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SEATTLE MUNICIPAL TOWER LEASE 

THIS LEASE is entered into by THE CITY OF SEATTLE (''Landlord"), a city of the first class 
of the State of Washington and SIN TAEK CHANG & JIN WON CHANG, individually and as a 
married couple, D/B/A .REBA'S & AMIGO'S (''Tenant"). 

Landlord and Tenant covenant and agree as follows: 

1. Lease Data; Exhibits. The :following terms shall have the following meanings, except as 
otherwise specifically modified in this Lease: 

A. 

~ n . 

C. 

D. 

E. 

Building: Seattle Municipal Tower, 700 Fifth Avenue, Seattle, King County, 
Washington 98104, situated. on real property described more particularly in 
Subsection 2.A. 

n • • n ~ 1 '1 • ~ , ,. ~ • ,.., ,. .• - - , , • · ·- • - , . -- .. rrettuses: ~ ~emao1,e J\fea las oenneo m .suosectton L.HJ 1aen:ttneo as ::smte {)04 
consisting of apprmdmately 2,631 Rentable Square Feet located on Building 
Floor Outdoor Plaza 6 as outlined on the floor plan of the Building attached 
hereto as Exhibit A (the "Floor Plan of Premises"), including tenant 
improvements described in Exhibit B. 

Commencement Dak:: The first day of the month following the Effective Date (as 
defined in Section 45L 

Expiration Date: The· last day of the 60th full month following the Commencement 
Date, unless the Tem1 of this Lease is extended under Subsection 3.B. 

Base Rent and Additional Charges: For use and occupancy of the Premises during 
the Initial Term hereof, Tenant shall pay Landlord $10.00 per Rentable Square 
Foot per year (i.e., an initial annual amount of $26,310.00) as Base Rent, which 
amount shall be incmased by three percent (3%) annually as provided in the table 
below. Rent shall be payable as and when specified in Section 4. Whether or not 
so designated, all other sums due from Tenant under this Lease, including but not 
limited to Leasehold Excise Tax due under Section 10 and Tenant's Share of 
Building Operating Costs and Real Property Taxes, shall constitute Additional 
Charges, p bl h 'fi d · h' L aya e w ,en soec1 e mt 1S ease. 

Lease 
--,; 

Monthly Monthly Leasehold Total 
Ye,ars Rent Exc:ise Tax Monthly 

{12.84 %, ·subje c.t to Rent 
Year 1 $ 2,192.50 $ 281.52 $2,474.02 
Year2 $ 2,258.28 $ 289.96 $2,548.24 
Year3 $ 2,326.02 $ 298.66 $2,624.68 
Year4 $ 2,395.80 $ 307.62 $2,703.43 
Years $ 2,467.68 $ 316.85 $2,784.53 



F. 

G. 

H. 

l. 

J. 

K. 

Security Deposit: 

Base Year: 

Expense Year: 

$4,000.00. 

N.A. 

Each full calendar year. 

Tenant lrnprovemen1l Allowance: $15.00 per Rentable Square Foot, payable as 
provided under Secfopn 12 and Exhibit B. 

Parking: The license granted under Section 37 of this Lease is limited to one (1) 
automobile. 

Permitted Use: Tenaint shall have the right to use th.e Premises for the purpose of 
an eat-in/take~out/delivery restaurant selling Mexican food as well certain 
specified sandwiches, salads, soups, pizza, pasta, breakfast items, and beverages. 
rl"' • 11 1'1 • '" • • / '\ • •• · - - ~ ..._ __ , _ _ ..1 - - ,....._ , _ !_1_ !,1,... T"'- l',, .. 1 _. _ _. . \1'\ 1enan1 snau nm aoa any1tem~sJ tons menu as. auacneo as r..xnu;m: u r -1v1enuJ 
without first having given Landlord written notice of Tenant's desire to add the 
item(s) described in such notice and having received Landlord ' s written consent 
for such addition. 

L. Notice Addresses: 

To Landlord: 

To Tenant: 

City of Seattle c/o CBRE, Inc. 
700 Fifth A venue, Suite 4040 
Seattle, WA 98104 

Sin Taek Chang d/b/a Beba's & Amigo's 
700 Fifth Avenue, Suite 604 
Seattle, WA 98104 

M. Exhibits: The following exhibits are made a part of this Lease: 

2. Premises. 

Exhibit A - Floor Plan of Premises. 
Exhibit B - Tenant Improvements. 
Exhibit C - Rules and Regulations. 
Exhibit D - Copy of Current Menu 

A. Grant. Landlord hereby leases to Tenant, and Tenant hereby leases from 
Landlord, those cerfain premises (the "Premises") located on the floor(s) and 
having the Rentable Area set forth in paragraph 1.B. The Premises are part of the 
Building which is located on and includes the real property described as follows: 
Lots 1, 4, 5, 6, 7 and 8 in Block 29 of addition to the Town of Seattle, as laid out 
by the claim ofC. D.. Boren and A. A. Denny and H. L. Yesler (commonly known 
as C. D. Boren's addition to the City of Seattle), as per Plat recorded in Volume 1 
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of Plats, Page 25, Records of King County; together with the westerly 1/2 of 
vacated alley adjoining Lots l and 4; and together with all of the vacated alley 
adjoining Lots 5, 6, 7 and 8; Lots 2 and 3 in Block 29 of addition to the Town of 
Seattle, as laid out on1 the claim of C. D. Boren and A. A. Denny and H. L. Yesler 
(commonly known as C. D. Boren's addition to the City of Seattle), as per plat 
recorded in Volume 1 of Plats, Page 25, Records of King County; together with 
the northeasterly 1/2 of vacated alley adjoining; situate in the City of Seattle~ 
County of King, State of Washington. 

B . Rentable Area. The Rentable Area set forth in Subsection 1.B shall be used to 
calculate Base Rent regardless of any discrepancy with the actual measured area 
of the Premises or any alterations that affect the area of the Premises. 

C. Condition. The Landford leases the Premises and the Tenant accepts the Premises 
in "as is" condition. The Landlord disclaims all representations, statements, and 
warranties, expressedi or impiied, with respect to the condition or suitabiiity of the 
Premises other than tlh.ose contained in this Lease. 

D. Common Areas. During the Lease Term, Tenant and its licensees, invitees, and 
employees shall have the non-exclusive right to use the Building garage and all 
entrances, lobbies, elevators, stairs, corridors, restrooms and other public areas of 
1he Building which the Landlord designates for use in common with Landlord, 
other Building tenants and their respective licensees, invitees, and employees (the 
"Common Areas"). Landlord shall at all times have exclusive control and 
management of the Common Areas and diminution of the Common Area shall not 
be deemed a constructive or actual eviction or entitle Tenant to compensation or a 
reduction or abateme1ot of rent. 

E. Landlord Alteratiomi, Landlord, in its discretion, may increase, decrease or 
change the number, locations and dimensions of any hallways, lobby areas, 
Common Areas and ,other areas of the Building that are not within the Premises. 
L~dlord reserves th1e right from time to time (i) to install, use, maintain, repair, 
relocate and replace pipes, ducts, conduits, wires and appurtenant meters and 
equipment for service to the Premises or to other parts of the Building in areas 
above the suspended! ceiling surfaces, below the floor surfaces, and within the 
walls of the Premises and elsewhere in the Building; (ii) to alter or expand the 
Building; and (iii) to alter, relocate or substitute any of the Common Areas. 
Landlord reserves the right from time to time to access the Premises for the 
forgoing purposes, su1bject to Section 25. 

F. Prospective Tenants. During the final twelve (12) monlhs of the Lease Term, or 
after an event of Tenant Default that is not cured within the time specified in 
Section 20.A, Landlord reserves the right to enter the Premises at reasonable 
hours for purposes of showing the Premises to prospective tenants. Additionally, 
at any time during thte final nine (9) months of the Lease Term or after an event of 
Default that is not timely cured, Landlord reserve-s t11e right to place signs in, at, 
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3. 

and around the Premises for purposes of re-letting the Premises after the 
expiration or terminaition of the Lease. 

Lease Term. 

A. 

B. 

Tenn. The tenn of tlb.is Lease shaU be for an initial term of five years beginning 
on the Commencement Date in 1.C and expiring on the Expiration Date (the 
"Tenn'' or ' 'Lease Term") unless extended as provided under Section 3.B or 
terminated earlier as provided herein .. 

Tenant's Opportunity to Extend Lease Tenn. Tenant shall have the option to 
extend the Lease Teim for one period offive (5) years (the "Extended Term") on 
the same terms and 1conditions, except for Rent which shall be Fair Market Rent 
determined under Section 4.B and C. To exercise its option to extend, Tenant 
must give Landlord written notice no later than two hundred seventy (270) days 
before the expiraiiou of the then-current Term. Tenanfs right to any extended 
term under this Lea.se is expressly conditioned upon the following: (1) Tenant 
must not have materially Defaulted (as defined in Section 21) in the performance 
of its obligations under this Agreement at any time prior to the expiration of the 
then-current Lease Term, and (2) Tenant must exercise its option in the time and 
manner required under this Subsection. As used in this Lease, all references to 
"Term" or "Lease Te:nnH mean the Initial Term and any and all Extended Terms. 

4. Rent 

A. Payment of Rent and Additional Charges. On or before the Commencement Date 
and thereafter on or before the first day of each month during the Term, Tenant 
shall pay to Landlord at the address and to the account specified by Landlord, 
without notice or demand or setoff or deduction of any kind, in lawful money of 
the United States (a) the monthly amount {I/12th) of the annual Base Rent in 
advance, and (b) th,e applicable amount of Leasehold Excise Tax as required 
under Section 10, ,and (c) other Additional Charges as and when specified 
elsewhere in this Lease, but if not specified, then within ten days after demand. 
Base Rent and, if appropriate, as reasonably determined by Landlord, Additional 
Charges shall be prorated on a daily basis for any partial month within the Lease 
Term. For any partia1l initial month in the Lease Tenn, Base Rent and Leasehold 
Excise Tax shall be paid on the first day of the Lease Term. 

