate at all times to the lien of the Security Documents; provide, however that
subordination of Tenant’s rights under this Lease shall be expressly conditioned upon delivery of
the Subordination Agreement in the form attached to this Lease as Exhibit M and by this
reference incorporated herein, duly executed by Landlord and Construction Lender. The
Subordination Agreement shall be executed and delivered by Landlord and Construction Lender
and delivered to Tenant prior to the Commencement of Construction. Tenant shall have the right
to record such Subordination Agreement in the real property records of King County,
Washington.

30.  Limitation on Landlord’s Liability. Notwithstanding any provision in this Lease to the
contrary, Tenant agrees that it shall look solely to the estate and property of Landlord in the Land
and buildings constituting the Premises, any insurance proceeds or condemnation proceeds
payable to Landlord under this Lease, and any sums paid to Landlord under this Lease for the
collection of any judgment requiring the payment of money by Landlord or for the enforcement
of any other judgment or remedy against Landlord arising from Landlord’s rights and obligations
in this Lease, and no other assets of Landlord shall be subject to levy, execution or other
procedure for the satisfaction of Tenant’s remedies.
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31.  Attorneys’ Fees. In the event either party requires the services of an attorney in
connection with enforcing any of the terms of this Lease, or in the event suit is brought for the
recovery of any Monthly Rent due under this Lease or for the breach of any covenant or
condition of this Lease, or for the restitution of said Premises to Landlord and/or eviction of
Tenant during said Term or after the expiration thereof, the prevailing party will be entitled to a
reasonable sum for attorneys’ fees, witness fees, and court costs, including costs of appeal.

32.  Surrender. Landlord shall, on the Expiration Date, surrender and deliver up the
Premises, including all improvements then located thereon and the appurtenances thereto, into
the possession of Tenant, free and clear of all leases, subleases and other occupancies, and free
and clear of all liens and encumbrances other than those, if any, created by Tenant, without any
payment or allowance whatsoever by Tenant. Landlord shall execute, acknowledge and deliver
to Tenant such instruments of further assurance as in the opinion of Tenant are necessary or
desirable to confirm or perfect Tenant’s right, title and interest in and to all of the above-
described property. The provisions of this Section shall survive the expiration or termination of
this Lease.

33.  Brokers. Landlord and Tenant each represent to the other that neither is represented by
any broker, agent or finder with respect to this Lease in any manner. Each party agrees, to the
maximum extent permitted by law, to indemnify and hold the other party harmless from and
against any and all liability, costs, damages, causes of action or other proceedings instituted by
any broker, agent or finder, licensed or otherwise, claiming through, under or by reason of the
conduct of the indemnifying party in any manner whatsoever in connection with this Lease,
which indemnification shall survive the Expiration Date of this Lease.

34. Miscellancous Provisions.

34.1 Entire Agreement. This Lease, including Exhibits A through P which are
attached hereto and by this reference incorporated herein, sets forth the entire agreement of the
parties as to the subject matter hereof and supersedes all prior discussions and understandings
between them. This Lease may not be amended or rescinded in any manner except by an
instrument in writing signed by a duly authorized officer or representative of each party hereto.

34.2 Governing Law. This Lease shall be governed by and construed and enforced in
accordance with the laws of the State of Washington.

34.3  Severability. Should any of the provisions of this Lease be found to be invalid,
illegal or unenforceable 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 the intention of the parties.

34.4 Jurisdiction/Venue. In the event any action is brought to enforce any of the
provisions of this Lease, the parties agree to be subject to exclusive in personam jurisdiction in
the King County Superior Court for the State of Washington and agree that in any such action
venue shall lie exclusively in King County, Washington.

34.5 Waiver. No waiver of any right under this Lease shall be effective unless
contained in writing signed by a duly authorized officer 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
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perform shall be deemed to be a waiver of any future right or of any other right arising under this
Lease.

34.6 Captions. Section captions contained in this Lease are included for convenience
only and form no part of the agreement between the parties.

34.7 Notices. All notices or requests required or permitted under this Lease shall be in
writing, shall be personally delivered or sent by certified mail, return receipt requested, postage
prepaid, by nationally recognized overnight courier or by facsimile transmission and shall be
deemed given when so delivered, received or faxed (provided the fax machine has issued a
printed confirmation of receipt). All notices or requests to any party shall be sent to all other
parties as follows:

If to Landlord: Kirkland Park & Ride, LLC
11624 SE 5™ Street, Suite 200
Bellevue, WA 98005
Attn: Gary A. Young
Facsimile: (425) 586-7700

With copies to: Oseran Hahn Spring Straight & Watts, P.S.
10900 NE 4™ Street, Suite 1430
Bellevue, WA 98004
Attn: Matthew B. Straight
Facsimile: (425) 455-9201

Imagine Housing

10604 NE 38" Place, Suite 215
Kirkland, WA 98033

Attn: Eric Evans

Facsimile: (425) 576-5194

If to Tenant: King County Property Services Division
500 King County Administration Building
500 Fourth Avenue
Seattle, WA 98104
Facsimile: (206) 205-5070

With a copy to: Manager, Design and Construction
King County Metro Transit Dtvision
King Street Center
Mail Stop KSC-TR-0435
201 Jackson Street
Seattle, WA 98104
Facsimile: (206) 684-1803

Any party may change the address to which notices shall be sent by notice to the other

party in the manner and with the effect set forth in this Section 34.7. A copy of any notice shall
also be sent to the Construction Lender, if any.
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348 Binding Effect. Subject to the provisions of Sections 10 and 20 hereof, this
Lease shall be binding upon, and inure to the benefit of, the parties hereto and their respective
successors and assigns. No permitted assignment of this Lease or Tenant’s rights hereunder shall
be effective against Landlord unless and until an executed counterpart of the instrument of
assignment shall have been delivered to Landlord and Landlord shall have been furnished with
the name and address of the assignee. The term “Tenant™ shall be deemed to include the
assignee under any such permitted assignment. The term “Landlord” shall include any
successors to or assigns of the Landlord’s interest in the Premises following any foreclosure of
the Security Documents, including Construction Lender or any purchaser at a trustee’s or
sheriff’s sale of the Premises.

349 Gender and Number. As used in this Lease, the masculine shall include the
feminine and neuter, the feminine shall include the masculine and neuter, the neuter shall include
the masculine and feminine, the singular shall include the plural and the plural shall include the
singular, as the context may require.

34.10 Nondiscrimination. Landlord and Tenant each agree it will not discriminate in
employment at the Premises on the basis of race, color, religion, sex, national origin, veteran
status, sexual orientation or physical and mental disability in regard to any position for which the
prospective employec is qualified, nor will Landlord or Tenant maintain facilities which are
segregated on the basis of race, color, religion, sex or national origin at the Premises.

34.11 Recording; Memorandum of Lease. Neither Landlord nor Tenant shall record
this Lease without the written consent of the other; provided, however, that Tenant shall have the
right to record a Memorandum of this Lease in the form attached hereto as Exhibit N and by this
reference incorporated herein upon the Effective Date. Such Memorandum of Lease shall be
amended by the parties and a new Memorandum recorded once (a) the short plat has been
completed to exclude the Transit Center Land and the Housing Land from the definition of the
land demised under the Garage Ground Lease and this Lease, and (b) once the Commencement
Date and Expiration Date of this Lease has been determined.

34.12 Time Is of the Essence. Time is of the cssence in the performance of each
party’s obligations under this Lease. Each party will carry out its obligations under this Lease
diligently and in good faith.

34.13 Authority. Landlord is a limited liability company, duly organized, validly
existing and in good standing under the laws of the State of Washington. Tenant is a political
subdivision of the Statc of Washington. By execution of this Lease, Landlord and Tenant each
represent to the other that it has authority to enter into this Lease and perform its obligations
hereunder. '

34.14 Nature of Relationship. The relationship between Landlord and Tenant under
this Lease shall be solely that of landlord and tenant of real property. It is not intended by this
Lease to, and nothing contained in this Lease shall, creale any partnership, joint venture or other
arrangement between Landlord and Tenant. No term or provision of this Lease is intended to be,
or shall be, for the benefit of any other person, firm, organization or corporation, nor shall any
other person, firm, organization or corporation have any right or cause of action hereunder.
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34.15 No Third Party Rights. The provisions of this Lease are intended solely for the
benefit of, and may only be enforced by, the parties hereto, and their respective successors and
permitted assigns. None of the rights or obligations of the parties herein set forth (or implied) is
intended to confer any claim, cause of action, remedy, defense, legal justification, indemnity,
contribution claim, set-off, or other right, whatsoever upon or otherwise inure to the benefit of
any Contractor, Architect, subcontractor, worker, supplier, mechanic, architect, insurer, surety,
guest, member of the public, or other third parties having dealings with either of the parties
hereto or involved, in any manner, in the Project.

34.16 Accounting, Inspection and Audit. Landlord shall keep such full and detailed
accounts as may be necessary for proper financial management under this Lease. Tenant may, at
its sole discretion, from time to time whether before or after purchase of the Premises if it elects
to purchase the Premises, inspect all books and records of Landlord or any Contractor relating to
the Project, make copies of all such books and records and/or elect to have an audit conducted to
verify Project Costs. If Tenant so elects to conduct such an audit, it shall give notice to
Landlord, and such audit shall be conducted as soon thereafter as is reasonably feasible, Such
audit shall be conducted by an auditor selected by Tenant, and Tenant shall, except as hereinafter
provided, pay the cost of such audit. Landlord agrees to cooperate with the auditor and make
available for examination at its principal office all of its books, records, correspondence and
other documents deemed necessary 1o conduct the audit by the auditor. This Lease shall be
considered a public document and this Lease and all books and records of Landlord or any
Contractor relating to the Project will be available for inspection and copying by the public in
accordance with the Public Records Act, chapter 42.56 RCW (the “Act™). If Landlerd considers
any portion of any record provided to Tenant under this Lease, whether in electronic or hard
copy form, to be protected under law, Landlord shall clearly identify each such portion with
words such as “CONFIDENTIAL,” “PROPRIETARY” or “BUSINESS SECRET.” If a request
is made for disclosure of such portion, Tenant will determine whether the material should be
made available under the Act. If Tenant determines that the material is subject to disclosure,
Tenant will notify Landlord of the request and allow Landlord ten (10) Business Days to take
whatever action it deems necessary to protect its interests. If Landlord fails or neglects to take
such action within said period, Tenant will release the portions of record(s) deemed by Tenant to
be subject to disclosure. Tenant shall not be liable to Landlord for inadvertently releasing
records pursuant to a disclosure request not clearly identified by Landlord as
“CONFIDENTIAL,” “PROPRIETARY” or “BUSINESS SECRET.” If the audit reveals a
variation of three percent (3%) or more of the Project Costs, Landlord shall pay the costs of the
audit. Landlord shall preserve all records for a period of six (6) years after Final Completion of
the Project hereunder; provided, however, if at any time prior to the expiration of seven (7) years
after Final Completion of the Project, Landlord proposes to dispose of any Contract Documents
related to the Project, Landlord shall deliver the same to Tenant for disposition by Tenant.

34.17 Fair Construction. The provisions of this Lease shall be construed as a whole
according to their common meaning and not strictly for or against any party and consistent with
the provisions contained herein in order to achicve the objectives and purposes of this Lease.
Each party hereto and its counsel has reviewed and revised this Lease and agrees that the normal
rules of construction to the effect that any ambiguities are to be resolved against the drafting
parly shall not be construed in the interpretation of this Lease. ILach agreement, term and
provision of this Lease to be performed by Landlord or Tenant shall be construed to be both a
covenant and a condition.
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34.18 Non-Waiver of Governmental Rights. Nothing contained in this Lease shall
require Tenant to take any discretionary action relating to development of the improvements to
be constructed on the Land as part of the Project, including, but not limited to environmental
review, zoning and land use approvals, approval of applications to vacate public streets,
permitting, design review or any other governmental approvals.

34.19 Disclosures and Waivers. Pursuant to RCW 64.06.010(7), Tenant hereby waives
receipt of the Seller Disclosure Statement otherwise required under Chapter 64.06 RCW with
respect to the Housing Land and the Housing Easements; provided, however that Tenant shall
deliver the seller Disclosure Statement to the extent required to do so under RCW 64.06.010(7).

34.20 Counterparts. This Lease may be executed mn counterparts, each of which shall
constitute an original and all of which constitute but one original.

IN WITNESS WHEREQF, the parties hereto have executed this Lease as of the date and
year set forth below.

LANDLORD:

KIRKLAND PARK & RIDE, L.L.C,,
a Washington limited liability company

By: KTOD DEVELOPER, L.L.C.,
a Washington limited liabtlity company,
Its Manager

By:
Name:
Title:

Date , 2012
TENANT:

APPROVED AS TO FORM: KING COUNTY, a political subdivision of the
State of Washington

By: By:
Senior Deputy Prosecuting Attorney Name:
Title:
Date , 2012 Date ,2012
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STATE OF WASHINGTON )

} ss.
COUNTY OF KING )
[ certify that [ know or have satisfactory evidence that is the person
who appeared before me, and said person acknowledged that he signed this instrument, on oath stated that he
was authorized to execute the instrument and acknowledged it as the of

KTOD DEVELOPER L.L.C., a Washington limited liability company, Manager of KIRKLAND PARK &
RIDE, L.L.C., a Washington limited liability company, to be the free and voluntary act of such party for the
uses and purposes mentioned in the instrument.

GIVEN UNDER MY HAND AND OFFICIAL SEAL this day of , 2012,

Notary Public
Print Name
My commission expires

(Use this space lor nolarial stamp/scal)

STATE OF WASHINGTON )
) ss.
COUNTY OF KING )
I certify that 1 know or have satisfactory evidence that is the

person who appeared before me, and said person acknowledged that  signed this instrument, on oath stated
that ___ was authorized to execule the instrument and acknowledged it as the
of KING COUNTY, a political subdivision of the Statc of Washington, to be the free and voluntary act of such
party for the uses and purposes mentioned in the instrument.

GIVEN UNDER MY HAND AND OFFICIAL SEAL this day of , 2012,

Notary Public
Print Name
My commission expires

{Use this space for notarial stamp/seal)
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EXHIBIT A
Schedule of Monthly Rent'

Garage Lease Payments
Due datc  Monthly lease payment Balance due

$

! *Note: Monthly Rent commences upon the Commencement Date (as defined in Section 1.11 of the Project Lease).
If the Commencement Date is a date other than [¢], the due date of Monthly Rent payments will be adjusted
accordingly.
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South Kirkland Garage Lease Payments

Month Monthly lease payment Balance due

$15,450,000
1 $51,500 $15,398,500
2 $51,500 $15,347,000
3 $51,500 $15,295,500
4 $51,500 $15,244,000
5 $51,500 $15,192,500
6 $51.500 $15,141,000
7 $51,500 $15,089,500
8 $51,500 $15,038,000
9 $51,500 $14,986,500
10 $51,500 $14,935,000
1 $51,500 $14,883,500
12 $51,500 $14,832,000
13 $51,500 $14,780,500
14 $51,500 $14,729,000
i5 $51,500 $14,677,500
16 $51,500 $14,626,000
17 $51.,500 $14,574,500
18 $51,500 $14,523,000
19 $51,500 $14,471,500
20 $51,500 $14,420,000
21 $51,500 $14,368,500
22 $51,500 %14, 317,000
23 $51,500 $14,265,500
24 $51,500 $14,214 000
25 $51,500 $14,162,500
26 $51,500 $14,114,000
27 $51,500 $14,059,500
28 $51,500 $14,008,000
29 $51,500 $13,956,500
30 $51,500 $13,905,000
31 $51,500 $13,853,500
32 $51,500 $13,802,000
33 $51,500 $13,750,500
34 $51,500 $13,699,000
35 $51,500 $13,647,500
36 $51,500 $13,596,000
37 $51,500 $13,544,500
38 351,500 $13,493,000
39 $51,500 $13,441,500
40 $51,500 $13,390,000
41 $51,500 $13,338,500
42 $51,500 $13,287,000
43 $51,500 $13,235,500
44 $51,500 "$13,184,000
45 $51,500 $13,132,500
45 $51,500 $13,081,000
47 $51,500 $13,029,500
48 $51,500 $12,978,000
49 $51,500 $12,926,500
50 $51,500 $12,875,000
81 $51,500 $12,823,500
52 $51,500 $12,772,000
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South Kirkland Garage Lease Payments

Month Monthly lease payment Balance due
53 $51,500 $12,720,500
54 $51,500 $12,669,000
55 $51,500 $12.617,500
56 . $51,500 $12,566,000
57 $51,500 $12,514,500
58 $51,500 $12,463,000
59 851,500 $12,411,500
60 $51,500 $12,360,000
61 $51,500 $12,308,500
62 $51,500 $12,257,000
63 $51,500 $12,205,500
64 $51,500 $12,154,000
65 $51,500 $12,102,500
66 $51,500 $12,051,000
67 $51,500 $11,999,500
68 351,500 $11,948,000
69 $51,500 $11,896,500
70 $51,500 $11,845,000
71 $51,500 $11,793,500
72 551,500 $11,742,000
73 $51,500 $11,690,500
74 551,500 $11,639,000
75 $51,500 $11,587,500
76 $51,500 $11,536,000
77 $51,500 $11,484,500
78 $51,500 $11,433,000
79 $51,500 $11,381,500
80 $51,500 $11,330,000
81 $51,500 $11,278,500
82 351,500 $11,227,000
83 $51,500 $11,175,500
84 $51,500 $11,124,000
85 $51,500 $11,072,500
86 $51,500 $11,021,000
87 $51,500 $10,969,500
88 $51,500 $10,918,000
89 $51,500 $10,866,500
80 $51,500 $10,815,000
91 $51,500 $10,763,500
92 $51,500 $10,712,000
93 : %51,500 $10,660,500
94 $51,500 $10,609,000
95 $51,500 $10,557,500
96 $51,500 $10,506,000
97 $51,500 $10,454,500
98 $51,500 510,403,000
Qo 351,500 $10,351,500
100 $51,500 $1i0,300,000
101 $51,500 $10,248,500
102 $51,500 $10,197,000
103 $51,500 $10,145,500
104 $51,500 310,084,000
105 $51,500 $10,042,500
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South Kirkland Garage Lease Payments

Month Monthly lease payment Balance due
106 351,500 $9,991,000
107 $51,500 $9,939,500
108 © $51,500 $9,888,000
109 351,500 $9,838,500
110 $51,500 $9,785,000
111 551,500 $9,733,500
112 351,500 $9,682,000
113 $51,500 $9,630,500
114 551,500 $9,579,000
118 $51,500 $9,527,500
116 $51,500 $9,476,000
117 $51,500 $9,424,500
148 $51,500 $9,373,000
119 $51,500 $9,321,500
120 $51,500 $9,270,000
121 $51,500 $9,218,500
122 $51,500 $9,167,000
123 $51,500 $9,115,500
124 $51,500 $9,064,000
125 $51,500 398,012,500
126 $51,500 $8,961,000
127 351,500 %8,909,500
128 $51,500 $8,858,000
129 $51,500 %$8,808,500
130 $51,500 $8,755,000
131 $51,500 $8,703,500
132 $51,500 $8,652,000
133 $51,500 ' $8,600,500
134 $51,500 $8,549,000
135 $51,500 $8,497 500
136 $51,500 $8,446,000
137 $51,500 $8,394,500
138 $51,500 $8,343,000
139 $51,500 $8,291,500
140 $51,500 $8,240,000
141 $561,500 $8,188,500
142 $51,500 $8,137,000
143 $51,500 $8,085,500
144 $51,500 $8,034,000
145 $51,500 $7,982,500
146 $51,500 $7.931,000
147 $51,500 . $7,879,500
148 $51,500 $7,828,000
149 $51,500 $7,776,500
150 $51,500 - %7,725,000
1519 $51,500 $7,673,500
152 $51,500 $7.622,000
153 $51,500 $7.570,500
154 $51,500 $7,519,000
1585 $51,500 57,467,500
156 $51,500 $7.416,000
157 $51,500 $7,364,500
158 351,500 $7,313,000

