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June 1,2010

Ordinance 16850

Proposed No. 2010-0280.1 Sponsors Patterson

1 AN ORDINANCE approving leases executed by the King

2 County executive in order to move various King County

3 services from the Green River Valley flood plain.

4 BE IT ORDAIND BY THE COUNCIL OF KIG COUNTY:

5 SECTION 1. Findings:

6 A. Part of King County's flood mitigation strategy, funded by King County

7 Ordinance 16680, included funding for leases as necessary to accommodate essential

8 county services that may be temporarily displaced by threatened or actual flooding within

9 the Green River valley.

10 B The King County executive has negotiated and executed leases for the

11 temporary relocation of King County superior cour services from the Norm Maleng

12 Regional Justice Center and district court services from Aukeen District Court and the

13 Norm Maleng Regional Justice Center. These leases are:

14 1. Park Place (Superior Cour); and

15 2. Renton Technical College (pistrict Court).

16 C. In addition, the King County executive has negotiated and executed leases for

17 the permanent relocation of certain essential county services also within the Green River

18 Valley floodplain, where temporary relocation was not deemed to be practically or

19 economically advisable. These leases are:
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20 1. Des Moines Logistics Center (Health);

21 2. Cedars Building (Superior Cour); and

22 3. Seattle Logistics Center (OIR).

23 D. In accordance with K.C.C. 4.04.040 the King County council may adopt an

24 ordinance permitting the county to enter into contracts requiring the payment of fuds

25 from the appropriation of subsequent fiscal years. These leases are subject to K.C.C.

26 4.04.040.

27 SECTION 2. The appropriate county offcials, agents and employees are hereby

28 authorized to take all actions necessary to implement these leases and all actions up to

29 now taken by county officials, agent and employees consistent with the terms and

30 puroses ofthe lease agreement are hereby ratified, confirmed and approved.

31 SECTION 3. If anyone or more ofthe covenants or agreements provided in this

32 ordinance to be performed on the par of the county is declared by any cour of competent

33 jursdiction to be contrar to law, then such covenant or covenants, agreement or

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

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

36 provisions of this ordinance or ofthe lease.

37 SECTION 4. The leases at the following locations, executed by the King County

38 executive, are hereby approved:

39 A. Park Place (Superior Court);

40 B. Renton Technical College (District Court);

41 C. Des Moines Logistics Center (Health);
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42 D. Cedars Building (Superior Court); and

43 E. Seattle Logistics Center (OIR).

44

Ordinance 16850 was introduced on 5/17/2010 and passed by the Metropolitan King
County Council on 6/1/2010, by the following vote:

Yes: 8 - Ms. Drago, Mr. Philips, Mr. von Reichbauer, Mr. Gossett,
Ms. Hague, Ms. Lambert, Mr. Ferguson and Mr. Dun
No: 0
Excused: 1 - Ms. Patterson

KIG COUNTY COUNCIL
KIG COUNTY, WASHINGTON

ATTEST:

C)
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Robert W. Ferguson, Chair c": '-r-'-:z
..,)
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(-=(-)Zr- !-.; ,/"."..
.... .?~ -..,._",~. ,

(=: ~ ::C) -:
Anne Noris, Clerk of the Council

c:
:zo

.r. , ". ' .

, '..
APPROVED this *s(6 day of 3W\_ ,2010.

~
Dow Constantine, County Executive

Attachments: A. Lease Agreement, B. Lease, C. Park Place Lease Agreement, D. AMB Des Moines
Logistics Center, E. Seattle Logistics Center 1
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2010-0280
Attachment A
16850

Lease #1918

LEASE AGREEMENT

THIS LEASE AGREEMENT, dated January 1, 2010 (for reference puroses
only)(trLease"), is made by and between Instítute For Family Development, A Washington Non-
Profit Corporation, (hereinafter called Landlord) and King County, a political subdivision of the
State of\Vasrungton (hereinafter called Tenant):

WITNSSETH:

1. Premises: Landlord does hereby agree to lease to Tenant for use as Juvenile Cour

Services Offce those certain Premises knO\Vll as 34004 16th Avenue South, Federal Way,
Washigton, Suites D & E, comprising approximately 3,222 square feet, shown outlned in red on
Exhibit A attached hereto, situated in Federal Way, King County, Washington and legally
described on Exhibit A.l:

2. Term:

2.1 The Term of this Lease shall be for 70 months, commencing on March 1,2010 or
substantial completion of Tenant Improvements as depicted on Exhibit A and described
on Exhibit B whichever is later ("Commencement Date"), and shall tennnate on the last
day of the 70th .month following cómmencement of the Lease ('~xpiration Date").

. 2.2 If Landlord cannot deliver possession of the Premises to Tenant on the
Commencement Date, provided that delivery of Premises can be made within a

reasonable and mutually agreed timeframe, ths Lease shall not be void or voidable; but,
inthat event, there shall be a proportionate reduction of rent coveling the period
between the Commencement Date and the time when i-ndlord can deliver possessíon.

3. Use:. Tenant shall use the Premises for general offce puroses' and shall not use or

permit the Premises to be used for any other purposes without prior wrtten consent of Landlord.
Tenant shall 110t do or permit anyting to be done in or about the Premises nor brig to keep
anything therein which will in any way increase the existing rate of or affect any fire or other
insurance upon the Building or any of its contents, or cause cancellation of any insurance policy
covering said Building or any par thereof or any of its contents, Tenant shall not do or pem1Ït

anything to be done in or about the Premises which \vill in any way obstrct or interfere with the
rights of other tenants or occupants of the Building or injure or annoy them or use or allow the
Premises to be used for any improper, immoral, unlawful, or objectionable puiose, nor shall tenant

cause, maintaín, or permit any nuisance, in, on, or about the Premises. Tenant shall not commt or
sufer to commit any waste in or upon the Premises,
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4. Cancellation Policy: Tenants obligations to Landlord, if any, that extend beyond a

cinent year are contingent upon approval of the Lease by the King County Councilor
appropriation by the Kig COlmty Council of sufficient funds to pay such obligations. Should such
approval or appropriation not occur, or if grant fundig is cancelled or not renewed Tenant shall
immediately so advise Landlord and this Lease and all obligations hereunder \\'i11 terminate at the
end of the calendar year in which such approval or appropriations fails to occur, except that Tenant
shall reimburse Landlord the unamortized Tenant Improvement costs, architectural fees and
commissíonladvisory fees on a straight line basis.

5, Preparation of Premises and Delivery of Possession: Pror to the commencement
of the tenn hereof, Landlord shall arrange for Tenant Improvements to the Premises, pursuant to the
provisions of Exliíbit B attached hereto. The Premises shall be deemed completed, save regular
puchlist items, as reasonably determined by Tenant and Premises delivered on the date these Tenant
Improvements are substantially complete or on the date specified in paragraph 2 as the
commencement of the temi, whichever is later.

6. Rent: Tenant covenants and agrees to pay Landlord, at Landlord's address, without

deduction or offset, monthly rent as shown on Exhibit C attached hereto, and payable in u.s.
Dollars, in advance, without prior notice or demand, on the fist day of each month of the Tenn.
Rent for any fractional calendar month, at the begining of the calendar term, shall be prorated.

7. Utities and Servce: The Landlord shall provide for, at its sale expense,
electrcity, water, sewer, garbage removal, ground and Building maintenance more specifically
described in Exhibit "C", commensurate with good Building management practices, as defined by
the guídelines of the Building Owners and Managers Association,

8. Alterations and Maintenance:

8.1 Tenant shall not make any alterations or additions to the Premises without the
prior wrtten pemiission ofthe Landlord, which consent shall not be unreasonably withheld,

Any alterations shall become the propert of Landlord upon termination of the Lease.

8.2 The Landlord agrees to keep the Building and the Premises in good repair,
including foundations and exterior walls of the Premises, utility systems outside the Premises,
roof and common areas, suitable for use as the purose so defied in paragraph 1 ofthis Lease.
Durng the term of this Lease, the Landlord shall repair malfunctioning fixtues, and repair and
maintain the strctural portions ofthe Buildig and the basic plumbing, air conditioning, heating

and electrcal systems, unless such repairs are requied as a result, in whole or in part, of the act or
neglect of any duty by Tenant, its agents, servants, employees, or invitees, in which event Tenant
shall pay to Landlord the reasonable cost of such maintenance and repairs. Landlord.shall not be
liable for any failure to make any repairs or to perform any maintenance uness such failure shall
persist for an unreasonable time after wrtten notíce of the need of such repairs or maintenance is

given to Landlord by Tenant.
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9. Signs: Tenant may, at its sole expense, place external signage on the Premises

provided that such signs have been approved in advance by Landlord and do not violate any
statute, regulations, or permitting requirements existing durng the tenn of this Lease. Tenant
shall be responsible for all maintenance of its signage and for the costs of removal of such signs
and of restoring the Building to the condition existing prior to its installation and satisfactory to
Landlord.

10, Fixtures: All fixtures attached to the Premises solely by the Tenant may be

removed by the Tenant at any time provided (a) that the Tenant shall restore the premise to their
condition prior to the installation of the fitures, normal wear and tear excepted; (b) the Tenant
shall not then be in default of any material provisions of this Lease; and ( c) that the removal wil be
made on or before the expiration of the term or any extension thereof.

11. Indeiniúíy and Hold Harmless: Landlord and Tenant mutually agree that in any
and all causes of action and/or claims, or third pardaims, arising under the terms, activities, use
and lor operations ofthis Lease, includig the Premises, each par shall be responsible to the other
only to the extent of each other's comparative fault in causing alleged damages or injuries. . Each
part agrees to indemnify the other to the extent of the indemnitor and indemnitee's proportonal
share. .

As to any and all causes of actions and/or c1aùns, or third-par claims, arising under the

sole fault of a part to this Lease, said par shall have a duty to defend, save, and hold the other

par harmless, and upon faiure to do so, said paity shall pay reasonable attorney's fees, costs and
expenses incured by the other part to this Lease in defense of said claims andlor actions.

12. Insurance: The Landlord acknowledges, accepts, and agrees that Tenant, a charer

county governent under the constitution ofthe State ofWashíngton, hereinafter referred to as "Tenant,"
maintaÏns a fully funded self-insurance program as defied in King County Code 4.12 for the protection
and handling of the Tenant's liabilities including injuries to persons and damage to propert. Landlord
acknowledges, agrees and imderstauds that Tenant is self-funded for all of its Iïability exposures. Tenant
agrees, at its own expense, to maintain, through its self-funded program, coverage for all of its Iïability
exposures for this Lease. Tenant agrees to provide Landlord with at least thirt (30) days prior 'written
notice of any material change in Tenant's self-funded program and wil provide Landlord with a
certificate of self-insurance as adequate proof of coverage. Landlord fuer aclmo"\vledges, agrees and
understands that Tenant does not purchase Commercial Genera! Liability insurance and is a self-insured
government entity; therefore, Tenant does not have the ability to add Landlord as an additional insured.
Should Tenant elect cease self-insuring its liabilty exposures and purchase Commercial Gcneral
Liability insurance, Tenant agrees to add Landlord as an additional insured,

13. Arbitration: Intentionally Deleted

14. Sublettnl! and Assignment: Tenant shall not sublet the whole or any par ofthe
Premises, nor assign this Lease or any interest thereof, without the prior wntteii consent of the
Landlord, which consent shall not be uneasonably witheld.

15. Damaf!e or Destruction: In the event The Premises are damaged to such an extent
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as to render them untenantable ín whole or in part and Landlord elects to repair or rebuild, the work
shall be prosecuted without unecessar delay. Rent shall be abated while such work is in progress,
in the same ratio that the portion of the Premises that is unt for occupancy shall bear to the whole
of the Premises. If after 60 days the Landlord shall fail to proceed to repair or rebuild, Tenant shall
have the ng1t to declare this Lease terminated by wiitten notice served on the Landlord. In the
event the Building, in whích the Premises are located, shall be destroyed or damaged to such extent
that in the opinion of the Landlord it shall not be practical to repair or rebuild, it shall be optional
with Landlord to terminate this Lease by written notice to Tenant within one hundred twenty days
afer such damage or destrction.

16, Liens: Landlord and Tenant shall keep the Premises and the Building in which the

Premises are situated fì:ee from any liens arsing out of any work performed, materials fuished, or
obligations incured by Tenant or Landlord.

17. Right of Entrv: Landlord reserves and shall at any and all reasonable times have

the nght to enter the Premises, inspect the same, supply janitorial service and any other servce to
be provided by the Landlord to Tenant hereunder, to show the Premises to prospective purchasers,
mortgagees, or tenants, and to repair the Premises and any portion of the Building and may for the

purose erect scaffolding and other necessary structures when reasonably requied by the character
of the work performed, all as providing that the entrance to the Premises shall not be blockèd
thereby, and fuiiher providing that the business of Ten ant shall not be ínterfered with uneasonably.
. Except for emergencies, Landlord shall give reasonable notíce before entry to repair the Premises. .

For.each ofthe aforesaid puroses, Landlord shall at all times have and retain a key with
which to unlock all of the doors, in, upon; and about the Premises, excludig Tenantts vaults, safes,
and files, and Landlord shall have the right to use any and all means which Landlord may deem
proper to open said doors in an emergency, in order to obtain entr to the Premises without liability
to Tenant except for any failure to exercise due care for Tenant's propert. Any entr to the
Premises obtained by Landlord by any of saíd meall or otherwise shall not under any
circumstances be constred or deemed to be forceful or unlawfu entiy into, or a detainer of the
Prellses, or an eviction of Tenant for the Premises or any portion thereof provided said entr

relates to emergency puroses as aforesaid. Tenant agrees to allow lito 11 signs of reasonable size to
be placed in and remain upon the extenor or interior of the Premises durig the last ninety days of
the Term.

18. Hazardous Substances: 18.1 Landlord acknowledges and fully discloses that
The Premises contain no Hazardous Substances as defined by applicable law, Upon the execution
ofthis Lease, if Landlord or Tenant subsequently discovers the existence of Hazardous Substances
on the Premises, Landlord and Tenant shall disclose to each other this material fact and act within
full compliance of all applícable laws, regulations and saíèty practices goveming Hazardous
Substances. Landlord and Tenant further mutually agree that in any and all causes of action and/or
claims, or thrd-part claims, ansíng under the tenns, activities, use and/or operations ofthis Lease,
each party shall be responsible, to the extent of each other's comparative fault in causing the alleged
damages or injuries. Notwithstanding paragraph 1 1 (above), each part agrees to indemnfy,
defend and hold haress Landlord or Tenant, its appointed and elected officíals, employees, from
and against any and all claims, liabilties, damages, and expenses, including reasonable attorney's
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fees, asserted against Landlord or Tenant by a thírd paity, including without liritation, any agency
or instrmentality of the federal governent, state or local governent, for bodily ínjury, including
death of a person, physical damage to or loss of use of propert, or clean-up activities (including but
not limited to investigation, study, response, remedial action, or removal), fines or penalties arsing
out of or relating to the presence, release, or threat of releâse of a Hazardous Substance existing or
emanating from the Premises, except that which existed or emanated from the Premises prim to
Tenants possession of the Premises or to the extent caused by the act or omission of Landlord.
Landlord's and Tenant's obligations under this paragrph 18,1 shall survive the expiration or other
termination of this Lease,

18.2 Definition of Hazardous Substances: "Hazai-dous Substances" as defined ín this
Lease shall mean:

a. Any toxic substaces or waste, sewage, petroleum products, radioactive substances,

medicinal, bacteriological, or disease-producing substces; or

b. Any dangerous waste, hazardous waste, or hazardous substance as defined in:

1. Comprehensive Environmental Response, Compensation and Liabilty Act

of 1980, as now or hereinafter amended (42 U.S.c. ß 9610 et seq.);

11. Resource Conservation and Recovery Act, as now or hereafter amended (42

U.S.c. 8 6901 et seq.);

llL Washington Model Toxics Control Act, as now or hereinafter amended
(R.C.W. Chs. 70.105, 70.105A and 70.105D); or

c. Any pollutant, contaminants, substances, as defined above, posing a danger or theat

to public health or welfare, or to the environment, which are regulated or controlled
by any federal, state and local laws, and regulation, as now or hereafter amended.

19. "Taiver of Subrogation: Landlord and Tenant agree that they shall not make a

claim against or seek recovery from the other for any loss or damage to their propert, or the

propert of others, resulting from fie or other hazards covered by fire and extended coverage
insurance and each hereby releases the other from any such claim or liability regardless of the cause

'of such loss or damage so covered by insurance. In the event of any increased cost or impairment
of ability to obtain such insurance, the par stûtèring such increased cost or ímpairment may
terminate such waiver and release upon written notice to the other par hereto. Such waiver is
condítioned upon the pares havig had their respective insurance companes issue a policy or
endorsement providing that the waiver or release of subrogation nghts shall not adversely affect or
impair such policies or recovery by the insured thereunder.

20 Eminent Domain: Should the Premises or any porton thereof be taken by right of
eminent domain with or without litigation, aiiy award for compensation andlofdamages, whether
obtained by agreement prior to or durng the time of trá1, or by judgment or verdíct after the tral,
applying to the leasehold estate created hereby other than that portion of said award, if any, based
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upon a takig of the Tenant's hnprovements or affxtures, shall belong and be paid to Landlord, and
Tenant hereby assigns, transfers, and sets over to Landlord all of the right, title, and interest which it
might otherwise have therein. In the event that the portion of the Premises so taken shall be more
than twenty-five percent (25%) ofthe Premises, Tenant shall have the option, to be exercised by
wJitten notice given to Landlord withn thirt (30) days after the date of notice of takng, to
terminate this Lease or relocate, at Landlord's expense. If either less or more than twenty-five
percent (25%) of the Preilses is taken and the Tenant does not elect to tennínate as herein

provided, the rental thereafter to be paid shall be reduced in the same proporton as the amount of
leased floor space is reduced by such taking, and Landlord shall make such reconstrction of the
Premises as may be required.

21. Holdin£-ûver: If, with Landlord's written consent, which such consent shall not be
unreasonably withheld, Tenant holds possession of the Premises after the term of this Lese or any
extensionthereof, Tenant shall become a tenant from month-to-month upon the temis herein
specified, but at a monthly rent equivalent tol25% of the then prevailing rent payable by Tenant at
the expiration of the term of this Lease or any extension thereof and subject to the continued
application of all of the provisions of paragraph 4 and 5 herein, shall be payablein advance on the
fist day of each month.

22. Surrender of Premises: At the end of the term ofthis Lease or any extension
thereof or other sooner termination oftbis Lease, Tenant will peaceably deliver up to Landlord
possession of the Premises in the same condition as received, except for ordinar wear and tear and
damage by fire, eartquake, act of God or the elements alone, and Tenant wil deliver all keys to the
Premises to the Landlord. hi additíon, Tenant at Tenant's expense wil remove Tenant's goods and
effects and trade fixtures, and those of all persons claiming under Tenant, and Tenant will repair

. any damage resultig from such removaL.

23. Costs and Attorney's Fees: If, by reason of any default or breach on the part of
either par in the performance of any of the provisions of this Lease, a legal actíon is instituted in
King County superior court, the non-prevailing par agrees to pay all reasonable costs and
attorney's fees of the substantially prevailing part in connection therewith. It is agreed that the
venue of any legal action brought under the terms of this Lease will be King COUIty.

24, Subordination: If a lender requires that ths Lease be subordinated to any
encumbrance now of record or any encumbrance recorded after the date of this Lease, this Lease
shall be subordinated to that encumbrance, if Landlord first obtains from the lender a written
agreement that provides substantially the following:

24.1 As long as Tenant is not in default under this Lease, no foreclosure at: deed
given Ìn lieu of foreclosure of, OT sale under the encumbrance, and no steps or procedures taken
under the encumbrance, shall affect Tenant's rights under this Lease.

24.2 The provisions in this;Lease concerng the disposition of insurance
proceeds on destrction ofthe Premises, and the provisions in this Lease concenrg the disposition
of any condemnation award shall prevail over any conflicting provisions in the encumbrance,
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24.3 Tenant shall attorn to any purchaser at any foreclosure sale, or to any
grntee or transferee designated in any deed given in lieu of foreclosure.

24.4 Tenant shall execute the wrtten agreement and any other documents

required by the lender to accomplish the purposes of this paragraph 24.

25. Successors and Assigns: All of the agreements, conditions and provisions ofthís
Lease shall inure to the benefit of and be bindig upon the heirs, executors, administrators,
successors and assigns of Ladlord and Tenant.

26. Anti-Discrimination: Intentionally deleted

27. Rules and Regulations: Tenant shall tàithfully observe and comply with the rues
and regulations which shall apply to and be for the mutual benefit of all tenants in the Building and
all reasonable modifications of and additions thereto from time-to-time put in effect by Landlord.
Such rules and regulations are specified in Exhibit D attached hereto and incorporated herein.

28. Quiet Eniovment: Landlord covenants and agrees that Tenant, upon performance

of all Tenant's obligations under this Lease, shall law:filly and quíetly hold, occupy and enjoy the
Premises durng the term of this Lease without disturbance by Landlord or by any person having
title paramount to Landlord's title or by-any person claiming under Landlord, subject to the other
terms and provision ofthIs Lease and subject to all mortgages, underlying leases and other
underlyig matters of record to which this Lease is or may become subject to and subordinate.
Landlord shall not be responsible for interrption of utilties or other adverse effects on Tenant's
quiet enjoyment which arise through no fault of Landlord.

29. Notices: All notices by either part to the other shall be in writing and may be
delivered personally or by certified or registered mail to the following addresses:

To Tenant: King County Real Estate Services Section
500 Fourth Avenue, Suite 500
Seattle, WA 98104-3279

To Landlord: Intitute For Family Development

34004 16th Ave S., Suite 200
Federal Way, W A. 98003

or at such other address as either par may designate to the other in wiiting from tíme-to-tÌIe.

. 30. Time: Time is ofthe essence of this Lease and of each and all of the agreements,
conditions, and provisions herein.

31. Entire Agreement: This Lease contains all covenants and agreements between

Landlord and Tenant relating in any manner to the leasing, occupancy and use of the Premises and
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Tenant's use of the Building and other matters set forth in this Lease. No prior agreements or
understandíng pertaining to the same shall be valid or of any force or effect and the covenants and
agreements of this Lease shall not be altered, modified or added to except in writing signed by
Landlord a.rid Tenant.

32. Interpretation - State Law: The titles to paragrphs of this Lease are for
convenience only and shall have no effect upon the constrction or interpretation of any par hereof
This Lease shall he govemed by the laws of the State of Washington.

33. Severabilty: The unenforceability, invalidity, or ilegality of any provision of this
Lease shall not render the other provisions unenforceable, invalid or void.

34. Addenda: Any addendum attached hereto and either signed or initialed by the
Landlord and Tenant shall be deemed a pait hereof.

IN WITNESS WHEREOF, the Landlord and Tenant have executed this Lease on the dates

specified below,

LANLORD: TENANT: - King County, Washíngton

By: ~-t By:
Steph n Salyer, Man er
Real Estate Servíces Section

Date: i \i-ci ho Date: 1/;Z.,O, "'

APPROVED AS TO FORM ONLY:

By: ~
Tim Bames, Senior Deputy Prosecuting Att.

Date: 1- ;/.7-- / D

KIG COUNTY JUNILE COlJRT
SERVICES
By:

Date:
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By:

Atty.
Tim Barnes, Senior Deputy

Dè1l~.

KIG COlJ'NY JUNIE COURTSERVI~ ~ *-By: r¡/ '.. I
Date: I Q-IIO I PO¡i / .

STATE OF W ASilGTON )

) 58

COUNY OF KIG )

I certif that signed this instrument, on oath stated that he was
authoried by the King County Executive to execute the instrument, and acknowledged it as the

of King County, Washington to be the free and voluntary act of said
County for the uses and purposes mentioned in the instrument.

Date:

NOTARY PUBLIC in and for the State of
Washington residing at
My appointment expires
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STATEOFWASHlGTON )
) ss

COUNTY OF KJG )

I certfy that 'S+tQl\LA..... S~ \'( -ef'gned this instruent, on oath stated that he was
authorized by the Kig County Executive to execute the instrment, and acknowledged it as the
-il1'lc.At1 t//ù of King County, Washington to be the free and volunta act of said County
for the uses and purposes mentioned in the instrent. .

Date: I, 2. 1. 2.c).J

:\\\\Ull, riiii,~",\; G.OSS 't/f 'Iii"

s.~~~ ~............l)AJ'~* 6.V ..' j/a;:..:".ê ~~ _"" .' ""....; tP ~~ ~~... -,.. ø ~
sil ¡ _OlAR" \ -- ~=: -- : =- . . -S t ~'lI' .~ f:-l. ""..! ..
~ -¡'-.f)A .. f\"'~ ~
~ " . ..~,. 10'" .,~- ..~~~""'" 15. 'l...~ ~

~ ~(J............\~ :-'".,'," 'WA'~ \",
"''1'" 

""",\\;

ßir¡lj(
NOTARY PUBLIC in and for the State of
Washington residing atS~ü Hi \:. w'r-. My
appointment expires \ \). \ ": '. .201..

STATEOFWASHINGTON )
) ss

COUNTY OF KIG' )

On this day personally appeared before me C~,Ð-~ ßnì ' to me known to
be thea, (), tt.L.~ of the Corporation that executed the foregoing instrent, and

acknowledged the said instrument to be the free and voluntary act and deed of said corporation for
the uses and purposes therein mentioned and that he was authorized to execute the said instrment.

GIVN under my hand and official seal this dOi, day of 0iL"ì , 20 l..

",'\\\\\\1'1,
,~.. t. LI:' fiii$:~.. ""~\"\'"ll' 0..... 'i"

:: ON $"~~\ON ~;t¡/lfI7' ~-~ -~.. ~II. '/
== ~ ff""o'1AIt¡. ~~ 'l
~ lø ~ tI% ~,. '''0 _... .. '""' ~ ~z..~ ~ A ,CJ EO::
'l t. ~ (lB" (' g ~ ::
'i.' ;. 1i1i 9~ ~ 9-'\ .; ,. -I -i I, i ~ .!"" -
\ ")-~ lili\\,,\W"""~~ .:

"i, OF WtiS ......
. ii , . I . .. ~",......

NOTARY PUBUC in 11;~~~T;re of
Washington residing at. : ri
My appointment expires 9 . q I) _"
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(Exhibit A follows-next page)
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EXHBIT A.1

Legal Description of Property

The Premises described herein are located in the Cedars Building, located at 34004 16th
Avenue South, Federal Way, Washington 98003, and known as Suite 101.

The Building is located on Lot 16, Kit's Corner Business Park, Records of King County,
Washington; further identified as assessor's parcel number 390380-160,

12



EXHIBIT B

Tenant Improvements: Landlord, at Landlord's cost and expense, shall deliver the Premises
on a "turnkey" basis. Proposed improvements are referenced on Exhibit A attached hereto.
The Landlord shall provide new paint and carpet throughout the space and provide a lock on
the new door in the reception area. Al Building systems shall be in good workig condition.
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EXHBIT C

This addendum is hereby fully incorporated into and made a pai-t of the Lease, dated
January 1,2010 (for reference puroses only), between the Institute for Famiy Development
and Kig County - Juvenile Court Services. Al capitalized terms shall have the meaning set
forth Úl the Lease unless specifically defined otherwise in this addendum.

Rent Schedule:

March 1,2010 though October 31,2010: $none
November 1, 2010 through December 31, 2011: $,4698.75 per month
January 1, 2012 through December 31,2012: $4,833.00 per month
January 1,2013 through December 31,2014, $4,967.25 per month
January 31, 2015 through December 31, 2015: $5,101.50 per month

Option to Renew: The Tenant shall have the Option to Renew this for Two (2) additional five
(5) year terms. The Ten.ant shall give 180 days written notice of its intent to renew. The Rate
for the renewal term shal be at the then fair market rate, as reasonabl)' negotiated by
Landlord and Tenant.

Early Access: The Tenant, its agents and contractors, shall be allowed access to the Premises
thirt days prior to the Commencement Date, with no obligation to pay rent, for the sole
purpose of planning, measuring and installng improvements such as telephone systems,
furniture, computer cablig and trade futures. Said access shall not interfere with the
Landlord's work.

Operating Expenses: Beginning in the year 2011, Tenant shall pay its proportonate share of
any increases in Building operating expenses above those paid by the Landlord for the year
2010. Operating expenses shall be prorated on a 100% occupied Buildig. Tenant shall pay
as additional rent its pro rata share (based on Tenant's rentable square footage as a
percentage of the whole Building, except those servces used exclusively by Tenant, which
Tenant shall pay entirely) of real property taxes and assessments, insurance prenuums,
electricity, natural gas, water, sewer, alarms, telephone lies, maintenance reserves, supplies
used by Tenant, garbage removal and ground and Building maintenance and repair,
including janitorial servces ("Operating Expenses), commensurate with good Building
management practices, as defined by the guidelines of the Building Owners and Managers
Association, excluding (a) the costs of specialied services rendered to other individual
tenants, (b) leasing commissions and expense, (c) costs of capital replacements or additions
required to be capitalied in accordance with generally accepted accountig principles, and

(d) costs attributable as operating expenses oÍindividual tenants, including Landlord's costs
that are not related to operation and maintenance of the Premises. The Operatig Expenses
wil be adjusted annually, based on actual costs. The amount over or short "Wil be credited to
Tenant or paid to Landlord.

14



Parkig: The Landlord shall provide fifty one (51) unreserved parking stalls available to the
Tenants at the Building on a first come, first served basis. The Landlord shall provide the
Tenant one (1) reserved parkig stall for the exclusive use.ofthe Tenant. There shall be no
parking fees during the initial term or extensions of this Lease.

Representation. Craig L. Michalak, mc. represented the Landlord and Washington Parners, Inc.
represented the Tenant in this transaction. Both parties confirm receipt of "The Law of Real
Estate Agency" as required underRCW 18.86.030.

Tenant Advisorv Fee. Tenant has contracted \vith Washington Parters to provide tenant
advisory services on its behalf. Landlord shall pay directly to Washington Partners a real estate
consulting fee of 5 .0% of the total lease consideration attributable only to the initial lease term ,

15



EXlBIT D

Rules and Regulations

1. No sign, placard, picture, advertisement, name or notice shall be inscribed, displayed or
printed or affixed on or to any part of the outside or inside of the Building without the written
consent of Landlord first had and obtained and Landlord shall have the right to remove any
such sign, placard, picture, advertisement, namE: or notice without notice to and at the
expense of Tenant.

All approved signs or lettering on doors shaH be printed, painted, affxed or inscribed at the
expense of Tenant by a person approved of by Landlord.

Tenant shall not place anything or allow anything to be placed near the glass of any
window, door, partition or wall which may appear unsightly from outside the Premises;
provided, however, that Landlord may furnish and install a Building standard window
covering at all exterior windows. Tenant shall not without prior written consent of Landlord
cause or otherwise sun screen any window.

2. The sidewalks, halls, passages, exits, entrances, elevators and stairways shall not be
obstructed by any of the tenants or used by them for any purpose other than for ingress and
egress from their respective Premises,

3. Tenant shall not alter any lock or install any new or additional locks or any bolts on any
doors or windows of the Premises without first obtaining written consent from the landlord.

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

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

6. No furniture, freight or equipment of any kind sha!! be brought into the Building without the

prior notice to Landlord and all moving of the same into or out of the Building shall be done
at such time and in such manner as Landlord shall designate. Landlord shall have the right
to prescribe the weight, size and position of all safes and other heavy equipment brought in
to the Building and also the times and manner of moving the same in and out of the
Building. Safes or other heavy objects shall, if èonsidered necessary by Landlord, stand on
supports of such thickness as is necessary to properly distribute the weight. Landlord wil
not be responsible for loss of or damage to any sLlch safe or property from any cause and
all damage done to the Building by moving or maintaining any such safe or other property
shall be repaired at the expense of Tenant.

7. Tenant shall not use, keep or permit to be used or kept any foul noxious gas or substance
or hazardous material in the Premises, or permit or suffer the Premises to be occupied or
used in a manner offensive or objectionable to the Landlord or other occupants of the
Building bYTeason of noise, odors and/or vibrations, or interfere in any way with other
tenants or those having business therein, nor shall any animals or birds be brought in or
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kept in or about the Premises or the Building.

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

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

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

11. On Saturdays, Sundays and legal holidays, and on other days between the hours of 6:00
p.m. and 7:00 a.m., the following day, access to the Building, or to the halls corridors,
elevators or stairways in the Building or to the Premises may be refused unless the person
seeking access is known to the person or employee of the Building in charge and has a
pass or is properly identified. The Landlord shall in no case be liable for damages for any
error with regard to the admission to or exclusion from the Building of any person. In case
of invasion, mob, riot, public excitement, or other commotion, the Landlord reserves the
right to prevent access to the Building during the continuance of the same by closing of the
doors or otherwise, for the safety of the tenants and protection of property in the Building
and the Buítding.

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

13. No vending machine or machines of any description shall be installed, maintained or
operated upon the Premises without the written consent of the Landlord.

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

15. Tenant shall not disturb, solicit, or canvass any occupant of the Building and shall cooperate
to prevent same.

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

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

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

17



19. The Cedars 340 Building is a No Smoking Building. Smoking outside the Building is
permitted only in landlord-designated areas.

20. No Pets allowed.

18
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LEASE

i. THIS LEASE, is made and entered into by and between the STATE OF \VASHINGTON, Statt

Board for Conimunitv and Technical Col1eQes, Renton Technical College, acting through the Department of General
Administration in accordance withRCW 43.82,010 whose address is 3000 N.£. Follrth Street. Renton. Washington 

98056-4195 for its adninistrators, successors, and assigns, hereinafter called the Lessor, and Kini County, a
municipal corooration, hereinafter called the lessee whose address is c/o Real Estate Services Section, 500 King
County Adminisiration Building, 500 4th Avenue. Seattle, \VashinQton 98011. This Lease is dated for reference
puroses only as of thdatest date of execution hereof

NOW, THEREFORE, in consideration of tbe tenns, conditions, coyenants and performances contained
herein, IT is MUrUALLY AGREED AS FOLLOWS:

LEASED PREMISES

2. The Lessor hereby leases to the Lessee the !()jlowing described Leased Premises:

Tax Parcel Number: 162305913~,

Common Street Addi'ess: 3407 N.t. 2nd Stretl-RelJ19n. WashiMwn

Approximatelv 9.948 BOMA gross building area on approximately 2,04 acres located at 3407 N.r. 2nd Street.
Renton. Waslúmrton: lee:allv described as Lot 4 of City of Renton Short Plat LVA 01-090 Per REC
#20020517900003 SD SF DAF - W y;' orNE ~ ofNW Y. LESSPOR LYING N OF SLY R/W OFNE 3ft! STTGW
SE Y4 OF NW y~ TGW SW ~ OF NE ~~ LESS FOR CONVEYED KC PER REC #9812090986. 9611200290 and
9109130534 TOW NW % OF Sf Y.. Kinr! County, State ofWashinzton.

USE

3, The Leased Premises shall only be used by tli,: Lessee for the following pllpose: QflcC_ll)aCe .fr
pub He purposes ~ District Court.

3.1 No other use shall be permitted without the- prior written approval ofthe Lessor.
at its sale discretion. No pets or other animals shali be kept, housed, or brought into the Leased
Premises for any purpose with the exception of guide dogs and sen'ice iliimals, as required by
employees and visitors, and dogs required for law enforcement or security purposes, Lessee shall
comply with ch, 70.160 RCW and Executive Order 88-06. and 110 smok.iig shaH he permitted in
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the building, on the- Premises. or within 25 feet of an entrance or opening to the building. Lessee agrees to keep the
Leased Premises Ìli as good order, condition. and repair as when the same was entered upon, ordinary wear
excepted. Furhçrmore, in using these Leased Premises, it is expressly agreed that Lessee shan comply with all
applicable tèderal, state, and local laws, ordinances. regulations aiid emironmental requirements,

TER.\l

4. TO HAVE AND TO HOLD the Leased Premises with their appurtenances for the term startinz on
tIie Commencement Date. as provided below. and expirg five (5) years thereafter. This Lease is contingent upon
~QProval by the King C01intv Council of the proposed Supplemental Appropriation Ordinmice tor Green River
Vallev t100dimr cont!n!!ency measures.

Subject to satisfaction of the aforementioned contingency. Lessee shall have the right of early possession of
the Leased Premises for tIie purpi.se of Lessee's completion of cons1ructl0tJ of tenant improvements and installation
offumihrre. fixtures and equipment. at Lessee's sole cost and expense. Said early possession shall be subject to all
ofihe terms and conditions ofthis Lease except for the oblÜ¡ation to pav Rent. The COh1l1enCement Date of this

Lease shall be the dale that Lessee completes constnictiotJ of tenant imorovemenl~ and installation of furniture,
fixtures and equipmetit so that the Leased Premises are ready for Lessee's OCCUüaiicv, and orovides ,,,ritten notice to
the Lessor. but not later than January L 2010.

In the event of a flood in the Green River Valle v imp~'iGtiri£ Lessee's existing occupancy therein, or in
reasonable anticioarion of a flood, Lessee may OCCUDV the Premises prior to completion of the Tenan! rmQrovements
and installation of tùmiture. fixnires and ~ment on an emergency basis, In such an event, the Lease
Commencement Date and Lessee's obIÜwtion to p'1Rel1t shall.l£.iht.efftctiy~qnle of i¡!!çh.~~,.W.£'L9ccllQançy..

RENT

5. The Lessee shall pay Reiit to the Lessor for the Leased Premises as follows:

Twelve 11lO11sand Four Hundred Thirt-five Dollars anà_No Cents $12.435.00 pel.1n9.nil

Payment shaH be madç on or before the fifth (Stll) of each month.

LATE CHARGE

6, If any payment unàer this Lease is nor received by the due date, Lessor may add interest of one

percent (I %) per month, or traction thereot: per RCW 43.17.240 for alî amounts owed (including insuffcient fund
charges) until paid in fuil. There niay be an additional charge of S50.00 for any check returned for insufiìcieiit
fund~. Interest shall be compounded monthly and added to all amounts until account is current.

RENEW AL/CANCELLA nON

7. Lessee shall have tb.\: option to extend the Term of ihis Lease for an additional IÌve (5) years

subíect to providing Lessor written notice of its desire to exercÎS", said option durin!! the fifii (5) venr followina the
Commencement Date at least sixty (60) da.:rior to expiration oÎ Lease, The extended Term shall be siibieet to all
of 1he temis and conditions of this Lease exccnt for Rent which shaH be at the then existing t~1ir market rent as
reasonably ne:¿otiated between the parties,

7.1. It is mutually understood and agreed by and between Lessor and Lessee that this

Lease may be canceled and tem1Iiited by Lessee Q-i!.!.9.urinl! tlKinitial five 15) year Tem1
provided that written notice of such canceJ!ation and termination shall have been given at ìeast
sixty (60) days prlor to the effective date thereof and tDl' sdìeduled expiratîon of the Lease. in
which event rent shall be prorated tÒ the dute of termination, ~...-t'l

.~ I
1% I
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7,2 In the event that Lessor desires to renovate redevelop. improve. change the use or demolish the

building, of which the Leased Premises are a part, Lessor e:'qressly reserves the right at its sole discretion to
temiinate this Lease subject to giving the Lessee at least one hundred eighty (180) days written no lice prior to the
ellective date of such termination in which event rem shall be prorated to the date of tenl1ination, In addition, in the
event of termiation or expiration of this Lease, Lessee acknowledges that the signing of this Lease does not emitle
Lessee to assistance under the Uniform Relocation and Real Propert Acquisition Policy, Cb, 8.26 RC\V,

MONTH TO MONTH

8, If Lessee remains in possession of the Leased Premises after the expiration or termination of this

Lease, or any extension t11ereot~ such possession by Lessee shall be deemed to be a month-ta-month tenancy,
termnable as pro\ided by law. During such month-lo-moDth tenancy, Lessee shall pay all Rent provided iii this
Lease or such oiher Rent as the parties mutu.ally agree in writing and all provisions of this Lease shall apply to the
month-to-month lenancy, except those pertainig to Tenn and option to extend the Tenn.

ASSIGNMENT/SUBLEASE

9. The Lessee shall not assign, nor sublet the Leased Premises without first obiaiiúng Lessots prior

'written consent in Lessor's sole discretion.

EXPENSES

10,
applicable

During the ieml of this Lease, Lessor shaIi pay aU real estate taxes, and property assessments, if

10.1 Lessee shall pay for utilìties. includinz water, (induding: storm water, landscape and irrI!mtion
water), sewer. garbaQc collection; nanlral gas and electricity: and routine maintenance and repair of the building; and
site inc1udin2 !andscaùe maintenance and ianitorial service,

MAINTENAi'iCE AND REPAIR

11. The Lessee shall maintain the Premises in good repair and tenantable condition during the
continuance of uús Lease except in case of damage arising from the negligence of the lessor's clients, agents or
employees. Lessor's maintenance and repair obligations shall include, but not be limited to, the building foundation,
bearing walls, roof, parking lot and providig the building in reasonable operating conditions; elevators (including
comniunication systems); inside and outside walls (including windows and entrance and exit doors); aU structural
portions of the building (including the roof and the watenight integrty of same); parking lot (including restriping as
required); wheel bumpers; drainage; and continuoLls satisfaction of all governental requirements generally
applicable to similar ollice buildings in the area (example fire, building, energy codes, indoor air quality and
requirements to provide architecturally barier-free premises for perS011S with disabilities, etc.). For the purposes of
maintaining and repairig the Premises, the Lessor reserves the right at reasonable times to enter and inspect the
Premises and to make any necessary repairs to tlie bullding.

ALTERA,TTONS

12. Durng the Term of ths Lease, Lessee shall have the right to make alterations and construct or
install improvements, additions and structures in or upon the Leaseù Premises (¡he "Alterations") subject to Lessor's
piior written approval, ."hich shall not be unreasonably withheld. Lessee shall complete and submit its request in
.wriliilE to Lessor tor aODroval Lessee sliall cause plans and speciJicaiions 10 be deyeloped at its sol~ cost and
expeI1~e tor Lessor's prior written approval, which shall not be unreasonably withheld. Said ;ilteratiG~is shall be
limited by the bUilding.. 's Util.ity systems' capacity and structural capability and shall also be limited i - t

to appropriate and prudent uses and occupancy as reasonably determined by Lessor. The Lessor !. 'I

shan huve the fust right to provide siich services. ,ß,t Lessor's option, Les~ce shall remove said ~
alterations upon expiration or earlier tennimition of this Lease, at Lessee's sole cost and expense, '7
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If requird by state law, the Lessee shall pay the prevaiing rate of \vage to a!l workers, laborers or

mechanics employed to perform such servces as wen as comply with the rules and regulations of the Department of
Labor and Industries. In providing said alterations, Lessee agrees to comply with an applicable local, state, and
federal regulations includL'lg but not lited to, compliance with building codes, public works requirements and
obtaining appropriate pennits and inspections, Lessee agrees to prov"ide Lessor with an information regarding the

ful cost of any such alterations which require the payment of Leasehold Excise Tax under RCW 82.29A.020 (2)(a).

FIXTURES

13. Lessee reserves the right to ù1stall in or upon the Leased Premises such equipment as is

. customarily used in th.e type of business conducted by Lessee from the Leased Premises subject to Lessor's prior
written approval, \vhích shall not be unreasonably withheld., and subject to said equipment meetÎ1ig current

Washington State Energy Code (Chapter 51~1l WAC) and International Building Code requirements, and
complying with the Governor's Executive Orders oil facility sustainability ànd energy usage (e.g. 05-01,
Establishing Sustainability and Ettciency Goals for State Operations; 94-01, lmp1ementing the Washington Energy
Strategy; 79-02, Energy Cönservation; and 74-16, State-Wide Energy Consef"ratÏon Program). Lessee reserves the
right to remove from the Leased Premises all such equipment and all other property of the Lessee, subject to
repairing any damage to the Leased Premises occasioned by the removal thereot~ at the expiration or earlier
termination of tlùs Lease. At Lessor's option, Lessee shall remove said equipment and all other property of the
Lessee upon expiration or earlier tenl1ination of this Lease, at Lessee's sole cost and eXpCtlHC,

SrGNAGE

14. Lessee hereby agrees that all sigt~ and other advertsing desired to be placed by Lessee upon or in
front of the Leased Premises, and all interior installations desired to be placed by Lessee, within said Leased
Premises, are subject to the prior written approval of Lessor Í1i Lessor's sole discretion. Such signs and other
advertising, if approved, shall confonn with the ordinances of the City of Renton, if applicable, and all other
conditions imposed by Lessor's wiitten approvaL

TENAi"lT ThIPROVEMENTS

15, The Lessee shall, at Lessee's sole cost and expense, provide tenant improvements constructed in a
good and workmanlike manner reasonably acceptable to Lessor,

DISASTER

ló. Lessor reserves the right to limit Lessee's access to the Leased Premi:;es during natural disasters,

fire, or other emergencies as necessary for Lessee's health and safety, In the event that the Leased Premises are
destroyed or injured by tire, earthquake OJ other casualty so as to render the Leased Premises unfit for occupancy,
und the Lessor neglects andJorrefuses to restore said Leased Premises to their fonner condition, then the Lessee may
terminate this Lease and shall be reimbursed for any unearned Rent that has been paid. In the event said Leased
Premises are partially destroyed by any of the aforesaid means, the Rent herein agreed to be paid shall be abated
trom the time of ocçUlTi:nce of such destruction or injury until the Leased Premises are again restored to their former
condition, and any Rent paid by the Lessee dUTing tbe period of abatement shall be credited upon the next

i-w;tal1inent(s) of Rent to be paid. 1t is understood tli;it the temis "abated" and "abatement" mean a prorata reduction
of area unsuitabh~ t()f occupant;y due to ca~Ltalty loss in rebtion to th;: total area of the Leased Premises.

,

\ilLW
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RElì\JBURSEi\ENT FOR DAMAGE TO LEASED PREMISES

17.' The Lessee hereby agrees to reimburse ù'1e Lessor for damages caused by its employees,

contrctors, licensees, invitees, clients and agents, but in no event shnll tils paragraph be constred as diminislùng
û':e Lessor's duty to make repairs as set forth in the preceding paragraplL'; of this Lease, or as making Lessee
responsíble for the repair of normal wear and tear.

ENERGY

18. The Lessor, or authorized representative has conducted an energy audit of this .tàçility, identitìed
energy conservation maintenance and operation procedures, undertaken techriical assistance studies and/or
subsequent acquisition and instaUation of energy conseration measures identified as cost effective, and further
complied with RCW 43.19,675, RCW 43.19.680, and RCW 43.19.685. The Lessee agrees to comply with
reasonable conservation measures to reduce or conserve energy uÚige in the facilty, including c.ompliance with
Executive Order 02-03, dated September 18,2002, and Executive Order 05-01, dated Januar 5, 2005.

HAZAID)OUS SDBST ANCES

19. Lessee shall not keep on or about the Leased Premises, for use, disposal, tre:itment, generation,
storage or sale any substances which are hazardous, tox.ic, bannful or dangerous, and/or which are subject to
regulation as haardous or toxic, dangerous, or as a pollni:mt by any federal, state, or Jocallaw, regulation, statute,
or ordi.nance (collectively referred to herein a~ "hazardous subst.'tnces"). Lessee shall be fiil1y liable to the Lessor,
and shall indemnify, defend and save harmless the Lessor and its offcials and employees, with respect to any and all
damages, costs, fees (including atto11eys' fees and costs), civil and criminal penalties, or clean-up costs assessed
against or imposed as a result of Lessee's use, disposal, generation, storage, or sale of hazardous substances or that
of Lessee's employees, agents, or invitees. Breach of this provision shaH e.ntitle Lessor to tenninate this Lease. This
provision shall not apply to properly stored cleaning supplies such as ammonia-based cleaners nor to oftcc supplies
such as copy machine toner.

ADDITIONAL LEASE PROVISIONS

20. Acceptance of Premises It is understood and agreed that the Lessee accepts the Leased Premises
in its present condition and accepts all nsk of injury to persons or damage to property resulting from, or arising out
01: tlle condition of the Leased Premises. This acceptance includes J...owledge that the Leased Premises may not
meet the requirements set fortl1 in the American's with Disabìlities Act (ADA). If at any time during the Teiro of
this Lease, Lessee reasonably detemiines that barriers to the disabled existing in the Lensed Premises must be
eliminated, Lessee shall so notify the Lessor in \vriting. Lessor and Lessee shall endeavor to arrive at a mutuaHy
satisfactory agreement for accomplishing necessary alterations within thirt (30) days of said written notice. If

Lessor (l1d Lessee cannot arrive at a mutually satisfactory agreement, Lessee shall have the option to terminate this
Lease subject to sixty (60) days' prior written notice to Lessor, in which event REnt sha1l be prorated to the date of
temiination.

21. Vacating the Lc~ised Premises. Upon vacating the Leased Premises, the Lessee hen:by agrees to

leave the Leag~d Premises in as good order, condition and repuir as same was entered upon, subject to normal wear
and tear. The Lcsst'e also agrees to a joint inspection of the Leased Pn..'1list's by Lessor and Lessee upon vacating
the Leased Premises, Lessee shall return all keys, card-keys and oÙier access de\'ces to Lessor upon vacating the
Leased Premises, Upon vacating the Leased Premises, tbe Lessee also agrees to remove all phone and data v.'iring
installed by Lessee during its tenancy, leaving the Leased Premises in as good condition as when 7/entred upon. (B
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21, Disputes. In the event that a dispute arses under tbis Lease, it shall be deterniined by a three-
member disute board in the follO\"ing manner: Each party to tils Lease shall appoint a member to the dispute
board. The members so appointed shall jointly appoint a thid member to U1e dispute board, The dispute board shall
evaluate the tàcts, Lease. terms and applicable statutes and rules and make a determination of tJ.1e dispute. The
detemiinatìon of the dispute board shall be tmal and binding on the paries hereto.

23. Severabilty If any provisions of this Lease or its application to any person or circumstance are

held invaid, such invalidity shall not affect the remainder of the Lease.

HOLD HARt"\ILESS

24. Lessee, its successors or assigns, will protect, save and hold harless the Lessor, to the extent

provided by Jaw, its authorized agents and employees, from all claims, actions, costs, damages or expenses of any
nature whatsoever arising oul of or in connection \i;ith any acts or activities authorized by ths Lease. The Lessee
further agrees to defend the Lessor, its agents, or employees, in any litigation, including the payment of any costs or
attonieys' fees, for any claims or action commenced thereon arising out of or in connection with acts or activities
authorized by this Lease. This obligation shall not include such claims, costs, damages or expenses which may be
caused by the sale negligence of the Lessor or its authorized agents or employees; Provided, that if the claims or
damages ar caused by or result from the concurrent negligence of (a) the Lessor, its agents or employees, and (b)
the Lessee, its agents or employees and involves actions covered by RCW 4.24.115, this ÌIidemnity provision shall
be valid and enforceable only to the extent of the negligence of the Lessee or Lessee's agents or employees.

NO GUARANTEES

25. It is understood that no guarantees, representations, pronùses or statements, express or implied,

have been made by the Lessor unless endorsed herein in writing, The pm-ties further agree that tliis Lease shall not
be valid and binding upon Lessor, uness it has been approved by the President of the State Board for CommunÎtv
and Technical Colleges. Renton Technical Col1ege of the State of Washington, or his or her designee, and approved
a.o: to form by the Office of the Attorney General. Any amendment or modification of ths Lease must be in wrting
and sìgnedby both paries.

INTERPRETATION

26. Each of the provisions of this Lease has been reviewed and negotiated and represents the
combined work product ùf both parties hereto, No presumption or oUier rules of construction \vlJich would interpret
the provisions of this Lease in favor of or against the parties preparing the same shaH be applic::Ò1e in connection
with the construction or interpretation of any of the provisions of this Lease.

NOTICES

17. Wherever in this Lease wrtten notices are to be given or made, they will be sent by certììed mail
to the address listed below unkss a dìf.t.'rent address shan be dèsignated in writing and delivered to the other party.

LESSOR: STATE OF WASHINGTON, Stâte Board for Community and Technical Colleges,
Renton Technical College
Acting through the Department of General Administration
Post OflceBox4l015
Olympia, "\Vashington 98504- 1 015
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STATE OF (ÜMllG i- )

1:. ) ss.County of \L.t Û C) )
On ths .:'t day of N.OVEH~ , A.D., 20 tJC¡ , before me personally

appeared STrf.. (~ SA -.t: to me known to be the ttf\'\i.AÜt( ( PfA E-Ç:jl ~ icf-
of the corpration that executed the within and foregoing instrent and acknowledged the said instrument to be the

free and voluntary act and deed of said corporation, for the uses and purposes therein mentioned, and on oath stated that
(-\:f was authorized to execute said instrment and that the seal affn,ed thereto is the corporate seal of said

corporation.

In Witness Whereof! liave hereunto set my hand and affxed my offcial sealthe day and year fist above

~~~úE~
Nota Public in and for the State of Washigton,
Residing at ~~ . (¡ASl(I087'"
My commission e;\'Pires f t-ö q ,.,( d-

written,
\\\\\\1111//111",\\ it\ßET/i 1111-'

"'l.v\ ............J.O //,1
§' ~ /~~\SSlDN ~-t..t.r~~ ~ ",,~ ~"~ ~
2:t/ MOTAn" iv"~~~_"=. 'IT 'r--=:: --0__ : m ::= p f:ø::~ ~\ ~ lJ8L\Çi / 2
~ -? ". () ..'~ .:~ /'"" I" 9 i"\'\" ""'"
'l'" .... " ..' ~....v ",1// Op.....:......~~ ::~

/1/11 WAS"\ \\....'
1IIII/JlIIII\\\

STATE OF WASHIGTON )
) ss.

County of'f..mston )

I, the undersigned, a Notary Public, do ~reby certifY that on this / 'I t ~ day of ?/ø/t' Nt 1: ~-'

20--, personally appeared before me #,1 G. ~Å-t'Cl Real Estate Services, Departent of General

Administration, State of Washigton, to me known to be the individual described in and who executed the within
instrument, and acknowledged that she signed and sealed the same as the free and voluta act and deed of the

Deparment, for the purposes and uses therein mentioned, iiïd on oath stated that she was duly authorized to execute
said document.

written.
In Witness Whereof I have hereunto set my hand and aff;'(ed my offçial seal the day and year first above

\\"nii""iiii
~"~ \':..~.~.n-~R;¡/~~

~~~?""':\$S!i1l~..~ ~..,.. ,,~.~~~ . . -,. ~
--.. ..or.... '..-:

~ ( :: .)~ ~- . -
~-.\. "-.,L\(, ",. ¡~~"""' "...~~
~ ~;:'f' l1 ..~...~~~
~.f (J~....~..fl ~~;fIil. IfAIn .:i\'"i""iin"\\\\'

--
Notary Public in and for' tate of Washington,
Residig at lJ/~Ø/'a-
My commission expires /" '7 - ~ I -./.J

LJ
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P ARK PLACE
LEASE AGREEMENT

(Base Year)
Landlord hereby leases to Tenant and Tenant hereby leases and accepts from Landlord the premises hereinafter described in the
terms and conditions set forth in this Lease Agreement, hereinafter called "this Lease".

A, Lease Date:

B. Landlord:

C. Tenant:

D. Reserved,

E, Propert:

F. Building; Building Rentable
Area:

G, Premises Rentable Area:

H. Tenant's Pro Rata Share:

L Permitted Use:

J. Initial Term:

K, EiIension Option:

L. Possession Date:

M. Commencement Date:

BASIC LEASE PROVISIONS

November 5', 2009

WH Park Place LLC, a Delaware limited liability company

King County, a political subdivision of the State of Washington

The project including parking facilities (if any) on propert paricularly
described and depicted on Exhibit "A" (the "Property").

The building commonly known as Park Place, located at 1200 Sixth Avenue,
Seattle, Kig County, Washington, 98101-5300, containing a tota of

approximately 314,591 rentable square feet ("RSF") of area,

The areas shown on tire Space Plans attached hereto as Exhibit "B". containg
approximately 44,325 RSF, comprising the entie rentable area on the Third
floor (15,686 RSF), plus the entire rentable area on the Fourt Floor (lS,686
RSF), plus a porton of the rentable area on the Sixth Floor (12,953 RSF) in the
Building.

14.1%.

Solely for couroom and general offce useS (as modified below) and for no
other use or. purpose.

Tenant acknowledges that the Building is a first-class, multi-tenant offce
building, Tenant shall use reasonable effort. to manage its visitors and
clientele consistent with the Permitted Use. Tenant's use of the Premises shall
be to house the operations of King County Superior Court with the following
clarifications: (i) Tenant shall design its Premises such that it provides

adequate facilities to accommodate visitors and clientele within the Premises;
(ii) Tenat shall not use Building Common Areas for visitor waiting or
breakout puioses; (iii) it Is not the intention of Tenant to hold jury trals in the
Premises; and (iv) Tenant agrees not to hold jur selection or criminal related
trals in the Premises.

Five (5) years, commencing on the Lease Commencement Date and

terminating on the Expiration Date,

One (i) option of five (5) years (the "Extended Term"), The Initial Tenn
together with the Extended Term if duly exercised by Tenant, are collectively
referred to in this Lease as the "Lease Term" or the "Term.",

The date on which Landlord tenders possession of the Premises to Tenant with
Landlord's Work as described in Exhibit "c" substantially completed,

December 1,2009,

- 1 -



v.