B. Rent Amount During Extended Term. If Tenant elects to extend the Lease Tenn 
under Section 3.B, beginning on the first day of the Extended Tenn, Base Rent 
shall be Fair Marke:t Rent. "Fair Market Rent" means the annual amount per 
rentable square foot that a. willing, non-equity lessee would pay for comparable 
space in a first-class downtown Seattle office building in an arms-length 

. transaction, consideriing all relevant factors such as annual rental rates per rentable 
square foot, building services being provided by the lessor, building operating 
cost escalators, size and location of premises being leased, tenant improvement 
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allowances and rental concessions. Within thirty (30) days following Tenant's 
exercise of its option to extend, Landlord shall provide Tenant written notice of 
Landlord's determination of Fair Market Rent. If Tenant disagrees with 
Landlord's determination of Fair Market Rent, Tenant shall advise Landlord in 
writing within 20 days, and the parties may negotiate regarding the Fair Market 
Rent. If the parties do not agree on the Fair Market Rent within 30 days, either 
party may submit the matter to arbitration in accordance with the tenns of 
Subsection 4.C so that the Fair Market Renta] Rate is determined no later than the 
expiration of the then current Lease Term. The Extended Term shall have a new 
Base Year, which s:hall be the calendar year in which the Extended Tenn 
commences. 

C. Arbitration of Fair Market Rental Rate. If the parties are unable to reach 
agreement on the Fai:r Market Rent during the period specified in Subsection 4.B, 
then within ten days either party may initiate arbitration by advising the other in 

• • • ~ •1 1 1 -, I" • • 1 • • • T"" I 1 • , • ,. • • 1 1 wnnng or me name ana aooress or ns aromator. nacn aronrator app01meo unoer 
this Section shall be ,qualified as a real estate appraiser and shall be familiar with 
rental rates in comprurable first class Seattle office buildings. Within ten days after 
receipt of notice from the initiating party, the other party shalJ respond in writing 
with the name and address of the person it designates to act as arbitrator on its 
behalf. If the second party fails to notify the other of the appointment of its 
arbitrator within or by the time required, then the first arbitrator shall be the only 
arbitrator to detennine Fair Market Rent, otherwise the duty of the arbitrator(s) 
sha1J be to jointly de:tennine the Fair Market Rent. If the two (2) arbitrators are 
unable to agree upon a detennination of-the Fair Market Rent, then within ten (10) 
days, they shall appoint a third qualified arbitrator, or alternatively may request 
appointment of such a qualified arbitrator by the then presiding judge of King 
County Superior Court acting in his private non-judicial capacity or by Judicial 
Dispute Resolution. The three arbitrators shall decide the dispute, if it has not 
been previously resolved, by following the procedure set forth in this section. The 
arbitrators selected by each of the parties shall state in writing his/her 
detennination of the Fair Market Rent supported by the reasons for the 
determination. The a1:bitrators shall arrange for the simultaneous exchange of such 
proposed determinatiions and the delivery of a counterpart copy to each party 
within three days of the appointment of the third arbitrator. The role of the third 
arbitrator shaIJ be to select which of the two proposed resolutions most closely 
approximates the third arbitrator's own determination of Fair Market Rent. The 
third arbitrator shall make this selection within ten days after receiving the 
proposed resolutions from the other two arbitrators, The third arbitrator shalJ have 
no right to propose a middle ground or any modification of either of the two 
proposed determinations. The determination chosen by the third arbitrator as most 
closely approximating his/her own determination shall constitute the collective 
dedsion of the arbitr;1tors and be final and binding upon the parties. 

(1) If an arbitra1lor appointed by either party withdraws or is unable to 
complete the process for any reason, the applicable party may appoint a 
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successor. If the third arbitrator withdraws or is unable to complete the 
process, a successor shall be appointed in the same manner as provided for 
appointment ,of the third arbitrator. Any decision in which the arbitrator 
appointed by Landlord and the arbitrator appointed by Tenant concur shall. 
be binding and concJusive upon the parties. Each party shall pay the fee 
and expenses: of its respective arbitrator and both parties shall share 
equally the fe:e and expenses of the third arbitrator, if any. The attorneys' 
fees and expenses of counsel for the respective parties and of witnesses 
shall be paid by the respective party engaging such counsel or calling such 
witness. 

(2) The arbitrato:rs shall have the right to consult experts and competent 
authorities with factual infonnation or evidence pertaining to a 
detennination of the Fair Market Rental Rate, but any such consultation 
shall be made in the presence of both parties with full right on th.eir part to 
cross examirn::. The arbitrators shaii render their determination in writing 
and deliver a counterpart copy thereof to each party. The arbitrators shall 
have no power to modify the provisions of this Lease. 

5. Tenant's Share of Building Operating Costs and Real Property Taxes. - Reserved 

6. Late Charge; Interest. IfT,::nant fails to pay any Base Rent or Additional Charge within 
ten days after the due date, a. late charge equal to five percent (5%) of the unpaid amount 
shall be assessed and be immediately due and payable. In addition, interest shall accrue at 
the rate of twelve percent (12%) per annum on any Base Rent or Additional Charge that 
is not paid when due. If Tenant defaults in making any payment of Base Rent or 
Additional Charges, Landlord shall have the right to require that subsequent Base Rent or 
Additional Charges payments he made by cashiers or certified check. 

7. Security Deposit. Beginning upon the Effective Date and as partial consideration for this 
Lease, Landlord shall continue to hold Tenant's deposit under a prior lease in the sum 
specified in Subsection l .F (1lhe "Depos·it''). This Deposit shall be retained by Landlord as 
security for Tenant's payment of Rent and perfonnance of all its obligations under this 
Lease. lf Tenant Defaults ini the payment of Rent or the perfonnance of any obligation 
under this Lease, the Landl,ord shall have the right, in its discretion, to apply the full 
Deposit or any portion thereof to the Rent owing or to the expense incurred by Landlord 
as a result of Tenant's Default. Tenant shall restore any amount of the Deposit applied by 
Landlord against Tenant's obligations within ten (l 0) days of written demand from 
Landlord. Landlord shall nolt be required to retain the Deposit in a separate account and 
the Deposit shaJl not accrue: interest. Landlord shall pay Tenant the Deposit within 30 
days after the Expiration Date or earlier termination of the Lease, less the amount, if any, 
applied by Landlord to remedy any Tenant Default as provided for under this Section. 
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8. Tenant's Operations. 

A. Use of Premises. Te111ant shall use the Premises only for the Section I Permitted 
Use. As Landlord's willingness to enter into this Lease with Tenant was 
predicated, in part, om the nature of Tenant's business, and the compatibility of 
such business with other tenants in the Building, Tenant shall not use or permit 
the use of the Premises for any other business, or purpose, or under any other 
name, without Landlord's prior written consent. Tenant shall promptly comply, at 
its sole cost and expense, with the Exhibit C rules and regulations and other such 
rules and regulations relating to the use of the Premises, Building and Common 
Areas as Landlord, from time to time, may promulgate. Tenant shall maintain the 
Premises in a clean, orderly and neat fashion to conform with the high standards 
of the Building, permitting no objectionable odors to be emitted from the 
Premises and shall neither commit waste nor permit any waste to be committed 
thereon. Tenant shaiii not permit any accumuiation of trash on or about the 
Premises. Tenant shall not create or contribute to the creation of a nuisance in 
either the Premises or the Building, and Tenant shall not engage in or permit any 
action that will disturb the quiet enjoyment of any other tenant in the Building. 

B. Unlawful Use .. Tenant shall not use or permit the Premises or any part thereof to 
be used for any purpose in violation of any municipal, county, state or federal 
law, ordinance or regulation, or for any purpose offensive to the standards of the 
community of which the Building is a part. Tenant shall promptly comply, at its 
sole cost and expense, with all laws, ordinances and regulations now in force or 
hereafter adopted relating to or affecting the condition, use or occupancy of the 
Premises including b1ut not limited to all applicable equal employment opportunity 
and nondiscrimination laws of the United States, the State of Washington and The 
City of Seattle, including the Seattle Municipal Code (''SMC"), notably SMC Ch. 
14.04, 14.10, and 20.42, and rules, regulations, orders, and directives of the 
associated administrative agencies and their officers. 

C. Liens and Encumbrances. Tenant shall keep the Premises and Building free and 
clear of, and shall indemnify, defend and hold Landlord harmless from, any and 
all, liens and encumbrances arising or growing out of any act or omission, or 
breach of this Lease or the use, improvement, or occupancy of the Premises by 
Tenant or any of its ]principals, officers, agents, or employees. If any lien is filed 
against the Premises or Building, Tenant shall either cause the same to be fully 
discharged and released of record within ten days after Landlord's written demand 
therefor or within such period, provide Landlord with cash or other security 
acceptable to Landlord in an amount equal to one and one-half (1 ~) times the 
amount of the claimed lien as security for its prompt removal. Landlord shall have 
the right to disburse such security to cause the removal of the lien if a judgment is 
entered against Tenant in the lien proceeding, if such lien causes difficulties for 
Landlord in connection with its financing of the Building, if Tenant is otherwise 
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in default under this: Lease or if Landlord otherwise deems such necessary, m 
Landlord's sole discmtion. 