3 of 8



South Kirkland Garage Lease Payments

Month Monthly lease payment Balance due
159 $51,500 57,261,500
160 $51,500 $7,210,000
161 $51,500 $7.158,500
162 $51,500 $7,107,000
163 $51,500 $7,055,500
164 $51,500 %7,004,000
165 $51,500 $6,952,500
166 $51,500 $6,901,000
167 $51,500 $6,849,500
168 $51,500 $6,798,000
169 $51,500 $6,746,500
170 $51,500 %6,695,000
171 $51,500 $6,643,500
172 351,500 ~ %6,592,000
173 $51,500 $6,540,500
174 $51,500 $6,489,000
175 $51,500 $6,437,500
176 551,500 $6,385,000
177 $51,500 $6,334,500
178 $561,500 ' $6,283,000
179 351,500 $6,231,500
180 $51.500 $6,180,000
181 $51,500 $6,128,500
182 %51,500 $6,077,000
183 $51,500 $6,025,500
184 $61,500 $5,974,000
185 $51,500 $5,922,500
186 $51,500 $5,871,000
187 $51,500 $5,819,500
188 $51,500 $5,768,000
189 %51,500 $5,716,500
190 $51,500 55,665,000
191 $51,500 $5,613,500
192 $51,500 $5,562,000
193 $51,500 55,510,500
194 $51,500 $5,45%,000
195 $51,500 $5,407,500
196 $51,500 $5,356,000
197 $51,500 $5,304,500
198 $51,500 55,253,000
199 $51,500 $5,201,500
200 $51,500 %5,150,000
21 $51,500 $5,098,500
202 $51,500 %5,047,000
203 $51,500 $4,995,500
204 $51,500 $4,944,000
205 $51,500 $4,892,500
206 $51,500 $4,841,000
207 $51,500 $4,789,500
208 551,500 $4,738,000
209 $51,500 $4,686,500
210 $51,500 $4,635,000
211 $51,500 $4,583,500

4 pf 6



South Kirkland Garage Lease Payments

Month Monthly lease payment Balance due
212 $51,500 $4,532,000
213 351,500 ' $4,480,500
214 $51,500 $4,429,000
215 $51,500 $4,377,500
216 $51,500 $4,326,000
217 $51,500 $4,274,500
218 $51,500 $4,223,000
219 851,500 $4,171,500
220 $51,500 $4,120,000
221 551,500 $4,068,500
222 $51,500 $4,017,000
223 $51,500 $3,965,500
224 $51,500 $3,914,000
225 $51,500 $3,862,500
226 $51,500 $3,811,000
227 $51,500 $3,759,500
228 $51,500 $3,708,000
229 $51,500 $3,656,500
230 $51,500 $3,605,000
231 $51,500 $3,5653,500
232 $51,500 $3,502,000
233 $51,500 $3,450,500
234 551,500 $3,399,000
235 $51,500 $3,347 500
236 $51,500 $3,296,000
237 $51,500 $3,244,500
238 $51,5C0 $3,193,000
239 $51,500 $3,141,500
240 $51,500 $3,080,000
241 ' $51,500 $3,038,500
242 $51,500 . $2,987,000
243 $51,500 $2,835,500
244 $51,500 $2,884,000
245 $51,500 _ $2,832,500
246 $51,500 $2,781,000
247 $51,500 32,729,500
248 $51,500 $2,678,000
249 $51,500 $2,626,500
250 $51,500 $2,5675,000
251 $51,500 $2,523,500
252 $51,500 $2,472,000
253 $51,500 $2,420,500
254 $51,500 $2,369,000
255 $51,500 $2,317,500
256 $51,500 $2,266,000
257 $51,500 $2,214,500
258 $51,500 $2,163,000
259 $51,500 %2,111,500
260 $51,500 $2,060,000
261 - $51,500 %$2,008,500
262 $51,500 $1,957,000
263 © $51,500 $1,905,500

264 $51,500 $1,854,000
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South Kirkland Garage Lease Payments

Month Monthly lease payment Balance due
265 $51,500 $1,802,500
266 $51,500 31,751,000
267 51,500 $1,699,500
268 $51,500 $1,648,000
269 $51,500 %$1,596,500
270 $51,500 %1,545,000
271 $51,500 $1,493,500
272 $51,500 $1,442,000
273 $51,500 1,390,500
274 $51,500 $1,339,000
275 $51,500 $1,287,500
276 $51,500 $1,236,000
277 $51,500 $1,184,500
278 _ $51,500- $1,133,000
279 $51,500 £1,081,500
280 $51,500 31,030,000
281 $51,500 -$878,500
282 $51,500 $927,000
283 %51,500 $875,500
284 $51,500 $824,000
285 $51,500 $772,500
286 $51,500 $721,000
287 $51,500 $669,500
288 $51,500 $618,000
289 351,500 $566,500
290 $51,500 $515,000
291 $51,500 $463,500
292 $51,500 $412,000
283 $51,500 $360,500
294 %51,500 $309,000
295 $51,500 $257 500
296 $51,500 $206,000
297 $51,500 $154,500
298 $51,500 $103,000
299 $51,500 $51,500
300 $51,500 30
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EXHIBIT B

Schedule of Preliminary Plans and OQutline Specifications
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Maintenance”.
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1 Introduction
Requirements for the 5. Kirkland TOD Parking Garage facility are described in two parts: Design Criteria
and Performance Specifications.

The Design Criteria is the Construction Programming for this facility. It provides a general description of
the elements required, their functions, and the general design requirements of those functions and
elements.

The Performance Specifications provide technical requirements that the Developer must adhere to in
order to accomplish the construction of a finished facility per the Design Criteria. Performance
Specifications include:

s Summary of the application, or allowed application of the Section to this facility.
* Required submittals.

¢ (Quality assurance requirements.

s Reference specifications.

» Technical performance requirements of materials.

» Material requirements and allowances.

+ Recommendations for execution of the Work of the Section.

The Performance Specifications follow the Construction Specifications Institute (CSI} format, organized
by Divisions 1 through 33.

King County Metro Transit TD&C Engineering shall be provided with 30%, 60%, and 90% design review
packages during design for comment and to confirm that the proposed facility design meets the
requirements of these Design Criteria and Performance Specifications and that Metro Transit program
reguirements are being met to its satisfaction.

1.1 Project Description

King County Metro Transit desires to provide a parking garage facility and transit center on a portion
ofthe existing S. Kirkland Park and Ride lot. The new garage facility should provide parking available to
Metro Transit patrons at all times. The transit center shall provide additional elements including two-
way street and one-way busway between 108" Avenue NE and NE 38" Place with adequate area for bus
loading and layover, ADA van parking, and transit plaza with pedestrian circulation areas.

1.2 Project Requirements/Program

The Transit Oriented Development (TOD) Developer (hereafter referred to as “Developer”) shall provide
a parking garage and transit center complying with these Documents including Design Criteria and
Performance Specifications as defined above. The project is to provide a parking structure facility that is
functional and high quality construction {50 year design life}. The project shall comply with all
applicable building codes including the International Building Code {IBC}) and the Bellevue City Code
(BCC). Itis the responsibility of the Developer to ensure that the project complies with, or is accepted
by conditional compliance, all applicable land use and building codes and regulations.
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King County has requirements for the use of sustainable building practices and materials which are
included as preferences in the Design Criteria and Performance Specifications, Preferences include the
selection of materials with high recycled content, which are locaily sourced to the extent feasible to
reduce the environmental effects of transport, and which have low VOC contents for both interior and
exterior use. Materials which are extracted or manufactured within 500 miles of the project are
preferred; plants should be sourced within 250 miles. Particularly heavy materials should be sourced
within 50 miles.

Consider whether the garage roof is an appropriate location to utilize solar photovoitic arrays for
building use or contribute to the grid. The Developer shall coordinate with the local utility providers to
ensure maximum participation in their energy efficiency programs, rebates, etc.

The new building shalt be designed for a minimum of a fifty (50) year useful fife. This is defined as the
period of time over which the building components perform in meeting the purposes to which they
were designed, provide durability against the wear and tear of normal use, and protect against the
degradation effects of the forces of nature and exposure to the elements. Useful life depends in part on
the proper maintenance and operations procedures by the Owner and may include the replacement of
wearing surface materials such as paint, sealants, floor coverings, etc. These materials shall conform to
the criteria stated in the Building Construction Chapter and in the Performance Specifications.

» Exterior Enclosure System 50 years
¢ Interior Construction 50 years
= Floor Construction 50 vears
= Concrete Pavement 30 years
*  HVAC Systems 25 years
*  Plumbing Systems 25 years
s  Electrical Systems 50 years
¢ Power and Transformer 25 years
* Lighting Systems 15 years

* Interior Doors and other Operable Elements: 15 years

In addition to the environmental basis for materials selection stated above, all materials shall be
selected for durability, suitabitity to function, and low-maintenance characteristics.

The net floor areas given in this document shall be provided as minimum free-and-clear area within each
program space. “Free-and-clear” shall be the floor areas that are unobstructed by walls, columns, and
the like from finished floor to the applicable clear height given in 2.1.2.

1.3 Code References

1.3.1 Codes

Siting and Structure shall comply with all applicable local, state, and federal codes and regulations
including but not limited to:
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29 CFD Part 36, ADA Standards for Accessible Design, as a transportation facility

29 CFR 1920; 1997 Occupational Safety and Health Standards, as a work place.

Americans with Disabilities Act Accessibility Guidelines {ADAAG) and local amendments
ICC/ANSI 127.1 and local amendments

State building code.

State elevator code.

International Building Code, most recent edition adopted by the State and the authority having
jurisdiction.

Regulatory requirements of the authority having jurisdiction (Bellevue City Code — BCC) which
incorporate and/or amend the following:

Zoning Code

Land Use Code

Storm Water, Grading, and Drainage Control Code

Fire Code -

Energy Code

Occupancy: International Building Code classifies the building as an open parking garage occupancy

containing Group $-2 uses.

King County will accept variances granted by the City of Bellevue. Provide all documentation of variance

approval.

Compliance with development rules, requirements and guidelines issued by the governing local

jurisdiction(s) specifically for this development is required.

Electrical design codes are provided in the Electrical section of this document.

1.3.2 Standards

The following standards and guidelines shall be consulted for the design of this project

MUTCD {Manual on Uniform Traffic Control Devices)

King County Ordinance 16147, requiring the use of green building and sustainable development
practices in all capital projects that the County plans, designs, constructs, remodels, renovates,
and operates or to which the County lends or grants funds enabling construction or executes
long-term leases or other legal financial instruments causing the construction of capital projects,
as long as certain financial requirements are met; and adding new sections to KCC Chapter 2.95
King County Ordinance 16027, relating to achieving greater energy efficiency as well as
reductions in greenhouse gas emissions in capital improvements projects; and adding a new
section to KCC chapter 4.16

2010 King County Energy Plan

CPTED (Crime Prevention through Environmental Design).
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1.4 Acronyms

ADA
ADAAG
BCC
CFR
CPTED
EACS
HVAC
ICC/ANSI
KCMT
KMC
NFPA
PTZ
5CS
SMC
VS5

April 2012

Americans with Disabilities Act

Americans with Disabilities Act Accessibility Guidelines
Bellevue City Code

Code of Federal Regulations

Crime Prevention through Environmental Design
Electronic Access Control System

Heating Ventilation and Air Conditioning

International Code Council/American National Standards Institute
King County Metro Transit

Kirkland Municipal Code

National Fire Protection Association

Pan, Tilt, Zoom Cameras

Security Call System

Security Maonitoring Center

Video Surveillance System
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2 Functional Requirements
Provide elements as required to fulfill needs described in the project program and quality described in
the performance specifications.

The complete facility is comprised of the following elements:

» Substructure: Includes elements below grade and in contact with the ground.

» Shell: Includes the superstructure, exterior enclosure and the roofing.

» Interiors: Interior construction, stairs, finishes, and fixtures.

* Services: Conveying, plumbing, HVAC, compressed air, fire protection, electrical, control,
communications and specialized services.

» Site work: Transit Center, bus way, site improvements and modifications, and utilities,

2.1 Building/Garage Functional Requirements

The purpose of this project is to provide a parking garage facility and Transit Center on a portion of the
existing 5. Kirkland Park and Ride lot. The new facility should provide parking available to Metro Transit
patrons at all times. The Transit Center shall provide additional parking described under 2.2.

The structure height is limited by the BCC, or a maximum three levels.

The building will include the rooms and spaces listed below. The criterion for these rooms and spaces is
located in Section 3.1 of this document.

s Custodial Room

s  Mechanical Room

* Main Electrical Room

» Emergency Power Room

» Electrical Closets

s  Elevators

» Elevator Machine Room

¢ Fire Suppression/Sprinkler Room
» Security/Communications Room
s Stairs

2.1.1 Parking Spaces

Parking stalls, access aisles, and numbers and size of compact, regular and ADA stall mix shall be applied
per local jurisdictional requirements. ADA stalls shall be located as close to the Transit Center and
Garage elevators as design allows.

Provide charging stations for electric vehicles with proper directional and stall signs. Locate the charging
stations on the first and second levels to be controlted by the electrical panel in the main electrical
room. Preferred parking, closest to transit center, shall be provided for electric vehicles (ADA parking
has first priority).
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s Parking Spaces Quantity shall be per agreement with King County DOT Transit Budget &
Finance. Reference documents include King County’s Request For
Proposals and the Developer’s Proposal.

*+ Standard: In compliance with local jurisdictions.
¢ ADA Per state, local and federal requirements.
¢ Electric Vehicle Capacity for 9 electric vehicle charging stations as follows:

3 complete installations, ready for use
4 locations pre-wired, fixture-ready for future use
2 locations with conduits and raceways in place for future installations.

2.1.2 Internal Vehicular Access/Circulation
Vehicle Entrance: Provide vehicle entrance with sufficient set back from roadway to allow a three car

queue into the garage.

Vehicle Exit: Provide vehicle exit close to vehicle entrance.

Vehicle Emergency @ Provide vehicle exit for emergency use as required by Bellevue Fire Department.

Clear Height: Clear height is defined as the clear distance to structure and all other potential
interferences such as piping, lighting, and signage. Design shall comply with local jurisdictional code
requirements, at a minimum. Vertical clearance warning bars shall be set at 4” below the minimum
structure height.

Ramp Slope: Maximum slope may not exceed 5.45% on ramps with parking stalls.

2.1.3 Internal Pedestrian Access/Circulation
Basic Function: Provide access to all levels of garage.

Pedestrian Entrances/Egress: Provide entrance/egress quantity and spacing per governing codes, at a

minimum. Provide entrance/egress from the Garage in the direction of the Transit Center ioading
platform, and in the direction of the park and ride lot. Locate pedestrian entrance/egress points
adjacent to stair towers and elevators. Provide exterior entrance/egress from Garage with canopy
structure(s) to provide shade and weather protection. Pedestrian access, egress, and circulation
throughout the site shall promote convenient and safe connectivity.

Stairs: Provide stair access/egress quantity and spacing per governing codes, at a minimum. Provide
protection from inclernent weather without compromising CPTED,

Elevators: Provide two elevators, 2500# per elevator. Locate near Main Entrance, Transit Center, and
ADA parking.

2.1.4 Future Fare Collection
The parking structure vehicular entrance shall be designed with provision to implement fare collection in
the future.

The fare collection island shall be 5’-0” wide and 14’-0” long between the entrance and exit lanes;
provide power and communication conduits (2” diameter minimum each) and foundations for future
fare gates.
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2.2 Site Functional Requirements

2.2.1 Transit Center Functional Requirements
= Bus Bays
» Passenger Loading
» Shelter Foundations
¢ Trash Receptacles
+ Bike Lockers
s Space Allocated for Newspaper Boxes

2.2.2 Transit Bus Zone/Layover Facilities {Transit Center)

Provide continuous curb space for two bus bays on the same passenger leading platform. They shall
have adequate space between each bay to allow 60-foot-long articulated buses to pull in and out of the
bay independently. In addition, provide an independent layover space for up to two 40-foot buses. The
layover space shall be located to allow independent operation from the live bays. Design of the layover
space shall aliow buses to enter the space independently but leave on the basis of first-in-first-out.
Layout of the bus bays and layover space (hereinafter “bus lane”) shall provide adequate sight distance
for crosswalks between the TOD project and the park-&-ride, which includes both the surface parking
and the parking garage.

2.2.3 Passenger Facilities
The width of the passenger platform shall not be less than 12 feet. Metro will provide amenities for
passengers which include the following:

s Four passenger shelters {5 ft x 17 ft)
» Shelter benches
=  Bus signs

Construct reinforced foundations for the passenger shelters per King County Metro’s standard shelter
footing design plans and details. Passenger shelters shall be internally lighted. Provide electrical
connection and associated hand-hole to each shelter foundation. Metro will supply both shelter
foundation and conduit design details.

Provide a minimum of 3 benches within the pedestrian connectar ways between passenger [pading
bays. Benches can be installed directly on sidewalk without reinforced footing.

A bus sign will be installed at the head of each bus live bay. Construct a5 ft x 5ft x 9 inch deep
reinforced foundation at each head of the bus zone for installation of a large bus bay marker/sign.

Coordinate locations of landscaping and site furniture, including passenger amenities and newspaper
vending machines, to allow unimpeded flow of passengers boarding and alighting buses and clear
pathway for visually and physically impaired pedestrians and transit patrons.

Passenger platform shall be lighted per the requirements defined in 6.4 Electrical. Refer to electrical
and site lighting design sections for design criteria.
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2.2.4 Driver Amenities )

Construct a unisex toilet {comfort station) for exclusive use by transit operators. The comfort station
shall allow access by transit operators 365/24/7. Design this facility as a part of the Garage structure, in
compliance with the requirements of local jurisdictions, ADAAG/ANSI, and conforming to the
requirements of ‘KC Metro Transit Standard Single-Unit Comfort Station’, Appendix C to this Design
Criteria. The Comfort Station room shall conform to the functional, construction, material and finish
requirements of Appendix C's plans, details and specifications, applied to the Garage installation.

2.2.5 Onsite Pedestrian Circulation

The project site shall be pedestrian friendly with safe and visible pedestrian pathways from the Transit
Center to the Parking Garage and Parking Lot. Pedestrian ways shall comply with the Standards set forth
in Paragraph 1.3.2 of this Design Criteria, and the following:

* Pedestrian connector ways that lead to adjacent streets from the Transit Center and Garage
shall be a minimum of 5 wide by 4” thick.

» Pedestrian ways connecting passenger loading bays to each other and to the Garage shall be a
minimum of 8" wide by 4” thick.

Layout of furniture and landscaping items on the passenger platform shall allow easy flow of pedestrians
and transit patrons. Site furniture shall be aligned to avoid unnecessary congestion to pedestrian
circulation. Parking lot shall be striped and signed for both efficient parking layout and with pedestrian
pathway leading to the transit loading platform. Crosswalks stenciled with Durastrip shall be installed to
designate pedestrian access paths between the Transit Loading Platform, the Parking Garage and
surface parking.

2.2,6 Site Furniture and Amenities:

Shelters: Metro will furnish, transport and install up to four prefabricated Standard Metro Style F52
passenger shelters with shelter benches.

Foundations: The Developer shall provide and install the shelter foundations for the provided shelters,
conforming to Metro’s Standard Drawings and Specifications.

Benches: Metro will provide and install the associated shelter benches.

Litter Receptacles: The Developer will provide and install two litter receptacles at the passenger loading

platform and one at the elevators; to be anchored directly into the concrete sidewalk.

News Vending: Provide a place for newspaper vending machines adjacent to a common high-volume
pedestrian path within the facility. The machine and supporting pedestal will be supplied by Seattle
Times. Configuration of the vending machines shall be 2 stacks high and 3 boxes wide sitting on top of a
single pedestal.

Bicycle Storage: The Developer will install wall-mounted bike racks provided by Metro, in Garage’s Bike
Room.
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Relocate existing bike storage lockers. Allocate space for existing and planned lockers as described in the
Division 12 ‘Site Furnishings’ Section of the Performance Specifications. Provide space with sufficient
clearances for locker use and access, in a well lit and visible area.

2.2.7 On-Site Vehicular Circulation

Transit vehicles shall enter the facility from 108™ Ave. NE, counter-clackwise via the access road, and
exit at the NE 38" Ave. driveway. The lane fronting the passenger loading platform shall be designated,
marked and signed for transit buses only. Driveway/vehicle traffic lanes: 12’-0” lane width for entrance,
12'.0” lane width for exit, 6” thickness, broom finish concrete with curb and gutter matching City of
Bellevue standards.

Vehicular accesses and garage circulation system/flow capacity shall be designed for peak hour traffic
and to avoid creating backup traffic spilling onto adjacent streets, i.e. provide garage entrance setback
sufficient to provide adequate holding capacity to store three vehicles waiting to enter the garage.

2.2.8 Landscaping and Screening -

Install [andscaping as required to meet or exceed City of Bellevue and City of Kirkland land use codes,
including at transit loading platform. The Developer shall comply with or exceed all screening and
landscaping requirements of the applicable land use code, while providing a balanced design that
addresses environmental enhancement and safety at all areas affected by the Work..

The landscape design shall be coordinated with site lighting and site signage so as to not obscure either
as the landscaping matures. Use landscaping to shield and enhance parking lot design as well as to
maintain openness of plaza to achieve CPTED goals.

The streetscape will be landscaped adjacent to curb and sidewalk improvements in compliance with the
requirements of the local jurisdiction.