W,

x.

51027985.5

N, Expiration Date:

o. Rent Commencement Date:

p, Minimum Rent:

Lease Months

1-12

13-24

25-36

37-48

49-60

Q, Tenant Improvement Allowance:

R. Adjusted Rent Payment Schedule:

S, Base Yea:

T. Landlord's Address for Notices:

U. Landlord's Address for Rent
Payments:

Tenant's Address for Notices:

Landlord's Broker:

Tenant's Broker:

11:59 p.m. on the last day of the calendar month in which the fifth (5i1)
anniversary of the Commencement Date occurs; subject to Tenant's Early
Termination Option and Tenant's Extension Option described in Article 3
below,

The Lease Commencement Date,

Annual Rental Rate Minimum Annual Rent Minimum Monthly Rent
Per RSF

$20,00 $886,500 $73,875

$20,00 $886,500 $73,875

$21.0 $952,987 $79,416

$23,00 $1,019,475 $84,956

$23.00 $1,019,475 $84,956

$15.00 per RSF of the Premises (i.e., for 44,325 RSF, the amount of $664,875);
see Exhibit "C" attached hereto. Any unused portion of the $15.00 per RSF
Tenant Improvement Allowance shall be credited to Tenant in the form of fre
rent Landlord shall provide Tenant with docinentation, in detail reasonably
acceptable to Tenant, of the cost of said Tenant Improvements actually

constrcted within the Premises and paid for by Landlord. Landlord, subject to

Tenant's review and reasonable approval shall establish a constrction schedule
for Landlord's constrction of Tenant Improvements, and Ladlord shall
identify cost associated with expediting the' constrction schedule, which costs
asociated with expediting constrction, once approved in advance by Tenant,

shall be at Tenant's sole cost and expense,

Notwithstanding anytlùng to the cOntrary elsewhere in this Lease, Tenat shall
pay MinimumRent due during the first six (6) months of the Term as follows:
(i) Tenant shall pay Minimum Monthly Rent allocable to Lease Month 1 & 2
on or before the Connencement Date hereof; (ii) Tenant shal pay Minimum
Monthly Rent allocable to Lease Months 3 & 4 on or before Februar 1, 2010;
and (iii) Tenant shall pay Minimum Monthly Rent allocable to Lease Months 5
& 6 on or before April i, 2010,

Calendar year 2010

c/o Washington Holdings
600 University Street, Suite 2820
Seattle, Washington 98101
Attention: Park Place Asset Manager

WH Park Place LLC
DEPT #34167
P.O, BOX 39000
SAN FRANCISCO, CA 94139

King County Real Estate Services Section
500 Fourth A venue, Suite 500
Seattle, WA 98104-3279
Attention: Manager, Real Estate Services

Urbis Parers, LLC

Washington Parters, Inc,

- 2-



y. Property Manager: Wright Runstad & Company
1200 - Sixth Avenue, Suite 1815
Seattle, Washington 98101
Attention: Propert Manager

z, Parking: Tenant shall have ongoing access to twenty-five (25) parking stalls in the
Building garage at the then market rates. The current monthly rate is $260,00
per stalL

Within sixty (60) days of the Commencement Date, Tenant shall notify
Landlord of how many of the twenty-five (25) parking stalls it initially chooses
to use. Thereafter, Tenant shall have the right at any time on ninety (90) days
prior written notice to relinquish use of up to twenty (20) parking stalls for a
minimum period of at least twelve (12) consecutive months. If Tenant so elects
to relinquish use of such parking stalls, it shall have the right to resume use of
all or par of such relinquished parking stalls after the twelve (12) month period
upon ninety (90) days' prior written notice specifying the relinquished stalls
which it intends to use. If it elects to resume such use, it must continue such
use for at least twelve (12) consecutive month, Tenant shall not be charged for
any relinquished parking stalls during the period of such relinquisluent.

Employees shall have 24-hour access to the garage and building. Client
parking is available in the garage on an hourly basis during business hours on
an as available basis.

ARTICLE 1
PREMISES

1.1 Construction: Suitability: Early Entry. The initial improvements to the Premises shall be constrcted pursuant to

Exhibit "C" attached hereto. Landlord shall have no other obligation to perform any.constrction or other. work to the interior or:
exterior of the Premises or elsewhere at the Propert unless expressly set fort in Exhibit "c", Tenant's taking possession of the

Premises or any portion thereof shall be conclusive evidence that the Premises or such portion were then in good order, repair and
satisfactory condition, Except as expressly provided herein, Tenant acknowledges that neither Lartdlord, nor any agent or
representative of Landlord, has made any representation or warnty with respect to the suitability of the Premises for the use set
forth in the Basic Lease Provisions, and that Tenant has entered into this Lease based solely upon its own investigation and
inspection of the Propert and the Premises. Landlord does not represent, and Tenant does not rely on the fact that any speific
tenant or tenants wil occupy space in the Propert during the Term of this Lease. Landlord reserves and excepts from the

Premises the roof and exterior walls of the Building of which the Premises are a part, Upon mutual execution hereof and
provision to Landlord of appropriate insurance certificates, Tenant may enter the Premises for limited purposes of inspecting
same and for installation of its desired furnitue, fixtures, and equipment, PTovided that such èarly entr shall not unreasonably
interfere with the prosecution of the Landlord's Work to the Premises. Such early entr by Tenant shall be subject to all the
terms and conditions of this Lease except for the obligation to pay Rent

1.2 Location. The pares acknowledge that Exhibit "A" describes the current perimeter of the Propert and sets
forth a general layout of the Propert, and shall not be deemed a representation by Landlord that the Propert shaH always be
constrcted as indicated thereon or that any tenants or occupants designated by name or natue of business thereon shall conduct

business in the Propert during the Term of this Lease; and, subject to compliance with all applicable laws and governental
requirements and provided that there is reasonable access to the Premises, Ladlord may in its sole discretion increase, decrease
or change the number, location, and dimensions of the buildings, the premises therein, driving lanes, drveways, walkways,
parkig places and other improvements shown on Exhibit" A, " and Landlord reserves the right to make additions and alterations,
including the addition of pay telephones, to all buildings constrcted in the Propert, and to change the name of the Building, the

Propert, or any of the other buildings thereon from time to time, References to "this Lease" include all exhibits and matters
incorporated by reference as par of this Lease, In the event a portion of the Premises, Building, or Propert is daaged or any
other event or change occurs which alters the RSF of any or all of the foregoing, Landlord may appropriately adjust the foregoing
areas and Tenant's Pro Rata Share thereof. Following completion of any Landlord's Work and/or Tenant Improvements

described in Exhibit "C", Landlord reserves the right to remease the Premises and the Building in accordance with provisions

of the Stadard Method for Meauring Floor Area in Offce Buildings published by the Building Owners and Managers

Association (ANSI/BOMA Z65,l-1996) applicable to multi-tenant offce buildings, to establish the RSF thereof, and appropriate
adjustments (if any) shall be made to Minimum Monthly Rent, Tenant's Pro Rata Share, and oiher terms of this Lease dependent

. ...
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on the RSF of the Premises and/or Building, Tenant shall be deemed to have accepted any such remeasurement and/or

adjustment unless Tenant objects to same within thirt (30) days after receipt of notice thereof from Landlord,

I

1.3 RighI of First Offer. Provided that Tenant is not at the time of exercise below in material default under the terms
and conditions of this Lease beyond applicable notice and cure periods, Tenant shall have, during the Term hereof, a continuous
right of first offer to lease additional space coming available on the Fifth and Sixth Floors of the Building (the "ROFO Space"),
Tenant's right of first offer shall be subject and subordinate to the following rights grated as of the date of this lease (x)
Gensler's right of first offer as to Suite 550 and extension option as to Suite 500, and (y) Total Resource Management's extension
option as to Suitc 620, If at any time during the Lease Term, Landlord shall receive a bona fide offer from any third par to

lease all or any part of the ROFO Space, which offer Ladlord shall desire to accept, or all or any part of the ROFO Space
becomes available for lease (after waiver by any of the aforementioned parties with rights superior to the rights grnted to Tenant
hereunder), then Landlord shall promptly notify Tenant of the existence of such offer, including the fundamental economic term
of the third par offer, or the availability of such portion of the ROFO Space for lease and the fundamental economic terms
under which Landlord would accept a lease therefor, Tenant may, within fifteen (15) days thereafter, elect by written notice to
Landlord to lease the ROFO Space on the same terms and conditions as those set forth in the third-part offer (or, if Landlord's
notice indicates that the space is becoming available to lease and no third-par offer has yet been received, at the terms described
in Landlord's notice), except that (i) the Lease Term of Tenants lease of the ROFO Space shall end contemporaneously with the
Term as to the original Premises demised hereby (provided that, if there are fewer than two (2) years remaining on the then-
effective Term as to the Premises then being-leased by Tenant, then the Lease Term as to the ROFO Space shall be five (5) year
from the date the ROFO Space is added to the Premises, and the then-effective Term as to the Premises then being leased by
Tenant prior to addition of the ROFO Space shall not be affected), and (ii) term and conditions contained in any third-par offer
that are unique to that third part or are made in connection with a third-par offer to leae other space in the Building in
addition to thc ROFO Space shall not be included in the term under which Tenant shall be permitted to lease such ROFO Space.
Failure of Tenant to exercise the foregoing right within the prescribed time period above shall constitute a waiver of Tenant's
right as to that offer with respect to the ROFO Space mentioned in Landlord's notice, and Landlord shall have the right to leas
the ROFO Space in Landlord's sole discretion, If Tenant duly elects to exercise its right of first offer as aforesaid, Landlord shall
prepare, and Tenant shall promptly execute, an amendment to this Lease to memorialize such election, provided, however, that
failure of Tenant to execute such amendment shall not affect the binding nature of Tenants election to exerCise the righfòffirst
offer as aforesaid. Tenant's right of first offer shall continue as to the ROFO Space, and the proceure described in this
paragrph shall be followed, if there is a failure to enter into a lease with the third part making the offer within one hundrd
twenty (120) days of the date of Landlord's initial notice above, All rights of Tenat under the provisions of this right of first
offer shall terminate and be of no further force or effect even after Tenant's due and timely exercise of the right of first offer, if
after such exercise, but prior to the occupancy of the ROFO Space, Tenant is in material default hereunder beyond applicable
notice and cure periods. The rights described in this paragraph are personal tCT Tenant and may not be exercised or be assigned,

voluntarly or involuntaly, by or to any person or entity other than Tenant, and are not assignable separate and apar from thsLease. ' .-
1.4 E mergencv Space. Prior t.o Landlord's initial deliveiy of the Premises as contemplated by ths Lease, 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 the Landlord's Work, and shall be subject to all of the other term and conditions of this Lease
including the obligation to pay Rent.

1.5 Exhibits. The following drawings and special provisions are attachedas exhibits and made a part of this Lease:

Exhibit "A b

Exhibit "B"
Exhibit "C"
Exhibit "D"
Exhibit "E"

Legal Description

Space Plans
Workletter
Rules and Regulations
Deliveiy of Premises

ARTICLE 2
BUSINESS RIGHTS AND RESTRICTIONS

2.1 Use, The Premises shall be used solely for the Penntted Use set forth in the Basic Lease Provisions and under
the Trade Name set forth in the Basic Lease Provisions and for no other purpose or use whatsoever.

2.2 Restrictions, Tenant shall not, without Landlord's pïior written consent, which consent Landlord may withhold

in its sole discretion: (a) conduct any auction or bankrptcy sales; (b) conduct any fire sale; (c) conduct any close-out sale except
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at the expiration of the Lease Term; (d) sell any so-called "surplus", "Ary and Navy", or "secondhand" goods, as those terms
are generally used at this time and from time to time hereafter; (e) permit anything to be done on the Premises which will in any
way obstruct, interfere with or infrnge on the rights of other occupants or invitees of the Propert; (f) install or erect any satellite
dish or other roof- or building-mounted equipment; (g) install any automated teller or cash machines ("A TMs"), appliances,
video games, arcade games, pinball machines, or pay telephones in or about the Premises; or (h) bring or keep on the Premises
any item or thing or permit any act thereon which is prohibited by any law, statute, ordinance or governmental regulation now in
force or hereinafter enacted or promulgated, or which is prohibited by any Standard form of fire insurance policy,

ART!CLE 3
TERM

3.1 Initial Teon, The Term hereof shall commence on the Lease Commencement Date defined in the Basic Lease

Provisions and shall terminate on the Expiration Date defined in the Basic Lease Provisions, unless earlier terminated or extended
as set fort elsewhere herein, If Landlord encounters delays in delivering possession of the Premises to Tenant, this Lease wil

not be void or voidable, nor wil Landlord be liable to Tenant for any loss or damage resulting from such delay. Tenant agrees to
execute a certificate confirming the date of the Lease Commencement Date in the form of the certificate attched hereto as
Exhibit "E". which certificate shall be initialed by Landlord and attached to, and incorporated into, this Lease. Tenant may
utilze the period between the Possession Date and the Lease Commencement Date to fixturize and otherwise ready the Premises
for the commencement of Tenant's business therein. Commencing on the date of mutual execution hereof, Tenant and Landlord

shall comply with each and every term, covenant, condition and provision of this Lease, excepting only those provisions
pertining to Tenant's obligation to pay Minimum Monthly Rent, which obligation shall commence on the Rent Commencement
Date described in the Basic Lease Provisions, In connection therewith, Tenant acknowledges and agres that certain obligations
under valIous aricles hereof shall commence prior to the Lease Commencement Date (i.e" payment of certin charges,
constrction obligations, hold harless, liabilty insurance, etc.), and Tenant agrees to be bound by these articles prior to theLease Commencement Date. .

3.2 Tenant's Early Termination Options. Notwithstanding anything to the 
contrar herein, provided Tenant fs not, at

the time of notice or the time of early termination, in material default of this Lease beyond applicable grace and cure periods,
Tenant shall have the right to termnate this Lease early, such early termination to be effective on the applicable date set fort
below (each such date, an "Early Termination Date"). In paal consideration for and as a condition to Tenant's right to
terminate this Lease early, Tenant shall be required to pay to Landlord on the applicable Eary Termination Date a fee (the
"Early Termination Fee") equal to the unamortized value, calculated as of the applicable Early Termination Date, of the sum of

the utiized portion of the Tenant Improvement Allowance and brokers' fees and coinissions paid by Landlord in connection
with this Lease (the "Landlord's Fees and Concessions"), amortized over the Initial Term of this Lease with interest on the
unamortized balance at nine percent (9%) per annum, The total of Landlord's Fees and Concessions shall be confrmed after
completion of the Landlord's Work. To exercise its early termnation option, Tenant must provide written notice to Landlord on
or before the applicable Notice Dates set forth below, such notice to be accompanied by the applicable Early Termnation Fee,
paid by wire transfer or other "same day" funds.

Notice Date Earlv Termination Date

May 1, 2010 June 30, 2010

November 1,2010 December 31,2010

May 1,2011 JundO,201l

November 1,2011 December 31, 201 I
-

May 1,2012 June 30, 2012

June 1,2012 November 30, 2012

-
If Teliant duly and timely elects to terminate this Lease early as provided herein, the Early Termination Date selected

by Tenant shall operate as ¡fthat date were the time originally fixed for the termination of 
this Lease and this Lease shall come to

an end with the same force and effect as if such Early Termination Date were the date herein provided for the normal expiration
hereof. Furthermore, all provisions of this Lease that are to become effective on the termnation of this Lease shall become
operative or effective on the Early Termination Date, The foregoing options to terminate the Lease ealy are personal to the
originally-named Tenant hereunder and may not be exercised or be asigned, voluntaily or involuntarily, by or to any person orentity other than such Tenant. .~
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3.3 Option to Extend. Provided that Tenant is not in default beyond applicable grace and cure periods at the time of
Tenant's exercise notice described below, or at the time of commencement of the Extended Term described below, and provided
further that Tenant has not been in moneta default hereunder more than twice, Tenant shall have the right to extend the term of
this Lease for one (1) period of five (5) years (the "Extended Term"). Tenant may exercise its extension option by delivering to
Landlord written notice of Ten ant's intention to exercise such option (the "Option Notice") not earlier thn September 1, 2013
and not later than October 31, 2013. The Extended Term shall be on all of the term and conditions contained in this Leas,
except that (i) Minimum Monthly Rent shall be adjusted as set forth below; and (ii) there shall be no furter extension options.
The option to extend the Term of this Lease is exercisable only by the original Tenant named in the Basic Lease Provisions, and
an assignee pursuant to a Permitted Transfer, and is not assignable or transferable, Once delivered, an Option Notice cannot be
cancelled or revoked.

3.4 Extended Term Minimum Monthlv Rent. Minimum Monthly Rent during the Extended Term shall be Fair
Market Rental Value, The term "Fair Market Rental Value" shall be the rental rate and concessions that comparable offce
space for the same term of the Extended Term would command on the open market at the time of commencement of the
Extended Term, determned in the maner set forth below. For pinoses hereof, the term "comparable Premises" shall mean
offce space similar in size arid location to the Premises, in comparable buildings, with comparable views, and with similar
improvements and amenities for a renewal term,

(i) If Landlord and Tenant canot agree upon the Fair Market Rental Value of the Premises within
. twenty (20) days after Landlord's receipt of the Option Notice, then Landlord and Tenant shall agree within ten (10) days
thereafter on one real estate appraiser (who shall be a Member of the American Institute of Real Estate Appraisers or equivalent)
who wil determine the Fair Market Rental Value of the Premises, If Landlord and Tenant canot mutually agree upon an
appraiser within said ten (lO)day period; then one M,AJ. qualified appraiser shall be appointed by Tenant and one M.A.I.
qualified appraiser shall be appointed by Landlord within ten (10) days of notice by one part to the other of such disagreement.
The two apprasers shall determine the Fair Market Rental Value of the Premises within twenty (20) days of their appointment;
provided, however, if either part fails to appoint an appraiser within such ten (10) day period, then the determination of the
appraiser first appointed shall be used. The appraisers appointed shall proceed to determine Fair Market Renta Value with
twenty (20) days following such appointment. If said appraisers should fail to agree, but the difference in their conclusions as to

." Fair Market Rental Value is ten percent(IO%) or less of the lower of the two appraisals, the Fair Market Rental Value shall be
deemed the average of the two.

(ii) If the two appraisers should fail to agree on the Fair Market Rental Value, and the diffrence
between the two appraisals exceeds ten percent (10%), then the two appraisers thus appointed shall appoint a thiid M,A.I.
qualified appraiser, and in case of their failure to agree on a third appraiser within ten (10) days after their individual
determination of the Fair Market Rental Value, either par may apply to the Presiding Judge of the Superior Court for Pierce
County, Washington, requesting said Judge to appoint the third M.A.I. qualified appraiser. The third appraiser so appointed shall
promptly determne the Fair Market Rental Value of the Premises and the average of the appraisals of the two closest appraisers
shall be used. The fees and expenses of said third appraiser or the one appraiser Landlord and Tenant agree upon, shall be borne
equally by Landlord and Tenant. Landlord and Tenant shall pay the fees and expenses of their respective appraiser if the pares
fail to agree on a single appraiser. All M.AJ. appraisers appointed or selected pursuant to this subsection shall have at least ten
(i 0) years experience appraising commercial propertes in the downtown Seattle central business district.

(iii) The determination of Fair Market Rental Value pursuant to this paragraph shall be final, conclusive
and binding upon both parties,

ARTICLE 4
RENT::.-..

4.1 Pavment. Tenant shall pay to Landlord withoui prior demand, abatement, deduction, set-off, counter claim or
offset, for all periods during the Lease Tenn, all sums provided in this Paral!rapb 4.1 and all other aåditional sums as provided in
this Lease, at the address set fort in the Basic Lease Provisions, payable in lawful money of the United States of America on the
first day of each month, All sums of money required to be paid pursuant to the terms of this Lease are hereby defined as "rent"
or "Rent", including all sums as provided in Paral!rapbs 4. 5. 6. 7. 8. and2 and provided elsewhere in this Lease, whether or not

the same are designated as such, All Rent other than Minimum Monthy Rent is sometimes referred to herein as "Additional
Rimt." Landlord's acceptace of Tenant's bank check or other funds shall not be deemed a waiver of Landlord's right to
thereafter demand and receive timely payment in immediately available funds.

(a) Minimum Monthlv Rent. Commencing on the Rent Commencement Date, Tenant shall pay to Landlord
Minimum Monthly Rent at the initial monthly rate provided in the Basic Lease Provisions,
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(b) Late Fee. If Tenant shall fail to pay when due :my installment of Minimum Monthly Rent or any other

sums due under this Lease, a late charge equal to the greater of (i) $100, or (ii) five percent (5%) of the overdue amount shall be
payable by Tenant to reimburse Landiord for costs relating to collecting and accounting for said late payment(s),

4.2 First Partial Month. If the first day of the Lease Term occurs on a day other than the first day of a calendar

month; Minimum Monthly Rent for such partial month ending on the last day of the calenda month in which the Lease Term
commences shall be prorated based on a 30-day month, and as so prorated shall be paid on the date of execution of the Lease,

4.3 Lease Year. The term "Lease Year" shall mean each period of twelve (12) or less consecutive months which
ends on December 3 I of each calendar year during the Lease Term or any Extended Term, and the period from the last
December 31 during the Lease Term or any Extended Term to and including the last day of the Lease Term or any Extended
Term during the next calendar year. The first and last Lease Years may be less than twelve (12) months,

ARTICLE 5
COMMON AREA

5.1 Definition. The "Common Area" is that area within the Propert which is neither occupied by buildings
(excluding roof overhangs and canopies, colunis supporting roof overhangs and canopies, and subsurface foundations) nor
devoted permanently to the exclusive use of a particular tenant, except that areas containing pylon signs and buildings or
subsuace utilities which are used with respect to the operation of the Common Area shall be deemed to be a part of the
Common Area, The Common Area includes each area designated as a building area on Exhibit" A" until such time as it is
improved with a building.

5.2 Use. During the Term hereof, Tenant, its subtenants, concessionaires, licensees, invitees, customers, and
employees shall have the nonexclusive right to use the Common Area with Landlord, other owners of portions of the Propert,
other tenants, and their respective subtenants, concessionaires, licensees, invitees, customers, and employees, subject to the
provisions of ths Lease.

5.3 Maintenance and Operation. "Operating Expenses" shall include, but not be limited to, the costs and expenses
of operating, maaging, lighting, repairing, replacing (when repairing wil be uneconomic), painting, and maintaining the
Common Areas and the remainder of the Propert in reasonably good and sanitaiy order, condition, and repair, including without.
limitation, tlie costs and expenses of the following: (I) reasonable and customar propert maagement fees; (2) cleaning and
removing rubbish and dirt, and recycling expenses; (3) labor costs for. personnel performing services in connection with the
operation, repair and maintenance of the Common Area or Propert and the payroll taxes and fringeãnd other benefits related
thereto; (4) all utility services utilized in connection with the Common Area and Propert which are not separately metered to the
tenants, including but not limited to heating, ventilation, and air conditioning ("HV AC"), if any; as well as electrcity, gas, water
charges, sewer charges, hook-up fees, and cost of installng, maintaining and repairing the Propert's intrbuilding network
cabling, repair andlor installation of any fire protection systems, security alarm systems, lighting systems, electrical systems and
any other utility systems; (5) cleaning, maintaining, repairing, replacing, and re-marking paved and unpaved surfaces, curbs, .
signs, landscaping, lighting and electrical facilties, drainage, elevators, escalators, meters, breakers, security systems, life safety
systems, irrgation systems, window, fences and gates, wiring, and repairs, modifications, additions and replacements to the
foregoing whether or not necessitated by any present or future law, statute, regulation, or directive of any goverrental agency,
and other similar items; (6) all premiums on, deductibles, retentions, and claims not covered by, worker's compensation,
casualty, public liabilty, propert damage, loss ofrent, fire and extended coverage, and other insurance on the Common Area
and Propert obtained by tañdlord pursuant to Article 9. or otherwise; (7) rental of or cost of tools, machineiy, and equipment
used in connection with managing,. repairing, cleaning and maintaining the Common Area; (8) the cost of all jantors, gardeners,.
security personnel and equipment performing services on the Common Area; (9) any regulatoiy fee or surcharge or similar
imposition imposed by governmental requirements based upon or measured by the number of parking spaces, commuter trps, or
the areas devoted to parking in the Common Area; (10) the cost of other capital improvements to the Common Area; (11) all
costs and expenses incured in connection with the management, maintenance, repair, operation, and replacement of all
landscaping and parking facilities serving the Propert; (12) the' Propert's portion of the cost of any easements or other
agreements maintained for the benefit of the Propert or the Propert's tenants and occupants; (13) license, permit, and

inspection fees associated with the ongoing operation, maintenance, and repair of the Common Area; (14) the Propert's portion
of accounting (i.e., the salaiy and associated expenses of Propert accounting) and legal services directly attibutable to the
Propert, but excluding all such services in connection with negotiations and disputes with specifc tenants unless the matter

involved affects all tenants of the Propert;, Notwithstanding the foregoing, following shall be excluded from Operating

Expenses: depreciation and amortization, except as provided herein and except on materials, tools, supplies and vendor-ty
equipment purchased by Landlord to enable Landlord to supply services Landlord might otherwise contrct for with a third par

where such depreciation and amortization would otherwise have been included in the charge for such third par's services and

when depreciation or amortization is permtted or required, the item shall be amortized with reasonable interest over its
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reasonably anticipated useful life Notwithstading the foregoing, costs of a capital nature, including, without limitation, capital
improvements, capital replacements, capital repairs, capital equipment and/or capiial tools, Tenant's share of~'!hich costs exceed
Five Thousand and No/IOO Dollars ($5,000.00), shall be amortized over the useful live thereof as reasonably determined by
Landlord and only includeà in the cost for which Tenant shall reimburse Landlord for the portion of the useful life falling within
the Lease Term but only if and to the extent made subsequent to the initial development of the Propert or Building and which
are designed with a reasonable probability of enhancing the life safety systems of the Propert or improving the operating
effciency of the Propert or Building, or are required to comply with laws enacted or interpreted after the Commencement Date
hereof.

5.4 Records. Landlord shaH keep accurate records showing in reasonable detail all expenses incurred for such
maintenance. These records shall, upon at least thirt (30) days' request, be made available during business hours at the offces
of Landlord for inspection by Tenant. Any such inspection by Tenant shall take place within one (i) year following the date of
the annual reconciliation statement (as defined in Paraeraph 5.5 below) setting fort such expenses, or else any disagreements or
claims by Tenant in connection therewith shall be deemed forever waived,

5.5 Tenant's Contribution. From and after the Lease Commencement Date, and during the entie Initial Lease Term

and all Extended Terms, Tenant shall pay to Landlord on the first day of each month, Tenant's Pro Rata Share of the amount by
which Operating Expenses for a paricular Lease Year exceed Operating-'Expenses for the Base Year, based on, at Ladlord's
election, either: (a) the amount of such expenses actually incurred during the biling period; or (b) equal periodic insllments
which have been reasonably estimated in advance by Landlord for a paricular period. Landlord may revise such estimates
upward.or downward at any time with reasonable prior notice to Tenant. If Landlord elects to bil Tenant based upon estimates,
Landlord shall, within one hundred twenty (i 20) days after the end of the calendar year, or as soon thereafter as possible, forward
to Tenant a written statement (the "annual reconciliation statement") which adjusts the estimated expenses to reflect the actul
expenses incured for such year. If the annual reconcilation statement shows the actual expenses to have exceeded the estimated
expenses, then Tenant's share of such additional amount shall be paid by Tenant to Landlord within ten (10) days of receipt of
the annual reconciliation statement; if the annual reconciliation statement shows the actual expenses to have been less than the
estimated expenses, Landlord shall at its election pay the amount to Tenant or credit Tenant's share against the sums next due
hereunder from Tenant to Landlord (or against any outstanding sums then due). Tenant shall have the right at its own cost and
expense to review and/or inspect Landlord's records once in any calendar year with respect to any Operatig Costs shown on
Landlord's annual reconcilation statement provided to Tenant. Tenant shall give Landlord wrtten notice of its intention to
conduct any such review or inspection on or before thirt (30) days after the date of Tenant's receipt of Landlord's anual
reconciliation statement. Tenant's review/inspection shall be conducted by a certified public accounting firm at Landlord's iin

business offce; or at such other location as Landlord may keep its relevant business records, and on a date mutually agreed upon
by Landlord and Tenant. Ladlord agrees that it shall give Tenant said access to review/inspect the business recòrds no later than
sixty (60) days after Tenant's notice to Landlord, Tenant must provide written notice to Landlord within one hundred twenty
(120) days after Tenant's notice to Landlord, specifying any and all claims it may have determined in good faith. Tenant agrees
to diligently pursue its review/inspection of Landlord's records in order to determine if it concurs or disagrees with Ladlord's
statement All such inspection(s) shall be at the sole cost and expense of Tenant, provided that in the event Tenant's review
reasonably determines there is an overcharge of Operating Expenses which has not been credited to Tenant, said overcharge
being more than five percent (5%) or-Tenants share of the Operating Expenses, and Landlord does not contest the Tenant's
results, then Landlord shall pay Tenant's reasonable out-of-pocket costs of such inspection, not to exceed Two Thousand Dollars
($2,000). If Landlord desires to contest the result of Tenant's inspection, Landlord may do so within thirt (30) days of its
receipt of the inspection results, by submittng the results of the inspection to binding arbitration administered by the American
Arbitrtion Association in accordance with its Commercial Arbitration Rules, to be conducted by a mutully acceptable single
arbitrtor with not less than ten (10) years experience as a real estate attorney, or a rctiredjudge with experience in commercial
real estate litigation and/or leases, Any overcharge or undercharge determined as a result of Tenant's inspction or by the
arbitrator. shall be paid by the appropriate part to the other within thirt (30) days after the inspection results are provided to

Landlord.

5.6 Operation and Control. Landlord shall have control and non-exclusive possession of the entire Common Area

and may from time to time adopt rules and regulations pertining to the use thereof. Landlord shall, except as otherwse provided
herein, operate and maintain the Common Area during the Lease Term, Landlord reserves the right to use the Common Area for
such promotions, exhibitions and similar uses as Landlord reasonably deems in the best interests of the Propert and its tenants,
Landlord may temporarily close par of the Cominon Area for such period of time as may be necessar for (i) tempora use as
a work area in connection with the constrction of buildings or other improvements within the Propert or contiguous propert;
(ii) repairs or alterations in or to the Common Area to any utility facilities; (iii) preventing the public from obtaining prescriptive
rights in or to the Common Area; (iv) emergency or added safety reasons; (v) temporar use of the Common Area for
entertinment, performance or shopping events; or (vi) performing such other acts as in Ladlord's reasonable judgment are
appropriate for the proper operation or maintenance of the Propert, Ladlord shall have the sole and exclusive control of the
Common Area. Landlord's rights shall include, but not be limited to,the right to (vii) restrin the use of the Common Area by
unauthorized persons; (viii) utilize from time to time any portion of the Common Area for promotional, entertinment and related

i

I
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matters; (ix) place permanent or temporary kiosks, displays, carts and stands in the Common Area and to lease same to tenants;
(x) temporarily close any portion of the Common Area for repairs, improvements or alterations, to discourage non-customer use,
to prevent dedication or an easement by prescription, or for any other reason deemed suffcient in Landlord's judgment; and
(xi) change the shape and size ofthe Common Ara, add, eliminate or change the location of improvements to the Common Area,
including, without limitation, buildings, lighting, parking areas, roadways and curb cuts, and constrct buildings on the Common
Area, Landlord may determine the nature, size and extent of the Common Area and whether portions of the same shall be
surface, underground or multiple-deck; as well as make changes to the Common Area from time to time which in Landlord's
opinion are deemed desirable for the Propert, The manner in which the Common Area shall be operated and maintained and the
expenditures therefor shall be in Landlord's sole discretion, Landlord reserves the right to appoint a substitute operator,
including but not limited to, any tenant in the Propert, to carr out any or all of Landlord's rights and duties with respect to the

Conuon Area as provided in this Lease; and Landlord may enter into a contract either by a separate document or in a Lease
agreement with such operator on such terms and conditions and for such period as Landlord shall deem proper.

5.7 Obstructions. No fence, wall, structure, division, rail or obstrction shall be placed, kept, permitted .or
maintained upon the Common Area or any part thereof by Tenant Tenant shall not conduct any sale, display, advertising,
promotion, or storage of merchandise or any business activities of any kind whatsoever in or upon the Common Area without
Landlord's prior written consent. Tenant shall not use the Common Area for solicitations, demonstrations or any other activities
that would interfere with the conduct of business in the Propert, or which might tend to create civil disorder or commotion.

5.8 Allocation of Expenses: Gross UP. Those Operating Expenses, Taxes, and insurance costs that Landlord

reasonably determines should be allocable to all tenants of the Propert shall be considered to be Property Operating Expenses,
Taxes, and insurance costs, respectively, and those Operating Expenses, Taxès and insurance costs that Ladlord reasonably
determnes should be allocable only to specific tenants shall be shared among only those tenants, Landlord also reserves the right
to create, as appropriate, new categories of Operating Expenses, Taxes, and insurance costs, if certain Operating Expenses,
Taxes, and/or insurance costs are reasonably allocable only to Tenant and not to all tenants of the Propert or the Building. In

such case, Tenant's Pro Rata Share shall be established for such separately-categorized Operating Expenses, Taxes, and/or

insUrace costs, and Tenant shall be responsible for paying the costs and expenses of installng meters or other devices t~
determine the actual cost or expense of such separately categoriz Operating Expenses, Taxes, or insurance costs on a pro rata
basis with those other tenants, if any, that are responsible for paying a portion of such separately-categorized Operating

Expenses, Taxes and insurance costs, as applicable. If less than an average of ninety-five percent (95%) of the rentable area of
the Propert is occupied by tenants during all or any portion of a lease year, Landlord shall make an appropriate adjustment of
those Operating Expenses and insurace costs that var by occupancy, including for purposes of calculating Tenant's estimated
payments of increases thereof, employing sound accounting and propert management principles, to determine the amount of
Operatig Expenses and taes that would have been expended or incurred had ninety-five percent (95%) of the rentable area of
the Propert been occupied during the entire year.

ARTICLE 6
TAXES

6.1 Personal ProperlY Taxes. Tenant shall pay before delinquency all license fees, public charges, taxes and
assessments on the furnitue, fixtures, equipment, inventory and other personal propert of or being used by Tenant in the
Premises, whether or not owned by Tenant.

6.2 Real ProperlY Ta;'(es.

(a) Definition: Payment. Tenant shall pay to Landlorå as Additional Rent, in the manner set fort in
Parae:raph 5.5. Tenant's Pro Rata Share of the amount by which "Taxes" (as defined below) for a particular Lease Year exceed
Taxes for the Base Year. As used herein, Taxes shall mean all real propert taes, excises, license and permt fees, utility levies
and charges, business improvement districts, transport fees, trip fees, monorail and other light rail fees or assessments,
tranpo.rtion management program fees, school fees, fees assessed by air quality management districts or any governmental
agency regulating air pollution or commercial rental taxes, and other governmental charges and assessments, general and special,
ordinary and extraordinary, unforeseen as well as foreseen, of any kind and nature whatsoever, and installments thereof
(including any business and occupation tax imposed on Ladlord, the Building or the Propert, and any ta imposed on the rents
collected Iherefromor on the income generated t.'iereby, whether or not substituted in whole or in par for real propert taes, as

well as assessments and any license fee imposed by a local governental body on the collection of rent), which shall be levied or
assessed against all or any portion of the Premises, or imposed on Laldlord for any period during the Term of this Lease. Said
Taxes attbutable to the years that this Leae commences and termnates shall, if necessar, be prorated and apportioned between

. Landlord and Tenant to coincide with the commencement and expiration of the Lease Term
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(b) Separate Tax BilL. If the Premises are separately billed pursuant to a segregation, Tenant shall pay such
Taxes as Additional Rent, at Landlord's election, either (i) at least 30 days prior to delinquency, directly to the ta collector, or
(ii) together with Tenant's Pro Rata Share of monthly Operating Expenses, to Landlord, or (iii) twice each year within ten (10)
days after delivery of Landlord's wntten statement which shall be accompanied by a copy of the ta bill, to Landlord, Each par
shall fuish the other upon written request, evidence of payment of such Taxes,

(c) Tenant's Use. Notwithstanding any other provisions of this Parat!raph 6.2, in the event that Tenant's
use of the Premises or any action undertaken by Tenant causes an increase in Taxes assessed against the Propert or the Premises
as a result of any tax reassessment or reappraisal, Tenant shall be solely liable for, and shall pay, in addition to all other sums
payable under this Paral!raph 6.2 or elsewhere in the Lease: the entire amount of the increase in Taxes over the amount of Taxes
for the Propert or the Premises had such reassessment or reappraisal not occurred,

6.3 Business Taxes. Tenant shall also pay Tenant's Pro Rata Share of: (a) all special taxes and assessments or license
fees now or hereafter levied, assessed or imposed by law or ordinance, by reason of Tenant's use oÍthe Premises; (b) all business
and occupation tax and any tax, assessment, levy or charge assessed on the Rent paid under this Lease; and (c) metropolita
improvement and other business improvement district fees.

6.4 Substitute and Additional Taxes, If, at any time during the Term, the methods of taation prevailing on the

execution date hereof shall be altered so that in lieu of, or as a supplement to or as a substitute for, the whole or any'par of the
Taxes now levied, assessed or imposed on the Premises or the Propert, there shall be levied, assessed or imposed a ta,
assessment, levy, imposition or charge, wholly or parially as a capital levy or otherwise, on the rents received therefrom, or a
ta, assessment, levy (including but not limited to any municipal, state, or federal levy), imposition or charge measured by or
based in whole or in part upon the Premises and imposed upon Landlord, or a license fee measured by the rent payable under this
Le~e or by expenditures made by Tenant on Landlord's behalf in connection with this Lease, then all such taes, assessments,
levies, impositions, charges of the par thereof so measured or based, shall be deemed to be included within the term "Taxes" as
defined in Article 6 hereof, and Tenant shall pay and discharge the same in the manner provided for the payment of Taxes herein,
it beiig the intention of the parties hereto that the rent to be paid hereunder shall be paid to Landlord absolutely net, without
deduction of any kind or nature whatsoever, .

6.5 Commercial Rent Tax, Tenant shall pay to Landlord, in addition to and together with any and all installments of
. Minimum Monthly Rent, Additional Rent and other charges payable pursuant to this Lease, the excise, transaction, sales,
- privilege, or other tax (other than net income and/or estate taes), if any, now or in the futue imposed by the city, county, state or
any other governent or governental agency upon Landlord and attributable to or measured by the Minimum Monthly Rent,

Operating Expenses, Additional Rent or other charges or prorations payable by Tenant pursuant to this Lease,

ARTICLE 7
UTILITIES AND SERVICES

7. i Utilities and Services. Provided that Tenant is not in default under this Lease, Ladlord wil provide the

following services:

7.1. Maintain normal business hours at the Building, Monday through Fnday from 6:00 a,in to
6:00 p,m,

7. i.2 Furish utilities to provide for lighting, convenience power, and heat and air conditioning capable

of maintaining a temperature in accordance with applicable energy code requirements, Landlord shall cause the Premises to be
supplied with electricity for standard power usage. As used herein, "standard power usage" means use of electricity for
building standad lighting and offce standard machines used in quantities and for amounts of time typically used by tenants in
the building for ordinary offce use. As use herein, "offce standard machines" means tyewriters, dictaphones, desk top

calculators, desk top computer terminals and other analogous offce equipment with equal or lesser power requirements, all
operating on i 10 volt circuits, High power usage equipment includes without limitation servers, as weii as machines that operate
on 220-volt circuits. Tenant shall not install or operate high power usage equipment on the Premises without Ladlord's pnor
writtn consent, which may be refused unless Tenant conflI in wntIng its obligation to pay the additional charges necessitated
by such equipment. Electricity used by Tenant in the Premises shall, at Landlord's option, be paid for by Tenant either:
(i) through inclusion in Operating Expenses (except as otherwise provided herein for excess usage); (ii) by a separate charge
payable by Tenant to Landlord within 30 days after billng by Landlord; or (iii) by separate charge biled by the applicable utilty
company or reseUer and payable directly by Tenant. Electrcal service to the Premises may be fuished by one or more
companies providing electrical generation, transmission and distribution services, and the cost of electrcity may consist of
several different components or separate charges for such services, such as generation, distrbution and stranded cost charges.
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Landlord shall have the exclusive right to select any company providing electrical service to the Premises, to aggregate the
electrical service for the Property, any Buildings and the Premises with other Buildings, to purchase electrcity though a broker
and/or buyers group and to change the providers and manner of purchasing electricity. Landlord shall be entitled to receive a fee
(if penntted by law) for the selection of utility companies and the negotiation and administration of contracts for electricity,
Whenever heat generating machines or equipment or lighting other than building standard lights in excess of Tenant's
requirements described herein are used in the Premises by Tenant which afect the temperature otherwise maintained by the air
cooling system, Landlord shall have the right to install supplementary air cooling units in the Premises, and the cost thereof,
including the cost of installation and the cost of operation and maintenance thereof, shall be paid by Tenant upon biling,
Landlord may impose a reasonable charge for utilities and services, including without limitation, air cooling, electric curent and
water, required to be provided the Premises by reason of, (a) any substantial recurrent use of the Premises at any time other than
the hours of 7:00 a,m, to 6:00 p,m" Monday through Friday, (b) any use beyond what Landlord agrees to furnish as described
above, (c) electricity used by equipment designated by Landlord as high power usage equipment, or (d) the installation,
maintenance, repair, replacement or operation of supplementa air cooling equipment, additional electrical systems or other
equipment required by reason of special electrical, heating, cooling or ventilating requirements of equipment used by Tenant at
the Premises. In no event shall Tenant install portble low voltage NC units anywhere within the Premises. At Landlord's
option, separate meters for such utilities and servces may be installed for the Premises and Tenant upon demand therefor, shall
pay within 30 business days for the actul cost of the installation, maintenance, repair and replacement of such meters.

Notwithstanding the foregoing, in the event Tenant installs supplemental air-cooling equipment within the Premises (subject to
Landlord's prior approval), it shall do so at its sole cost and expense and shall be required to be connected to the Building'
condenser water loop, for which an additional monthly fee shall be paid for the consumption of water and electrcity. .

Notwithtanding anything to the contrry elsewhere herein, Tenant shall be entitled to one hundred (100) hours per year of
additionaIafter-hours HV AC used on Satudays for the Premises at no additional charge, Tenant shall request such Saturday HV AC
at least 24 hours in advance.

7.1.3 Provide non-attended passenger elevator facilities during all working days (Satuday, Sunday and

holidays one elevator subject to call).

7.1.4 Provide five day per week janitorial services similar to that furnished in comparable general offce
space in the vicinity of the Building. Any and all additional janitorial service desired by Tenant shall be contracted for by Tenant
directly with Landlord's janitorial agent

7.1.5 Provide water for drinking, lavatory and toilet p'urposes drawn though fixtues installed by

Landlord,

7.1.6 Maintain the roof and all strctural portions of the Building,

7.1.7 Maintain the Pmpert and Common Area in reasonably good condition and in compliance with all
governmental codes, rules and regulations,

7.1.8 Replace burned out fluorescent tubes in light fixtures that arc standard for the Building. Bwned out
bulbs, tubes or other light sources in fixtures that are not standard for the Building will be replaced by Landlord, but at Tenant's
expense,

....~L~
_:""~-':..7.2 Payment. Costs for all services rendered under this paragraph shall be included in Operating Expenses unless

specifically excluded above or in Article 5 ofthis Lease,

7.3 InternlDtions, It is understood that Landlord does not warant that any of the services referred to above wil be"

free from interrption by virte of a striki; or a iabor trouble or any other cause beyond Landlord's reasonable control. Such
interrption of service shall never be deemed an eviction or disturbance of Tenant's use or possession of the Premises, or any par

thereof, nor shall it render Landlord liable to Tenant for damages, by abatement or reduction of rent or oinerwise, nor shall it
relieve Tenant from performance of Tenant's obligations under this Lease, nor shall Tenant be relieved from the performance of
any covenant or agreement in this Lease because of such failure or interrption; provided that Tenant's responsibility for
Minimum Monthly Rent shall abate beginning on the fourth business day after the interrption caused by the gross negligence or
intentional misconduct of Landlord or its agents or employees which renders all or a portion of its Premises untenantable (in
proportion to the amount of Tenant's space rendered untenantable), and continuing until the interrpted service or utility no
longer renders a significant portion of the Premises'untenantable, Landlord reserves the right tn stop service of the elevator,
plumbing, HV AC and electrical systems, when necessary, by reason of accident or emergency, or for repairs, alterations or
improvements, which are in the reasonable judgment of Landlord desirable or necessar, until said repairs, alterations or
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improvements shall have been completed; provided, Landlord shall use its good fai.h efforts to tr to minimize interrption to

Tenant's business oper,,:ions,

7.4 LEED Certitication. Tenant acknowledges that the Building has received Leadership Energy and Environmental
Design (ULEED")-EB Platinum certification from the U.S. Green Building CounciL. In order to assist Ladlord in maintaining
this certfication for the Building, Tenant agrees to observe the following minimum requirements to the extent reasonably
possible and readily achievable:

7.4.1 Green Cleaning: The Premises shall be cleaned utilizing LEED criteria for both procedures and
products,

7.4.2 Occupant Recvcling: Landlord shall provide Building-standard recycling containers for the
collection of all recycling and composting, Tenant shall make every effort to minimize offce-generated landfill waste by
purchasing recyclable products whenever practicaL. All Tenant battery, light bulbs and electronics waste shall be recycled. If
completed by Tenant, Tenant shall upon request by the Landlord provide proof of proper disposaL.

7.4.3 Offce Purchasinl? - Ongoing: Consumables: Tenant shall whenever practical purchase high

recycled content offce products, This shall include ongoing consumables (offce paper products). Tenant wil be requested to
supply purchasing data (compliant versus non compliant) data to the Landlord,

7.4.4 Offce Purchasinl? - Furniture and Electronics: Tenant shall whenever practical purchase offce

furniture with a high recycled content. Tenant shall maintain copies of invoices for all office fuiture purchase and supply
them to Landlord. Tenant shall, whenever possible purchase (or lease) electronics and appliance equipment (PC's, laptops,
printers, fax, copiers, etc,) that is Energy Star Rated by the D.S, Environmental Protection Agency, Tenant shall maintain' copies

of invoices and supply them to Landlord when requested,

7.4.5 Constrction and Maintenance of Tenant Space, Tenant shall comply.~th all Building rules and
regulations to ensure all consi:ñition and maintenance of the Premises complies with the LEED cnteria for the following areas:
constrction waste - recycling; constrction indoqr air quality (UIAQ"); sustainable product purchasing; and Occupant

Transporttion and Comfort Surveys. Tenant shall make every reasonable effort to paricipate in all LEED surveys to document
. Building - Tenant tnmsporttion use and occupant comfort.

ARTICLE 8
REPAIRS AND ALTERATIONS

8. i Landlord's Repairs. Landlord shall keep in good condition and repair the structure, foundation, bearing walls,
roof system, and exterior utility lines servng the Building, the costs of which shall be included in Operating Expenses pursuant to
P3ral!raph 5.3. and paid by Tenant iii accordance with Par3l!r3ph 5.5. but which shall be paid solely by Tenant in the event that
the repair or replacement relates solely to the Premises or is necessitated by Tenant's actions, or if not, which shall be 'pro rated
and paid by Tenant in accordance with P3ral!r3ph 5.5), provided further that Landlord shall not be required to make any such
repairs or replacements occasioned by the act or negligence of Tenant, its agents, employees, invitees, licensees, representatives
or contractors. Nothing contained in this P3r3l!riiiih 8.1 shaH limit Landlord's right to reimbursement from Tenant for
maintenance, repair costs and replacement costs provided elsewhere in this Lease,

8.2 Tenant's Repairs. Except.. expressly provided in Par3l!r3vh 8.1. Tenant shall, at its sole cost, keep in first-
class appearance, in a condition at least equal to that which existed when Tenant initially began operating at the Premises, and in
good order, condition, cleanliness and repair, the exterior and intenor of the Premises and every part thereof, including without
limitation, the interior surfaces of the walls and ceilings (including all interior painting thereof), all doors, door frames, door
checks, interior relites and other glass, storefronts (if any), all plumbing, HV AC, and sewage facilities serving the Premises,
including free flow up to the main sewer line,trade fixtues, floor coverings (including penodic shampooing of all carets),
maintenance, repair and lightbulb replacement for all non-Building stadard lighting fixtues, and any mechancal systems or
equipment installed for the sole use by Tenant. Tenant agrees to utilze Building-approved lighting and lamps, paricipate in the
Building's recycling program, and pai-licipate in the Building's purchasing program, and provide reaonable documentation as
required in connection therewith, All equipment, facilities or fixtures shall, at Tenant's sole expense, be kept, repaired,
maintained, replaced or added to by Tenant at all times in accordance with all governental requirements, Tenant shall cause all
grease traps, if any, serving the Premises to be cleaned and serviced as often as may be required by law, ordinance or regulation
or in order to keep the grease traps safe, sanitary and in good working order, and shall, within five (5) days of receipt, furnsh to
Landlord tre copies of all receipts or other evidence of service from outside vendors who empty, clean or service the grease
traps. In the event t.hat Tenant fails to comply with the obligations set forth in this P3ral!raph 8.2, Landlord may, but shall not
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be obligated to, perform any such obligation on behalf of, and for the account of Teiiant, and Tenant shall reimburse Landlord
for all costs and expenses paid or incurred on behalf of Tenant in connection with performing the obligations set forth herein.
Tenant expressly waives the right to make repairs at Landlord's expense under any law, statute or ordinance now or hereafter in
etTect

8.3 Alterations.

(a) Tenant"s Alterations, Tenant shall not make any alterations, decorations, changes, installations or
improvements (collectively, "Tenant Changes") in, to, or about the interior or exterior of the Premises without obtaining the
prior written consent of Landlord, Tenant's request for Landlord's consent to perform any Tenant Changes which may affect the
HV AC system or cause penetration through the roof of the Building, must be accompanied by plans and specifications (to be
prepared by Tenant at Tenant's sole cost) for the proposed Tenant Change in detail reasonably satisfactory to Landlord, together
with notice of the identity of the licensed contractor which Tenant has or wil engage to perform such work, plus a review fee not
to exceed $300,00, La.ndlord shall grant or withhold its approval of such plans and specifications within ten (10) business days
after Tenant makes request therefor in the manner provided herein; provided, however, if Landlord needs to consult with an
outside consultant or expert with respect thereto, Landlord's consent shall be granted or denied not later than withn a reasonable
time after the expiration of such to-business day period, All such work shall be accomplished at Tenant's sole risk and expense,
and Tenant sliall indemnity, defend and hòld harless Landlord from and against any and all loss, cost, liability and expense
(including consequential damages) relating to or arising from the Tenant Changes. All Tenant Changes shall become a par of the
realty upon installation thereof.

(b) Approval Not Required. Notwithstanding Paral!raDh 8.3(a), with respect to carpeting and painting of
the interior portions of the Premises and other Tenant Changes which (i) are non-strctual in nature (i.e., do not involve changes
to or penetrtions of any portion of the Building or the Propert); (ii) do not involve changes to the building's systems, including

without limitation, the roof, electrical, plumbing, and HV AC systems (the Tenant Changes described in clauses (i) and (ii) hereof
are collectively called "Non-Structural Changes"); and (iii) in the aggregate would not cost in exces of $3,000.00 when added
together with. the cost of all other Non-Structural Changes made by or for Timant durng the prior 12 month period, Tenant need
not obtain Landlord's prior written consent, but must notifY Landlord in writing within ten (10) days prior to the commencement
of such Non-Strctural Changes. Landlord may elect upon expiration or termination of this Lease to require Tenant, at Tenant's
sole cost, to remove all Tenant Changes installed by Tenant pursunt to ths paragrph and to restore the Premises to substantially
their condition prior to the installation thereof. .

8.4 General Conditions, Tenant shall at all times comply with the following requirements when pedonning any

work pur~:i~!~aral!raphs 8.2 or 8.3:- ' .;;.

(a) Contractors, Tenant shaH use the contractors and mechanics then appearng on Landlord's approved list
if the Tenant Changes involve changes to the Building's systems and/or structual elements. With respect to Non-Strctural
Changes, Tenant shall use such contractors and mechanics which Landlord approves of in writing prior to their use, which
approval shall not-be unreasonably withheld. Aii cantrctors used by Tenant shall be licensed contrctors who are experienced in
the tye of work to be performed, and shall provide to Landlord certificates of liability insurance evidencing coverage in force
from insurance anc:r\vith liability limits reasonably acceptable to Landlord, and namng Tenant, Landlord and the Propert
Manager as additional insureds.

(b) Complimic.e With Laws. All Tenant Changes shall at all times comply with all laws, rules, orders and
regulations of governmental authorities having jurisdiction thereof and all insurace requirements of this Lease, shall comply
with the rules and regulations for the Propert now or hereafter in existence, and shall comply with the plans and specifications
approved 'by Landlord,

(c) Tenant's Responsibil¡ty. All Tenant Changes shall be made and completed at.Tenant's sole cost and
expense, and the Propert and the Premises shall be kept lien-free at all times by Tenant.

8.5 Americans with Disabilities Act Compliance, Landlord and Tenant acknowledge that, in accordace with the

provisions 'of the Americans with Disabilities Act of 1990, together with its implementing regulations and guidelines

(collectively, the,"ADA"), responsibility for compliance with the term and conditions of Title II of the ADA may be allocated
as between the parties. Notwithstading anything to the contrary contained in the Lease, Landlord and Tenant agree tht the
responsibility for compliance with the ADA (including, without limitation, the removal of architectual and commiiications
bariers and the provision of au.uliary aids and services to the extent required) shall be allocated as follows: (i) Tenant shall be
responsible for compliance with the provisions of Titie HI of the ADA for any constrction, renovations, alterations and repairs
made within the Premises if such constrction, renovations, alterations and repairs are made by Tenant at its expense without the
assistance of the Landlord; (ii) Tenant shall be responsible for compliance with the provisions of Title 1I of the ADA for all
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constrction, renovations, alterations and repairs Landlord makes within the Premises, whether at Landlord's or Tenant's
expense; and (iii) Landlord shall be responsible for compliance with the provisions of Title II of the ADA for all Landlord's
Work (if any) and for exterior and interior areas of the Building not included within the Premises, Landlord and Tenant each
agree that the allecation of responsibilty for ADA compliance shall not require either par to supervise, monitor or otherwise
review the compliance activities of the other part with respect to its assumed responsibilities for ADA compliance as set forth in
this paragraph.

ARTICLE 9
INSURANCE

9.1 Use Rate, Tenant shall not car any stock of goods or do anything in or about the Premises which wil cause an

increase in insurance rates on the building in which the Premises are located. In no event shaH Tenant pedorm any activities
which would invalidate any insurance coverage on the Propert or the Premises, Tenant shaH pay on demand.any increase in
premiums that may be charged as a result of Tenant's use or ac!!vities or vacating or otherwise failing to occupy the Premises,
but this provision shall not be deemed to limit in any respect Tenant's obligations under Article 14. In no event shall the limits
of insurance required to be maintained by Tenant pursuant to this Lease be deemed to limit the liability of 

Ten ant hereunder,

9.2 Liability Insurance, Tenant shall, during the Lese Term, at its sole expense, maintain in full force a policy or

policies of Commercial general liability (CGL) insurance including contrctual, on an occurence basis, with coverage at least as
broad as the most commonly available ISO Commercial General Liability policy CG 00 01, at least Two Milion Dollars
($2,000,000) per occurrence limit, Two Milion Dollars ($2,000,000) genera aggregate limit, inciuding any necessary and
appropriate extensions to comply with the additional requirements of ths Lease. Tenant shall also maintain Commercial
Automobile coverae, One Milion Dollars ($1,000,000) combined single limit/per accident, covering injur (or death) and
propert damage arising out of the ownership, maintenance, or use of aiy private passenger or commercial vehicles and of any
other equipment required to be liceiised for road use. Such limits may be achieved through the use of umbrella liability insurance

. otherwise meeting the requirements of this paragraph, Such insurance shall also cover independent contractors liability, products
and completed operations liability, and personal injur liability, .

9.3 Worker's Compensation InSUrance. Tenant shaH at all times maintain worker's compensation insrance in

compliance with federal, state and local law including Employer's Liability coverage (contingent liability/stop gap) in the amount

of$I,OOO,OOO each accident; $1,000,000 boJlily injury by disease policy limit; ard $1,000,000 bodily 
injury each employee.

9.4 Prooerty Insurance/Business Income,

(a) Landlord's Insurance, Landlord shall pay for and shall maintain in full force and effect during the Term

of this Lease propert insurance with respect to the Propert as it may require and as may be required by its lender, which

coverage may include at Landlord's option spcial extended coverage, earquake and sprinkler leakage 
coverage, boiler and

machinery. difference in conditions. business income and extr expense, building ordinance, terrorism, and excess rental value
endorsements, along with rent loss insurance. Tenant shall pay Tenant's Pro Rata Share for thè costs incurred by Ladlord for
such insurce in excess of the costs thereof for the Base Year in accordance with the payment provisions set forth inParal!rapb 5.5 above, .