D. Hazardous Substance::s. Tenant shall not, without Landlord's prior written consent, 
keep on or abo.ut tlhe Premises or Building any substance designated a_s, or 
containing any component now or hereafter designated as hazardous, dangerous, 
toxic or harmful and/or subject to regulation under any federal, state or local law, 
regulation or ordinance (''Hazardous Substances••), except customary office, 
kitchen, cleaning, al!ld other related supplies in normal quantities handled in 
compliance with apJplicable laws. With respect to any Hazardous Substances 
stored with Landlord's consent, Tenant shall promptly, timely and completely 
comply with all governmental requirements for reporting and record keeping; 
submit to Landlord true and correct copies of all reports, manifests and 
identification numbe:rs at the same time as they are required to be and/or are 
submitted to the appropriate governmental authorities; within five days after 
Landiord;s request therefor, provide evidence satisfactory to Landiord of Tenant's 
compliance with all applicable governmental rules, regulations and requirements; 
and comply with all governmental rules, regulations and requirements regarding 
the proper and lawful use, sale, transportation, generation, treatment and disposal 
of Hazardous Substances. Any and all costs incurred by Landlord and associated 
with Landlord's inspections of the Premises and Landlord's monitoring of Tenant's 
compliance with thi:s Subsection 8.D, including Landlord's attorneys' fees and 
costs, shall be Additional Charges and shall be due and payable to Landlord 
within ten days after Landlord's demand for payment jf Lessee's violation of this 
Subsection 7.4 is discovered as a result of such inspection or monitoring. Tenant 
shall be fully and completely liable to Landlord for any and all cleanup costs and 
expenses and any and all other charges, expenses, fees, fines, penalties (both, civil 
and criminal) and costs imposed with respect to Tenant's use, disposal, 
transportation, generatfon, release and/or sale of Hazardous 8ttbstances in or 
about the Premises or Building. Tenant shall indemnify, defend and bold 
Landlord and lenders to Landlord ("Lender") harmless from any and all of the 
costs, fees, penalties, charges and expenses assessed against, or imposed, upon 
Landlord, and Lend,er (as well as Landlord's and Lender's attorneys' fe.es and 
costs) as a result of Tenants use, disposal, transportation, generation, release 
and/or sale of Hazardous Substances on or about the Premises or Building. The 
indemnification obligation of this subsection shall survive the expiration or earlier 
termination of this Lc~ase. 

9. Utilities and Services. 

A. 

B. 

Tenant's Responsibilfu:'.. Tenant sha11 be solely responsible for and shalJ promptly 
pay when due all cl~arges for telecommunications and internet service and all 
other utilities that ~e: separately metered and supplied to the Premises. 

Services. As long as Tenant is not in default under this Lease, Landlord shall 
cause the Common Areas of the Building to be maintained in reasonably good 
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order and condition, except for damage occasioned by any act or omission of 
Tenant or any of Tenant's officers, contractors, agents, invitees, licensees or 
employees, the repair- of which shalJ be paid for by Tenant. Landlord shall furnish 
the Premises with electricity for office use (including for lighting and for low 
power usage, 110-volt office machines), water, sewer, and elevator services. 
Landlord shall also provide customary common area janitorial service on 
weekdays, other than holidays. From 7:00 a.m. to 6:00 p.m. on weekdays, 
excluding legal holidlays (''Nonnal Business Hours"), Landlord shall furnish the 
Premises with heat and air conditioning services. If requested by Tenant, 
Landlord shall furnish heat and air conditioning services at times other than 
Normal Business Hours, and janitorial services on other days, and Tenant shall 
pay for the cost of such services at rates established by Landlord as Additional 
Charges. 

(I) Additional Se:rvice. The Building standard mechanical system is designed 
to accommod:ate heating ioads generated by iights and equipment using up 
to 4.2 watts per square foot. Tenant shall obtain Landlord's prior written 
consent before installing lights and equipment in the Premises that, in the 
aggregate, e~~ceed such amount. Landlord may refuse to grant such 
consent unles:s Tenant agrees to pay (1) the costs_ incurred by Landlord for 
installation etf supplementary air conditioning capacity or electrical 
systems as necessitated by such equipment or lights and (2) in advance, on 
the first day of each month during the Lease Term, the amount estimated 
by Landlord as the excess cost of furnishing electricity for the operation of 
such equipment or lights above normal Building levels and the amount 
estimated by Landlord as the cost of operation and maintenance of 
supplementary air conditioning units as necessitated by Tenant's use of 
such equipme:nt or lights. Landlord shall be entitled to install, operate and 
maintain at Tenant's sole cost a monitoring/metering system in the 
Premises to measure the added demands on electricity, heating, ventilation 
and air conditioning systems, resulting from such equipment and lights 
and from Tenant's after-hours requirements, and Tenant shall pay 
Landlord the ,cost thereof in advance on the first day of each month. 

(2) Interruption. Landlord shall not be liable for any loss, injury or damage to 
person or property caused by or resulting from any variation_, interruption 
or failure of services due to any cause whatsoever, including, but not 
limited to, ele:ctrical surges, or from failure to make any repairs or perform 
any maintenance. No temporary interruption or failure of such services 
incident to the making of repairs, alterations or improvements or due to 
accident, strike or conditions or events beyond Landlord's reasonable 
control shall be deemed an eviction of Tenant or to relieve Tenant from 
any of Tenantls obligations hereunder or to give Tenant a tight of action 
against Landlord for damages. Tenant acknowledges its understanding that 
there will be Landlord-p1anned utility outages affecting the Building and 
that such out;ages may inte1fere, from time to time, with Tenant's use of 

9 



the Premises. Landlord shall endeavor to provide Tenant with 48 hours 
prior notice of any Landlord-planned electricity outage in the Building but 
shall not be liiable to Tenant for Landlord's failure to provide such notice, 
Landlord has no obligation to provide emergency or backup power to 
Tenant. Providing emergency or backup power to the Premises and 
enabling the ,equipment in the Premises to properly function shall be the 
sole responsibility of Tenant. If utilities are interrupted at the Premises so 
as to render them unfit for the Permitted Uses for more than 24 hours, then 
the Rent for ithe year shall be abated for the duration of the disruption in 
the proportion that the number of days of the disruption bears to the 
number of days of the year. 

10. Licenses and Taxes. Tenamt shall be liable for, and shall pay prior to delinquency, all 
license and excise fees andl occupation taxes covering the business conducted on the 
Premises and all personal property taxes and other impositions- levied with respect to 
Tenanes personai prop'erty iiocated at the Premises. Tenant shaii be responsibie for, and 
shall pay prior to delinquiency, all fees, charges, or costs, for any governmental 
inspections or examinations relating to Tenant's use and occupancy of the Premises. 

11. 

Additionally, Tenant shall pay all taxes on Tenant's interest in this Lease and any 
leasehold interest deemed to have been created thereby under RCW Ch. 82.29A 
(Leasehold Excise Tax or ''LET"). In the event the State of Washington makes any 
dema.Q.d upon the Landlord for payment of leasehold excise taxes or witbholds future 
payments due to the Landlord to enforce collections ofleasehold excise taxes and Tenant 
has not paid the LET to the Landlord, Tenant shall remit the taxes demanded along with 
any interest and penalties associated therewith, or at no expense to the Landlord, contest 
such collection action and indemnify Landlord for all sums paid by Landlord or withheld 
by the State of Washington from Landlord in connection with such action. As of the 
execution of this Lease, the applicable LET rate is 12.84% of Base Rent, which rate and 
amount is subject to change from time to time. 

Delivery of Premises; Sign:age. 

A. 

B. 

Delivery of Premises:. Landlord shall deliver the Premises to Tenant in an ''AS IS" 
condition on the Commencement Date. Except for improvements which are 
eligible for the Tenant Improvement Allowance under Section 12, Tenant shall 
complete any tenant improvements at its sole· cost. All Tenant improvements shall 
be completed in compliance with the pr9visions of Section 12 and Exhibit B. 

Signage. Landlord slhall install Tenant's name and suite number in the Building 
directory on the main floor of the Building and in any directory on the floor on 
which the Premises are located, all in the style and manner of other Building 
lessees. Tenant shalll be permitted to install, at its sole cost, signage at the 
Premises provided that the Landlord must provide prior written approval. 
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12. Alterations by Tenant. 

A. Tenant Improvement. Allowance; Required Improvements. Landlord is providing 
a tenant improvement allowance in the amount provided in Section l .I ("Tenant 
Improvement Allowance") for certain Landlord-required improvements to the 
Premises. Tenant shall use the Tenant hnprovement Allowance to make 
improvements to the Premises as follows: (i) replacement of carpet, (ii) 
replacement of vinyl! flooring, (iii) new ceiling tiles, (iv) restroom renovations, 
and (v) re-painting surfaces (coUectively items (i) through (v) are "Required 
Improvements". Tenant shall begin the Required Improvements promptly 
following receipt of a notice to proceed from Landlord and shall diligently 
prosecute such work to its completion, all on the terms and conditions provided in 
the Tenant Improvement Requirements attached as Exhibit B. Landlord shall 
reimburse Tenant up to the amount of the Tenant Improvement Allowance for 
actuai costs of compieting the Requfred Improvements in compliance with tb.e 
requirements of this Section and Exhibit B. Tenant shall be solely responsible for 
payment of all costs of improvements, alterations, or modifications to the 
Premises which exceed the amount of the Tenant Improvement Allowance. 

