EXECUTIVE SUMMARY

SUPERIOR COURT

PARK PLACE BUILDING, SEATTLE, WA

Landlord
WH Park Place LLC., a Delaware limited liability company

Building
Park Place: 1200 6th Ave, Seattle, WA 98101-5300

Premises
44,325 rentable sq. ft. (RSF): 
15,686 RSF on floor 3 (full floor), 


15,686 RSF on floor 4 (full floor),


12,953 RSF on floor 6

Commencement 
Date        
December 1, 2009

Term
Five-years


Early Possession (FF&E) – Upon Lease execution, Tenant may install furniture, fixtures and equipment subject to not unreasonably interfering with Landlord’s construction of Tenant Improvements.


Early Possession (Flood) – Prior to Landlord’s delivery of the Premises, in the event of a flood (or Tenant’s reasonable anticipation of a flood) in the Green River Valley impacting Tenant’s existing locations, Landlord shall make diligent efforts to provide the Premises, or alternate premises at the Building subject to availability, for Tenant’s use on an emergency short-term basis. Such emergency occupancy shall be subject to not unreasonably interfering with Landlord’s completion of Tenant’s Improvements and shall be subject to the terms and conditions of the Lease including the obligation to pay Rent.

Options
Termination – Tenant may terminate effective on the following dates subject to notice no later than the date indicated, subject to payment to Landlord of unamortized tenant improvements and broker’s commissions (“Landlord’s Fees and Concessions”) with interest at 9% per annum. The total of Landlord’s Fees and Concessions shall be confirmed upon completion of the Landlord’s Work.

Notice Date
Termination Date


May 1, 2010
June 30, 2010


November 1, 2010
December 31, 2010


May 1, 2011
June 30, 2011


November 1, 2011
December 31, 2011


May 1, 2012
June 30, 2012


June 1, 2012
November 30, 2012


Extension – Tenant may extend the term for an additional 5-years, at fair market rent (see Lease Article 3.4), by forwarding notice between September 1 and October 31, 2013.


Right of First Offer – Tenant shall have a continuous right of first offer to lease additional space coming available on the 5th and 6th floors subject to existing rights held by other tenants (see Lease Article 1.3).

Minimum Rent
Months
Rate PSF/Year
Rent/Month

01 – 24
$20.00
$73,875


25 – 36
$21.50
$79,416


37 – 60
$23.00
$84,956


Adjusted Rent 
Payment Schedule
Tenant shall pay Minimum Rent during the first six months of the Term as follows: (i) Tenant shall pay for Lease Months 1 and 2 on or before the Commencement Date (December 1, 2009); (ii) Tenant shall pay for Lease Months 3 and 4 on or before February 1, 2010; (iii) Tenant shall pay for Lease Months 5 and 6 on or before April 1, 2010. 


Note: The accelerated rent payments are intended to provide cash flow to the Landlord to reduce construction cost interest carry which is a Project Cost included in the Tenant Improvement Allowance.

Tenant Improvement

Allowance
$15.00 PSF: Any unused portion shall be credited to Tenant as free rent. In the event of Tenant Improvements costing in excess of the Allowance, Tenant shall reimburse Landlord. Tenant shall also reimburse Landlord for costs associated with expediting the construction schedule subject to Tenant’s prior approval.

Operating Expense
Base Year Lease: Tenant is responsible for its prorata share (14.1%) of any increase in the Building’s taxes, utilities and operating expense in excess of the Base Year (2010). 

Security Deposit
None

Repair and 
Maintenance
Landlord shall furnish utilities to provide lighting, power and HVAC service; elevators; five-day per week janitorial; water for drinking, lavatory and toilet purposes; and fluorescent tubes for standard lighting fixtures (see Lease Article 7). Tenant shall be responsible for repair and maintenance of the Premises (see Lease Article 8). Landlord shall be responsible for repair and maintenance of the Common Areas (see Lease Article 5) subject to reimbursement (see Operating Expense above).

Operating Hours
Monday – Friday 6:00 a.m. to 6:00 p.m. Tenant shall be entitled to 100 hours per year of additional/after hours HVAC on Saturdays at no additional charge requested no less than 24 hours in advance.