(b) Tenant's Insurance, Tenant shall pay for and shall maintain in full force and effect during the Term of
ths Lease propert insurance covering its leasehold improvements to the Premises, furniture, fixtues, equipment, inventory and
other personal propert located on the Premises in an amoUnt of not less than one hundred percent (100%) insurable replacement
value with no coinsurance penalty, "Special Form-Causes of Loss", with Flood Insurance and earquake if Landlord or its
lender deems such insurance to be necessar or desirable), with an Ordinance or Law endorsement, and replacement cost
coverage to prQtect against loss of owned or rented equipment and tools brought onto or used at the Propert by Tenant. Tenant
shall also obtain and maintain Business Income and Extr Expense coverage for a period of not less than twelve (12) months,

9.5 Waiver of Subrogation. Except for the waiving par's deductible amount, each par hereby waives, and each

par shall cause their respective propert insurance policy or policies to include a waiver of such caITier's, entire right of
recovery (Le" subrogation) against the other par, and the officers, directors, agents, representatives, employees, successors and
assigns of the other par, for all claims which are covered or would be covered by the propert insurance required to be carred
hereunder or which is actually caried by the waiving part,

9.6 General Requirements, All policies of insurace required to be caried hereunder by Tenant shall be evidenced

by an appropriate evidence of insurance (e,g., ACORD Form), which evidences must contain the following additional clause:
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L "it is agreed that this insurance wil not be canceled, not renewed, or the limits of coverage in any
way reduced without at least thirt (30) days' advance written notice (ten (10) days for nonpayment of
premiums) sent by certified mail, return receipt requested, to (Insert Ladlord's
name and address)"

(a) Licensed in State, Be written by companies reaonably satisfactory to Landlord and licensed to do

business in the state of in which the Propert is situated. All policies of insurance required to be maintained by Tenant shall be
issued by insurance companies with an A.M. Best's financial strength rating of "A-" or better and an A.M. Best's Financial Size
Category of Class "IX" or higher, and shall not contain a deductible greater than $2,500 or any self-insured retention unless
expressly approved in writing by Landlord.

(b) Primary. Contain a clause that such policy and the coverage evidenced thereby shall be primary and

non-contrbuting with respect to any policies carried by Landlord, and that any coverage caried by Ladlord shall be excess
insurance, All insurance coverage must be on an "occurrence basis"; "claims marle" forms of insurance are not acceptable, and
shall contain a severabilty of interests endorsement.

(c) Additional Named Insured. Liability policies shall name Landlord, its Propert Manager, Washington
Real Estate Holdings, LLC, Washington Holdings Management Company, LLC, and any other par identified by Landlord as
additional insureds utilizing iso Endorsement CG 20-11-01-96 or its equivalent ("certificate holder" status is not acceptable).
Landlord shall be listed as a "loss payee" on propert policies as its interests may appear,

(d) Notice of Cancellation. Not be subject to cancellation or reduction in coverage except upon at least
thirt (30) days prior written notice to each additional insured. The policies of insurance containing the term specified herein, or

duly executed certificates evidencing them, together with satisfactory evidence of the payment of premiums thereon, shall be
deposited with Landlord prior to the Possession Date and thereafter not less than thirt (30) days prior to the expiration of the
original or any ren~wal term of such coverage. If Tenant fails to comply with the insurace requirements set forth in this Lease,
Landlord shall have the right, but nöt the obligation, at any time and from time to time, without notice, to procure such insurance
and/or pay the premium for such insurance, in which event Tenant shall repay Landlord, immediately upon demand by Landlord,
as Additional Rent, all sums so paid by Landlord together with interest thereon and any costs or expenses incured by Landlord in
connection therewith, without prejudice to any other rights and remedies of the Landlord under this Lease.

9.7 ' Blanket Insurance. Each part shaii -be entitled to fulfill its insurance obligations hereunder by maintaining a
so-called "blanket" policy or policies of insurance. Such policy shall contain an endorsement that names the other par as an
additional insured, references the Premises, and guarantees a minimum limit of coverage available for the obligations under this
Lease at least equal to the insurance amounts required hereunder. Tenant's right to fulfill its insurance obligations hereunder
through a "blanket" policy shall be subject to approval of such policy by Landlorå and Landlord's lender(s),

9.8 Self- Insurance. Landlord hereby consents to Tenant's right to comply with and satisfy the obligations contained

in this Article 9 as to maintenance of policies of insurance by acting as a self-insurer as to the applicable insurace coverage,
Tenant, a charter county governinent under the constitution of the State of Washington, maintains a fully funded self-insurance
program for the protection and handling of Tenant's liabilities including injuries to persons and damage to propert. Landlord
acknowledges, agrees and understands that the Tenant is self-funded for all of its liabilty exposures, Tenant agrees, at its own
expense, to maintain, through its self-funded program, coverage for all of its liabilty exposures for this Lease, Tenant agrees to
provide Landlord with at least 30 days' prior written notice of any material change in Tenant's self-funded program and wil
provide Landlord with a certificate of self-insurace as adequate proof of coverage. Landlord furter acknowledges, agrees and
understands that Tenant does not purchase commercial general liability insurance and is a self-insured governental entity;
therefore Tenant does not have the abilty to add Landlord as an additional insured. However, Tenant's obligations undër this
Lease with regard to Landlord's right to receive any proceeds from the insurance policies and coverages required in this ~
shall apply equally during any period of self-insurance by Tenant, including but not limited to Tenant's indemnity and duty to
defend Landlord pursuant to Articles 13 and 44. All amounts which Tenant pays or is required to pay and all loss or damages
resulting from risks for which Tenant has elected to self-insure shall be subject to the waiver of subrogation provisions of
Paral!raph 9.5 above, Should Tenant elect to cease self-insuring its liability exposures and purchase commercial general

_ liability insurance, Tenant agrees to add the Landlord as an additional insured and comply with the remainder of this Article 9
herein.

9.9 . Failure to Maintain Jnsurance, If Tenant fails to maintain its self-insurance progrm described above and fails or
refuses to purchase and maintain any insurance required in this Article 9, Landlord may, at its option, procure insurance for
Landlord's benefit and/or interests and any and all reasonable premiums paid by Landlord therefore shall be deemed Additional
Rent and shall be due on demand, Landlord wil not be responsible to procure insurance for Tenant's interests and/or benefit.
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ARTICLE 10
DAMAGE AND RESTORA nON

10.1 Damage and Destruction of the Premises, If the Premises are ~t any time destroyed or daaged by a casalty
insured against by Landlord pursuant to Article 9 hereof or otherwise insured against by Landlord, and if as a result of such
occurrence:

(a) If the Premises are .rendered untenantable only in part, this Lease shall continue in full force and

effect and, provided Tenant shall have been operating in the Premises for the Permitted Use set fort in the Basic Lease

Provisions at the time of the casualty and shall covenant in writing to Landlord that Tenant shall reopen the Premises for such
permitted use and wil comply with the provisions of Paraeraph 10.3 below upon completion of Landlord's reconstrction,
rebuilding or repair of the Premises, Landlord shall, subject to the provisions of Par3eraDh 10.4 below, commence dilgently to
reconstruct, rebuild or repair the Premises (provided that Landlord shall have no obligation to repair or reconstrct any Tenant's
Work or Tenant Changes), In such event, Minimum Monthly Rent shall abate proportionately to the portion of the Premises
rendered untenantable from the date of the destrction or damage until the date on which Landlord has substatially completed its
repair and restoration obligations hereunder.

(b) If the Premises are rendered totally untenantable, provided Tenant shall have been 
operating in the

Premises for the Permitted Use set forth in the Basic Lease Provisions at the time of the casualty and shall covenant in writing to
Landlord that Tenant shall reopen the Premises for such use and wil comply with the provisions ofParaer3Dh 10.3 below upon
completion of Ladlord's reconstrction, rebuilding or repair of the Premises, Ladlord sháii, subject to the provisions of
Parae:raph 10.4 below, commence diligently to reconstrct, rebuild or repair the Premises (provided that Landlord shall have no
obligation to repair or reconstrct any Tenant's Work or Tenant Changes), In such event, Minimum Monthly Rent shall abate
proportionately to the portion of the Premises rendered untenantable from the date of the destrction or damage until the date on

which Landlord has substantially completed its repair and restoration obligations hereunder.

10.2 Damage or Destmction of Property.

(a) If 25% or more of the Leasable Area of the Propert or 25% or more of the Common Area of the
Propert is at any time destroyed or damaged (including, without limitation, by smoke or water daage) as a result of fire, the

elemeÎlts, accident, or other casalty, whether or not the Premises a.re affected by such occurence, Landlord may, at its option, to
be exercised by written notice to Tenant withìn ninety (90) days following any such occurrence, elect to tennnate this Leae. In

the case of such election, the Term and tenancy created hereby shall expire on the thirtieth (30th) day after such notice is given,
without liabilty or penalty payable or any other recourse by òne par to or against the other; and Tenant shall, within such
30-day period, vacate the Premises and surrender them to Landlord. All rent shall be due and payable without reduction or
abatement subsequent to the destruction or damage and until the date of termination, unless portons of the Premises shall have
been destroyed or damaged, in which event the terms of ParaeraDh 10.1(a) or f! as applicable, of this Lease shall apply to
determine the extent of any abatement of Minimum Monthly Rent to which Tenant may be entitled as a result thereof,

(b) If Landlord does not elect to terminate this Lease in accordance with the term of
Parae:raph 10.2(a), Landlord shall, following such destrction or damage, commence diigently to reconstrct, rebuild, or repair,
if necessar, that part of the Propert which is necessary, in Landlord's sole judgment, to create an economically viable unit.

However, Landlord shall reconstruct, rebuild, or repair the Premises and the Propert ¡o the extent only of proceeds received by
Landlord from its insurers and as permitted by Landlord's mortgagees or other lenders, Furer, if Landlord elects to repair,
reconstrct, or rebuild the Propert, or any part thereof, Landlord may use plans, specifications, and working drawings other than

those used in the original construction of the Propert.

10.3 Tenant's Work. If this Lease ha not been terminated after damage or destrction as provided above, then all
proceeds of Tenant's insurance relating to reconstrction of the remainder thereoffollowing substantial completion of Landlord's

repair and restoration work as may be required hereby shall be paid over to and held in trst by Landlord, to be reimbursed to
Tenant following completion of Tena!it's repair and restoration work as required hereby, Upon receipt by Tenant of written
notice that Landlord's Work has been substantially completed, Tenant shall forthwith complete iill Tenant's Work as descnoed in
Exhibit "e" hereto, and all other work required to fully restore the Premises for business fully fixturized, stocked, and staffed. If
the Premises have been closed for business, Tenant shall reopen for business for the penntted use set fort in the BaSic Lease

Provisions, but no later than thirt (30) days after notice that Landlord's Work is substantially completed,

10.4 Limitation of Obligations, Notwithstanding anything set forth to the contrary herein, in the event the Premises or
Propert are damaged as a result of any cause iii respect of which there are no insurance proceeds available to Landlord, Or the
proceeds of insurance are insuffcient in Landlord's commercially reasonable judgment to pay for the costs of repair or

reconstrction, or any mortgagee or other person entitled to the proceeds of insurance does not consent to the payment to
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Landlord of such proceeds to fully restore the Premises or Propert, or if the Premises or Propert cannot be fulIy restored to its
prior condition under land use, zoning, and building codes in force at the time a pennt is sought for repair or reconstrction, then

Landlord may, without obligation or liability to Tenant, termnate this Lease on thirt (30) days' wiitten notice to Tenant and all
rent shalI be adjusted as of the effective date of such termination, and Tenant shall vacate and surrender the Premises on the dale
set forth in Landlord's termination notice.

10.5 Dania2:e or Destruction at End of Tenn. Notwithstanding anything to the contrar contained herein, Landlord

shall not have any obligation to repair, reconstrct, or restore the Premises or Propert when the damage or destrction occur
during the last eighteen (18) months of the Term of this Lease.

10.6 Waiver. Tenant hereby waives any statuory and common law rights of termination which may arise by reason of

any partial or total destrction of the Premises which Landlord is obligated to restore or may restore under any of the previsions
of this Lease.

ARTICLE 11
SECURlTY DEPOSIT

Intentionally Deleted

ARTICLE 12
EMINENT DOMAIN

12.1 Definition. If there is any taking or condemnation of or transfer in lieu thereof for a public or quasi-public use of

all or any par of the Propert or the Premises or any interest therein because of the exercise or settlement due to threatened

exercise nfthe power of eminent domain or inverse condemation, whether by condemnation proceedings or otherwse (all of 
the

foregoing being hereinafter referred to as "taking") before or during the Term hereof, the nghts and obligations of the paries
with respect to such taing shall be as provided in this Article 12.

12.2 Total Taking, If there is a taking of all of the Premises, this Lease shall terminate as of the date of such taking.
All Minimum Mònlhly Rent and o.ther amounts due undtcr thís Lease shall be \laid by Tenant to the date of such termation,

12.3 Partial Taking of Premises. If any par of the Premises shall be taken, and a par thereof remains which is
reasonably susceptible of occupation hereunder for the use permitted herein, this Lease shall, as to the part so taken, terminate as
of the date title shall vestin the condemnor or transferee, and the Minimum Monthly Rent payable hereunder shall be reduced by
the proportion which the floor area taken from the Premises bears to the total Floor Area of the Premises immediately before the

taking; but in such event Ladlord shall have the option to terminate this Lease as of the date when title to the par so condemned
vests in the condemnor or transferee, All Minimum Monthly Rent and other amounts due under this Lease shall be paid by
Tenant to the date of any such termination,

12.4 Common Area Taking, If so much of the Common Area is taen tht in the commercially reasonable judgment
of Landlord the Propert wil be rendereJ unsuitable for the continued use thereof for the puroses for which it was intended,
Landlord may elect to terminate this Lease by giving Tenant written notice of such election within sixty (60) days after the date
that title to the portion so taen vests in the condemn0r or transferee. If Landlord fails to give such notice, this Lease shall
remain in full force and effect. If any par of the Propert is taken, but no par of the Premises is taken, and Landlord doe not
elect to termnate this Lease, the rent payable hereunder shall not be reduced, nor shall Tenant be entitled to any par ofthe award
made therefor. In the event of termination, all Minimum Monthly Rent and other amounts due under this Lease shall be paid by
Tenant to the date of such termnation,

12.5 Recaii' and Restoration, If this Lease is not termnated as provided in this Article 12, Landlord shall, at its sole
expense, restore with due dilgence the r¿mainderof the improvements occupied by Tenant so far as is practicable to a complete
unit of like quality, chacter, and condition as that which existed immediately prior to the taking, provided that the scope of the

work shall not exceed the scope of the work to be done by Landlord onginally in constrction of the Premises, and fuer
provided that Landlord shall not be obligated to expend an amount greater than that which was awarded to Landlord for such
taing, Tenant, at its sole cost and expense, shall restore its furnitue, fixtues and other allowed leasehold improvements to their
condition immediately preceding such taking, .

i 2.6 A ward. In the event of any takng, Landlord shall be entitled to the entire award of compensation or settlement in

such proceedings, whether for a total or partial taking or for diminution in the value of the leasehold or for the fee. Any such
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amounts shall belong to and be the propert of Landlord. Without in any way diminishing the rights of Landlord under the

preceding sentence, Tenant shall be entitled to ;:ccover from the .condemnor such compensation as may be separately awarded by
the condemnor to Tenant or recoverable from the condemnor by Tenant in its own right for the takig of trade fixtures and
equipment owned by Tenant (meaning pcrsona! propert, whether or not attached to real propert, which may be removed
without injury to the Premises) and for the expense of removing and relocating them, and for loss of goodwin, but only to the
extent that the compensa!ion awarded to Tenant shall be in addition to and shall not diminish the compensation awarded to
Landlord as provided above.

12.7 Waiver. Tenant hereby waives any statuory and common law rights of termination which may arise by rcason of

any partial taking of the Premises under the power of eminent domain,

ARTICLE 13
INDEMNITY; WAIVER

13.1 Indemnification and Waivers.

(a) Indemnity, To the fullest extent permtted by law, and commencing on the first day Tenant or any of 
its

employees, agents, or contrctors first enters onto the Propert for any reason relating to this Lease or the Prenúse, Tenant shall,
at Tenant's sole cost and expense, Indemnify Landlord Paries against all Claims arising from (i) any Personal Injury, Bodily
Injury or Propert Damage whatsever occuring in or at the Premises; (ii) any Bodily Injury to ai employee of a Tenant Par
arising out of and in the .course of employment of the employee and occurrg anywhere in the Propert; (iii) the use or
occupancy, or manner of use or occupancy, or conduct or management of the Prenúses or of any business therein; (iv) subject to
the waiver of subrogation provisions of this Lease, any act, error, onússion or negligence of any of the Tenant Paries in, on or
about the Premises or the Propert; (v) theeondii.ct of Tenant's business; (vi) any alterations, aètivities, work or things done,
omitted, permitted or allowed by Tenant Parties in', at or about the Premises or Propert, including the violation of or failure to
comply with, or the .alleged violation of or alleged 'failure to comply with any applicable laws, statutes, ordinances, standads,
rules, regulations, orders, or judgments in existence on' the date of the Lease or enacted, promulgated or issued after the date of
this Lease including Hazdous Materials Laws (defined below); (vii) any breach or default by Tenant in the full and prompt
payment of any amount due under this Lease, any breach, violation or nonperformance of any term, condition, covenant or other
obligation of Tenant under this Lease, or any misrepresentation made by Tenant or any guarantor of Tenant's obligations in
connection with this Lease; "(vii) all damages sustained by Landlord as a result of any:h.oldover by Tenant or any Tenant Par in
the Premises including, but not limited to; any claims by another tenant resulting from a delay by Landlord in delivering
possession of the Premises to such tenant; (ix) any liens or encumbrances ansing out of any work pedormed or materials
fuished by or for Tenant; (x) commissions or other compensation or charges claimed by any real estate broker or agent with

respect to this Lease by, though or, under Tenant or, (xi) any matter enumerated in Paral!raDh 13(b) below.

(b) Waivers, To the fullest extent permitted by law, Tenant, on behalf of all Tenant Paries, Waives all
Claims against Landlord Paries arising from the following: (i) any Personal Injury, Bodily Injury, or Propert Damage occurng
in or at the Premises; (ii) any loss of or damage to propert of a Tenant Par located in the Premises or other par of the Propert
by theft or otherwise; (iii) any Personal Injury, Bodily Injury, or Propert Damage to any Tenant Par caused by other tenants of
the Propert, parties not occupying space in the Propert, occupants of propert adjacent to the Propert, or the public or by the
constrction of any private, public, or quasi-public work occurring either in the Premises or elsewhere in the Propert; (iv) any

interrption or stoppage of any utility service or for any damage to persons or propert resultng from such stoppage; (v) business
interrption or loss of use of the Premises suffered by Tenant; (vi) any latent defect in constrction ofthe Building; (vii) dages
or injuries or interference with Tenant's business, loss of occupancy or quiet enjoyment and any other loss resulting from the
exercise by Landlord of any right or the pedormance by Landlord of Landlord's maintenance or other obligations under this
Lease, or (viii) any Bodily Injury to an errployee of a Tenant Part arsing out of and in the course of employment of the
employee and occurring anywhere in the Propert.

(c) Definitions, For puiposes.ofthis Article 13: (i) the term "Tenant Parties" means Tenant, and Tenant's

offcers, members, parters, agents, employees, sublessees, licensees, guests, customers, invitees and independent contrctors,
and all persons and entities claiming through any of these persons or entities; (ii) the term "Landlord Parties" means Landlord
and me members, parers, venturers, trstees and ancilar trstees of Ladlord and the respective offcers, directors,
shareholders, members, parents, subsidiaries and any other'affliated entities, personal representatives, executors, heirs, assigns,
licensees,.invitees, beneficiaries, agents, servants, employees and independent contractors of these persons or entities; (¡ii) the
term "Indemnify" means inderiify, defend (with counsel reasonably acceptable to Landlord) and hold fre and harless for,
from and against; (iv) the term "Claims" means all liabilities, claims, damges (including consequential damages), losses,
penalties, litigation, demands, causes of action (whether in tort or contrct, in law or at equity or otherwise), suits, proceedings,
judgments,disbursements, charges, assessments, and expenses (including attorneys' and experts' fees and expenses incured in
investigating, defending, or. prosecuting a.'1y litigation, claim, or proceeding); (v) the term "Waives" means that the Tenant
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Parties waive and knowingly and voluntaily assume the risk of; and (vi) the term "Bodily Injury", "Personal Injury" and
"Property Damage" wil have the same meanings as in the fonn of commercial general insurance policy issued by Insurace
Services Offce, Inc, most recently prior to the date of the injury or loss in question.

(d) Scove of Indemnities ànd Waivers, Except as provided in the following sentence, the indemnities and
waivers contained in this Article 13 shall apply regardless of the active or passive negligence or sole, joint, concurrent, or
comparative negligence of any of the Landlord Paries, and regardless of wheiher liability without fault or strct liability is
imposed or sought to be imposed on any of the Landlord Parties, The indemnities and waivers contained in this Article 13 shall
not apply to the extent of the percentage of liability that a final judgment of a court of competent jurisdiction establishes under
the comparative negligence principles of the stae in which the Propert is situated, that a Claim against a Landlord Par was
proximately caused by the wilful misconduct or gross negligence of that Landlord Part, provided, however, that in such event
the indeniity or waiver wil remain valid for all other Landlord Parties.

(e) Duty to Defend. Tenant's duty to defend Landlord Parties is separte and independent of 
Tenant's duty

to IndeniifY Landlord Parties. Tenant's duty to defend includes Claims for which Landlord Paries may be liable without fault
or may be strctly liable. Tenant's duty to defend applies regardless of whether issues of negligence, liabilty, fault, default or
other obiigation on the par of Tenant Parties have been detennined, Tenant's duty to defend applies irrediately, regardless of

whether Landlord Paries have paid any sums or incurred any detriment arising out of or relating, directly or indirctly, to any
Claims, It is the express intention of Landlord and Tenant that Landlord Parties will be entitled to obtain sumar adjudication
regarding Tenant's duty to defend Landlord Paries at any stage of any Claim within the scope of this Article 13,

(f) Obligations Independent of Insurance, The indemnification provided in this Article 13 shall not be
constred or interpreted as in any way restricting, limiting or modifYing Tenant's insurance or other obligations under this Lease,
and the provisions of this Article 13 are independent of Tenant's insurce and other obligations. Tenant's compliance with the
insurance requirements and other obligations under this Lease does not in any way restrct, limít or modifY Tenant's

indemnification obligations under this Lease,

(g) Waiver of Immunity, EACH OF LANDLORD AND TENAN HEREBY WAIVES ITS IMMUNITY
WIH REPECT TO THE PARTIES INEMNIFIED UNER THE PRECEDING PARGRAPHS UNER TIE
APPLICABLE INUSTRIAL INSURNCE ACTS AND EXPRESSLY AGREES TO ASSUME POTEIAL LIAILITY
FOR ACTIONS BROUGHT AGAINST AN INEMNIFIED PARTY BY THE INEMNIFy¡q PARTY'S EMPLOYEES.
THIS WAIVER HAS BEEN SPECIFCALLY NEGOTIATED BY THE PARTIES TO THISt,EASE AND EACH PARTY
HAS HAD THE OPPORTUNITY TO, AND HAS BEEN ENCOURAGED TO, CONSULT WITH INDEPENDENT COUNSEL
REGARING THIS W AlVER.

(h) SurvivaL. The provisions of this Article 13 wil survive the expiration or earlier termnation of this
Lease until all Claims against Landlord Paries involving any of the indemnified or waived matters are fully and finally bared by
the applicable statues of limitations,

ARTICLE 14
OPERATION OF BUSINESS

Tenant shall (a) keep the Premises and exterior and interior portions of windows, doors and all other glass or plate glass
fixtures in a neat, clean, sanitaiy and safe condition; (b) refrain from burning any papers or refuse of any kind in the Propert;
(c) store in the area designated by Landlord all trash and garbage in neat and clean contaners so as not to be visible to members
of the public and arrnge for the regular pick-up and carge of such trash or garbage at Tenant's expense, or cooperate in the

employment of a trsh removal contractor designated by Landlord, if Landlord deems it desirable to have all waste materials
removed by one 'contractor; (d) observe and promptly comply with all governmental requirements and insurance requirements
affecting the Premises or any part of the Corron Area which is under Tenant's exclusive control and promulgated during the
Term of this Lease; (e) not use cr suffer or permit the Premises or any par thereof to be used for any use other than the Permtted
Use set forth in the Basic Lease Provisions or in any marmer that wil constitute a nuisance or umeasonable annoyance to the
public, to other occupants of the Propert or to Landlord, or that wil injure the reputation of the Propert, or for any extra
hazrdous purpse or in any manner that wil impair the strctural strength of the Building; (f) not add, remove, or change any
locks on any doors to or in the Premises, or add, remove, or change any plumbing or wiring therein; and (g) not cause or pennit
any waste to be commtted on the PreDï¡ses or the Propert,
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ARTICLE 15
SIGNS ANP ADVERTISING

15. i General. Tenant may at its own expense erect and maintain upon the interior areas of the Premises all signs ard
advertising ma~r customary and appropriate in the conduct of Tenants business, subject to Landlord's right to remove any signs
or advertising matter which violates Article 14 or this Article 15. The Tenant shall not affx or maintain upon the glass panes
and supports of windows and doors, or within twelve inches (12") of the show windows and doors, any signs, advertising
placards, names, insignia, trademarks, descriptive material or any other such like item or items except such as shall have first
received the wrillen approval of the Landlord as to size, tye, color, location, copy, nature and display qualities. All signs,
decorations and advertising media shall conform in all respects to the sign criteria established by Landlord for the Propert from
time to lime, and shall be subject to the prior written approval of Landlord as to constrction, method of attachment, size, shape,
height, lighting, color and general appearance, Without iimiting the generality of the foregoing, neon signage shall not be
permitted without Landlord's express prior approvaL. All signs and other advertising media shall comply with all applicable
'governmental requirements, including without limitation the requirements and policies of any applicable historical. preservation
authority or entity with jurisdiction over the Building, Except for signs which comply with the term of this Aricle, Tenant shall
not erect, place, paint, or maintain in or on the Premises, any sign, exterior advertising medium, or any other object of any kind
whatsoever, whether an advertising device or not, visible or audible from outside the Premises, Tenant shall not change the
color, size, location, composition, wording or design of any sign or advertisement on the Premises that may have been theretofore
approved by Landlord, without the prior written approval of Landlord and the applicable governental authorities. Tenant shall
at its own expense maintain and keep in good repair all installations, signs, and advertising devices which it is permtted or
required by Landlord to maintain,

i 5.2 Directory Board. Landlord shall, throughout the Term of this Lease, maintain a directory board in the main lobby

of the Building that shall list Tenant. The cost of said ¡Jesignation shall be at Tenant's expense and shall be limited to Tenant's
corporate or entity name only, and shall not include additional individual designations.

i 5.3 Elevator Lobby; Suite EntrY.Sig¡iage. Landlord shall provide Building-standard elevator lobby signage on the

floor on which the Premises are located. Tenant shall be required to provide at its sole expense suite entr signage, subject to
Ladlord's prior review, not to be unreasonably withheld,

ARTICLE 16
LIENS

Tenant wil not permit any mechanic's liens or other liens to be placed upon the Premises, the Building, or the Propert
and nothing in this Lease shall be deemed or constred in any way as constituting the consent or request of Landlord, express or
implied, by inference or otherWise, to any person for the performance of any labor or the furnishing of any materials to the
Premises, the Building, or the lmpert or any par thereof, nor as giving Tenant any right; power, or authority to contract for or
permit the rendering of any serVices or the fushing of any materials that would give rise to any mechanic's or other liens
againsttiie Premises, the Building, or the Propert. In the event any such lien is attched to the Premises, the Building, or the

Propert, then, in addition to any other right or remedy of Landlord, Landlord may, but shall not be obligated to, discharge the
same. Any amount paid by Landlord for any of the aforesaid purses including, but not limited to, reasonable attorneys' fees,
shall be paid by Tenant to Landlord promptly on demad as Additional Rent Tenant shall within ten (10) days of receiving such
notice oflien or claim (a) have such lien or.claim released or (b) deliver to Landlord a bond in form, content, amount and issued
by surety, satisfactory to Landlord, indemnifying, protecting, defending and holding harmless Ladlord ard the Propert against
all costs aiid1ibilties resulting from such lien or claim and the foreclosure or attempted foreciosur", thereof.

ARTICLE 17
RIGHT OF ENTRY

Landlord and its authorized agents and representatives shall be entitled to enter the Premises at ali reasonable times
upon reasonable advance notice to inspect them, to make the repairs which Landlord is obligated to make under this Lease, to
show them to prospective tenants, purchasers or lenders, to cure a default of Tenant, to post any notice provided by law that
relieves a landlord from responsibility for the acts of a tenant, to comply with any governmental requirements or insurce
requirements, to post ordinar signs advertising the Premises for sale or for lease, to install utilities, lines, chases, and conduit

serving other portions of the Propert though the Premises so long as the RSF of the Premises is not thereby materially reduced,

and for any other lawful purose relating to Landlord's rights and obligations under this Lease, Nothing in the preceding
sentence shall imply or impose a duty to make repairs which Tenant has agreed to make hereunder. Landlord may erect
scaffolding and other necessar strctures where reaonably required by the character of the work to be performed, provided that
the entrance to the Premises shall not be unreasonably blocked, Landlord shall have the right to use any means which Landlord
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may deem proper to enter the Premises in an emergency. Landlord's entr to the Premises shan not under any circumstances be
constred to be a forcible or unlawful entry into the Premises or an eviction of Ten ant from the Premises.

ARTICLE 18
DELAYING CAUSES

If either par is delayed in the performance of any covenant of this Lease because of any of the following causes

(referred to elsewhere in this Lease as a "deJayiüg cause"): acts of the other part, action of the elements, war, riot, labor
disputes, inability to procure or general shortage of labor or material in the normal chanels of trade, delay in transporttion,
delay in inspections, or any other cause beyond the reasonable control of the par so obligated, whether similar or dissimilar to
the foregoing, financial inabilty excepted, then, such pedormance shan be excused for the period of the delay; and the period for
such performance shall be extended for a period equivalent to the period of such delay, except that the foregoing shall in no way
affect Tenant's obligation to pay rent or any other amount payable hereunder, or the length of the Term of this Lease.

ARTICLE 19
ASSIGNMENT AND SUBLEASE

19.1 Consent Required. Notwithstanding anything to the contrar contained in this Leas, Tenant shall not assign this
Lease or any interest herein or any right or privilege appurenant hereto or sublet, license, grant any concessions, hypothecate,
encumber, or otherwise grant any security interest in or to the Lease, the Premises, or any alterations, betterments, or
improvements therein, or otherwise give permission to anyone other than Tenant to use or occupy all or any par of the Premises
(hereinafter sometimes referred to as a "Transfer"), without the prior written consent of Landlord, which consent Landlord shall
not unreasonably witlold. Without limiting the generality of the foregoing, it shan be deemed reasonable for Landlord to
withhold such consent if (i) the proposed Transferee does not have a tangible net wort and credit stnding, calculated in

accordace with generally accepted accounting principles consistently applied, that is reasonably acceptable as compared to the
financial obligations of the transferred lease, (ii) the number of years of business experienëe or the business reputation' of the
proposed Transferee is not comparable to that of tenants then being considered by Landlord for space in the Building, (ii) there is
then in existence an Event of Default with respect to any obligation of Tenant under the Lease, (iv) the proposed Transferee or an
affliate thereof is an existing tenant in the Propert or is in discussions with Ladlord regarding space at the Propert, (v) or the
proposed Transferee proposes to.change the use of the Premises to a use that is inconsistent with the character of the Building
and/or wil intedere with Landlord's existing or desired tenant mix'for the Propert, Furtermore, if the then-existigSecurty
Deposit is less than or equal to one (i) month's Minimum Monthly Rent at the then-applicable rate, Ladlord may furter
condition its consent to the Trasfer on an increase in the Security Deposit to not less than one (1) month's Minimum Monthly
Rent at the then-applicable rate. Any actual or attempted Transfer without the Ladlord's prior written consent or otherwise in
violation of the terms of this Lease shall, at Landlord's election, be void and shall confer no rights upon any third person, and
shall be a non-curable default under this Lease which shall entitle Landlord to termnate this Lease upon ten (10) days' Written
notice to Tenant at any time after such actul or attempted Transfer without regard to Landlord's prior knowledge thereof. The
acceptace of rent by Landlord from any person or entity shall not be deemed to be a waiver by Landlord of any provision of this
Lease or a consent to any Transfer. A consent by Landlord to one or more Tranfers shall not be deemed to be a consent to any
subsequent Transfer. In addition, any option to extend or renew the Term hereof, to termnate this Lease early, or to expand or
contract the size of the Premises shall be personal to Tenant, and shall not be Transferred without the prior written consent of
Landlord in accordance with the terms of this Article 19.

19.2 Request For Consent. If Tenant shall desire Landlord's consent to any Transfer, Tenant shall notifY Landlord in
writing, which notice shall include: (a) the proposed effective date (which shall be not less than fort-five (45) days nor more
than one hundred eighty (180) days after Tenant's notice); (b) the portion of t.l¡e Premises subject to the Transfer; (c) all of the
terms of the proposed Transfer and the consideration therefor; (d) the name and address of the proposed transferee; (e) a copy of
the proposed sublease, instrment of assignent and all other documentation pertaining to the proposed Transfer; (f) currnt
financial statements of the proposed transferee certified by an offcer, parer or owner thereof; (g) any information reasonably
requested by Landlord to enable Landlord to determine the financial responsibilty, character, and reputation of the proposed
transferee and the natue of such trsferee's business and the proposed use the Premises; and (h) such other information as

Landlord may reasonably request, together with the nonrefundable sum of $750.00 which shall be applied towards Ladlord's
review and processing expenses, Such amount shall be subject to change without prior notice from Landlord,

19.3 Recapture. Upon receipt of Tenant's request for consent to any Transfer, Landlord may elect, by written notice
given to Tenant within twenty (20) days after receipt of the information required pursuant to Paraeraph 19.2 above, to recaptue
the affected space by temnnating this Lease as to that portion of the Premises covered by the proposed sublease or assignent,
effective upon a date specified by Landlord, which date shal be no later than the commencement date of the proposed Transfer
with a proportionate reduction of all rights and obligations of Tenant hereunder that are based on the area of the Premises,

However, if Landlord exercises its recapture right set forth herein, Tenant may void such recapI\re election by rescinding its
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request for Landlord's consent by written notice of such rescission given to Landlord within fifteen (15) days after receipt of
Landlord's notice of recapture,

19.4 General Conditions, If Landlord does not elect to recapture the affected Premises or deny its consent to a
Transfer, the granting of such consent shall be subject to the following conditions, which the paries hereby agree are reasonable:

(a) Pavment of Fiftv Percent (50%) of the Transfer Premium. Tenant shall pay to Landlord fift percent

(50%) of any Transfer Premium derived by Tenant from such Transfer. "Transfer Premium" shall mean all rent and any ether
consideration payable by such transferee in excess of the Minimum Monthly Rent payable by Tenant under this Lease (on a per
square foot basis, if less than all of the Premises is Transferred), after deducting therefrom any tenant improvement costs and
brokerage commissions (to an unaffliated broker) in coiiection with the Transfer actually paid by Tenant. If any par of the
consideration for such Transfer shall be payable other than in cash, Landlord's share of such non-cash consideration shaH be in

. such form as is reasonably satisfactory to Landlord, The fift percent (50%) Transfer Premium payable hereunder shall be due
within ten (10) days after Tenant receives such payments.

(b) Continued Liability of Tenant. Tenant shall remain primarily liable on its covenants hereunder unless
released in wrting by Landlord. In the event of any assignment or sublease which is consented to by Ladlord, the trnsferee

shall agree in writing to perform and be bound by all of the covenants of this Lease required to be performed by Tenant.

19.5 Transfer to a Subsidiarv, The sale, assignent, transfer or disposition, whether or not for value, by operation of
law, gift, wil, or intestacy, of (a) twenty-five percent (25%) or more of the issued and outstanding stock of Tenant if Tenant is a
coiporation, or (b) the whole or a parial interest of any general parner, joint ventuer, asociate or co-tenant, if Tenant is a
parership, joint venture, association or co-tenancy, shall be deemed a Transfer and shall be subject to the provisions of this

Article 19. Notwithstading the foregoing, Landlord hereby acknowledges and consents to Tenant's right, without fuher

approval from Landlord but only after written notice to Landlord, to sublease the Premises or assign its interest in ths Lease (i) to
~ coiporationthat directly, or indirectly through one or more intermediaries, controls, is controlled by or is- under common control
with Tenant; (ii) in the event of the merger ó¡"'consolidationof Tenant with another coiporation; provided that immediately

following the events enumerated in clauses (i) to (ii) above, the tangible net worth of Tenant, calculated in accordance with
generally accepted accounting principles, consistently applied, and the credit standing of Tenant is not less than the tagible net
worth, calculated in accordance with generally accepted accounting principles, consistently applied, and credit standing of Tenant

immediately prior to the events described in clauses (i) though (ii) above (collectively, the "Prrmitted Transfers"). No
Permtted Transfer shall relieve Tenant of its liabilty under this Lease and Tenant shall remain liable to Landlord for the payment
of all Minimum Monthly Rent, Operating ExpenSes and Additional Rent and the pedormance of all covenants an conditions of
this Lease applicable Io Tenant

19.6 Transfer Pursuant to Bankruptcy Code. Anything to the contrary notwithstading, if this Lease is assigned (or all

or a portion of the Premises is sublet) to any person or entity pursuant to the provisions of the Bankptcy Code, II D.S.C.
101 et. seq, (the "Bankruptcy Code"), any and all monies or other consideration payable or otherwise to be delivered in
connection with such assignment or subletting shall be paid or delivered to Landlord, shall be and remai the exclusive propert
of Landlord and shall not constitute propert of Ten ant or of its estate within the meaning of the Banptcy Code. Any and all
monies or other consideration constituting Landlord's propert under the preceding sentence not paid or delivered to Ladlord
shall be held in trust for the benefit of Landlord and be promptly paid or delivered to Landlord. Any assignee pursuant to the
Banptcy Code shall be deemed to have assumed all of Tenant's obligations under this Lease. Any such assignee shall on
demand by Landlord execute and deliver to Landlord a wntten instrent confirming such assumption.

ARTICLE 20
NOTICES

All notices, requests and demands to be made hereunder shall be in writing at the address set fort in the Basic Leas

Provisions,as applicable, by any of the following means: (a) personal service (including service by recognzed overnight

delivery/courier service, such as DHL or FEDEX); or (b) registered or certified, first class mail, return receipt requested, Such
addresses may be changed by notice to the other par given in the same manner provided above, Any notice, request, or demand
sent pursuant to clause (a) of this Article 20 shall be deemed received upon such personal delivery 'or service (or the date of
refusal, if personal service or delivery is refused), and if sent pursuant to clause (b), shall be deemed received three (3) days
following deposit in the mails,
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ARTICLE 21
SURRENDER OF POSSESSION

2 ì.l Surrender. At the expiration of the tenancy created hereunder, whether by lapse of time or otherwise, Tenant

shall surrender the Premises broom clean and in good condition and repair, and shall remove all of its personal propert,
fumiture, fixtures, and equipment, and all cabling and winng installed by or for Tenant. Landlord shall have the right to elect to
require Tenant to remove any or all of Tenant's Work and/or any of Tenant's Changes or other alterations, by wrtten notice at
the time approval for such Tenant Work is given. . Tenant's obligations shall include the repair of any damage occasioned by
the installation, maintenance or removal of Tenant's personal propert, furniture, fixtures, equipment, cabling and winng, as well
as any Tenant's Work, Tenant's alterations or Tenant's Changes that Tenant is hereby required to remove, and the removal of any
generators or storage tanks installed by or for Tenant (whether or not the installation was consented to by Landlord), and the
removal, replacement, or remediation of any soil, material or ground water contaminated by Tenant's Permittees, all as may then
be required by applicable Laws,

21.2 Holding Over. If Tenant fails to surrender the Premises at the expiration or earlier termination of this Lease,
occupancy of the Premises after the terination or expiration shall be that of a tenancy at sufferance. Tenant's occupancy of the
Premises during the holdover shall be subject to all the terms and provisions of this Lease and Tenant shall pay an amount (on a
per month basis without reduction for parial months during the holdover) equal to 150% for the first 90 days of the holdover
period and 200"10 thereafer, in each case, of the greater of: (1) the sum of the Minimum Anual Rent and Additional Rent due
for the period imediately preceding the holdover; or (2) the fair market gross rental for the Premises as reasonably determned
by Landlord. No holdover by Tenant or payment by Tenant after the expiration or early termination of this Leas shall be
constred to extend the Term or prevent Landlord from immediate recovery of possession of the Premises by summar
proceedings or otherwise, In addition to the payment of the amounts provided above, if Landlord is unable to deliver possession
of the Premises to a new tenant, or to perform improvements for a new tenant, as a result of Tenant's holdover, Tenant shall be
liable to Landlord for all daages, including, without limitation, consequential damages, that Landlord suffers from the holdover,

Nothing herein shall be constred as consent to such holding over.

ARTICLE 22
QUIET ENJOYMENT

Subject to the provisions of this Lease and conditioned upon performance of all öf the provisions. to be performed by
Tenant hereunder, Landlord shall secure to Tenant during the Lease Term the quiet and peaceful possession' of the Premises' and

all rights and privileges appertining thereto, free from hindrance or molestation by Landlord and those claiming by, though or
under Landlord,

ARTICLE 23
SUBORDINA nON

Unless otherwise required by a lender, ths Lease shall be subordinate to any mortgage or deed of trst held by any
lender, now or hereafter in force against the Premises or the Propert or any par thereof, and to all advances make or to be made
upon the security thereof, If any proceedings are brought for foreclosure, or in the event of the exercise of the power of sale under
any mortgage or deed of trst made by Landlord, Tenant shall, at the option of the lender or other purchaser at any such
foreclosue or sale, attorn to and recognize the purchaser as the Landlord under this Lease, Although the subordination in ¡he
immediately preceding sentence shall be self-operating, Tenant agrees, within ten (10) days following the request of Landlord, to

execute such documents or instrments as may be requested by Landlord or its lender(s) to confirm such subordination, provided
that such mortgagees or beneficiares agree in wnting not to disturb Tenant's possession of the Premises in the event of
foreclosure if Tenant is not in default. The failure of Tenant to so timely execute any such instrument or other document shall
constitute a default hereunder. If Tenant fails to execute and deliver such instrent or other document within said ten (10) day
period, (i) Tenant hereby appoints Landlord as Tenant's attorney-in-fact for the pi:rpose of completing, executing and delivering
the same to the person or firm requesting it, and (ii) Tenant shall pay a fee to Ladlord of $50 per day for each day after the
expiration of such i O-day period on which the executed subordination agreement is delivered to Landlord, without limiting
Landlord's other rights and remedies in coruection with such default by Tenant.

ARTICLE 24
ESTOPPEL CERTIFICATES

Tenant shall, at any time and from time to time within ten (10) days after wntten request therefor by Landlord, without
charge, deliver a certificate to Landlord or to any person or entity designated by Landlord, certfying the date the Lease Term
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commenced, the date the rent commenced and is paid though, the amount of rent and other charges due under the Lease, the
expiration date of the Lease Term, that this Leae is then in full force and effect, setting forth the amount and nature of
modifications, defenses, or offsets, if any, claimed by Tenant, and any other factual matter concerning the Lease, the Tenant, or
the Premises requested by Landlord or such person or entity, If Tenant fails to deliver such certificate within said ten (10) day
period, (i) Tenant hereby appoints Landlord as Tenant's attorney-in-fact for the purpose of completing, executing and delivering
the certificate to the person or firm requesting it, and (ii) Tenant shall pay a fee to Landlord of $50 per day for each day after the
expiration of such 10-day period on which the estoppel is delivered to Landlord, without limiting Landlord's other rights and
remedies in connection with such default by Tenant

ARTICLE 25
DEFAULT

25.1 Default. The occurrence of any or more of the following events shall constitute a material breach and default of
this Lease (each, an "Event of Default"):

(a) Any failure by Tenant to pay Minimum Monthly Rent, Operating Expenses, Additional Rent or any

other charge when due; or

(b) Any failure by Tenant to observe or perform any other provision, covenant or condition of this
Lease to be observed or performed by Tenant not provided for in subparal!raph (a) above and subparal!raphs (c). (d) and il

below where such failure continues for thirt (30) days after written notice thereof by Landlord to Tenant, provided that if the
nature of such breach is such that although curable, the breach cannot reasonably be cured within a thir (30) day period, an

Event of Default shall not exist if Tenant shall commence to cure such breach and thereafter rectifies and cures such breach with
due diligence, but in no event later than sixty (60) days after the written notice; or

(c) Abandonment or vacation of the Premises (which shall include Tenant's failure to take possession
of the Premises at the time provided in this Lease) by Tenant, except as otherwise provided in the Basic Lease Provisions, or

cessation by Tenant of Ten ant's business within the Premises for more than thirt (30) successive days, or for more than a total of
sixty (60) days in any ISO-day period; or

(d) A general assignment by Tenant for the benefit of creditors, or the fiing by or against Tenant of
any proceeding under any insolvency or bankrptcy law, or the appointment of a trtee or receiver to take possession of all or
substantially all of Tenant's assets located upon the Premises or of Tenant's interest in this Lease; or

(e) Any three (3) or more failures of the tye described in Paral!raph 25.1(a) in any twelve month
period; or

(f) Any failure by Tenant to commence constction of Tenant's work, if any, within thirt (30) days

after substantial completion of Landlord's Work and to thereafter dilgently prosecute such constrction to completion, where
such failure continues for five (5) days after written notice thereofby Landlord to Tenant; or

(g) The conducting by Tenant of a going out of business sale, banptcy sale or any similar
liquidation sale in violation of the provisions of this Lease where such sale does not permanently cease within twenty-four (24)
hours after written notice of such violation by Landlord to Tenant; or

(h) The occurrnce of an Event of Default as defined in any other provision of this Lease,

25.2 Remedies,

(a) Reentry and Termination, Upon and during the continuance of an Event of Default, Landlord, in
addition to any other remedies available to Landlord at law or in equity, at Landlord's option, may without fuher notice or
demand of any kind to Tenant or any otlier person:

I. Declare the Lease Term ended and reenter the Premises and take possession thereof

and remove all persons therefrom, and Tenant shall have no further claim to the Premises; or
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2. Without declaring this Leae ended, reenter the Premises and occupy the whole or

any part thereof for and on account of Tenant and collect any unpaid Minimum Monthly Rent, rent, Additional Rent, Operating
Expenses and other charges, which have become payable, or which may thereafter become payable; or

3. Even though Landlord may have reentered the Premises, thereafter elect to

terminate this Lease and all of the rights of Ten ant in or to the Premises.

(b) . Express Termination Required. Should Landlord have reentered the Premises under the provisions of
Paral!raph 25.2(a)(2) above, Landlord shall not be deemed to have termnated this Lease, or the liability"ofTenant to pay any
Minimum Monthly Rent, Operating Expenses, Additional Rent or other charges thereafter accruing, or to have terminated
Tenant's liability for damages under any of the provisions of this Lease, by any such reenIl or by any action, in unlawful
detainer or otherwise, to obtain possession of the Premises, unless Ladlord shall have notified Tenant in writing that Landlord
had elected to terminate this Leae. Tenant furter covenants that the service by Landlord of any notice pursuant to the unlawfl
detainer statutes of the State where the Propert is situated and the surrender of possession pursuant to such notice shall not
(unless Landlord elects to the contrary at the time of or at any time subsequent to the serving of such notices and such election is
evidenced by a written notice to Tenant) be deemed to be a termination of this Lease,

(c) Damages. Should Landlord elect to terminate this Lease pursuant to the provisions of
Paral!raphs 25.2(3)(1) or 25.2(a)(3) above, Landlord may recover from Tenant as damages, the following:

1. The worth at the time of award of any unpaid Minimum Monthly Rent, Operating

Expenses, Additional Rent or other charges which had been earned at the time of such termnation; plus

2. The wort at the time of awar of the amount by which the unpaid Minimum
Monthy Rent, Operating Expenses, Additional Rent or other charges which would have bcen eamedafter termination until the time
of award exceeds the amount of such loss Tcnant proves could have been reonably avoided; pius

3. The wort at the time of award of the amount by wlúch the unpaid Minimum
Monthy Rent, Operating Expenses, Additional Rent or other charges for the balance of the Lease Term after the time of award
exceeds the amount nf such loss that Tenant proves could be reasonably avoided; plus

4. any other amount necessar to compensate Landlord for all the detrment
proximately caused by Tenant's failure to perform Tenant's obligations under this Lease or which in the ordinar course of things
would be likely to result therefrom, including, but not limited to any costs or expenses incurred by Landlord in (i) retang possession
of the Premises, including reasonable attorneys' fees, (ii) maintaing or preservingthe Premises after the occurrence of an Event of
Default, (ii) preparing the Premises for reletting to a new tenant, including repairs or alterations to the Premises for such reletting,
(iv) leasing commissions, and (v) any other costs necessary' or appropriate to relet the Premises; plus

5. At Ladlord's election, such other amounts in addition to or in lieu of the foregoing

as may be permitted from time to time by the laws of the State where the Propert is situated,

(d) Alternative. Damages. Should Lanlord elect to "dng an aCtion against Tenant in unlawful detainer or
for damges or both or otherwise (and Ladlord may bring as many actions as Landlord may elect to bring thoughout the Lease
Term), without terminating this Lease, Landlord may recover from Tenant as damages the following:

1. The wort at the time of award of any unpaid Minimum Monthly Rent, Operating

Expenses, Additional Rent or other charges which had been earned at the time Landlord recovered possession of the Premises; plus

2. The worth at the time of award of the amount by which the unpaid Minimum

MonLlily Rent, Operating Expenses; Additional Rent or other charges which would have been eared after the date Landlord
recovered possession until the time of award exceeds the amount of such loss Tenant proves could have been reasonably avoided;
plus

3. Any other amount necessar to compensate Landlord for all the detrment
proximately caused by Tenant's failure to perform Tenant's obligations under this Lease, including but not limited to, any costs or
expenses incured by Landlord in (i) retaing possession of the Premises, including reasonable attorneys' fees, (ii) maintaining or
preservng the Premises after the occurrence of an Event of Default, (iii) preparing the Premises for reletting to a new tenant,
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including repairs or alterations to the Premises for such reletting, (iv) leasing conuissions, and (v) any other costs necessar or
appropriate to relet the Premises; pius

4. At Landlord's election, such other amounts in addition to or in lieu of the foregoing
as may be pemitted from time to time by the laws of the State where the Propert is situated,

( e) Definitions. As used in Paraiiraphs 25.2(c)(l), 25.2(c)(2), and 25.2(d)(1 above, the "wort at the time
of award" is computed by allowing interest at the rate of eighteen percent (18%) per annum, As used in Paraeraphs 25.2(c)(3)
and 25.2(d)(2) above, the "worth at the time of award" is computed by discounting such amount at the discount rate of the
Federal Reserve Bank situated nearest to the location of the Propert at the time of award plus one (1) percentage point.

(f) Computation of Certain Sums. For. all purposes of this Article 25, Operating Expenses, Additional Rent
and other charges shall .be computed on the basis of the average monthly amount thereof accruing during the immediately
preceding sixty (60) month period, except that if it becomes necessary to compute such amounts before such a sixty (60) month
period has occured then such amounts shall be computed on the basis of the average monthy amounts accruing during such
shorter period.

(g) Use of Fixtures. Upon the occurrence of and during the continuation of any Event of Default, Landlord
may, at Landlord's option, permit all of Tenants fixtures, furnitue, equipment, improvements, additions, alterations, and other'
personal propert to remain on the Premises and Landlord shall have the right to take the exclusive possession of same and to use
same, rent or charge free, until the Event of Default is cured or, at Landlord's option, at any time during the Lease Term, require
Tenant to forthwith remove same, In the event of any entr or taking possession of the Premises, Ladlord shall have the right,
but not the obligation to remove all or any par of the fixtures, furniture, equipment and other personal propert located in the
Premises and may place the same in storage at a public warehouse at the expense and risk of the owner or owners thereof.

(h) Cumulative Remedies, Theremedies given to Landlord in this Paral!raph 25 shall be in addition and
supplemental to all other rights or"emedies which Ladlord may have at law, in equity or by statute and the exercise of anyone
remedy shall not preClude the subsequent or concurent exercise of furter or additional remedies,

(i) No Waiver. The waiver by Landlord of any breach of any term, covenant or condition herein contaned
in this Lease shall not be deemed to be a waiver of such term covenant or condition of any subsequent breach of the same or any
other term, covenant or condition of this. Lease, The subsequent acceptance of Minimum Monthly Rent, Operating Expenses,
Additional Rent or other charges due hereunder shall not be deemed to be a waiver of any preceding breach by Tenant of any
term, covenant or condition of this Lease, other than the failure of Tenant to pay the particular amount so accepted regardless of
Landlord's knowledge of such preceding breach at the' time of acceptance of such amount. No covenant, term, or condition of
this Lease shall be deemed to have been waived by Landlord unless such waiver shall be in writing and signed by Ladlord.

25.3 Interest. Any sum accruing to Landlord under the terms and provisions of this Lease which shall not be paid

when due shall bear interest at the interest rate provided herein from the date the same becomes due and payable by the tenns and
provisions of this Lease unti paid, unless otherwise specifically provided in this Lease. The interest rate which shall apply shall
be the lesser of (i) eighteen percent (18%) per annum or (ii) the highest rate allowed by applicable law.

ARTICLE 26
INSOLVENCY

26.1 Breach of Lease. Subject to the applicable United States Bankrptcy Code and other laws, the fiing of any
petition by or against Tenant under any chapter of the Bankrptcy Act, or any successor statute thereto, or the adjudication of
Tenant as a banpt or insolvent, or the appointment of a receiver or trstee to tae possession of all or substantially all of the
assets of Tenant, or a general assignent by Tenant for the benefit of creditors, or any other action taken or suffered by Tenant
under any state or federal insolvency or bankrptcy act, shall constitute a default under and breach of this Lease by Tenant,
regardless ofTenants compliance with the other provisions of this Lease; and Landlord at its option by written notice to Tenant
may exercise all rights and remedies provided for in Article 25, including the tennination of this Lease, effective of such notice,
without the necessity of further notice under Article 25.

." -~

26.2 Operation of Law, Neither this Lease, nor any interest herein, nor any estate created hereby, shall pass by
operation of law under any state or federal insolvency or banptcy act to any trstee, receiver, assignee for the benefit of
creditors or any other person whatsoever without the prior written consent of Landlord, which shall not be unreasonably

withheld, Any purported transfer in violation of the provisions of this Paral!raph 26.2 shall constitue a default under and breach
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of this Lease, regardless of Tenant's compliance with the other provisions of this Leae; and Landlord at its option by written
notice to Tenant may exercise all rights and remedies provided for in Article 25, including the termnation of this Lease, effective
on service of such notice without the necessity of furter notice under Article 25.

26.3 Non-Waiver. The acceptace of rent at any time and from time to time by Landlord from Tenant as debtor in
possession or from a transferee of the tye mentioned in Paral!raDh 26.2, shall not preclude Landlord from exercising its rights
under this Article 26 at any time hereafter.

26.4 Events of Bankruptcv

(a) Tenant's becoming insolvent, as that term is defined in Title I I of 
the United States Code, entitled

Bankrptcy, U,S.c. Sec. 101 et. seq. (the "Bankruptcy Code"), or under the insolvency laws of the State in which the Propert

is situated ("Insolvency Laws");

(b) The appointment of a receiver or custodian for any or all of Tenant's propert or assets, or the
institution ofa foreclosure action upon any of Ten ant's real or personal propert;

(c) The fiing ofa voluntary petition under the provisions of 
the Bankrptcy Code or Insolvency Laws;

(d) The fiing of an involunta petition against Tenant as the subject debtor under the Banptcy
Code or Insolvency Laws, which is either not dismissed within sixty (60) days of fiing, or results in the issuance of an order for
relief against the debtor, whichever is later; or

(e)
composition of creditors.

Tenant's making or consenting to an assignment for the benefit of creditors or a common law

26.5 Landlord's Remedies.

(a) Tell1inatioli of Lease, Upon occurrnce of an Event of Banptcy, Landlord shall have the right to
terminate this Lease by giving written notice to Tenant; provided, however, that this Par'aeraDh 26.5(a) shall have no effect
while a case in which Tenant is the subject debtor under the Bankrptcy Code is pending, unless Tenant or its Trustee is unable to
comply with the provisions of Paral!raDb 26.5(d) and ír below, At all other times this Lease shall automatically ceas and
termnate, and Tenant shaH be immediately obligated to quit the Premises upon the giving of notice pursuant to this
Paraeraph 26.5(a). Any other notice to quit, or notice of Landlord's intention to re-e'nter is hereby expressly waived, If
Landlord elects to terminate this Lease, everything contained in this Lease on the part of Landlord to be done and performed shall
cease without prejudice; subject, however, to the rights of Landlord to recover from Tenant all rent and any other sums accrued
up to the time of termination or recovery of possession by Landlord, whichever is later, and any other moneta damages or loss
of reserved rent sustained by Landlord.