B. General Condition_s for _ Tenant Improvements. Tenant shall not make any 
alterations, addition:s or improvements in or to the Premises without first 
obtaining Landlord'$ written approval. If required under Exhibit B, Tenant shall 
also submit for Landlord's approval professionaJly-prepared plans and 
specifications for su•ch work as provided in Exhibit B. Tenant covenants that it 
will cause all alterations, additions and improvements to the Premises to be 
completed at Tenant's sole cost and expense by a contractor approved by 
Landlord and in a manner that (a) is consistent with the Landlord-approved plans 
and specifications :md any conditions imposed by Landlord in connection 
therewith; (b) is in conformity with first-class, commercial standards; (c) includes 
acceptable insurance coverage for Landlord's benefit; (d) does not affect the 
structural integrity of the Building or the integrity of any of the Building's 
systems; (e) does not disrupt the business or operations of any other tenant; and 
(f) does not invalidatte any system warranty then in effect with respect to the 
Building. Tenant shall complete design and construction of a11 improvements and 
alterations within th.e Premises in compliance with all permitting requirements 
and all other governmental requirements and restrictions, including but not 
limited to com:pliam;;e with applicable building codes and with the Americans 
with Disabilities Act (ADA). Tenant expressly acknowledge that tbe provisions of 
the ADA may exceed requirements contained in building codes and other 
regulations and that such instances, the ADA requirements shall control. Tenant 
shall reimburse Lamdlord for all expenses incurred in connection with these 
permitting and governmental requirements. Except as provided in Section 15.C 
with regard to concmrent negligence, Tenant sha11 indemnify> defend and hold 
Landlord harmless from and against all losses, liabilities, damages> liens, costs, 
penalties and expenses (including attorneys' fees) arising from or out of the 
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performance of such alterations, additions and improvements, including, but not 
limited to, all which arise from or out of Tenant's breach of its obligations under 
tenns of this Section 12. 

C. Ownership of Improvements. Upon the expiration or termination of this Lease, all 
alterations, additions and improvements (expressly including an light fixtures; 
heating, ventilation and air conditioning units; floor, window and wall coverings; 
and electrical wiring), except Tenant's property under Sections 14.B and 14.C, 
shall immediately become the property of Landlord without any obligation on its 
part to pay for any of the same. These improvements remain Landlord's · and 
Tenant shall not remove all or any portion thereof on the termination of this Lease 
except as specifically directed by Landlord in writing. 

D. As-Built Plans. Within ninety (90) days after the completion of any alteration, 
addition or improvement to the Premises, Tenant shall deliver to Landlord a full 
set of "as-built" plans of the Premises showing the details of all alterations, 
additions and improvements made to the Premises 

13. Care of Premises. 

A. Tenant's Obligatiort, Tenant shall marntain the Premises, including all 
improvements, in good, clean and safe condition and prevent damage to the 
Premises, the Building and surrounding areas. If Tenant fails to maintain the 
Premises or if the Premises or Building is damaged by Tenant, its employees, 
contractors, licensees, or invitees, Landlord shall have the right, but not the 
obligation, to maintain and repair the Premises, and Tenant shall pay within thirty 
days of invoice the :actual and reasonable cost to repair all damage done to the 
Building or Premises that results from any act or omission of Tenant or any of 
Tenant's officers, contractors, agents, invitees, licensees or employees, including, 
but not lirµited to, cracking or breaking of glass. Landlord shall have the right to 
enter the Premises for such purposes. Landlord shall not be liable for interference 
with light, air or view. 

B. Landlord's Obligation. All nonnal repairs necessary to maintain the Building in a 
reasonable condition, as determined by Landlord, shall be perfonned under 
Landlord's direction and at Landlord's expense, except as otherwise provided 
here. Except as provided in Section 19, there shall be no abatement or reduction 
of Rent arising by reason of Landlord's making of repairs, alterations or 
improvements. 

C. Prohibition Against Installation or Integration of Any Work of Visua1 Art on 
Premises Without Laindlord's Consent. Landlord reserves to and for itself the right 
to approve or disappirove of the installation or integration on or in the Premises of 
any "work of visual art/' as that term is defined in the Visual Artists Rights Act of 
1990,.as now existing or as later amended, and to approve or disapprove of each 
and every agreemenlt regarding any such installation or integration. Tenant shall 
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not install on or integrate into, or pennit any other person or entity to install on or 
integrate into; the Pr1emises any such work of visual art without the prior, express, 
written consent of Landlord. Landlord's consent to the installation of any such art 
work may be granted, granted upon one or more conditions, or withheld in 
Landlord's discretioni. 

D. Tenant's Indemnification of Landlord Against Liability under Visual Artists 
Rights Act of 1990 .. Tenant shall protect, defend, and hold Landlord harmless 
from and against any and all claims, suits, actions or causes of action1 damages 
and expenses (includling attorneys' fees and costs) arising as a consequence of (a) 
the installation or integration of any work of visual art on or into the Premises; (b) 
the destruction, distortion, mutilation or other modification of the art work that 
results by reason of its removal; or (c) any breach of Subsection 13.B of this 
Lease; or (d) any violation of the Visual Artists Rights Act of 1990, as now 
existing or hereafter amended by Tenant or any subtenant, licensee, assignee or 
concessionaire of Tenant, or of any officer, agent, employee, guest or invitee of 
any of the same .. Th:is indemnification obligation sball exist regardless of whether 
Landlord or any otlller person employed by Landlord has knowledge of such 
installation, integration, or removal. 

14. Surrender of Premises. 

A. General Matters. At the expiration or earlier termination of this Lease, Tenant 
shall return the Premtises to Landlord in the same condition in which received (or, 
if altered, then the :Premises shall be returned in such altered condition unless 
otherwise directed by Landlord pursuant to Section 12), reasonable wear and tear 
excepted. Prior to s1uch return, Tenant shall remove its moveable trade fixtures 
and appliances and equipment and other personal property that have not been 
attached to the Pre~mises, and shall repair any damage resulting from their 
removal. In no event shall Tenant remove heating, ventilating and air conditioning 
equipment; lighting equipment or fixtures; or floor, window or wall coverings 
unless otherwise specifically directed by Landlord in writing. Tenant's obligations 
under this Section 14 shall survive the expiration or termination of this Lease. 
Tenant shall indemnify Landlord for all damages and losses suffered as a result of 
Tenant's failure to remove voice and data cables, wiring and communication lines 
and moveable trade fixtures and appliances and to redeliver the Premises on a 
timely basis. 

B. Cable and Wiring. On or before the Expiration Date, or if this Lease is terminated 
before the Expiration Date then within fifteen (15) days after the effective 
termination date, T1!nant shall remove all voice and data communication and 
transmission cables and wiring installed by or for Tenant to serve any telephone, 
computer or other e1quipment located in the Premises, which wiring and cabling 
shall include aIJ of the same located within the interior and exterior walls and 
through or above the ceiling or through or below the floor of the Premises or 
located in any Building equipment room, vertical or horizontal riser, raceway, 
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conduit, channel, or opening connecting to the Premises. Tenant shall remove any 
raceway installed cor used exclusively for Tenant's communication and 
transmission cables except those raceways Landlord directs to leave in place. 
Tenant shall leave the mud rings, face plates and floor boxes in place. 

C. Personal Property. Landlord may, at its election, retain or dispose of in any 
manner any ofTenan1t's moveable trade fixtures, appliances, equipment, and other 
personal property (co1Uectively, "Personal Property") that Tenant does not remove 
from the Premises at the expiration of the Lease Term or within fifteen (15) days 
after termination of the Lease. Landlord will give written notice to Tenant 
specifying 1he Personal Property to be removed and requesting removal, and if 
Tenant does not remove the Personal Property within ten days from the date of 
notice, the Personal Property will be deemed abandoned by Tenant and title to the 
Personal Property shall vest in Landlord. Landlord may retain or dispose of the 
Personal Property in Landlord's discretioQ. Tenant waives all claims against 
Landlord for any dlamage to Tenant resulting from Landlord's retention or 
disposition of any Personal Property not removed by Tenant as required under this 
Section 14. Tenant slhall be liable to Landlord for Landlord's reasonable costs for 
storing, removing and disposing of Tenant's trade fixtures and Personal Property. 

15. Waiver; Indemnification. 

A. Tenant's Indemnific:ation. Except as otherwise provided in this section, Tenant 
shall indemnify, defend (using legal counsel acceptable to Landlord) and hold 
Landlord, its office1rs, contractors, agents, and employees, Lenders and other 
tenants and occupa111ts of the Building hannless from all claims, suits, losses, 
damages, fines, penalties., liabilities and e:1tpenses (including Landlord's personnel 
and overhead costs and attorneys' fees and other costs incurred in connection with 
claims, regardless of whether such claims involve litigation) resulting from any 
actual or a11eged injury (including death) of any person or from any actual or 
alleged loss of or dmnage to, any property arising out of or in connection with 
(i) Tenant's occupati,on, use or improvement of the Premises, or that of any of its 
employees, agents or contractors, (ii) Tenant's breach of its obligations hereunder, 
or (iii) any act or 01mission of Tenant or any subtenant, licensee, assignee or 
concessionaire of Te::nant, or of any officer, agent, employee1 guest or invitee of 
any of the same in. or about the Building. Tenant agrees that the foregoing 
indemnity specifically covers actions brought by its own employees. This 
indemnity with resp•~ct to acts or omissions during the Lease Term shall survive 
termination or expiration of this Lease. The foregoing indemnity is specifically 
and expressly intet11ded to constitute a waiver of Tenant's immunity under 
Washington's Industrial Insurance Act, RCW Title 51 , to the extent necessary to 
provide Landlord with a full and complete indemnity from claims made by 
Tenant's employees .. Tenant shall promptly notify Landlord of casualties or 
accidents occurring in or about the Premises. 
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16. 

B. Release of Claims. Tenant hereby fully and completely waives and releases all 
claims against Landlord for any losses or other damages sustained by Tenant or 
any person cJaimjng through Tenant resulting from any accident or occurrence in 
or upon the Premises, including but not limited to any defect in or failure of 
Building equipment; any failure to make repairs; any defect1 failure, surge in, or 
interruption of Building facilities or services;. any defect in or failure of Common 
Areas; broken glass; water leakage; the collapse of any Building component; or 
any act, omission or negligeni;:e of co-tenants, licensees or any other persons or 
occupants of the Building. 