Parking
Tenant shall have ongoing access to 25 parking stalls in the Building garage at the then market rate (currently $260/stall). Within 60 days of the Commencement Date, Tenant shall notify Landlord of how many of the 25 stalls it initially chooses to use. Thereafter, Tenant shall have the right at any time on 90 days’ notice to relinquish up to 20 of the 25 parking stalls for a minimum period of 12 months.  After the 12 month minimum period, on 90 days’ notice, Tenant may resume use of all or any portion of the 25 stalls for a minimum period of 12 months.

Additional Costs
There will be additional costs including security and telephones that are the county’s responsibility outside of the lease.

DISTRICT COURT

RENTON TECHNICAL COLLEGE

Lessor
State of Washington, State Board for Community and Technical Colleges, Renton Technical College, acting through the Department of General Administration

Building
3407 NE. Second Street, Renton, WA 

Premises
Approximately 9,948 sf. building (gross) on approximately 2.04 acres of land

Term
Five-years


Early Possession (TI’s/FF&E) - Lessee shall have the right of early possession of the Leased Premises for the purpose of Lessee’s completion of construction of tenant improvements and installation of furniture, fixtures and equipment.


Early Possession (Flood) - In the event of a flood in the Green River Valley impacting Lessee’s existing occupancy therein, or in reasonable anticipation of a flood, Lessee may occupy the Leased Premises prior to completion of the Tenant Improvements and installation of furniture, fixtures and improvements on an emergency basis. In such an event, the Lease Commencement Date and Lessee’s obligation to pay Rent shall be the effective date of such emergency occupancy.

Commencement 
Date
The date that Lessee completes construction of tenant improvements and installation of furniture, fixtures and equipment and provides written notice to the Lessor that the Premises are ready for occupancy.  Said notice was given on December 14, 2009. 

Options
 Termination – Lessee may terminate at any time during the initial 5-year term on 60-days’ written notice.


Extension – Lessee may extend the term for an additional 5-years on 60-days’ notice during the fifth year of the initial term. Rent shall be based on fair market rent as reasonably negotiated between the parties.

Base Rent
$12,435/month ($15 PSF/year)

Operating Expense
Net Lease: Tenant is responsible for payment of taxes, utilities and operating expense.

Security Deposit
None

Repair and 
Maintenance
Lessee is responsible for repair and maintenance of the Premises. Lessor is responsible for repair and maintenance of the building foundation, roof and providing the building in reasonable operating condition; inside and outside walls (including windows and entrance and exit doors); all structural portions of the building (including the roof and the watertight integrity of same); parking lot striping as required; wheel bumpers; drainage; and continuous satisfaction of all governmental requirements generally applicable to similar office buildings in the area.
PUBLIC HEALTH (Emergency Preparedness Warehouse)
DES MOINES LOGISTICS CENTER
Landlord
AMB Institutional Alliance Fund III, L.P.

Building
Des Moines Logistics Center: 19240 Des Moines Memorial Drive South, Suite 400, SeaTac, WA 
Premises
6,477 rentable sq. ft. (includes 384 sf. ft. of office; 6,093 sq. ft. of warehouse)
Commencement 
December 22, 2009

Date        


Term
Ten-years and four-months

Early Possession (FF&E) - Lessee shall have the right of early possession of the Leased Premises for the purpose of Lessee’s installation of furniture, fixtures and equipment.


Early Possession (Flood) - In the event of a flood in the Green River Valley impacting Lessee’s existing occupancy therein, or in reasonable anticipation of a flood, Lessee may occupy the Leased Premises prior to completion of the Tenant Improvements and installation of furniture, fixtures and improvements on an emergency basis. In such an event, the Lease Commencement Date and Lessee’s obligation to pay Rent shall be the effective date of such emergency occupancy.

Options
Termination – Tenant may terminate effective December 31, 2010 subject to written notice not later than July 31, 2010 and payment to Landlord of a termination fee equal to two-months’ base rent and unamortized commissions.

Minimum Rent
Months
Rate PSF/Year
Rent/Month

01 – 12
$8.16
$4,404.36

13 – 16
$0
$0


Thereafter escalated 3% per year

Tenant Improvement

Allowance
None (as-is).
Tenant 
$3,840 ($10 PSF) to install new carpet and paint for the office 

Refurbishment 
portion of the Premises.

Allowance

Operating Expense
Net Lease: Tenant shall reimburse Landlord for its prorata share of taxes, utilities and common area operating expense.