(b) Suit for Possession, Upon termination of this Lease pursuant to ParaeraDh 26.5(a), Ladlord may
proceed to recover possession under and by virte of the provisions of laws of any applicable jurisdiction, or by such other'
proceedings, including recentr and possession, as may be applicable,

(c) Non-Exclusive Remedies. Without regard to any action by Landlord as authorized by
Paraeraoh 26.5( a) and il above, Landlord may at its discretion exercise all the additional provisions set fort in Article 25,

(d) Assumption or Assignment bv Trustee, In the event Tenant becomes the subject debtor in a case
pending under the Bankniptcy Code, Landlord's right to terminate this Lease pursuant to Paraeraiih 26.5(a) shall be subject to
the rights of the Trustee in Bankrptcy to assume or assign ths Lease. The Trustee shall not have the right to assume or assign
this Lease unless the Trustee (i) promptly cures all defaults under this Lease, (ii) promptly compensates Landlord for moneta
daages incurred as a result of such default, and (iii) provides adequate assurance of futue performance on the par of Tenant as

debtor in possession or on the par oft.he assignee Tenant.

(e) Adequate Assurance of Future Performance, Landlord and Tena.'1t hereby agree in advance that.
adequate assurance of future performance, ¡i used in Paral!raiih 26.5(d) above, shall mean that all of the foIlowing minimum
criteria must be met: (i) Tenant must pay its estimated pro rata share of the cost of all services provided by Landlord (whether
directly or through agents or contrctors and whether or not previously included as part of the Minimum Monthly Rent), in
advance of the performance or provision of such services; (ii) the Trustee must agree that Tenant's business shall be conducted in
a first class manner, and that no liquidating sales, auctions, or other non-first class business operations shall be conducted on the
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Premises (iii) the Trustee must agree that the use of the Premises as stated in this Lease wil remain unchanged and that no
prohibited use zhall be permitted; and (iv) the Trustee must agree that the assumption or assignment of this Lease wil not violate
or affect the rights of other tenants in the Propert.

(t) Failure to Provide Adequate Assurance, In. the event Tenant is unable to (i) cure its defaults,

(ii) reimburse the Landlord for its monetary damages, (iii) pay the rent due under this Lease and all other payments required of
Tenant under this Lease on time (or within thee (3) days), or (iv) meet the criteria and obligations imposed by

Paral!raph 26.5(d) above, Tenant agrees in advance that it has not met its burden to provide adequate assurance of future
performance, and this Lease may be terminated by Landlord in accordance with Paral!rai;!: 26.5( a) above,

ARTICLE 27
REMEDIES CUMULATIVE

The various rights, ele¿tions, and remedies of Landlord contained in this Lease shall be cumulative, and no one of them

shall be constred as exclusive of any other, or any right, priority, or remedy allowed or provided for by law.

ARTICLE 28
ATTORNEY'S FEES

If either par hereto shall fie any action or bring any proceeding against the other par arising out of this Lease or for

the declartion of any rights hereunder, the prevailng part therein shall be entitled to recover from the other par all costs and
expenses, including reasonable attorneys' fees, incurred by the prevailing par as detennned by the cour If either par

("secondar par") without its fault is made a par to litigation instituted by or against the other part, the primary par shall
pay to the secondary part all costs and expenses, including reasonable attorneys' fees, incurred by the seconda par in
connection therewith.

ARTICLE 29
LIABILITY OF MANAGER

Landlord's Propert Manager is Landlord's manager and rental agent in all matters concerning this Lease and the
Premises, and Tenant, until notified in writing to the contrry by either the Landlord or Propert Manager or the Assignee of
Landlord's interest under this Lease, shall recognize such agency and pay all rental, furnish all statements, and give any notice
which Tenant may be upder the duty of giving hereunder, or may elect to give hereunder, to Propert Manager at its offces set
fort in the Basic Lease Provisions, instead of to the Landlord, As long as such agency shall 'exist, the rights and options
extended to Landlord shall be deemed extended to Propert Manager, and each and every other term and provision of 

this Lease

which is in any way beneficial to the Landlord, including especially every stipulation against liability, or limiting liability, shall
inure to the benefit of Propert Manager and its agents and shall be applicable to Propert Manager a."1d its agents in the same
maner and as fully andwith the same effect as to Landlord. Whenever Landlord's consent isr'equired, Tenant shan request such
consent from Propert Manager. The consent of Propert Manager shall be deemed the consent of Propert Manager and

Landlord.

ARTICLE 30
NO PARTNERSHIP

Landlord shall not in any way for any purpose be deemed a parer, joint venturer or member of any joint enterprise
with Tenant.

ARTICLE 31
SUBTENANCIES

The volunta or other surender of this Lease by Tenant or a mutual cancellation of this Lease shall not effect a merger
and shaH, at Ladlord's option, terminate all existing subtenancies or operate as an assigment to Ladlord of any or all of such
subtenancies,
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ARTICLE 32
SUCCESSORS

This Lease shall be binding upon and shall inure to the benefit of the parties hereto and their successors and permtted
assigns. The term "successors" is used herein in its broadest possible meaning and includes, but is not limited to, every person
succeeding to any interest in this Lease or the premises of Landlord or Tenant herein whether such succession results from the act
or omission of such part, Every covenant and condition of this Lease shall be binding upon all assignees, subtenants, licensees,
and concessionaires of Ten ant.

ARTICLE 33
REMOV AL OF TENANT'S PERSONAL PROPERTY

Upon the expiration of the Term of this Lease or upon any earlier termination thereof, Tenant shall remove at its own
expense all trade fixtures, equipment, and personal propert (collectively called "Tenant's Personal Property") in this Lease
which were installed by Tenant or any subtenant, concessionaire or licensee in or upon the Premises; but if 

Tenant is in default,

Tenant shall not remove Tenant's Personal Propert unless notified by Landlord to do so. In case of any injury or damage to the
Building or any portion of the Premises resulting from the removal of Tenant's Personal Propert, Tenant shall promptly pay to
Landlord the cost of repairing such injury or damage. If Tenant fails to so remove Tenant's Personal Propert, Landlord may, at
Landlord's option, retain any or all thereof, and title thereto shall thereupon vest in Landlord without the execution of documents
or sale or conveyance by Tenant; or Landlord may remove any or all items thereof from the Premises and dispose of them in any
manner Landlord sees fit, and Tenant shall pay upon demad to Landlord the actual expense of such removal and dispsition
together with interest from the date of payment by Landlord until repayment by Tenant.

ARTICLE 34
EFFECT OF CONVEYANCE

If, during the Term of this Lease, Landlord conveys its interest in the Propert, the Premises or this Lease, then, from
and afer the effective. i:ate of such conveyance, Landlord shall be released and discharged from any and all fuer obligations
and responsibilities under ths Lease, and the transferee shall be deemed, without any furter agreement between the paries or
their.successors in interest or between the parties and any such. transferee, to have assumed and agreed to carr out any and all of
the subsequent covenants and obligations of the Landlord under this Lease: Any security given by Tenant to secure performance
of its obligations hereunder may be transferred and assigned by Landlord to such transferee,

ARTICLE 35
LANDLORD'S DEFAULT; NOTICE TO LENDER

35.1 Landlord's Default, In the case ofa default by Landlord, Landlord shall commence promptly to cure such default

immediately after receipt of written notice from Tenant speciiying the nature of such default and shall complete such cure within
thirt (30) days diereafter, provided that if the nature of such default is such that it cannot be cured within said thirt (30) day
period, Landlord shall have such additional time as may be reasonably necessary to complete its performance, so long as
Landlord has proceeded with diligence after receipt of Tenant's notice and is then proceeding with diligence to cure such default,

35.2 Notice to Lender. \Vñenever Tenant serves notice on Landlord ofLadlords default, written notice shall also be
served at the same time upon the mortgagee under any first mortgage or beneficiar under any first deed of trst, so long as
Landlord has provided Tenant with written notice of such mortgagee. Such mortgagee or beneficiar shall have the periods of
time within which to cure Landlord's defaults as are provided iii Paral!raph 35.1. which periods shall commence to run ten (10)
days after the commencement of the periods witlun which Landlord must cure its defaults under Paraeraph 35.1. In this
connection, any representative of the mortgagee or beneficiar shall have the right to enter upon the Premises for the puipose of
curing the Landlord's default. Such mortgagee or beneficiary shall notiiy Landlord and Tenant in the maner provided by
Article 20 of the address of such mortgagee or beneficiary to which such notice shall be sent, and the agreements of Tenant
hereunder are subject to prior receipt of such notice.

35.3 Independent Covenants: Limitation of Remedies and Laiidlord's Liability. The obligations of Landlord and
Tenant, respectively, under this Lease are expressly agreed by the paries to be independent covenants. If Landlord fails to
perform any obligation under this Lease required to be performed by Landlord, Tenant shall have no right to: (i) terminate this
Lease; (ii) avail itself of self-help or to perform any obligation of Landlord except as expressly permtted elsewhere in this Lease;

(iii) abate or withhold any rent or any other charges or sums payable by Tenant uIder this Lease; or (iv) any right of setoff If
Landlord is in default hereunder, and as a consequence Tenant recovers a money judgment ~gainst Landlord, such 

judgment shall
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be satisfied only out of the proceeds of sale received on execution or the judgment and levy against the right, title and interest of
Landlord in the Premises, ard out of rent or other income from the Premises receivable by Landlord or out of the consideration
received by Landlord from the sale or other disposition of all or any par of Landlord's right, title and interest in the Premises.
Neither Landlord, nor any agent, offcer, director, parter or employee of Landlord shall be personally liable for any portion of
such a judgment. If at any time the holder of Landlord's interest hereunder is a partership, limited liabilty company or joint
venture, a deficit in the capital account of any parter. member or joint venturer shall not be considered an asset of such
partership, limited liability company or joint venture,

ARTICLE 36
CONSENT

In consideration of each covenant made elsewhere under this Lease wherein one of the paries agrees not to

unreasonably withhold its consent or approval, the requesting par hereby releases the other and waives all claims for any

damages arsing out of or connected with any alleged or claimed unreasonable withholding or consent or approval, and the
requesting par's sole remedy shall be to have the consent grted,

ARTICLE 37
INTERPRETATION

The captions by which the aricles and pargraphs of this Lease are identified are for convenience only, and shall not
affect the interpretation of this Leae. Wherever the context so requires, the singular number shall include the plural, the plural
shall refer to the singular and the neuter gender shall include the masculine and feminine genders. If there is more than one
signatory hereto as Tenant. the liability of such signatories shall be joint and severaL. If any provision of this Lease shall be held
to be invalid by a court. the remaining provisions shall remain in effect and shall in no way be impaired thereby.

ARTICLE 38
ENTIRE INSTRUMENT

It is understood that there are no oral agreements between the paries hereto affecting this Lease, and ths Leale
supersedes and Gancels any and all previous negotiations, arngements, brochures, agreements and understadings, if any,
between the parties-hereto or displayed by Landlord to Tenant with respect to the subject matter thereof, and none thereof shall be
used to interpret or construe this Lease. This is the îinal andcomplete expression of the paries' agreement, all oft.li.e agreements

heretofore and contemporaneously made by the paries are contained in this Lease, and this Lease canot be modified 
in any

respect except by a writing executed by Landlord and Tenant. All teims and conditions hereof shall apply on the date of mutual
.. execution hereof except as otherwise expressly set forth herein. Time is of the essence hereof,

ARTICLE 39
EASEMENTS; RECORDING

This Lease is made expressly subject to:

(a) any conditions, covenants. restrictions, easements, and other matters now or hereafter of record

against the Premises or the Propert; and

(b) any easements for utilities or ingress and egress which now or hereafter may be placed of 
record by

Landlord for purposes of the common benefit of the occupants of the Propert. Tenant agrees, subject to the provisions of
Article 23. to execute such documents necessaiy to subordinate its interest hereunder to such easements,

Neither Landlord nor Tenant shall record this Lease or any "short-form" or other memorandum thereof,

ARTICLE 40
SALE BY LANDLORD

The Premises and/or Landlord's interest under this Lease may be freely sold or assigned by Landlord, and in the event
of any such sale or assignent, the covenants and obligations of Landlord herein shall be binding on each successive "landlord,"

and its successors and assigns, only during their respective periods of ownership,
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ARTICLE 41
SECURITY MEASURES

Tenant acknowledges (1) that neither Ladlord nor Propert Manager shall have any obligation to provide any such
security measures, (2) that neither Landlord nor Propert Manager has made any representation to Tenant regarding the safety or
security of the Propert, and (3) that Tenant wil be solely responsible for providing any security it deems necessar to protect
itself, its propert, and Tenant's invitees in, on, or about the Building and the Propert. If Landlord or Propert Manager
provides any security measures at any time, then neither Ladlord nor Propert Manager shall be obligated to continue providing
such security measures and Ladlord arid Propert Manager shall not be obligated to provide such security meaures with any
particular standard of care. Tenant assumes all responsibility for the security and safety of Tenant and Tenant's propert, Except

as otherwise provided to the contrary in this Lease, Tenant releases Landlord and Propert !vanager from all claims for damage,
loss, or injury to Tenant, Tenant's lnvitees, and/or to the personal propert of Tenant and/or of Tenant's Invitees, even if such
damage, loss, or injury is caused by or results from the criminal or negligent acts of third parties, Landlord and Properly
Manager shall have no duty to war Tenant of any criminal acts or dangerous conduct that has occured in or near the Propert,
regardless of their knowledge of such crimes or conduct, and Tenant is hereby instructed to conduct its own investigation though
local police agencies regarding any criminal acts or dagerous conduct that has occurred in or near the Propert.

ARTICLE 42
RESERVED

ARTICLE 43
CHOICE OF LAW; WAIVER OF TRIAL BY JURY

The laws of the state in which the Propert is situated shal govern this Lease, Tenant hereby waives trial by jui in

any action, proceeding or counterclaÍm broughtby either of the partes hereto on any matters whatsoever arising out of or in any
way connected with this Lease, including without limitation, the relationship of Landlord and Tenant, Tenant's'use or occupancy
of the Premises, or any claim of injury or damage, or the enforcement of any remedy under any law, statute, or regulation.

ARTICLE 44
HAZARDOUS SUBSTANCES

44.1 Indemnity, Tenant shall be solely responsible and liable for, and shall indemnify, defend and hold haress
Landlord for, from and against any and all Hazdous Substances existing on the Premises or the Propert or any other propert,
or present in or on the air, ground water, soil, buildings or other improvements or otherwise in, on, under or about the Premises or
the Propert or any other propert, resulting from the Handling by Tenant's Permittees of any Hazardous Substance during the

period of Tenant's occupancy or use of the Premises, Without limiting the generality of the foregoing, Tenant shall, at any time
during the Term of the Lease and at the end of the Term of the Lease, perform all work necessary to render the Premises or any
other property "clean" and free of all Hazardous Substances, in accordance with all present and then-applicable Laws,

44.2 Covenant. Tenant shall not cause or pemút any Hazardous Substace to be Handled in, upon, under or about the
Premises (or any par thereof) or any part of the Propert by Tenant's Permittees without the prior written consent of 

Landlord.

Notwithstading the foregoing, Tenant shall promptly deliver to Landlord true copies of all governmental permits and approvals
relating to the Hanòiing of Hazrdous Substances and all correspondence sent or received by Tenant's Permittees regarding any
Handling of Hazrdous Substances in or about the Premises, including, without limitation, inspection reports and ~itations.

44.3 Definitions. As used in this Article 44, the following terms shall have the following definitions:

(a) "Hazardous Substance" means any chemica!, compound, material, substance or other matter that:
(i) is a flammable explosive, asbestos, radioactive material, nuclear medicine material, drg, vaccine, bacteria, virus, hazdous
waste, toxic substace, petroleum product, or related injurious or potentially injurious material, whether injurious or potentially
injurious by itself or in combination with other Substance; (ii) is controlled, designated ic or governed by any Hazardous
Substace Law; (iii) gives rise to any reporting, notice or publication requirements under any Hazardous Substace Law; or
(iv) gives rise to any liability, responsibility or duty on the par of 

Tenant or Landlord with respect to any third person under any
Hazdous Substace Law,

(b) "Handle" or "Handled" or "Handling" means generated, produced, brought upon, used, handled,
stored, treated or disposed of. .
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(c) "Tenant's Permittees" means and includes Tenant, Tenant's employees, licensees, contractors,
subcontractors, representatives, agents, offcers, partners, directors, subtenants, sub-subtenants and invitees,

(d) "Laws" means all applicable present and fu:-.ie iaws, ordinances, rules, regulations, statutes,
requirements, actions, policies, and common law of any local, state, Federal or quasi-governental agency, body, board or
commission.

44.4 ßreach ofOblîl!atioiis. If Tenant breaches the obligations set fort in ParaiiraDhs 44.1 and 44.2 of this Leae, or
if the presence of Hazardous Substances in, upon, under or about the Premises caused or permitted by Tenant's Permittees results
in contamination of the Premises or any other propert, or if contamination of the Premises or any other propert by Hazrdous
Substances otherwise occurs or exists at any time during or after the Term of this Lease, resulting from Tenant's Permittee's use
of the Premises, then Tenant shall indemnifY, defend and hold Landlord harmless from and against any and all liabilities, costs,
expenses, claims, judgments, damages, penalties, fines or losses (including without limitation, damages for the loss or restrction
on use of rentable or usable space or of any amenity of the Premises or the Propert, claim by any governent agency or other
third parties, and sums paid in settlement of claims, attorneys' fees, consultants' fees, expert' fees and the like) which arse at
any time during the Term of this Lease or after the Term of this Lease as a direct result therefrom, This obligation of Tenant to
indemnifY, defend and hold Landlord harless shall survive and extend beyond the expiration or earlier tennnation of this Lease
and includes, without limitation, indemnification against all costs incurred in connection with any investigation of site conditions
or any studies, testing, report, monitoring, clean-up, detoxification, decontaination, repairs, replacements, restoration and
remedial work required by any federal, state or local governental agency, authority or political subdivision because of any
Hazdous Substace preserit in soil, gTOund water, air, buildings or other improvements or otherwise in, upon, under or about the
Premises or the adjacent Propert or any other propert, air or water, Without limiting the foregoing, if the presence of any

Hazdous Substance in, on, under or about the Premises or the Propert due to the Handling of Hazardous Substances by
Tenant's Permittees results in contamination of the Premises or the Propert or any other propert, air or water, Tenant shall

immediately take all actions at its sole cost and expense as are necessar or appropriate to return the Premises and the Propert to
the condition existing prior to the Handling, provided that Tenant obtains Landlord's prior written approval of such actions and of
the contractors and other persons pedorming SÍch actions, which approval shall not be unreasonably witheld, so long as such
actions would not potentially have any materially adverse long-term or short-term effect on the Premises or the Propert. In any
event, any and all actions by Tenant to return the Premises and the Propert to the condition existig prior to the Handling of any
such Hazardous Substace shall be done in compliance with all Laws, and in such a manner and at such times as to avoid
interference with and/or inconvenience to any or all other tenants, occupants, contractors and invitees of any adjacent propert to
the maximum extent possible, It is the intent of Landlord and Tenant (and Landlord and Tenant hereby agree) that Landlord shall
have no liability whatsoever for the existence or presence of Hazdous Substaces in, upon, under or about the Premises
resulting from the Handling of any Hazardous Substances in connection with Tenant's occupancy or use of the Premises, and that
Tenant shall have sole and absolute responsibilty for the existence or presence ofIIâZardous Substances in, upon, under or about
the Premises and shall fully indemnifY and hold Landlord harmless. from and against any liabilities, costs, expenses (including
attorneys' fees), claims, judgments, damages, demand, penalties, fines and losses arising from or in connection with the existence
or presence of Hazadous Substances in, upon, under or about the Premises or the migration thereof from or to the Premises
resulting' from the Handling of any Hazrdous Substances in connection with Tenant's occupaiicy or use of the Premises.
Tenant's obligations under this Aricle shall suive the termination of this Lease.

44.5 Handling; Notices. Without in any way diminishing or waiving the limitations on and obligations of Tenant set
fort in this Article 44, if Tenant's Permittees Handle Hazardous Substaces in, upon, under or about the Premises, such
Handling shall be done in full compliance with all Laws, In that connection, Landlord and its agents and rel'resentatives shall
have the right, but not the obligation, at Tenant's cost, to enter onto and to inspect the Premises and conduct investigations,
studies, tests, reports, monitoring and analysis of the Premises and any and all Hazdous Substaces at any and all reasonable
times to detcrmine whether Tenant is complying with its obligations imder this Lease; provided, however, that before Ladlord
enters the Premises to conduct any such tests or investigations, Landlord shall provide Tenant with at least five (5) working days'
prior notice, Furtermore, Tenant shaIl immediately upon receipt thereof, provide to Landlord written notice of the following;

(a) Any enforcement, clean-up or other regulatory action taken or threatened by any governmental
authority with respect to the presence of any Hazardous Substances in, upon under or about the Premises or the migrtion thereof
from or to other propert;

(b) All demands or claims made or theatened by any third part against Tenant or the Premises
relating to any loss or injur resulting from any Hazardous Substaces;

(c) Any spil, release, discharge or disposal of Hazdous Substances in, upon, under or about the
Premises;
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(d)
and safety regulations.

All matters with respect to which Tenant is required to give notice pursuant to any applicable health

Landlord shall have the right to join and participate in, as a part if it so elects, any legai proceedings or actions

affecting the Premises initiated in connection with any Hazardous Substances or related laws.

ARTICLE 45
AUTHORITY

If Tenant is other than a natural person, each person executing this Lease on behalf of Tenant hereby covenants and
warants to Landlord that: such person is duly authorized to execute this Lease on behalf of Tenant; Tenant is duly qualified in
all respects; all steps have been taken prior to the date hereof to qualify Tenant to do business in the state in which the Propert is
situated; all franchise and other taxes have been paid to date; and all foons, report, fees and other documents necessar to
comply with applicable laws wil be fied when due. Tenant wil furnish to Landlord promptly upon demand, a corporate

resolution, proof of due authorization of parers, or other appropriate documentation reasonably requested by Landlord

evidencing the due authorization of Tenant to enter into this Lease. "

ARTICLE 46
BROKERS

Landlord and Tenant hereby represent and warant to each other that, other than Landlord's Broker and Tenant's
Broker, neither has employed any broker with regard to this Lease nor has any knowledge of any other broker being instrmental
in bringing about this Lease trsaction, The paries shall indemnify each other against any expense incurred by the other par
as a result of any claim for brokerage or other conuissions made by any olher broker, finder, or agent, whether or not
meritorious, employed by the indemnifying par or claiming by, through or under such part. Tenant acknowledges that

Landlord shall not be liable for any representations of Landlord's leasing agent or other agents of Ladlord regarding this Lease
transaction except for the representations and covenants of Landlord expressly set forth in this Lease. Landlord acknowledges
that Tenant shall not be liable for any representations of Tenant's Broker, agent or other agents of Tenant regarding this Lease
transaction'except for the representatio~s and covenants of Tenant expressly set fort in this Lease.

IN WITNESS WHEREOF, the parties hëreto have executed this lease the day and year first above' 
written.

(SIGNATURES ON NEXT PAGE)
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LANDLORD:

WH PARK PLACE LLC, a Delaware limited liability company

By: WH PAR PLACE MEZZ LLC, a Delaware limited
liability company, its sole member

By: WASHINGTON HOLDINGS STRUCTUD
FINANCE, LLC, a Washington limited liabilty
company, its manage

By:
Name:
Its:
Date:

TENAN:

By:
Name:
Its:

. Date:

APPROVED AS TO FORM ONLY:

'B '~S'-D P , .Tim ames, emor eputy rosecuting A ttomey
¡ 1- l-- c 'I

By:

Date:
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i ss.COUNTY OF KIG

! certify that I know or have satisfactory evidence thatiiiY t\tt the person who appeared before me, and said
person acknowledged that said person Si~hiS instrment, on oath stated that said person was authorized to execute the
instrment and acknowledged it as the of WASHINGTON HOLDINGS STRUCTURED FINANCE, LLC, a
Washington limited liability company, the manager ofWH PAR PLACE MEZZ LLC, a Delaware limited liabilty company,
the sole member of WH PAR PLACE LLC, a Delaware limited liability company, to be the free and volunta act of such
limited liability company for the uses and purposes mentioned i the instrument\~

STATE OF WASHINGTON

Dated this

\\\i\\\lil/liiii,\\\ V 0 i111

-$~' \ ":......f.¿t. II/~-. CL~ .... ",;ion 1:.i~"I/"" 'l
$0-..'-$ W~...\A 'l...: .R Gl",.''' ..

I (I /(J ~OìAR Y '\ ~= :--~:~=
- . PUB\'\C,.: f2 ==

~ d '.. o'\~..~C! l
-/ I'Ll ....91-19-~...ù,"" "'l "I' ...... S'" "//111 ~ 0 F 'l l" \\",

///1111/111111\\\\\\ .

ST ATE OF WASHINGTON

COUNTY OF KIG

day of

~Y\(l 'L~\7;V~~
(Legibly Print or Stamp Name of 

Notar)
d for estate 0 Washington,Nota public in

residing at
My appointment expires

I ss.

. I certify that I know or ~ave satisfa~tory ev~d~nce thatt~\-'l1-~\.. is f!e person who appea~ed before me, and

said person acknowledged that said person signed' this mstrment, on oath stated that said person was authorized to execute the
instrment and acknowledged it as the fÍc...il\"C of KIG COUNTY, a political subdivision of the State of Washington,

to be the free and voluntar act of such entity for the uses and purposes mentioned in the instrment.
t: ""

Dated this C'

\\\"''''' """
~", "Gas r/f 111i

~"..1i .......... 0 ¿ ~".
~ ~.v~..... i.~.. ~~ li.... .. ~.~~

§~¡ t01AII, \'$~
æf --e_ =:
Š \ ""i\.\t. j ~': ..\ .A .. ._ ..~~....c .,y.'cs .:

\i -.;....:r: 11, 'l~..,~ §'~ ~ A .......... ~\~ ~"Ii" w, .~'p \"""i"'iim,"""

51027985,5

day of ~:~ ,2009.

¡JV1 J ¡L~
/ (Si~ature of Nota)

e ~ b e"t- e ~ S5 f\ø ~fSJ. .~
(Legibly Prnt or Stamp Name of 

Notar)
Notary publii;.and f£f the state of Washington,
residing at ~ ~ r- i- 1 L.v' vt
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EXHIBIT" A"

LEGAL DESCRIPTION

That certain real propert located in the City of Seattle, King County , Washington described as follows:

PARCEL A:

LOTS I, 2, 3 AND 4, BLOCK 62, ADDITION TO THE TOWN OF SEATILE, AS LAID OUT BY A.A. DENN
(COMMONLY KNOWN AS A,A, DEN'S 5TH ADDITION TO THE CITY OF SEA TILE), ACCORDING TO THE PLAT
THEREOF RECORDED IN VOLUME I OF PLATS, PAGE(S) 89, IN KIG COUNTY, WASHIGTON;

EXCEPT THOSE PORTIONS THEREOF CONVEYED TO THE STATE OF WASHINGTON FOR PRIMAY STATE
HIGHWAY NO. 1 (1-5) BY DEEDS RECORDED UNER RECORDING NUBERS 5199593, 5236666 AND 5244296;

TOGETHER WITH THAT PORTION OF VACATED ALLEY IN SAID BLOCK 62 ADJOINING SAID LOTS AS
VACATED UNDER CITY OF SEATILE ORDINANCE NUER 98361 AND RECORDED UNER RECORDING
NUBER 6589971, WHICH, UPON V ACA TION, ATI ACHED TO SAID PROPERTY BY OPERATION OF LAW.

PARCEL C:

LOT 5, BLOCK 62, ADDITION TO TH TOWN OF SEA TILE AS LAID OUT BY A,A. DENN (COMMONLY KNOWN
AS AA DENN'S FIFTH ADDITON TO THE CITY OF SEATILE), ACCORDING TO THE PLAT THEREOF
RECORDED IN VOLUME 1 OF PLATS, PAGE(S) 89, IN KIG COUNTY, WASHINGTON;

EXCEPT THAT PORTION LYING NORTHEASTERLY OF-A LINE DRAWN PARALLEL WITH AND 130 FEET
DISTANT SOUTHWESTERLY, WHEN MEASURED RADIALLY FROM THE BASE LINE, "CENTERLIN SOUTH
BOUN" OF PRIMAY STATE HIGHWAY NO, 1, SEATILE FREEWAY, JACKSON STREET TO OLIV WAY, AS
DEEDED TO TH STATE OF WASHINGTON, BY DEED RECORDED UNDER RECORDING NUER 5217276;

AND LOT 8, BLOCK 62, ADDITION TO THE TOWN OF SEATILE AS LAID OUT BY A.A. DENN (COMMONLY
KNOWN AS A,A, DENN'S FIFTH AODITON TO TH CiTY OF SEATTLE): ACCORDING TO TH PLAT THEREOF
RECORDED IN VOLUME t OF PLATS, PAGE(S) 89, IN JlJNG COUNTY, WASHINGTON;

EXCEPT THAT PORTION LYING EASTERLY OF A LINE DRAWN PARLLEL WITH AND 130 FEET DISTANT
WESTERLY WHEN MEASURED RAIALLY FROM THE BASE LINE, "CENTERLIN SOUTH BOUN" OF PRIMARY
STATE HIGHWAY NO, 1, SEATILE FREEWAY, JACKSON STRET TO OLIVE WAY, AS CONDEMNED IN KIG
COUN SUPERIOR COURT CAUSE NUMBER 570302,

A LEASEHOLD INEREST AS TO THE FOLLOWING PARCELS B-1, B-2 and B-3:

PARCEL B-1:

BEGING AT THE MOST SOUTHERLY CORNR OF BLOCK 62 OF ADDITION TO THE TOWN OF SEATILE, AS
LAID OUT BY A.A, DEN (COMMONLY KNOWN AS A.A. DENN'S FIFTH ADDITION TO.TH CITY OF
SEATILE), ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 1 OF PLATS, PAGE(S) 89, IN KIG
COUN, WASHINGTON;

THENCE NORTI 30°37'42" WEST, ALONG THE WESTERLY LIN OF SAID BLOCK 62, A DISTANCE OF 118.67
FEET;

THENCE NORTH 59°22'18" EAST, PERPENDICULAR TO THE AFORESAID COURSE, 109.85 FEET TO A POIN ON A
2,039.86 FOOT RAIUS CURVE, CONCAVE TO THE EAST, WHICH LIES PARLLEL WITH AND 130 FEET
WESTERLY, WHN MEASURED RAIALLY FROM THE BASE LINE, "CENTERLINE SOUTHBOUND" OF PRIMAY
STATE HIGHWAY NO.1, SEATILE FREWAY, JACKSON STREET TO OLIVE WAY, AS CONDEMND IN KIG
COUNTY SUPERIOR COURT CAUSE NUBER 570302, A RAIA AT SAI POINT BEARG NORTH 80°30'57"
EAST, SAI POIN ALSO BEING THE TRUE POINT OF BEGINING; - ~
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THENCE NORTHERLY, ALONG SAID CURVE, THROUGH A CENTRAL ANGLE OF 00°02'24", AN ARC DISTANCE
OF 1.42 FEET TO THE EAST LINE OF LOT 4 OF SAID BLOCK 62;

THENCE NORTH 59°22'16" EAST, ALONG SAID EAST LINE, 32.21 FEET TO A POIN ON A 2,009,86 FOOT RAIUS
CURVE, CONCAVE TO THE EAST, WHICH LIES PARALLEL WITH AND 100 FEET WESTERLY, WHN MEASURED
RADIALLY FROM THE BASE LINE, "CENTERLINE SOUTHBOUND" OF PRIMARY STATE HIGHWAY NO, 1,
SEATTLE FREEWAY, JACKSON STREET TO OLIVE WAY, AS CONDEMND IN KIG COUN SUPERIOR COURT
CAUSE NUMBER 570302, A RADIAL AT SAID POINT BEARIG NORTH 80°53'15" EAST;

THENCE NORTHERLY, ALONG SAID CURVE, THROUGH A CENTRAL ANGLE OF 01°59'27", AN ARC DISTANCE
OF 69,83 FEET TO A POINT WHICH LIES 169.31 FEET EASTERLY OF, WHEN MEASURD AT RIGHT ANGLES
FROM, THE WESTERLY LINE OF SAID BLOCK 62;

THENCE SOUTH 30°37"42" EAST, PARALLEL WITH tHE WESTERLY LINE OF SAID BLOCK 62 AND 169.31 FEET
EASTERLY OF, WH MEASURED PERPENDICULAR THEREFROM, 65,84 FEET TO A POINT THT LIES NORTH
S9°22'18" EAST, PERPENDICULAR TO SAID WESTERLY LINE OF BLOCK 62,FROM THE TRUE POINT OF
BEGINING;

THENCE SOUTH 59°22'18" WEST 59.46 FEET TO THE TRUE POINT OF BEGINING.

PARCEL B-2:

BEGINING AT THE INTERSECTION OF THE EASTERLY LINE OF THE WESTERLY 169.31 FEET OF BLOCK 62,
ADDITON TO THE TOWN OF SEA TIE, AS LAID OUT BY A,A. DENN (COMMONLY KNOWN AS A.A, DENN'S
FIFTI ADDITION TO THE CITY OF SEATTLE), ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME i
OF PLATS, PAGE(S) 89, IN KIG C0lErY, "WASHINGTON, AS MEASURED PERPENDICULAR FROM THE
WESTERLY LINE. OF SAID BLOCK 62, WITH A LINE -WHICH LIES 40.00 FEET SOUTHERLY, WHN MEASURED
PERPENDICULAR FROM THE CENTERLIN OF THE UNIVERSITY "N" RA OF PRIMARY STATE HIGHWAY NO.
1, SEATTLE FREWAY, JACKSON STREET TO OLIVE WAY AS CONDEMNED UNDER KIG COUNTY SUPERIOR
COURT CAUSE NUER 570302;

THENCE NORTH 30°37'42" WEST, PARLLEL WITH AND 169.31 FEET EASTERLY OF, WHE MEASURD
PERPENDICULAR FROM THE WESTERLY LIN OF SAID BLOCK 62, A DISTANCE OF 18.00 FEET;

THENCE SOUTH 59°22'18" WEST, PERPENDICULAR TO THE WESTERLY LINE OF SAID BLOCK 62, A DISTANCE
OF 110.60 FEET TO TIE INTERSECTION WITH TIE SOUTHERLY BOUNARY OF THE PROPERTY DEEDED TO
THE STATE OF WASHINGTON AS DESCRIBED IN DOClÌËNT FILED UNDER KIG COUNY RECORDING
NUBER 5244296;

TIENCE NORTH 66°50'01" EAST, ALONG SAID SOUTHERLY LINE, 61.7 FEET TO A POIN ON TI WESTERLY
MARGIN OF THE VACATED ALLEY IN SAID BLOCK 62;

THENCE SOUTI 88°36'57" EAST 18,87 FEET TO THE INTERSECTION OF THE EASTERLY MARGIN OF SAID ALLEY
WITH A LINE THAT LIES 40.00 FEET SOUTHERLY, WHN MEASURED PERPENDICULAR FROM SAI
CENTERLIN OF TIE UNIVERSITY "N" RAP; ,
THENCE NORTH 59°22'32" EAST, PARALEL wiTH THE 40.00 FEET SOUTHERLY OF, WHEN MEASURED
PERPENDICULAR FROM SAID CENTERLINE OF THE UNIVERSITY "N" RAP, 33.53 FEET TO TH POIN OF
BEGINING,

I
. i

!

PARCEL B-3:

THE AIR RIGHTS LYING ABOVE ELEVATION 138.0, SEATTLE DATUM, AND BELOW ELEVATION 199.36,
SEATTLE DATUM AS TO THE TRACT DESCRIBED AS FOLLOWS:

BEGINING AT TIE MOST SOUTERLY CORNER OF BLOCK 62 OF ADDITON TO THE TOWN OF SEATTLE, AS
LAID OUT BY AA DENN (COMMONLY KNOWN AS A.A, DENN'S FIFTH ADDITION TO TI CITY OF
SEATTLE), ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 1 OF PLATS, PAGE(S) 89, IN KIG
COUN, WASHINGTON;
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THENCE NORTH 30°37'42" \\'EST, ALONG THE WESTERLY LINE OF SAID BLOCK 62, A DISTANCE OF 1I8,67
FEET;

THENCE NORTH 59°22'18" EAST, PERPENDICULAR TO THE AFORESAID COURSE, 109.85 FEET TO A POINT ON A

2039.86 FOOT RADIUS CURVE, CONCAVE TO THE EAST; AND THE TRUE POINT OF BEGINING;

THENCE CONTINING NORTH 59°22'18" EAST 32.16 FEET;

THENCE SOUTH 07°47'52" EAST 128,75 FEET TO A POINT ON THE SOUTHERLY LINE OF SAID BLOCK 62 WHCH
LIES 23,94 FEET EASTERLY FROM ITS INTERSECTION WITH A 2039,86 FOOT RADIUS CURVE, CONCAVE TO THE
EAST, WHICH LIES PARALLEL WITH AND 130 FEET WESTERLY, WHN MEASURED RADIALY FROM THE
BASE LINE, "CENTERLIN SOUTHBOUND" OF PRlMARY STATE HIGHWAY NO.1, SEAITLE FREEWAY,
JACKSON STREET TO OLIVE WAY, AS CONDEMNED IN KIG COUNTY SUPERIOR COURT CAUSE NUMBER
570302; THENCE SOUT 59°22'00" WEST, ALONG SAID SOUTHERLY LINE, 23,94 FEET TO A POINT ON SAID
2,039.86 FOOT RADIUS CURVE, A RADIAL AT SAID POINT BEARIG NORTH 76°58'55" EAST;

THENCE NORTHERLY, ALONG SAID CURVE, THROUGH A CENTRAL ANGLE OF 03°32'01", AN ARC LENGn! OF
125.81 FEET TO THE TRUE POINT OF BEGINING,
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EXHIBIT "B"

SPACE PLANS

THIRD FLOOR PREMISES SPACE PLAN
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. .
FOURTH FLOOR PREMISES SPACE PLAN
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SIXTH FLOOR PREISES SPACE PLAN
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EXHIBIT "C"

WORKETTER

LANDLORD: WH PARK PLACE LLC

TENANT: KIG COUNTY

PREMISES: PARK PLACE

The purose of this Workletter is to set fort how, by whom and at whose cost the Landlord's Work in the Premises are

to be constrcted. The "Landlord's Work" means the completion of improvements to the Premises which need to be performed

before Tenant can occupy the Premises for the normal conduct of its business.

), Changes to Shell and Core of the Building.

If Tenant, with Ladlord's consent, changes surace finishes from those specified for the Building, requires changes to the
heating and cooling and electrcal systems wmch are stadad for the Building, or maes any other depar from the specifications or
stads for the Building with respect to any of the foregoing items, the additiona cost of such change or other depare shall be at

the Tenats expense, Thoughout th Exhbit, items which are not Building Stadad items are sometimes referr to as special items
or special improvements.

2, Additional Improvements (Tenant Work).

Improvements to the Premises wmch are in addition to those provided for in Section 1 of this Exhibit are herein sometimes
described as Tenant Work. Tenant Work sha be at Tenant's expense but shall be paid for by Landlord to the extent of 

the Tenat

Improvement Allowance described below, The same procedure shall pertin to any matters referred to in ths Exhbit as being at
Tenat's expense or a charge to Tenant Work If the costs for Tenant Work and expenses or charges to Tenant Work eXceeil said
allowance, Landlord shall utilize such funds for the payment of progress bilings by the contractor. In addition, a portion of the
Tenant Improvement Allowance shall be utilized to balance the existing HVAC system within the Premises. Tenant Work and
costs charged to Tenant Work shall include without limitation:

(a) All paritioning (solid, glazed or otherwise), including one-half of walls separting the Premises from the
space to be occupied by other tenants in the building, all paritioning withn the Premises, and the walls separatig the
Premises from the public corrdor.

(b) Pait or other wall coverings approved by Ladlord, Painted walls shall receive at least one prime coat and one
semi-gloss finish coat Tenant shall use a brad of paint spcified by Landlord as stadad for the Building or an equivalent
brad approved in advance by Ladlord.

(c) Doors and door hardware,

(d) Finish ceiling, including suspension system and hangers.

(e) Cabinetr, millwork or other buil-ins,

(f) Cartig or other floor coverig,

(g) Blinds for exterior windows as designated by Ladlord,

(h) Lighting fixtures, including building standard fixtues and all other fixtues, and all switching, all in
accordance with applicable Seattle codes,

(i) Electrcal reeptacles, wirg from junction boxes located above supended ceiling to light fitues and any other

electrcal items whic:h ar in addition to those fushed by Ladlord purt to Section i of ths Exhbit.

G) Telephone and data' outlets and any other comrminication equipment not fuished by Landlord puruat to
Section L Tenant shall be responsible for contracting with its IT/Dataelecom vendor in the provision of services
relating to the installation of cabling and any infrastrctue relating to such work and shall coordinate such with
Landlord's constrction manager.
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(k) Air terminal units in excess of the standard number for the Premises. All related ducting, round low pressure

run out ducting, flexible ducting, diffusers, and any other items for heating or air cooling.

(I) lnterfoor stair within the PrelTses,

(m) Vertcal lift for books, fies, mail distrbution, etc,

(n) Plumbing and fixtues including private toilets, showers, lavatories, sins and lunchroom or kitchen equipment

(0) Emergency power equipment for Tenant's equipment.

(P) All demolition and removal of debns for any item of work installed pursut to Section 1 or Section 2 of ths

Exhibit which Tenant with Landlord's consent, subsequently requests Ladlord to remove,

(q) Any strctura moification to ¡he Building,

(r) The fees, as approved by Ladlord, for architects, engineers, consultats and contrtors, including Landlord's

contrctor, for services with respect to the PrelTses.

(s) All applicable Washington State sales ta.

(i) Fees and expenses for all permts, including building, special energy and strctual modification pemits and other

governental fees,

(u) Any other costs referred to in this Exbit as being at Tenant's expense or a chage to Tenant Work,

Whether, and the extent to which, any of Tenant's requirements exceed the improvements to be provided by
Landlord pursuant to Section i shall be determined by Landlord's Constrction Manager, which determination shaH be_conclusive, .

3. Tenant Improvement Allowance,

Landlord shall provide an allowance for Tenant Work in the initial Premises equal to $15,00 per RSF of 
the Premises.

(the "Tenant Improvement Allowance"), The Tenant Improvement Allowance shall be used to pay costs for Tenant Work, by
creditig or paying the amount of the allowance against amounts due for ihe Tenant Work, all in accordance with Section 5,2 of

this Exhibit. Any unused allowance may be applied by Tenant toward Rent due under the Lease,

4. Design of Tenant ImDrovements.

4.1 Ladlord's Constrction Manager. Ladlord has engaged the servces of BloomProjects, a constrction maager,

("Landlord's Construction Manager") to provide certin professional services required for the improvement of the Prmises and
other portions of the Building, The fees and expenses of Landlord's Constrction Manager for services regarding the Premises
shall be a charge to Tenant Work and shall not exceed five percent (5%) on the first $50,000, plus thee and one-half percent
(3.5%) on the remainder, oft.'le hard costs of the Tenant Work. Landlord shall not charge any other fees for its involvement in
the review, supervision and approval ofthe Tenant Work.

4.2 Landlord's Architect. As a charge to the Tenant Work, Landlord may retain the services of a qualified

architect/offce planer, Burgess Design, lnc, ("Landlord's Architect"), licensed to practice architecture in the State of
Washington, and which is hereby approved by Tenant, to provide architectural services related to the tenant improvements,
except for those services which by express provisions of this Exhibit are to be provided by Landlord's Constrction Manager, As
a charge to the Tenant Work, if required, Ladlord may also retain the services of a qualified electrcal and mechancal engineer to
provide servces I drwings related to the tenant improvements.

43 Plans for Tenant Work. Tenant and Ladlord's Architect have prepared, and Ladlord and Landlord's
Constrction Manager have approved, the Schematic Plans for the Tenant Work, Landlord's Arhitect is curntly preparg final

Contrct documents for the Tenant Work. Upon completion of the Final Contrct Downents, Ladlord's Arhitect shall provide
Landlord with a record set in a formt as designted by Ladlord, Such plan shall be comptible with the basic plans and
spifications for the Building and when sublTtted to Ladlord for its approval shall clealy show any proposed modifications to the

plan and speifications for the Building, Tenant shall (a) provide timely and adequate inormtion, direction and approval of plans

and specifications to Ladlord's Constction Manager and (b) obtain from Landlord's tenant constrction coordinator and/or
Landlord's Constrction Manager any required information concerning the basic Building for the design of 

tenant improvements.
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The Final Contrct Docments shaH be prepared in accordace with the stadads adopted by Landlord including scale, common
symbols, legends and abbreviations together with inforrtiofi required to obtan pemnts. The drwings shall be prepared using the
"pin bar" system for comptibility with other building drawings. The Final Contrct Documents shall be approved and signd by the
Tenant and Ladlord's Constrction Manager prior to submittl to Landlord and approved and signed by Landlord prior to submittl 

to

Ladlord's contrctor for pricing, and shall include (to the extent appropriate, based on the constrction work contemplated by th
Tenant Work):

(1) Architectul Floor Plane s ): A plan, fully dimensioned, showig partion layout and ty, identifYing each room

with a number and each door with a number, and the loction, natue and extent of floor finishes, casework, relights, etc.
Plumbing locations and requirements shall be shown on tIs plan,

(2) Reflected Ceiling Plan: A plan showing all building stadad amI/or special ceiling conditions and materils.

This plan shall also include the location and tye of all building stadad and special light fixtu including swtchig
together with a legend indicating fitue tye, quatity of fixtues, comiected wattage of each fixtue as necessa for

compliance with the lighting power budget of Seattle's codes and any other applicable laws and regulations,

(3) Electrcal and Telephone Outlet Plan(s): A plan locting all power and telephone requirements dimensioned to
give exact location of outlet and height above concrete slabs if locations are critical. This plan shall identifY all dedicated
circuits and identifY all power outlets greater than 120 volts. For equipment used in outlets which reuir dedicated ciruits
and/or which requie greater than 120 volts, identifY the tye of equipment, the maufactuer's na and maufactuets
model number and provide power requirements and other techncal specifications. The plan shall also show modfications
to basic systm, ciruit identification, conduit size, the number and size of wires, all in compliance with applicable Sette
coes or other applicable laws and reguations.

(4) Furitue Lavout: Basíc layout showing fuitue locations.

(5) Milwork Detals: Complete elevations and detals of all special millwork including but not limted to Cabinets,
paneling, trm, bookcaes and spial doors and jambs.

(6) Hardwar and Keving Schedules: Complete specifications for all special hardware shå:i be provided, (Note: Key
ways in special locks mus be compatible with building mater key system.) The keyig scheule mus indicate wluch dors
are locked and which keys open each lock, together with a symbol indicatig which side of the door is to be locked toprolubit entr, ..
(7) Room Finish and Color Schedule: Provide on the drwigs complete information showing location an
specification for all finishes including wall, floor covering, base, ceiling and special conditions.

(8) Constrction Notes and SDecifications: Provide all required special notes and complete specifications, including
instrction to bidders, spcial conditions incoiporatig the AI stadad form of general conditions or such modifications

thereof as are designted or approved by Ladlord and technca speifications for all spcial improvements,

(9) Strctural Modifications: If Tenant's tenant improvements include interfoor stairays, increased floor loading or

any other items wruch require strctul modifications, Ladlord's strctul engineer for the Building shall be engaged to

perform all required strctul engieering services, The cost of such services shall be a charge to Tenant Work A drwig
shall be prepared showing the extent of strctural modification necesar and a separte building permt shall be ol:taiied for
this phae of work

4.4 Contrct Administration. Landlord's Construction Manager shall provide constrction admistrtion dug the

execution of Tenant Work on the Premises and wil observe progress of such work, attend necessar contrctor coordiation meetùigs,

advise Tenant and Landlord on statu and progress paymnts, prepare a puncWist for any constrction deficiencies at completion and
certfY the Premises ready for occupancy.

4,5 Delavs. Tenant shall be responsible for delays and additional costs in completion of the Tenant Work and any

dages or other costs incured by Ladlord which are caused by (a) Tenant's failure to provide adequate informtion and dirction to
Ladlord's Arcrutect or. failure to timely pedorm its obligations under tIs Exhbit, (b) Tenant's failure to tiely authori Ladlord to
proceed with the Tenant Work, (c) changes to the Final Contrct Documents réquested by Tenant after mutu approval by the pares,

(d) delays in deliver of special materials or (e) delays requested by Tent The costs of any such delay or damage shall be a chae

to Tenant. Tenant shall fuer be responsible for such delays as provided in Secton 5.6 of ths Exhbit

4.6 Additional Services bv Ladlord's Constrction Manager. Certn services with respect to the Tenant Work shall

be provided by Ladlord's Constrction Manager at Tenant's expns. Ladlord's Constrction Manager shall:

Exhibit C - 3



If -i.

(a) Provide Ladlord's Arhitect with information about the Building and backgrouod drwings for execution of the

Tenat Work as reasonably requested by Ladlord's Architect.

(b) Review all plan and specifications required under Section 4.3 and assjst Landlord's Architect regarding
compliance with the requirements of building systems and codes related to Tenant Work. Notwithstanding such review
and assistance, Landlord's Architect is responsible for compliance with such requirements and codes.

(c) Provide coordination with the Landlord, Tenant and Landlord's contrctor, as applicable, thoughout the design,

pricing and constrction of the Tenant Work. Tramit shop drawings and submittls perting to spcial items to
Landlord's contrctor as requested, and provide contrct admistrtion as provided in Section 4.4, such admiisttion to be

coordinated by Ladlord's Constrction Manager.

(d) Obtain the blanet building pennt for tenant improvement constrction in the offce portons of the Building and

trmit the Fina! Contrct Documents to the Deparent of Planing and Development ("DPD") for review and approva,

Ladlord's Constrction Manager shall be responsible for all changes required as a result of such review by DPD, AU other
permts, including without limitation electrcal, mechancal, and plumbing, energy code and strctul pennts shall be
obtained by subcontrctors or Ladlord's Constrction Manager.

5. Constrction of Ten ant Improvements.

5.1 Authorition to Proceed Ladlord's contrctor wil be a general contrctor providing contrct maagement and

admiistrtion services with respect to the Premises, The Tenant Work shall be maaged and admistered by Landlord's Contrctor to
the extent required by Ladlord, Subcontrct work will be competitively bid, except for the sprinker system, fir alar system and
Building Service control system. Subcontract work which is to be comptitively bid shall be submitted to subcntrctors selected and
aproved by Ladlord, Tenat and Ladlord's contractor and may be bid independently or together with similar work for other tenants
in the Building, Such subcontrctors shall only employ and use union labor in and about the Building and Lad, Afer they have been
completed, the Final Contrct Docments shall be promptly submitted to such subcontrctors for bids,. Bids will be reviewed by
Landlord, Tenant, and Ladlord's contrctor and subcontrcts' awarded as they mutully agree. Notwthtading the foregoing, at
Landlord's election some or all of the Tenant Work may be (a) priced and subcontrcts with ret thereto awarded on the Da§ìsof"

uiit price arangements or simar argements negotiated by Ladlord's contrctor with respect to such work in the Buildig, or (b)
pedonned by Ladlord or an afliate or agent of Landlord at a price wluch is subject to Tenants reaonable apprpvaI, If the price qf
Tenant Work exceeds the allowance in Sixtion 3 of ths Exhbit, Tenant may in such authorition delete any or all items of extr cost;
provided however, if Ladlord, acting reasonably, deems these chages to be extensive, Landlord may refue to accpt the
authoriation to proceed until all changes have been incorprated in revised Final Contrct Douments signed by Tenant, approved and
signed by Landlord, pried by Landlord, and wrtten acceptace of the revised price- ha been reeived by Ladlord from Tenat. In
the absence of wrtten authorition to proceed, Landlord shall not be obligated to commence work on the Premises,

5,2 Payments. Landlord's contrctor slil complete the Tenant Work in accordace with the approved Final Contrt

Douments. Ladlord shaH be responsible for the cost of Tenant Work up to the amount of the allowance described in Section 3.
Landlord shall submit monthy progress billngs to Tenant for costs which exceed or are not included in sad allowance, which shal be
payable within ten (10) days after receipt. Final biJing shall be rendered and payable within ten (10) days after acceptace of the
Premises by Tenat in accordace with th term of the Lease,

5.3 Final Plans and Modifications. If Tenant shall request any change from the approved Final Contrt Douments,

Tenat shall request such change in wrting to Ladlord and such request shall be accompanied by all plan and spcificaons
necessar to show and explain chages from the approved Final Contrct Douments. Afer receiving tlus inforation, Ladlord shall
give Tenant a wrtten price for the cost to incorprate the changes in the Final Contrct Documents, If Tenant approves swh price in
wrtig, Ladlord shall have such changes made to the Final Contrct Documents and the cost thereof shalJ be a charge to Tenant
Work With a reaonable time after completion of such chages in the Final Contrct Doents, Ladlord shall obtain and notify
Tenant in wrtig of the constrction cost, if any, which shall be chaed to Tenant as a result of such change, The cost for such

change shall include a Landlord coordination fee equal to fifteen percent (15%) of the amount of such change, Tenant shall with five
(5) d¡ys notify Ladlord in wrtig to procee with such change, In the absence of such notice, Ladlord shaIl procee in accordace
with the previously approved Final Contrct Doents before such change was requested. Tenant shall also be reponsible for the
costs of any demolition work required as a result of the chage,

5.4 Tenants Entr 10 Leased Premises. Tenant's entr to the Premises for any pwpse prior to the Commencement

Date of the Lease Term shal be scheduled in advance with Ladlord and shall be subject to all the term and conditions of the Le
except the payment of rent Tenant's entr shall me entr by Tenat its offcers, contrctors, offce plarer, licensees, agents,
servants, employees, guests, invitees or viitors,
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AMB PROPERTY CORPORATION
iNDUSTRIAL MULTI-TENANT LEASE

1. Basic Provisions ("Basic Provisions"),

1. 'Î Parties: This Lease ("Lease") dated as of November 30, 2009, is made by and

between AMB INSTITUTIONAL ALLIANCE FUND IIi, L,P" a Delaware ÎÍmited partnership,
("Landlord") and KING COUNTY, a political subdivision of the State of Washington ("Tenant")
(collectively the "Parties," or individually a "Party"),

1.2 Premises: A portion, approximately 6,477 SF, approximately 384 SF of which is
office area, outlned on Exhibit A (Premises and Site Plan) attached hereto ("Premises"), of the
building ("Building") located at 19240 Des Moines Memorial Drive South, Suite 400 in the City of
SeaTac, State of Washington. The Building is located in the industrial center commonly known
as AMB Des Moines Logistics Center, Building C (the "Industrial Center"), Tenant shall have
non-exclusive rights to the Common Areas (as defined in Paragraph 2.3 below), but shall not
have any rights 10 the roof, exterior walls or utility raceways of the Building or to any other
buildings in the Industrial Center. The Premises, the Building, the Common Areas, the land
upon which they are located and all other buildings and improvements thereon are herein
collectively referred to as the "Industrial Center."

1.3 Term: The term of this Lease ("Term") shall commence on the mutual execution
of this lease ("Commencement Dateh) and end on the last day of the month that is ten (10)
years and four (4) months after the month in which Tenant is obligated to commence the
payment of Rent under this Lease ("Expiration Date"), Tenant is Obligated to commence the
payment of Rent under this Lease (the "Rent Commencement Daten) on the date that is two (2)
weeks fOllowing the delivery of possession of the Premises to Tenant. .

1.4 Base Rent: $ See Below per month ("Base Rent"), $5,909.36 payable on
execution of this Lease for period of the first month's Base Rent and Operation Expenses.

Months
1 -12
13 - 16

17 - 24

25-36
37 - 48.