C . Limitation of Tenant's Indemnification. 1n compliance with RCW 4.24.115 as in 
effect on the date ojf this Lease, all provisions of this Lease pursuant to which 
Landlord or Tenant (the "Indemnitor") agrees to indemnify the other (the 
"lndemnitee") against liability for damages arising out of bodily injury to Persons 
or damage to properity relative to the construction, alteration1 repair, addition to, 
subtraction from, improvement to, or maintenance of, any building, road, or other 
structure, project, development, or improvement attached to real estate, including 
the Building, (i) shall not apply to damages caused by or resulting from the sole 
negligence of the Indemnitee, its agents or employees, and (ii) to the extent 
caused by or resultin.g from the concurrent negligence of ( a) the lndemnitee or the 
Indemnitee's agents or employees, and (b) the Indemnitor or the lndemnitor's 
agents or employees, shall apply only to the extent of the Indemnitor's negligence; 
PROVIDED, HOWEVER, the fimitations on indemnity set forth in this section 
shall automatically and without further act by either Landlord or Tenant be 
deemed amended so as to remove any of the restrictions contained in tbis section 
no longer required by then applicable law. 

D. LANDLORD AND TENANT ACKNOWLEDGE THAT THE 
INDEMNIFICATION PROVISIONS OF SECTION 12 AND THIS 
SECTION 15 WERE SPECIFICALLY NEGOTIATED AND AGREED UPON 
BY THEM. 

Insurance. 

A. Tenanes Insurance Coverages and Limits. Tenant shal1, at its sole cost and 
expense, maintain, and cause its Subtenant(s), if any, to maintain in full force and 
effect the following minimum limits of insurance, and adhere to aU terms and 
conditions set forth below, throughout the entire Lease Tenn: 

(1) Commercial General LiabiUty (CGL) written on an occurrence form at 
least as broadl as ISO CG 00 01, with Minimum Limits of Liability: 

$1,000,000 per Occurrence 
$2,000,000 General Aggregate 
$2,000,000 Products/Completed Operations Aggregate 
$1,000,000 Personal/Advertising Injury Liability 
$ 1,000,000 Damage, to Premises Rented to You 
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Employers Liability/ Washington Stop 
$1,000,000 Each Accident/ Each Disease / Policy Limit 

Alternatively, may b1e evidenced as Employer's Liability insurance under Part B 
of a Workers Compensation insurance policy. 

Coverage shall include: Premises and Operations; Broad Form Property Damage 
(Including Completed Operations); Liability assumed under an Insured Contract 
(including tort liability of another assumed in a business contract); Personal Injury 
and Advertising Liability; Independent Contractors; Severability of Interest 
Clause; Waiver of Subrogation endorsement in favor of Owner as required by 
contract; General Ag:gregate Limits of Insurance shall apply separately; "Claims 
Made" and ·~Modified OccUITence" policy forms are not acceptable. 

The limits ofliability described above are minimum limits ofliability only. 
Regardless of provisiions to the contrary under the tenns of any insurance policy 
maintained by Tenant, the specification of any such minimum limits shall neither 
be (1) intended to es1tablish a maximum limit of liability to be maintained by 
Tenant regarding this Agreement, nor (2) construed as limiting the liability of any 
of Tenant's insurers,. which must continue to be governed by the stated limits of 
liability of the relevant insurance policies. 

(2) Automobile Liability insurance at least as broad as ISO CA 00 01 
including coverage for owned) non-owned, leased or hired vehicles as 
applicable, with a minimum limit of $1,000,000 each accident for bodily 
injury and property damage. 

(3) Workers' Compensation insurance securing Tenant's liability for 
industrial injury to its employees in accordance with the provisions of 
Title 51 of the Revised Code of Washington. 

(4) UmbreIJa or Excess Liability insurance if and as necessary to maintain 
total CGL anid Automobile Liability insurance limits of $5,000,000 Each 
Occurrence and be no less broad than coverages described above. 

(5) Property lnsiurance under which the Tenant's furniture, trade fixtures, 
equipment and inventory ("Business Personal Property") and all 
alterations, additions and improvements that Tenant makes to the Premises 
are insured throughout the Lease Tenn in an amount not Jess than the 
replacement 1cost new thereof, against the following hazards: (i) loss from 
the perils of fire and other risks of direct pbysical loss ( earthquake 
optional), noit less broad than provided by the insurance industry standard 
''Causes of Loss - Special Form" (ISO fonn CP 1030 or equivalent); (ii) 
loss or damage from water leakage or sprinkler systems now or hereafter 
installed in or on the Premises; (iii) loss or damage by explosion of steam 
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B. 

boilers, pressure vessels, or above-ground oil or gasoline storage. tanks or 
similar apparatus now or hereafter installed on the Premises; (iv) loss from 
business inteiruption or extra expense, with sufficient coverage to provide 
for the payment of Rent and Additional Charge and other fixed costs 
during any iinterruption of Tenant's business. Coverage shall contain a 
waiver of coiinsurance or agreed amount endorsement(s). Landlord shall be 
named as a J!oss payee, as its interest may appear, as respects property 
insurance coYering the alterations, additions and improvements under such 
policy. 

(6) Pollution Legal LiabiHty is required if the Tenant will be using or storing 
hazardous materials or regulated substances, such as fuel, with a minimum 
limit of $1,000,000 per claim for bodily injury, property damage, clean up 
and emergen,cy response costs. It is acceptable to add ISO endorsement 
CG 24 15 Limited Pollution Liability Extension or its equivalent to the 
CGL policy Ott obtain a separate pollution legal liabilitypoiicy. 

(7) In the evenJ that Landlord deems insurance to be inadequate to protect 
Tenant and Landlord, Tenant shall increase coverages and/or liability 
limits as Landlord shall deem reasonal;>ly adequate within sixty (60) days 
after the date of written notice. 

Terms and Conditiot1ts for Tenant's Insurance. 

(1) City of Seattle as Additional Insured: The CGL insurance and, in addition, 
Excess and/or Umbrella liability insurance, if any, shall include "City of 
Seattle, its officers, officials, employees, agents and volunteers" as 
additional imsureds. Tenant's insurance shall be primary and non
contributory to any insurance maintained by or available to Landlord. The 
term "insurance'' in this paragraph shall include insurance, self-insurance 
(whether funded or unfunded), alternative risk transfer techniques, capital 
market solutions or any other form of risk financing. 

(2) Required Separation of Insured Provision~ Cross-Liability Exclusion and 
other Endors1::ments Prohibited: Tenant's insurance policy shall include a 
"separation of insureds" or "severability" c]ause that applies coverage 
separately to each insured and additional insured, except with respect to 
the limits of the insurer's liability. Tenant's insurance policy shall not 
contain any provision, exclusion or endorsement that limits, bars, or 
effectively precludes City of Seattle from coverage or asserting a claim 
under the Tenant's insurance policy on the basis that the coverage or claim 
is brought by an fosured or additional insured against an insured or 
additional insured under the policy. Tenant's CGL policy shall NOT 
include any of the following Endorsements (or their equivalent 
endorsement or exclusions) : (a) Contractual Liability Limitation, (CGL 
Fonn 21 39 o,r equivalent), b) Amendment Of Insured Contract Definition, 
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(CGL Form 24 26 or equivalent), (c) Limitation of Coverage to 
Designated Premises or Project, (CGL Form 21 44 or equivalent), (d) any 
endorsement modifying or deleting the exception to the Employer's 
Liability excJlusion, (e) any "Insured vs. Insured" or "cross-liability" 
exclusion, and (f) any type of punitive, exemplary or multiplied damages 
exclusion. Te:nant's failure to comply with any of the requisite insurance 
provisions shall be a material breach of, and grounds for, the immediate 
termination of the Agreement with City of Seattle; or if applicable, ,and at 
the discretion of City of Seattle, shall serve as grounds for Landlord to 
procure or renew insurance coverage with any related costs of premiums 
to be repaid b:y Tenant or reduced and/or offset against the Agreement. 

(3) Cancellation Notice: Coverage shall not be cancelled without 45 day 
written noti~e of such cancellation, except ten day written notice as 
respects canc:ellation for non-payment of premium, to Landlord at its 
notice addres1s except as may otherwise be specified in Revised Code of 
Washington (RCW) 48.18.290 (Cancellation by insurer.). Landlord and 
Tenant mutually agree that for the purpose of RCW 48.18.290 (1) (b ), for 
both liability and property insurance Landlord is deemed to be a 
"mortgagee, Jpledge, or other person shown by (the required insurance 
policies) to have an interest in any loss which may occur thereunder/' 

(4) Minimum S1ecurity Requirements: Each insurance policy required 
hereunder shall be (1) subject to reasonable approval by Landlord that it 
conforms with the requirements of this Section, and (2) be issued by an 
insurer rated A-:VIII or higher in the then-current A. M. Best's Key 
Rating Guide: and licensed to do business in the State of Washington 
unless procured under the provisions of chapter 48.15 RCW 
(Unauthorized insurers). 

(5) Deductible or Self-Insured Retention: Any deductible or self-insured 
retention ("S.LR.'') must be disclosed to, and shall be subject to reasonable 
approval by, Landlord. Tenant shall cooperate to provide such information 
as Landlord may reasonably deem to be necessary to assess the risk 
bearing capacity of the Tenant to sustain such deductible or S.I.R. The 
cost of any claim falling within a deductible or S.I.R. shall be the 
responsibility of Tenant. lf a deductible or S.I.R. for CGL or equivalent 
insurance is not "fronted" by an insurer but is funded and/or administered 
by Tenant or a contracted third party claims administrator, Tenant agrees 
to defend and indemnify Landlord to the same extent as Landlord would 
be protected as an additional insured for primary and non-contributory 
limits of liability as required herein by an insurer. 
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C. City's Property Insuriance Coverage and Limits. 