Landscaping shall be irrigated with an automated, freeze protected, irrigation system. Place exterior
freeze-protected hose bibs at 50' spacing around the perimeter of the garage. Drip irrigation is
preferred to minimize overspray,

2.3 General Elements

2.3.1 Signage/Wayfinding

Metro will install bus zone informational signs at the pre-determined locations. Other regulatory signs
shall be furnished and installed by the developer. Provide the following four categories of signage
sufficient to communicate essential information to the users:

1. Traffic information {directional, one way, exit etc)

2. Pedestrian information (location of stairways, elevators, way finder sign to transit center
and other land marks etc})

3. Regulatery information {identify compact, ADA parking, electric vehicles, vertical
clearance etc, Metro will provide usage regulation contents )

4. General information {hours of operations etc, Metro will provide content}
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Provide color-coding, numbering, visual cues to locate your vehicle for easy retrieval.
Locate signs in areas where driver can read in a timely fashion.
Provide clear, simple, and direct messages.

Signage should locate major internal pedestrian access points as well as external major roads and
buildings.

2.3.2 Lighting

Energy efficient lighting is very important in garages to provide safety and security but can pose
problems with spillage out of the garage onto neighboring properties. A balance between daylighting,
interior lighting and exterior control should be addressed. It is recommended to consider consultation
with the City of Seattle Lighting Design Lab to ensure the latest in lighting technology and practices are
considered. Lights should be vandal resistant and easy to maintain. For purposes of re-tamping, lights
on roof of parking structure to be accessible without the use of lifts, ladders, or other equipment. See

6.4 Electrical Lighting for requirements.

2.3.3 Security

Design the facility using Crime Prevention Through Environmentat Design (CPTED) principles throughout,
including but not [imited to: open views, adequate lighting, minimize hiding places, co-located facilities,
etc. Engage the services of a certified CPTED professional to conduct the evaluation and provide criteria
for the design.

Provide complete and fully functional security system matching the systems at other King County KCMT
Transit (KCMT) structured parking facilities, and interconnect and fully integrate the new system with
the exiting monitoring and control system at KCMT's existing Security Monitoring Center {SMC}. The
security system consists of a Video Surveillance System (VSS), and Security Call System {SCS), and
Electronic Access Control System (EACS). Design and construct the security system to meet these
minimum standards.

s V55 Cameras {Interior of Garage): Install VSS cameras on the ceiling on each level {except top

floor) near the corners and not along the driveway centerlines, such that they are not subject to
vehicle strikes. Mount cameras at spacing of no greater than 100-feet throughout the structure
and ensure each camera has a free and unobstructed view of the parking level. Mount the top

floor cameras on poles or elevated structures at spacing and views as described for the lower
floors. In addition, install cameras such that a minimum of two cameras have a clear view of
each panic station and each interior and exterior door, elevator doors, and pedestrian and
vehicle doors/gates. Cameras shall be pan-tilt-zoom.

¢ VS5 Cameras (Exterior of Garage): Install VSS cameras on Polevators at each corner of the

garage, located no closer than 10-feet from the structure, no lower than 20-feet above ground
surface, at spacing of no greater than 200-feet around the exterior of the structure. Cameras
shall be pan-tilt-zoom.

» VSS Cameras {Inside Elevators: Install VSS camera in each elevator car oriented to provide a
complete view of the inside of the car. Install the cameras in vandal-resistant enclosure.

Cameras shall be fixed view.
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e Emergency Call Stations Install emergency call stations such that a station is visible from every
location in the garage, on all levels, in each elevator car and in the exterior passenger loading

area. Inteprate emergency call stations shall with and communicate directly with KCMT's SMC
via the integrated VOIP system, and shall be integrated with the VS5 camera system such that
when the call station is activated, the nearest two VSS cameras automatically move to preset
positions viewing the call station. Emergency call stations shall match the call stations installed
in other KCMT structured parking garages.

» Electronic Access Control System (EACS): Install EACS consistent with other KCMT structured
parking garages, on each door and gate, including but not limited to pedestrian entries,
communication and electrical room door, vehicle entry gates, and pedestrian entry gates. The

EACS on each door shall at a minimum include card reader, electronic lock, remote connection
to King County KCMT’s access control system and SMC. Each door/gate shall also be equipped
with a keyed lock, and each deor/gate shall be remotely unlocking from the SMC. Vehicle
entries shall be equipped with an electric-operated roll-down gate, activated locally with a key,
and remotely controlled from the KC Metro Transit Security Monitoring Center.

2.3.4 Fire Protection

Provide dry type sprinkler system with down-turned sprinkler heads. Sprinkler system to be
compression air charged. Provide suitable-sized, high quality air compressor. The fire protection system
shall be designed by a State of Washington licensed sprinkler system designer. The sprinkler system
shall meet the requirements of applicable codes including meeting the fire suppression requirements of
the City of Bellevue Fire Department and seismic bracing requirements per NFPA-13, latest adopted
edition. The fire sprinkler system shall conform to Metro Transit requirements and shall be constructed
of Schedule 40 galvanized steel pipe.

Provide standpipes in stairwells and per code.

Provide stainless steel fire extinguisher cabinets with fire extinguishers, on each level in sufficient
quantity and locations to comply with the requirements of NFPA 10. Fire extinguishers shall be located
conspicuously, along normal paths of travel, including exits. Provide a minimum of two spare
extinguishers,

2.3.5 Telecommunication Services

Furnish a complete and fully functional King County INET telecommunications connection to the facility.
Fully coordinate with King County’s Information Technology Division to establish requirements for the
connection, including connection to existing INET in the vicinity of the project site, routing to the project
site and into the designated telecommunications room in the facility, and required devices, software,
configuration services, wiring, and all materials and services necessary for a complete and fully
functional INET connection. Implement and demonstrate cannectivity between the project site and King
County Metro’s Security Monitoring Center.
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3 Construction Requirements

Construction shall have no adverse impact te bus and park and ride traffic in the vicinity, Provide
replacement parking either on-site or off-site to maintain no net loss of existing parking capacity. Off-
site parking shall be along or in the vicinity of the existing routes served by South Kirkland P&R and
locations shall be approved by Metro. Provide a functional passenger loading platform at all time at the
existing South Kirkland P&R during construction. Buses will be able to circulate through the park-and-
ride facilities to load and unload passengers. Loading platform shall meet general ADA guidelines.
Provide safe pathway between the parking lot and the loading platform. Install adequate temporary
signage to direct both general population and transit vehicular traffic during construction at all times.
Provide pedestrian way-finding signs and construction barriers to keep pedestrians safe from any
construction activities. If construction falls in rainy season, coordinate with Metro for its crew to install
a temporary passenger shelter that requires no permanent concrete foundation.

3.1 Building Construction

3.1.1 Rooms/Spaces/Interiors
Basic Function: Provide appropriately finished interiors for all spaces indicated in the program,
equipped with interior fixtures as required to function properly for specific occupancies.

Physical Separation: Provide physical separation between spaces, constructed to achieve fire ratings
required by code, appropriate security between adjacent spaces, and visual, acoustical, olfactory, and
atmospheric isolation as necessary to maintain desirable conditions within each space.

Impact Resistance: Provide impact resistant walls at least four feet above finish floor in areas adjacent
to vehicle pavement. Interior cladding over walls ather than concrete or masonry shall be medium
density fiberboard on metal furring,

Interiors comprise the following assemblies: All elements necessary to subdivide and finish spaces
enclosed within the building including all elements attached to interior construction that add
functionality to enclosed spaces. Provide appropriately finished interiors for all spaces required by the
program. Interior construction comprises the following elements:

s Partitions: All types of space dividers, including demountable and operable partitions.

s Interior Doors: All interior doors, including hardware and frames, except for elevator doors.

» Other Interior Openings: Interior utility openings such as hatches and access panels, louvers and
vents.

» Stairs and Ramps: Those interior and exterior stair and ramp elements not part of the
superstructure or exterior construction.

» Interior Fixtures: Interior fixtures are elements attached to interior construction that add
functionality to the enclosed spaces except for elements classified as equipment or service
fixtures.

= Provide finishes for interior surfaces that are appropriate for the functions of each space and
meet the requirements of the program and performance technical specification. Finishes shall

be as described in this document.
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Provide interior construction and fixtures that will not be damaged by ordinary cleaning and
maintenance operations and are suitable in durability for the degree and type of traffic
anticipated.

Vandal Resistance: Provide interior construction and fixtures that are inherently vandal
resistant or designed to be difficult to access or damage. Provide graffiti coating on exterior and
interior walls of structure and enclosure (concrete, masonry, brick).

Equipment clearance shall be as required by BCC and other codes.

Egress: Provide egress from all interior spaces in accordance with the governing code.

Fire Resistance: Provide a design and select materials that provide fire resistance in accordance
with the governing codes.

Room enclosures {general)

Interior — Metal studs with insulation per code, concrete or reinforced concrete masonry
Exterior — Brick veneer, concrete masonry, concrete panel, metal ribbed siding

Hollow metal doors, metal jambs, painted finish, commercial hardware, deadbolt lock, wired for
future card access locks.

Floor — troweled concrete

Ceiling - exposed concrete

Conditioned areas — provide insulation for conditioned spaces in accordance with the
Washington Energy Code.

3.1.1.1 janitor's Closet {Custodial Room)
Space Requirements

Fixtures

Floor scrubber and accessory storage
Sink

Access

10’ by 10’ minimum room size

Water heater

Floor sink, vitrecus china
Wall-mounted faucet
Pail hook

Furnishings

Storage shelving, industrial, 48" wide x 72” high, 5-6 shelves

Finishes

Walls — Unpainted concrete or waterproof finish to 3’ above sink
Floor —Sealed concrete
Ceiling — Exposed

Number of rooms: 1
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Window: No
Adjacency: Elevator
Utilities: Hot and cold water supply, floor drain

HVAC: Heated to a minimum of 50°F. Provide an exhaust fan suitable for a minimum of 1 ¢fm/sf. The
fan shall be engaged when the light is turned on and shall operate for a period of at least 15 minutes
every two hours to provide ventilation of cleaning materials. Heating should be on the generator power
circuit for freeze protection.

3.1.1.2 Mechanical Room
Finishes

s Walls — Sealed concrete or MDF
¢+ Floors — Sealed concrete
e Ceiling — Exposed

Configuration requirement: 100 SF minimum, 1* Level

HVAC: Heated to a minimum of S0°F and as required to maintain temperature compatible with the
operation of enclosed equipment.

Provide telephone jack.

32.1.1.3 Main Electrical Room
Finishes

¢ Walls — Sealed concrete or MDF
* Floors —Sealed concrete
s Ceiling — Exposed

Configuration requirement: 100 SF minimum, 1** Level
Provide telephone jack and service.

HVAC: Provide an exhaust fan capable of maintaining an electrical room temperature no higher than
15°F above ambient. Fan shall operate with an increase of room temperature. Fans shall be on the
generator power circuit.

3.1.1.4 Emergency Power Room
Finishes

s  Walls — Sealed concrete or MDF
s TFloors —Sealed concrete
e (Ceiling — Exposed

Configuration requirement: 100 SF minimum
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HVAC: Provide an exhaust fan capable of maintaining a room temperature no higher than 15°F above
ambient. Fan shall operate with an increase of room temperature. Fans shall be on the generator
power circuit.

Provide telephone jack.

3.1.1.5 Electrical Closels
Finishes

+ Walls — Sealed concrete or MDF
s  Floors — Sealed concrete
* Ceiling - Exposed

Configuration requirement: 15 SF minimum, location and number as required for even distribution of
load throughout the facility. Comply with all Code requirements, and the following Metro Transit
constraints:

s The electrical distribution panelboard shall not be more than one floor or one level away from
any given load. The electrical panelboard shall be focated in an electrical closet, sized as
specified in these design criteria documents. The Main Electrical Room shall be located on the
1st floor, with an electrical closet one floor below the top parking level.

HVAC: Provide an exhaust fan capable of maintaining a room temperature no higher than 15°F above
ambient. Fan shall operate with an increase of room temperature. Fans shall be on the generator
power circuit.

3.1.1.6 Elevator & Elevator Machine Room
Capacity: 25004 per elevator

Number: Two, side by side
Location: Close to Main Entrance and ADA garage parking.

Type: Energy efficient, geared, traction elevator preferred. If hydraulic elevators are provided,
hydraulic posts must be located above ground. Selection of less toxic hydraulic fluid is recommended.

Elevator Machine Room: If required by elevator manufacturer, and manufacturer’s service staff, on 1%
Floor.

Machine Room Finishes:

+ Walls — Sealed concrete or MDF
= Floors —Sealed concrete
» (eiling —~ Exposed

HVAC: Provide exhaust fan and intake louvers capable of maintaining room at less than the maximum
temperature recommended by the elevator equipment manufacturer. Provide a dedicated air
conditioning system in fieu of an exhaust fan if required by the elevator equipment manufacturer. If air
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conditioning is required, provide duel level temperature control, first stage exhaust fan, with split AC set
to maintain temperature per WAC 296-96-02465.Provide telephone service and jack.

Elevator Lobby: 50 sf minimum for each elevator for waiting passengers.

3.1.1.7 Fire Suppression/Sprinkler Room
Finishes

*  Walls — Sealed concrete or MDF
* Floors —Sealed concrete
e (Ceiling - Exposed

Configuration requirement: 80 SF minimum, 1*' Level

HVAC: Heated to a minimum of 50°F and as required to maintain temperature compatible with the
operation of enclosed equipment. Heating should be on the generator power circuit for freeze
protection and life safety.

Exterior entrance required. Knox box required for fireman entry.

3.1.1.8 Security/Communication Room
Location: Ground floor. Comply with the requirements of Appendix A to this Design Criteria, “King
County Physical Infrastructure Standards” for location and proximity guidelines.

Size: 12’ by 12’ by 12" minimum net, and as necessary to confarm to size, configuration and clearance
requirements of Appendix A to this Design Criteria, “King County Physical Infrastructure Standards”.

Door: Net door clearance minimum shall be 3'-8”. Provide with electronic access control and manual key
override. h

Finishes

»  Walls —Sealed concrete or MDF; wall mounting backboards for security equipment as required.
» Floors — Sealed concrete
» Ceiling - Exposed

HVAC: Provide an HVAC system sized to maintain temperature at between 65 to 70 degrees F based on
the heat load calculations of the equipment located in the room.

Utilities: Provide emergency power circuits for loads within and providing service to this room.

Services: Furnish a complete and fully functional King County INET telecommunications connection to
this raom. Provide telephone and internet {I-NET) service and jacks to operate all security and
communication systems. Provide three duplex electrical wall outlets on the walls as well as electrical
power supply for all equipment.

3.1.1.9 Stairs
Configuration and Space Requirements: Design shall comply with the Standards set forth in this Design
Criteria: International, Federal, State, and Local Codes, with amendments.
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Stairways and elevators shall be designed with CPTED {Crime Prevention through Environmental Design}
provisions. Exterior stair walls shall be enclosed with a tempered glass wall system.

Material: Concrete or Steel stair with concrete treads.
Finishes:

s Walls — Sealed concrete or reinforced concrete masonry; tempered glass systems at exterior
walls; prefinished metal panel and/or screen systems.

¢ Floors - Sealed concrete

s Ceiling — Exposed

3.1.1.10 Exterior and Interior Building Finish
Select paints arjd coatings which are low-emitting with low VOC content. Comply with King County
Power and Facilities Maintenance Paint Color Scheme standards as follows:

Exterior: Three maximum colors selected from KC P&F Maintenance’s standard range of nine exterior

generic colors.

o Building walls and any roof enclosures
» Doors and jambs
» Roof trim and caps

Interior: One base color {linen white) and up to two accent colors selected from KC P&F Maintenance’s
standard range of six interior generic colors.

3.1.1.11 Comfort Station Reom

Washroom Accessories, Plumbing Equipment and Electrical Requirements shall be per current edition
King County Metro Transit Design & Construction Standard Single-Unit Comfort Station Drawings.
Interior elements: architectural configurations, hardware and fixtures; plumbing and plumbing fixtures;
electrical wiring, devices and electrical fixtures; and wall & ceiling surfacing apply, at a minimum,

Wall finish: Fiberglass reinforced plastic panel system.

3.1.2 Directional Signage
The configuration shall at a minimum comply with the Standards set forth in this Design Criteria:
International, Federal, State, and Local Codes, with amendments.

The finish shall comply with MUTCD and King County Power & Facilities Maintenance Paint Color
Scheme standards as applicable.

3.1.3 Security Features

System: Provide complete and fully functional security system as described herein, designed and
integrated into the construction of the garage. Include under this contract power, INET, WAN/LAN and
uninterruptible power supply on emergency circuit power to security equipment.

Power and Cornmunication Lines: Integrate and construct power and communication cast into concrete

structures as opposed to surface mount to the maximum extent practical.
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Protective Devices: Provide vandal-resistant fixtures and provide bollards and other protective devices
to protect the security equipment from vehicle damage.

Configuration: Locate the equipment to avoid impeding pedestrian and vehicle ways and to minimize
loss of parking spaces. Provide adequate lighting to enable camera functionality and equipment
maintenance.

Coordinate Security Features with the requirements of Performance Specifications Divisions 05, 08, and
28 requirements.

3.1.4 Safety Features:
Safety Criteria shall be reviewed by King County Metro's Safety Office (Mike Lemeshko) at designated
milestones. Criteria includes, but is not limited to the fellowing:

Communication: Emergency communication stations as described herein, for the Garage and the
Transit Center passenger loading platform. These stations must have telephone access, and allow 24
hour-surveillance. Placed in accordance with CPTED guidelines, at readily accessible locations that are a
maximum distance of 100 feet from any point in the Garage or the Transit Center loading platform.
Surveillance shall include all corners and potentially hidden areas of all public access areas. Comply and
coordinate with the configuration requirements of 2.3.3 ‘Security’ of this Design Criteria.

Access: Design access points to avoid excessive queuing of vehicles and interference with transit
functions, and in compliance with 2.1.2 ‘Internal Vehicle Access/Circulation’ and 3.2.3 ‘Site
Improvements’ of this Design Criteria. Separate pedestrian, bus and car traffic to the greatest extent
possible.

The garage and its pedestrian and vehicular accesses shall be designed to allow security lockdown
and/or shut down during non-operating hours. Garage shall be capable of remote lockdown by King
County’s central monitoring and access cantrol {SMC).

Configuration: Pedestrian pathways shall be designed to be separated from car/bus traffic to the
greatest extent possible. Emphasis is placed on areas where vehicles and pedestrians will congregate in
high volume, particularly the loading platform, and pedestrian and vehicular entrances/exits. Pedestrian
pathways should be wide and clear of slip/trip hazards — the surface being treated for a high non-slip
coefficient of .7-.8, in accordance with 3.2.3 ‘Site Improvements’ and 3.1.6 ‘Floor Surfaces’ of this Design
Criteria.

Pedestrian pathways shall be provided a low level of continuous lighting but not so bright as to create
glare or visual obstruction ta the bus operator. Comply with the requirements of 3.1 ‘Building
Construction’, 3.2 ‘Site Construction” and 6.4 ‘Lighting’ of this Design Criteria.

Provide metal security screens at first floor for vandalism prevention and lockdown ability. Eliminate
potential hiding places, such as under open stairs. Provide accessible routes and parking with close
proximity to stair and elevators and in accordance with Standards put forth in 1.3 ‘Code References’ of
this Design Criteria.

April 2012 Page 18 1324-11RLD



Landscaping: Trees, shrubs and landscape materials at their mature sizes shall be designed to avoid
visual and physical obstruction in the bus pathway. Where a mixture of deciduous and evergreen
materials are used, small leafed plants, trees and shrubs are required. Do not use large leaf plants, trees
or shrubs.

Landscaping design between pedestrian and motor areas shall be low in height but densely arranged to
prevent pedestrian short-cutting outside the intended path.

Wayfinding: Provide a plan for review by King County Metro Transit Safety that demaonstrates the
intended path of the pedestrian from their vehicle to the platform, taking advantage of both landscape
and architectural elements to prevent pedestrians from intruding on the pathway of the bus.

Provide designated pedestrian access routes through parking lot and at crossings of vehicular travel
ways. Coordinate Safety Features with the requirements of Performance Specifications Divisions 05, 08,
and 28 requirements.

3.1.5 Structure Materials -

The parking structure shall be of precast or cast-in-place concrete and shall be a minimum of Type Ii
Construction. Parking garage is an exposed structure and must be designed to withstand all aspects of
environmental conditions.

3.1.6 Floor Surfaces
Garage floor surfaces: Provide the following characteristics.

* 1/4” amplitude broom finish

¢ Minimum 1%, maximum 3% slope, 2% preferred. Accessible paths must conform to the
Standards referenced in this Design Criteria.

¢ Drains at all low points

»  Allfloors exposed directly to rain and weather shall have waterproof concrete

s All closure strips, construction joints, and expansion joints expased directly to rain shall be
sealed with an approved flexible joint sealer or other appropriate waterproofing product.

Ramp floor surfaces: Provide the following characteristics,

s 1/4” amplitude broom finish
*  Full-length trench drains at base of all ramps expesed to rain
» Allfloors exposed directly to rain and weather shall have waterproof concrete

3.1.7 Exterior Wall Panels
Permanent Enclosure: Provide a permanent enclosure for all functional areas shown in the project
program, unless otherwise indicated.