49 - 60

61 - 72

73 - 84

85-96
97 - 108

109-120
121 -124

Base Rent

$4,404,36 + NNNs
Abated + NNNs

$4,53.6.00 + NNNs
$4,673.00 + NNNs
$4,8.13.00 -l NNNs
$4,957.00 + NNNs
$5,106,00 + NNNs
$5,259,00 + NNNs
$5,417.00 + NNNs
$5,579_00 + NNNs
$5,747,00 + NNNs
$5,919.00 + NNNs

1.5 Tenant's Share of OperatinQ Expenses ("Tenant's Share"):

(a) Industrial Center 6,477sf /137,486 sf

(b) Building 6.477sf152,270 sf
4.71%

12.39%

1,6 Tenant's Estimated Monthly Rent Payment: Following is the estimated Monthly
Rent Payment to Landlord pursuant to the provisions of this Lease, This estimate is made at
the inception of the Lease and is subject to adjustment pursuant to the provisions of this Lease:

(8) Base Rent (Paragraph 4,1) $ 4,404,36

(b) Operating Expenses (Paragraph 4.2, excluding $ 724.00
Real Property Taxes and Landlord Insurance)"

(cl landlord Insurance (Paragraph 8,3) $ 54,00

(d) Real Property Taxes (Paragraph 10) $ 627,00

Total Estimated Monthly Payment $ 5,809.36

1,7 Security Deposit: $None ("Security Deposit").
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1.8 Permitted Use ("Permitted Use"): General offce and storage and light industrial

and for no other purpose,

1.9 Guarantor: N/A.

1.10 Addenda and Exhibits: Attached hereto are the following Addenda and Exhibits,
all of which constitute a part of this Lease:

(a) Addendum 1:
Addendum 2:

Remedies Addendum
Additional Lease Provisions

(b) Exhibits: Exhibit A:
Exhibit B:

Exhibit C:
Exhibit D:

Exhibit E:

Exhibit F-1:

Exhibit F-2:

Exhibit F-3:

Exhibit G-1:
Exhibit G-2:
Exhibit H:

Exhibit I:
Exhibit J:
Exhibit K:

Premises and Site Plan
Rent Commencement Date Certificate
Rules and Regulations

Landlord's Waiver
Environmental Questionnaire

Intentionally Deleted
Intentionally Deleted
Intentionally Deleted
Signage
Secondary Signage Example
Intentionally Deleted
Legal Description

Intentionally Deleted
Move Out Standards

1.11 Address for Rent Payments: All amounts payable by Tenant to Landlord shall
unti further notice from Landlord be paid to AMB Institutional Allance Fund ILL. ioP., AMB Des
Moines LOQistics Center c/o GGL Real Estate Services. Inc. at the following address:

AMB Institutional Allance Fund ii (Des Moines LOQisticsl
c/o GGL Real Estate Services, Inc. .
p, O. Box 6156
Hicksvile, NY 11802-6156

2. Premises. Parkinq and Common Areas.

2.1 LettnQ. Landlord hereby leases to Tenant and Tenant hereby leases from
Landlord the Premises upon all of the terms, covenants and conditions set forth in this Lease.
Any statement of square footage set forth in this Lease or that may have been used in
calculating Base Rent and/or Operating Expenses is an approximation which Landlord and
Tenant agree is reasonable and the Base Rent and Tenant's Share based thereon is not
subject to revision whether or not the actual square footage is more or less; provided, however,
Tenant's Share may be adjusted pursuant to Paragraph 4,2(b) herein, Tenant accepts the
Premises in its present condition, and state of repair and operating order; provided, however,
Landlord shall deliver possession of the Premises to Tenant in broom clean condition with all
mechanical systems and dock doors serving the Premises in good working condition, Except
as expressly set forth in this Lease, Landlord makes no representation or warranty regarding
the usability or -functionality of the Premises for Tenant's use of the Premises, it being
understood that it is Tenant's' sole responsibility to verify that the Premises is appropriate for
Tenant's use of the Premises. .

2.2 Common Areas - Definition, "Common Areas" are all areas and facilities outside
the Premises and within the extenor boundary line of the Industrial Center and intenor utilty
raceways within the Premises that are provided and designated by the Landlord from time to
time for the general non-exclusive use of Landlord, Tenant and other tenants of the Industrial
Center and their respective employees, suppliers, shippers, tenants, contractors and invitees.

2.3 Common Areas - Tenant's Riohts, Landlord hereby grants to Tenant, for the
benefit of Tenant and its employees, suppliers, shippers, contractors, customers and invitees,
during the term of this Lease, the non-exclusive right to use, in common with others entitled to
such use, the Common Areas as they exist from time to time, subject to any rights, powers, and
privileges reserved by Landlord under the terms hereof or under the terms of any rules and
regulations or covenants, conditions and restrictions gOVerning the use of the Industrial Center.

2.4 Common Areas - Rules and Reoulations. Landlord shall have the exclusive
control and management of the Common Areas and shall. have the right, from time to time, to
establish, modify, amend and enforce reasonable Rules and Regulations with respect thereto in
accordance with Paragraph 16.19,
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2,5 Common Area ChanQes,
discretion, from time to time:

Landlord shall have the right, in Landlord's sole

(a) To make changes to the Common Areas, including, without limitation,
changes in the locations, size, shape and number of driveways, entrances, parking spaces,
parking areas, loading and unloading areas, ingress, egress, direction of traffc, landscaped
areas, walkways and utility raceways;

(b) To close temporarily any of the Common Areas for maintenance
purposes so long as reasonable access to the Premises remains available;

(c) To designate other land outside the boundaries of the Industrial Center to
be a part of the Common Areas so long as such designations of additional areas as part of the
Common Areas do not matenally increase the amounts payable under this Lease by Tenant asOperating Expenses; .

(d) To add additional buildings and improvements to the Common Areas;

(e) To use the Common Areas while engaged in making additional
improvements, repairs or alterations to the Industrial Center, or àny portion thereof; and

(f) To do and perform such other acts and make such other changes in, to
or with respect to the Common Areas and Industrial Center as Landlord may, in the exercise of
sound business judgment, deem to be appropriate,

2,6 'ParkinQ, Tenant may use a proportionate share of undesignated vehicle parking

spaces, unreserved and unassigned, on those portions of the Common Areas designated by
Landlord for such parking, no less than six (6) parking spaces of which are located directly in
front of the Premises. Tenant shall not use more parking spaces than such number. Such
. parking spaces shall be used only for parking by vehicles no larger than full sized passenger
automobiles or pick-up frucks. Tenant shall not permit or allow any vehicles that belong to or
are controlled by Tenant or Tenant's employees, suppliers, shippers, customers or invitees to
be loaded, unloaded or parked in areas other than those designated by Landlord for such
activities. If Tenant permits or allows any of the prohibited activities descnbed herein, then
Landlord shall have the right, without notice, in addition to such other rights and remedies that it
may have, to remove or tow away the vehicle involved and charge the cost to Tenant, which
cost shall be immediately payable as additional rent upon demand by Landlord,

3. Tenn.

3.1 Term, The Commencement Date, Rent Commencement Date, Expiration Date
and Term of this Lease are as specified in Paragraph 1,3,

3.2 Delay in Possession. If for any reason Landlord cannot deliver possession of the

Premises to Tenant promptly following the mutual execution of this Lease, Landlord shall not be
subject to any liability therefo.r, nor shall such' failure affect the validity of this Lease or the
obligations of Tenant hereunder. In such case, Tenant shall not, except as otherwise provided
herein, be obligated to pay Rent or perform any other obligation of Tenant under the terms of
this Lease until the earlier of the date Landlord delivers possession of the Premises to Tenant,
or the date that Tenant takes possession of the Premises,

3.3 Rent Commencement Date Certificate, At the request of Landlord, Tenant shall
execute and deliver to Landlord a completed certificate ("Rent Commencement Date
Certificate") in the form attached hereto as Exhibit B.

4. Rent.

4.1 Base Rent Tenant shall pay to Landlord Base Rent and other monetary
obligations of Tenant to Landlord under the terms of this Lease (such other monetary
obligations are herein referred to as "Additional Rent") in lawful money of the United States,
without offset or deduction, in advance on or before the first day of each month. Base Rent and
Additional Rent for any period during the term hereof which is for Jess than one full month shall
be prorated based upon the actual number of days of the month involved. Payment of Base
Rent and Additional Rent shall be made to Landlord at its address stated herein or to such
other persons or at such other addresses as Landlord may from time to time designate in
writing to Tenant Base Rent and Additional Rent are collectively referred to as "Rent", All
monetary obligations of Tenant to Landlord under th~ terms of this Lease are deemed to be
rent
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4,2 OperatinQ Expenses. Tenant shall pay to Landlord on the firs~ day of each
month during the term hereof, in addition to the Base Rent, Tenant's Share of all Operating
Expenses in accordance with the following provisions:

(a) "Operating Expenses" are all costs incurred by Landlord relating to the
ownership and operation of the Industrial Center, Building and Premises including, but not
limited to, the following:

(i) The operation, repair, maintenance and replacement in neat,
clean, good order and condition of the Common Areas, including parking areas, loading and
unloading areas, trash areas, roadways, sidewalks, walkways, parkways, driveways,
landscaped areas, striping, bumpers, irrigation systems, drainage systems, lighting facilities,
fences and gates, exterior signs and tenan! directories,

(ii) Water, gas, electricity, telephone and other utilties servicing the
Common Areas.

(iii) Trash disposal, janitorial services, snow removal, propert
management and security services, each to the extent provided by Landlord with respect to the
Common Areas, including without limitation a propert management fee (not to exceed three
percent (3,0%) of annual gross rents payable under this Lease), accounting, auditing, billng.
postage, salaries and benefis for clerical and supervisory employees, whether located at the
Industrial Center or off-site so long as such costs are attributable solely to the Building (and/or
the Industrial Center), payróll taxes and legal and accounting costs and all fees, licenses, and
permits related to the ownership, operating and management of the Industrial Center.

(iv) Real Property Taxes.

(v) Premiums and deductibles for the insurance policies maintained
by Landlord under Paragraph 8 hereof.

(vi) Environmental monitoring and insurance programs; provided,
however, in no event shall Operating Expenses include costs to remediate Hazardous

Substances present in the Industrial Center (including; without limitation, the costs of monitoring
wells as part of such remediation).

(vii) Monthly' amortization of capital improvements to the Common
Areas and the Building. The monthly amortization of any given capital improvement shall be on
a straight line basis and shall be the sum of the: (i) quotient obtained by dividing the cost of the
capital improvement by Landlord's estimate of the number of months of useful life of such
improvement (as determined in Landlord's reasonable business judgment), and (ii) an amount
equal to the cost of the capital improvement times 1/12 of the lesser of twelve percent (12%) or
the maximum annual interest rate permitted by law; provided, however, in no event shall
Operating Expenses include: (a) capital improvements to the structure of.he Building or to the
structure of the. roof of the Building, or (b) capital improvements in connection with the
expansion of the size of the Building or the construction of new buildings in the Industrial
Center.

(vii) Maintenance of the Building including, but not limited to, painting,
caulking and repair and replacement of Building components (subject to amortization as
provided in 4.2(a)(vii) to the extent a capital improvement), including, but not limited to, roof,
skylights, elevators and fire detection and sprinkler systems, .

(ix) Maintenance and repairs of the heating, ventilating and air
conditioning systems serving the Premises ("HVAC").

(x) 'If Tenant fails to maintain the Premises, any reasonable expense
incurred by Landlord for such maintenance,

(b) Tenant's Share of Operating Expenses that are not specifically attributed
to the Premises or Building ("Common Area Operating Expenses") shaH be that percentage
shown in Paragraph 1,5(a), Tenant's Share of Operating Expenses that are attributable to the
Building ("Building Operating Expenses") shall be that percentage shown in Paragraph 1.5(b).
Tenant's Share is subject to periodic review and adjustment by Landlord to accurately reflect
Tenant's prorate share of the improvements then comprising the Building or the Industrial
Center. Landlord shali reasonably determine which Operating Expenses are Common Area
Operating Expenses, Building Operating Expenses or expenses to be entirely borne by Tenant;
provided, however, with respect to the HVAC systems serving. the Premises, Tenant shall
reimburse Landlord for all costs and expenses incurred by Landlord in connection with such
HVAC systems within thirty (30) days after written request therefor, and notwithstanding

AMB Rei! Lease 919811RJH Rev 8-11-04 Page 4W:\PROJECTSIGreen River- Emerg PreparednessiPoRTLAN(M68543.v '



~.

anything to the contrary contained in this Lease, Landlord shall not be required to amortize any
capital improvements to such HVAC system,

(c) The inclusion of the improvements, facilties and services set forth in
Subparagraph 4,2(a) shall not be deemed to impose any obligation üpon Landlord to either
have said improvements or facilties or to provide those services,

(d) Tenant shall pay monthly in advance on the same day as the Base Rent
is due Tenant's Share of estimated Operating Expenses, Landlord shall deliver to Tenant within
ninety (90) days after the expiration' of each calendar year a reasonably detailed statement
showing Tenant's Share of the actual Operating Expenses incurred during the preceding year.
If Tenant's estimated payments under this Paragraph 4(d) dunng the preceding year exceed
Tenant's Share as indicated on said statement, Tenant shall be credited or refunded at the
Landlord's option the amount of such overpayment against Teoant's Share of Operating
Expenses next becoming due, If Tenant's estimated payments under this Paragraph 4,2(d)
during said preceding year were less than Tenant's Share as indicated on said statement,
Tenant shall pay to Landlord the amount of the deficiency within ten (10) days after delivery by
Landlord to Tenant of said statement. At any time Landlord may adjust the amount of the

estimated Tenant's Share of Operating Expenses to reflect Landlord's estimate of such
expenses for the year.

(e) So 10ng as Tenant is not in default of this Lease, Tenant shall have the
right, upon thirty (30) days written request, to review Landlord's records concerning Operating
Expenses for the immediately prior calendar year, which request must be delivered within sixty
(60) days after the date Landlord's annual statement of Operating Expenses is delivered to
Tenant (and if Tenant fails to object in writing to specific Operating Expenses within one-
hundred twenty (120) days after the date Landlord's annual statement of Operating Expenses is
delivered to Tenant, Tenant shall be deemed to have approved the same and to have waived
the right to object to such calculations); provided, however, Tenant shall have no right to review
the Operating Expenses: (i) more than one time during a calendar year, or (ii) if the Operating
Expenses for the calendar year in question are not more than five percent (5%) higher than the
Operating Expenses for the immediately prior calendar year. Such review shall occur during
regular business hours at the site Landlord maintains such records, If Tenantquestions any
Operating Expenses, Landlord shall provide reasonably satisfactory evidence of the validity of
Landlord's calculation (which evidence may be in summary statement (as opposed to the
original invoice)) or adjust the item. Disputes which cannot be resolved after a reasonable
period of good faith negotiations between the parties shall be resolved by a nationally
recognized accounting firm selected by Landlord (the "CPA"), which CPA shall not then be
employed by Landlord or Tenant. If such audit discloses that Tenant has overpaid Tenant's
share of Operating Expenses, Landlord shall give Tenant credit on Operating Expenses with
respect to such amount, or if the Lease is at the end of the Term, refund such amount to
Tenant. Tenant. shall pay all costs and expenses of the audit by the CPA. Tenant hereby
agrees to keep the results of any such audit confidential to the extent allowed by law except
that Tenant may disclose such information to its accountants, legal advisors or as otherwise
required by law, and to require Tenant's auditor and its employees and each of their respective
attorneys and advisors likewise to keep the results of such audit in strictest confidence.

5. Security Deposit. Tenant shall deposit with Landlord upon Tenant's execution hereof

the Security Deposit set forth in Paragraph 1,7 as security for Tenant's faithful performance of
Tenants obligations under this Lease. If Tenant fails to pay Base Rent or Additional Rent or
otherwise defaults under this Lease (as defined in Paragraph 13.1), Landlord may use the
Security Deposit for the payment of any amount due Landloro or to reimburse or compensate
Landlord for any liability, cost, expense, loss or damage (including attorney's fees) which
Lariûiord may suffer or incur by reason thereof, Tenant shall on demand pay Landlord the
amount so used or applied so as to restore the Security Deposit to the amount set forth in
Paragraph 1,6, Landlord shall not be required to keep all or any part of the Security Deposit
separate from its general accounts. Landlord shall, at the expiration or earlier termination of the
term hereof and after Tenant has vacated the Premises, return to Tenant that portion of the
Security Deposit not used or applied by Landlord. No part of the Security Deposit shall be
considered to be held in trust, to bear interest, or to be prepayment for any monies to be paid
by Tenant under this Lease.

6. Use.

6.1 Permitted Use. Tenant shall use and occupy the Premises only for the Permitted

Use set forth in Paragraph 1.8. Tenant shall not commit any nuisance, permit the emission of
any objectionable noise or odor, suffer 'any waste, make any use of the Premises which is
contrary to any law or ordinance or which wil invalidate or increase the premiums for any of
Landlord's insurance. Tenant shall not service, maintain or repair vehicles on the Premises,
Building or Common Areas; provided, however, nothing contained in this Lease shall preclude
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or prohibit Tenant from instailng' and repairing radio and related electronic equipment in
vehicles, Tenant shall not store foods, pallets, drums or any other materials outside the
Premises,

6.2 Hazardous Substances:

(a) Reportable Uses Require Consent. The term "Hazardous Substance" as
used in this Lease shall mean any product, substance, chemical, material or waste whose
presence, nature, quantity and/or intensity of existence, use, manufacture, disposal,

transportation, spil, release or effect, either by itself or in combination with other materials
expected to be on the Premises, is either: (i) potentially injurious to the public health, safety or
welfare, the environment, or the Premises; (ii) regulated or monitored by any governmental
authority; or (ii) a basis for potential liabilty of Landlord to any governmental agency or third
party under any applicable statute or common law theory, Hazardous Substance shall include,
but not be limited to, hydroCarbons, petroleum, gasoline, crude oil or any products or by-

products thereof. Tenant shall not engage in any activity in or about the Premises which
constitutes a Reportable Use (as hereinafter defined) of Hazardous Substances without the
express prior written consent of Landlord and compliance in a timely manner (at Tenant's sole
cost and expense) with all Applicable Requirements (as defined in Paragraph 6.3). "Reportable
Use" shall mean (i) the installation or use of any above or below ground storage tank, (ii) the
generation, possession, storage, use, transportation, or disposal of a Hazardous Substance
that requires a permit from, or with respect' to which a report, notice, registration or business
plan is required to be fied with, any governmental authority, and (iii) the presence in, on or
about the Premises of a Hazardous Substance with respect to which any Applicable
Requirements require that a notice be given to persons entering or occupying the Premises or
neighboring properties, Notwithstanding the foregoing, Tenant may, without Landlord's prior
consent, 'but upon notice to Landlord and in compliance with all Applicable Requirements, use
any ordinary and customary materials reasonably required to be .used by Tenant in the normal
course of the Permited Use, so long as such use is not a Reportable Use and does not expose
the Premises, or neighboring properties to any meaningful risk of contamination or damage or
expose Landlord to any liabilty therefor. In addition, Landlord may (but without any obligation
to do so) condition its consent to any Reportable Use of any Hazardous Substance by Tenant
upon Tenant's giving Landlord such additional assurances as Landlord, in its reasonable
discretion, deems necessary to protect itself, the public, the Premises and the environment
against damage, contamination or injury and/or liabilty therefor, including but not limited to the
installation (and, at Landlord's option, removal on or before Lease expiration or earlier
termination) of reasonably necessary protective modifications to the Premises (such as
concrete encasements) and/or the deposit of an additional Security Deposit. '

(b) Duty to Inform Landlord. If Tenant knows, or has reasonable cause to
believe, that a Hazardous Substance is located in, under or about the Premises or the Building,
Tenant shall immedialely give Landlord written notice thereof, together with a copy of any
statement, report, notice, registration, application, permit, business plan, license, claim, action,
or proceeding given to, or received from, any governmental authority or private party
concerning the presence, spil, release, discharge of, or exposure to, such Hazardous
Substance,' Tenant shall not cause or permit any Hazardous Substance to be spiled or
released in, on, under or about the Premises (including, without limitation, through the plumbing
or sanitary sewer system).

(c) Tenant Indemnification. Tenant shall indemnify, protect, defend and hold
Landlord, Landlord's affliates, Lenders, and the offcers, directors, shareholders, partners,

employees, managers, independent contractors, attorneys and agents of the foregoing
("Landlord Entities") and the Premises, harmless from and against any and all damages,
liabilties, judgments, costs, claims, liens, expenses, penalties, loss of permits and attorneys'
and consultants' fees arising out of or involving any Hazardous Substance brought onto the
Premises by or for Tenant or by any of Tenant's. employees, agents, contractors or invitees.
Tenant's obligations under this Paragraph 6.2(c) sh'all include, but not be limited to, the effects
of any contamination or injury to person, propert or the environment created or suffered by
Tenant, and the cost of investigation (inCluding consultants' and attorneys' fees and testing),
removal, remediation, restoration and/or abatement thereof, or of any contamination therein
involved, Tenant's obligations under this Paragraph 6,2(c) shall survive the expiration or earlier
termination of this Lease.

6.3 Tenant's Compliance with Requirements. Tenant shall, at Tenant's sole cost
and expense, fully, dilgently and in a timely manner, comply with all "Applicable Requirements,"
which term is used in this Lease to mean all laws, rules, regulations, ordinances, directives,
covenants, easements and restrictions of record, permits, the requirements of any applicable
fire insurance underwriter or rating bureau, and the recommendations of Landlord's engineers
and/or consultants, relating in any manner to the Premises (including but not limited to matters
pertaining to (i) industrial hygiene, (ii) environmental conditions on, in, under or about the
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Premises, including soil and groundwater conditions, and (iii) the use, generation, manufacture,
production, installation, maintenance, removal, transportation, storage, spil or release of any
Hazardous Substance), now in effect or which mey hereafter come into effect. Tenant shali,
within five (5) days after receipt of Landlord's written request, provide Landlord with copies of all
documents and information evidencing Tenant's compliance with any Applicable Requirements
and shall immediately upon receipt, notify Landlord in writing (with copies of any documents
involved) of any threatened or actual claim, notice, citation, warning, complaint or report
pertaining to or involving failure by Tenant or the Premises to comply with any ApplicableRequirements, .

6.4 Inspection; Compliance with Law, In addition to Landlord's environmental
monitoring and insurance program, the cost of which is included in Operating Expenses,

Landlord and the holders of any mortgages, deeds of trust or ground leases on the Premises
("Lenders") shall have the right to enter the Premises at any time in the case of an emergency,
and otherwise at reasonable times, for the purpose of inspecting the condition of the Premises
and for verifying compliance by Tenant with this Lease and all Applicable Requirements,

Landlord shall be entitled to employ experts and/or consultants i.n connection therewith to
advise Landlord with respect to Tenant's installation, operation, use, monitoring, maintenance,
or removal of any Hazardous Substance on or from the Premises, The cost and expenses of
any such inspections shall be paid by the party requesting same unless a violation of Applicable
Requirements exists or is imminent or the inspection is requested or ordered by a governmental
authority. In such case, Tenant shall upon request reimburse Landlord or Landlord's Lender, as
the case may be, for the costs and expenses of such inspections.

6.5 Tenant Move-In Questionnaire, Prior to executing this Lease, Tenant has
completed, executed and delivered to Landlord, Tenant's Move-In and Lease Renewal
Environmental Questionnaire (the "Tenant Move-In Questionnaire"), a copy of which is attached
hereto as Exhibit E and incorporated herein by this reference. Tenant covenants, represents
and warrants to landlord that the information on the Tenant Move-In Questionnaire is true and
correct and accurately describes the use(s) of Hazardous Substances which wil be made
and/or used on the Premises by Tenant.

7. Maintenance, Repairs, Trade Fixtures and Alterations.

7.1 Tenant's ObliQations

Subject to the provisions of Paragraph 7.2 (Landlord's Obligations), Paragraph 9 (Damage or
Destruction) and Paragraph 14 (Condemnation), Tenant shall, at Tenant's sole cost and
expense and at all times, keep the Premises and every part thereof in good order, condition and
repair including, without limiting the generality of the foregoing, all equipment or facilities
specifically serving the Premises, such as plumbing, electrical, lighting facilties, boilers, fired or
unfired pressure vessels, fire hose connectors if within the Premises, fixtures, interior walls,
interior surfaces of exterior walls, ceilings, floors, windows, doors, plate glass, and dock doors
related equipment (including but not limited to dock levelers, bumpers, lights and adjacent dock
wells), but excluding any items which are the responsibilty of Landlord pursuant to Paragraph
7,2 below. Tenant's obligations shall include restorations, replacements or renewals when
necessary to keep the Premises and all improvements thereon or a part thereof in good order,
condition and state of repair,

7,2 La'ndlord's ObliQations, Subject to the provisions of Paragraph 6 (Use),
Paragraph 7,1 (Tenant's Obligations), Paragraph 9 (Damage or Destruction) and Paragraph 14
(Condemnation), Landlord, subject to reimbursement pursuant to Paragraph 4,2, shall keep in
good order, condition and repair the foundations and exterior walls of the Building, utility
systems outside the Building, Building roof and common areas. Subject to reimbursement
pursuant to Paragraph 4,2, Landlord shall also repair and maintain the HVAC system serving.
the Premises.

7,3 Alterations Tenant shall not install any signs, fixtures, improvements, nor make

or permit any other alterations or additions (individually, an "Alteration", and collectively, the
"Alterations") to the Premises without the prior written consent of Landlord, except for
Alterations that cumulatively cost less than Two Thousand Five Hundred Dollars ($2,500,00)
and which do not affect the Building systems or the structural integrity or structural components
of the Premises or the Building. In all events, Tenant shall deliver at least ten (10) days prior
notice to Landlord, from the date Tenant intends to commence construction, suffcient to enable
Landlord to post a Notice of Non-Responsibilty and Tenant shall obtain all permits or other
governmental approvals prior to commencing any of such work and d.eliver a copy of same to
Landlord, All Alterations shall be at Tenant's sole cost and expense in accordance with plans
and specifications which have been previously submitted to and approved in writing bY
Landlord, and shall be installed by a iicensed, insured, and bonded contractor (reasonably
approved by Landlord) in compliance with all applicable Laws (including, but not limited to, the
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ADA), and all recorded matters and rules and regulations of the Industnal Center, In addition,
all work with respect to any Alterations must be done in a good and workmanlike manner.
Landlord's approval of any plans, spt!cifications or working drawings for Tenant's Alterations
shall not create nor impose any responsibility or liabilty on the part of Landlord for their
completeness, design suffciency, or compliance with any laws, ordinances, rules and
regulations of governmental agencies or authorities, In performing the work of any such
Alterations, Tenant shall have the work performed in such a manner as not to obstruct access
to the Industnal Center, or the Common Areas for any other tenant of the Industrial Center, and
as not to obstruct the business of Landlord or other tenants in the Industnal Center, or interfere
with the labor force working in the Industrial Center. As Additional Rent hereunder, Tenant
shall reimburse Landlord, within ten (10) days after demand, for actual legal, engineering,
architectural, planning and other expenses incurred by Landlord in connection with Tenant's
Alterations. If Tenant makes any Alterations, Tenant agrees to carry "Builder's All Risk'
insurance, in an amount approved by Landlord and such other insurance as Landlord may
require, it being understood and agreed that all of such Alterations shall be insured by Tenant in
accordance with the terms of this Lease immediately upon completion thereof, Tenant shall
keep the Premises and the propert on which the Premises are situated free from any liens
arising out of any work performed, matenals furnished or obligations incurred by or on behalf of
Tenant Tenant shall, prior to construction of any and all Alterations, cause its contractor(s)
and/or major subcontractor(s) to provide insurance as reasonably required by Landlord, and
Tenant shall provide such assurances to Landlord, including without limitation, waivers of lien,
surety company performance bonds as Landlord shall require to assure payment of the costs
thereof to protect Landlord and the Industrial Center from and against any loss from any
mechanic's, materialmen's or other liens,

7-4 SurrenderJRestoration_ Tenant shall surrender the Premises by the end of the
last day of the Lease term or any earlier termination date, clean and free of debris and in good
operating .order, condition and state of repair ordinary wear and tear excepted per the attached
Exhibit K.

8. Insurance; Indemnity.

8.1 Payment of Premiums, The cost of the premiums for the insurance policies
maintained by Landlord under this ParagraphS shall be a Common Area Operating Expense
pursuant to Paragraph 4,2 hereof. Premiums for policy periods commencing pnor to, or
extending beyond, the term of this Lease shall be prorated to coincide with the corresponding
Rent Commencement Date or Expiration Date_

8.2 Tenant's Insurance,

(i) At its sole cost and expense, in the event Tenant elects not to self-insure,
Tenant shall maintain in full force and effect during the Term of the Lease the following
insurance coverages insuring against claims which may arise from or in connection with the
Tenant's operation and use of the leased Premises.

(a) Commercial General Liability insurance with minimum limits of
$1,000,000 per occurrence; $3,000,000 general aggregate for bodily injury, personal injury and
property damage. If required by Landlord, liquor liabilty coverage wil be included,

(b) Workers' Compensation insurance with statutory limits and
Employers Liabilty with a $1,000,000 per accident limit for bodily injury or disease_

(c) Automobile Liability Insurance covering all owned, non-owned and
hired vehicles with a $1,000,000 per accident limit for bodily injury and property damage,

(d) Property insurance against all risks of loss to any tenant
improvements or betterments and business personal property on a full replacement cost basis
with no coinsurance penalty provision; and Business Interruption Insurance with a limit of
liability representing loss of at least approximately six (6) months of income_

(ii) Tenant shall deliver to AMB or Landlord's property management
company certificates of all insurance reflecting evidence of required coverages prior to initial
occupancy; and annually thereafter.

(ii) If, in the opinion of Landlord's insurance advisor, the amount or scope of
such coverage is deemed inadequate at any time during the Term, Tenant shall increase such
coverage to such reasonable amounts or scope as Landlord's advisor deems adequate,

(iv) All insurance required under Paragraph 8.2 (i) shall be primary and non-
contributory (ii) shall provide for severability of interests, (ii) shall be issued by insurers,
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licensed to do business in the state in which the Premises are located and which are rated AVII
or better by Best's Key Rating Guide, (iv) shall be endorsed to include Landlord and such other
persons or entities as Landlord may from time to time designate, as additional insureds
(Commercial General Liabilty only), and (v) shall be endorsed to provide at least thirty (30)
days prior notification of cancellation or material change in coverage to said additional insureds.

(v) Tenant's Self Insurance Rights. King County, a charter county
government under the constitution of the State of Washington, hereinafter referred to as
"Tenant," maintains a fully funded self-insurance program as defined in King County Code 4,12
for the protection and handling of the County's liabilties including injuries to persons and
damage to property. Landlord acknowledges, agrees and understands that Tenant is self-
funded for all of its liabilty exposures, Tenant agrees, at its own .expense, to maintain, through
its self-funded program, coverage for all of its liabilty exposures for this Lease, Tenant agrees
to provide Landlord with at least thirty (30) days prior written notice of any material change in
Tenant's self-funded program and will provide Landlord with a certificate of self-insurance as
adequate proof of coverage, Landlord further acknowledges, agrees and understands that
Tenant does not purchase Commercial General Liabilty insurance and is a self-insured
government entity; therefore, Tenant does not have the ability to add Landlord as an additional
insured. Should Tenant elect cease self-insuring its liability exposures and purchase
Commercial General Liability insurance, Tenant agrees to add Landlord as an additional
insured and comply with Paragraph 8,2 (i) through (iv),

8.3 Landlord's Insurance, Landlord may, but shall not be obligated to, maintain all
risk, including earthquake and flood, insurance covering the buildings within the Industrial
Center, Commercial General Liabilty insurance, and such othef"nsurance in such amounts and
covering such other liability or hazards as deemed appropriate by Landlord, The amount and
scope of coverage of Landlord's insurance shall be determined by Landlord from time to time in
its sole discretion and shall be subject to such deductible amounts as Landlord may elect.
Landlord shall have the right to reduce or terminate any insurance or coverage, Premiums for
any such insurance shall be a Common Area Operating Expense,

8.4 Waiver of SubroQation, To the extent permitted by law and without affecting the
coverage provided by insurance required to be maintained. hereunder, Landlord and Tenant
each waive any right to recover against the other on account of any and all claims Landlord or
Tenant may have against the other with rèspect to property insurance actually carried, or
required to be carried hereunder, to the extent of the proceeds realized from such insurance
coverage.

8.5 Indemnitv. Tenant shall protect, indemnity and hold the Landlord Entities
harmless from and against any and all loss, claims, liabilty or costs (including court costs and
attorney's fees) incurred by reason of:

(i) any damage to any property (including but not limited to property of any
Landlord Entity) or death or injury to any person occurring in or about the Premises, the
Building or the Industrial Center to the extent that such injury or damage shall be caused by or
arise from any actual or alleged act, neglect, fault or omission by or of Tenant, its agents,
servants, employees, invitees, or visitors;

(ii) the conduct or management of any work or anything whatsoever done by
the Tenant on or about the Premises or from transactions of the Tenant concerning the
Premises;

(iii) Tenant's failure to comply with any and all governmental laws, ordinances
and regulations applicable to the condition or use of the Premises or its occupancy; or

(iv) any breach or default on the part of Tenant in the performance of any
covenant or agreement on the part of the Tenant to be performed pursuant to this Lease,

The provisions of this Paragraph 8,5 shall survive the termination of this Lease with respect to
any claims or liabilty accruing prior to such terminatíon,

8.6 Exemption of Landlord from Liabilty. Except to the extent caused by the gross
negligence or willful misconduct of Landlord, Landlord Entities shall not be liable for and Tenant
waives any claims against Landlord Entities for injury or damage to the person or the propert
of Tenant, Tenant's employees, contractors, invitees, customers or any other person in or about
the Premises, Building or Industrial Center from any cause whatsoever, including, but not
limited to, damage or injury which is caused by or results from: (i) fire, steam, electricity, gas,
water or rain, or from the breakage, leakage, obstruction or other defects of pipes, fire
sprinklers, wires, appliances, plumbing, air conditioning or fighting fixtures or (ii) from the
condition of the Premises, other portions of the Building or Industrial Center. Landlord shall not
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be liable for any'damages arising from any act or neglect of any other tenants of Landlord nor
from the failure by Landlord to enforce the provisions of any other lease in the industrial Center.
Notwithstanding Landlord's negligence, gross negligence, or breach of this Lease, Landlord

shall under no circumstances be liable for (aj injury to Tenant's business, for any loss of income
or profit therefrom or any indirect, consequential or punitive damages or (b) any damage to
property or injury to persons arising from any act of God, such as earthquakes, hurricanes,
floods, or similar events,

9. DamaQe or Destruction.

9,1 Termination Rioht. Tenant shall give Landlord immediate written notice of any
damage to the Premises. Subject to the provisions of Paragraph 9.2, if the Premises or the
Building shall be damaged to such an extent that there wil be substantial interference for a
period exceeding two hundred seventy (270) consecutive days with the conduct by Tenant of its
business at the Premises, then either party, at any lime prior to commencement of repair of the
Premises and following ten (10) days written notice to the 9ther party, may terminate this Lease
effective thirty (30) days after delivery of such notice to the other party, Further, if any portion
of the Premises is damaged and is not fully covered by the aggregate of insurance proceeds
received by Landlord and any applicable deductible or if the holder of any indebtedness
secured by the Premises requires that the insurance proceeds be applied to such
indebtedness, and Tenant does not voluntarily contribute any shortfall thereof to Landlord, then
Landlord shall have the right to terminate this Lease by delivering written notice of termination
to Tenant within thirty (30) days after the date of notice to Tenant of any such event. Any
termination shall not excuse the performance by Tenant of those covenants which under the
terms hereof survive termination. Rent shall be abated in proportion to the degree of
interference during the period that there is such substantial interference with the conduct of
Tenant's business at the Premises, Abatement of rent and Tenant's right of termination
pursuant to this provision shall be Tenant's sole remedy for failure of Landlord to keep in good
order, condition and repair the foundations and exterior walls of the Building, Building roof,
utiity systems outside the Building, the Common Areas and HVAC,

9,2 Damaoe Caused bv Tenant. Tenant's termination rights under Paragraph 9,1
shall not apply if.the damage to the Premises or Building is the result of any act or omission of
Tenant or of any of Tenant's agents, employees, customers, invitees or contractors ("Tenant
Acts"). Any damage resulting from a Tenant Act shall be promptly repaired by Tenant.
Landlord at its option may at Tenant's expense repair any damage caused by Tenant Acts.
Tenant shall continue to pay all rent and other sums due hereunder and shall be liable to
Landlord for all damages that Landlord may sustain resulting from a Tenant Act.

10. Real Propert Taxes.

10.1 Payment of Real Propertv Taxes. Landlord shall pay the Real Property Taxes
due and payable during the term of this Lease and, except as otheiwise provided in Paragraph
10.3, any such amounts shall be included in the calculation of Operating Expenses in
accordance with the provisions of Paragraph 4.2.

10.2 Real Property Tax Definition, As used herein, the term "Real Property Taxes" is
any form of tax or assessment, general, special, ordinary or extraordinary, imposed or levied
upon (a) the Industrial Center. (b) any interest of Landlord in the Industrial Center, (c)
Landlord's right to rent or other income from the Industrial Center, and/or (d) Landlord's

business of leaSing the Premises, Real Property Taxes include (i) any license fee, commercial
rental tax, excise tax, improvement bond or bonds, levy, local improvement district assessment
or tax; (Ii) any tax or charge which replaces or is in addition to any of such above-descnbed
"Real Property Taxes" and (ii) any fees, expenses or costs (including attorney's fees, expert
fees and the like) incurred by Landlord in protesting or contesting any assessments levied or
any tax rate, The term "Real Property Taxes" shall also include any increase resulting from a
change in the ownership of the Industrial Center or Building, or the improvements 

thereon theexecution of this Lease or any modification, amendment or transfer thereof. Real Property
Taxes for tax years commencing prior to, or extending beyond, the term of this Lease shall be
prorated to coincide with the corresponding Rent Commencement Date or Expiration Date,

10,3 Joint Assessment. If the Building is not separately assessed, Real Property
Taxes allocated to the Building shall be an equitable proportion of the Real Property Taxes for
all of the land and improvements included within the tax parcel assessed,

1004 Tenant's Propertv Taxes, Tenant shall pay prior to delinquency all taxes
assessed against and levied upon Tenant's improvements, fixtures, furnishings, equipment and
all personal property of Tenant contained in the Premises or stored within the Industrial Center.
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10.5 Additional Improvements, Operating Expenses shall not include Real Property
Taxes attributable to improvements placed upon the industrial Center by other tenants or by
Landlord for the exclusive enjoyment of such other tenants. Tenant shall, however, pay to
Landlord at the time Operating Expenses are payable under Paragraph 4.2, the entirety of any
increase in Real Property Taxes if assessed by reason of improvements placed upon the
Premises by Tenant or at tenant's request.

11. Utilties. Tenant shall pay directly for all utilties and services supplied to the Premises,

including but not limited to electricity, teiephone, trash removal, security, gas, garbage and
waste disposal, and cleaning of the Premises, together with any taxes thereon.

12. Assiqnment and Sublettinq.

12,1 Landlord's Consent ReQuired,

(a) Tenant shall not assign, transfer, mortgage or otherwise transfer or
encumber (collectively; "assign") or sublet all or any part of Tenant's interest in this Lease or in
the Premises without Landlord's prior written consent which consent shall not be unreasonably
withheld. Relevant criteria in determining reasonabilty of consent include, but are not limited
to, credit history of a proposed assignee or sublessee, references from prior landlords, any
change or intensifcation of use of the Premises or the Common Areas and any limitations
imposed by the Internal Revenue Code and the Regulations promulgated thereunder relating to
Real Estate Investment Trusts. It shall be reasonable for Landlprd to døny consent to any
sublease or assignment request where the proposed transferee (or any person or entity which
directly or indirectly controls, is controlled by, or is under common control with the proposed
transferee) is an existing tenant or occupant of the Industrial.Center or a person or entity with
whom Landlord is then dealing, or with whom Landlord has had any dealings wihin the previous
six (6) months, with respect to the leasing of space in the Industrial Center. Assignment or
sublet shall not release Tenant from its obligations hereunder, Tenant shall not (i) sublet or
assign or enter into other arrangements such that the amounts to be paid by the sublessee or
assignee thereunder would be based, in whole or in part. on the income or profis derived by
the business activities of the sublessee or assignee; (ii) sublet the Premises or assign this
Lease to any person in which Landlord owns an interest, directly or indirectly (by applying
constructive ownership rules set forth in Section 856(d)(5) of the Internal Revenue Code (the
"Code"); or (iii) sublet the Premises or assign this Lease in any other manner which could cause
any portion of the amounts received by Landlord pursuant to this Lease or any sublease to fail
to qualify as "rents from real property" within the meaning of Section 856(d) of the Code, or
which could cause any other income received by Landlord to fail to qualify as income described
in Section 856(c)(2) of the Code, The requirements of this Paragraph 12.1 shall apply to any
further subleasing by any subtenant.

(b) A change in the control of Tenant shall constitute an assignment
requiring Landlord's consent. The transfer, on a cumulative basis. of twenty-five percent (25%)
or more of the voting or management control of Tenant shall constiute a change in control for
this purpose.

(c) No acceptance by Landlord of any rent or any other sum of money from
any assignee, sublessee or other category of transferee shall be deemed to constitute
Landlord's consent to any assignment, sublease, or transfer, No such assignment, subletting,
occupancy or collection shall be deemed the acceptance of the assignee, tenant or occupant,
as Tenant, or a release of Tenant from the further performance by Tenant of Tenant's

obligations under this Lease, Any assignment or sublease consented to by Landlord shall not
relieve Tenant (or its assignee) from obtaining Landlord's consent to any subsequent
assignment or sublease,

12.2 Rent Adiustment. If, as of the effective date of any permitted assignm'ent or
subletting the then remaining term of this Lease is less than three (3) years, Landlord may, as a
condition to its consent: (i) require that the amount and adjustment schedule of the rent
payable under this Lease be adjusted to what is then the market value and/or adjustment

schedule for property similar to the Premises as then constituted, as determined by Landlord; or
(ii) terminate the Lease as of the date of assignment or subletting subject to the performance by
Tenant of those covenants which under the terms hereof survive termination.

12,3 Excess Consideration. In the event of any assignment or sublease, Landlord
shall receive as additional rent hereunder fifty percent (50%) of Tenant's "Excess

Consideration" derived from such' assignment or sublease. If Tenant shall elect to assign or
sublet, Tenant shall use reasonable and good faith efforts to secure consideration from any
such assignee or subtenant which would be generally equivalent to then-current market rent,
but in no event shall Tenant's monetary obligations to Landlord, as set forth in this Lease, be
reduced. In the event of a sublease, "Excess Consideration' shall mean all rent, additional rent
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or other consideration actually received by Tenant from such subtenant and/or actually paid by
such subtenant on behalf of Tenant in connection with the subletting in excess of the rent,
additional rent and other sums payable by Tenant under this Lease during the term of the
sublease on a per square foot basis if less than all of the Premises is subleased, less marketing
costs, attorneys' fees and brokerage commissions, if any, reasonably incurred by Tenant to
procure the sublease, and the cost of any alterations made by Tenant specifically for the benefit
of such subtenant. In the event of an assignment, "Excess Consideration" shall mean key

money, bonus money or other consideration paid by the assignee to Tenant in connection with
such assignment, and any payment in excess of fair market value for services rendered by
Tenant to assignee or for assets, fixtures, inventory, equipment, or furniture transferred by
Tenant to assignee in connection with such assignment less marketing costs, attorneys' fees
and brokerage commissions, if any, reasonably incurred by Tenant to procure the assignment,
and the cost of any alterations made by Tenant specifically for the benefit of such assignee, If
part of the "Excess Consideration" shall be payable by the assignee or subtenant other than in
cash, then Landlord's share of such non-cash consideration shall be in such form as is

reasonably satisfactory to Landlord.

13. Default; Remedies.

13.1 Default The occurrence of anyone of the following events shall constitute an
event of default on the part of Tenant ("Default"):

(a) The abandonment of the Premises by Tenant;

(b) Failure to pay any installment of Base Rent, Additional Rent or any other
monies due and payable hereunder, said failure continuing for a period of three (3) days after
the same is due;.

(c) A general assignment by Tenant or any guarantor for the benefi of
creditors;

(d) The filing of a voluntary petition of bankruptcy by Tenant or any
guarantor, the filing of a voluntary petition for an arrangement, the filing of a petition, voluntary
or involuntary. for reorganization, or the fiing of an involuntary petition. by Tenant's creditors or
guarantors;

(e) Receivership, attachment, or other judicial seizure of the Premises or all
or substantially all of Tenant's assets on the Premises;

(f) Failure of Tenant to maintain insurance as required under Paragraph 8.2
if Tenant does not self-insure in accordance with Paragraph 8.2;

(g) Any breach by Tenant of its covenants under Paragraph 6,2;

(h) Failure in the performance of any of Tenant's covenants, agreements or
obligations hereunder (except those failures specified as events of Default in other Paragraphs
of this Paragraph 13.1 which shall be governed by such other Paragraphs), which failure
continues for len (10) days after written notice thereof from Landlord to Tenant provided that, if
Tenant has exerCised reasonable diligence to cure such failure and such failure cannot be
cured within such ten (10) day period despite reasonable dilgence, Tenant shall not be in
default under this subparagraph unless Tenant fails thereafter dilgently and continuously to
prosecute the cure to completion;

(i) Any transfer of a substantial portiûiì of the assets of Tenant, or any
incurrence of a material obligation by Tenant, unless such transfer or obligation is undertaken
or incurred in the ordinary course of Tenants business or in good faith for equivalent
consideration, or with Landlord's consent; and

U) The default of any guarantors of Tenant's obligations hereunder under
any guaranty of this Lease, or the attempted repudiation or revocation of any such guaranty.

13,2 Remedies. In the event of any Default by Tenant, Landlord shall have the
remedies set forth in the Aödendum attached hereto entitled "Landlord's Remedies in Event of
Tenant Default".

13.3 Late CharQes. Tenant hereby acknowledges that late payment by Tenant to
Landlord of Rent and other sums due' hereunder will cause Landlord to incur costs not
contemplated by this Lease, the exact amount of which will be extremely diffcult to ascertain,
Such costs include, but are not limited to, processing and accounting charges, Accordingly, if
any installment of Rent or other sum due from Tenant shall not be received by Landlord or
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Landlord's designee within five (5) days after such amount shall be due, then, without any
requirement tor notice to Tenant, Tenant shall pay to Landlord a late charge equal to ten
percent (10%) of such overdue amount; provided, however, the first two (2) times during the
first twelve (12) months of the term of this Lease, Tenant shall not be required to pay a late
charge it Tenant fails io pay rent within five (5) days after the date such amount is due so long
as Tenant pays such past due amount within five (5) days of written notice from Landlord that
such amount is past due. The parties hereby agree that such late charge represents a fair and
reasonable estimate of the costs Landlord will incur by reason of late payment by Tenant. .

Acceptance of such late charge by Landlord shall in no event constitute a waiver of Tenant's
Default with respect to such overdue amount, nor prevent Landlord from exercising any of the
other rights and remedies granted hereunder.

14. Condemnation. If the Premises or any portion thereof are taken under the power of
eminent domain or sold under the threat of exercise of said power (all of which are herein called
"condemnation"), this Lease shaii terminate as to the part so taken as of the date the
condemning authority takes title or possession, whichever first occurs, If more than ten percent
(10%) of the floor area of the Premises, or more than twenty-five percent (25%) ofthe portion of
the Common Areas designated for Tenant's parking, is taken by condemnation, Tenant may, at
Tenant's option, to be exercised in wnting within ten (10) days after Landlord shall have given
Tenant written notice of such taking (or in the absence of such notice, within ten (10) days after
the condemning authority shall have taken possession) terminate this Lease as of the date the
condemning authority takes such possession, If Tenant does not terminate this Lease in
,accordance with the foregoing, this Lease shall remain in full force and effect as to the portion
of the Premises remaining, except that the Base Rent shall be reduced in the same proportion
as the rentable floor area of the Premises taken bears to the total rentable floor area of the
Premises, No reduction of Base Rent shall occur if the condemnation does not c!ply to any
portion of the Premises. Any award for the taking of all or any part of the Premises under the
power of eminent domain or any payment made under threat of the exercise of such power
shall be the property of Landlord, provided, however, that Tenant shall be entitled to any

compensation, separately awarded to Tenant for Tenant's relocation expenses and/or loss of
Tenant's trade fixtures, In the event that this Lease is not terminated by reason of such
condemnation, Landlord shall to the extent of its net severance damages in the condemnation
matter, repair any damage to the Premises caused by such condemnation authority, Tenant
shall be responsible for the payment of any amount in excess of such net severance damages
required to complete such repair.

15. Estoppel Certificate.

. Each party (herein referred to as "Responding Party") shall within ten (10) days after written
notice from the other Party (the "Requesting Party") execute, acknowledge and deliver to the
Requesting Party., to the extent it can truthfully do so, an estoppel certificate, plus such
additional information, confirmation and/or statements as may be reasonably requested by the
Requesting Party,

16. Additional Covenants and Provisions.

16.1 Severabilty. The invalidity of any provision of this Lease, as determined by a
court of competent jurisdiction, shall not affect the validity of any other provision hereof,

16.2 Interest on Past-Due ObliQations. Any monetary payment due Landlord
hereunder not received by Landlord within ten (10) days following the date on which it was due
shall bear interest from the date due at twelve percent (12%) per annum, but not exceeding the
maximum rate allowed by law in addition to the late charge provided for in Paragraph 13,3,

16.3 Time of Essence. Time is of the essence with respect to the performance of all
obligations to be performed or observed by the Parties under this Lease,

16.4 Landlord Liabilitv. Tenant, its successors and assigns, shall not assert nor seek
to enforce any claim for breach of this Lease against any of Landlord's assets other than

Landlord's interest in the Industrial Center. Tenant agrees to look solely to such interest for the
satisfaction of any liability or claim against Landlord under this Lease. In no event whatsoever
shall Landlord (which term shall include, without limitation, any general or limited partner,
trustees, beneficiaries, offcers, directors, or stockholders of Landlord) ever be personally liable
for any such liabilty,

16.5 No Prior or Other AQreements. This Lease contains all agreements between the

Parties with respect to any matter mentioned herein, and supersedes all oral, written prior or
contemporaneous agreements or understandings. .
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16,6 Notice Reouirements. All notices to be given hereunder shall be deemed to
have been given when given in writing by depositing the same in the United States mail,
püstage prepaid, registered or certified, or by overnight mail, and address to the part at the
respective mailng address as herein set forth.

To Landlord at: AMB Institutional Alliance Fund ill, L,P,
c/o AMB Property Corporation
Pier 1, Bay 1
San Francisco, CA 94111

With cc to: GGL Real Estate Services, Inc,
12720 Gateway Dnve #110
Tukwila, WA 98168

To Tenant at: King County Real Estate Services
Section
500 Fourth Avenue, Suite 500
Seattle, WA 98104-3279

It is understood that each party may change the address to which notices may be sent by giving
a written notice of such change to the other party hereto in the manner herein provided.

16.7 Date of Notice, Any notice sent by registered or certified mail, return receipt
requested, shall be deemed given on the date of delivery shown on the receipt card, or if no
delivery date is shown, the postmark thereon, If sent by regular mail, the notice shall be
deemed given 48 hours after the same is addressed as required herein and mailed with
postage prepaid, Notices delivered by United States Express Mail or an overnight courier that
guarantees next day delivery shall be'deemed given 24 hours after delivery of the same to the
United States Postal Service or courier. If any notice is transmitted by facsimilè transmission or
similar means, the same shall be deemed served or delivered upon telephone or facsimile
confirmation of receipt of the transmission thereof, provided a copy is also delivered via hand or
overnight delivery or certified maiL. If notice is received ona Saturday or a Sunday or a legal
holiday, it shall be deemed received on the next business day.

16,8 Waivers, No waiver by Landlord of a Default by Tenant shall be deemed a
waiver of any other term, covenant or condition hereof, or of any subsequent Default by Tenant
of the same or any other term, covenant or condition hereof,

16.9 Holdover, Tenant has no right to retain possession of the Premises or any part
thereof beyond the expiration or earlier termination of this Lease. If Tenant holds over with the
consent of Landlord: (i) the Base Rent payable shall be increased to one hundred fifty percent
(150%) of the Rent payable during the month immediately preceding such expiration or earlier
termination; (ii) Tenant's right to possession shall terminate on thirty (30) days notice from
Landlord and (iii) aU other terms and conditions of this Lease shall continue to apply, Nothing
contained herein shall be construed as a consent by Landlord to any holding over by Tenant.
Tenant shall indemnify, defend and hold Landlord harmless from and against any and all
claims, demands, actions, losses, damages, obligations, costs and expenses, including, without
limitation, attorneys' fees incurred or suffered by Landlord by reason of Tenant's failure to
surrender the Premises on the expiration or earlier termination of this Lease in accordance with
the provisions of this Lease.

16.10 Cumulative Remedies. No remedy or election hereunder shall be deemed
exclusive .but shall, wherever possible, be cumulative with all other remedies in law or in equity,

16.11 Bindinq Effect: Choice of Law. This Lease shall be binding upon the Parties,
their personal representatives, successors and assigns and be governed by the laws of the
State. in which the Premises are located. Any litigation between the Parties hereto concerning
this Lease shall be initiated in the county in which the Premises are located.

16.12 Landlord. The covenants and obligations contained in this Lease on the part of
Landlord are binding on Landlord, its successors and assigns, only during and in respect of
their respective period of ownership of such interest in the Industrial Center. In the event of any
transfer or transfers of such title to the Industrial Center, Landlord (and in the case of any
subsequent transfers or conveyanqes, the then grantor) shall be concurrently freed and relieved
from and after the date of such transfer or conveyance, without any further instrument or

agreement, of all liability with respect to the performance of any covenants or obligations on the
part of Landlord contained in this Lease thereafter to be performed,

16.13 Attorneys' Fees and Other Costs, If any Party brings an action or proceeding to
enforce the terms hereof or declare rights hereunder, the Prevailng Party (as hereafter defined)
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in any such pmceeding shall be entitled to reasonable attorneys' fees. The term "Prevailng
Party" shall include, without limitation, a Part who substantially obtains or defeats. the relief
sought. Landlord shall be entitled to attorneys' fees, costs and expenses incurred in
preparation and service of notices of Default and consultations in connection therewith, whether
or not a legal action is subsequently commenced in connection with such Deíault or resulting
breach. Tenant shall reimburse Landlord on demand'for all reasonable legal, engineering and
other professional services expenses incurred by Landlord in connection with all requests by
Tenant for consent or approval hereunder.

16,14 Landlord's Access: Showinq Premises: Repairs, Landlord and Landlord's agents

shall have the right to enter the Premises at any time, in the case of an emergency, and
otherwise at reasonable times upon reasonable notice for the purpose of showing the same to
prospective purchasers, lenders, or tenants, and making such alterations, repairs,
improvements or aåditions to the Premises or to the Building, as Landlord may reasonably
deem necessary. Landlord may at any time place on or about the Premises or Building any
ordinary "For Sale" signs and Landlord may at any time during the last one hundred eighty
(180) days of the term hereof place on or about the Premises any ordinary "For Lease" signs.
All such activities of Landlord shall be without abatement of rent or liabilty to Tenant.

16,15 Tenant SiqnaQe. Tenant may, at its sole expense, place external signage on the
Building provided that such signs are in accordance with the Sign Specifications for the
Industrial Center, have been approved in advance by Landlord and do not violate any statute;
regulations, or permitting requirements existing during the Term of this Lease. Tenant shall be
responsible for all maintenance of its signage and for the C9sts of removal of such signs and of
restoring the Building to the condition existing prior to its installation and satisfactory to
Landlord.

16.16 Termination: Merqer. Unless specifically stated otherwise in writing by Landlord,
the voluntary or other surrender of this Lease by Tenant, the mutual termination or cancellation
hereof, or a termination hereof by Landlord for Default by Tenant, shall automatically terminate
any sublease or lesser estate in the Premises; provided, however, Landlord shall, in the event
of any such surrender, termination or Cancellation, have the option to continue anyone or all of
any existing subtenancies. Landlord's failure within ten (10) days following any such event to
make a written election to the contrary by written notice to the holder of any such lesser
interest, shall constitute Landlord's election to have such event constitute the termination of
such interest.

16,17 Quiet Possession, Upon payment by Tenant of the Base Rent and Additional
Rent for the Premises and the performance of all of the covenants, conditions and provisÎons
on Tenant's part to be observed and performed under this Lease, Tenant shall have quiet
possession of the Premises for the entire term hereof subject to all of the provisions of this
Lease,

16,18 Subordination: Attornment; Non-Disturbance,

(a) Subordination, This Lease shall be subject and subordinate to any
ground lease, mortgage, deed of trust, or other hypothecation or mortgage (collectively,
"Mortgage") now or hereafter placed by Landlord upon the real property of which the Premises
are a part, to any and all advances made on the security thereof and to all renewals,
modifications, consolidations, replacements and extensions thereof, Tenant agrees that any
person holding any Mortgage shall have no duty, liabilty or obligation to perform any of the
obligations of Landlord under this Lease. In the event of Landlord's default with respect to any
such obligation, Tenant wil give any Lender, whose name and address have previously in
writing been furnished Tenant, notice of a default by Landlord. Tenant may not exercise any
remedies for default by Landlord unless and unti Landlord and the Lender shall have received
written notice of such default and a reasonable time (not less than ninety (90) days) shall
thereafter have elapsed without the default having been cured. If any Lender shall elect to have
this Leasè superior to the lien of its Mortgage and shall give written notice thereof to Tenant,
this Lease shall be deemed prior to such Mortgage, The provisions of a Mortgage relating to
the disposition of condemnation and insurance proceeds shall prevail over any contrary
provisions contained in this Lease,

(b) Attornment. Subject to the non-disturbance provisions of subparagraph
C of this Paragraph 16,18, Tenant agrees to attorn to a Lender or any other party who acquires
ownership of the Premises by reason of a foreclosure of a Mortgage. In the event of such
foreclosure, such new owner shaff not: (i) be liable for any act or omission of any prior landlord
or with respect to. events occurring prÎor to acquisition uf ownership, (ii) be subject to any offsets
or defenses which Tenant might have against any prior Landlord, or (iii) be liable for security
deposits or be bound by prepayment of more than one month's rent.
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(c) Non-Disturbance. With respect to Mortgage entered into by Landlord
after the execution of this lease, Tenant's subordination of this Lease shalf be subject to

receiving assurance (a "non-disturbance agreement") from the Mortgage holder that Tenant's
possession and this Lease will not be disturbed so long as Tenant is not in default and attorns
to the record owner of the Premises.