(1) City will maintain at its expense Property Insurance or self-insurance 
under which the Building and Premises, excluding Tenant's Business 
Personal Property and Tenant Improvements, are insured tbroughout the 
Lease Term i1n an amount not less than the replacement cost new thereof, 
against the following hazards: (i) loss from the perils of fire and other 
risks of direct physical loss (including earthquake), not less broad than 
provided by the insurance industry standard "Causes of Loss - Special 
Form (ISO form CP 1030 or equivalent); (ii) loss or damage from water 
leakage or SJprink.1er systems now or hereafter installed in or on the 
Premises; (iii) loss or damage by explosion of steam boilers, pressure 
vessels, or above-ground ojl or gasoline storage tanks or similar apparatus 
now or hereafter installed on the Premises. City's Property Insurance 
currentiy is subject to a $250,000 deductible for most claims for which 
Tenant shall be responsible only to the proportional extent to which the 
loss or damage is attributable to Tenant's negligent acts that are, or should 
be, covered b:y Tenant's Fireffenant Legal Liability insurance. 

(2) During such time as Tenant is engaged in the performance of the 
Improvements or other renovation of the Premises, the Tenant shall 
maintain in full force and effect "All Risks" Builder' s Risk Property 
insurance or equivalent for the portion of the Premises under renovation, 
including fin~ and flood, on a replacement cost new basis subject to a 
deductible of no more than $50,000 each loss. In the event of a claim 
under the builder's risk policy, Tenant or its contractor(s) shall be 
responsible for paying any deductible under the policy if Tenant or any of 
its agents, employees, or contractors is responsible for the loss or damage. 
It shall be Tenant's responsibility to properly coordinate with Landlord's 
Risk Managc~ment Division the placement of Builder's Risk Property 
insurance pri,or to any new construction on, or structural alteration of, the 
Premises. 

(3) Landlord may change the terms of its insurance in Sections 15.2.l and 
15.2.2 at any time based on market conditions, with no compensation due 
to the Tenant. 

D. Waiver of Subrogation. Unless such waiver would void the property insurance 
coverage to be provided pursuant to this section, Landlord and Tenant waive all 
subrogation rights each may have against the other, or any subtenant, for damages 
caused by fire or other perils to the extent covered by property insurance obtained 
pursuant to this section or other property insurance applicable to the Premises1 

except such rights as they have to proceeds of such insurance held by Landlord or 
the Tenant or both as fiduciary. This waiver of subrogation shall be effective to a 
person or entity even though that person or entity would otherwise have a duty of 
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E. 

F. 

G. 

H. 

I. 

indemnification, contractual or otheiwise, whether or not the person or entity paid 
the insurance premium directly or indirectly, and whether or not the person or 
entity has an insurable interest in the property damaged. 

Evidence of Insuranc:e. On or before the Commencement Date, and thereafter not 
later than the last bus:iness day prior to the expiration date of each such policy, the 
following documents must be delivered to City at its notice address as evidence of 
the insurance coverage required to be maintained by Tenant: 

(1) Certification of insurance documenting compliance with the coverage, 
minimum limits and general requirements specified herein; and 

(2) A copy of the policy's declarations pages, showing the insuring company, 
policy effective dates, limits of liability and the Schedule of Forms and 
Endorsements specifying all endorsements listed on the policy including 
any company-specific or manuscript endorsements; 

(3) A copy of the CGL insurance policy provision(s) and endorsements 
expressly including City of Seattle and its officers, elected officials, 
employees, a,gents and volunteers as additional insureds (whether on ISO 
Form CG 20 26 or an equivalent additional insured or blanket additional 
insured policy wording), showing the policy number, and the original 
signature and printed name of the representative of the insurance company 
authorized to. sign such endorsement; 

( 4) Pending receipt of the documentation specified in this Section, Tenant 
may provide a copy of a current complete binder. An ACORD certificate 
of insurance will not be accepted in lieu thereof. 

Evidence of Insurance as set forth above. shall be issued to: 
The City of Seattle 
Care of CBRJE 
700 Fifth Av,mue, Suite 4040 
Seattle, WA 98104 

Damage or Destruction. See Section 19. 

Assumption of Property Risk. The placement and storage of Tenant' s Business 
Personal Property in or about the Premises shall be the responsibility, and at the 
sole risk, of Tenant. 

Adjustments of Claims: The Tenant shall provide for the prompt and efficient 
handling of all claims for bodily injury, property damage or theft arising out of 
the activities of the Tenant under this Agreement. 
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J. Ten.ant's Responsibill!y: The procuring of the policies of insurance required by 
this Agreement shall not be construed to limit the Tenant's liability hereunder. 
Notwithstanding saidl insurance, the Tenant shalJ be obligated for the full and total 
amount of any damage, injury or loss caused by negligence of the Tenant, or any 
of its agents, officers and employees or through use or occupancy of the Premises. 

17. Assignment or Sublease. Tenant shall not sublet or encumber the whole or any part of 
tbe Premises, nor shall this ]Lease or any interest thereunder be assignable or transferable 
by operation oflaw or by any process or proceeding of any court or otherwise without the 
prior written consent of Landlord. The granting of consent to a given transfer shall not 
constitute a waiver of the consent requirement as to future transfers. In lieu of giving its 
consent, Landlord shall have the right to tenninate the Lease as to the portion of the 
Premises affected by the ac:tion for which Landlord's consent is requested and recover 
possession thereof from Tenant within twenty (20) days following written notice thereof 
to Tenant. All costs incum::d by Landlord in separating the remainder of the Premises 
from the area so retaken shall be paid by Tenant as an Additional Charge. Any 
assignment or sublease, without Landlord's prior written consent shall be voidable by the 
Landlord. No assignment or sublease shall release Tenant from primary liability 
hereunder. Each assignmen1t and sublease shall be by an instrument in writing in form 
satisfactory to Landlord. If Tenant assigns its interest in this Lease, or sublets the 
Premises, then the Base Rent shall be increased, effective as of the date of such 
assignment or subletting, to the higher of (i) the rentals payable by the assignee or 
sublessee pursuant to such assignment or sublease, or (ii) the Base Rent then being 
charged by Landlord for comparable space in the Building; provided, however, in no 
event shall the base month1y rent, after such assignment or subletting, be less than the 
Base Rent specified in Section 1. If Tenant assigns its interest in this Lease or sublets the 
Premises, Tenant shall pay 1to Landlord any and all consideration received by Tenant for 
such assignment or sublease. If Tenant is a corporation, then any transfer of this Lease by 
merger, consolidation or liqtddation, or any direct or indirect change, -in the ownership ot; 
or power to vote the majority of, Tenant's outstanding voting stock, shall constitute an 
assignment for the putposes of this Lease. If Tenant is a partnership, then a change in 
general partners in or voting or decision-making control of the partnership shall also 
constitute an assignment. Tenant shall also pay all legal fees and other costs incurred by 
Landlord in connection with Landlord's evaluation of Tenant's request for approval of 
assignments or subleases, including assignments for secqrity purposes. 

18. Assignment by Landlord. If Landlord sells or otherwise transfers the Building, or if 
Landlord. assigns its interest in this Lease ( other than an assignment solely for security 
purposes, or a transfer in foreclosure~ or a deed in lieu of foreclosure) such purchasert 
transferee, or assignee ther~~of shall be deemed to have assumed Landlord's obligations 
under this Lease arising aft•~r the date of such transfer, and Landlord shall thereupon be 
relieved of all liabilities under this Lease arising thereafter, but this Lease shall otherwise 
remain in fu]l force and effect. Tenant shall attom to Landlord's successor. 

19. Destruction. If the Premises or the Building are rendered partially or totally untenantable 
by fire or other casualty, the Landlord may elect to repair or replace the damaged or 

21 



destroyed portion or to temiinate this Lease. If Landlord elects to repair or replace any 
portion of the Building, Landlord shall proceed with reasonable diligence to prepare 
plans and specifications for:, and thereafter to carry out, all work necessary to repair or 
replace the Building, the Premises or any portions thereof that were dan1aged or 
destroyed by a fire or other casualty. In determining reasonable diligence, Landlord and 
Tenant shall take into account when and if sufficient insurance, self-insurance, or other 
funds are available for the repair and replacement work. If Landlord elects to terminate 
this Lease, Landlord shall give Tenant at least 30-day written notice and Landlord shall 
retain the insurance proceeds for the Building, the Premises or any portions thereof that' 
were damaged or destroyed by a fire or other casualty. Base Rent and Tenant's Share of 
excess Operating Expenses shall be abated in the proportion that the untenantable portion 
of the Premises bears to thie whole thereof, as determined by Landlord, for the period 
from the date of the casualty to the termination of this Lease or the completion of the 
repairs, unless the casualty results from or is contributed to by the negligence of Tenant 
or any of its officers, contractors, agents, invitees, guests or employees or Tenant's breach 
of this Lease. if the Premises cannot be repaired within six months from the date of the 
casualty or if 30% or mor,e of the Building Rentable Area is destroyed or damaged 
regardless of whether the Premises are damaged or not, then Tenant may terminate this 
Lease by giving Landlord 30-day written notice within 60 days after the casualty. 
Landlord shall advise Tenant of Landlord's election to repair or terminate by giving 
notice to Tenant thereof wlithin 30 days after the casualty. Unless Landlord elects to 
terminate this Lease, Tenant shall, at its sole cost and expense, repair all damage to its 
own personal property and to all improvements that Tenant has made to the Premises as 
soon as reasonably possible and in less than 24 months. Landlord shall not be liable to 
Tenant for damages, compensation or other sums for inconvenience, loss ofbusiness or 
disruption arising from any repairs to or restoration of any portion of the Building or 
Premises. 