Exterior facade: Minimize direct illumination of abutting properties and adjacent streets from
headlights and interior garage lighting. Provide security screening at the first floor and at all openings
less than 8’ above the adjacent exterior ground level for vandalism prevention and Jockdown ability. See
Security Features, above.
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Fire Resistance: All walls shall comply with applicable code and zoning requirements for the specific site
and type of building.

Ambient Temperature Change: Allow for daily expansion and contraction within and between elements

caused by temperature range from most extreme fow temperature to 70 degrees F greater than the
mast extreme high temperature, in any year, without causing detrimental effect to components and
anchorage.

Water Penetration: Design, select and provide materials to prevent water penetration into the enclosed
areas of the garage including elevator shafts, mechanical and electrical rooms, and other interior spaces.

Weather Resistance: Design, select, and provide materials to minimize deterioration due to
precipitation, sunlight, ozone, normal temperature changes, atmospheric, pollutants, materials tracked
in by pedestrians and automobile tires, mold and mildew.

Impact Resistance: Exterior cladding shall be either cast-in-place concrete or pre-cast concrete panels.
Use tension cabling to separate levels and ramps; subject to compliance with constraints presented by
this Design Criteria, the Performance Specifications, applicable Codes, and lurisdictional authorities.
Tension cables may be acceptable at openings, subject to compliance with constraints presented by this
Design Criteria, applicable Codes and lurisdictional authorities at exterior walls.

Auto Impact: Provide concrete panels at exterior walls as a minimum structural barrier for auto safety in
the garage, design per IBC. Tension cables may be acceptable as noted above.

3.1.8 Ventilation/Screening of Wall Openings
Ventilation: Provide Natural ventilation. nstall mechanical ventilation only if required by code.

Screening: Screen Wall openings to comply with the following, and with the requirements of Exterior
Wall Panels, Safety Features and Security Features, above.

s  First Level and any opening within 8’ of exterior ground level: Provide vandal-proof
architectural screens to allow lockdown of facility.

» Upper Levels: Screening as required by BCC and to be architectural compatible with first level of
garage and surrounding developments.

3.1.9 Doors (Vehicle)
Garage Entrance and Exit doors shall have exterior lighting. Door locking system and electronic controls
must be coordinated with the requirements of Metro Transit Power & Facilities.

Entrance and Exit Door characteristics:

= 12°-0" wide, 9'-0" high

» Jambs protected by bollards
¢ Overhead coiling

¢ Anodized gluminum
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Basic Function: Overhead Coiling Doors providing access to facility from the exterior shall be motorized
with key switch and equipped with emergency stop sensors. Doors shall be capable of remote operation
by King County's Central Monitoring and Access Control.

3.1.10 Main Pedestrian Entrance and Elevators

Basic Function: The main pedestrian entrance provides a single entryway for facility users. Locate close
to the Transit Center. There shall be an accessible route of travel, as defined by ADAAG, from the main
entrance to the Transit Center.

Materials and Size: The main entrance of the facility shall be as required by code for exiting. Provide
canopy as required for weather protection and lighting as required for security.

3.1.11 Doors (Man)

3.1.11.1 Exterior Man Doors
Basic Function: Provide exterior doors necessary for the proper functioning of the facility and as
required by code. Provide canopy as required for weather protection and adequate lighting for security.

Material and Size: Exterior doors, except the building main entrance, shail be 3°-0” wide by 7°-0” high,
insulated, painted metal doors in painted hollow metal frames. Provide power and communication
conduits from doors to security rooms for future card entry.

Exterior doors shall be capable of being remotely locked and unlocked by King County Central
Monitoring and Access Control.

3.1.11.2 Interior Man Doors
Basic Function: Provide interior doors necessary for the proper functioning of the facility and as
required by code.

Material and Size: Interior doors shail be 3’-0” wide by 7’-0" high, painted metal doors in painted hollow
metal frames. Provide power and communication conduits from doors to rooms for future card entry

system. Interior doors shall have card readers installed with electric locks and hinges.
3.2 Site Construction

3.2.1 Transit Bus Zone/ Layover Facility Pavement Design
Pavement design shall be per AASHTO Guide for Design of Pavement Structures and Performance
Specification Section 321313 for Portland Cement Concrete Paving, and the following criteria.

» Design life: 30 years

» Number of articulated three-axle buses/Maonth: 1,000 each way

» Apnual growth rate: 3%

o Axle weight/vehicle (kips): 3 axles @ 12.40, 18.00 and 23.30 respectively

¢ Pavement type: Unreinforced portland cement concrete panels of 12’ x 12" maximum
dimensions

¢ Pavement section: As resulting from design by AASHTO Guide but not less than 10” thick
concrete over 4” of CRS over subgrade at 95% relative compaction
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¢ Panel joints: With 1-1/2" diameter x 18" long dowels at 12” OC in both directions. Use for both
construction and control joints

* Curbs: Doweled concrete 6” wide x 6” high minimum and 8” high maximum. Dowel with #4
rebars

* Manholes lids & catch basin gratings on vehicular traffic areas: Surrounded at surface with 127
minimum width x 12” minimum thickness reinforced concrete slab with isolation joint to
separate from pavement

» Crack control joints: At all angle points less than 160°

» Pavement on the bus lane stenciled with Durastrip “BUS ONLY"

s  Curb shall be painted to designate for bus use only

= Design review: Submit to Metro at 30%, 60% and 90% completion.

3.2.2 StreetImprovements

The Developer shall be responsibie for negotiation of all costs of all adjacent off-site street
improvements and mitigation measures, as well as gnsite improvements required for the Transit Center.
The Developer shall comply with local jurisdiction codes and regulations that may require streets
adjacent to the project to be improved. This includes improvements of traffic control devices, street
lights, architectural features, curbs, sidewalks, planting strips, and {when required by land use code)
street trees and associated irrigation. Offsite mitigation measures and improvernents shall be adequate
for the proposed facilities to be granted occupancy permit. With the construction of new street
improvements, drainage facilities will be required in compliance with local drainage ordinances. Offsite
mitigation may be required including intersection and signal improvements. All street improvement
elements will meet or exceed the site improvement material requirements.

3.2.3 Site Improvements

The Developer shall provide a Geotechnical Report to evaluate existing site conditions including soil
borings and identified design limitations. The report shall present design recommendations for new
construction and identify existing subsurface hazardous materials and groundwater conditions, along
with Level | and Level Il Environmental assessment reports and recommended remedy methodology.

The Developer shall also provide the following plans:

* A Boundary Survey of the property prepared, stamped and signed by a licensed Professional
Land Surveyor. The Boundary Survey shall include property boundaries, easements, and
benchmarks.

* An Existing Site Plan survey including 100-year floodplain, construction limits, topography,
existing driveway(s} and pavement(s), existing building and structures, spot elevations, existing
utilities, and utility invert elevations. The survey shall include all surface features on adjacent
properties or rights of way within 25 feet of the property line, or to the extent needed to
accurately describe the site and its adjacent environment.

s The Development’s Architectural Site Plan including current land use code setback
requirements, surface and subsurface features, utilities and other information as required by
jurisdictional authorities for approval of the site development.

¢ A Grading and Paving Design shall be prepared, stamped and signed by a licensed professional
Civil Engineer. Layout of the site and driveways shall conform to the requirements of all
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applicable local, state and federal jurisdiction and be approved by Fire Marshal and planning
department of the local jurisdiction.

Layout of the site shall allow safe pedestrian access from surface parking and the Parking Garage to the
Transit Center and neighboring sidewalks. The Developer’s design plans shall take into account and
provide record of current land use code requirements and the existing surface and subsurface features
affected by and involved in the Development, including but not limited to adjacent buildings, pavement
curbs, sidewalks, street appurtenances, drainage control structures, and other utilities.

Vehicle entry off the busway shall be coordinated with alignment of driveways to maximize the efficient
flow of traffic, especially during rush hour. Any variance request shall be reviewed and approved by the
City of Bellevue and King County Metro Transit. The garage driveways shall be located to prevent the
queue from spilling over to 108th"” Avenue NE.

The garage shall be set back from property lines and meet City of Bellevue perimeter landscaping
setback requirements. Sidewalks shall be provided hetween the garage and surface parking areas. The

vehicular access shall be wide enough for two-way traffic.

Emergency vehicle access shall be provided as required by the Bellevue Fire Department.

3.2.4 Site Utilities

On-site and off-site utility service and revisions required by the garage development shall be designed to
connect to existing utility systems including sewer, water, storm water, electrical, gas, traffic signal,
telecommunication/data service, and I-net. Design shall be in strict compliance with all local, state, and
federal codes (provided in Section 1.3 of this document). In the Final Construction Documents, it is the
Developer's responsibility to discover and demonstrate all existing, proposed, and as-constructed
utilities, structures, appurtenances, and easements on the site and within the limits of the work, and to
provide for the protection of items not to be disturbed by the project. The Developer shall be
responsible for all utility coordination including payment of all fees until project acceptance is complete.

Underground utility structures, including stormwater and sanitary, with their hatch doors, metal
gratings and manholes shall be designed to withstand H-20 loading. Location of access deors shall be off
from heavy bus wheel paths to avoid fatigue failure of hatch door structure and hinges. Unevenness
around structures and adjacent pavement may create undesirable ground-borne vibration to adjacent
development. Ensure proper compaction prior to setting underground structures.

3.2.4.1 Water System

The water system shall use ductile iron pipe, with a single tap (or tapping sleeve) and gate valve at the
main located in the street. The private water main shall service the building site and hydrant
installation(s) as required, given the use of sprinklers within the garage. To combine fire flow and
domestic uses in a single pipeline, a detector check valve installation is acceptable to King County, and
the system can be split into fire and domestic fines in the mechanical room of the building. An
additional split of the domestic line is required for separate metering of domestic and irrigation uses,

Alternative existing water system materials may be allowed if they meet the requirements stated below.
All piping under building slab shall be ductile iron.
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Expansion or replacement of portions of existing system facilities shall conform to the requirements of
the specification for new design and construction with a performance evaluation by a licensed
professional engineer of the existing system required. The evaluation shall include public utility records
or new fire flow and residual pressure testing to evaluate the capacity of the existing system to meet fire
code requirements and shall evaluate the existing system for compliance with applicable local
jurisdiction codes, and determine the capability of the system to provide uninterrupted service over a 50
year useful life assuming normal operation and maintenance, and the capacity to deliver flow and
pressures throughout the proposed structure.

All existing site valves and hydrants to be inspected, exercised, and if required, serviced or replaced.
New fire hydrants shall meet requirements of and be approved by the local governing officials. All
existing site valve boxes to be inspected, serviced, and adjusted to finish grade. Existing water meters
shall be upgraded, if necessary, to meet water demand per the building program.

Provide exterior hose bibs at all corners of garage. Provide sufficient hose bibs to water building
perimeter landscaping with maximum 50° length hoses. -

Provide freeze-protection heat tape and insulation for alf pipes subject to freezing.

3.2.4.2 Gas Service
Required for emergency generator. Developer shall be required to coordinate with Puget Sound Energy,
for providing new service to the garage structure.

3.2.4.3 Sanitary Sewer Systems

A sanitary sewer shall receive the sanitary drains from the building at a location nominally 5-feet outside
the building envelope. Beginning at the transition, the sewer shall be a 6-inch minimum PVC SDR 35 line
from the building to the sewer main in public right-of-way. To service and maintain the facility over
time, cleanouts for 6-inch sewers and manholes for 8-inch or larger sewers are required at all changes in
pipe material or pipe diameter, all vertical grade breaks, and all horizontal alignment changes. All piping
under sfab shall be ductile iron.

3.2.4.4 Storm Sewer Systems

For the purposes of this document, a surface stormwater detention area equal to 10 percent of the
impervious site area and a Landscaping Factor equal to 5 percent of the total site area have been
estimated. It is the Developer’s responsibility to make the proper provisions for on-site storm water
detention, water quality facilities, and landscaping.

Storm drain and/or water quality facilities shall include a runoff conveyance system consisting of Type 1
catch basins and corrugated polyethylene (double wall) storm pipes, water quality structures, and
detention facilities as specified in the BCC. Petention shall be below grade and meet all of the
requirements of the local jurisdiction, King Caunty, and the Department of Ecology. Locate underground
vaults, catch basins, or other water retention/drainage structure outside facility footprint.

Detention and water quality systems shall be accessible and designed for minimum maintenance by King
County staff. Any hatch doors for vault access shall be H-20 rated. Access shall be located ocutside of
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parking spaces and accessible for service by an “eductor” or “vactor” truck. The structures shall be
maintenance accessible and equipped with built-in ladder access.

Provide stormwater system for the Transit Garage separate from the system required for the future TOD
development,

All catch basins that drain to the storm sewer shall be labeled as “Dump No Waste Drains to Creek.”

3.2.4.5 Site Electrical and Communication
Developer shall be required to coordinate with Puget Sound Energy {PSE), King County I-net and local
phone company for providing new services to the parage structure.

Provide all work for a complete and fully operational electrical service for the garage and all 50 EV
charging stations. Coordinate with PSE and extend power circuits from the interface peint.

Provide all work for a complete and fully operational telecommunication service. Coordinate with local
phone company and extend copper and fiber from the interface point,

Provide all work for a complete and fully operational King County INET (I-net) service. Coordinate with I-
net and extend fiber from nearest INET service interface point as identified by Comcast or King County.
Locate in an underground conduit path between the |-net service interface point and the
Communication Room of the as specified below.

Developer to provide and install:

»  minimum (1) 4" underground conduit connection between the Communication Room of the
new garage and the nearest Comcast/l-net fiber access point, as located/required by the utility;

» 3 new Communication vault {min. inside dimension of 36"X36"x36"} as located/required by the
utility;

» a4” underground conduit crossing to the new vault and the existing Comcast/|-net vault as
located/required by the utility;

s {2} 4" conduit runs between the new Communication vault and the utility’s communications
vault as located by the utility;

+ (2} 4" conduit runs between the new Communication room of the garage and the existing
Communication vault as located/required by the utility;

s {1} 24 strand single-mode fiber between the COMM room of the garage and the existing
Comcast/INET vault;

¢ (1} 24 strand multimode fiber and/or copper trunk cables between the COMM room of the
garage and the platform if needed.

Provide all raceway, wiring and materials, equipment and services as required to totally conform to

serving utility requirements.

3.2.,5 Curhand Pavement
The driving surfaces outside the parking structure shall consist of concrete skab, 6” minimum thickness.
Concrete slab shall comply with the recommendations of the Developer’s Geotechnical Report.
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All driving surfaces are to be fully paved with curbed edges. Acceptable curb installation types are
integrated cement concrete curb and gutter or integrated cement concrete curb and sidewaik. Mo
extruded curb will be allowed.

4 Structural

4.1 Design Code

Design shall be in accordance with the current Edition of the International Building Code, as adopted by
the City of Bellevue, Bellevue City Code, City of Kirkland, and Kirkland Municipal Code and all
Amendments, and all applicable referenced codes of Design Standards.

4.2 Foundation Design

Foundation design shall be based on the recommendations of a licensed geotechnical engineer. Long
term settlement of foundations and slabs on grade shall be limited to no more than 1 inch. Differential
settlernent shall be limited to % inch over 50 feet.

Footing may not extend over the property line.
Provide sealant at slab joints and wall junctures.

Provide Foundation drains as recommended in the soils report.

4.3 Levels Directly Exposed to Weather
Provide waterproof concrete.

Prevent [eaks to structure below. All closure strips, construction joints, and expansion joints exposed
directly to rain shall be sealed with an approved flexible joint sealer or other appropriate waterproofing
product,

Instalt durable and vandal-proof bird deterrent system on building parapets, light fixtures, and any
potential perching area.

4.4 Minimum Live Loads

4.4.1 Vertical
s Parking Floor: 40 psf + concentrated load provisions per ASCE 7-10.
* Stairs: 100 psf
* Sidewalks, Driveways: 250 psf
» Light Storage: 125 psf
s Top Level: 40 psf + 25 psf snow + rain {2” / hour for roof drainage design)
= Design to support future exterior paneling having 10 psf dead load
» Design for the maximum loading of above criteria or per ASCE 7-10.

44,2 Wind

* Basic wind speed: ASCE 7-05
* Exposure: To be determined by engineer of record
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* Importance Factor: 1.0

4.4.3 Seismic
+ Importance Factor: 1.0
s Sms= 1,277 {to be verified)
»  Sml=0.740 (to be verified)
+ Site Class D (to be verified)

4.5 Concrete

4.5.1 Codes and Specifications
s Design: ACI 318
+ Construction: ACi 301
s Project Technical Performance Specifications

4.5.2 Minimum Strength
* Cast-in-place, F'c = 4000 psi, 28 days }
e« Precast, F'c = 5000 psi, 28 days

4.5.3 Other Criteria
* Concrete water / cement ratio not greater than 0.45,

Calcium chloride additives not acceptable.

Wall thickness to be 8 inches minimum.

s Cement concrete mix shall meet ASTM C33. Use water-reducing additives (per ASTM (494) to
reduce water content of cement mix. Use corrosion inhibitors such as calcium nitrite to slow
corrosion of unprotected mild steel reinforcement.

¢ Slab Reinforcement and reinforcement within top 4” of horizontal structural members shall be
epoxy coated to prevent corrosion. (This includes slabs, stirrups, top layer of flexural steel at
beams.} In lieu of epoxy coated rebar, contractor may utilize a concrete mix for all slabs, beams,
and horizontal members, containing manufacturer’s recommended amounts of a corrosion
inhibiting admixture approved by King County. such as calcium nitrite, Eucon BCN by Euclid
Chemical Co, DCI or DCIS by Grace Construction Products, Conplast PN by Fosrac.

* Maintain 2 inch minimum coverage over reinforcement. Use sealants to keep water out of
joints.

s Slab on grade minimum thickness = 6 inches. Reinforce for temperature and shrinkage

4.6 Steel

4.6.1 Codes and Specifications

¢ Steel construction shall confarm to the specifications and standards as contained in the latest
edition of the AISC Manual of Steel Construction.
» Project Technical Performance Specifications

4.6.2 Material

s Structural shapes: ASTM A 992, ASTM A 36, or ASTM A572 Grade 50
» Plates, bars and sheets: ASTM A 36
» Bolts: ASTM A 325 or ASTM F 1852
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» Anchor bolts: ASTM A 307

4.7 Masonry

Masonry is to be used only for non-structural, non-load bearing elements.

4.7.1 Codes and Specifications

* Masonry Construction shall conform to the latest editions of ACI 530 and ACI 530.1
s Project Technical Performance Specifications

4,7.2 Material

Concrete masonry units conforming ta ASTM C 90, normal weight.
Mortar Type S

Minimum F'm = 1500 psi

Minimum grout strength 2,000 psi

Solid grout all cells

s  Minimum rebar size to be #4 )

*  Maximum reinforcement spacing = 24 inches, horizontal and vertical

4.8 Buailding Systems

Foundations shall consist of continuous or isolated concrete footings bearing on competent native soil
or structural fill per the recommendations of the geotechnical engineer. The ground floor shall be a
6-inch minimum thickness concrete slab on grade. All slabs on grade shall be reinforced with a
minimum of 0.2 percent shrinkage and temperature reinforcement in both directions with slab
reinforcement spaced at a maximum of 12 inches on center. Control joints shall be provided ata
spacing of no more than 40 feet on center.

The gravity load carrying system shall be constructed of concrete. Acceptable systems include concrete
slabs supported by concrete colurmns and/or concrete walls. Drive aisles shall be free of vertical
elements. Elevated floor slabs shall be constructed of reinforced concrete or post-tensioned concrete
slabs. Live load deflection of the floor system shall be limited to span divided by 480.

The lateral load resisting system for the building shall consist of concrete shear walls and / or concrete
moment frames.

Exterior walls along all areas subject to vehicular traffic shall have either cast-in-place or precast
reinforced concrete vehicle barriers, or cable vehicle restraint systems. Interior spaces shall be
protected by bollards or curbing or tension cabling. Design vehicle barrier capable of withstanding 6,000
# concentrated force.

5 Mechanical Systems

5.1 HVAC Design Criteria
Provide ventilation to avoid carbon monoxide build-up. Ventilation to be supplied shall meet IBC and
Washington State ventilation code with CO2 sensors for capacity control. Ventilation equipment shall
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be enclosed in protected mechanical space or to be vandal proof. An Indoor Air Quality Management
plan is recommended during construction to ensure that HVAC ducts remain covered until start up.

Enclosed spaces {rooms) shall be provided with ventilation per IBC. Heat all rooms to maintain a
temperature level of 50 degrees Fahrenheit minimum and as required to maintain a temperature
compatible with the operation of the enclosed equipment. Provide fixed temperature sensors or
vandal-resistant, lockable thermostats. Security/communication room to be minimally heated and air
conditioned as required to maintain a temperature compatible with the operation of the enclosed
equipment. .