(d) Self-Executinq. The agreements contained in this Paragraph 16.18 shall
be effective without the execution of any further documents; provided, however. that upon
written request from Landlord or a Lender in connection with a sale, financing or refinancing of
Premises, Tenant and Landlord shall execute such further writings as may be reasonably
required to separately document any such subordination or non-subordination, attornment
and/or non-disturbance agreement as is provided for herein, Landlord is hereby irrevocably
vested with full power to subordinate this Lease to a Mortgage,

16,19 Rules and Requlations. Tenant agrees that it will abide by. and to cause its
employees, suppliers, shippers, customers, tenants, contractors and ìnvitees to abide by all the
rules and regulations attached hereto as Exhibit C ("Rules and Regulations") which Landlord
may change from time to time for the management, safety, care, and cleanliness of the
Common Areas, the parking and unloading of vehicles and the preservation of good order, as
well as for the convenience of other occupants or tenants of the Building and the Industrial
Center and their invitees. Landlord shall not be responsible to Tenant for the non-compliance
with said Rules and Regulations by other tenants of the Industrial Center.

16,20 Security Measures, Tenant acknowledges that the rental payable to Landlord
hereunder does not include the cost of guard service or other security measures. Landlord has
no obligations to provide same. Tenant assumes all responsibility for the protection of the
Premises, Tenant, its agents and invitees and their property from the acts of third parties.

16.21 Reservations,

(a) Landlord reserves the right to grant such easements that Landlord deems
necessary and to cause the recordation of parcel maps, so long as such easements and maps
do not unreasonably interfere with the use of the Premises by Tenant. Tenant agrees to sign
any documents reasonably requested by Landlord to effectuate any such easements or maps,

(b) Tenant agrees that Landlord may at any time following the execution of
this Lease, either directly or through Landlord's agents, identify Tenant's name in any marketing
materials relating to the Building or Landlord's' portfolio and/or make press releases or other
announcements regarding the leasing of the Premises by Tenant, and Tenant hereby waives
any and all claims in connection therewith,

16.22 Aç¡ency Disclosure. At the signing of this Lease Agreement, the Landlord's
Leasing Agents, Bily Moultrie, Arie Salomon, and Jeff Forsberq of NAI PUQet Sound

. Properties, represented the Landlord, The Tenant's listing agents, Evan LUClar and Garth
Olseri, of GVA Kidder Mathews, represented Tenant. Each party signing this document
confirms that the prior oral and/or written disclosure of agency was provided to him/her in this
transaction. (As required by WAC 308-1240-040,)

16.23 BrokeraQe Relationships. Landlord and Tenant, by their execution of this lease
Agreement, each acknowledge that they have received a pamphlet on the law of real estate
agency as required under RCW 18,86.030(1 )(t).

16.24 Payment of Brokers,' Landlord shall pay the commissions, if any, due those real
estate brokers or agents specifically named in Paragraph 16,22 above by reason of this Lease,
Apart from the foregoing, each party represents that it has not had any dealings with any real
estate broker, finder, salesperson or other person with respect to this Lease, and each party
agrees to hold harmless the other party from all costs, expenses, and/or damages, resulting
from any claims that may be asserted against the other party by any broker, finder, or other
person, with whom the other party has or purportedly has dealt.

16,25 Conflict. Any conflct between the printed provisions of this Lease and the
typewritten or handwritten provisions shall be controlled by the typewritten or handwritten

provisions.

16.26 Offer, Preparation of this Lease by either Landlord or Tenant or Landlord's

agent or Tenant's .agent and submission of same to Tenant or Landlord shall not be deemed an
offer to lease, This Lease is not intended to be binding until executed and delivered by all

. Parties hereto.
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16.27 Amendments. This lease may be modified only in writing, signed by the parties
in interest at the time of the modification,

I

16.28 Multiple Parties, Except as otherwise expressly provided herein, if more than
one person or entity is named herein as Tenant, the obiigations of such persons shall be the
joint and several responsibilty of all persons or entiies named herein as such Tenant.

16,29 Authoritv, Each person signing on behalf of Landlord or Tenant warrants and
represents that she or is authorized to execute and deliver this Lease and to make it a binding
obligation of Landlord or Tenant

16,30 Accord and Satisfaction. No payment by Tenant or receipt by Landlord of a
lesser amount than the Rent herein stipulated shall be deemed to be other than on account of
the Rent, nor shall any endorsement or statement on any check or any letter accompanying any
check or payment as Rent be deemed an accord and satisfaction, and Landlord may accept
such check or payment without prejudice to landlord's right to recover the balance of such Rent
or pursue any other remedy provided in this Lease,

16.31 Force Majeure, Notwithstanding anything to tha contrary contained in this
Lease, Landlord shall not be held responsible for delays in the performance of its obligations
hereunder when each delay is due to strikes, lock outs, labor disputes, acts of God, or
reasonable substiutes therefore, governmental acts, civil commotion, fire or other casuaity, or
any other causes beyond the reasonable control of landlord.

16.32 lease Captions. The captions of this Lease are for convenience only and are
not a part of this Lease, and do not in any way define, limit, describe or amplify the terms or
provisions of this Lease or the scope or intent thereof.

16,33 Counterpart. This Lease may be executed in multiple counterparts, each of
which shall constiute an original, APPROVED AS TO FORM:but all of which taken together
. shall constitute one and the same agreement .

16,34 Interpretation. The partes acknowledge that this Lease is the result of
negotiations between the parties, and in construing any ambiguity hereunder no presumption
shall be made in favor of either part, No inference shall be made from any item, which has

been stricken from this Lease other than the deletion of such item,

The parties hereto have executed this Lease at the place and on the dates specified
below their respective signatures.

LADLORD: TENANT:

AMB INSTITUTIONAL ALLIANCE FUND Il,
L.P., a Delaware limited partnership

By: AMB Propert Corporciíion,
a Maryland corporation,
. neral partner

.

Its:

KING COUNTY, a municipal corporation of
the state of Washington

By: ~IM ~l4
Name: ç ¥~ L, ~-l (If

ylIWf ef i V?t/( £6fafi Su~

(166 .) ..':. '5- 1- 1-.2

UØb) Z.C,b- i-Ll&7f

By: AMB Propert L. P.,
a Delaware limited partnership
Its general manager

By: ~~ Telephone:
Facsimile:

Name:

Its: Vice President
Executed at:
On: ~'i~A

Telephone:
Facsimile:

415-394-9000
415-394-9001

Executed at:
On: .

Pier 1, Bay 1

San Francisco. CA 94111

By: ~~-Ti othy Barnes, enior Deputy

R osecuting Attorney

B
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TENANT:

STATE OF Jlfsh ~"5 f. )V )55.COUNTY OF J-"-'" )

On Á)e(..,~ l f..ieiikfore me 'S\L\- ~.iO ~Notary Public in and for the Stateof Washington, personally appeare~~ ' personally
known to me (or proved to me on the basis of satisfactory evidence) to be the person(s) whose
name(s) is subscribed to the within instrument and acknowledged to me that he/she execuîed
the same in his/her authorized capacity(ies), and that by his/her signature(s) on the instrument
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument

Witness my hand and offcial seal her to affxed the daC:d year first above written,
1\\\,'''""''",,1. IJI\,\: ..08. 1ll ".1 '~":\ ~."........ OL'~ Signed:~~~. ~~~ L~~..., ~"'~ Printed Na e: U's

!~! .OTAlI" \~~ NOTARY PUBLIC in and for the State of LNtl4 ~ f\
æ i _ j ~ residing at ~ÅÁ trl. i.V"
Š \ .ollB\.\t. j § My Commission Expires: 1 (9, / Ç'. .! (9/ ~\~..~ -.fl/~§
~ ~;...e1: 15 'l~..,~ oS
, ~ ;:.......~..".\'f ",,~""':" W,.$ \"""""''"''\\\'

State of California

LANDLORD:

before me, (here insert name and title of the offcer), personally
appeared J M. Blechschmidt who proved to me on the basis of satisfactory evidence to be the
person(s) wh e name(s) is/are subscribed to the within instrument and acknowledged to me
that he/she/the executed the same in hislherltheir authorized capacity(ies), and that by
his/her/their signat s) on the instrument the person(s), or the entity upon behalf of which the
person(s) acted, execu the instrument

~ec' ~~ U:~
Q~l-'C~-t ~~o¡(Seal) C:

I certify under PENAL F PERJURY under the laws of the State of California that the
foregoing paragraph is true and co

Signature

THIS CERTIFICATE MUST
BE
ATTACHED TO THE
DOCUMENT
DESCRIBED AT RIGHT:

Document TitJelType:

Number of pages:

Date of Document:
Signer other than
named above:
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ACKOWLEDGMENT

State of California )
) SS.

County of San' Francisco )

On December 22,2009, before me, Elise J. Krzyzkowski, a Notary Public, personally
appeared Jil M. Blechschmidt, who proved to me on the basis of satisfactory evidence to
be the person whose name is subscribed to the within instrent and acknowledged to
me that she executed the same in her authorized capacity, and that by her signature on the
instrent the person, or entity upon behalf of which the person acted, executed the

instrent.

I certify under PENALTY OF PERmR Y under the laws of the State of California t.i-at
the foregoing paragraph is tre and correct.

WITNESS my hand the offcial seaL.

Si~~~ (Seal)

EUSE J. KRZVoWS
COmrion if 1697129

NOfary Public . Cafltom ~
San Franisco Coutly

My Comm, Ex~e. 0012.2010



ADDENDUM 1

To Lease dated November 30,2009
By and between AMB INSTITUTIONAL ALLIANCE FUND III, LP" a Delaware limited
partnership, and KING COUNTY, a municipal corporatian of the state of Washington

LANDLORD'S REMEDIES ADDENDUM IN EVENT OF TENANT DEFAULT

(a) Termination. In the event of any Default by Tenant, then in addition to any other
remedies available to Landlord at law or in equity and/ar under this Lease, Landlord shall have
the immediate option to. terminate this Lease and all rights of Tenant hereunder by giving written
notice of such intention to terminate, In the event that Landlord shall elect to so terminate this
Lease then Landiord may recover from Tenant:

(1) the worth at the time of award of any unpaid Rent and any other sums due
and payable which have been earned at the time of such termination; plus

(2) the worth at the time of award of the amount by which the unpaid Rent and
any other sums due and payable which would have been earned after termination until the time of
award exceeds the amaunt of such rental lass Tenant praves cauld have been rea san ably
avaided; plus

(3) the warth at the time of award af the amaunt by which the unpaid Rent and
any other sums due and payable for the balance of the term of this Lease after the time af award
exceeds the amount of such rental lass that Tenant praves could be reasonably avoided; plus

(4) any ather amount necessary to. compensate Landlord far all the detriment
proximately caused by Tenant's failure to perform its obligations under this Lease or which in the
ordinary course would be likely to result therefrom, including, without limitation, any costs ar
expenses incurred by Landlord (i) in retaking possession of the Premises; (ii) in maintaining,
repairing, preserving, restoring, replacing, cleaning, altering or rehabilitating the Premises or any
portian thereof, including such acts for relettng to. a new lessee or lessees; (ii) for leasing
commissions; or (iv) for any other costs necessary or appropriate to relet the Premises; plus

(5) such reasonable attorneys' fees incurred by Landlord as a result of a
Default, and costs in the event suit is filed by Landlord to enforce such remedy; and plus

(6) at Landlord's election, such other amounts in addition to or in lieu of the
foregoing as may be permitted from time to time by applicable law.

As used in subparagraphs (1) and (2) above, the "worth at the time of award" is computed by
allawing interest at an annual rate equal to twelve percent (12%) per annum or the maximum rate
permitted by law, whichever is less. As used in subparagraph (3) above, the "worth at the time af
award" is computed by discounting such amount at the discount rate of the Federal Reserve
Bank of San Francisco. at the time of award, plus one percent (1 %), Tenant waives any nght òf
redemption under any other present or future law, in the event Tenant is eVÎcted or Landlord
takes possession of the Premises by reason of any Default of Tenant hereunder.

(b) Continuation of Lease. In the event of any Default by Tenant, then Landlord
shall have all remedies available to. Landlord at law or in equity and/or. under this Lease,

(e) Re-entry. In the event of any Default by Tenant, Landlord shall also have the
right, with or withaut terminating this Lease, in compliance with applicable law, to re-enter the
Premises and remove all persons and property from the Premises; such property may be
removed and stored in a public warehouse or elsewhere at the cost of and for the account of
Tenant

(d) Relettinl:. In the event of the abandonment of the Premises by Tenant or in the
event that Landlord shall elect to re-enter or shall take possession of the Premises pursuant to
legal proceeding or pursuant to any notice provided by law, then if Landlord does not elect to
terminate this Lease as provided in Paragraph a, Landlord may from time to time, without
terminating this Lease, relet the Premises or any part thereof for such term or terms and at such
rental ar rentals and upon such other terms and conditions as Landlord in its sole discretion may
deem advisable with the right to make alterations and repairs to the Premises. In the event that
Landlord shall elect to so relet, then rentals received by Landlord from such relettng shall be
applíed ¡n,the following order: (1) to reasonable attorneys' fees incurred by Landlord as a result of
a Default and costs in the event suit is fied by Landlord to enforce such remedies; (2) to the
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payment of any indebtedness other than Rent due hereunder from Tenant to Landlord; (3) to the
payment of any costs of such relettrig; (4) to the payment of the costs of any alterations and
repairs to the Premises; (5) to the payment of Rent due and unpaid hereunder; and (6) the
residue, if any, shall be held by Landlord and applied in payment of future Rent and other sums
payable by Tenant hereunder as the same may become due and payable hereunder. Should that
portion of such rentals received from such reletting during any month, which is applied to the
payment of Rent hereunder, be less than the Rent payable during the month by Tenant
hereunder, then Tenant shall pay such deficiency to Landlord, Such deficiency shall be
calculated and paid monthly. Tenant shall also pay to Landlord, as soon as ascertained, any
costs and expenses incurred by Landlord in such relettng or in making such alterations and
repairs not covered by the rentals received from such reletting.

(e) Termination. No re-entry or taking of possession of the Premises by LANDLORD
pursuant to this Addendum shall be construed as en election to terminate this Lease unless a
written notice of such intention is given to Tenant or unless the termination thereof is decreed by
a court of competent jurisdiction. Notwithstanding any reletting without termination by Landlord

because of any ûefault by Tenant, Landlord may at any time after such reletting elect to
terminate this Lease for any such Default.

(f) Cumuiative Remedies. The remedies herein provided are not exclusive and
Landlord shall have any and all other remedies provided herein or by law or in equity,

(9) No Surrender. No act or. conduct of Landlord, whether consisting of the
acceptance of the keys to the Premises, or otherwise, shall be deemed to be or constitute an
acceptance of the surrender of the Premises by Tenant prior to the expiration of the Term, and
such acceptance by Landlord 'of surrender by Tenant shall only flow from and must be evidenced
by a written acknowledgment of acceptance of surrender signed by Landlord, The surrender of
this Lease by Tenant, voluntarily or otherwise, shall not work a merger unless Landlord elects in
writing that such merger take place, but shall operate as an assignment to Landlord of any and all
existing subleases, or Landlord may, at its option, elect in writing to treat such surrender as a
merger terminating Tenant's estate under this Lease, and thereupon Landlord may terminate any
or all such subleases by notifying the sublessee of its election so to do within five (5) days after
such surrender.

(h) Notice Provisions. Tenant agrees that any notice given by Landlord pursuant to
Paragraph 13,1 of the Lease shall satisfy all requirements for notice, and Landlord shall not be
required to give any additional notice in order to be entitled to commence an unlawful detainer
proceeding or any other rights or remedies under this Lease,

INITIAL

INITIAL
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ADDENDUM 2

To Lease dated November 30,2009
By and between AMB INSTITUTIONAL ALLIANCE FUND IIi, L.P" a Delaware limited
partnership, and KING COUNTY, a municipal corporation of the state of Washington

ADDITIONAL LEASE PROVISIONS

1.0 Refurbishment Allowance (Offce Only). If this Lease is stil in full force and effect on
December 1, 2014 and so long as Tenant is not in default of this Lease beyond any
applicable cure period, Landlord wil provide a refurbishment allowance of up to
$3,840,00 to reimburse Tenant for installng new carpet in the offce porton of the
Premises and/or painting the interior walls of the offce portion of the Premises. To
obtain reimbursement for such work, Tenant must fully complete all such work no later
than November 30, 2015 and shall provide Landlord with evidence reasonably
satisfactory to Landlord that such work for which Tenant is seeking reimbursement
(including invoices for such work) have been fully completed and all contractors
performing such work have been paid and waived any and all lien rights. The
reimbursement amount shall be paid by Landlord to Tenant within thirty (30) days of
Tenant satiSfying all requirements pertaining to the payment of such refurbishment
allowance.

2.0 Option to Terminate. Tenant shall have the one (1) time option to terminate this Lease
effective December 31, 2010, provided that. each of the following conditions are
satisfied: (1) Tenant has remedied any default of any of the terms and conditions of this
lease; (2) Tenant shall have provided landlord irrevocable written notice not later than
July 31, 2010 of Tenant's exercise of this option to terminate this Lease; and (3) at the
time Tenant delivers Tenant's irrevocable written notice to terminate this Lease, Tenant
also pays landlord a termination fee equal to the sum of: (a) two (2) months of the
current Base Rent payable from January 1, 2011 through February 28, 2011; and (b) all
unearned leasing commissions, The right to terminate the Lease hereby granted is
personal to King County and is not transferable; in the event of any assignment or
sublettng under this Lease, the right to terminate the lease shall automatically

terminate and shall thereafter be null and void
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EXHIBIT A

To Lease dated November 30,2009
By and between AMB INSTITUTIONAL ALLIANCE FUND III, L.P., a Delaware limited
partnership, and KING COUNTY, a municipal corporation of the state of Washington

PREMISES AND SITE PLAN

DES MOINES LOGISTIC CENTER
BUILDING C SUITE 400

19240 DES MOINES MEMORIAL DRIVE SO.
SEATAC, WASHINGTON
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EXHIBIT B

To Lease dated November 30,2009
By and between AMB INSTITUTIONAL ALLIANCE FUND Il, L.P" a Delaware limited
partnership, and KING COUNTY, a municipal corporation of the state of Washington

RENT COMMENCEMENT DATE CERTIFICATE

LANDLORD: AMB Institutional Allance Fund III, LP

TENANT:

LEASE DATE:

King County

November 30,2009

855 South 192nd Street, Suite 1000
SeaTac, WA 98148

PREMISES:

Tenant hereby accepts the Premises as being in the condition required under the Lease,

The Rent Commencement Date of the Lease is

The Expiration Date of the Lease is

Landlord: Tenant:
(insert ownership name here
check for proper signature block) ~
a ¡insert ownership entity type here) ~~
By: AMB Property Corporation, \.~ (:

Its General Partner ~~By: itr
Facsimile: 4

Telephone:

Jill M. Blechschmidt
Title: Vice President

Telephone:

Facsimile:

Executed at: Executed at:

On: On:
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EXHlalT C
To Lease dated November 30,2009

By and between AMB INSTITUTIONAL ALLIANCE FUND IIi, LP., a Delaware lim:teò
partnership, and KING COUNTY, a municipal corporation of the state of Washington

RULES AND REGULATIONS

1. No sign, placard, picture, advertisement, name or notice shall be inscribed, displayed or

printed or affxed on the Building or to any part thereof, or which is visible from the outside of
the Building, without the written consent of Landlord, first had and obtained and Landlord shall
have the right to remove any such sign, placard, picture, advertisement, name or notice to and
at the expense of Tenant.

All approved signs or lettering on doors shall be printed, affxed or inscribed at the expense of
Tenant by a person approved by Landlord. See Exhibit G-1 and G-2 for further criteria.

Tenant shall not place anything or allow anything to be placed near the glass of any window,
door, partition or wall which may appear unsightly from outside the Premises,

2. If a directory is locàted at the building, it is provided exclusively for the display of the

name and location of Tenant only and Landlord reserves the right to exclude any other names
therefrom.

3, The sidewalks, passages,. exits,' entrances, and stairways in and around the Building
shall not be obstructed by Tenant or used by it for any purpose other than for ingress to and
egress from the Premises, The passages, exits, entrances, stairways, and roof are not for the
use of the general public and Landlord shall in all cases retain the right to control and prevent.
access thereto by an persons whose presence in the judgment of Landlord shall be prejudicial
to the safety, character, reputation and interests of the Building and its Tenants, provided that
nothing herein contained shall be construed to prevent such access to persons with whom
Tenant normally deals in the ordinary course of Tenant's business unless such persons are
engaged in ilegal activities. Neither Tenant nor any employees or invitees of Tenant shall go
upon the roof of the Building.

4, The toilets and urinals shall not be used for any purpose other than those for which they

were constructed, and no rubbish, newspapers or other substances of any kind shall be thrown
into them. Waste and excessive or unusual use of water shall not be allowed, Tenant shall be
responsible for any breakage, stoppage or damage resulting from the violation of this rule by
Tenant or its employees orinvitees.

5. Tenant shall not overload the floor of the Premises or mark, drive nails, screw or dril
into the partitions, woodwork or plaster or in any way deface the Premises or any part thereof.

6, Tenant shall not use, keep or permit to be used or kept any foul or noxious gas or
substance in the Premises, or permit or suffer the Premises to be occupied or used in a manner
offensive or objectionable to Landlord or other occupants of the Building by reason of noise,
odors and/or vibrations, or interfere in any way with other Tenants or those having business
there.

7. The Premises shall not be used for the storage of merchandise, for washing clothes, for
lodging, or for any improper, objectionable or immoral purposes,

8. Tenant shall not use or keep in the Premises or the Building any kerosene, gasoline, or

inflammable or combustible fluid or material, or use any method of heating or air conditioning
other than that supplied by Landlord without complying with requirements set forth in this
Lease.

9, Landlord will direct electricians as to the manner and location in which telephone and

telegraph wires are to be introduced. No boring or cutting for wires will be allowed without the
consent of Landlord, The location of telephones, call boxes and other office equipment affxed
to the Premises shall be subject to the approval of Landlord.

I
10. Tenant shall not lay linoleum, tile, carpet or other similar floor covering so that the same
shall be affixed to the floor of the Premises in any manner except as approved by Landlord,
The expense of repairing any damage resulting from a violation of this rule or removal of any
floor covering shall be borne by Tenant.

11. Landlord reserves the right to exclude or expel from the Building any person who, in the

judgment of Landlord, is intoxicated or under the influence of liquor or drugs, or who shall in any
manner do any act in violation of any of the rules and regulations of the Building,

I
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12. Tenant shall not disturb, solicit, or canvass any occupant of the Building.

13, Without the written consent of Landlord, Tenant shall not use the name ofthe Building in

connection with or in promoting or advertising the business of Tenant except as Tenant's
address.

14. Tenant shall not permit any contractor or other person making any alterations, additions
or installations within the Premises to use the hallways, lobby or corridors as storage or work
areas without the prior written consent of Landlord, Tenant shall be liable for and shall pay the
expense of any additional cleaning or other maintenance required to be performed by Landlord
as a result of the transportation or storage of materials or work performed within the Building by
or for Tenant.

15, Tenant s~all be entitled to use parking spaces as mutually agreed upon between Tenant

and Landlord subject to such reasonable conditions and regulations as may be imposed from
time to time by Landlord. Tenant agrees that vehicles of Tenant or its employees or agents
shall not park in driveways nor occupy parking spaces or other areas reserved for any use such
as Visitors, Delivery, Loading, or other tenants, Landlord or its agents shall have the right to
cause or be removed any car of Tenant, its employees or agents, that may be parked in
unauthorized areas, and Tenant agrees to save and hold harmless Landlord, its agents and
employees from any and all claims, losses, damages and demands asserted or arising in
respect to or in connection with the removal of any such vehicle, Tenant, its employees, agents
or contractors shall not: (i) park campers, trucks or cars on the Building parking areas overnight
or over weekends, or (ii) allow any trailers, boats, personal vehicles of any kind or any other
materials to be parked or stored in the Building parking areas overnight or over weekends.
Tenant wil from lime to time, upon request of Landlord, supply Landlord with a list of license
plate numbers of vehicles owned or operated by its employees and agents. Tenant shall not
wash vehicles or equipment in parking lot.

16. Landlord reserves the right to make modifications hereto and such other and further

rules and regulations as in its sole judgment may be required for the safety, care and
cleanliness of the Premises and the Building and for the preservation' of good order therein,
Tenant agrees to abide by all such rules and regulations,

17, Canvassing, soliciting and peddling is prohibited in the Building and each Tenant shall
cooperate to prevent the same.

18, Landlord is not responsible for the violation of any rule contained herein by any other
Tenant.

19. Landlord may waive anyone or more of these rules for the benefit of any particular
Tenant, but no such waiver shall be construed as a waiver of Landlord's right to enforce these
rules against any or all Tenants occupying the Building.

20. Tenant is responsible for purchasing and installng a security system if required by the
City of SeaTac, The cost of purchasing and installation of such system is the sole cost and
expense of Tenant.

21. No Outside Storage. Storage, either permanent or temporary, of any materials, supplies
or equipment in the Common Areas is strictly prohibited, Should Tenant violate this provision of
the Lease, then in such event, Landlord may, without notice to Tenant, remove said materials,
supplies or equipment from the Common Areas and place such items in storage or dispose of
such items, the cost thereof to be reimbursed by Tenant within ten (10) days from receipt of a
statement submitted by Landlord, All subsequent costs in connection witi-; the storage or
disposal of said items shall be paid to Landlord by Tenant as accrued. Failure.of Tenant to pay
these charges within ten (10) days from receipt of statement shall constitute a breach of this
Lease, Tenant and its offcers, agents, employees, customers and invitees shall park their
motor vehicles only in areas designated by Landlord for that purpose from time to time.
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EXHIBIT 0

To Lease dated November 30,2009
By and between AMB !NSTITUTIONAL ALLIANCE FUND III, LP" a Delaware limited
partnership, and KING COUNTY, a municipal corporation of the state of Washington

LANDLORD UEN SUBORDINATION AGREEMENT

NOTE: This document is to be executed and dated subsequent to the original execution
of the Lease, when and if Landlord's 'consent of waiver is sought.

THIS LANDLORD LIEN SUBORDINATION AGREEMENT (this "Agreement) is dated
" of thi, " 200_ ,,'" . by _ a~oteen ¡I",ert Landloed Name) ¡the"Landlord) a ;
::~~~~~:.i'aod ~we ' ~t

~ RECrr ~(t
Lender has provided Grantor a n") . under the terms of a certain loan

agreement between Lender and G ran as secured the repayment of the Loan by,
among other things, granting urity interest in all of Grantor's inventory, andfor
trade fixtur.es andfO~rqUi nI uding leasehold improvements, fixtures and cash on
hand or on deposit' ~ ia itutions), whether now owned or hereinafter acquired ¡;nd
all proceeds of any 0 ~ roYa oing (the "Collateral").

Grantor and Landlord are parties to that certain Lease for space located at
(the "Lease") pursuant to which Grantor has leased certain

space from Landlord (the "Premises"):

Lender has requested that Grantor obtain and cause Landlord to provide Landlord's
subordination of all of Landlord's lien rights as lessor against any of the Collateral to the rights
of Lender in the Collateral on the terms and conditions contained herein.

NOW, THEREFORE, the parties agree as follows:

A. During the period commencing on the date Lender makes the Loan and ending
on the earlier of the date such Loan is repaid or thirty (30) days following the date that Grantor
is in default of the Lease, Landlord agrees that any liens of Landlord in the Collateral shall be
subject and subordinate to the liens of Lender in the CollateraL.

B. During the period Landlord's lien on the Collateral is subordinate to the liens of
Lender, Lender may enter upon the Premises during !"ormal business hours upon at least five
(5) days prior written notice to inspect or remove the Collateral, or any part thereof, from the
Premises while Lender is in possession of the Premises, which period shall not exceed thirty
(30) days; provided that Lender shall pay to Landlord all rent and additional charges payable by
Grantor under the Lease for any period that Lender occupies the Premises pursuant to this
Agreement prior to or concurrently with Lender's entry upon the Premises at the monthly rates
then payable under the Lease, pro-rated on the basis of a thirty (30) day month. Lender shall
promptly, at Lender's sole cost and expense, repair to Landlord's reasonable sati:;faction or pay
reasonable compensation to Landlord for damages, if any, to the Premises caused by removal
of Collateral prior to the terminating of the Lease or removal of Grantor from the Premises by
Landlord. All repairs shall be accomplished in a good and workmanlike manner without
personal injury, property damage or liens. Lender shall indemnify, protect, defend and hold
Landlord and Landford's agents and employees harmless from all costs, expenses, claims and
damages arising out of Lender's exercÎse of any rights of Lender contained herein, and such
indemnity obligations shall survive the termination of this Agreement.

C. Lender agrees to give Landlord writteri. notice of any default of Grantor under the
Security Agreement within ten (10) days of such default unless such default is permissibly and
wholly cured within such time period,

D, Grantor hereby (i) consents to the provisions of this Agreement, (ii) waives any
and all rights or claims it may have under or by virtue of the Lease, or at law or in equity, with
respect to any breach of Grantor's quiet enjoyment in and to the Premises or any interference
with Grantor's operations in or about the Premises in any way related to or arising from
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...._..

Lender's or Landlord's exercise of their rights granted herein or under the Lease, (iii) agrees
that it shall not have any right to any rental abatement, deduction or offset against rental
payments payable by Grantor under the Lease by virtue of Lender's or Landlord's exercise of
their rights granted herein, and (iv) agrees that upon the expiration of the term of the Lease or
the earlier termination the~eof to (a) promptly remove or cause the removal of the Collateral
from the Premises, and (b) promptly and fully repair any damage to the Premises, the building
andlor the project in which the Premises is located, arising from the installation or removal of
the Collateral in and from the Premises and to fully restore the Premises to a good, clean and
safe condition and to Landlord's reasonable satisfaction.

E. Miscellaneous Provisions

1. The provisions of this Agreement shall be binding upon and inure to the

benefit of the parties and their respective successors and assigns,

2, Failure of either party at any time to require performance of any provision

of this Agreement shall not limit such party's right to enforce such provision, nor shail any
waiver of any breach of any provision of this Agreement constitute a waiver of any succeeding
breach of such provision or a waiver of such provision itself.

3. In the event a suit, action, arbitration, or other proceeding of any nature

whatsoever. including, without limitation, any proceeding under the US Bankruptcy Code, is
instituted, or the services of an attorney are retained, to interpret or enforce any provision of this
Agreement or with respect to any dispute relating to this Agreement, the prevailng party shall
be entitled to recover from the losing party its reasonable attorneys', paralegals', accountants',
and other experts' fees and all other fees, costs, and expenses actually incurred and

reasonably necessary in connection therewith. In the event of suit, action, arbitration, or other
proceeding, the amount thereof shall be determined by the judge or arbitrator, shall include fees
and expenses incurred on any appeal or review, and shall be in addition to all other amounts
provided by law.

4. If any term or provision of this Agreement ()r the application thereof to

any person or circumstance shall to any extent be invalid or unenforceable, the remainder of
this Agreement and the application of such term or provision to persons or circumstances other
than those as to which it is held invalid or unenforceable shall not be affected thereby, and each
term or provision of this Agreement shall be valid and enforceable to the fullest extent permitted
bylaw.

5. This Agreement shall be govern~ and construed in accordance withthe laws of the State of Washington. (\ ~ ~
6. Any notice or dem ~~or per '~~~~en under this

Agreement shall be in writing and shal ~~~o have t~n delivered by U.S,
mail, registered or certified, retur~i ested, 1 , or by overnight delivery
service showing receipt of delivery r person facsimile transmission, If to
Landlord, notices shall be ent to' and if to Lender:

, Attention:

(Phone number:. ; fa '!f ber ), and if to Grantor,
at the address, phone number an iM number at the Premises, Notices as aforesaid
shall be effective upon the e~ 0 . al receipt (or rejection of receipt), or twen. ty-four (24)
hours after deposit wit~ se ger or delivery service, or the next business day after
delivery to an overnight I&li service, or within three (3) days after the deposit in the U,S.
mail, or upon confirmatio transmission by facsimile, If any party changes its address, such
change of address shall not be effective as to the other parties unless and unti such party
notifies the other parties of its new street address by one of the above described means of
delivery.

7. Except as otherwise provided herein, this Agreement may be amended or
modified only by a written instrument executed by all of the parties hereto.

8. This Agreement constitutes the entire understanding of the parties with
regard to the subject matter hereof and all prior agreements, . representations, and
understandings between the parties other than the Lease, whether oral or written, are deemed
null and void, all of the foregoing having been merged into this Agreement. The parties
acknowledge that each partý and/or its counsel have reviewed and revised this Agreement and
that no rule of construction to the effect that any ambiguities are to be resolved against the
drafting party shall be employed in the interpretation of this Agreement or any amendments or
exhibits to this Agreement or any document executed and delivered by either party in
connection with this Agreement.
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9. This Agreement may be executed in counterparts, All executed
counterparts shall constitute one agreement, and each counterpart shall be deemed an originaL.

10. Time is of the essence of this Agreement. Unless the context otherwise
requires, all periods terminating on a given day, penod of days, or date shall terminate at
5:00 p,m, (Pacific Time) on such date or dates,

11, The Landlord's agreement to allow Lender to come onto the Property

shall not act as a waiver, suspension or tennination of any or all of the rights or remedies

Landlord may have against Grantor by reason of any default by Grantor under the Lease.

IN WITNESS WHEREOF, Landlord, Lender and Grantor have executed this Agreement
as of the date set forth above.

LENDER:

By:

Its:

Date:

GRANTOR:

By:

Its:

Date:

LANDLORD:

By:
Its:

By: AMB Property Corporation
Its: General Partner

By:
Jil Blechschmidt

Its: Vice President

Date:
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EXHIBIT E

To Lease dated November 30,2009
By and between AMB INSTITUTIONAL ALLIANCE FUND III, L.P., a Delaware limited
partnership, and KING COUNTY, a municipal corporation of the state of Washington

ENVIRONMENT Al MOVE-IN QUESTIONNAIRE

Property Name:
Property Address:
Lease Date:
Landlord:
Tenant:

AMB Des Moines Logistics Center
855 South 192"d Street, Suite 100, Seattle, WA
November 30, 2009
AMB INSTITUTIONAL ALLIANCE FUND II, L.P.
KING COUNTY

Instructions: The following questionnaire is to be completed at the time of Lease execution by

the Tenant representative with knowledge of the planned operations for the specified
buildinglocation.

1-0 PLANNED USE/OPERATIONS

1-1. Describe planned use and include brief description of manufacturing processes
employed,

2.0 HAZARDOUS MATERIALS

2-1, Are Hazardous Materials as defined in the lease Agreement used, handled, or stored at
the Premises? If so, continue with the next question, If not, go to Section 3.0. 0 No

DYes

2-2, Please attach a chemical inventory that identifies the type(s), use(s) and quantity of
each chemical used or stored on the site and include Material Safety Data Sheets for each
chemicaL. In addition, describe the proposed hazardous material storage area (preferably on a
site plan or figure) and planned measures to manage potential releases to the environment
(e.g., spill containment measures, Spil Response Plans, etc,). .

3.0 HAZARDOUS WASTES

3-1. Are hazardous wastes generated? If so, continue with the next question, 'If not, skip
this section and go to Section 4.0, 0 No 0 Yes
3-2, Are any wastes generated, handled, or disposed of (where applicable) on the property?
If so, identify and describe on separate pages those wastes generated, handled or disposed of
(disposition), Specify any wastes known to be regulated under the Resource Conservation and
Recovery Act (RCRA) as "listed characteristic or statutory" wastes, Include total amounts
generated monthly, Please include name, location, and permit number (e.g, EPA ID No.) for
transporter and disposal facilty, if applicable.

3-3, Are pollution controls or monitoring employed in the process to prevent or minimize the

release of wastes into the environment? If so, please describe on a separate page.

4.0 USTS/ASTS

4-1, Are underground storage tanks (USTs), aboveground storage tanks (ASTs), clarifiers,
or associated pipelines required for planned operations? If not, continue with Section 5,0. If
yes, please describe on separate page the capacity, contents, design and construction of USTs
or ASTs and provide copies of appropriate regulatory permits. 0 No .

DYes

5.0 REGULATORY

5-1, Does the operation haiie or require any permits for Hazardous Materials or waste
discharge including but limited to National Pollutant Discharge Elimination System (NPDES) or
equivalent permit? If so, please provide a copy of this permit.
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5-2, Has a Hazardous Materials Business Plan been developed for the site? If so. please
provide a copy,

TENANT CERTIFICATION

i am familar with the real property and facility operations described in this questionnaire,
and I am authonzed to sign on behalf of the Tenant. By signing below, I represent and warrant
that the answers to the above questions are complete and accurate to the best of my
knowledge, I also understand that the Landlord wil rely on the completeness and accuracy of
my answers in assessing any environmental liabilty risks associated with the property,

Signature:

Name:

Title:

Date:

Telephone:

PLEASE FORWARD THE COMPLETED QUESTIONNAIRE TO:

Mr, Steve Campbell
AMB Property, L:P.
Pier 1. Bay 1

San Francisco, CA 94111
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EXHIBIT F-1

To Lease dated November 30,2009
By and between AMB INSTITUTIONAL ALLIANCE FUND ILL, L.P" a Delaware limited
partnership, and KING COUNTY, a municipai corporation of the state of Washington

INTENTIONALLY DELETED
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EXHIBIT F-2

To Lease dated November 30,2009
By and between AMB INSTITUTIONAL ALLIANCE FUND II, LP., a Delaware limited.
partnership, and KING COUNTY, a municipal corporation of the state of Washington

INTENTIONALLY DELETED
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EXHIBIT F-3

To Lease dated November 30,2009
By and between AMB INSTITUTIONAL ALLIANCE FUN.D IIi, L.P., a Delaware limited
partnership, and KING COUNTY. a municipal corporation of the state of Washington

INTENTIONALLY DELETED

I
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EXHIBIT G-1

To Lease dated November 30,2009
By and between AMB INSTITUTIONAL ALLIANCE FUND \!, LP" a Delaware limited
partnership, and KING COUNTY, a municipal corporation of the state of Washington

SIGN CRITERIA

A. TENANT SIGN CRITERIA:

The following sign criteria have been established for the purpose of maintaining the overall
appearance of AMB Des Moines Logistics Center, for the benefi of all Tenants, No deviation
from these criteria will be permitted without Landlord's prior approval in writing,

The criteria has also been established to provide maximum continuity with the environment and
an architectural integration with the project.

B. ADMINISTRATION:

1 ) Tenant is responsible for the installation, maintenance, and removal of its Primary
Identification sign in a manner acceptable to and consistent with the high standards of AMB
Des Moines Logistics Center. All costs incurred to provide sign maintenance wil be at
Tenant's expense. Tenant is responsible for obtaining approval of exterior signage
from the Landlord and the City of SeaTac prior to installation. All costs associated with
sign permit approval are the responsibilty of the Tenant. Inside signs that wil be visible
from outside the building must be approved by Landlord,

2) Upon termination of Tenant's Lease, the sign wil be removed at the Tenant's expense and
any damage to the building shall be repaired at the Tenant's expense,

3) No additional exterior signage will be allowed on the face. of the structure_

4) Signs installed without approval or contrary to the criteria, will be removed by Landlord at
Tenant's expense, A scale drawing showing proposed signage and the building elevation
must be submitted to Landlord for approvaL.

5) In the event of any conflct between Tenant and Landlord in regard to the application of
these criteria, the Landlord's decision shall be final and binding upon the Tenant.

C. SIGN SPECIFICATIONS:

1) Tenant Signage

a) Tenants' names wil be limited to the upper concrete wall facade of the individual tenant
space. Tenants shall locate signage over main entry doors or as close thereto as
practicaL.

b) The letters for tenant signs shall be 16" maximum height, 2" minimum thickness (unless
a variation is approved by Landlord), HDU #10 signfoam mounted to the building with
VHB tape and silicone adhesive. All signs should be non-iiuminated and painted of a
color approved by the Landlord. Maximum sign coverage wil not exceed 36 square feet
and must be centered within the upper concrete panel above Tenant's main entry
door(s), Tenant signage may contain logos or more than one row of information
provided that the total sign area does not exceed 24" in height and 18 feet in width and
presents a profeSSional appearance.

2) Store Frontlndow Signs

a) Each tenant is allowed to display their company name and logo and business hours on
the glass panel to the left or right of their entrance door. The company name, logo, and
business hours wil not exceed an area of18 inches in height and 30 inches in length.

b) All window signs will be white pressure-sensitive vinyL. The top of the sign shall be 60
inches from the finished floor level and 4 inches from the doorframe. Company name
and logo may use corporate colors if appropriate. Business hours wil use a' futura
medium black font in i-inch letter height.
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3) Banners, Posters and Sandwich Boards

a) Banners, posters, sandwich boards, etc, will only be allowed to be hung in the windows
or placed in other locations of the Tenant space on a temporary basis and only with prior
written landlord approvaL.
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Exhibit H

To Lease dated November 30,2009
By and between AMB INSTITUTIONAL ALLIANCE FUND II, LP., a Delaware limited
partnership, and KING COUNTY, a municipal corporation of the state of Washington

INTENTIONALLY DELETED
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EXHIBIT i

To Lease dated November 30,2009
By and between AMB INSTITUTIONAL ALLIANCE FUND II, LP" a Delaware limited
partnership, and KING COUNTY, a municipal corporation of the state of Washington

LEGAL DESCRIPTION

THAT PORTION OF THE NORTHWEST QUARTER OF THE NORTHEAST QUARTER OF
SECTION 5, TOWNSHIP 22 NORTH, RANGE 4 EAST, WILLAMETTE MERIDIAN, IN KING
COUNTY, WASHINGTON, LYING SOUTH OF STATE ROAD NO. S09 AS CONVEYED TO
THE STATE OF WASHINGTON FOR HIGHWAY PURPOSES BY DEED RECORDED UNDER
RECORDING NUMBER 710S190411, AND LYING NORTH OF THE FORMER WILLIAM M,
HARRY PROPERTY AND MORE PART!CULARL Y DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTH QUARTER CORNER OF SECTION S, TOWNSHIP 22
NORTH, RANGE 4 EAST, WILLAMETTE MERIDIAN, IN KING COUNTY, WASHINGTON;
THENCE ALONG THE WEST LINE OF THE NORTHEAST QUARTER OF SAID SECTION
AND THE CENTERLINE OF 8TH AVENUE SOUTH;
SOUTH 01°12'39" EAST 663,73 FEET;
THENCE SOUTH 88°S1'3S" EAST 20,02 FEET TO THE EAST MARGIN OF 8TH AVENUE
SOUTH AND THE NORTH LINE OF THE FORMER WILLIAM M, HARRY PROPERTY AND
THE TRUE POINT OF BEGINNING;
THENCE FROM THE TRUE POINT OF BEGINNING NORTH 01°12'39" WEST 634.05 FEET
ALONG THE EAST MARGIN OF 8TH AVENUE SOUTH TO THE SOUTH MARGIN OF SOUTH192ND STREET; . . .
THENCE SOUTH 89°46'2S" EAST 783.30 FEET ALONG THE SOUTH MARGIN OF SOUTH
192ND STREET TO A POINT ON THE CURVE OF THE WEST MARGIN OF SR 509;
THENCE SOUTHEASTERLY ALONG SAID CURVE WITH RADIUS OF 319S.00 FEET,
WHOSE CENTER BEARS NORTH 67°02'23" EAST, THROUGH A CENTRAL ANGLE OF
SOO7'37" A DISTANCE OF 28S.90 FEET;
THENCE ON A NON-TANGENT BEARING SOUTH 42°01'50" EAST 531.60 FEET;
THENCE SOUTH 35°11'49" EAST 3.58 FEET TO THE NORTH LINE OF THE FORMER
WILLIAM M. HARRY PROPERTY;
THENCE ALONG SAID NORTH LINE NORTH 88°S1'3S" WEST 1251,28 FEET TO THE TRUE
POINT OF BEGINNING.
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Seatte Logistics Center 1

Landlord

AMB INSTITUTIONAL ALLIANCE FUND Il, LP.,
a Delaware limited partnership

Tenant

KING COUNTY.
a political subdivision of the State of Washington
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AMB PROPERTY CORPORATION
INDUSTRIAL MULTI-TENANT LEASE

1. Basic Provisions ("Basic Provisions").

1,1 Parties: This lease ("lease") dated as of January 15, 2010, is made by and

between AMB INSTITUTIONAl ALLIANCE FUND Il, L.P., a Delaware limited partnership
("Landlord") and KING COUNTY, a political subdivision of the State of Washington ("Tenane)
(collectively the "Parties," or individually a "Part").

, 1,2 Premises: A portion. approximately 20,399 SF, approximately 5,428 SF of 
whichis offc~ ~rea, ou~li~ed on Exhibit A (Premises and Site Plan) attached hereto ("Premises"). of

the building ("Building") located at 855 South 192nd Street, Suite 1000 in the City of SeaTac,
State of Washington. The Building is located in the industrial center commonly known as
Seattle Logistics Center 1, Building B (the "Industrial Center"). Tenant shall have non-exclusive
rights to the Common Areas (as defined in Paragraph 2,3 below). but shall not have any rights
to the roof, exterior walls or utilty raceways of the Building or to any other buildings in the
Industrial Center, The Premises, the Building, the Common Areas, the land upon which they
are located and all other buildings and improvements thereon are herein colfectively referred to
as the "Industrial Center."

1.3 Term: The term of this lease ("Term") shall commence upon the mutual
execution of this Lease ("Commencement Date") and end on the last day of the month that is
ten (10) years after the month in which Tenant is obligated to commence the payment of Rent
under this Lease ("Expiration Date"), Tenant is obligated to commence the payment of Rent
under this Lease (the "Rent Commencement Date") on the date Landlord's Work (as defined in
Exhibit F-1) is Substantially Complete (as defined in Exhibit F-1). Upon the mutual execution of
this lease, Tenant shall have early access to the Premises for the sole purpose of instalfng
Tenant's furniture, fixtures and equipment in the Premises subject to not unreasonably
interfering with Landlord's Work (and if any such interference exists. Tenant shall immediately
cease any activites that landlord believes creates such interference),

In the event of a flood in the Green River Valley impacting Tenant's existing occupancy
therein, or in reasonable anticipation of a flood, as determined by Tenant, Tenant may occupy
the Premises pñor to the completion of Landlord's Work and Tenant's installation of fUrniture,
fixtures and equipment on an emergency basis upon reasonable notice to landlord; provided,
however, if any such occupancy of the Premises interferes with the performance of Landlord's
Work. Tenant shall immediately cease such occupancy to the extent such occupancy interferes
with the perfonnance of landlord's Work unti such time Landlord determines that Tenant may
resume such occupancy without interfering with the performance of Landlord's Work.

1.4 Base Rent: $ See Below per month ("Base Rent"). $11,.646.00 payable on
execution of this Lease for period of the first month's Base .Rent and Operation Expenses.

Months
1-12
13 - 24

25 - 36

37-48
49 - 60

61 - 72

73 - 84

85 - 96

97 - 108

109 - 120

Base Rent
$8,349,00 + NNNs

. $9,969.00 + NNNs
$12.870.00 + NNNs
$13,256,00 + NNNs
$13.654.00 + NNNs
$14,063,00 + NNNs
$14,485,00 + NNNs
$14,920.00 + NNNs
$15,367.00 + NNNs
$15,828,00 + NNNs

1.5 Tenant's Share of OoeratinQ Expenses ("Tenant's Share"):

(a) Industrial Center 18,992 sf /220,855 sf

(b) Building 18,992 sf /86,752' sf
8.60%

21.89%

For purposes of calculating Temmt's Share of Operating Expenses, the approximate
square footage of the Premises has been reduced by 1,407 square feet (from 20,399 to
18,992) to reflect that Tenant is not obligated to pay for OP:iraling Exp:inses attributable to the
approximately 1,407 square feet of mezzanine offce space in the Premises.

1.6 Tenant's Estimated Monthly Rent Pavment: Following is the estimated Monthly

Rent Payment to Landlord pursuant to the provisions of ¡his Lease. This .estimate is made at
the inception of the Lease and is subject to adjustment pursuant to the provisions of this Lease:
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(a) BaseRent (Paragraph 4,1)
$ 8,349.00

(b) Operating Expenses (Paragraph 4.2. excluding
$ 1,430.00

Real Propert Taxes and Landlord Insurance)

(c) Landlord Insurance (Paragraph 8.3)
$ 165.00

(d) Real Property Taxes (Paragraph 10)
$ 1,702.00

Total Estimated Monthly Payment $11,646.00
1.7 Security Deposit $None ("Security Deposit").

1.8 . Permited Use ("Permitted Use"): General offce and storage and light industrial
and for no other purpose.

1.9 Guarantor: N/A.

1,.10 A~denda and Exhibits: Attached hereto are the following Addenda and Exhibits,
all of which consttute a part of this Lease:

(a) Addendum 1:
Addendum 2:

Remedies Addendum
Additional Lease Provisions

(b) Exhibits: Exhibit A:
Exhibit B:

Exhibit C:
Exhibit D:

Exhibit E:

Exhibit F-1:
Exhibit F-2:
Exhibit F-3:

Exhibit G-1 :
Exhibit G-2:
Exhibit H:
Exhibit I:
Exhibit J:
Exhibit K:

Premises and Site Plan
Rent Commencement Date Certificate
Rules and Regulations
Landlord's Waiver
Environmental Questionnaire

Work Letter Agreement
Propert Tenant Improvement Finishes

Final Drawings
Sign age
Secondai: .Signage Example
Intentionally Deleted
Legal Description

Intentionally Deleted
Move Out Standards

. 1.11 ~ddress for Rent Payments: All amounts payable by Tenant to Landlord shalf
unti~ fl;rther notice from Landlord be paid to AMB InsLiLuLionalAllance Fund l/. loP.. Seattle
LOQlstics Center 1 c/o GGL Real Estate Services, Inc. atlhe following address:

AMB Instiutional Allance Fund III (Sea LOG 1)
c/o GGL Real Estate Services, Inc,
P. 0, Box 6156
Hicksville. NY 11802-6156

2. Premises, ParkinQ and Common Areas.

2.1 LettinQ. Landlord hereby leases to Tenant and Tenant hereby leases from
Landlord the Premises upon all of the terms, covenants and condiLions set fort in this Lease:
Any statement of square footage set forth in this Lease or that may have been used in
calculating Base Rent and/or Operating Expenses is an approximation which Landlord and
Tenant agree is reasonable and the Base RenL and Tenant's Share based Ihereon is not subject
to revision whether .or not the actual square footage is more or less; provided, however,
Tenant's Share may be adjusted pursuant to Paragraph 4.2(b) herein. Tenant accepts the
Premises in its present condition, and state of repair and operating order; provided, however,

'landlord shall deliver possession of the Premises to Tenant in accordance with Exhibit F-1 and
Exhibit F-2 and in broom clean condition with all mechanical systems and dock doors serving
the Premises in good working condition. Except as expressly set forth in this Lease, Landlord
makes no representation or warranty regarding the usabilty or functionaliy of the Premises for
Tenant's use of the Premises, it being understood that it is Tenant's sole responsibilty fo verify
thaI the Premises is appropriate for T enants use of the Premises,

2.2 Common Areas - Definition, .Common Areas" are all areas and faciliies outside
the Premises and within the exterior boundary ¡ineot the Industria! Center and interior utiity
raceways within the Premises that are provided and designated by the Landlord from time to
time for.the general non-exclusive use of Landlord, Tenant and other tenants of the Industrial
Center and their respective employees. suppliers, shippers, tenants, contractors and ioyitees.
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2.3 Common Areas - Tenant's Riohts. Landlord hereby' grants to Tenant for the
be~efi of Tenant and its employees, suppliers, shippers, contractors, customers and ¡nvilees
dunng the term of this Lease, the nan-exclusive right to use, in common with others entitled t¿
s~~ use, the Common Areas as theyex;st from time to 

time, subject to any rights. powers, andpnvileg.es reserve.d by Landlord under the terms hereof or under the terms of.any rules and
regulations or covenants, conditons and "restrictions governing the use of the Industrial Center.

2,4 Common Areas - Rules and ReQulations. Landlord shall have the 'exclusive
co~tr~,1 and m~nagement of the Common AreaS and shall have the right, from time to time, to
esiabiish, modify, amend and enforce reasonåble Rules 

and Regulations with respect thereto inaccordance with Paragraph 16.19, . .
2,5 Common Area Chanoes. Landlord shall have the right, in Landlord's sale

discretion, from time to time:

. (a).. To m~ke changes to the Common Areas, including, without limitation,
cha~ges in the ioc~tions, size, shape and number of driveways, entrances, parking spaces.
parking areas, loading and unloading areas, ingress, egress, direction of traffc landscaped
areas, walkways and utiity raceways; . .'

(b) To close temporarily any of the Common Areas for maintenance
purposes so long as reasonable access to the Premises remains available;

(c) To designate other land outside the boundaries of the Industrial Center to
be a part of the Common Areas so long as such designations of additional areas as part of the
Common Areas do not materially increase the amounts payable under 

this Lease by Tenant asOperating Expenses;

(d) To add additional buildings and improvements.to the Common Areas;

(e) To use the Common Areas while engaged in making additional
improvements, repairs or alterations to the Industrial Center, or any' 

portion thereof; and

(f) To do and perform' such other acts and make such other changes in. to or
with respect to the Common Areas and Industral Center as Landlord may, in the exercise of
sound business judgment, deem to be appropriate,

2.6 ParkinQ, Tenant may use a proportomlte share of undesignated vehicle parking
spaces, unreserved and unassigned, on those portons of .the Common Areas designated by
Landlord for. such parking, no less than fourteen (14) parking spaces of which are located
directly in front of 'the Premises and no less than six (6) parking spaces of which are located
directly behind the Premises, Tenant shall not use more parking spaces than such number.
Such parking spaces shall be used only for parking by vehicles no larger than full sized
passenger automobiles or pick-up trucks, Tenant shall not permit or allow any vehicles that
belong to or are controlled by Tenant or Tenant's employees, suppliers, shippers, customers or
invitees to be loaded, unloaded or parked in areas other than those designated by Landlord for
such activites, If Tenant permits or allows any of the prohibited activities described hereiri, then
Landlord shall have the right, without notice, in addition to siich other rights and remedies that it
may have. to. remo.ve or tow away the vehicle involved and charge the cost to Tenant, which
cost shall be immediately payable as additional rent upon demand by Landlord.

3. Term.

3,1 Term. The Commencement Date, Rent Commencement Date. Expiration Date
and Term of this Lease are as specified in Paragraph 1.3.

3.2 Delay in Possession, If for any reason Landlord cannot deliver possession of the

Premises to Tenant with Landlord's Work Substantially Complete by the date that is sixty (60)
days after the date Landlord receives permits for the performance of Landlord's Work .(the
.Outside Delivery Date", which Outside Delivery Date shall be extended to the extent prov~ded

for in Exhibit F-1), Landlord shall not be subject to any liabilty therefor, nor sh,all such failure
affect the validity of this Lease or the obligations of Tenant hereunder; provided,. however,
Tenant shall be entitled to one (1) day's free Base R~nt for each day that Landlord is delayed
after the Outside Delivery Date in delivering possession of t~e Premi~~s to Tenant In such
case Tenant shalt not, except as otherwise provided herein, be obligated to pay Rent or
perfdnn any other obligation of T enan! under the terms of this Lease until the earlier of the date
Landlord delivers possession of the Premises to T ana nt, or the date that Tenant takes
possession of the Premises, .
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3,3 Re~t Commencement Date Certifcate. At the request of Landlord, Tenant shall
execute and deliver to Landlord a completed certificate (URent Commencement Date
Certificate") in the fonn attached hereto as Exhibit B.

4. Rent.

. ~,1 Base Rent. Tenant shall pay to landlord Base Rent and other monetary
obl~ga~ons of Tenant to Landlord under the terms of this lease (such other monetary

obfigations are herein 'referred to as "Additonal Rent") in lawful money of the United States
without offset or deduction, in advance on or before the first day of each month, Base Rent and
Additional Rent for any penod during the term hereof which is for less than one full month shall
be prorated b!3.s~d l,pon the actual number of åays of the month involved, Payment of Base
Rent and Addilfonal Rent shall be made to landlord at its address stated herein or to such other
persons or at such other addresses as. Landlord may from time to time designate in writing 10
Te~an~, Base Rent and Additonal Rent are collectively referred to as "Rent". All monetary
obligations of Tenant to Landlord under the tenns of this lease are deemed to be rent

4.2 OperatinQ Exoenses. Tenant shall pay to Landlord on the first day of each month
during the term hereof, in addition to the Base Rent, Tenant's Share of all Operating Expenses
in accordance with the following provisions:

(a) d "Operating Expenses" are all costs incurred by Landlord relating to the
ownership and operation of the Industral 

Center, Building and Premises including, but notHmited to, the fOllowing:

(i) The operation, repair, maintenance and replacement in neat,clean, good order and condition of the Common Areas, including parking areas, loading and
unloading areas, trash areas, roadways, sidewalks, walkways, parkways, driveways,
landscaped areas, striping, bumpers, irrigation systems, drainage systems, lighting facilities,
fences and gates, exterior signs and tenant directories.