20. Eminent Domain. 

A. Taking. If all of th<:: Premises are taken by Eminent Domain, this Lease shall 
terminate as of the date Tenant is required to vacate the Premises and all Base 
Rent and Additional Charges shall be paid to that date. The term "Eminent 
Domain" shall include the talcing or damaging of property by, through or under 
any governmental or statutory authority, and any purchase or acquisition in lieu 
thereof, whether the damaging or taking is by govermnent or any other person. If 
a taking of any part of the Premises by Eminent Domain renders the remainder 
thereof unusable for the business of Tenant, in the reasonable judgment of 
Landlord, the Lease may, at the option of either party, be tenninated by written 
notice given to the 01ther party no.t more than thirty (30) days after Landlord gives 
Tenant written noticie of the taking, and such termination shall be effective as of 
the date when Tenant is required to vacate the portion of the Premises so taken. ff 
this Lease is so termjinated, all Base Rent and Additional Charges shall be paid to 
the date of termination. Whenever any portion of the Premises is taken by 
Eminent Domain and this Lease is not terminated, Landlord, at its expense, shall 
commence and complete at the earliest reasonable time the restoration of, to the 
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extent of the compensation from the talcing and to the extent it is reasonably 
prudent to do so, the remainder of the Premises to the condition they were in 
immediately prior to such taking, and Tenant, at its expense, shall commence and 
complete at the earliest reasonable time the restoration of its personal property 
and all improvement:s made by it to the Premises to the same condition they were 
in immediately prior to such taking. The Base Rent shall be recalculated using the 
Base Rent per Rentable Square Foot specified in Subsection J.E. and the 
remaining, untaken area of the Premises from the date Tenant is required to 
partially vacate the Premises. 

B. Award. Landlord reserves all right to the entire damage award or payment for any 
taking by Eminent Domain, and Tenant waives all claim whatsoever against 
Landlord for damag,~s for termination of its leasehold interest in the Premises or 
for interference with its business. Tenant hereby grants and assigns to Landlord 
any right Tenant may now have or hereafter acquire to such damages and agrees 
to execute and deliver such further instruments of assignment as Landlord, from 
time to time, may request. Tenant,. however, shall have the right to claim from the 
condemning authoritty all compensation that may be recoverable by Tenant on 
account of any Joss incurred by Tenant in moving Tenant's merchandise, 
furniture, trade fixtmres and equipment, provided, however, that Tenant may claim 
such damages only if they are awarded separately in the eminent domain 
proceeding and not oiut of or as part of Landlord's damages. 

21. Default by Tenant. 

A. Definition. If Tenaint violates or breaches or fails to keep or perform any 
covenant, tenn or <::ondition of this Lease, or if Tenant or any guarantor of 
Tenant's obligations under this Lease (11Guarantor11

) files or is the subject of a 
petition in bankruptcy, or if a trustee or receiver is appointed for Tenant's or 
Guarantor's assets or if Tenant or Guarantor makes an assignment for the benefit 
of creditors, or if Tenant or Guarantor is adjudicated insolvent, . or becomes 
subject to any proceeding under any bankruptcy or insolvency law whether 
domestic or foreign, or liquidated, voluntarily or otherwise or vacates or abandons 
the Premises as described in Section 21 .B below then Tenant shall be deemed in 
default hereunder (a "Default"). If Tenant does not cure its Default after written 
notice from Landlord within (i) three days for any Default in Payment Base Rent 
or Additional Charges, or (ii) the time specified by Landlord's notice for any 
other Default, but in any case no less than ten days or such other time for any 
other Default, then Landlord shall have the following nonexclusive rights and 
remedies, at its opti<m: (i) to tenninate this Lease and all of the rights of Tenant in 
or to the Premises and to reenter and re-take possession of the Premises for which 
actions Tenant shall have no claim; or (ii) to cure such default on Tenant's behalf 
and at Tenant's sole expense and to charge Tenant for all costs and expenses 
incurred by Landlord in effecting such cure as an Additional Charge; or 
(iii) without declari111g this Lease terminated, to reenter the Premises and to 
occupy the whole or any part thereof for and on account of Tenant and to collect 
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any unpaid Base Rent and Additional Charges that have become payable or that 
may thereafter become payable; or (iv) even after Landlord may have reentered 
the Premises withou1t terminating the Lease, to thereafter to tenninate this Lease 
and all of the rights of Tenant in or to the Premises. 

B. Vacation or Abando:nment. If Lessee vacates or abandons the Premises in their 
entirety and fails to reoccupy them witbin thirty (30) days after City {l) delivers a 
notice to Lessee's notice. address set forth in Section l .9 above demanding such 
reoccupancy and (2) mails by certified or registered mail a copy of the notice to 
any forwarding address given by Lessee to City in writing, Lessee shall be in 
default under this Lease and Landlord may terminate this Lease without further 
notice or opportunity for cure notwithstanding Subsection 21.A. 

C. Reentry. If Landlord reenters the Premises under option (iii) of Subsection 21.A 
or takes any other action to regain possession {such as unlawful detainer), 
Landlord shall not be deemed to have terminated this Lease or the liability of 
Tenant to pay any Rent thereafter accruing as it becomes due unless Landlord 
shall have notified T,enant in writing that it has so elected to terminate this Lease; 
and Tenant shall be liable for and shall reimburse Landlord upon demand for all 
costs and expenses of every kind and nature incurred in retaking possession of the 
Premises and all oth,er losses suffered by Landlord as a consequence of Tenant's 
Default. In the event of any entry or taking possession of the Premises, Landlord 
shall have the right, hut not the obligation, to remove from the Premises all or any 
part of the personal property located there and may place the same in storage at a 
public warehouse at the expense and risk of Tenant, or to treat such property as 
abandoned as provid,ed under Section 14.C. 

D. Termination. If Landlord elects to terminate this Lease for Tenant's Default,, in 
addition to termination, Landlord reserves the right to pursue any amount of 
damages from Tenant resulting from such Default which may be allowed at law 
or any remedy in equiity. 

E. Adequate Security. If a petition is filed by or against Tenant or Guarantor under 
any provision of the Bankruptcy Code or successor act, Tenant shall post a cash 
bond with Landlord equal to six (6) months' Base Rent and Addjtional Charges to 
provide Landlord with adequate security for Tenant's performance of its 
obligations under thi:s Lease. 

22. .Landlord's Remedies Cumulative; Waiver. Landlord's rights and remedies hereunder 
are not exclusive, but cumulative, and Landlord's exercjse of any right or remedy due to a 
default or l)reach by Tenant shall not be deemed a waiver of, or alter, affect or prejudice 
any other right or remedy that Landlord may have under this Lease or by law or in equity. 
Neither the acceptance of Rent nor any other act ·or omission of Landlord at any time or 
times after the happening of any event authorizing the termination of this Lease shall 
operate as a waiver of any 1past or future violation, breach or failure to keep or perform 
any covenant, agreement, te:rm or condition hereof or to deprive Landlord of its right to 
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23. 

24. 

25. 

26. 

terminate this Lease, upon tbte written notice provided for here, at any time that cause for 
termination may exist, or be: construed so as to estop Landlord at any future titne from 
promptly exercising any other option, right or remedy that it may have under any term or 
provision of this Lease. 

Default by Landlord. 

A. Landlord's Cure Period. Landlord shall be in default if Landlord fails to perfonn 
its obligations under this Lease within sixty (60) days after its receipt of notice of 
nonperformance fron1 Tenant; provided, that if the failure cannot reasonably be 
cured within the sixty ( 60) day period, Landlord shall not be in default if Landlord 
commences the cure within the sixty (60) day period and thereaftet diligently 
pursues such cure to •:::ompletion. 

B . Notice to Lender and Lender' s Cure Period. If Landlord provides Tenant notice 
that any Lender has an interest in tbis Lease, then in the event of a default by 
Landlord that would otherwise entitle Tenant to terminate this Lease, Tenant shall 
not terminate this Lease or pursue any other remedy unless (i) Tenant has notified 
Lender of the nature and extent of the default, at least sixty ( 60) days before the 
proposed effective date of termination, and {ii) Lender has not cured the default 
within sixty (60) days of the notice. If the default is not reasonabJy possible to 
cure with due diligence within sixty (60) days, the Lease shall not be terminated if 
the Lender commenc:es the cure within sixty (60) days and pursues the cure with 
due diligence to completion. If the Landlord is in default and the Lender fails to 
cure the default withiin the required period, then the Tenant shall have the right to 
terminate this Lease. 

Attorneys' Fees. If either party retains the services of an attorney in connection with 
enforcing the terms of this ]Lease, each party agrees to bear its own attorneys' fees and 
costs. 

Ac.cess by Landlord. Landlmd and its agents shall have the right to enter the Premises at 
any time upon reasonable notice to Tenant in order to examine the same, and to show 
them to prospective purchasers, lenders or tenants, and to make such repairs, alterations, 
improvements, additions or improvements to the Premises or Building as Landlord may 
deem necessary or desirable::. If Tenant is not personally present to permit entry and an 
entry is necessary in an em,ergency, Landlord may enter the Premises by master key or 
may forcibly enter the Premises without notice and without rendering Landlord liable 
therefor. Nothing contained in this Lease shall be construed to impose upon Landlord any 
duty of repair or other obligation not specifically stated in this Lease. Tenant shall change 
the locks to the Premises 01nly through Landlord and upon paying Landlord for all costs 
related to the change. 