5.2 Plumbing

Provide 2 hose bibs at every level, at opposite ends of the parking structure. Hose bibs to be freeze-
proof, with heat tracing and jacketed insulation.

Provide floor area drains at every low point to maintain a minimum of 1% slope, 2% preferred, with a
maximum of 3% slope. Provide trench drains with cast iron covers at vehicle entrance/exit and at the
base of each ramp that is not covered. All piping under building slab shall be ductile iron.

Pravide sand and oil/water separator at all storm drain discharge points. Provide oil/water separators
-exterior to the structure, accessible by cleaning truck.

Provide integral vacuum breakers on all plumbing fixtures at point of potable water service.
Provide plumbing fixtures as outlined in this document.
Provide trap primers for floor sinks and drains where required by code.

5.3 Sprinkler

The facility is to be fully sprinkled. Areas subject to freezing are to be provided with a dry-pipe sprinkler
system.

Fire sprinkler system shall be designed in accordance with the IBC, NFPA, and City of Bellevue
reguirements by a fire supprassion system designer licensed in the State of Washington. All piping and
fittings shall be Schedule 40 galvanized steel pipe.

Coordinate routing of sprinkler pipes and location of sprinklers with other trades.

6 Electridal

6.1 Electrical Design

6,1.1 General Requirements - Standards and Codes
The design shall conform to the latest editions of the fellowing standards and codes:

* ANSI American National Standards Institute

s  ANSIC2 National Electrical Safety Code

s  ANSIC136-15-1986 High Intensity Discharge and Low Pressure Sodium Lamps in Luminaires
— Field 1dentification
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»  ASTM American Society for Testing Materials

= [BC International Building Code

+ ICEA Insulated Cable Engineers Association

» |EEE Institute of Electrical and Electronics Engineers

» |ES lllumination Engineering Society

» |ESNA Illumination Engineering Society of North America

s NECA National Electrical Contractors Association

s NEMA National Electrical Manufacturers Association

» NETA International Electrical Testing Association Inc.

*» NFPA National Fire Protection Association

= NFPAT70 National Electrical Code as amended and administered by the State of
Washington

¢ NFPA72 National Fire Alarm Code

o NFPA 101 Life Safety Code

» NREC Washington State Non-Residential Energy Code

» (OSHA : Occupational Safety and Health Act

« UL Underwriters Laboratories

*  WI|SHA Washington Industrial Safety and Health Agency

«  WAC 296-468 Electrical Safety Standards, Administration, and Installation

s WA( 296-45 Safety Standards for Electrical Workers

¢ Chapter 19.28 RCW Electricians and Electrical Installations

Where the requirements of more than one code or standard are applicable, the more stringent shall
govern.

Conform will all applicable requirements of the current King County Metro Transit Electrical Design
Standards.

6.2 Utilities

Provide electrical utilities as required for a complete and operational facility. Coordinate with the
serving utilities to verify specific scope of electrical provisions for points of connection. Electrical
services shall include: power and telecommunications. Provide additional services as required in
support of unigue project program requirements.

6.3 Power

6.3.1 Primary Power
Existing primary power will be tied into PSE’s distribution system. Reliable and safe power will be
provided to support building lighting, mechanical, and general loads.

6.3.2 Secondary Power

The facility shall receive power from Puget Sound Energy {PSE} and be metered at 480Y/277V, 3-phase
4-wire. The main switchgear shall have one (1} Service Disconnect/Main Circuit Breaker serving the site.
The service switchboard shall be sized in accordance with applicable codes and shall include planned
occupancy plus 20 percent spare capacity for unplanned additional loads. The switchboard shall be free-
standing, floor-mounted unit consisting of a single main breaker and feeder breakers as required.
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Provide a minimum of two 3-pole 2004 spaces and four 3-pole 100A spaces for future loads. Provide
switchboard capacity for 50 charging stations including separate utility metering.

Overcurrent protective devices will be fully rated for the available symmetrical fault current. Series-
rated overcurrent protective devices will not be considered adequate protection against fault current
damage to equipment.

6.3.3 Emergency Power
Provide a natural gas powered engine-generator set together with all required operating accessories
assembled to give 2 complete and operational power generation system.

The generator set will be new, latest production mode] factory assembled and tested pricr to delivery to
job site. Size the generator to provide power for elevators, lighting, fire alarm and security.

The engine and alternator will be the product of one manufacturer or a combination of two
manufacturer's equipment regularly assembled by the supplier as a complete package in this size and
configuration. -

Generator to be in generator room. Entire unit shall be self-contained. Provide all necessary controls
and accessories.

The security / communications room electrical system shall be equipped with an uninterruptable power
system to provide continuous power, in the event of a power failure, until generator supplied power
comes online.

6.3.4 Power Distribution

Power distribution, large electrical loads, and motors sized at ¥2 HP and larger will be served by 480V
power. Motors 1 HP and above will be equipped with NEMA standard magnetic starters. Power factor
correction will be required for motors above 25 HP. Minimum power factor will be 95-percent. Lighting
circuits will be served at 277V. Receptacles and small convenience loads will be served at 120V.

Dry-type step down transformers with 480V primary to 208Y/120V secondary shalf be located in spaces
that provide adequate ventilation per manufacturer’s requirements and current edition of NEMA TP-1.

All electrical branch circuit panels will utilize bolt-on circuit breakers, and have copper bussing. Make
provisions for 15 percent spare breakers plus 15 percent space for additional branch circuits in each
panelboard. Fill each spare position with a 20A, single-pole spare circuit breaker device. Provide
120/208V, 3-phase, 4-wire panels in locations as required to power loads without excessive voltage
drop. Conductors for 20A branch circuits will be upsized to #10 AWG if over 100 feet for 120V circuits
and over 230 feet for 208V circuits. Surface mount panels in unfinished spaces; others in finished spaces
will be flush mount. Interrupting ratings of panels will be per short-circuit and protective device
coordination study.

All panelboards not located within the same space as their source panel, shall be provided with a Main
Circuit Breaker.
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6.3.5 Electric Vehicles

Nine electric vehicle charging stations shall be installed or prepared for, as described in paragraph 2.1.1
of this Design Criteria, ‘Parking Spaces’. Each complete installation of a charging station shall provide
Listed and Labeled Electrical Vehicle Service Equipment (EVSE) that provides Level | and Level 2 charging
capacity.

The Charging stations provided under this Project shall be as supplied under an existing purchasing
contract with the City of Seattle, as follows

1. Charge NW: Existing City of Seattle Contract #0000002867. Contact-Jason Edens, 206-733-9583,
Jason.edens@seattle.gov.

2. Eaton Corporation: Existing City of Seattle Contract #0000002797. contact-Jason Edens, 206-
733-9583, Jason.edens@seattle.gov.

6.3.6 Receptacles
Provide duplex receptacles along the perimeter of elevator and equipntent rooms at 12 feet on center
as wall space permits. Provide convenience receptacles at 25 feet on-center spacing in other areas.

Provide convenience outlets in the following areas: Mechanical Room, Main Electrical Room,
Emergency Power Room, Elevator Pit, Elevator Machine Raom, Fire Suppression/Sprinkler Room, and
Security/Communications Room. Receptacles will be ground fault circuit interrupting (i.e., GFCI) type
where required by code.

Provide dedicated equipment receptacles for any fixed equipment loads.

Provide one outdoor weatherproof GFCI receptacle near each exterior entry door. Provide one outdoor
weatherproof GFCI maintenance receptacle within 25 feet of each rooftop air handling unit. Also,
provide similar receptacles for air handling units in other areas.

The maximum number of convenience receptacles on any one circuit will be limited to eight. The
maximum number of receptacles on any single 20A circuit used for computer terminal power outlets will
be limited to four duplex devices.

6.3.7 Miscellaneous Equipment Connections

Provide electrical power connections to all electrified equipment as required for proper operation.
Provide either hard-wired connections or special equipment receptacles as needed per manufacturers’
instructions.

6.3.8 Required Calculations
The Developer shall submit the following Calculations:

1.  lead Calculations — Showing the sizing of the service for the site, as required by the applicable
Electrical Codes (NEC, WAC, All Cities Electrical Code Supplement, etc).

2. Short Circuit/Fault current Calculations — Include the documentation from the utility (PSE)
indicating the available fault current from PSE a the Service.
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3.  Coordination Study — Provide documentation showing coordination of code required elements on
Emergency Power Distribution system.

4.  Arc Flash Calculations — indicating the potential incident energy at each panel {Cal/cm?), the AF
Category of arc rated clothing required and the Arc Flash Boundry (feet/inches).

These calculations shall be done with SKM Software and ALL electronic files used for these calculations
shall be delivered to the King County Project Representative, for use in the Electrical Engineering
Section.

6.4 Lighting

6.4.1 Interior

fllumination in parking garage spaces will conform to normal practices appropriate to daytime and
extended nighttime use. Illumination levels will be as prescribed in the IES (Ilumination Engineering
Society) Handbook. Interior foot-candle levels will be calculated by the IES “Lumen” method using room
cavity ratios, manufacturer published Coefficients of Utilization {CU} and the following default
reflectance values for unfinished spaces {unless other specific reflectance information is available):
Ceilings: 70%; Walls: 30%; Floors: 10%; and Maintenance Factor: 0.6.

Minimum maintained illumination levels shall be per IES RP-20-98 Lighting for Parking Facilities.

Interior fixtures shall be metal halide, fluorescent or LED. All lighting will conform to the Washington
State NREC {Non-Residential Energy Code) requirements for Lighting Power Allowance {LPA) and King
County Ordinance.

Provide a UL 924 exit and emergency egress lighting system in accordance with NFPA 101 and circuit to
the Emergency Power Source. Keep temperatures in room below 86°F {for any batteries), provide
ventilation as required.

Luminaires shall be selected for energy efficiency and suitable placed to minimize disability-glare and
discomfort-glare.

6.4.2 Exterior

Provide exterior lighting at each exterior building entry door, all exterior egress pathways and stairwells,
and roof level. Additionally, provide connection to an exterior illuminated sign at the main parking
garage entry point,

Light spill onto adjacent properties shall be controlled by design, with the use of cut-off fixtures, house-
shields and similar devices. Uniformity ratios will, in general, be Avg:Min no greater than 3.5:1, with a
Max:Min ratio no greater than 12:1 based on the calculated initial horizontal footcandle levels values.
Lighting for the parking structure will be based on the enhanced security levels of the IES (RP-20-1998
Lighting for Parking Facilities).

Exterior lighting will be LED, metal halide {MH} or high pressure sodium {HPS) and will conform to the
IES standards. All illumination for the site shall not rely on municipal street lighting
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Provide a handhole in each light pole on the roof with ground tied to the handhole lid, the ground lug in
the light pole and to the code-sized equipment grounding conducter required to be run in the conduits
with the circuit conductors. The light pole foundation shall also be connected to the ground system. A
#4 AWG bare copper ground conductor shall be exothermically connected to the rebar in the pole
foundation with enough conductor extending up the center of the foundation to provide connection to
the grounding lug in the pole handhole.

Rooftop lighting fixtures shall be designed to enable convenient maintenance and replacement as
needed without special tools or access, such as by lowering mast heads to the rooftop level.

6.4.3 Egress

Emergency pathway lighting fixtures will be provided as required by the most recent edition of the
International Building Cede {IBC). This requirement can be met by circuiting pathway fixtures from the
emergency power supply.

Supplemental emergency lighting will be included to illuminate the main electrical room and electrical
distribution equipment therein.

All light fixtures on the emergency power system will be marked in such a manner as to be easily
identified from floor level. The fixtures shall be permanently identified with an identification plate that
is substantially orange in color as described in WAC 296-46B-700-009 Emergency systems — equipment
identification in a manner that will not interfere with the illumination of the space the fixtures are
serving.

6.4.4 Interior Control

The control of lighting shall be configured such that reliable lighting and a suitable level of light is
provided at all times. The system will be energy efficient and in compliance with the latest codes in
Washington State and IESNA Document RP-20 and Standard 90.1, latest editions. The lighting control
system will control the time and duration of lighting in all areas with both days and hours of lighting field
adjustable.

All areas shall be illuminated during all hours that the facility is open for public use. The programming of
the lighting management portion of the EMS will be coordinated with Power Distribution, Transit
Operations, and Transit Maintenance groups.

6.4.5 Exterior Control
Exterior and roof lighting will be extinguished between daybreak and dusk. Days and hours or reduced
lighting will be field adjustable.

Lighting control will be by a combination photocell and time clock arrangement operating output
contactars by relay. Circuits will provide a maintenance function hand-off-auto manual control that
includes a two-hour off-delay feature in the hand position {NREC requirement). The time clock will have
a method of keeping time, in the event of a short outage.

6.4.6 Circuiting
Lighting branch circuits will be loaded to no more than 12A on any single 20A circuit.
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6.5 Fire Alarm and Detection

Provide an addressable-analog fire alarm system with manual and automatic alarm initiation, complete
and fully operational as required by AHJ) enforced codes. Specific design criteria for fire alarm and
detection systems will comply with applicable sections of NFPA 72. System will be capable of offsite
third-party meonitoring and will include an annuncistor located at the point of fire department response.
System will include initiating devices {i.e., puil stations, fire protection monitoring devices, duct
detectors, etc.} and annunciation devices {i.e., horns and horn/strobes) in conformance with ADA
requirements.

King County Metro Transit has standardized on the Edwards System Technology EST-3, no substitutions;
and conform to all other Metro Transit requirements.

6.6 Communications

Provide all data communication station wiring (CAT SE) between the computer workstation {or remote
terminal location as applicable) RJ-45 interface jacks and patch panels at the Main Distribution Frame /
Intermediate Distribution Frame {MDF/IDF) location.

Provide voice telecommunication station wiring using CAT-5E unshielded twisted pair (UTP} and RJ-45
modular interface jacks.

Incoming Telecommunications service to the facility will be per King County Information and
Telecommunications Services {ITS) Division requirements.

6.7 Security and Access Control

Provide a remote panel to King County Metro's existing Andover Parking Central Monitoring System
Access Control System, including computer software, sub-cantrol panels, intelligent field interface
panels, card readers, door position indicators, request-to-exit devices, access cards, power supplies for
electric strikes and locks, electrical connections, and wire and cable. Interface with the CCTV Digital
Video Recorder. Provide all raceways, wiring, components, devices, and power for complete and
operable access control system. Provide interface with elevator(s). Provide keypad access controls and
induction loops for each motorized vehicle gate location, along with a power connection for the gate
operator.

Provide Panic Alarm and Intercom system per King County facility standards. Provide wall and pedestal
mounted Panic Alarm stations for visible and audible emergency annunciation and communication at
four locations minimum on each level of the garage.

Security and access control systems shall conform to King County Metro Security Standards and Details.
See Paragraph 6.9 for obtaining security documents.

6.8 CCTV

Provide a closed circuit television (CCTV) monitering system including cameras (incl. mounts and lenses
for garage, canopy and elevator), digital video recorder, UPS and equipment rack.

Provide cameras, wiring, and associated equipment to enable analog camera connectivity, including
video signal, camera power, camera PTZ control signals, and environmental requirements at the
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equipment rack located in the garage communication room. Provide all raceway, cabling, power
supplies, equipment, and other material necessary for a complete, functioning CCTV system ready for
connection to networked surveillance equipment by others.

When a panic alarm is activated, cameras shall provide viewing of panic station.

6.9 Security Documents

The Security Contractor shall request and be required to complete and submit a sensitive security
information (SSI) non-disclosure agreement (NDA) before King County Metro Security Standards

documents are released. Security sensitive information and drawings are subject to King County
security policies. The Security Contractor shall coordinate with King County.

Security and access control systems shall conform to King County Metro Security Standards and Details.
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7 Submittals

7.1 Preconstruction

Provide 30%, 60%, and 90% design review packages to King County during design for comment. Provide
100% Construction Documents and Specifications. Submittals should include construction drawings,
material submittals, shop drawings, equipment submittals, structural calculations, drainage calculations,
lighting calculations, copy of building permit, geotechnical report, boundary survey, grading and paving
plan.

Subsequent to each of King County's 30%, 60%, 90% reviews, the Developer shall not continue the
design until King County has received either proof that the review comments have been incorporated, or
the Developer has provided sufficient evidence, to the satisfaction of King County, that the comments
will be incorporated prior to the next review.

7.2 During Construction
During construction provide inspection reports, testing reports, equipment testing with photos. During
preparation for paving, submit certified test results of subgrade density to Metro prior to placing base
material and concrete pavement. Metro’s acceptance of subgrade construction will be necessary prior
to placement of base and pavement sections.

7.3 Post-Construction
After completion, provide As-built construction drawings (one hard copy plus one CAD copy provided in
AutoCAD 2012), equipment documentation and operation manuals, and certificate of occupancy.

Provide transferable equipment warranties.
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APPENDIX A

KING COUNTY PHYSICAL INFRASCTRUCTURE STANDARDS



k4]
King County

Office of Information
Resgurce Management

Information Technology Governance Standards

PHYSICAL INFRASTRUCTURE STANDARD :}‘Se‘;i;iggoiraft 1.0
Sef Information Offker Approval Date F-,'frm_'m n:le, {twm)

1. PURPOSE:

This standard establishes the approved requirements for the installation and maintenance of
Network infrastructure in King County Facilities for the King County Wide Area Network (KC
WAN). The county will benefit from a structured and well documented Network infrastructure.
King County’s Network infrastructure must support a wide variety of needs at a broad range of
physical locations within the county. -

2. APPLICABILITY:

This standard is applicable to all King County Workforce Members, including those personnel
responsible for the design, specifications, construction, procurement, or installation of Network
infrastructure in new and major renovations or remodeling of existing King County Facilities. It
is intended to be used early and throughout the design, planning, and construction phases of the
remodeling of existing buildings, the construction of new King County Facilities, or as the county
looks at leasing new spaces.

3. REFERENCES:

3.1.  5-STD-607-A-2002 Commercial Building Grounding and Bonding Requirements for
Telccommunications

3.2.  ANSI/TIA/EIA-568

3.3. IEEE STD-1100 (IEEE Emerald Book) IEEE Recommended Practice for Powering and
Grounding Elcctrical Equipment

3.4. TIA-942 Telecommunications Infrastructure Standard for Data Centers
3.5. Information Technology Policy and Standards Exception Request Process

3.6. Network Equipment Standard

4, DEFINITIONS:

4.1. AMP: Ampere is a mcasurement of electrical current in a circuit. Contrast with "volts,"
which is a measurc of force, or pressure, behind the current. Multiplying amps times volts
derives "watts,” the total measurement of power. One amp is 6,280,000,000,000,000,000

(6.28 x 10'®) electrons passing by the point of measurcment in one second.

4.2,  ANSI: American National Standards Institute

Disgribution of this dectiment ovtside of King County Covernmental Agencies is prohibited unless authorized in writing in advance by the
Chigf Information Sccurity annd Privacy Officer or their designee.
Pagelol 13



4.3.

4.4,

4.5.

4.6.

4.7.
4.8.
4.9

4.10.
4.11.
4.12.
4.13.

4.14,
4.15.

4.16.

PRYSICAL INFRASTRUCTURE STANDARD

Category 5 Cable: Commonly known as “Cat5”, is an unshielded, twisted pair type cable
designed for high signal integrity. The actual standard defines specific electrical properties
of the wire, but it is most commonly known as being rated for its Ethernet capability of 100
Mbit/s. Its specific standard designation is EIA/TIA-568. Cat5 cable typically has three
twists per inch of each twisted pair of 24 gauge copper wires within the cable. The twisting
of the cable reduces electrical interference and crosstalk. Another important characteristic
is that the wires are insulated with a plastic (FEP) that has low dispersion, that is, the
dielectric constant of the plastic docs not depend greatly on frequency. Special attention
also has to be paid to minimizing impedance mismatches at connection points.

County Enterprisc Network: The network commonly used to conduct county business
that provides transport of data within and between county facilities and other agencies of
county government. This definition also refers to the network used to transport data
betwcen the county, other government agencies and the Internet. It does not refer to
nctworks built for the sole purpose of meeting special operations needs of county business
units which include, but are not limited to, process control and supervisory control
networks. Nor does it refer to the King County Institutiomal Network (I-Net) which is
required to meet contractual obligations with I-Net customers and the local cable utility.

Data: Any form of information whether on paper or in electronic form. Data may refer to
any electronic file no matter what the format: database data, text, images, audio and video.
Everything read and written by the computer can be considered data except for instructions
in a program that are exccuted (software). A common misconception is that software is
also data. Softwarc is executed, or run, by the computer. Data are "processed." Thus,
software causes the computer to process data.

Data and Telecommunications Area: (Hercafter referred to as the
“Data/Telecommunications Area”, “MDF” or “IDF”) The MDF/IDF is the termination
point for all station wiring for the building and floor. This area should also house any data
networking and telecommunication equipment required for the facility.

Data Closet: See Data and Telecommunications Area above.