Common Areas. (ii) Water, gas, elettricity, telephone and other utilities servicing the

(iii) Trash disposal, janitorial services, snow removal, propertmanagement and security services, each to the extent provided by landlord with respect to t.he
Common Areas, Încluding without limitation a property management fee (not to exceed three
percent (3.0%) of annual gross rents payable under this Lease), accounting, auditing, bifing,
postage, salaries and benefis for clerical and supervisory employees, whether located at the
Industrial Center or off-site so long as such costs are attributable solely to the Building (and/or
the Industrial Center), payroll taxes' and legal and accounting costs and all fees, licenses, and
permits related to the ownership, operating and management of the Industrial Center,

(iv) Real Propert Taxes,

(v) Premiums and deductibles for the insurance policies maintained
by Landlord under Paragraph 8 hereof.

(vi) Environmental monitOring and insurance. programs; provk!ed,
however, in no event shall Operating Expenses include costs to remediate Haz,,rd~us
Substances present in the Industrial Center. (including, without limitation, the costs of monitonng
wells as part of such remediation).

(vii)' M~nth!y amortization of capital improvements to the Common
Areas and the Buifding. The monthly amortization of any given capital improvement shall be on
a straight line tiasis and shan be the sum of the: (i) quotient obtained I?y dividing the. cost of the
capital improvement by. Landlord's estimate of the numb~r of ?1onths of usefu~, hfe of such
improvement (as determined in Landlord's reasonable business Judgment), and (ii) an ar~ount
equal to the cost of the capital improvement times 1/12 of th~ lesser of twelv~ percent (12 Yo) or

the maximum annual interest ratø permitted by law; provided. however, in ~o. event shall
Operating Expenses include: (a) capital improveme~ts t? the structure ?f the Bui¡~ing o~ to the
structure of the roof of the Building; or (b) capital '?1provements ~n. con~ection with t~e

expansion of the size of the Building or the construction of new buildings in the Industnal
Center.

(viii) Maintenance of the Building including. but not limited t~. p~inting, .
caulking and repair and replacement of B~ilding c()mpon~nts \subject to a.m~rtization as
provided in 4.2(a)(vii) to the extent a capital improvement), including, but not Iirrted to, roof,
skylights, elevator,s and fire detection and sprinkler systems,
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. (ix) Maintenance and repairs of the heating, ventilaling and air
conditioning systems serving the Premises ("HVAC").

. (x) . If Tenant fails to maintain the Premises, any reasonable expenseincurred by Landlord fer such maintenance. .
,(b) r:e~ant's" Share of Operating Expenses that are not specifically attributedto the tremises or Bullding ( Common Area Operating Expenses") shall be that percentage

shown in Paragraph 1.5(a). Tenant's Share of Operating Expenses that are attbutable to the
Building ("BuildinR Operating Expenses") shall be that percentage shown in Paragraph 1.5(b).
Tenant's Share is subject to periodic review and adjustment by Landlord to accurately reflect
Tenant's prorate share of the improvements then comprising the Building or the Industrial
Center. landlord shall reasonably determine which Operating Exenses are Common Area
Operating Expenses, ~uilding Operating Expenses or expenses to be entirely borne by Tenant; .
pr~vided. however, wih respect to the HVAC systems servng the Premises, Tenant shall
reimburse Landlord for all costs and expenses incurred by landlord in connection with such
I-VA~ s~stems within thirt. (30), da~s after written request therefor, and notwithstanding
anything ,0 the contrary contained in this Lease, landlord shall not be required to amortize any
capital improvements to such HVAC system.

(c) The inclusion of the impi:venients, facilities and services set forth in
SUbparagraph 4.2(a) shall not be deemed to impose any obligation upon Landlord to either
have said improvements or facilities or to provide those services.

(d) Tenant shall pay monthly in advanca on the same day as the Base Rent
is due Tenant's Share of estimated Operating Expenses. Landlord shall deliver to Tenant within
ninety (90) days after the expiration of each calendar year a reasonably detailed statement
showing Tenant's Share of the actual Operating Expenses incurred during the preceding year.
If Tenant's estimated payments under this Paragraph 4(d) dUring the preceding year exceed
Tenant's Share as indicated on said statement, Tenant shall be credited or refunded at the
landlord's option the amount of such overpayment against Tenant's Share of Operating
Expenses next becoming due. If Tenant's estimated payments under this Paragraph 4.2(d)
during said preceding year were less. than Tenant's Share as indicated on said statement,
Tenant shall pay to Landlord the amount of the deficiency within ten (10) days after delivery by
Landlord to Tenant of said statement. At any time landlord may adjust the amount of the
estimated Tenant's Share of Operating Expenses to reflect landlord's estimate of such
expenses for the year.

(e) So long as Tenant is not in default of this Lease, Tenant shall have the
right, upon thirty (30) days written request, to review landlord's records concerning Operating
Expenses for the immediately prior calendar year, which request must be delivered within sixty
(60) days after the d¡:te Landlord's annual statement of Operating Expenses is delivered to
Tenant (and if Tenant fails to object in writing to specific Operating Expenses within one-
hundred twenty (120) days after the date lançflord's annual statement of Operating Expenses is
delivered to Tenant, Tenant shall be deemed to have approved the same and to have waived
the nght to object to such calculations); provided, however, Tenant shall have no right to review
the Operating Expenses: (i) m.ore than one time dunng a calendar year, or (ii) if the Operating
Expenses for the calendar year in question are not more than five percent (5%) higher than !he
Operating Expenses for the immediately prior calendar year. 'Such review shall occur dunng
regular business hours at the site Landlord maintains SUCh. records. ~ Tenant questio~~ any
Operating Expenses, Landlord shall provide reasonably satisfactory evidence of the validity of
landlord's calculation (which evidence may be in summary statement (as opposed to the
original invoice)) or adjust the item. Disputes which cannot be resolved after a reasc:nable
period of good faith negotiations between the parties shan be resolved by a nationany
recognized accounting firm selected by landlord (the "CPA"), which CPA shall ,:ot then be
employed by Landlord or Tenant. If such audi~ discloses that .Tenant has, overpaid Tenan~'s
share of Operating Expenses, landlord shall give Tenant credit on Operating Expenses with
respect to such amount, or if the Lease is at the end of the Term, refund such amount to
Tenant. Tenant shall pay all costs and expenses of the audit by the CPA Tenant hereby
agrees to keep the results of any such audit confidential to the extent all0:-ed by law except tnat
Tenant may disclose such information to its accountants, legal advisors or a~ otherw~se
required by law, and to require Tenant's auditor and its emplo~~es a~d each of their respeclive
attorneys and advisors likewise to keep the resulls of such audit In stnctest confidence,

5. Security Deposit. Tenant shall deposit with landlord upon Tenant's execution hereof

the Security Deposit set forth in Paragraph 1.7 as security for Tenant's faithful ~t:rformance of
Tenants obligations under this .Lease_ If Tenant fails to pay Base Rent or Additional Rent or
otherwise defaults under this le¡¡se (as defined in Paragraph 13,1), landlord may use the
Security Deposit for the payment of any amount due Landlor~ or t~ reimburse ?r compens~te
Landlord for any liabilty, cost, expense, loss or damage (including altomey s fees) which
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Landlord may suffer or incur by reason thereof. Tenant shall on demand pay landlord the
amount so used or applied so as to restore the Security Deposit to the amount set forth in
Paragraph 1.6: landlord shall not be required to keep all or any part of the Security Deposit
separate from its general accounts. landlord shall, at the expiration or earlier terminatíon of the
term hereof and after Tenant has vacated the Premises, return to Tenant that portion of the
Securiy Deposit not used or applied by landlord, No part of the Security Deposit shafl be
considered to be held in trust, to bear interest, or to be prepayment for any monies to be paid by
Tenant under this lease.

6. 'Use.

6,1 Permitted Use, Tenant shall use and occupy the Premises only for the Permitteå
Use set fort in Paragraph 1,8. Tenant shall not commit any nuisance, permit the emission of

any objectionable noise or odor, suffer' any waste, make any use of the Premises which is
contrary to any law or ordinance or which wiU invalidate or increase the premiums for any of
landlord's insurance. Tenant shall not service, maintain or repair vehicles on the Premises,
Building or Common Areas; provided, however, nothing contained in this lease shall preclude
or l?rohibit Tenant from instatlng and repairing radio and related electronic equipment in
vehicles. Tenant shall not'store foods, pallets, drums or any other materials outside 

thePremises,

6,2 Hazardous Substances,

(a) Reportable Uses Require Consent. The term "Hazardous Substance" as
used in this lease shall mean any product, substance, chemical, material or waste whose

presence. nature, quantity and/or intensity of existence, use, manufacture, 'disposal,

transportation, spill, release or effect, either by itself or in combination with other materials
expected to be on the Premises, is either: (i) potentially injurious to the public health, safety or
welfare, the environment. or the Premises; (ii) regulated or monitored by any govemmental
authority; or (iii) a-basis for potential liabilty of Landlord to any governmental agency or third
part under any applicable statute or common law theory. Hazardous Substance shall include,
but not be limited to, hydrocarbons, petroleum, gasoline, crude oil or any products or by-

products thereof. Tenant shall not engage in any activity in or about the Premises which
consmutes a Reportble Use (as hereinafter defined) of Hazardous Substances without the
express prior written consent of Landlord and compliance in a timely manner (at Tenant's sole
cost and expense) with all Applicable Requirements (as defined in Paragraph 6.3). "Reportable
Use" shall mean (i) the installation or use of any above or below ground storage tank, (ii) the
generation, possession, storage, use, transportation, or disposal of a Hazardous Substance that
requires a permit from, or with respect to which a report, notice, registration or business plan is
required to be filed with, any govemmental authority, and (iii) the presence in, on or about the
Premises of a Hazardous Substance with respect to which any Applicable Requirements require
that a notice be given to persons entering or occupying the Premises or neighboring properties,
Notwithstanding the foregoing, Tenant may, without landlord's prior consent, but upon notice to
landlord and in compliance with all Applicable Requirements, use any ordinary and customary
materials reasonably required to be used by Tenant in the normal course of the Permitted Use,
so long as such use ;s not a Reportble Use. and does not expose the Premises, or neighbonng
properties to any meaningful risk of contamination or damage or expose Landlord to any liabilty
therefor. In addition, landlord may (but without any obligation to do so) conditon its consent to
any Reportable Use of any Hazardous Substance by Tenant upon Tenant's giving landlord
such additional assurances as landlord, in its reasonable discretion, deems necessary to
protect itself, the public, the Premises and the environment against damage, contamination or
injury and/or liability therefor, including but not limited to the installation (and, at landlord's
option, removal on' or before lease expiration or earlier termination) of reasonably nece~ary
protective modifications to the Premises (such as concrete encasements) and/or the deposit of
an additional Security Deposit. .

(b) Duty to Inform landiord." If Tenant knows, or has r~asonable ca~s~ to
believe that a Hazardous Substance is located in, under or about the Premises or the Building,
Tenant shall immediately give Landlord written notice thereof, together, with a" coPY of ~ny
statement, report, notice, registration, application, permit, business plan, license, claim, acti?n,
or proceeding given to, or received from, any governmental authority or private part concerning
the presence, spil, release, discharge of, or exposure to, ~uc~ Hazardous SUb~tance, Tenant
shall not cause or permit any Hazardous Substance to be spilled or rei~ased in, o.n, under or
about the Premises (including, without limitation, through the plumbing or. sanitary sewer
system).

. (c) Tenant Indemnification. Tenant shallin~emnify, protect, defend and. hold
landlord, landlord's. affliates, Lenders, and the offcers, directors, shareholders, part~rs,
employees, managers, independent contractors, attorneys and. agents of the foregoing
("landlord Entiiesff) and the Premises, harmless from and against any and all damages,
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liabilties, judgments, costs, claims, liens, expenses, penaltes, loss of permits and attorneys'
and ~onsultants' fees arising out of or involving any Hazrdous Substance brought onto the
Premises by or for Tenant or by any of Tenant's employees, agents, contractors or invitees.
Tenanls obligations under this Paragraph 6.2((;) shall include. but not be limited to, the effects
of any contaminatin or injury to person, propert or the. environment created or suffered by
Tenant, and thi: C?st of inves~gation (including consultanis' and attorneys' fees and testing),
removal, remediation, restoration and/or abatement thereof, or of any contamination therein
involved. Tenanrs obligations under this Paragraph 6.2(c) shall survve the expiration or earliertermination of this Lease. .

6,3 Tenant's Compliance with Reouirements. Tenant shall, at Tenant's sole cost and

expense, fully, diligently and in a timely manner, comply with all "Applicable Requirements."
which term is used in this Lease to mean all laws, rules, regulations. ordinances, directives,
covenants, easements and resbictions of record, permits, the requirements of any applicable
fire insurance underwter Or rating bureau, and .the recommendations of Landlord's engineers
and/or consultants, relating in any maner to the Premises (including .but not limited to matters
pertaining to (i) indusmal hygiene, (ii) environmental conditions on, in, under or about the
Premises, including soil and groundwater conditons, and (iii) the use, generation, manufacture,

. production, installation, maintenance, removal, transport?tion, slorage, spil or release of any
Hazardous Substance). now in effec or which may hereafter come into effect. Tenant shall,
within five (5) days after receipt of landlord's wntten request, provide Landlord with copies of all
documents and inforation evidencing Tenant's compliance with any Applicable Requirements

and shall immediately upon receipt, notify Landlord in writing (with copies of any documents
involved) of any threatened or actual claim, notice, citation, warning, complaint or report
pertaining to or involving failure by Tenant or the Premises to comply with any Applicable
Requirements.

6.4 Inspection: Compliance with Law. In addition to Landlord's environmental
monitoring and insurance program, the cost of which is included in Operating Expenses,

Landlord and the holders of any mortgages, deeds of trust or ground leases on the Premises
("Lenders") shall have the right to enter the Premises at any time in the case of an emergency,
and otherwise at reasonable times, for the purpose of inspecting the conditon of the Premises
and for verifyng compliance by Tenant with this Lease and all Applicable Requirements,

Landlord shall be entitled to employ expert and/or consultants in connection therewith to

advise Landlord with respect to Tenant's installation, operation, use, monitoring, maintenance,
or removal of any Hazardous Substance on or from thé Premises. The cost and expenses of
any such inspections shall be paid by the part requesting same unless a violation of Applicable
Requirements exists or is imminent or the inspection is requested or ordered by a governmental
aulhority. In such c-ase, Tenant shall upon request reimburse Landlord or Landlord's Lender, as
the case may be, for the costs and expenses of such inspections.

6.5 'Tenant Move-In Questionnaire. Prior to executing this Lease, Tenant has
completed, executed and delivered to Landlord, Ten.ants, fv0ve-ln and L~ast: Renewal
Environmental Questionnaire (the "Tenant Move-In Questionnaire ), a copy of which is attached
hereto as Exhibit E and incorported herein by this reference, Tenant co,:enan~s, !epresents

and warrants to Landlord that the information on the Tenant Move-In Questionnaire IS lrue and
correct and accurately descbes the use(s) of Hazardous Substances which wil be made
and/or used on the Premises by Tenant.

7. Maintenance. Repairs, Trade FIxtures and Alterations.

1.1 Tenant's Oblioations

. Subject to the provisions of Paragraph 7.2 (Landlord's Obligations), Paragr~ph 9 (Damage or
Destruction) and Paragraph 14 (Condemnation), Tenant shall, ~t Tenants sole ~st and

expense and at all times, keep the Premises and every part ther~of In good ~rder, conditlo~ ,~nd
repair including, without limitng the generality of the f,?rego!ng,. all eg~~pment, or facilities
specifically serving the Premises, such as plumbing, electncal, light~ng facillties, b(;)ller~, fired or
unlired pressure v.essers, fire hose connectors jf within the Premises, fixtures, intenor walls,
interior surfaces of extenor walls, ceilngs, floors, windows, doors, platt: glass, and .dOCk doors

related equipment (including but not limited to dock lev~I.~rs, bumpers, lights.and adjacent dock
wells) but excluding any items which are the responsibility of Landlord pursuant to Paragraph
7,2 b~IOW. Tenant's obligations shall include restorations, replacements or r~newais when
necessary to keep the Premises' and all improvements thereon or a pari thereof In good order;
condition and state of repair,

7 2 l~ndlord's ObliQations, Subject to the provisions of Paragraph 6 (Use),
Paragr~ph 7.1 (Tenant's Obligations), Paragraph 9 (Damage or Destrction) and Paragraph 1,4

(Condemnation), Landlord, subject to reimbursement pursuant, to Paragraph 4.2, ~h~n kee~ .in
good order. condition and repair the foundations and extenor waifs of the Building, utility
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systems outside the Building, Building roof and common areâs. Subject to 

reimbursementpursuant to Paragraph 4.2, Landlord shall also repair and maintain the HVAC system serving
the Premises.

7.3 Alterations Tenant shall not install any signs, fixtures, improvements, nor make

or permit any other alterations or additions (individually, an "Alteration., and collectively, the
"Alterations") to the Premises without the prior writen consent of Landlord, except for
Alterations that cumulatively cost less than Two Thousand Five Hundred Dollars ($2,500.00)
and which do not affect the Building systems or the structural integrity or structural components
of the Premises or the Building. In all events, Tenant Shall deliver at least ten (10) days prior
notice to Landlord, from the date Tenant intends to commence constrction, suffcient to enable
Landlord to post a Notice of Non-Responsibilty and Tenant shall obtain all permits or other
governmental approvals prior to commencing any of such work and deliver a copy of same to
Landlord, All Alterations shall be at Tenant's sole cost and expense in accordance with plans
and specifications which have been previously submitted to and approved in writing by
Landlord, and shall be installed by a licensed, insured, and bonded contractor (reasonably
approved by Landlord) in compliance with all applicable laws (including, but not limited to, the
ADA), and an recorded matters and rules and regulations of the Industrial Center. In addition,
all work with respect to any Alterations must be done in a good and workmanlike manner.
Landlord's approval of any. plans, specifications or working drawings for Tenant's Alterations
shall not create nor impose any responsibilty or liabilty on the. part of Landlord for their
completeness, design suffciency, or compliance with any laws, ordinances, rules and
regulations of governmental agencies or authorities. In performing the work of any' such
Alterations, Tenant shall have the work perfonned in such a manner as not to obstruct access to
the Industiial Center, or the Common Areas for any other tenant of the Industrial Center, and as
not to obstruct the business of landlord or other tenants in the Industrial Center, or"nterfere
with the labor force working in the Industrial Center. As Additional Rent hereunder, Tenant shall
reimburse landlord, within ten (10) days after demand; 

for actual legal, engineering,architectural, planning and other expenses incurred by landlord in connection with Tenant's
Alterations_ If Tenant makes any Alterations, Tenant agrees to carry "Buildets An Risk"
insurance, in an amount approved by landlord and such other insurance as landlord '!ay
require, it being understood and agreed that,'all of such Alterations shall be insured by Tenant in
accordance with the terms of this Lease immediately upon completion thereof. Tenant shall
keep the Premises and the propert on which the Premises 'are situated free from any liens
arising out of any work performed, materials furnished or obligations incurred by or on behalf of
Tenant. Tenant shall, prior to construction of any and all Alterations, cause its contractor(s)
and/or major subcontractor(s) to provide insurance as reasonably required by landlord, and
Tenant shall provide such assurances to landlord, inclUding without limitation, waivers of fien,
surety company performance .bonds as landlord shalf require to assure payment of the costs
thereof to protect landlord and the: Industrial Center from and against any loss from any
mechanic's, materialmen's or other liens.

7.4 Surrender/Restoration. Tenant shall surrender the Premises by the end of the

last day of the lease tenn or any earlier termination date, clean and free of debris and in good

operating order, condition and state of repair ordinary wear and tear excepted per the attached
Exhibit K.

8. Insurance; Indemnity.

8.1 Payment of Premiums. The cost of the premiums for the insura.ilce policies
maintained by Landlord under this Paragraph 8 shall be a Co~mon Area Op~rating. Expense
pursuant to Paragraph 4.2 hereof. Premiums for policy pen~ds. com~encing pnor to,. or
extending beyond, the term of this Lease shall be prorated to coincide with the corresponding
Rent Commencement Date or Expiration Date.

8.2 Tenant's Insurance,

(i) At its sole cost and expense, 'i~ the event Tenant elects not to self-ins~re,
Tenant shall maintain in full force and effect during the Term of th~ Lease t~e fol!owing
insurance coverages insuring against claims which may arise from or in connection with the
Tenant's operation and use of the leased Premises,

(a) Commercial General Liabilty insurance with minimu~ ~imits of
$1 ;000,000 per occurrence; $3.000,000 general aggregate for bodily inju.ry, persona! injury and
propert damage. If required by landlord, liquor liabilty coverage will be included.

'(b) Workers' Compensation ìnsurc:nc~. with ~tatutory limits and
Employers Liabilty with a $1,000,000 per accident limit for bodily inJury or disease.
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. . . .' (c) Automobile Liabmty Insurance covenng all owned, non-owned andhired vehicles with a $1,000,000 per accident limit for bodily injury and propert damage.

. (d) Propert insurance against all' risks of loss to any t~nantiriproveme~ts or betterments and ?~siness personal propert on a full replacement cost basis

i.~ . no coinsur~nce penalty provision; and Business Interruption Insurance with a limit of
Iiabihty representing loss Qf at least approximately six (6) months of income.

, . . (ii) '. Tena~t shall deliver to 'AMB ' or landlord's propert management
company certificates of all insurance reflecting evidence of required coverages prior to initial
occupancy; and annually thereafter.

(!Îi) If, in .Ihe opinion of Landlord's insurance advisor, the amount or scope; of
such coverage is deemed inadequate at any time dunng the Term, Tenant shall increase such
coverage to such reasonable amounts or scope as Landlord's advisor deems adequate.

. ..iv) All in~urance required under Paragraph 8.2 0) shall be pnmary and non-

C?ontributory (ii) s?all p~ovide for ~everi:bility of interests, (iii) shall be issued by insurers,licensed to do business,n the state In which the Premises are located and which are raled A:VII
or better by Bests Key Rating Guide, (ív) shall be endorsd to include landlord and such other

' persons or entities as Landlord may from time to time desígnate, as additional insureds
(~omme:rcia!.General Uabil!!y only), and. (v) shall b~ endorsed to provide at least thirty (30) days
pnor notrlication of cancellalton or matenal change in coverage to said additional insureds.

(v) Tenant's Self Insurance Rights. King County, a charter county
government under the constiution of the State of Washington, hereinafter referred to as
"Tenant: maintains a fully funded self-insurance program as defined in King County Code 4,12
for the protection and handling of the Countys liabilties including injuñès to persons and
damage to propert. Landlord acknowledges, agrees and understands that Tenant is'self-
funded for all of its liabilty exposures. Tènant agrees, at its own expense,' 

to maintain, through
its self-funded program, coverage for all of its liabilty exposures for Ihis Lease. 

Tenant agreesto provide Landlord with at least thirt (30) days prior written notice of any malerial change in
Tenant's self-funded program and will provide Landlord with a certficate of self-insurance as
adequate proof of coverage. . Landlord further aCknowledges. agrees and understands that
Tenant does not purcHase Commercial General Liabilty insurance and is' a self-insured
government entity; therefore, Tenant does not have the abilty to add Landlord as an additional
insured, Should Tenant elect 10 cease self-insunng its liabilty exposures and purchase
Commercial General Liabilty insurance, Tenant agrees to add Landlord as an additional insured
and comply with Paragraph 8.2 (i) through (iv).

8.3 Landlord's Insurance. landlord may, but shall not be obligated to, mainlain all
risk, including eartguake and flood, insurance covering the buildings within the Industrial
Center, Commercial General Liability insurance, and such other insurance in such amounts and
coverino such other liabilty or hazards as deemed appropnale by Landlord. . The amount and
scope Ct coverage of landlord's insurance shall be detennined by landlord from time to time in
ils sole discretion and shall be subject to such deductible amounts as Landlord may elect.
Landlord shall have the. nghl to reduce or terminate any insurance or coverage. Premiums for
any such insurance shall be a Common Area Operating Expense.

8.4 Waiver of Subrooalion. To the extent .permitted by law and without affecting the
coverage provided by insurance required to be m.aintained hereunder, Landl?rd and Tenant
each waive any nght to recover against the other on account of ~ny and all cI~'lIms land,lord or
Tenant may have against the other with respect to propert insur.ance actually c,amed, or
required to be carred hereunder, to the extent of the proceds realized from such insurance
coverage.

8.5 Indemnilv. Tenant shall protect, indemnify and hold the landlord Entities
harmless from and against any and aU loss, claims, liability or costs (including court costs and
attorney's fees) incurred by reason of:

(i) any damage' to any propert (including but not limited t~ property o~ ~ny
Landlord Entity) or death or injury to any person occurrng in or about the Premises, the~uilding
or the Industrial Center to the extent thaI such injury or damage shall be ca~sed by or anse from
any actual or allegéd act, neglect, íault or omission by.or of Tenant, its agents. servants,
employees, invitees, or visitors;

(ii) the conduct or management of any work or anything whatsoever ~one by
the Tenant on or about the Premises or from transactions of the Tenant concerning the
Premises;
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(iij) Tenant's failure to comply with any and all governmenlallaws, ordinances
and regulations appli('.able to the conditon or use of the Premises or its Occupancy; or

. (iv) any breach or default on the part of ienant in the performance of any
covenantor agreement on the part of the Tenant to be performed pursuant to this Lease,

The provisions of this Paragraph 8.5 shall survive the termination of this Lease with respect to
any claims or liabilty accruing prior to such termination.

,8,6 ~~emDt~on of Landlord from Liabilty. Except to the extent caused by the gross
negligence or willful misconduct of Landlord, Landlord Entiies shall not be liable for and Tenant
waives any claims against Landlord Entities for injury or damage to the person or the property of
Tenant, Tenant's employees, contractors, invitees, customers or any other person in or about
the Premises, Building or Industrial Center from any cause whatsoever, including, but not limited
to: damage or injury which is caused by or results from: (i) fire, steam, electricity, gas, water or
ram, or from the breakage, leakage, obstructi.on or other defects 'of pipes, fire sprinklers,wires,
appli~nces, plumbing, air conditoning or lighting fixtures or (ii) from the condition of the
Premises, other portons of the Building or Indùstrial Center. Landlord shall not be liable for any
damages arising from any act or neglect of any other tenants of Landlord nor from the failure by
landlord to enforce the provisions of any other lease in the Industrial Center, Notwithstanding
landlord's negligence, gross negligence, or breach of this Lease, Landlord shall under no
circumstances be liable for (a) injury to Tenant's business, for any loss of income or profit
therefrom or any indirect. consequential or punitive damages or (b) any damage to propert
or injury to persons arising from any act of God, such as earthquakes, hurricanes, floods, or
similar events,

9. Damaqe or Destruction.

9.1 Termination RiqhL. Tenant shalf give Landlord immediate written notice of any
damage to the Premises~ Subject to the provisions of Paragraph 9.2, if the Premises or the
BuiJdir.g shall be damaged to such an extent that there wil be substantial interference for a
period exceeding two hundred seventy (270) consecutive days with the conduct by Tenant of its
business at the Premises, then either party, at any time prior to commencement of repair of the
Premises and following ten (10) days written notice to the other part, may teminate this lease
effective thirt (30) days after detivery of such notice to the other 

party. Further, if any portion ofthe Premises is. damaged and is not fully covered by the aggregate of insurance proceeds
received by Landlord and any applicable deductible or if the holder of any indebte"dness secured
by the Premises requires that the insurance proceeds be applied to such indebtedness, and
Tenant does not voh,mtarily contribute any shortall thereof to Landlord, then Landlord shall have
the right to terminate this Lease by delivering written notice of termination to Tenant within thirt
(30) days after the date of notice to Tenant of any such event. Any termination shall not excuse
the performance by Tenant of those covenants which under the terms' hereof survive
termination. Rent shall be abated in proportion to the degree of interference during the period
that there is such substantial interference with the conduct of Tenant's business at the
Premises. Abatement of r~ntand Tenant's right of termination pursuant to this provision shall
be Tenant's sale remedy for failure of landlord to keep in good order. condition and repair the
foundations and exterior walls of the Building, Building roof, utilty systems outside thè Building,
the Common Areas and HVAC.

9.2 Damaoe Caused by Tenant. Tenant's termination rights under Paragraph 9,1
shall not apply if the" damage to the Premises or Building is the result of any act or omission of
Tenant or of any of Tenant's agents, employees, customers, invitees or con~actors ('Tenant
Acts"), Any damage resultng from a Tenant Act shall be promptly repaired by Tenant.
Landlord at its option may at Tenant's expense repair any damage caused by Tena~t Acts.
Tenant shall continue to pay all rent and other sums due hereunder and shall be Iiable to
Landlord for all damages that Landlord may sustain resultng from a Tenant Act.

10. Real Propert Taxes.

. 10.1 Payment of Real Propert Taxes. landlord shall pay. the Re~i Pr~pert Taxes
due and payable during the term of this Lease and, except as ~therwise provi.ded in Paragraph
10.3, any such amounts shall be included in the calculalion of Operating Expenses 10
accordance with the provisions of Paragraph 4,2, -

10.2 Real Property Tax Definition. As used herein, the term ~Real ~roperty Taxes~ is
any form of tax or assessment, general, special, ordinary or extraord:nary, imposed or levi~d
upon (a) the Industrial Center, (b) any intere~t of landlord in the Industrial ~enter, (c) landl()~d s
right to rent or other income from the Industrial Center, and/or (d) Landlord: business of leas~ng
the Premises, Real Propert Taxes include (i) any ticens~ f~e, commercial rental, t~.x, excise
tax, improvement bond or bonds, levy, local improvement distnct assessment or tax, (u) any tax
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or ch~rge which replaces or is in addition to any of such above-described "Real Propert Taxes"
and (Iif) any !ees, exp~nses or cost~ (including attorney's fees, expert fees and the like) incurred
by landlord in ~rotesting or contesting ~ny assessments levied or any tax rate. The term "Real
Prope'" Taxes shall a!so include any increase resulting from a change in the ownership of 

theIndu~tral. Center or Building, or the improvements thereon the execution of this lease or any
m?dification, amen.~ment or trnsfer thereof. Real Propert Taxes for tax years commencin
prior to, or. extending beyond, the term of. this lease shall be prorated to coincide with th~
corresponding Rent Commencement Date or Expiration Date.

10.3 Joint Asse~si:ent. If the Building is not separately assessed, Real Propert
Taxes allocated to, the Building shall be an equitable proportion of the Real Property Taxes for
all of the land and improvements included within the tax parcel assessed.

~ 10.4 .Tenants ~roDert Taxes, !enant shall pay prior to delinquency all taxes
cissessed against and levied upon Tenanfs improvements, fiures, furnishings. equipment and
all personal propert ofTenant contained in the Premises or stored within the Industrial Center.

10.~ Additio~al Improvements. Operating Expenses shall not include Real Property
Taxes attbutable to improvements placed upon the industrial Center by other .tenants or by
Landlord for the, exclusive ~njoyment of such other tenants, Tenant shall, however, pay to
~andlord ?t the time Operating Exp~nses are payable under Paragraph 4.2, the entirety of any
increi;se in Real. Propert Taxes if assessed by reason of improvements placed upon the
Premises by Tenant or at tenant's request

~ 1. . Utilties. T ~n~nt shall 'pay .d~rectly for all utlities and servces supplied to the Premises,
including but notlimited to electcity. telephone, trsh removal, security, gas, garbage and
waste disposal, and cleaning of the Premises, together with any taxes thereon.

12. AssiQnment and SublettlnQ.

12.1 Landlord's Consent Reouired.

(a) Tenant shall not assign, trnsfer, mortgage or otherwse transfer or
encumber (collectively, "assign") or sublet all or any part of Tenants interest in this Lease.or in
the Premises wiout Landlords prior written consent which consent shall not be unreasonably
withheld. Relevant crteria in determining reasonabilty of consent include, but are not limited to,
credit histoiy ora pr.oposed assignee or sublessee, references from prior landlords, any change
or intensification of use of the Premises or the Còmmon Areas and any limitations imposed by
the Internal Revenue Code and the Regulations promulgated thereunder relating to Real Estate
Investment Trusts, It shall be reasonable for Landlord to deny consent to any sublease or
assignment request where the proposed trnsferee (or any person or entity which directly or
indireclly controls, is controlled by, or is under cominon control with the proposed transferee) is
an existing tenant or occupant of th Industral Center or a person or entity with whom Landlord
is then dealing, or with whom Landlord has had any dealings within the previous six (6) months,
with respect to the leasing of space in the Industral Center. Assignment or sublet shall not
release Tenant from its obligations hereunder. Tenant shan not (i) sublet or assign or enter into
other arrangements such that the amounts to be paid by the sublessee or assignee thereunder
would be based, in whole or in part, on the income or profits derived by the business activities of
the sublessee or assignee; (ii) sublet the Premises or assign this Lease to any persn in which
Landlord owns an interest, directly or indirectly (by applying constructive ownersip rules set
forth in Section 856(d)(5) of the Internal Revenue Code (the "Code"); or (iii) sublet the Premises
or assign this Lease in any other manner which could cause any portion of the amounts
received by Landlord púrsuant to this Lease or any sublease to fail to qualify as "rents from real
propert within the meaning of Section 856(d) of the Code, or which could cause any other

income received by Landlord to fail to qualify as income described in Section 856(c)(2) òf the
Code. The requirements of this Paragraph 12.1 shall apply to any further subleasing by any
subtenant.

(b) A change in the control of Tenant shall constitute an assignment requiring
Landlord's consent. The transfer, on a cumulative basis, of twenty-five percent (25%) or more
of the voting or management control of Tenant shall constitute a change in control for this
purpose.

(c) No acceptance by Landlord of any rent or any other sum óf money from
any assignee, sublessee or other category of transferee shall be deemed to constiute
Landlord's consent to any assignment, subiease, or transfer. No such assignrrent, subletting,
occupancy or collection shall be deemed the acceptance of the assignee, tenant or occupant,
'as Tenant, or a release of Tenant from' the furter performance by Tenant of Tenant's

obligations under this Lease, Any assignment or sublease consented to by Landlord shall not
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relieve Tenant (or its assignee) from obtaining Landlord's consent to any subsequent
assignment or sublease.

12.2 Rent Adjustment. If, as of the effective date of any permitted assignment or
subletting the then remaining term of this Lease is less than three (3) years, Landlord may, as a
condition to its consent: (i) require that the amount and adjustment scheduíe of the rent payable
under this Lease be adjusted to what is then the market value and/or adjustment schedule for
propert similar to the Premises as then constituted, as determined by Landlord; or (ii) terminate
the Lease as of the date of assignment or subletting subject to the performance by Tenant of
those covenants which under the temis hereof survive termination.

12.3 Excess Consideration, In the event of any assignment or sublease, Landlord
shall receive as additional rent hereunder fift percent (50%) of Tenant's "Excess
Consideration' derived from such assignment or sublease, If Tenant shall elect to assign or
sublet, Tenant shall use reasonable and good faith efforts to secure consideration from any
such assignee or subtenant which would be generally equivalent to then-current market rent,
but in no event shall Tenant's monetary obligations to -Landlord, as set fort in this Lease, be

reduced. In the event of a sublease, "Excess Consideration" shall mean all rent, additional rent
or other consideration actually received by Tenant from such subtenant and/or actually paid by
such subtenant on behalf of Tenant in connection with the subletting in excess of the rent,
additional rent and other sums payable by. Tenant under this Lease dunng the term of the
sublease on a per square foot bas.is if less than all of the Premises is subleased, less marketing
cost, attorneys' . fees 'and brokerage commissions, if any, reasonably incurred by Tenant to
procure Ihe sublease, and the cost of any alterations made by Tenantspecifically for the benefit
of such subtenant In the event of an assignment, "Excess Consideration' shall' mean key

money, bonus money or other consideration paid by the assignee to Tenant in connection with
such as.signment, and any payment in excess of fair market value for services rendered by
Tenant to assignee or for assets, fixtures, inventory, equipment, or furniture trar¡sferred by
Tenant to assignee in connection with such assignment less marketing cosls, attorneys' fees
and brokerage commissions, if any, reasonably incurred by Tenant to procure the assignment.
and the cost of any alterations made by Tenant specifcally for the benefi of such assignee, If
part of the "Excess Consideration' shall be payable by the assignee or subtenant other than in
cash, then Landlord's share of such non-cash consideration shall be in such form as is

reasonably satisfactory to Landlord.

13. . Default; Remedies.

13,1 Default. The OCCurrence of anyone of the following events shall constituteao
event of default 00 the. part of Tenant ("Default"):

(a) The abandonment of the Premises by Tenant;

(b) Failure to pay any installment of Base Rent, Additional Rent or any other
monies due and payable hereunder, said failure continuing for a period of three (3) days after
the same is due;

(c) A general assignment by Tenant or any guarantor for the benefit of
creditors;

(d) The fiing of a voluntaiy petition of b~nkr~ptcy by T.e.nant or any
guarantor, the filing of a voluntaiy petition for an ar~angement, the, ~ling of a petlt!On, vo.luntaiy
or involuntaiy, for reorganization, or. the filing of an Invo(untaiy petition by Tenants creditors or
guarantors;

(e). Receivership, attachment, or other judicial seizure of the Premises or all
or substantially all of Tenant's assets on the Premises;

(f) Failure of Tenant to maintain insurance as required under Paragraph 8.2
if Tenant does not self-insure in accordance with Paragraph 8.2;

(g) Any breach by Tenant of its covenants under Paragraph 6.2;

(h) Failure in the performance of any of Tenant's coven-:nts, agreements or
obligations hereunder (except those failures specified as events of Default in other P:aragr~phs
of this Paragraph 13.1 which shall be governed by such other Paragraphs), w~ich f~ilur~
continues for ten (10) days after written notice thereof from U~ndlord to Tenant provided Inat, if
Tenant has exercised reasonable diligence to cure such fail.~re and such failure cannot ~e
cured within such ten (10) day period despite reasonable dilige~,ce, Tenant shal~ not be in
default under this subparagraph unless Tenant fails thereafter diligently and continuously to
prosecute the cure to completion;
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. _ (i) ,Any !ran~fer of a si)bstantial porton of the assets of. Tenant. or any
!ncuirn~e of a m~tenal obligation by Tenant, unless such trnsfer or obligation is undertaken or
incurred in the ordinary corse of Tenants business or in good faith for equivalent consideration
or with Landlord's consent; and .'

(j. The default of any guarantors of Tenant's obligations hereunder under
any guaranty of this Lease. or the attempted repudiation or revocation of any such guaranty,

,13.2 Remedies. In the event of any Default by Tenant. Landlord shall have the
remedies set forth in the Addendum attached hereto entitled "Landlord's Remedies in Event of
Tenant Default".

13.3 .late CharQes. Tenant hereby acknowledges that late payment by Tena~t to
Landlord of Rent and other sums due hereunder will cause Lanålord to incur costs not
contemplated by this Lease, the exact amount of which will be extremely diffcult to ascertain.
Su~ costs include, but are not limited to. processing and accounting charges, Accordingly. if
any installment of Rent or other sum due from Tenant shall. not be received by Landlord or
Landlord's designee within five (5) days after 'such amount shall be due, then. without any
requirement for notice to Tenant, Tenant shall pay to Landlord a late charge equal to ten
percent (10%) of such overdue amount; provided, however, the first two (2) 

times during the firsttwelve (12) months of the term of this Lease. Tenant shall not be required to pay a late charge if
Tenant fails to pay rent within five (5) days after the date such amount ;s due so long as Tenant
pays such past due amount within five (5) days of written notice from Landlord that such amount
is past due_ The partes hereby agree that such late charge represents a fair and reasonable
estimate of the costs Landlord wil incur by reason of late payment by Tenant. Acceptance of
such late charge by Landlord shall in no event constitute a waiver of Tenant's Default with
respect to such overdue amount, nor prevent landlord from exercising any of thE? other rights
and remedies granted hereunder. .' ,

14. Condemnation. If the Premises or any porton thereof are taken under the power of
eminent domain or sold under the threat of exercise of said power (all of which are herein called
"condemnation"). this Lease shall terminate as to the part so taken as of the date the

condemning authority takes title or possession, whichever first occurs. If more than ten percent
(10%) of the floor area of the Premises. or more thn twenty-five percent (25%) of the portion of
the Common Areas designated for Tenanrs parking. is taken by condemnation, Tenant may. at
Tenanrs option. to be exercised in wrting within ten (10) days after Landlord shall have given
Tenant written notice of such taking (or in the absence çif such notice, within ten (10) days after
the cpndemning authority shall have taken possession) terminate this Lease as of the date the
condemning authority takes such possession. If Tenant does not terminate this Lease in
accordance with theJoregoing. this .lease shall remain in full force and effect as to the portion of
lhe Premises remaining. except that the Base Rent shall be reduced in the same proportion as
the rentable floor area of the Premises taken bears to the total rentable floor area of the
Premises. No reduction of Base Rent shall occur if the condemnation does not apply to any
portion of the Premises, Any award for the taking of all or any part of the Premises under lhe
power of eminent domain or any payment made under threat of the exercise of suc~ power shall
be the propertj of Landlord. provided, however. that Tenant shall be entitled to any

compensation. separately awarded to Tenant for Tenant's relocation expenses andlor loss of
Tenant's trade fixtres. In the event that this Lease is not terminated by reason of such

condemnation. Landlord shall to the extent of its net severance damages in the condemnation
matter, repair any damage to the Premises caused by such condemnation authority, Tenant
shall be responsible for the payment of any amount in excess of such net severance damages
required to complete such repair.

15. Estoppel Certificate.

Each part (herein referred to as "Responding Part") shall within ten (10) days a~er written
notice from the other 'Part (the "Requesting Part") execute, acknowl~dge and deliver to the
Requesting Part. to the extent it can truthfully do so. an estoppel certificate, plus such
additional information, confirmation andlor statements as may be reasonably requested by the
Requesting Part.

16. Additional Covenants and Provisions.

16.1 Severability, The invalidity of any provision of this Lease,_ ~s determined by a
court of competent jurisdiction, shall not affect the validity of any other provision hereof.

16.2 Interest on Past-Due ObliQations, Any monetary payment ?ue, Landlord
hereunder not received by Landlord within ten (10) days following the date on which it w~s due
shall bear interest from th date due at twelve percent' (12%)" per annum, but not exceeding the
maximum rate allowed by law in addition to the late charge provided for in Paragraph 13,3,
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. !6.3 Time of Essence. Time is of the essence with respect to the performance of allobligations to be performed or observed by the Parties "under this lease,

16.4 lan~lord liability, Tenant, .its successors. and ass.igns, shall not assert nor seek
to enfon;e. any cla.im for breach of this lease against any of Landlord's assets other than
la~dior~ s interest l~ tl~ industr~al Center. Tenant agrees to look soJelý to such interest for the
satisfaction of any I~ability or claim against Landlord under this lease, In no event whatsoever
shall landlord (:l~ich term shall indude, without limitation, any general or limited partner
trustees, ben~fi~i~ries, officers, directors; or stockholders of landlord) ever be personally liabl~
ror any such Irabilrty.

,16,~ No Prior or Other Aoreements, This lease contains all agreements between the
Parties with respect to any matter mentioned herein, and supersedes all oral, written prior or
contemporaneous agreements or understandings.

1,6.6 Noti~e Requirements, All notices to be given hereunder shall be deemed to have

been .given yvhen given .in writng by depositing the same in the United States mail, postage
pre?aid, registered or certified, or by overnight mail, and address to the part at the respective
mailing address as herein set forth.

To landlord at: AMB Institutional Alliance Fund Jl, L.P,
c/o AMB Propert Corporation
Pier 1, Bay 1
San Francisco, CA 94111

With cc to: AMB. Propert Corporation

12720 Gateway Drive #110
Tukwila, WA 98168

King County Real Estate Services Section
500 Fourth Avenue, Suite 500
Seattle, WA 98104-3279

It is ~nderst~od that each part may change the address to which notices may be sent by giving
a written notice of such change to the other part hereto in the manner herein provided. .

To Tenant at:

16,7 Date of Notice. Any notice sent by registered or certified mail, return receipt
requested, shall be deemed given on the date of delivery shown on the receipt card, or if no
delivery date is shown, the postmrk thereon. If sent by regular mail, the notice shall be
deemed given 48 hours after the same is addressed as required herein and mailed with postage
prepaid, Notices delivered by United States Express Mail or an overnight courier that
guarantees next day delivery shall be deemed given 24 hours after delivery of the same to the
United States Postal Service or courier. If any notice is transmitted by facsimile transmission or
similar means, the same shall be deemed sef"ed pr delivered upon telephone or facsimile
confirmation of receipt of the transmission thereof, provided a copy is also delivered via hand or
ovemight delivery or certffedmail. If notice is received on a Saturday or a Sunday or a legal
holiday, it shall be deemed received on the next business day, '

16.8 Waivers, Nçi waiver by Landlord of a Default by Tenant shall be deemed a
waiver of any other tenn, covenant or condition hereof, or of any subsequent Default by Tenant
or the same or any other tenn, covenant or condition hereof.

16.9 Holdover. Tenant has ria right to retain possession of the Premises or any part
thereof beyond the expiration or earlier termination of this Lease. If Tenant holds over with the
consent of Landlord: (i) the Base Rent payable shall I;e increased to one hundred fift percent
(150%) of theRent payable dunng the month imme.diately preceding such expiration or earlier
termination; .(ii) Tenant's right to possession shall terminate on thirty (30) days notice from
Landlord and (ii) all other tenns and conditions of this Lease shall continue to apply. Nothing
contained herein shall be construed as a consent by Landlord to any holding over by Tenant.
Tenant shall indeml1ify, defend and hold landlord harmless from and against ':ny a~d alf cl!'ims,
demands, actions, losses, damages, obligations, costs and expenses, including, without
limitation, attorneys' fees inCUrred or suffered by landlord by reason öf Tenant's failure .to
surrender the Premises on the expiration or earlier tennination of this lease in accordance with
the provisions of this lease,

16,10 Cumulative Remedies, No remedy or election hereunder shall be deemed
exclusive but shall, wherever possible, be cumulative with all other remedies in law or in equity,

16.11 BindinQ Effect: Choice of Law. This Lease shall be binding upon the Parties,
their per;onal representatives, successors and assigns and be governed by the laws of the
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S~ate in which tha ~~i:mise~ are located., An~ litigation between the Parties hereto concerning
.thlS.lease shall be initiated In the county in which the Premises are located.

16.12 .Lai:dlord. The cov~nants and' obligations contained in this Lease on the part of
land/or? are b!nding on Landl?rd, its suc~essors ~nd assigns. only during and in respect of their
respective penod of ownershi~ of such interest ,in the Industnal Center. In the event of any
transfer or transfers of such title to the Inoustnal Center. landlord (and in the case of any
subsequent transfers or conveyances, the then grantor) shall be concurrently freed and relieved
from and. after th.e ~~te ~f such transfer or conveyance, without any further instrument or
agreement. of allltability wit respect to the performance of any covenants or obligations on the
part of landlord contained in this Lease thereafter to be performed,

16.13 Attomevs' Fees and ~ther Cosls. If any Part brings an acion or proceeding to
~nforce the terms hereof or declare nghts hereunder, the Prevailng Part (as hereafter defined)

in any such 'proceedin~ shall.b~ e~titled to reasonable attorneys' fees. The term 'Prevailing
Part shall include, without Itmittion, a Part who substantially obtains or defeats the relief

sought. ~andlord ~hall be entited to attorneys' fees. costs and expenses incurred in preparation
and service of notices of Default and consultations in connectfon therewith, whether or not a
legal action is subsequently commenced in connection with such Default or resultng breach.
Tenant. shall reimburse Landlord on demand for an reasonable legal, engineering and other
professional services expenses incurred by Landlord in connecton with all requests by Tenant
for consent or approval hereunder.

16.14 landlord's Access; Showinq Premises; Repairs, landlord and Landlord's agents
shan have the right to enter the Premises at any time, in the case of an emergency, and
otl-erwise at reasonable times upon reasonable notice for the purpose .of showing the same to
prospective purchasers, lenders, or tenants. and making such alterations, .repairs,
improvements or additiorís to the Premises or to the Building, as Landlord may reasonably
deem necessary. landlörd may at any time place on or about the Premises or Building any
ordinary "For Sale' signs and landlord may at any time during the last one hundred eighty (180)
days of the term hereof place on or about the Premises any ordinary "For Lease" signs, All
such activities of Landlord shall be without abatement of rent or liabilty to Tenant

16.1"5 Tenant Sianaoe. Tenant may, at its sole expense, place external signage on the
. Building provided that such signs are' in accrdance with the Sign Specificatfons for the
Industrl Center, have been approved in advance by Landlord and do not violate any statute,
regulations, or permitng requirements existing during the Term of this Lease. Tenant shall be
responsibte for all maintenance of its signage and for the costs of removal of such signs and of
restoring tlie Building to the conditon existing prior to its installation and satisfactory to
Landlord. .

16.16 Termination: Meroer. Unless specifically stated otherwise in writng by Landlord.
the voluntary or other surrender of this lease by Tenant, the mutual termination ,or cancell~tion
hereof. or a termination hereof by Landlord for Default by Tenant, shall automatically terminate
any sublease or lesser estate in the Premises; provided, however, Landlord shall, in the event of
any such surrender, termination or cancellation. have the option to cont~nue anyone or all of
any existing subtenancies. Landlord's failu~e wjthi~ ten (10) days following any such ~vent to
make a writtan election to the contrary by wnllen notice to the holder of any such lesser interest,
shall constitute Landlord's election to have such event. constiute the termination of such
interest.

'. 16.17 Quiet Possession. Upon payment by Tenant of the Base Rent and ~d?itional

Rent for the Premises and the performance of an of the covenants, conditions and provisions ~:m
Tenant's part to be observed and performed under this, Lease, Tenant sha¡~ ,have qul~t
possession of the Premises for the enIire term hereof subject to all of the provisions of this
lease.

16,18 Subordination: Allomment: Non-Disturbance.

(a) Subordination. This Lease shall be subject and subordinate to, any
ground lease. mortgage. deed of trst, or other hypothecation or mortg~ge (collecti~ely,
"Mortgage") now or hereafter placed by landlord upon the real property of which the Premises
are a part, to any and all advances made on the ~ecurity thereof and to all renewals.
modifications consolidations, replacements and extensions thereof. Tenant agrees that any
person hoidi~g any Mortgage shall have no duty, liabilty or obligation to p~rform any of the
obligations of Landlord under this Lease. In the event of Landlord's default with respe~t 10 a~y

such obligation, Tenant wil give any Lender, whose name and address have previc:usly in
writing been furnished Tenant, notice of a default by Landlord. Tenant may not exercise ,any
remedies for default by Landlord unless and unti Landlord and the Lender shall have received
written notice of such default and a reasonable time (not less than ninety (90) days) shall
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therearier have elapsed without the default having been cured. If any Lender shaff elect to have
this Lease superior to the lien of its Mortgage and shall give written notice thereof to Tenant,
this L~ase shall be deemed prior to such Mortgage. The provisions of a Mortgage relating to
the disposition of condemnation and insurance proceeds shall prevail over any contrary
provisions contained in this Lease, .

(b) Attornment Subject to the non-disturbance provisions of subparagraph C
of this Paragraph HU8, Tenant agrees to attorn to a Lender or .any other party who acquires
ownership of the Premises by reason of a foreclosure of a Morgage, In the event of such
foreciosure. suçh new owner shall not: (i) be liable for any act or omission of 

any prior landlordor with respect to events occurring prior to acquisition of ownership, (ii) be subject to any offsets
or defenses which Tenant might have against any prior Landlord, or em) be liable for security
deposits or be bound by prepayment of more than one month's rent.

(cl Non-Disturbance. With respect to. Mortgage entered into by Landlordafter the execution of this lease, Tenant's subordination of this lease shall .be subject to
receiving assurance (a "nor)-disturbance agreement") from the Mortgage holder that Tenant's
possession and this Lease wil not be disturbed so long as Tenant is not in default and attoms
to the record owner of the Premises,

(d) - Self-Executing, The agreements contained in this Paragraph 16.18 shall
be effective without the' execution of any further documents: provided, however, that upon
written request from Landlord or a Lender in connection with a sale, financing or refinancing of
Premises, Tenant and Landlord shall execute such further writings as may be reasonably
required to separately document any ¡¡uch subordination or non-subordination, attornment
and/or non-disturbance agreement as is provided for herein. landlord is hereby irrevocably
vested with fuil power to subordinate this Lease to a Mortgage.

16,19 Rules and .Requlations. Tenant agrees that it wil abide by, and to cause its
employees, Suppliers, shippers, customers, tenants, contractors and invitees to abide by all the
rules and regulations attached hereto as Exhibit C ("Rules and Regulations") which landlord
may change from time to time for the management, safety, care, and cleanliness of the
Common Areas, the parking and unloading of vehicles and the preservation of good order; as.
well as for the convenience of other occupants or tenants of the Building and the Industrial

. Center and their invitees, Landlord shall not be responsible to Tenant for the non-compliance
with said Rules and Regulations by other tenants of the Industrial Center.

16.20 Security Measures. Tenant acknowledges that the rental payable to Landlord
hereunder does not include the cost of guard service or other security measures.. landlord has
no obligations to provide same. Tenant aSSUmes all responsibilty for the protection of the
Premises, Tenant, its agents and invitees and their propert from the acts of third parties.

16.21 Reservations,

(a) Landlord reserves the right to grant such easements that Landlord deems
necessary and to cause the recordation of parcel maps, so long as such easements and maps
do not unreasonably interfere with the use of the Premises by Tenant Tenant agrees to sign
any documents reasonably requested by Landlord to effectuate any such easements or maps.

. (b) Tenant agrees that Landlord may at ány time following the execution. of
-this Lease, either directly or through Landlord's agents, identify Tenant's name in any marketing
materials relating to the Building or Landlord's portolio and/or make press releases or o~her
announcements regarding the leasing of the Premises by Tenant, and Tenant hereby waives
any and all claims in' connection therewith, .

16.22 AQencv Disclosure. At the signing of this. lease Agreement, the Landlord'sLeasing Agents, BIIv Moultrie, Arie Salomon. and Jeff ForsberQ of NAI PUQet Sound
Properties represented the Landlord. The Tenant's listing agents, Evan luClar and Garth
Olsen, of 'GVA Kidder Mathews, represented Tenant. Each party ~igning t~is doc~me~t
confirms that the prior oral and/or written disclosure of agency was provided to himlher In this
transaction. (As required by WAC 308-1240-040,)

16.23 BrokeraQe Relationships. Landlord and Tenant, by their execution of this Lease
Agreement, each aCknowledge that they have received a pamphlet on the law of real estate

. agency as required under RCW 18,86.030(1)(f).

16.24 Payment of Brokers, landlord shall pay the commissions, if any, due ~ose real
estate brokers or agents specifically named in Paragraph 16.22 above by rea~on of 

, 
this Lease,Apart from the foregoing, each party represents that it has not had a,ny dealings with any real

estate broker, finder, salesperson or other person with respect to this Leas.e, and each party
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agíees to h~ld harmless the other party from all cots, expenses, and/or dairages, resultng
from any claims that may be asserted against the other part by'any broker, finder, or other
person, with whom the other party has or purportedly has dealt

. 16,25 Conlicl. Any conflct between the printed provisions of this Lease and the

typewritten or hahdwritten provisions shall be controlled by the typewritten or handwritten
provisions.

16.26 Offer, Preparation of this Lease by either Landlord or Tenant or Landlords agent
or Tenant's agent and submission of same to Tenant or Landlord shall not be deemed an offer
to lease. This Lease Is not intended to be binding until executed and delivered by all .Parties
hereto,

16.27 Amendments, This Lease may be moçlified only in writing, signed by the parties
in interest at the time of the modifcation,

16.28 Multiple Parties. Except as otherwise expressly provided herein. if more than
one person or entity is named herein as Tenant, the obligations of such persons shall be the
joint and several respnsibility of all persons or entities named herein as such Tenant.

16.29 Authority. Each person signing on behalf of Landlord or Tenant warrants and
represents that she or is authorized to execute and deliver this Lease and to make it a binding
obligation of Landlord or Tenant

16.30 Accord and Satisfaction. No payment by Tenant or receipt by landlord of a
lesser amount than the Rent herein stpUlated shall be deemed to be other than on account of
the Rent, nor shall 'any endorsement or statement on any check or any lelter accompanying any
check or payment as Rent be deemed an accord and satisfaction, and Landlord may accept
such check or payment without prejudice to Landlord's right to recover the balance of such Rent
or pursue any other remedy provided in this lease.