Security Deposit
None

Repair and 

Maintenance
Landlord shall repair and maintain the common area subject to reimbursement by Tenant of its prorata share. Tenant shall be responsible for repair and maintenance of the Premises.

Parking
Tenant shall have the right to use 6 parking spaces on a nonexclusive basis.

JUVENILE COURT SERVICES (Superior Court/Juvenile Probation)
CEDARS BUILDING
Landlord
Institute for Family Development, a Washington Non-Profit Corporation
Building
Cedars Building: 34004 16th Avenue South, Suite 101, Federal Way, WA 98003
Premises
3,222 rentable sq. ft. 

Commencement 
March 1 or substantial completion of tenant improvements,

Date 
whichever is later.



Term
70 months 


Early Possession (FF&E) - Lessee shall have the right of early possession of the Leased Premises for the purpose of installing furniture, fixtures and equipment.

Options
Termination – Tenant may terminate based on approval of the lease by the King County Council, or, if appropriation for future funding is not approved by the King County Council, the lease will terminate at the end of the calendar year in which appropriation does not occur.  Tenant shall reimburse Landlord for all unamortized improvements/advisory fees on a straight line basis.  
Minimum Rent
Months
Rate PSF/Year
Rent/Month

03/01 - 10/31 
$17.50
$0

11/01 - 12/31
$17.50
$4698.75

Thereafter, escalated 3% per year

Tenant Improvement

Allowance
None (as-is).

Tenant 
 Lessor shall provide tenant improvements on a “turnkey” basis
Refurbishment 
including minor wall revisions, new paint and carpet. 
Allowance

Operating Expense
Base Year Lease: Tenant is responsible for its prorata share of any increase in the Building’s taxes, utilities and operating expense in excess of the Base Year (2010). 

Security Deposit
None

Repair and 

Maintenance
Landlord shall repair and maintain the common area and Premises subject to reimbursement by Tenant of its prorata share of the increase in cost above the Base Year. 

Parking
Tenant shall have the right to use 51 parking spaces on a nonexclusive basis and 1 parking space on a reserved basis.

OFFICE of INFORMATION RESOURCE MANAGEMENT (Radio Shop)
SEATTLE LOGISTICS CENTER
Landlord
AMB Institutional Alliance Fund III, L.P. 
Building
Seattle Logistics Center: 855 South 192nd Street, Suite 100, SeaTac, WA 

Premises
20,399 rentable sq. ft. (includes 5,428 sf. of office; 13,564 sq. ft. of warehouse/service area; and 1,407 sq .ft. of mezzanine storage space)

Commencement 
Lease execution.
Date        


Term
Ten-years 

Early Possession (FF&E) - Lessee shall have the right of early possession of the Leased Premises for the purpose of Lessee’s installation of furniture, fixtures and equipment.


Early Possession (Flood) - In the event of a flood in the Green River Valley impacting Lessee’s existing occupancy therein, or in reasonable anticipation of a flood, Lessee may occupy the Leased Premises prior to completion of the Tenant Improvements and installation of furniture, fixtures and improvements on an emergency basis. In such an event, the Lease Commencement Date and Lessee’s obligation to pay Rent shall be the effective date of such emergency occupancy.

Options
Termination – Tenant may terminate effective December 31, 2010 subject to written notice not later than July 31, 2010 and payment to Landlord of a termination fee equal to two-months’ base rent and unamortized commissions.

Minimum Rent
Months
Rate PSF/Year
Rent/Month

01 – 12
$5.28
$8,349.00

13 – 24
$6.30
$9,969.00

25 – 36
$8.13
$12,870.00


Thereafter escalated 3% per year

Tenant Improvement

Allowance
Landlord shall construct certain office improvements as detailed in the Lease (minor wall revisions, insulation and a vehicle ramp) subject to reimbursement by Tenant not to exceed $301,155 (current estimate).

Tenant 
$24,120 to install new carpet and paint for the office 

Refurbishment 
portion of the Premises.

Allowance

Operating Expense
Net Lease: Tenant shall reimburse Landlord for its prorata share of taxes, utilities and common area operating expense.

Security Deposit
None

Repair and 

Maintenance
Landlord shall repair and maintain the common area subject to reimbursement by Tenant of its prorata share. Tenant shall be responsible for repair and maintenance of the Premises.

Parking
Tenant shall have the right to use 14 parking spaces located directly in front of the Premises and 6 parking space located directly behind the Premises, on a nonexclusive basis. 