Data Tail Cable: A hardwired cable from a switch to a remote cross-cennect panel.
EIA: Electronics Industrics Association.

EMF: Electromagnetic [Field.

ETL: Electrical Testing Laboratorics.

FCC: Federal Communications Commission.

Home Run: A cable that begins at a central distribution point, such as a hub or PBX, and
runs to its destination station without connecting to anything else.

HVAC: Heating, Ventilation and Air-Conditioning

IDF: Intermediale Distribution Frame. A wiring rack located between the MDF (main
distribution frame) and the intended end user devices (telephones, routers, PCs, etc.).
Cables run from the outside world to the MDF and then to the IDFs.

King County Facilities: Any space King County owns, leases, rents or occupies.

Distribution of this document outside of King Connty Governmental Agencies is prohibited unless authorized in writing in advance

by the Chief Information Security und Privacy Officer or their designee.
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4.17.

4.18,

4.19.

4.20.

4.21.

4.22,

4.23.
4.24,

4.25.
4.26.
4.27,
4.28.
4.29.
4.30.

4.31.

PHYSICAL INFRASTRUCTURE STANDARD

Large Site: This typically refers to multi-story or campus environments where 100 or
more county staff reside in multiple locations.

MDF: Main Distribution Frame. A wiring rack that connects outside lines with internal
lines. It is used to connect public or private lines coming into the building to internal
Networks. In a telecom central office (CO), the MDF is generally in closc proximity to the
telephone switch.

Network: A system that transmits any combination of voice, video, and/or data between
users. The network includes the network operating system in the client and server
machines, the cables connccting them and all supporting hardware in between; such as
bridges, routers and switches. In wireless systems, antennas and towers are also part of the
network.

Network Infrastructure Equipment: Equipment that enables network connections for a
facility, group or individual to other points on the County Enterprise Network. This
definition includes LAN switches, routers and wireless access poinis serving cach facility
and those used to aggregate and distribute data destined to other parts of the network. It
also includes appliances used to control network traffic and secure the network from
unauthorized access. The appliances include, but are not limited to; network traffic
shapers, network firewalls, VPN concentrators and network intrusion sensors.

Non-infrastructure Server: Servers that are not part of the Network’s basic fundamental
structure such as; video, voice and wireless controllers and servers.

Organization: Every county office, every officer, every institution, whether cducational,
correctional or other; and cvery department, division, board, and commission.

SC: “Stick and Click™ or Subscription Channel. This is a type of fiber cable connector.

Small Site: This typically refers to environments in which less than 100 county staff reside
in a single location.

TGB: Telecommunications Grounding Bus-bar.

T1A: Telecommunications Industries Association.
TMGB: Telecommunications Main Grounding Bus-bar.
UPS: Uninterruptible Power Supply.

VAC: Volts Alternating Current

Workforce Member: Employees, voluntecrs, and other persons whose conduct, in the
performance of work for King County, is under the dircet control of King County, whether
or not they are paid by King County. This includes full and part time elected or appointed
officials, employees, affiliates, associates, students, volunteers, and staff from third party
entities who provide service to King County.

Work Stations: Any place a person may work. This includes reception areas, conference
rooms, lunch rooms, day rooms, copier rooms, prinicr rooms, etc.

Distribution of tiis document auside of King County Governmental Agencies is prolibited wnless authorized i writing in advance

by the Chief Information Security and Privacy Officer or their designee.
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PHYSICAL INFRASTRUCTURE STANDARD

5. STANDARDS:

5.1.

5.2,

General Requirements:

5.1.1. Management of all Data Closets is the responsibility of the Office of Information and
Resource Management (OIRM). No equipment shall be installed in the closet
without prior approval from OIRM.

5.1.1.1. Access to Data Closets shall be restricted to OIRM approved Workforce
Members. '

5.1.1.2. Temporary access to a Data Closct may be granted by the OIRM Network
Engineering Supervisor or his or her delegate.

5.1.1.3. OIRM reserves the right to remove any unauthorized cables, connections, and/or
hardware. The affected Organization’s LAN Administrator and Technology
Management Board (TMB) representative shall be notified of OIRM’s
intentions five (5) business days prior to removal. This timeframe will allow
the effected Organization sufficient time to acknowledge the removal.

5.1.2. All county owned facilities and non-county owned facilities shall use Category 5¢ or
better, unshielded twisted pair cable.

5.1.3. For Large Sites and business critical buildings, a minimum of two (2) separate fiber
paths shall enter the site from diffcrent directions.

5.1.4. A four foot (4’) deep hand hole or vault shall be installed at ground level for each
fiber entry at the property line.

5.1.5. Each hand hole or vault shall contain a minimum of four (4), four inch (4”) electrical
conduits to the interior of the building.

Workstation Wiring Requirements:

5.2.1. Each Workstation shall have a minimum ol three (3) RJ-45 Cat5e (or better) jacks on
a four (4) jack faceplate.

5.2.2. A minimum of three (3) Catcgory 5¢ (or better) unshielded twisted pair cables shall
be run to each faceplate,

5.2.3. The jacks shall be labeled as “A”, “B” & “C”, prefaced by the communications
faceplate numbering scheme proposed for the building.

5.2.4. All RJ-45 jacks shall be “universal”, allowing voice or Data to be used in any
combination.

5.2.5. All termination equipment shall be rated at Cat5e or better.

5.2.6. All Network cabling available in public areas shall be electronically or physically
secured.

5.2.7. The wiring shall conform to EIA/TIA 568B standards.

5.2.8. The wiring must be certified to operate at cable rating specifications.
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PHYSICAL INFRASTRUCTURE STANDARD

5.2.9. Cable length shall not exceed ninety (90) meters of installed cable from the
Workstation jack to the IDF patch panel.

5.2.10. Wall or rack mounted connecting blocks shall be Systimax VisiPatch 360 System
with vertical and horizontal wire management throughout.

5.2.11. Wire management for the VisiPatch wall field shall be required and specificd with
backboard clevations.

5.2.12. The backboard shall contain VisiPatch units for Workstation cable terminalion,
VisiPatch units for future Workstation cable termination, VisiPatch units for copper
PBX extensions, and space for VisiPatch units for future use. The VisiPatch units
for the Workstation terminations and the copper PBX extensions shall occupy the
bottom two thirds (2/3) of the VisiPatch field, with space left for future VisiPatch
units at the top one third (1/3).

5.2.13. The top one third (1/3) of the VisiPatch ficld is to be used for Data Tail Cables from
the rack mounted Network cquipment.

5.2.14. Data shall be scrved from Network equipment, within Data Closets, ordered through
OIRM and installed by OIRM in accordance with the Network Equipment
Standard.

5.2.15. Data and telephone patch cables shall be Avaya Systimax VisiPatch on each end,
manufactured by Systimax. Data patch cables shall connect the upper one-third
(1/3), the Data tail terminations, to the lower two-thirds (2/3), the station
terminations. Telephone patch cables shall connect the copper PBX extensions to
the station terminations.

5.2.16. Each floor’s IDF shall have a copy of its “as built” documentation, including a floor
map showing all Data jacks and wire runs.

5.3. Data Tail Cabling Requirements:

5.3.1. King County OIRM shall approve the quantity and length of the installed patch and
Data Tail Cables utilized inside the Data Closets.

5.3.2. Each Data Tail Cable shall be cut to length and terminated with an RJ-45 conncctor
dressed neatly and tested to Workstation cable standards.

5.3.3. Service loop(s) shall be left in the Data Tail Cables to provide seismic isolation of
the racks from the backboard and cable trays.

5.3.4. Data Tail Cables shall be supported in 2 manner consistent with seismic
survivability, including slack.

5.3.5. An MDF/IDF may have the voice/Data Workstation wiring on rack or wall mounted
RJ-45 patch panels to match previously installed cabling.

5.3.6. Each lermination shall be uniquely labeled in accordance with the labeling scheme
proposed for the building.
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PHYSICAL INFRASTRUCTURE STANDARD

5.4. Cable Requirements:
5.4.1, All cable shall be rated at Cat5e or better.

5.4.2. All cable shall be rated for the plenum and air space in which it is to be installed.
5.4.3. All cable shall be installed to Cat5e installation standards (EIA/TIA).

5.4.4. All cable shall be marked with a unique identificr at each end, as well as one foot
(17} in from the end, at a minimum.

5.4.5. With the exception of cable conduit and junction box installations, there shall be one
foot (1°) of slack in the installed cable.

5.4.6. All cables and terminations shall be tested, at the minimum, to Cat5e standards.

5.4.7. All cable shall be routed to the Data/telecommunications arca in the MDF/IDF using
approved cable trays or communication cable supporl materials. The cable shall use
the most direct route.

5.4.8. A cable tray shall be installed to carry the Workstation cable from the central
corridor cablc tray to the backboard in the Data/Telecommunications Area,

5.4.9. Cable bundles shall be supported at intervals of not less than four feet (4°).

5.4.10. Support points can not bend with less than a four inch (47) radius or pinch into
jackets of the cables.

5.4.11. Cable bundlcs shall be tied together ncatly, wherever possible, using only Velcro
style material.

5.4.12. Ensure cables installed under the access flooring do not come in contact with any
electrical conduits, electrical equipment, mechanical equipment, or ducts.

5.4.13. Fire suppression shall be used as required by local, county, state, and federal fire
codes.

5.4.14. Cable installation, routing, and dressing shall be done following all applicable local,
regional, and national codes, as well as industry best practices.

5.5. Data and Telecommunicatioﬁs Areas (MDE/IDF):

5.5.1. All MDF and IDF designs, including layout, elevations, and VisiPatch dcsigns shall
be pre-approved by OIRM.

5.5.2. A dedicated, secured Data/Telecommunications Arca shall be available. In the case
of smaller sites where the MDF/IDF can not be fully secured, every cffort shall be
made to protect and promote the security of the MDF/IDF space as completely as
possible. In no casc shall the public have uncscorted access lo the space.

5.5.3. This arca shall contain the terminations for all Workstation wiring, equipment racks
for any rack mounted equipment, PBX, and Data equipment.

5.5.4. Non-infrastructure Servers shall not be located in the MDF/IDE.
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PHYSICAL INFRASTRUCTURE STANDARD

5.5.5. The MDF shall have fire-proofed, three quarter inch (%) primed and painted
plywood backboard installed. It shall be large enough to accommodate the
Data/Telecommunication terminations, This backboard shall cover, at a minimum,
eight by four feet (8° x 4'). This standard is mecant to ensure that local, state, and
federal codes arc met.

5.5.6. The backboard shall be exclusively used for Data/Telecommunication terminations.

5.5.7. All Network equipment shall be installed on standard nineteen inch (19) form factor
racks.

5.5.8. Each installed cquipment rack shall be nincteen inches by a maximum of seven feet
(19" x 77) aluminum, opcn frame equipment racks (Chatsworth 46353-503), and
shall be installed in the area, aligned to the backboard, and bolted to the floor. These
racks shall be installed to the standards stated for the remainder of the room. In
cases where it is not possible to drill into the flooring, the equipment racks shall be
stabilized in 2 manner that mects with OIRM and building owner approval.

5.5.9. Standard nineteen inch (19°) cabinet enclosures may be used with OIRM approval.

5.5.10. The double-sided racks shall have a double sided vertical wire manager (Chatsworth
11729-503 or Panduit PatchRunner PRV6, PRVS or PRV 12} installed on each side.

5.5.11. The racks shall be installed in a way that allows future expansion and access to all
sides. Install with a minimum of forty-eight inches (48™) of clear space in front and
thirty-six inches (36™) in the back.

5.5.12. There shall be a twelve inch (12”) cable runway above the rack and cxtending to the
backboard. This rack and cable runway shall be used for Data networking
equipment and patch cables. This cable tray may require seismic transitions to the
backboard and/or racks.

5.5.13. In some instances and configurations, the rack and associated cquipment may require
additional seismic bracing. This bracing shall be installed in a way that does not
interfere with accessibility or installation of equipment in the open frame rack.

5.5.14. A TMGB or TGB shall be available for cquipment grounding.

5.5.15. The rack(s) and associated equipment shall be grounded and bonded to the TMGB or
TGB.

5.6. Main Distribution Frame (MDF) to Intermediate Distribution Frame (IDF)
Requirements:
5.6.1. Each IDF shall have a single, complete path to the MDF, also known as a “Home
Run” path.

5.6.2. Primary wiring from the MDF to the IDF shall be twenty four (24) strands of multi-
mode fiber.

5.6.3. Fiber optics shall be terminated in Fiber Distribution Units (FDU) large enough to
terminate all fibers.
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PHYSICAL INFRASTRUCTURE STANDARD

5.6.4. For new construction, fiber optics shall be terminated with SC or LC flat polished
connectors, or as approved by OIRM.

5.6.5. For existing facilities, the fiber shall be matched to the existing fiber, as approved by
QOIRM.

5.6.6. Fiber optic pancls shall be labeled in a consistent manncr with descriptive and
unique labels indicating “to” and “from” on each end. Individual fiber connectors
shall be labeled with the same [abel on each end.

5.7. Conduit and Riser Core Drill Requirements For Infrastructure or Larger Buildings:

5.7.1. Three (3) separate four inch (47} conduits or sleeves shall be a “Home Run” from the
MDF to cach IDF.

5.7.2. At least one conduit or riser core drill shall be provided on any MDF to IDF run, to
be open and available for future cxpansion,

5.7.3. Conduits shall not be successive or “daisy chained”. Each cable path shall be
scparate.

5.7.4. Riser core drills, where required, shall be five inches (57) in diameter, with a four
inch (47} sleeve and firc-stopped.

5.7.5. In buildings under five (5) floors in height, the riser core drills shall be grouped at a
minimum of three (3) dedicated cores for cach floor.

5.7.6. Buildings of five (5) floors and above shall have a riser core plan approved by King
County OIRM.

5.8. Conduit and Riser Core Drill Requirements For Workstations:

5.8.1. The minimum size for Workstation conduit is three-quarter inch (%),

5.8.2. Conduits shall not have a bend radius of less than one fool. * Note: If conduit is not
necessary, there shall be at least a hole cut in the sheet rock with a mud ring installed
at each Workstation. A pull string shall be installed and tied off to the ceiling above
the highest point to which the sheet rock extcends.

5.8.3. Each conduit or mud ring installed shall have a pull string/tape/rope with no less
than twelve inches (12") excess at each end of the pull cord.

5.9. Main Distribution Frame (VIDF) Requirements:

5.9.1. MDF General Requircments for Larger Sites:
5.9.1.1. The MDF shall be securcd by a card key or combination lock.
5.9.1.2. The Main Data Closet shall have Cross Zone Detection and fire suppression.

5.0.1.3. Non-infrastructure Servers shall not be housed in the MDF.
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59.14.

59.15.

PHYSICAL INFRASTRUCTURE STANDARD

The MDF may contain the IDF wiring for the ground floor. This wiring shall
be in scparate racks.

Wall mounted punch down connection blocks shall be Systemax VisiPatch 360
System with integrated vertical and horizontal wire management throughout.

5.9.2. MDF General Requirements for Small Sites:

59.2.1.

3.9.2.2,

5.9.2.3.

5924

The Small Site MDF shall be either electronically or physically secured. There
shall be no uncscorted public access.

The Main Data Closet shall have Cross Zone Detection and be supplied with a
fire extinguisher. The fire extinguisher shall be checked annually, with the
LAN Administrator’s sign-off, to verify it is at the appropriate level and in
proper working condition.

The MDF may contain the IDF wiring for the ground floor. This wiring shall
be in scparate racks, -

Wall mounted punch down connection blocks shall be Systemax VisiPatch 360
System with integrated vertical and horizontal wirc management throughout.

5.9.3. MDF Space Requirements:

5.9.3.1.
5.9.3.2.

5.9.3.3.

5.9.34.
5.93.5.

5.9.3.6.
3937

5.9.3.8.

5.9.3.9.

5.9.3.10.
59311
5.9.3.12.
5.9.3.13.

The space shall not be located below grade.

The space shall not be located below water or drain pipes, bathroom or kitchen
facilitics, with the exception of fire suppression systcms.

The space shall not be located adjacent to the clevator equipment, control
room, or any EMF generating sources.

The space shall not have external windows.

The space shall be a highly secure location with 24 hour securc access, seven
(7) days a week.

For security reasons, the space shall be identified only by a room number.

One thousand square feet, at a minimum, is required for large (greater than 100
cmployces) buildings.

At least 150 square feet of slorage room is required. The storage room shall be
as close to the MDF as possible.

At least 400 square fect, in or near the MDF, is required for UPS and HVAC
equipment.

No ceiling tile is preferred. Ceilings may be suspended acoustical tile.
Flooring shall be antistatic tile or sealed concrete.
Four (4) 10 x 12 foot equipment/work areas are required for each MDF.

The space should contain six (6) standard 72 x 19 inch racks.
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3.9.3.14,

5.93.15.
5.9.3.16.

5.9.3.17.

5.9.3.18.
5.9.3.19.

PHYSICAL INFRASTRUCTURE STANDARD

The back of each rack requires a minimum three feet (3°) of clearance from the
wall.

Each rack requires a minimum of four feet (4°) of clearance in front.

Racks may be mounted in one or more rows with three feet (3°) of clearance at
either end of the row.

Racks shall be sccured in a manner consistent with the seismic requirements
for the facility.

“Clearance space” from the racks shall not overlap in these arcas.

There shall be no less than 8 x 20 feet of backboard, with four fect (4”) of
clearance in front for the placement of punch down blocks and other wall
mounted terminations.

5.9.4. MDF Cable Tray Requirements:

5.9.4.1.

5942,
5.9.4.3.

Overhead, twelve inch (12”) open cable tray or ladder racks, dependant upon
the final rcom shape, are required.

Cable trays shall be installed from the rack group to each work area.

Cable trays shall be installed between all racks.

5.10. Intermediate Distribution Frame (IDF) Requirements:

5.10.1. IDF General Requirements:

5.10.1.7.
5.10.1.2.
5.10.1.3.

5.10.1.4.

5.10.1.5.

5.10.1.6.
5.10.1.7.

The IDF shall be secured by a card key or combination lock.
Cabling between IDF and Workstations shall not exceed 90 meters.

IDF wiring for the first floor may be located in the MDF, but shall be on
scparate racks.

The IDFs shall be shared between Data and voice and shall distribute service to
the desktop.

All voice/Data Workstation wiring for a floor shall be terminated on that same
floor, regardless of the cable path.

Each floor shall have a single IDF.

Primary phone wiring, from the MDF to each IDF, shall be designed or pre-
approved by OIRM.
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PHYSICAL INFRASTRUCTURE STANDARD

5.10.2, IDF Space Requirements:
5.10.2.1. The IDF shall not be located below grade.

5.10.2.2. The space shall not be located below water or drain pipes, bathroom or kitchen
facilities, with the exception of fire suppression systems.

5.10.2.3. It shall not be located adjacent to the elevator equipment, control room, or any
EMF generating sources.

5.10.2.4. The space shall not have external windows.
5.10.2.5. The IDF shall be a highly securc location.
5.10.2.6. The IDF requires at least 150 square feet of floor space.

5.10.2.7. The ceiling preference is no ceiling tile. Ceilings may be suspended acoustical
tile.

5.10.2.8. The {looring shall be antistatic tile or sealed concrete.
5.10.2.9. The IDF should contain racks that are seven feet by nineteen inches (7°x 19”).
5.10.2.10. Each rack requires a minimum 36" rear clearance from the wall.

5.10.2.11. Each rack requires a minimum of 48" front clearance or as designed or pre-
approved by OIRM. In no case shall there be less than three feet (37) of front
clearance.

5.10.2.12. There shall be no less than eight by four feet (8°x 4°) of backboard, with four
feet (4°) of clearance in front, to allow for the placement of punch down blocks
and other wall mounted tcrminations.

5.11. Power Requirements:

5.11.1. Electrical service for the racks shall be from panels that arc separate from any large
electrical loads, such as elevator or HYAC motors.

5.11.2. Circuits shall be terminated above the racks and shall be of the dedicated and
isolated ground types.

5.11.3. There shall be a minimum of two (2) 20 amp, 120 VAC circuits, with 4-plex outlets
(5-20R).

5.11.4. A 20 Amp, 120 VAC dedicated circuit, isolated ground with four (4) 20 Amp outlets
{5-20R) shall be installed near the backboard. These outlets shall be located at each
end of the backboard and no closer than twelve inches (12”) from any copper
telecommunications cable or termination. .

5.11.5. A 30 Amp, 110 VAC dedicated circuit, with an isolated ground (L5-30R) and a 20
Amp dedicated circuit, with 1solated ground with four (4) 20 Amp outlets (3-20R},
shall be instalied above each rack located in thc MDF/IDF. These outlets shall be
located no closer than twelve inches (12") from any copper telecommunications
cable or termination.

5.11.6. The above circuits shall be on generator power and marked as such.
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5.11.7. Larger installations may have specific individual requirements that supersede those
above.