16,31 Force Maieure. Notwithstanding anyting to the contrary contained in this lease,
Landlord shall not be held responsible for delays in the peiformnce of its obligations hereunder
when each delay is due to strkes, lock oots, labor disputes, acts of God, or reasonable
substiutes therefore, governmental acts, civil commotion, .fire or other casualty, or any other
causes beyond the reasonable control of landlord.

16.32 Lease Captions. The captions of this Lease are for convenience only and are not
a part of this Lease, and do not in any way define, limit, describe or amplify the terms or
provisions of this Lease or the scope or intent thereof.

.16.33 Counterparts, This Lease may be executed in multiple counterparts, each of
which shall constitute an original, but all of whici taken together shall constiute one and thesame agreement .

16.34 Interpretation, The parties acknowledge that this Lease is. the result. of
negotiations between the parties, and in construing any ambiguity hereunder .no pres~mption
shall be made in favor of either part. No inference shall be made frem any item, which has
been strcken from this lease other than the deletion of such item,

The paries hereto have executed this Lease at the place and on the dates specified
below their respective signatures.

LANDLORD:

AMB INSTITUTIONAL ALLIANCE FUND II,
L.P'J a Delaware limited partnership

TENANT:

By: AMB Property Corporation,
a aryland corporation,

its eneral partner)~s~

KING COUNTY, a municipal corporation of
the state of Washington

By: -jlr ~.
Name: :;hil¡l?~ L. "5líV-

Its: ¡tl#ffl¡¿~ c~Sert/~¿t

By: AMB Propert L p"
.a Delaware limited partnership
Its general manager

By:

Tt;lephone:
Facsimile:

Name:
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Its: !Vice President
Executed at:
On:

?u:¡e.wlt
Ii 27. 0.

Telepho~e:
FacsimilG:
ExecuteQ at:On: .

415-394-9000
4-¡5-394-9001

~~llaqllÜ APPROVED AS TO FORM:By: ~=
TImothy Barnes, Senior Deputy
Prosecuting Attorney

APPROVED BY CUSTODIAL AGENCY

By: mAV
/

Title: pfc5 /1Ax,,~
Date: .;$U~ 2.:201Ò
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TENANT:

STATE OF W~Er'
COUNT OF b 1\(9

On 1-1.1' 10 , before me Ál-Nt- E. LDahl Li' , Notary 
Public in and for the Stateof Washington, personally appeared ~.. L. SAL'-FP . personally known

to me (or proved to me on the basis of satisfactory evidence) to be the person(s) whose
name(s) is subscribed to the within instrument and ackowledged to me that he/she executed
the.same in híslher authoried capacity(ies),. and that by hislher signature(s) on the instrument
the person(s). or the entity upon behalf of which the person(s) acted, executed the 

instrument.

)
) ss.
)

\Wit)\ll:'~I~.£and and offcial seal hereto affxed the day and year first above written.,\ ..íUR La I'l'l' ~", ,1."............. l'~ '% '.~ ~"...;.\"'~'ON £t..',~~ ~ Signed' .'~ .'~"" lj'-''~-: .
g~!tJ \\OTAI)' iI\i;~ Printed Name: AANE:~. L6CD1 ~t.
§ ~ i -.- L '" ~ NOTARY PUBLIC in and for the State of t. \ ~vGTW
~ \ t)(¡B\.\~ / ~ residing at !4i\ I ~\tV""
~ u:..1' ,,'l.....~ f My Commission Expires: (f - l-if ~ ;) frl~ -?~"'~V. 9, i~.."~ ,.$I'i' ~ o...........;.\~ \'///11 F W¡iS" \\\\\

Ilttiiliiii\\\ LANDLORD:

i. flttll~ q n rJ
State of Califemitl )

. )
County of k 1-. Gi ) ~ i?~; ~y ftlÔi.i C-

On ol''2' 10 before me, (here insert name and title of the officer). personally
appeared Jil M. Blechschmidt who proved to me on the basis of satisfactory evidence to be the
person(slihose name(s)~re subscrbed to the within instrment and acknowledged to me
that he~they executed the same in his~eir authorized capacity(ies), and that by
his~their signature(s) on the instrment the ¥rson(s), or the entity upon behalf of which the

person(s) acted, executed the instrument.

I certify under PENAL TV OF PERjURY under the laws of the State of California that .the
foregoing paragraph is tre and coect. llllllllRÕM~-~

111~O~.."''''", l)o ~,I y .,,~oN EXA-";" -:
S4f::p ~y ~". ~
~-J::¿.O\ "'~ ~
~ w :0 ~ *'... r_ ¡ OZ ~".0 ,,,.::
~ ~. pU~\. r;! ~ ~
-: ". ,"'..' J? 1\
"' .s .... 11-"\9 .... ff ii
~;Al'~'Ö'F'~ \'S,""

::::~9=~ (Seal)

-- '..,l
~"i'''

THIS CERTIFICATE MUST Document TitelType:
BE
ATTACHED TO THE Number of pages:
DOCUMENT
DESCRIBED AT RIGHT: Date of Document:

Signer other than
named above:
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ADDENDUM 1

To Lease dated January 15, 2010 .
By and between AMB INSTITUTIONAL ALLIANCE FUND 

il, loP., a Delaware limitedpartnership, and KING COUNTY, a municipal corporation of the state of Washington

LANDLORD'S REMEDIES ADDENDUM 
IN EVENT OF TENANT DEF AUt T

, (aj . Termination. In the event of any Default by Tenant. then În addition to any other
:emedi~s avail~ble to landlord at law or in equity and/or under this Lease, landlord shall have the
im~ediate opti?n to. terminate ~his lease and all rights of Tenant hereunder by giving wntten
notice of such intention to terminate, In the event 

that Landlord shall elect to so terminate thisLease then landlord may recover fromTenaot: .

(~) the worth at the time of award of any unpaid Rent and any other sums due
and payable which have been earned at the time of such termination; plus

(2) the worth aI the time of award of the amount by which the unpaid Rent and
any other sums. due and payable which would have been earned after termination until the time of
award exceeds the amourit of such rental ross Tenant proves could have been reasonablyavoided; plus .'

. (3) the wort at the time of award of the amount by which the unpaid Rent andany other sums due and payable for the balance of the term of this Lease after the time of award
exceeds the amount of such rental loss that Tenant proves could be reasonably avoided; plus

(4) any other amount necessary to compensate Landlord for all the detriment
proximately caused by Tenant's failure to perform its ob!igations under this Lease or which in the
ordinary course would be likely to result therefrom, 'including, without limitation,' any costs or
exp~iises incurred by landlord (i) in retaking possession of the Premises; (ii) in maintaining,
~epainng, preserving, restoring, replacing, cleaning, altering or rehabiltatirig the Premises or any
portion thereof, including such acts for reletlng. to a new lessee or lessees; (iii) for leasing
commissions; or (iv) for any other"costs necessary or appropriate to relèt the Premises; plus,

(5) such reasonable attorneys' fees incurred by Landiord as a result of a
Default, and costs in the event suit is filed by Landlord to enforce such remedy; and plus

(6) at landlord's election, such other amounts in addition to or ;n lieu of the
foregoing as may be permitted from time to time by applicable law.

As. used Ín subparagraphs (1) and (2) above, the "wort at the time of award" is computed by
allowing interest at an annual rate equal to twelve percent (12%) per annum or the maximum rate
permitted by law. whichever is less. As used in subparagraph (3) above, the "worth at the time of
award" is computed by discounting such amount at the discount rate of the Federal Reserve Bank
of San Francisco at the time of award, plus one percent (1%). Tenant waives any right af
redemption "under any other present or future law, in the event Tenant is evicted or Landlord takes
possession of the Premises by reason of any Default of Tenant hereunder.

(b) Continuation of Lease. In the event of any Default by Tenant, then Landlord shall
have all remedies available to landlord at law or in equity and/or under this Lease,

(c) Re-entry. In the .event of any Default by Tenant. Landlord shall also have the ri.9ht,
with or without terminating this lease, in copliance with applicable law, to re-enter the Premises
and remove all persons and propèrt from the Premises; such property may be removed and
stored in a public warehouse or elsewhere at the cost orand for the account of Tenant. .

(d) Releltinq. In the event of the abandonment of the Premises by Tenant odn the
event that Landlord shall elect to re-enter or shall take possession of the Premises pursuant tolegal proceeding or pursuant to any notice provided by law, then if landi~rd does, not el~ct to
terminate this Lease as provided in Paragraph a, landlord may from time to time, without
terminating this Lease, relet the Premises or any part thereof for such t~rn: or term~ and, at such
rental or rentals and upon such other terms and conditions as Landlord In its sole discretion may
deem advisable with the right to make alterations and repairs to the Premises, In th~ event that
Landlord shan elect to so relet, then rentals received by landlord from such reletling shall be
appiièd in the following order: (1) to reasonable attorneys' fees incurred by Landlor~ as a result of
a Default and costs in the event suit is fied by Landlord to enforce such remedies; (2) to the
payment of any indebtedness other than Rent due hereunder from Tenant to Landlord; P) to the
payment of any costs of such relettng; (4) to the paymant of the costs of any alterations and
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repairs to the Premises; (5) to the payment of Rent due and unpaid hereunder; and (6) the
residue. if any, shall be held by Landlord and applied in payment of future Rent and other sums
payable by Tenant hereunder as the same may become due and payable hereundér. Should that
portion of such rentals received from such retettng during any month, which is applied to the
payment of Rent hereunder, be less than the Rent payabie during the month by Tenant
hereunder, then Tenant shall pay such' deficiency to Landlord. Such deficiency shall be
calculated and paid monthly. Tenantshall also pay to landlord, as Soon as ascertained, aiiy
costs and expenses incurred by landlord in such relettng or in making' such alterations and
repairs not covered by the rentals received from such releltng.

(e) Termination. No re-entry or taking of possession of the Premises by LANDLORD
pursuant to this Addendum shall be constred as an election to terminate this Lease unless a
written notice of such intention is given to Tenant or unless the termination thereof is decreed by 

acourt of competent juñsdiction. Notwithstanding any reletting without termination by landlord
because of any Default by Tenant, landlord may at any time after such reletting elect to terminate
this Lease for any such Default.

(1) Cumulative Remedies. The remedies herein provided are not exclusive and
Landlord shall have any and all other remedies provided herein or by law or in equity,

(9) No Surrender. No act or conduct of Landlord, whether consisting of the
acceptance of the keys 10 the Premises, or otherwise, shall be deemed to be or 

constiute anacceptance of the surrender of the Premises by Tenant prior to.the expiration of the Term. and
such acceptance by landlord of surrender by Tenant shall only flow from and must be evidenced
by a written aCknowledgment of acceptance of surrender signed by landlord, The surrender of

this Lease by Tenant, voluntarily or otherwse, shall not work a merger unless Landlord elects in
writing thaI such merger take place, buL shall operate as an assignment to Landlord of any and all
existing subleases, or landlord may. at its option, elect in writing to treat such surrender as a
merger terminating T enanls estate under this Lease, and thereupon landlord may terminate any
or all such subleases by notifyng the sublesee of its election so to do within five (5) days aftersuch surrender. .

(h) Notice Provisions. Tenant agrees that any notice given by Landlord pursuant to
Paragraph 13,1 of the Lease shall satisfy all requirements for notice, and Landlord shall no~ be
required 10 give any additional notice in order to be entitled to COmmence an unlawful detainer
proceeding or any other rights or remedies under this lease.

INITIAL

INITIAL
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ADDENDUM 2

., To Lease dated January 15, 2010
By and between AMB INSTITUTIONAL ALLIANCE FUND Il, LP., a Delaware limited .
partnership, and KING COUNTY, a municipal COrporation of the state of Washington

. ADDITIONAL LEASE PROVISIONS

1,0 Refurbishment Allowance (Offce Onlv). If this Lease is stil in full force and effect On
Oec~mber 1, 2014 and so long as Tenant is not in default of this Lease beyond any
appticable cure period, Landlord wil provide a refurbishment aUowance of up to
$24,120.00 to reimburse Tenant for installng new carpet in the offce portion of the
Premises and/or painting the interior walls of the offce portion of the Premises, To
obtain reimbursement for such work, Tenant must fully complete all such work no later
than November 30, 2015 and shatl provide Landlord with evidence reasonably
satisfactory to Landlord that such work for which Tenant is seeking reimbursement
(including invoices for such work) have been fully completed and all contractors
performing such work have been paid and waived any and all lien rights. The
reimbursement amount shafl be paid byLandlord to Tenant within thirt (30) days of
Tenant ~atìsfying all requirements pertaining to the payment of such refurbishment
aflowance,

2,0 Option to Terminate. Tenant shall have the one (1) time Option to terminate this Lease
effective January 31, 2011, provided that each of 

the following conditions are satisfied:(1) Tenant has remedied any default of any of the term and conditions of this Lease;
(2) T enan! shall have provided Landlord irrevocable written notice not later than July 31,
2010 of Tenant's exercise of this option to terminate this Lease; and (3) at the time
Tenant delivers Tenant's irrevocable wrtten notice to terminate this Lease, Tenant also
pays Landlord a termination. fee equal to the sum of: (a) an amount to reimburse
Landlord for the cost of removal of the following items to be installed pursuant to Exhibit
F-1 of this Lease: (i) asphalt ramp with concrete retaining walls,. and (ii) HVACequipment in the warehouse portion of the Premises; (b) five (5) months of the current
Base Rent payable from February 1, 2011 through June 30, 2011; and (c) all unearned
leasing commissions, The right to terminate the LeaSe hereby granted is personal to
King County and is not transferable; in the event of any assignment or sublettng under
this Lease, the right 

to terminate the Lease shall automatically 
terminate and shallthereafter be nulfand void,

3,0 Satellte Dish, Subject to Tenant's compliance with all applicable governmental

requirements, landlord hereby grants the Tenant a nonexclusive license to use a portion
of tlie roof of the Premises in a location to be determined by Landlord to install satelfte
dishes and antennas (the "Dish") and the nonexclusive right to run connecting lines to
the Dish from the Premises (the Dish and such connecting lines and equipment are
herein referred to as the "Equipment") provided Tenant complies with the following:

(a) Tenant shall not install or reinstall the Equipment or do anything in
such a manner that would void landlord's roof warranty. The plans and specifcations
for and the m'ethod of installation of, all the EqUipment shall be approved by Landlord in
wriÍing prior to any installation, such a¡Jproval shall not be unreasonably withheld,
delayed or conditioned, Tenant shall be r.esponsible for any damage to the roof or
conduit systems as a result of Tenant's installation, mainten.ance and/or removal. of the
Equipment The location of the Dish and the other Equipment shall be subject .toLandlord's prior written approval. .

(b) Tenant, at. Tenant's so~e exp~nse, shall co~ply with all laws
regarding the installation, constrction.' operation, mai~t~nance, rep.air,. a,nd removal of
the Equipment and shall be solely responsibje for obtain!ng and maintaining in force all
permits, licenses and approvals necessary for the foregoing. If nece~sary, Tenant shall
provide effective sound and vibration barriers as reasonably r~quired by. Landlor~.
Tenant shall install and operate the Equipment in such a way that it does not interfere.in
any manner with equipment or communications systems of other tenants of the Industrial
Center,

(c) Tenant shall be responsible for and promptly pay when due all
taxes, assessments. charges, fees and other governmental impositions levied, or
assessed by a governmental authority on the Equipment or based on the operation
thereof,
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. , (d). Te~nt shalt not us~ or allow use of the Equipment, for
consideration o.r otherwise, for the benefit of other person or entit that, is not an

occupant of the Premises.

(e) Tenant shall screen ,and repaint the Equipment as may from timeto time be required by Landlord and Tenant shall maintain the EQuipment ;n good

çondition and repair, at Tenant's cost and expense. ' . .

4.0

(f) The Equipment shall not disturb or ¡ntenere with the
communications equipment and uses which exist 

at the Industral Center on th date thislease is fully executed. and, if applicable, the Equipment shall comply with all non-
intenerence rues of the Federal Communications Commission. Anyting to the contrry
contained herein notwithstanding, if, dunng the lease Term, as such Term may be
extended, Landlord. in its reasonable judgment, believes that any of the Equipment
poses a human helth or environmental hazard and Landlord retains a qualified expert in
such matters to review the situation and such expert concurs with Landlord's judgment,
and such situation cannot be remediated or has not been remediated within ten (10)
days after Tenant has been notified thereof, then Tenant shall immediately cease all
operations of the applicable Equipment .unti s\ich situation is remeied. Tenant shall
indemnify, defend (by counsel accptable'to landlord) and hold harmless Landlord from

any and all claims,. demands, liabilties, damages; judgments, costs and expenses
(including attorneys' fees) Landlord may suffer or incur ansing out of or related to the
installation, use, operation, maintenance, replacement and/or removal of the Equipment
or any porton thereof.

(g) Landlord shall have no responsibilit or liabilty whatsoever
relating to: (i) maintenance or repair of the Equipment; (ii) damage to the Equipment,
unless caused by Landlord's intemionaJ or grossly negligent acts; (ii) damage to
persons or propert relating to the Equipment or the operation thereof; or
(iv) intenerence with use of the Equipment ansing out of utility interrption. Tenant
acknowledges that landlord shall have no obligation whatsoever to improve, maintain or .
repair the area in which the Equipment wil be installed.

(h ) Tenant shall, at T enants sole expense, remove the Dish and such
other portons of the Equipment as Landlord may designate, and restore the affected
areas to their condition prior to installation of the Equipment in such a manner so. as not
to invalidate or limit Landlord's roof warrnty no later than thirt (30) days after expiration
or earlier termination of the lease.

. (i) The covenants, obligations and indemnites of Tenant under this
paragraph surve expiration or earlier termination of this lease for any reason.

Siren TestinQ, Tenant shall have the right to test sirens that Tenant is installng or
adjusting on vehicles as part of Tenant's permitted use of the Premises. Tenant s.haJI
take all reasonable actions to minimize the volume, frequency and length of such siren
testing 10 five (5) seconds to mitgate potential imp:act on other tenants of. the Indust~al
Center and residents in the vicinity of the Industnal Center. In connection therewith,
Tenant agrees thal: (i) when a vehicle's siren is being tested, such vehicle shall be
parked in the Common Areas on the east .side of, the Pre~ises, ~ii) in pent:rming any
siren testing; such siren testing shall be performed in compliance with all applicable I~ws
and the requirements of any govemmental t:uthontý, (i~) Tenant shall not conduct siren
tests on a weekend or national or state hOhday, and (iv) Tenant shall not conduct any
siren tests before 7:30 am or after 6:00 pm.
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EXHIBIT A

To Lease dated January 15, 2010
By and between AMB INSTITUTIONAL ALLJANCE FUND II. L.P.. a Delaware limited
partership, and KING COUNlY. a municipal corporation cf the state of Washington
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EXHIBIT B

To Lease dated January 15, 2010
By and between AMB INSTITUTIONAL ALLIANCE FUND II, LP" a Delaware limited
partnership. and KING COUNTY. a municipal corporation of 

the state of Washington

RENT COMMENCEMENT DATE CERTIFICATE

LANDLORD:

TENANT:

AMB fnstitutionåi Allance Fund Il, LP

LEASE DATE:

King County

January 15. 2010

855 South 19200 Street. Suite 1000
SeaTac. WA 98148

PREMISES:

Tenant here_by accepts the Premises as being in the conditon required under the Lease.

The Rent Commencement Date of the Lease is.

The Expiration Date of the lease is

By:
Jil M, Blechschmidt

Title: Vice President r(
Telephe ~~
Facsimile: __
Executed at: San Francisco, CA

Telephone:

Facsimile:

Executed at:

On: On:
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EXHIBIT C
. To Lease dated January 15, 2010

By and between AMB INSTITUTIONAL ALLIANCE FUND II, LP" a Delaware limited
partnership, and KING COUNTY, a municipal Corporation of 

the state of Washington

RULES AND REGULATIONS

1,. No sign, placard, picture, advertisement, name or notice shall be inscilbed, displayed or

printed or affxed on the Building or to any part thereof, or which is visible from the outside of the
Building, without the written consent or Landlord, first had and obtained and Landlord shall have
the right to remove any suct¡ sign, placard, picture, advertisement, name or notice to and at the
expense of Tenant

All approved signs or lettering on doors shall be printed, affxed or inscribed at the expense of
Tenant by a person approved by Landlord. See Exhibit G-1 and G-2 for further criteria,

Tenant shan not place anYthing or allow anything to be placed near the glass of any window,
door, partition or wan which may appear unsightly from outside the Premises,

2, If a directory is located at the building, it is provided excfusively for .the display of the

name and location of Tenant only and Landlord reserves the right to exclude any other names
therefrom,

3. The sidewalks, passages, exits, entrances, and stairways in and around the Building
shall not be obstructed by Tenant or used by it for any purpose other than for ingress to andegress from the Premises, The passages, exits, entrances, stairways, and roof are not for the
use of the general public and Landlord shall in all cases retain the right to control and prevent
access thereto by all persons whose presence in the judgment of Landlord shall be prejudicial
to the safety, character, reputation and interests of the Building and its Tenants, provided that
nothing. herein contained shall be construed to prevent such access to persons with whom
Tenant normally deals in the ordinary course of Tenant's business unless such persons are
engaged in ilegal activities. Neither Tenant nor any employees or invitees of Tenant shall goupon the roof of the Building,

4. The toilets and urinals shall not be used for any purpose other than those for which they
were constructed, arid no rubbish, newspapers or other substances of any kind shall be thrown
into them. Waste and excessive or unusual use of water shall not be allowed. Tenant shari be
responsible for any breakage, stoppage or damage resultng from the violation of this rule by
Tenant or its employees or invitees.

5. Tenant shall not overroad the floor of the Premises or mark, drive nails, screw or drill into
the partitions, woodwQrk or plaster or in any way deface the Premises or any part thereof.

6. Tenant shall not use, keep or permit to be used or kept any foul or noxious gas orsubstance in the Premises, or permit or suffer the Premises to be occupied or used in a manner
offensive or objectíònable to Landlord or other occupants of the Building by reason of noise, .
odors and/or vibrations, or interfere in any way with other Tenants or those having business
there.

7, The Premises shall not be used for the storage of merchandise, . for washing clothes, for
lodging, or for any improper, objectionable or immoral 'purposes.

8. Tenant sha!! not use or keep in the Premises or the Building any kerosen~, gaso,IiTle,. or
inflammable or combustible fluid or material, or use any method of heatlOg Or air conditioning
other than that supplied by Landlord without complying with requirements set forth in this lease.

9. Landlord wil direct electricians as to the' manner and location in which telephone and

telegraph wires are to be introduced, No boring or cuttng for wires wil be allow~d without the
consent of Landlord. The location of telephones, call boxes and other offce equipment affxed
to the Premises shall be subject to the approval of Landlord..

10. Tenant shall not lay linoleum, tile, carpet or other similar floor covering so that the same
shall be affxed .to the floor of the Premises in any manner except as approved by Landlord.
The expense of repairing any damage resultng from a violation of this rule or removal of any
f1.oor covering shall ~e borne by T en anI.

11. landlord reserves the right to exclude or expel from the Building any person who, .in the

judgment of Landlord, is intoxicated or under the influence o~ liquor or druQs.. or who shall In any
manner do any act in violation of any of the rules and. regulations of the Budding.

12, Tenant shall not disturb, solicit, or canvass any occupant of the Building.
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13. ~it0l! the wrtten consent of landlord, Tenant shall not use the name of the Building in

connection with or in promoting or advertising the business of Tenant except as'Tenant's
address.

14.. Te~ant s~all. not permit ~ny contractor or other person making any alterations, additons
or instai~atlons withi~ the .Premises to use the hallways, lobby or corridors as 

storage or workareas without the pnor wntten consent of Landlord. Tenant shall be liable for and shall pay the
expense of any additional cleaning or other maintenance required to be penormed by landlord
as a result of the transportation or storage of materials or work penonned within the Building by
or for Tenant.

15. Tenant shall be entitled to use parking spaces as mutuaíiy agreed upon between Tenant

and landlord subject to such reasonable conditions and regulations as may be imposed from
time to time by Landlord. Tenant agrees that vehicles of Tenant or its employees or agents shall
not park in drieways nor ocpy parkng spaces or other areas reserved for any use such as
Visitors, Delivery, loading, or other tenants. landlord or its agents shall have the right to cause
or be removed any car of Tenant, its employees or agents, that may be parked in unauthorized
areas, and Tenant agrees to save and hold harmless Landlord, 

its agents and employees fromany and all claims, losses, damages and .demands asserted or arising in respect to or in
connection with the removal of any such vehicle. Tenant. its employees, agents or contractors
shall not: (í) park campers, trcks or cars on the Building parking areas overnight or over
weekends, or (ii) allow any trilers, boats, personal vehicle of any kind or any other materials to
be parked or stored in the Building parkng areas overnight or over weekends, . Tenant wif from
time to time, upon request of Landlord, supply Landlord witl- a list of license plate numbers of
vehicles owned or operated by its employees and agents. Tenant shall not wash vehicles or
equipment in parking lot

16. Landlord reserves the right to make modifications hereto and such other and further
rules and regulations as in its sole judgment may be required for the safety, care and
cleanliness of the Premises and the Building and for the preservation of good order therein,
Tenant agrees to abide by all such rules and regulations.

17, Canvassing, soliciting and peddling is prohibited in the Building and each Tenant shall
cooperate to prevent the same.

18. Landlord is not responsible for .the violation of any rule contained herein by any other
T enant

19. Landlord may waive anyone or more of these rules for the benefi of any partcular
Tenant, but no such waiver shall be constred as a waiver of Landlord's right to enforce these
rules against any or all Tenants occupying the Building.

20; Tenant is responsible for purchasing and installing a security system if required by the
City of SeaTac, The cost of purchasing and installation of such system is the sole cost and
expense of Tenant

21, No Outside Storage. Storage, either permanent or temporary, of a~y mate.rials, s~~plies
or equipment ¡nthe Common Areas is strictly pr~hibiled. ~hould.,~ enant violate this. provisio,n of
the Lease then in such p.vent. landlord may, without notice to i enant, remove sard matenals,
supplies dr equipment from the Common Areas and place su~h items in storage or dis~ose of
such items the cost thereof to be reimbursed by Tenant withm ten (10) days from receipt of a
statement ~ubmitted by Landlord. All subsequent costs in connection. with the storage or
disposal of said items shall be paid to Landlord by Tenant as accrued. Fa!lure of Tenant to p~y
these charges within ten (10) days from receipt of statement shall const~ute a breach of thr~
Lease.. Tenant and its offcerS, agents. employees; customers and invi~ees s~all park their
motor vehicles only in areas designated by Landlord for that purpose from time to time,
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EXHIBIT 0

, To Lease dated January 15, 2010
By and betweenAMB INSTITUTIONAL ALLIANCE FUND ii, LP., a Delaware limited
partnership, and KING COUNTY, a municipal corporation' 

of the state of Washington

LANDLORD LIEN SUBORDINATION AGREEMENT

NOTE: This document is to be executed and dated subsequont to the original execution
of the Lease, when and if Landlord's consent of waiver is sought.

THIS LANDLORD LIEN SUBORDINATION AGREEMENT (this "Agreement") is dated as
,200_ and is by and betwee Insert Landlord Name) (the "Landlord"),

, a ("Lender"), and
("Grantor" ),

of this

~~\ - ITALS ~il
Lender has provided ~br loan ~~nder the terms of a certain loan

agreement between Lender and Granto fa t s secured the repayment of the Loan by,
among other thing~, granting Lender~. 'ty. i . est in all of Grantor's in. ventory, and/or trade
fixtures and/or eqUipment (but i~ ehold improvements, fixtures and cash on hand or

on deposit with finanCi~it ' n , . hether now owned or hereinafter acquired and all
proceeds of any of t~~g Collateral",

Grantor and ~dlord are parties to that certain. Lease for space located at
(the "Lease") pursuant to which Grantor has leased certain

space from Landlord (the "Premises").

Lender has requested that Grantor obtain and cause Landlord to provide Landlord's
subordination of all of Landlord's lien rights as lessor against any of the Collateral to the rights
of Lender in the C?llateral on the terms ançl conditons contained herein,

NOW, THEREFORE, the parties agree as follows:

A, During the period commencing on the date Lender makes the Loan and ending
on the earlier of the date such Loan is repaid or thirty (30) days following the date that Grantor
is in default of the Lease, Landlord agrees that any liens of Landlord in the Cofiateral shall be
subject and subordinate to the liens of Lender in the Coilateral.

B. During the period Landlord's lien' on the Collateral is subordinate to the liens of
Lender, Lender may enter upon the Premises during normal business bours'upon at least five
(5) days prior written notice to inspect or remove the Collateral, or any' part thereof, from the
Premises while Lender is in possession of the Premises, which period shall not exceed thirty
(30) days; providèd that lender shall pay to Landlord all rent and additional charges payable by
Grantor under the Lease for any period that Lender occupies the Premises pursuant to this
Agreement prior to or concurrently with Lender's entry upon the Premises at the monthly rates
then payable under the Lease, pro-rated on the basis of a thirty (30) day month. lender shall
promptly, at Lender's sole cost and expense, repair to landlord's reasonable satisfaction or pay
reasonable compensation to Landlord for damages, if any, to the Premises caused by removal
of Collateral prior to the terminating of the Lease or removal of Grantor from the Premises by
Landlord. All repairs shall be accmplished in a good and workmanlike manner without
personal injury, propert damage or liens. Lender .shall indemnify, protect, defend and hold

Landlord -and Landlord's agents and employees harmless from.all costs, expenses, claims and
damages arising out of Lender's exercise of any rights of Lender contained herein, and such
indemnity obligations shall survive the termination of this Agreement.

C. Lender agrees to give Landlord written notice of any default of Grantor under the
Security Agreament within ten (10) days of such default unless such default is permissibly and
wholly cured within such time. penod.

. D. Grantor hereby (í) consents to the provisions of this Agreement, (ii) wai~es a~y
and all rights or claims it may have under or by virte of the Lease, or at law or In .equity, with
respect to any breach of Grantor's quiet enjoyment in and to the Premises or any inteiference
with Grantor's operations in or about the Premises in any way related to or arising from Lender's

. or landlòrd's exercise .of their rights granted herein'or under the Lease, (ii) agrees that it shall
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not have any right to any rental abatement. deduction or offset against rental paymonts payable
by ~rantor un~er the lease 

by virtue of lender's or landlord's exercise of their rights grantedhere~n, !3nd (iv) agrees that upon the expiration of the term of the lease or the earlier

termi~ation thereofto (a)" promptly remove or cause the removal of the Collateral.rom the
Pre.mis~, a~d (b) prompt~y an.d fully repair .a~y damage t? the Premises, the building andror the
proJect in which the Premisesis located, .ansing from the installation or removal of the Collateral
in and from the Premises and to fully restore the Premises to a good, clean and safe codition
and to landlord's reasonable satisfaction.

E. Miscellaneous Provisions

1. The provisions of this Agreement shall be binding upon. and inure to the
benefi of the parties and their respective successors and assigns,

. 2. Failure of either part at any time to require performance of any provision
of this Agreement shall not limit such part's right to enforce such provision, nor shall any waiver
of any breach of any provision of this Agreement constiute a waiver of any succeeding breach
of such provision or a waiver of such provision itself. '. .

3. . In the event a suit, action, arbitration, or other proceeding of any nature

~h~tsoever, including, without Umilation, any proceeding under the US Bankruptcy Code, is
insbtuted, or the services of an attorney are retained. to interpret or enforce any provision of this
Agreement or with respect to any dispute relating to this Agreement, the prevailing part shall
be entitled to recover from the losing part its reasonable attorneys', paralegals', accountants',

and other experts' fees and.all other fees, costs. and expenses actually iricurred and reasonably
necessary in connection therewith. In the event of suit, acton, arbitration, or 'other proceeding,
the amount thereof shall be detennined by the judge or arbittor, shall include fees and

expenses incurred on any appeal or review, and shall be in' addition to all other amounts
provided by Jaw.

4, If any term or provision of this Agreement or the application thereof to any

person or circumstañce shall to any extent be invalid or unenforceable, the remainder of this
Agreement and the application of such term or provision to persons or circumstances other than
those as to which it is held. invalid or unenforceable shall not be affected thereby. and each term
or provision of this Agreement shall be valid and enforceable to the fullest extent permitted by

. law,

5, This Agreement shall be govern~ and construed in accordance with
the laws of the Slate of Washington. . ~ ~ ~~

6. Any notice or de 0 ~~or pe 't~ ,e\Øen under this
Agreement shall be in wñting and sha! to have . n deliv~red by ,U.S.
mail, registered or certified, retu i ested, p- i ,.or, by overni.gh~ delivery
servce showing receipt of delive r ersona facsimile transmission, If to
Landlord notices shall be nt to' and if to Lender:. Attention:(Phone number: ; fa 'la e . ), ~nd if to Grant~r,
at the address, phone number an 1M umber at the Premises. Notices as aforesaid
shalt be effective upon ~e ilè a rece!pl (or rej~ction of receipt), or ~enty-four (24)
hours after deposit wit 'o se ger or delivery service, or the next busine,s~ day aft~r

delivery to an overnight service, or within three (3) days after the d~posit In the U.::.
mail, or upon confirmatio transmission by facsimile. . If any part changes its a~dress, such
change of address shall not be effective as to the other parties unless and u.ntil such part
notifies the other parties of its new street address by one of the above described means of
delivery.

. 7, Except as otherwise provided herein, this Agreement may be amended or
modified only by a written instrument executed by an of the parties hereto.

8. This Agreement constitutes the entire understanding of the p~rtíes with
regard to the subject matter hereof and all prior agreements. repr~sentations. and

understandings between the parties other than the Lease, ~elhe~ oral or written, are dee~ed
null and void, all of the foregoing having been rnerg~d ioto this A~reem~nt. The parties
acknowledge that each part and/or its counsel have reviewed and revised this Agreem~nt and
that no rule of construction to the effect that any ambiguities are to be resolved against the
drafting party shall be employed in the interpretation of. this Agreem~nt or any alTendments ~r
exhibits to this Agreement or any document executed and delivered by either part In
connection with this' Agreement.
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9, This Agreement may be executed in counterparts. All executed
counterparts shall constitute one agreement, and each counterpart shall be deemed an originaL.

10, Time is of the essence of this Agreement Unless the context otherwise
requires, all periods terminating on a given day, period of days, or date shall terminate at
5:00 p,m. (Pacific Time) on such date or dates.

11. The Landlord's agreement to allow Lender to come onto the Propert
shall not act as a waiver, suspension or terminalion of any or all of the rights' or remedies
Landlord may have against Grantor by reason of any default by Grantor under the Lease.

IN WITNESS WHEREOF, Landlord, Lender and Grantor have executed this Agreement
as of the date set forth above,

LENDER:

By:

Its:

Date:

GRANTOR:

By:

lis:

Date:

LANDLORD:

, By:
Its:

By: AMB Property Corporation
Its: General Partner

By:
Jil Blechschmidt

Its: Vice President

Date:
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EXIBIT E

To Lea'e dated Jaruary'1i;. 201()
By and betw AM INSITUTIONAL AlIACE FUND Il, LP., a Deaware limited
par1;and KlNG COUNT. a munil COrell\)ft ot th sima ot Washington

Pio Name:Prort Ad:
le_ Oalo:
Lalorc
Tenant

!iONMENAt MOVe-l QUES"TONNAlE

SeWo Log Ce
855 So iir St 5uOO1oo, Seal. WA
Janury 15. 201n
AMB INSONAl AlCE FUND Il. LP,
KING COUNT

fnstctons: Tha foOow quesia/ Is to b& cot9d at th li of L88S8 8XOOu/ by
fJfl Teniint ~sfl wi klerge or the plenned optto fo th spifbu/1
1-0 PlANED USElPEAAìlONS

1-1. Dccr plnned us and inclde bie/ decrpton d mallacturlng Prcess.s
emplye.

KIg cont wf use th f& fo !l purp Frt and beck offce acti",uas related to
ri an 8der our enter ærvlc fr ll don" within the ofce space.s. In
the Ofn bey (Bh) we wi be prt peom/n nH and accessory insaDatian end ropeir
se fo _ !' StetyRrs Reap ii and Other genera go\(ernmentel
agencs. Th S8 ofngs Irvoe Inake of veh/oas end communlcetions devices wilh'
the troo P/mming /nstl1in en reir of them.
2.0 HADO MATEIALS

2-1. Ar ~ Mall a. de In lI 10_ Agment use, handle. OJ slore at
Ihe Preis..? If 10. fX Ml th riXl.qUØn. If no go 10 ~n 3.0. ~No

o y""

2-2. Plesae .iicl a i:lm thl kl~ th lypes), uss) all quariUt of eacJi
ct us or at on th si anlno Mate Se Data Sllis to eac clmical
In adit debe th prse Ji innal 81 iis (Prebly on a site plan or
. flui) iid pla meas 10 IT ji releas to Ifa enromel (6.9,; spil
coen iosu, Sp Reopo Pl, Øt,),
30 HARDO WASES

3-1. Ãr Jird wa geti /I Jf. coue wIth th naxt quast/ori. If nOi, sklf' thisi- en go 10 Se 4.0. r No i: Yes
3-2. Ar any wa' ge, band, or d1spo of (Wre applicable) on tha propert?
If 8O,Id an do on se~ paealf _ gerad. baied or disposed of
.(dlj. Sp an wa kn 10 be reii unet the Resouic Conservation and
Rec1\ (RCAA) lI '1d chà8 or atluor WU, lnåud LOL amounls
gene monly. Pl in 1lio, and pe~ numbe (e.g. EPA ID No,) for
lrnapo and disa fi.1f apple.

3-, Ar po cotr or monor emplye In iJe prs to prnl or minimize the
niaii of wasle Into li envroen? It ao. pIaa desba on a sepere page.

4.0 USTSASS

4-1. Ar und stge laks (USb), abround $loa tanks (ASTs). c1rf,s. Or
as ¡i rere for planned opar? If no corillue witt Section 5.0. If yeB.
ii debe on æp page th caps. co den arid coon of USTB or
AST. ii pr co d approp(laa iøulalo peil : fl No n Yes



5.0 . REGUlATORY

5-1. Does th opere"on have or reuire llY peits for Hazardous Materials or wa.ts
disrge Including bu !!miled 10 Nalional Pollutant Olsch8r:i EUmiiiation System (NPDES) or
equivalent pennil If so, pieas .provide a copy of tlis permit,

NO

5-2. Has. a Hazardous Materials BusIness Pllin been developed for Ihe site? If '0, please
provide a copy.

N1A

TENANT CERTIFICATION

I am familar wüh Ihe real propert and facUlt opemllons descbed In tlíG quetionnaire,
and I am autord 10 sign on behalf oftle Tenenl. By signing below. F represenl and warrn!

.thalthe answers to the aboe questions are coplele and acrate to the best of my
knowge, I also undrstand lhat tha lendlor wil rely on the completeness and accracy of
~y answers in ass~ any e~viro~ Iiablfly iiks assoceted wih the proper1y.

Signatue: df? ~
Nome: ì.&J /Íc- 17 &-

ie's P'Ü',lM-d('((

ii ~-rI'UIt'

U( - :ZoS-:5/ 'T i

ritle:

Dale:

Telephone:

PLEASE FORWARD THE COMPLETD QUESTIONNAIRE TO:

Mr, Steve CampeU
AMB Property. L.P.
Pier 1, Bay 1
.San Francisco, CA 94il1



EXHIBIT F-1

Tn Leas6 dated January 15, 2010
By and be!Ween AMB INSTITUTIONAL AlLIANCE FUND II, LP., a Delaware limited
partership, and KING COUNTY, a municipal corporalion of the state of Washington

This Work Letter Agreement is in addition to the terms and conditions set forth in and is
made ~ pa~ ~f the lease,?y and between AMB INSTITUTIONAL ALLIANCE FUND HI, LP., a
Delawdre limited ~artnership, as ("Landlord') and KING COUNTY, a municipal corporation of
the state of :'Vashington as ('Tenant'). Any capitalized terms used herein and not otherwise
defined herem shali have the meaning ascribed to such terms as set forth in.the lease

1, Landlord's Work. Subject to the conditons set fort below, Landlord agrees to
const:uct and insta" certin improvements rLandlord's Work") in the Building of which the

Premises are a part ;n accordance with the Final Drawings (defined below) and pursuant to the
terms of this Exhibit F-1,

2. Definition. nlandrord's Work. as used in this Lease shall include only the work to be

performed by Landlord descnbed below. "landlord's Work. shall specifically not includ" any,
alterations, additÍl:~ns or improyements ~nstalled or constructed by Tenant, and any of Te~ant's
trade fi~ures, equipment, furniture, furnishings, telephone equipment or other personal property
(collectively, .Person~1 Propert). Landlord's Work shall include any and all improvements to .
be made to the Premises as specifed in the Final Drawings (defined below), as specifed and
agree~ to by Tenant and landlord. In no eve!"t shall landlord's Work include the following, all
of which costs and expenses shall be paid for by T enant: (j) costs and expenses for
telec:mmunication~ wiring (jn~Udj':' without Ijmi~tion? wiring for telephones or computers), (ii)
architectural costs In connecton with the preparation of the Final Drawings or any changes to
the Final Drawings, (iii) any costs for permits for landlord's Work, (iv) any engineering. 

costs orexpenses' in connection with landlord's Work, or (v) any costs and expenses incurred for
. Tenant's racking and shelving system, .

3. Final DrawinQs: the Work. Tenant desires landlord to perform Landlord's Work in
su~stantial accordance with the I?I~n(s) or scope of work (collectively, the "Final Drawings")
which is attached hereto as Exhibit F-3. and made a part hereof. Neither the approval by
Landlord of the Final Drawings or any other plans, specifications, drawings or other items
associated with Landlord's Wl?rk nor landlord's Performance, supervision or monitoring of

Landlord's Work shall constiute any warranty or covenant by Landlord to Tenant of the
adequacy of the désign for Tenant's intended use of the Premises. Tenant agrees to, and does
hereby, assume full and complete responsibilty to ensure that the Final Drawings are adequate
to fully meet the needs and requirements of Tenant's intended operations of its business within
the Premises and Tenant's use of the Premises.

4. Penormance of Landlord's Work, landlord shall submit the Final Drawings to the
governmental authorities having rights of approval over landlord's Work and shall apply for the
necessary approvals and building permits, Landlord's Work shan be constructed by a general
contractor selected by Landlord (the "General Contractor'), Landlord shall commence
construction, or cause the commencement. of construction by the General Contractor of
Landlord's Work as 500n as practic3ble after selection of the General Contractor. Except as
hereinafter expressly provided to the contrary, Landlord shall cause the performance of
Landlord's Work using (except as may be stated or otherwise shown in the Final Drawings)
building standard materials, quantities and procedures then in use by Landlord ("Building
Standards"), .

5. Substantial Completion. landlord shall use commercially reasonable effo,rts to cau~e
the General Contractor to Substantially Compfete (defined below) Landlord s Work in
accordance with the Final Drawings on or before the Outside Delivery Date, subject to delays
due to (a) acts or events beyond its contr~l. inc!ud¡ng~ but not Iímjte~, to, acts of G?d,
earthquakes, strikes, rockouts, boycotts, casuallies, discont~nuance of any utility or othe~ service
required for performance of Landlord's Work, morat~:mums, g?vernmen~al agencies c:nd
weather, (b) the lack of availabilty or shortage of specialized matenals used in the construction
of Landlord's Work, (c) any matters beyond the control of landlord, the ~~neral Contractor: or
any subcontractors, (d) any changes required by the fir~ di:pi:rte~t, building and!o: planning
department, building inspectors or any other agency havin~ Junsdicli~m OVer the Buiidi~g and/or

Landlord's Work (except to the extent such changes are directly attributable to Tenants use or
Tenant's specialized tenant improvements, in which event such delays are considered Te:iant
Delays) (the events and mailers set forth in Subsections (a), (b), (e) and (d) are colleClive!y
. referred to as "Force Majeure Delays"), or (e) any Tenant Delays (define? ?elow), .Landlord 5
Work shall be deemed substantially comp!eteon the date that the budding offcials of the
applicable governmental agency(s) issues its final approval of the constrction of l~ndlord's
Work whether in the form of the issuance of a final permit, temporary or final certificate of
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c;ccupaiic~ or the w~itte"n a~!Jioval evidencing its final inspection on the building permit(s)
( Substantial COf!pletion ,or Substantially Completed, or "Substantially Completeft).

6.. Tenant Delays, If 
there is any delay in. Substantially Completing Lar.dlord's Work that is

attnb~tabie to T~nant and/or Tenant's Representatives or Tenant's intended use of the
Prem~ses (collectively, "Tenant Delays"), including, but not limited to, any of the following
descnbe~ events or occurrence~: (a) delars related to changes made or requested by Tenant to
Lan~lord s Work a~d/or th~ Frnal Drawmgs; (b) ¡he failure of Tenant to comply with the
r~9uirement;s of th!S Exhibit F-1; (c) Tenant's requirements for special work or materials,
finishes, ?r installau(:ms oth~r t~an th.e Büildi~g Stand~rds or Tenant's requirements for special
construction or p~asingnot inciuded In the Final Drawings; (d) any changes required by the fire
?epa~rient, burld:ng or planning department, building inspectors or any other agency having
jurisdiction over the Building and/or Landlord's Work if such changes are directly attributable to
Ten,a.nls use or. Tenant's specialized tenant improvements; (e) the performance of any
additronal work pursuant to a Change Request, (defined below) which is requested by Tenant; (f)
the performance of work In or about the Premises by any person, firm or corporation employed
by or on be~alf of Tenant, including, without limitation, any failure to complete or any delay in
the. c?mpletion of such work; or (g) any and all delays caused by or arising from acts or

omls,sll?Os of Tenant and/or Tenant's Representatives, in any manner whatsoever, including, but
not limited to, any and all revisions to the Final Drawings, then: (i) the Outside Delivery Date
shall be extended one day for eaGh day of Tenant Delay, and (iO the Rent Commencement Date
shall be accelerated for each day of Tenant Delay. It is the intention of the parties that all of
such de!ays wil be considered Tenant Delays for which Tenant shall be wholly and completely
responsible for any and all consequences related to such delays, including, without limitation,
any costs and expenses attributable to increases in labor or materials,

7. Cost of Landlord's Work, Subject to the last sentence of Section 2 of this Exhibit F-2,
the cost of landlord's Work (the "Tenant Improvement Costs") shall mean and include any and
all costs and expenses of landlord's Work, including, without limitation, all of the following: (i) all
costs of interior design and finish schedule plans and specifications including as-built drawings;
(ii) all direct and indirect costs of procuring, constrcting and completing Landlord's Work,
including, but not limited to, !he construction fee for overhead and profit. the cost of al/ on-site
supervisory and administrative staff, offce, equipment and temporary services rendered by
Landlord's consultants and the General Contractor in connection with constrction of the Tenant

Improvements, and all labor (including overtime) and materials constituting Landlord's Work; (Hi)
all fees payable to' the General Contractor, architect and Landlord's engineering firm if they are
required by Tenant to redesign any portion of landlord's Work following Tenant's approval of
the Final Drawings, and (iv) a construction management fee payable to landlord in the amount
of five percent (5%) of all direct and indirect costs of procuring, constructing and completing
Landlord's Work. Within thirty (30) days after the completion of landlord's Work and the
delivery to Tenant of a statement detailng'the cost of Landlord's Work, Tenant shall reimburse
Landlord for the cost of Landlord's Work,

8. Tenant Improvement Costs, Landlord agrees that in no event shall Tenant be required
to reimburse Landlord for Tenant Improvement Costs in an amount in excess of $305,000.00
('Tenant's Maximum Reimbursement Amount"; provided, however, notwithstandiri~ the
foregoing, to the extent the cost of Landlord's Work exceeds Tenant's Maxi~um
Reimbursement Amount due to: (i) a Change Order, (ii) the occurrence of a forc~ majeure
event, or (ii) aiiy changes to landlord's Work required by !he fire del?art~e~t, ,b~ildlng and/or
planning departent, building inspectors or any other .agency having junsdiction over the
Building and/or Landlord's Work, then Tenant shall reimburse Landlord for such costs of
Landlord's Work in excess of the Tenant's Maximum Reimbursement Amount.

9. Cl"ant¡e Requests. No changes or revisions, to t~~ approved Fina.' Drawings .,hall b,e
made by either Landlord or Tenant unless approved in wnting by both partes. Upon i enant s
request and submission by Tenant (at Tenant's sole cost and ~~pense) of the neces~ary
information and/or plans and specifications for any changes or revisions. to the approved F~nal

Drawings and/or for any work other than Landlord's Work described in the approved Final
Drawings rChange Requests") and the approval by Landlord of such Change Request(s),
which approval Lartdiord agrees shall not be unreasonably withheld, Landlord shall perform th~
additional work associated with the approved Change Request(s), at Tenant's sole Ctst ana
expense subject however to the following provisions of this Section. Prior to commencing any
addition~1 work r~lated to the approved Change Request(s); Landlord shalf submit to Tenant a
written statement of the cost of such additional work and a proposed tenant change order
therefor .("Change Order") in the standard form then in use by landlord. Tenant s~~11 execute
and deliver to Landlord. such Change Order and shall pay the entire cost of such additional work
in the following described manner. Any costs r~lated to such. 'approved Change Req.u~st( s),
Change Order and any delays associated therewith, shall be paid for by Tenant The.bilhng ft:r
such additonal costs to Tenant shall be accompanied by evidence of the amounts billed as is
customanly used in. the business. Costs related to approved, Change Request~ and Cha~ge
Orders shall include, without limitation, any architectural or design fees, ~a~dlor9 s construction
fee for overhe.ad a"nd profit, the cost of all on-site supervisory and adm,inistrative staff, offce.
equipment and.temporary services rendered by Landlord and/or Landlord s consultants, and the
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General Contractor's price for effecting the change. If Tenant fails to execute or deliver such
Change Order, or to pay the costs related thereto. then landlord shall not be obligated to do
any additional work related to such approved Change Request(s) and/or Change Orders, and
landlord may proceed to perform only landlord's Work. as specifed in the Fir-al Drawings.

10. Lease Provisions: Conflict. The terms and provisions of the leâse. insofar as they are
applicable. in whole or in part to this Exhibit F-1. are 

hereby incorporated herein by reference.In the event of any conflct between the terms of the Leasa and this Exhibit F-1, the .terms of this
Exhibit F-1 shall prevaiL. Any amounts payable by Tenant to landlord hereunder shall be
deemed to be Additional Rent under the lease and. upon any default in .the payment of same.
Landlord shan have all nghts and remedies available to it as provided for in the Lease.
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EXHIBIT F-2

To Lease dated January 15, 2010
By and between AMB INSTITUTIONAL ALLIANCE FliND tll, LP., a Delaware limited
partnership, and KING COUNTY, a municipal corporation of the state of Washington

, The following is a partial list of materials and specifications for propert tenant
improvement finishes for Seattle Logistics Center 1. Any items not addressed will be
constructed in accrdance with all governmental codes and regulations or consistent with what
now exists within the Property (Propert Standards),

1. DOORS, WINDOWS & HARDWARE

A. DOORS: 3' 0" by 7' 0", 1 3/4" thick solid core with a soft wood edge. Doors and
frames to be painted in similar color to walls, or stained and finish according to.
Property Standard.

B. FRAMES: Soft wood door frames

C. HARDWARE:

1. Interior door hardware shall be Schlage "ÄL" series. Saturn Passage lever in US
626 Brushed Chrome finish. Restroom to receive privacy lever in same series
and finish.

2. All hardware used in accessible buildings and facilities shall conform to the
requirements per .Washington State Rules and Regulations for Barrier Free
Design," Fourth edition,

3. Only entry doors into Tenant's premises shall include keying mechanisms. All
other doors shall be Project Standard pass through hardware.

2. FINISHES

A. FLOORING

1. Carpeting: All installed carpeting shall be direct glue-down installation. Carpet
shall be 28 oz, Olefin similar to Cumberland Carilon with an approximate 48" by
36" Pacific Mats Endurance walkoff at the main entry door.

2. Sheet Vinyl: Congoleum Floorever with 5" intncal base in colorto be approved
by Landlord and Tenant.

3. Kitchen Area: VCT shall be Armstrong 12" by 12" by 1/8".

4. Base: 4" Roppe Rubber base in color coordinated with flooring shall be applied
at all carpeted areas and VCT areas.

B. GYPSUM,WALLBOARD

1. Offce/warehouse waffs shaff be 10' high constructed of 3 1/2" 25 Gage metal
studs, Exterior finish wil be fire cased and one coated only. The inside, or offce
side, shall be finish sanded to a smooth wall paint-ready condition,

C. PAINT STAIN AND FINISH

1. Offce/warehouse waffs on the offce side wil be primed with a PVA primer and
two (2) coats of HL latex paint, Rodda, or paint of eq~al quali~ applied. I?oors
and woodwork wil be painted with semi-gloss .latex paint or stamea and finished
according to Property Standard,

3. LIGHTING

A. General: 2' by 4' three lamp lay-in fluorescent light fixtures with s~andard acrylic
lens and T-8 low watt type lamps. 75 foot candles at 3' above finish floor or as
permitted by code but not less than two (2) fixtures per offce.

4. CEILING:
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A. Offce areas shall have ân exposed grid acoustical ceilng with 2' by 4' non-
directional fissured tie installed at approximately 9' 0" above finish.f1oor.

B. Restrom ceilng wil a hard lid constrcted of gyp board, smooth finished.

5. ELECTRICAL:

A. General: Two (2) duplex ouUets and one phone mud ring With pore per offce. One
(1) dedicated duplex at the phone board and two (2) dedicated duplex outlets in the
kitchen area. Exhaust fans wil be provided for restrooms per code. Hardwired.
exercise lights. ./VAC strkes and perrits are also included_

6. CABINETRY:

A. Custom buil cabinets as detailed on drawings.

B. Plastic laminate finish on all exterior faces. White low-pressure laminate/Melamine
inside with 4" v.iie pole handles.
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EXHIBIT F-3

To Lease dated January 15,2010
By and between AMB INSTITUTIONAL ALLIANCE FUND II, LP., a Delaware limited
partnership, and KING COUNTY, a municipal corporation of the state of Washington

FINAL DRAWINGS
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EXHIBIT G-1

To Lease dated January 15, 2010
By and be,tween AMB INSTITUTIONAL ALLIANCE FUND IIi, LP" a Delaware limited
partnership; and KING COUNTY, a municipal COrporation of the state of Washington

SIGN CRITERIA

A TENANT SIGN CRITERIA;

The following sign criteria have been established for the purpose of maintaining the averafl
appearance of Seattle logistics Center 1, for the benefit of all Tenants, No deviation from
these criteria wil be permitted without landlord's prior approval in writng.

The criteria has also bèen established to provide maximum continuity with the environment and
an architectural integration with the project

B, ADMINISTRATION:

1) Tenant is responsible for the installation, maintenance, and removal of its Primary
Identification sign in a manner acceptable to and consistent with the high standards of
Seatte logistics Center 1. All costs incurred to provide sign maintenance will be at

Tenants expense, Tenant Is responsible for obtaining approval of exterior signage
from the Landlord and the' City of SeaTac prior to instaflation, NI costs associated with
sign permit approval are the responsibility of the Tenant. Inside signs that will be visible
from outside the bUilding must be approved by landlord.

2) Upon termination of Tenant's lease, the sign wil be removed at the Tenant's expense and
any damage to the building shall be repaired at the Tenant's expens~.

3) No additional exterior signage wil be allowed on the face of 

the strcture.

4) Signs installed without approval or contrary to the criteria, wil be removed by Landlord at
Tenant's expense. A scale drawing showing proposed signage and the bUilding elevation
must be submitted to Landlord for approval.

5) In the event of any contlc! between Tenant and landlord in regard to the application of
these cnteria; the landlord's decision shall be final and binding upon the Tenant.

C. SIGN SPECIFICA TrONS:

1 ) Tenant Signage

a) Tenants' names wil be limited to the upper concrete wall facade of the individual tenant
space, Tenants shall locate signage over main entry doors or as close thereto as
practical. .

b) The letters for tenant signs shall be 16" maximum height, 2" minimum thickness (unless
a variation is approved by landlord), HDU #10 signfoam mounted to the building with
VHB tape and silcone adhesive, NI signs Should be non-iluminated and painted of a
color approved by the Landlord. Maximum sign coverage wil not exceed 36 squ,are feet
and must be centered within the upper Concrete panel above Tenant's maio entry
door(s). Tenant signage may contain logos or more than one row of inf~rmation
provided that the total sign area does not exceed 24" in height and 18 feet in width and
presents a professional appearance.

2) Store FrontIindow Signs

a) Each tenant is allowed to display their company name and logo and business hours on
the glass panel to the left or right of their entrance door. The COmpany name, logo, and
business hours wil not exceed an area of 18 inches in height and 30 inches in length.

b) All window signs wil be white Pressure-sensitive vinyL. The top of the sign shall'be 60
inches from the finished floor level and 4 inches from the. doorframe. Company name.
and logo may use corporate colors if appropriate, Business hours wil use a futura .
medium black font in 1-inchletler he.íght.

AMB Reit lease 9/9811RJH Rev 8-11-04
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3) Banneis. Posters and Sandwch Boards

a) Banners, poters. sandWI¡;h boards. etc. wiilonly be allcwed\un\ ..ind~""s
orplaced in other loctions of the Tenant space on a temoori a1\~ith P'-'OTwritten landlorå approvaL' , \
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