5.12. Air Conditioning Requirements:

5.12.1. Air conditioning for the Large Site MDF/IDFs shall be supplied from units separate
from the general building HVAC,

5.12.2. The HVAC requircments of the MDF shall be pre-approved by OIRM for each
individual room.

5.12.3. The HVAC requirements of the IDF shall be pre-approved by OIRM for cach
individual room.

5.12.4. Thc HVAC systems for Large Site MDF/IDT room(s) shall be required to operate 7
X 24 x 365.

5.12.4.1. Relative humidity shall be between 45% and 51%. The recommended set-
point is 48%, +/- 3%, with hi/lo alarms set at 20% and 70% respectively.

5.12.4.2. Thc temperature shall be between 64 and 75 degrees Fahrenheit (18-24
Celsius) year round.

6. EXCEPTIONS:

6.1,

Any Organization seeking an exception to this standard must follow the Information
Technology Policy and Standards Exception Request Process using the Policy and Standards
Exception Request form. This form can be found on the Office of Information Resource
Management policies and procedures Web page at

http://keweb.metroke. gov/oirm/policies.aspx.

7. RESPONSIBILITIES:

7.1.

7.2
7.3.

7.4,

7.5,

7.6.

King County OIRM shall be the approval authority for the layout of the MDF/IDF room(s)
in relation to Data/Telecommunication layouts and backboard elevations.

King County OIRM shall be the approval authority for the riser core plan where required.

King County OIRM shall be the approval authority for the submittals of all matcrials used in
the cable plant installation.

King County OIRM shall be the approval authority for the electrical and HVAC designs for
the MDF/IDF room(s).

The Chief Information Officer (CIO) is the approval authority for the Physical
Infrastructure Standard.

OIRM Network, Systcms, and Operations is the sleward of the Network infrastructure and is
responsible for providing all transport services across the KC WAN. As such, OIRM will
become the owncrs of the Network policies, standards, and guidelines.
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PHYSICAL INFRASTRUCTURE STANDARD

7.7. OIRM is responsible for the operations and maintenance of all Network Infrastructure
Equipment connected to the King County Enlerprise Network. OIRM is not responsible for
Network [nfrastructurc Equipment that operates solely with a department and that OIRM
has previously determined neither connects to, nor affects the operation of the County
Enterprise Network.

7.8. OIRM is responsible for protecting the integrity of the County Enterprise Network. To meet
this responsibility OIRM shall ensure compliance with the terms detailed in the Physical
Infrastructure Standard.

7.9. OIRM is responsible for the security of the County Enterprisc Network. Policics, standards,
guidelines, and associated oversight relating to Network security are cstablished and
maintained by the Chief Information Security and Privacy Officer (CISPQO). Managers in
charge of information technology within each Organization or IT Service Delivery Managers
are responsible for cnsuring that devices, systems and applications under their controt are in
compliance with the Physical Infrastructure Standard.

7.10. King County departments/agencies are responsible [or informing their employees of this
policy.

7.11. The Physical Infrastructure Standard will be reviewed annually, or as needed, by OIRM.

8. STANDARDS GUIDELINES:

8.1. When vacating a lcased space, the cabling and cquipment disposal is dependent upon the
Facilitics Management Division’s (FMD) lease agreement. King County policy dictates that
the county may not gifi to private enterprise. Please consult FMD about their agreement on
the disposal or removal of equipment.
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. INTRODUCTION

PURPOSE OF STANDARDS

Power & Facilities

-_;?_l_zower
{¢CFacilities

Transit's Power & Facilities section is responsible for the management,

maintenance and repair of operating and support facilities, and passenger
facilities exclusive of bus shelter stops and trolley-related utilities.

This decument is intended to:

1.

Serve as a systems, products and materials resource for facility
managers, supervisors, chiefs, facility service parts specialists and
crews.

Guide site and facility development for capital project managers,
physical plant inspectors and architectural and engineering
consultants.

This document does not substitute for a technical specifications manual,
however, it identifies, where appropriate, preferred or specific materials
that P&F have found to perform weli in-its maintenance work. When
manufacturers are listed, these should be considered resources that P&F
staff is familiar with.

This document provides guiding principles for those involved in the
planning, design, construction, operation and maintenance of transit
facilities:

Develop facilities that are cost effective and efficient to maintain.
Build-in flexibility so facilities can adjust to change and growth.

Select durable materials, finishes and furnishings that require minimal
maintenance.

Adhere to standardize parts and materials to sustain praduct and
system reliability.

Proactively involve key P&F staff during planning and design phases
to lend foresight into maintenance and operating issues.
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l. INTRODUCTION

How 170 USE THIS DOCUMENT

Application

Organization

Many of the design issues and considerations noted in this document
primarily apply to operating and operational support facilities, although
some basic guidelines could apply to passenger facilities.

Sections | — Il outlines general design expectations from the standpoint of
facility maintenance. In addition, this part provides guidelines for P&F
involvement during each phase of a building project's progress from
planning through closeout. The intent is to assist project managers in
developing plans and is not intended to be a project management guide.
Section |1l consists of the technical sections that follow the 2004 CSI
MasterFormat numbering sequence. Only the divisions that relate to
maintenance issues are_included. We use six descriptive categories that
range from broad design guidelines to specific products or product
brands:

1. Design guidelines fo guide site and building designs that would
impact maintenance.

2. Industry standards define the accepted values or requirements
recognized by the construction industry.

3. Performance standards define how products should work.

4. Acceptable manufacturers and product brands, when listed, are
praduct sources used by P&F and considered tried and true.
Some product brands are preferred for maintenance consistency
and ease of ordering replacements or parts on the operating side.
For capital construction projects, as long as performance
standards are met, other manufacturing sources can be used or
added to develop technical specification documents, When a
specific product brand must be used, this is identified in the next
two categories.

5. Sole product brand names a specific product brand, no
substitutes.

6. Proprietary product is a product owned, made and sold by a single
manufacturer or vendor.

In each technical sub-section, only the relevant categories are used.
Where available, manufacturer's web addresses are hyperlinked to its
websiles. Easy to spot icons indicate references to additional information:

A reference to A Indicates

: engineering ‘ sustainable 1} | available
design criteria and/or a material or I” A programming
source of specification productthat —~ room data or
information from Transit may apply to templates.
Design & Construction green
section. building
criteria.
Fower  giandards for Transit Facility Design and Maintenance page 2
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l. INTRODUCTION
GENERAL REQUIREMENTS FOR SERVICEABILITY

Vehicle Access At least one on-site parking stall for service vehicles is needed near a
service entry area for each primary building. These parking stalls can be
jointly used by other service personnel and vendors.

A vehicle circutation plan should be carefully considered, taking into
account waste, recycling and delivery movements without diminishing the
intended circulation needs of the site or facility.

Roof Access  Access to rooftop HVAC equipment should be restricted to the Building
Operating Engineers (BOE) and engineering inspectors.

If parapets are below the minimum 3ft height required by L&I (WISHA,
WAC Chapter 296-24), fall protection must be strategically sited based on
recommended standards developed by P&F. Additionally, skylights and
air wells also require protective devices.

Service Areas  Service areas and loading docks shall be programmed to accommodate
the various maintenance functions as well as vendor deliveries. Weather
protection may be required.

Recyclables  Make available for custodial use a room or area near a service entrance
area  sized to accommodate up to three 46" x 32" bins to hold recyclable
materials and a large container to transfer garbage loads. The canvas
bins are provided by SeaDruNar, Transit's current contractor for recycled
paper and cardboard.

For staff use, provide containers grouped as a station for depositing
recyclables to be located in lunch or break rooms. A typical station has
separate bins for glass, mixed paper, plastic and aluminum. Depending
on the occupancy of the building and size of the room, off the shelf
containers located as stand-alones or contained in built-in casework to
cantrol clutter are acceptable.

Exterior windows A facility's exterior windows are washed approximately twice a year. The
design of facility windows must censider amount, height, complexity and
special glass features that may add to the operating costs of this service.

Mechanical rooms  An adequately sized mechanical room will allow for efficient operation,
servicing, repair and removal of equipment. The room must have sound
insulation to mitigate mechanical noise. A minimum 60sf of workspace
shall be provided adjacent to the HVAC controls.

’;él;l?ower Standards for Transit Facility Design and Maintenance page 3
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[. INTRODUCTION

(GENERAL REQUIREMENTS FOR SERVICEABILITY

Custodial equipment

Electrical rooms

Custodial closets

Electrical rooms must be located separately from other utility closets with
adequate space for the proper management of the electrical utilities and
its distribution within the facility. Adequate ventilation must be provided.

A minimum 80sf to be located near restrooms, one per floor. The room
shall include storage space for cleaning supplies and materials. The
space is to include a floor sink.

An accessory supply storage room dedicated for custodial use is required
if the areas to be maintained and/or the distance between areas are
distinct from one another, e.g. different custodial needs in Operations vs.
Vehicle Maintenance in an attached or co-located building.

Provide adequate area and clearances for floor scrubbers and/for
housekeeping carts, along with 110V outlets for charging equipment
batteries. There are 1 to 3 scrubbers located at each Base and at key
operating facilities. See Division 11 Equipment for more information.

END OF SECTION
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I. INTRODUCTION

GENERAL REQUIREMENTS FOR EXTERIORS

Employee safety

Garbage dumpsters
Cardboard recycling
dumpster

Water supply & drainage

Exterior storage

Landscaping

? Power
HrFacilities

Many transit operating facilities are industrial in nature. Careful
consideration in siting, circulation, vehicular traffic and heavy equipment
work areas must be planned and reviewed at every opportunity to prevent
employee accidents. Facility planning shall consider safety concepts
through the interplay between the site environment and buildings refer to
“Crime Prevention Through Environment Design” — CPTED.

Small dumpsters sized for 1 - 4 cubic yards or large dumpsters sized for 8
— 30 cubic yards are to be sited near a service access entryway, separate
from bus, or staff vehicle access and circulation, where possible.

A recycling service for those facilities with Stores or warehousing
functions, a dumpster with front-loading capability, 6ft x 3ft, shall be
provided for cardboard waste.

The quantity and location of hose bibs will be based on the site plan,
including type and amount of landscaping. Areas intended for the wash-
down of equipment or tools are to be augmented with surface drainage.

Provisions for the containment and unloading of scrap metals, non-
paper recyclables, hazardous wastes and other materials are to be
included in the site design. Circulation for loading and unloading by staff
and service vendors is to be designated by safety markings or other
means to avoid conflicts with other vehicle and bus traffic.

Beyond code and site requirements, all landscaping plans need to follow
guidelines outlined in the P&F Integrated Pest Management Program
(IPM} and Crime Prevention Through Environment Design (CPTED) ~
see Division 32.

IPM principles begin, literally, from the ground up - through such factors
as soil types, grading and slope, drainage, proximity to sensitive areas
and selection of the right plants for the right places. It promotes healthy
plant growth through appropriate maintenance practices that prioritizes
non-chemical pest weed, insect, and vermin confrol, and determines
tolerance thresholds for pests in the most labor efficient manner.

CPTED locoks at [andscapes in two ways: 1) Plants as potential
deterrence to frespass, and 2) the proper siting of plants to avoid being
inadvertent “accessories” to crime e.g. climbing trees to breach fencing. A
landscape designed with CPTED principles must consider design issues
for visibility, access, blind spots or corners, shadows, as well as the plant
characteristics, i.e. height and width, at full growth.

END OF SECTION
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Il. PLANNING, DESIGN, CONSTRUCTION & CLOSEOUT CONSIDERATIONS

PARTICIPATION & REVIEWS

Purpose of reviews

When Transit facilities are modified, expanded or added, P&F staff are

subsequently tasked to manage, maintain and repair these facilities. The
roles for P&F operating staff involvement in planning and design reviews
are to:

Determine if design criteria are consistent with maintenance work

practices and resources.

Evaluate maintainability and operability, and impacts to future facility
management and operating costs.

Contribute to product specifications.

Alert management to future assets and the personnel/resources to

maintain the assets.

Allow preparation for the scheduling of power and facilities-related
work to support the project work plan.

Reviews and/or project participation should involve key staff from the
following work groups:

AREA OR SPECIALTY
Facility and Master Planning
Net Present Value Analyses
Design Review

Space Planning and
Programming

Scheduled Maintenance

HVAC / Plumbing / Painting /
Fire ! Sheiters / Carpentry

Custodial
Landscaping / Grounds

Electrical / Trolley / Radio

Waste Collection /
Recyclables Wastewater /
Energy

END oF SECTION

2 Power
W Facilities

P&F WoRrK GRoOUP
Capital Planning
Capital Planning
Capital Planning
Capital Planning
Work Center
Building Systems
Custodial
Groundskeeping
Power Distribution

Environmental

Standards for Transit Facility Design and Maintenance
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H. PLANNING, DESIGN, CONSTRUCTION & CLOSEOUT CONSIDERATIONS
PLANNING CONSIDERATIONS

Facility Planning  New facilities, expansions and remodels are based on capacity analysis,
and are framed by Transit's Six-Year Service Plan and its associated
strategic Expansion Plan (2003} for operating facilities. Facility planning
can be generalized through three phases;

1. Laying out the project goals and assumptions allow key staff and
managers to verify the basis of need.

2. Determining space needs through documentation of;
« Capacity modeling—this quantifies the question of what types,
how much and when space is needed based on service growth
and how efficient space is used.

« Functional requirements — a planning-level program ties needs
with capacity, and discerns essential functions that meet project
goals.

3. Testing the assumptions with preliminary alternatives analysis that
includes a do-nothing or status quo option, documents the existing
issues, level of risk, cost or impact against other options that will do-
something. This begins the justifications that support the goals and
scope. P&F’s Capital Planning work group is a resource for capital
projects with planning components that involve master or strategic
facility plans, net-present-value alternative analyses, site planning,
and asset assessments.

Space Pianning  Beyond requisite codes and regulations, space planning follows several
criteria;
= Best practices/least operating costs
» Facility use policies
+ Architectural and other industry standards
» Conformance to King County policies

Space Standards  Amount of Space: Office sizes and types are established by King County
Administrative Policies and Procedures (RPM 9-1 AEP). Every attempt
must be made to conform to the square footage range applicable to the
job classification. Refer to Division 1 for square footages by personnel.
Adjustments to a standard may occur if physical constraints or
modification costs make compliance difficult. [n this case, an explanation
of the reasons for non-compliance should be documented.

Non-office and specialty spaces should be defined through industry
standards and through the programming process. Other space types in
question should be consulted with P&F’s capital planning workgroup.

Office Landscape: Per KC Space Standards, open office landscaping is
expected for all professional personnel. Private offices are allowed for
Managers, Supervisors, Chiefs and others who have significant
responsibility for handling confidential personnel issues. Special requests
for private offices not stated above will be based on functional criteria for
confidentiality and/or security.

END OF SECTION
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Il. PLANNING, DESIGN, CONSTRUCTION & CLOSEOUT CONSIDERATIONS
PREDESIGN & DESIGN CONSIDERATIONS

CutKey Plan A cut key plan is established for all transit facilities and is managed by
P&F’s Work Center. A key schedule shall follow this plan and be
developed in conjunction with a facility’s door schedule.

Employee Safety  Design sites and facilities with safety in mind and follow-through with
commissioning that includes night testing, where necessary, Notable
safety issues for employees are lighting at entrances and pathways,
crosswalks through bus yards, blind spots, wayfinding visibility, and
appropriate signage.

Design Reviews  The extent of P&F staff involvement in design reviews depends on a
project’s goal, scope and complexity. This should be determined jointly by
the program manager, project manager, P&F project liaison, and others

- as appropriate. The following chart summarizes a general level of effort
for staff involvement during the design stages, note: the P&F capital
planning group because of their major roles in capital projects is not
included in this example:

MILESTONE EXTENT OF P&F STAFF INVOLVEMENT
Predesign Minor, assumes follow-through on P&F facility guidelines
to 30% and criteria
to 60% Minor to moderate, depending on discipline or tasks
to 90% Moderate to high, as specifications are detailed
to 100% Moderate to high, to enable P&F to:

1. Proactively schedule project support work.

2. Anticipate and plan around, or delay regular scheduled
maintenance work during construction.

3. Plan for future resources to maintain new, modified or
expanded facilities

4. Estimate future operating costs.

Final Design  After approval of the final design set of drawings, the Project Manager
shall forward to P&F the types and amounts square footages of finishes
and materials for walls, floors, doors, exterior windows/glazing,
landscaped areas, paved areas and other distinct materials. Schedules

from drawings and/or in a database format are acceptable submittals.
END oF SECTION
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Il. PLANNING, DESIGN, CONSTRUCTION & CLOSEOUT CONSIDERATIONS

Use of P&F maintenance

IMPLEMENTATION / CONSTRUCTION CONSIDERATIONS

P&F Constructicn
Project Manager

staff on capital projects

Y

I

7 Power

“Facilities

P&F's project staff in the capital planning work group serve on a project's
construction team. The P&F role is to support the implementation and/or
construction phase by:

Serving as the main contact point for P&F, and from P&F to the
construction team.

Coordinating activities that impact regular and/or exceptional
maintenance work.

Submitting & monitoring work requests to Power Distribution and
Facilities via the Work Center.

Following through on Power Distribution and Facilities work orders.

With the exception of the capital planning workgroup, P&F operating staff
are limited from participating in capital projects or public works for these
reasons: -

The focus of P&F’s operating staff is on regularly scheduled
maintenance and repair work.

Cenrtain types of maintenance or emergency work on existing facilities
and equipment, or new works of limited scopes are reserved by Union
or trade agreements, in areas where P&F historically held
responsibilities for the work. At present, these include hot troliey
overhead system, yard/lot striping, signage repairs, bus shelter
repairs and installation.

Public Works law (RCW 39.04) restricts the types of public works
performed by County employees. Details can be obtained from the KC
Charter, section 815 amendment to Contracts and Procurement
Processes.

Circumstances where P&F staff can be used appropriately are:

Emergency response to issues involving utilities, power, building
systems, etc.

Troubleshooting building and utility systems during installation and
testing.

Limited preparatory tasks that precede contractor work.

Tasks that have been scoped, pre-scheduled and where clear cost-
savings or efficiencies are expected by using P&F staff.

Typically, P&F staff do not perform the following:

Standards for Transit Facility Design and Maintenance

Physically move furniture and other large items.

Custom work for individuals.

Attend construction meetings without their supervisor's permission.
Assist or interact with the contractors without advance permission.
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Il. PLANNING, DESIGN, CONSTRUCTION & CLOSEOUT CONSIDERATIONS
IMPLEMENTATION / CONSTRUCTION CONSIDERATIONS

Demolition &  Where possible, building demolition shall make use of contractors

Reclamation that recycle, reuse or reclaim building materials. King County has a
present contract (SVC004) that allows the RE*Store fo salvage and do
minor demolitions to remove reusable building materials from buildings
and sites. If materials are considered reclaimable by a RE*Store
representative, the work is done at no cost to Transit and King County.

Punch lists  The P&F role during punch-listing is to help note items that fall outside of
the contractor’s scope. This can facilitate the process for post-occupancy
issue mitigation in the form of work requests and/or separate capital
project requests.

Maintenance orientation  P&F staff are to be involved in the start up and commissioning of a
training, testing  building's mechanical and HVAC controls to ensure that such
and start-up  systems are operating as specified. The commissioning process begins
early in the design phase and cutminates in pre-occupancy testing. The
P&F role during commissioning is to establish the operating expectations
for the design intent and by scheduling the necessary maintenance staff
for testing, training and orientation.

O&M manuals & Copies of O&M manuals are to be submitted to P&F to assure that
warrantees  crews follow the manufacturer's recommended inspection and
maintenance schedules. After a project’s substantial completion, the P&F
project manager shall distribute the manuals to the appropriate P&F
workgroups.

Warrantees are managed by D&C’s construction management. P&F can
facilitate the handling of warrantee issues when notified of problems or
issues.

As-built drawings  Post-construction as-built drawings and data on square footages, type
and amount of space, finishes and windows are needed for P&F to
confirm from final design or update additional maintenance workloads. In
addition, as more green materials are used, this data will help evaluate
their effect on maintenance and repair.

Asset inventory  Closing out a project's expenditures through fixed asset forms, asset
transferals andfor surplus declarations are required per King County
Fixed Asset policies. Closing the work in progress balances and
establishing new assets fall into two generat categories: 1} Moveable
assets not part of a building's structure, and 2) Property assets which is
the balance of all project costs.

It is important to have assets appropriately documented, tagged, and
inventoried because it affects future replacements or upgrades. Eligibility
for coverage under the Transit Asset Management Program requires
previous asset tags andfor documentation.

END OF SEGTION
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01 General Requirements

01.10.00 SPACE STANDARDS

Design Guideline  The amount of space and space types for offices and office support at
County agencies shall comply with King County’s Administrative
Policies and Procedures, “Office Standards for County Agencies." KC
policy is: www.metrokc.gov/recelec/archives/policies/rpm81ae.htm

For non-office space such as shops, classrooms, workrooms and
other space not defined in the KC Office Standards, these are to be
programmed by planners, architects and/or industrial engineers using
applicable design concepts for maintainability, sustainability and
other guidelinas.

Amount of Space  King County’s space standards allocate square footage by job
classification. To apply this standard to job classifications in Transit,
P&F took each space range and applied them to the most similar job
functions. P&F also compared job functions and square footages
used by other government agencies with similar standards for office
space allocation.

Acceptable SF ranges for offices for all new and remodel work:

Section Manager....................... 110 — 180 nsf
Sectlion Supervisor..................... 110 — 180 nsf
Professional / Technical............... 85— 125 nsf
TechniCIan. ...t 85 — 100 nsf
Clerical / Office Technical ............ 50— 70 nsf
Confidential Secretary.................. 85 — 110 nsf
Field Staff........ccoeeeee e . B0 — 100 nsf
Circulation Factor.............. Not to exceed 25%

These office space standards represent a reasonable range of space
for the expected work functions as applied to appropriate Transit
positions.

Non-office Spaces  When space is not used as offices or for specialized functions, it shall
be programmed separately based on architectural or engineering
standards. Typical Transit facilities’ non-office or specialized space
can include:

Class and training rooms

Kitchens and lunchrooms, with vending machines
Recreation rooms

Specialized storage

Dispatch rooms and work areas

Locker rooms

Maintenance and equipment space

[ﬁ-ﬁ’wer Standards for Transit Facility Design and Maintenance page 13
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01 General Requirements

01.10.0 SPACE STANDARDS

Types of Space  Open office landscaping, through use of office cubicles and/or
partitioned spaces, are to be planned for the majority of job
classifications (source: KC Office Standards for County Agencies, §
8.7)

Private offices, in conformance with space standards, are to be
provided to those positions who deal with confidential personnel
matters that comprise at minimum 50% of their stated job
responsibilities (source: KC Office Standards for County Agencies, §
6.7.1) '

An adequate number of conference rooms shall be provided to
accommodate the need for private conferences and other meetings.
Exceptions to the amount and type of space and special space
requirements shall be documented and explained for exclusion.

Sample Component Wall & Partition System

CELMNO-HEKGHT PANEL =TOTAL PRIVACY,
T PANKEL « BTANDNG PAIACY.

54" PANEL-LMMTED PRIVACY

WIOOWY
i
FPRNAL Y
——
=N
END OF SECTION
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08 Openings

08.11.00

Industry Standards

Acceptable Manufacturers
and Preduct Brands

METAL DOORS AND FRAMES

Comply with NFPA 80 for fire protection ratings.
Comply with NFPA 105 or UL 1784 for smoke control.
Comply with NFPA 252 or UL 10B.Test Pressure: Aimospheric

Ceco Door Products — www.cecodoor.com
Curries Company — www.curries.com
Kewanee Corporation — www.kewanee.com/
END OF SECTION
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08 Openings

08.14.00 WOOD DOORS

Industry Standards ~ Comply with Architectural Woodwork Institute, “AWI Quality Standards
IRustrated,” latest edition.

www.awinet.or

Comply with National Wood Window & Door Association Standard -
Wood Door Manufacturers Association (WDMA) Industry Standard
1A-04. Industry standard for architectural wood flush doors, latest
edition.

www.nwwda.org

Comply with NFPA 252; Standard Methods of Fire Tests of Door
Assemblies

Comply with NFPA 80; Fire Doors and Windows

END OF SECTION
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08 Openings

08.51.00 STEEL FRAMED WINDOWS AND SKYLIGHTS

Design Guideline  New or replacement windows for transit facilities may be steel
framed. See related Division 8.80 — Glazing.

Industry Standards  Comply with the following test-performance requirements, as
evidenced by reports of test performed on manufacturer's standard
agsemblies by a qualified independent testing agency.

» ASTM E 330 Structural Performance Test
e ASTM E 283 Air Infiltration Test
» ASTM E 331 Test for Water Penetration Under Static Pressure

END OF SECTION -
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08 Openings

08.52.00 ALUMINUM FRAMED WINDOWS

Design Guideline  New or replacement windows for transit facilities may be aluminum
framed, See related Division 8.80 - Glazing. For maintenance
reasons, this is the preferred material for window framing.

Industry Standards  Comply with AAMA/NWWDA 101/1.8.2; performance specification for
aluminum windows. hitp://www.aamanet.org

END OF SECTION -
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08 Openings

08.71.00

Design Guideline

Industry Standards

Acceptable Manufacturers

and Product Brands

DOOR HARDWARE

The facility standard for door hardware applies to the lock cylinders.
Master lock sets shall follow P&F's transit-wide facility cut-key system.
Door hardware for electronic access applications—refer to Division
28, Electronic Security.

Lever Sets:

Finish shall be US26D, Satin Chrome Plated (BHMA 626)

Exterior Butts:
Finish shall be US32D Satin Stainless Steel (BHMA 630)

Exterior Butts: McKinney Products Company —
www.mckinneyhinge.com

Weather-stripping and Continuous Hinges: Pemko Manuf,
Company—www.pemko.com

Surface Doer Closures & Exit Devices: Corbin Russwin—
wWww.corbin-russwin.com

Electric Latch: Architectural Control Systems, Inc. —
wWww.acsi-inc.com

Concealed Door Closures: LCN -- www.Icnclosers.com

Kick & Mop Plates: Tice Industries -- www.ticeindustries.com

Wall and Floor Stops & Silencers: Trimco -- www.trimcobbw.com

Overhead Stops: Glynn Johnson -- www.glynn-jchnson.com

END OF SECTION
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08 Openings

08.80.00

Design Guideline

&

Industry Standards

Performance Specification

(:? Fower
-~ Facilities

GLAZING

Applicabte to windows, relites in doors and interiors, curtain window
walls, entrances, storefront framing and skylights. General issues
affecting maintenance are breakage/failure caused by thermal
movement, load and wind impacts, sealant or gasket failures and
glazing deterioration.

Refer to Design & Construction engineering specifications for details.

Annealed Float Glass:
Comply with ASTM C 1036 Type | transparent glass, flat, quality

gq3. — www.astm.org

Heat Treated Float Glass: -
Comply with ASTM C 1048, Type | quality g3.

Coated Spandrel Float Glass:
Must pass fallout resistance test for spandrel glass specified in
ASTM C 1048.

Polished Wire Glass:
Comply with ASTM C 1036 Type |l class |, quality g8, mesh ml
6.4 mm thick.

Laminated Glass:
Comply with ASTM C 1172, and contain interlayer of polyvinyi
butyral or sheet cured resin, clear, with proven record not to
discolor, bubble, or lose physical and mechanical properties after
lamination.

Insulating Glass Units:
Comply with ASTM E 774, Class CBA units.

Bus Shelter Glass:

Each piece of shelter glass shall consist of two sheets of ¥4 clear,
tempered, plate glass. The sheet shall be permanently laminated
to a plasticized, poly-vinyt butyral sheet - .06" thick, specific for
glass laminate, Shall be clear, tempered, laminated, and adhere to
ANSI Z97.1-1984 glazing standards:

= Type 1 Plate Glass, Class 1

» (lazing Quality "B”

» Edges seamed

» Markings per ANS] Standard — www.ansi.org

ot Standards for Transit Facility Design and Maintenance page 20
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08 Openings

08.80.00 GLAZING

Performance Specification  Fire Rated Assemblies:
Comply with NFPA 80, listed and labeled by a testing agency
acceptable to authorities having jurisdiction for fire ratings
indicated, based on testing according to NFPA 257.; shall be set
in UL rated glazing compound and frames.

Acceptable Manufacturers  Fire Rated Assemblies:
and Product Brands Nippon Electric Glass Company -- www.negamerica.com

FireLiteNT - www.fireglass.com
END OF SECTION
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09 Finishes

09.30.00 CERAMICTILE

Design Guideline  Appropriate uses of ceramic tile:
* Floors—for high traffic areas such as restrooms, hallways, entry
vestibules, and durable to resist scuffing and tracked dirt.
»  Walls and wainscots — in restrooms, above custodial floor sinks,
backsplashes.
» Shower stalls and floors

Tile Size: For floors, primary tiles shall be no less than 12"x 12" and

non skid

Color: Compatible with interior palette.

Grout color: For floors, grout color shall be dark (e.g., dark grays,

black} and compatible with the selected tile color

Thresholds: For floor transition between different floor finishes
Industry Standards ~ Comply with ANSI| A137.1, “Specifications for Ceramic Tile,” for types,

compositions and other characteristics.

Performance Specification  Tile product shall be durable, easy to clean, and shall not require
specialty equipment or tools to maintain.

Acceptable Manufacturers  Tiles; American Olean, division of Dal-Tile International
and Product Brands
Grout: Atlas Minerals & Chemicals, Inc.
Boiardi Products Corp
Bostik
C-Cure
Custom Building Products

END OF SECTION
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09 Finishes

09.50.00 CEILING TILE AND SUSPENSION SYSTEMS

Design Guideline  This guideline applies to ceilings composed of acoustical panels and
exposed metal suspension systems. There is a standard product
brand for acoustical panels used for suspended ceilings at transit
facilities.

Industry Standards  Metal suspension systems shall comply with the manufacturer's
standard direct-hung metal suspension system of types, structural
classifications and finishes that comply with applicable ASTM C 635
requirements.

Acoustical panels shalt comply with ASTM E 1264 classifications.

Performance Specification  Suspension systems
»  Wide-face, single-web zin¢-coated steel
= Shall meet proper seismic code

Acoustical panels;

» Noise Reduction Coefficient rating of 0.70

= Light reflectivity rating of 0.89 or greater

= Size of panels is 24" x 48", with thickness of % *
= Color is white

Acceptable Manufacturers  Ceiling Suspension Systems:
and Product Brands Armstrong—www armstrong.com
Chicago Metallic Corporation — www.chicagometallic.com
Donn Suspended Ceiling System — www.usg.com

Sole Product Brand  Ceiling Tile:
Armstrong Ultima Tegular 3252 — www.armstrong.com

END OF SECTION
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09 Finishes

09.60.00

Design Guideline

FLOOR FINISHES

The selection of flooring material for any space shall be 1) appropriate

for the planned or expected use or activity, 2) consistent throughout
the defined space and 3) limited to the types easily cleaned by
manual hand mop or broom, and vacuum. Sheet vinyl and VCT are
not to be use unless pre-
approved by P&F representative.

FLOOR
FINISH

Ceramic
Tile

Concrete

Integral
Color
Concrete

Rubber

)L

s

\ Carpet or
8 Carpet tiles

Industry Standards
END OF SECTION

> Power
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APPLICATIONS

High traffic areas
Hallways

Restrooms/Showers

Custodial closets
Storage rcoms
Stairwells

Locker rooms

Shops

Lunchrooms

VM Chiefs & Clerks
Dispatch areas
Lobbiesivestibules

Exercise Rooms

Offices
Conference &
classrooms
Ops. Quiet room

Refer to specific floor finish standards.

Standards for Transit Facility Design and Maintenance

MAINTENANCE ISSUES

Durability, easy to
clean in areas with little
to no furnishings, non-
skid.

Stained or impregnated
color, not an overlay
for appearance and
sealed for durability.

Durable. Not
recommended in areas
with lots of furnishings.
For maintenance,
concrete and ceramic
tile is preferred.

Standard product for
all exercise room
floors, eliminating need
for mats under
equipment. See 09.65

Standard product
brand. See 09.68

page 24
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09 Finishes

09.65.00

Design Guideline

Industry Standards
Performance Specification

M

Acceptable Manufacturers
and Product Brands

RESILIENT FLOORING

There are three types of floor finishes are considered “resilient:”
1. VCT [/ Linoleum

2. Recycled Rubber or Athletic Flooring

3. Rubber Tile

For maintenance purposes, it is preferable to select a dark-hued
background, with optional color highlight compatible with interior
palette. Walk off mats refer to 12.48.00

VCT/Linoleum Sheet: Comply with ASTM F 2034

Resilient Athletic Flooring (Rubber); Comply with ASTM F 1344 Class
1-A (solid color) or 1-B {mottled colors).

Rubber Tile: Comply with ASTM F 1344,

VCTiLinoleum: Tile or sheet covering
Patterns and colors extended through entire wear-tayer thickness.
Critical Radiant Flux Classification: Class |, not less than 0.45
wisq. cm. per ASTM E 648.

Recycled Rubber Flooring:
Made from recycled SRB tire rubber, non-laminated, single-ply
surface, with reprocessed EPDM color flacks. Rolls in 48" width.

Rubber Tile;
100% rubber, stain resistant tested io ASTM D 543. Tile size shall
be 2x2 ft square and %" thick.

VCT/Linoleum Resilient Flooring and Base:
Deodge — Regupol — www.requpol.com
ECQearth — www.gerbertltd.com

Recycled Rubber Floering
ECO-Suifaces — www.ecosuifaces.com

Rubber Tile Flooring:

Dodge - Regupol — www.regupol.com
ECQearth ~ www.gerberltd.com

Roppe Corp.—www.Toppe.com
END OF SECTION
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09 Finishes

09.68.00

Design Guideline

Performance Specification

>

M

Acceptable Manufacturers
and Product Brands

g?.gower
LeFacilities

st

Standards for Transit Facility Design and Maintenance

CARPETING

Carpet is appropriate for use in offices, conference or meeting rcoms,
classrooms and in spaces where sound attenuation is required.
Exceptions are for vehicle maintenance chiefs and VM support staff
offices where integral color concrete or ceramic tile are more suitable.

Carpeting shall contain high recycled content for both backing and
synthetic fibers.

Description: Textured pattern loop, 5/64" gauge, stitch count min. 9.9
to 11.4 per inch, average pile thickness of .083" to .108". Total
weight shall be 70.44 {0 72.44 oz per sq yd. Static shall conform
to 3.0kv when tested under Standard Shuffle Test (70F, 20% RH).
Tiles are preferred, with appropriate adhesive.

Tape: Rubber lock method, tug seals method for railings.

Leveling Compound; Trowelable, latex modified Portland cement
based.

Cushion: %" thick flat-slab type sponge rubber pad weighing no less
than 72 oz per sq yd.

Carpet grippers: Smooth Edge Type D.
Metal Edge Strips : Satin aluminum.
Adhesive: Low VOC content below 150g/L and shall contain no

formaldehyde.

Carpeting:
Lees-Concept HRC, Lees-Aspire HRC -- www.leescarpets.com

Cushion:
Air Crest Products
BF Goodrich

Tape:
Rubber Lock Method Railings
Tug Seals Method
Naugatuck Chemical

Carpet Grippers:
Roberts Co.

Metal Edge Strips:
Chromedge #1754-MF

END OF SECTION
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09 Finishes

09.90.00 PAINT AND PRIMER

Design Guideline  Color selection for building interiors and exteriors is to follow the
current color palettes set by Facilities Maintenance. Paint colors apply
to only painted surfaces, excluding most metal, wood, concrete and
other materials when left in their “natural” states, pre-treated like
powder-coatings, or comes with integrated color.

Interiors  Space definitions:

» Offices refer to enclosed rooms (with a door). This excludes
cubicles or partitioned spaces.

+ Office-related spaces are those rooms primarily used by office
occupants, such as open work areas with cubicles,
photocopy/work rooms, storage, closets, meeting rooms dedicated
for office use, etc.

+ Common use areas are classraoms, multi-use conference rooms,
lunchrooms and lounges, operator report areas, quiet rooms, etc.,
where there is no assigned occupant,

+ For haliways, vestibules and other minor auxiliary spaces, colors
will be determined by their proximity to the spaces as defined
above.

Exceptions to interior color selection are the following standards
applicable to all facilities:

+ Shops and maintenance bays—a reflective gloss white.
» Safety markings — special “safety yellow” and black

* Railings and hand rails — natural metal, or powder-coated dark
grey or charcoal.

Selection guidelines

s A workgroup can select up to two colors (plus the “base color,”
typically a neutral white) to create a 2-3 color mini-palette for its
interior walls,

» From the selected 2-3 color mini-palette, office occupants —as a
group — can opt for one accent color on one wall. The remaining
three walls can be a second color.

¢ Other finishes and materials, if new or as replacements, should
complement the selected mini-palette.

Exteriors  Building components with color choices are:
s Body and roof units
* Docrs and jams
» Roof trim caps

,5;’_50‘"8* Standards for Transit Facility Design and Maintenance page 27
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09 Finishes
09.90.00 PAINT AND PRIMER

Design Guideline  Selection guidelines
» A workgroup or along with consultants can select one color in
each building component category for the building's exterior mini-
palette.

» The same palette must be applied to all buildings and structures
located
on the defined property. Depending on timing, color selection for
new construction or major remodels can determine the same
exterior colors for other buildings on the property. If new exterior
colors are selected prior to new construction, then new buildings
must follow the selected palette.

Color Palettes  The current color palettes for interiors and exteriors are managed by
the Building Systems workgroup, paint crew, at South Facilities
Maintenance. Color samples are available by contacting a Facilities

Chief at 206 684-2254 comiort Station Roofs - Black per Paul Sarensen 5-26-2011
Performance Specification  General:

= Flat paints/coatings shall have VOC content below 50g/liter.
;& Non-flat paints/coatings shall have VOC content below 150g/liter.
o Anti-corrosive coatings shall have VOC content below 250g/liter.
Varnishes/sealers shall have VOC content below 350g/liter.
Aromatic compound content shall be less than 1.0% by weight.
Primers shall be appropriate for use on bare substrates. All interior
paints shall be 100% acrylic, with noted finishes:

Walls: Satin

Interior Millwork and Metal: Eggshell enamel alkyd base.

Interior Wood: Eggshell or semi-gloss.

Interior Shops and Non-COffice Spaces Millwork (includes
stairwells, storage, and other non-occupied spaces): Gloss
enamel alkyd base.

¢ Interior Primer; White and appropriate for use on bare substrates.

Exterior Applications for masonry, stucco, concrete, galvanized metal
doors, and millwork:
« \Vehicle: 100% acrylic elastomeric water-based coating
* Finish/Sheen: Flat or eggshell / 4-5 at 60°, 2-3 at 85°
Coverage per coat:  Smooth concrete 100-125 sf per gallon
Concrete block 50-75 sf per gallon Stucco 75-100 sf per gallon

Acceptable Manufacturers  KC Procurement has a pilot program to identify Environmentally
and Product Brands  Preferable (EP) products to support the County's green initiatives. All
paint used by Facilities Maintenance has the “Green Seal Standard”
and are “Green Seal Cerlified” for Environmentally Preferred Paint
(EPP). Refer to: www.greenseal.org/certproducts.htimdpaints for list
of manufacturers.
END OF SECTION
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10 Specialties

10.14.00 INTERIOR SIGNAGE

Design Guideline  This guideline excludes fire/safety requirements for exits and other
signage related to emergency evacuation and wayfinding. Refer to
Division 26, Electrical Systems.

There are three signage categories for interior rooms and spaces:

1. Panel Signage: As required by code and for dedicated uses that
typically has no occupancy, e.g. “Custodian” or "Restroom”,

2. Sign holders and sign inserts; For occupancy or use identification.

3. Room/Door identification: For maintenance or repair use.

Exceptions are to be defined for safety, wayfinding, access

restrictions, and other special signage needs.

Standard Font: Typeface for all lettering shall be Verdana. Point size
as appropriate to the sign function.

Signage Sizes: Sign holders and sign inserts have standard sizes.
Other signs shall meet all minimum_ requirerments and sized to
meet each sign function. Refer to Performance Specs for more
information.

Panel Signage: Panel or fixed signs include universal icons and
Braille where appropriate to meet building and occupancy code
reqguirements. This includes but is not limited to restrooms,
accessible entries, elevators, stairs, and telephones.

Sign Holders: Sign holders shall be installed next to doors or entries
of rooms where such identification is deemed useful for wayfinding
or occupancy identification.

Sign Inserts: Names of accupants and room functions shall be
determined by building users. The initial order of new sign inserts
shall be handled by P&F through the Transit Print Shop located at
the Component Supply Center.

Room/Door ID: All interior door frames shall have door numbers
affixed in the middle of the out-facing top frame. The numbers
shall match the door scheduled on the construction set.

Industry Standards  Panel signs shall have a non-glare finish and all lettering and graphics
must contrast with the background.
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10 Specialties

10.14.00 INTERIOR SIGNAGE

Performance Specification  Panel Signs:
Materials can be cast acrylic, plastic laminate, aluminum
sheet/plate, or phenclic-backed photopolymer sheet. Color for all
panet signs shall be aluminum or faux-aluminum.

Signs required by code to include icons and/or Braille shall have
dimensions of a maximum of 7" wide by 7"high and a minimum of
5" wide by 5" high.

, 5" -TWIDE |

{UNIVERSAL ICON
AS REQUIRED)

ROCM NAME

5°. 7 HIGH

[ERAJLLE AS
REQD)