Holding Over. Unless otherwise agreed in writing by the parties hereto, any holding over 
by Tenant after the expiration of the then current Lease Term, whether or not consented 
to by Landlord, shall be con.strued not as an Extended Term or renewal but as a periodic 
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tenancy from month-to-mon1th on the tenns and conditions set forth here, except for Base 
RentJ which shall be increased to one and one-half (1 ~) times the Base Rent in effect 
during the last montt1 of the Lease Term immediately preceding the holdover period. Any 
holdover tenancy may be te:rminated by either party by written notice delivered to the 
other party not later than thirty (30) days prior to the end of month. If Tenant fails to 
surrender the Premises upo1n the expiration or tennination of this Lease, Tenant shall 
indemnify, defend and hold harmless Landlord from all losses, damages, liabilities and 
expenses resulting from such failureJ including, without limiting the generality of the 
foregoing, any claims made by any succeeding tenant arising out of such failure. 

27. Lease Subordinate to Mortgages. This Lease shall be automatically subordinate to all 
of Landlord's mortgages or dleeds of trust that heretofore and hereafter affect the Premises 
or Building; to any sale and leaseback; to any and all advances made or to be made 
thereunder; to the interest on the obligations secured thereby; and to all renewals, 
modifications, consolidations, replacements or extensions thereof; all provided that for so 
long as Tenant is not in default hereunder beyond the applicable Section 21 cure period, 
Tenant shall have continued enjoyment of the Premises and the rights provided under this 
Lease, free from any disturb:ance or interruption by reason of any exercise of remedies by 
Lender under or in connection with its deed of trust or mortgage. This subordination shall 
be self-operative, and no further instrument of subordination shall be necessary to effect 
such subordination. Tenant, nevertheless, shall execute such instrument of subordination 
as may be required by any Lender if such instrument of subordination carries out the 
terms of this Section 27. In the event of sale or foreclosure of any such mortgage or deed 
of trust, or exercise of the power of sale thereunder, or in the event of a transfer in lieu of 
foreclosure, Tenant shall att:om to the purchaser (or transferee) of the Building at such 
foreclosure or sale and reco,gnize such purchaser (or transferee) as Landlord under this 
Lease if so requested by such purchaser (or transferee). Such attomment shall be self
operative and no further instrument need be executed to effect such attornment. If any 
Lender elects to have this Lease superior to its mortgage or deed of trust and gives notice 
of its election to Tenant, then this Lease shall thereupon become superior to the lien of 
such mortgage or deed of trust, whether this Lease is dated or recorded before or after the 
mortgage or deed of trust. 

28. Estoppel and Other Certiificates. As a material inducement to Landlord to enter into 
this Lease, Tenant covenants that it shall, within ten days of the receipt thereof, 
acknowledge and deliver to Landlord (a) any subordination or non-disturbance or 
attornment agreement or other instrument that Landlord may require to carry out the 
provisions of Section 27, and (b) any estoppel certificate requested by Landlord from 
time to time in the commercially reasonable standard form of Landlord or any mortgagee 
or beneficiary of such deed of trust certifying, to tbe extent such be true that (i) Tenant 
shalJ be in occupancy, (ii) this Lease is unmodified and in full force and effect, or if there 
has been any modification, fhat the same is in full force and effect as modified and stating 
the modification(s), (iii) Base Rent and Additional Charges have been paid only through 
a certain specified date, (iv) Tenant has no offset, defense or claim against Landlord and 
(v) such other matters as Landlord may reasonably request. Tenant's failure to deliver an 
estoppel certificate within the ten day period shall be deemed its confinnation of the 
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accuracy of the infonnation supplied by Landlord to the prospective lender or purchaser. 
Tenant acknowledges and agrees that Landlord and others will be relying and are entitled 
to rely on the statements comtaine<l in such estoppel certificates. 

29. Quiet Enioyment. If Tenant fully complies with and promptly performs all of the tenns, 
covenants and conditions of this Lease on its part to be performed, it shall have quiet 
enjoyment of the Premises throughout the Lease Tenn, subject, however, to matters of 
record on the day hereof an.d to those matters to which this Lease may be subsequently 
subordinated. 

30. Notices. Any notice, dema11td or request required hereunder shall be given in writing to 
the party's address set forth in Subsection 1.K hereof by any of the following means: (a) 
personal service; (b) comme:rcial or legal courier; or (c) registered or certified, first class 
mail, postage prepaid, retum receipt requested. Such addresses may be changed by notice 
to the other parties given in the same manner as above provided. Notices shall be deemed 
to have been given upon tllle earlier of actual receipt, as evidenced by the deliverer's 
affidavit, the recipient's ackuowledgment of receipt, or the courier's receipt, except in the 
event of attempted delivery during the recipient's nonnal business hours at the proper 
address by an agent of a party or by commercial or legal courier or the U.S. Postal 
Service but refused acceptance, in which case notice shall be deemed to have been given 
upon the earlier of the day of attempted delivery, as evidenced by the messenger's 
affidavit of inability to deliver stating the time, date, place and manner in which such 
delivery was attempted and the manner in which sucb delivery was refused or forty-eight 
(48) hours following deposit in the U.S. mail. 

31. Successors or Assigns. Al] of the terms, conditions, covenants and agreements of this 
Lease shall extend to and b,e binding upon Landlord, Tenant and, subject to the terms of 
Section 17, their respective heirs, administrators, executors, successors and permitted 
assigns, and upon any person or- persons coming into ownership or possession of any 
interest in the Premises by operation oflaw or otherwise. 

32. Tenant Authority: and Liability. Tenant warra.nts that this Lease has been duly 
authorized, executed and d.elivered by Tenant, and that the individual signing on the 
Tenant's behalf has the requisite power and authority to enter into this Lease and perform 
its obligations hereunder. Tenant covenants to provide Landlord with evidence of its 
authority and the authorization of this Lease upon request. All persons and entities named 
as Tenant here shall be jointly and severally liable for Tenant's liabilities, covenants and 
agreements under this Lease:. 

33. Brokers' Commission. Landlord represents that CBRE, Inc. has represented it in 
connection with this Agr~ernent. Tenant represents that only CBRE, Inc. represents 
Tenant for purposes of this Agreement. Landlord shall pay CBRE, Inc. a commission 
which is calculated pursuant to a separate Agreement. If any person or entity not 
identified in this section makes a claim for a brokerage commission or finder's fee of any 
kind, then the party througlh whom or on whose behalf such services are claimed sha11 
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defend and indemnify the orther party for any claims, costs oI fees for unpaid broker's 
fees or commissions. 

34. Partial Invalidity. If any court determines that any provision of this Lease or the 
application here-Of to any person or circumstance is, to any extent, invalid or 
unenforceable, the remainder of this Lease, or application of such provision to persons or 
circumstances other than tbo,se as to which it is held invalid or unenforceable, shall not be 
affected thereby and each other tenn, covenant or condition of this Lease shall be valid 
and be enforced to the fullest extent permitted by law. 

35. Recording. Tenant shall not record this Lease without the prior written consent of 
Landlord. However, upon request by either party, both parties shall execute a 
memorandum of this Lease, in a fonn customarily used for such purpose of recordation. 
The memorandum shall des,cribe the parties, the Premises and the Lease Term and shall 
incorporate the other terms of this Lease by reference. 

36. Financial Statements. Within ten days after Landlord's request therefor, Tenant shall 
deliver to Landlord a financjial statement for Tenant's prior quarter and fiscal year. Tenant 
shaU certify the accuracy of such statements. Landlord may make these financial 
statements available to poteintial lenders or purchasers, but shall otherwise preserve their 
confidentiality except in connection with legal proceedings between the parties or as 
otherwise directed by court rule or order. 

37. Parking. Tenant shall have a license to use up to the number of parking spaces specified 
in Subsection 1.1 on an unalssigned basis at the prevailing monthly rat{}s established by 
the Building garage, subjt~ct to such reasonable rules and regulations as may be 
established from time to time by Landlord or its parking operator. Monthly parking 
charges shall be payable in advance on the first day of each month as Additional Charges. 
Tenant may reduce the number of parking spaces licensed to it after giving Landlord 
thirty (30) days prior writtc:m notice of the reduction; provided that no such reduction 
shall be effective until Tenant surrenders to Landlord the key cards, stickers or other 
identification materials used to provide garage access for the parking spaces surrendered. 

38. Relocation. Landlord reserves the right without Tenant's consent, on thirty (30) days 
prior notice to Tenant, to substitute other space within the Building (the, "Substitute 
Premises") for the Premises:, provided that the Substitute Premises: (a) are situated on a 
floor not lower than floor 16 in the Building; (b) contain at least the same Rentable Area 
as the Premises; (c) contain comparable tenant improvements; and (d) are made available 
to Tenant at the then-current monthly Base Rental rate for such space. If the substitution 
occurs prior to the date Tenant initially occupies the Premises, then Landlord shall 
reimburse Tenant for the necessary and reasonable costs incurred by Tenant in planning 
for the space in tne initial Premises, which expenses have been previously approved by 
Landlord and have no benefit to Tenant in the Substitute Premises. If Tenant is occupying 
the Premises at the time Landlord gives notice of any such relocation, Landlord shall pay 
the cost of moving Tenant,1 its property and equipment to the Substitute Premises and 
shall, without cost or expense to Tenant, improve the Substitute Premises with 
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improvements substantially similar to those located in the Premises. AIJ of the other 
tetms, covenants and conditions of the Lease shall remain unchanged and in full force 
and effect, except that Section 1 and Exhibit A shall be revised to identify the Substitute 
Premises, to state the Rentable Area of the Substitute Premjses and to make the change, if 
any, in Base Rent. 

39. Liability of Landlord. Tenant shall look solely to rents, :issues and profits from the 
Building for the s&tisfactiont of any judgment or decree against Landlord, whether for 
breach of the terms hereof or arising from a right created by statute or under common 
law. Tenant agrees that no o1ther property or assets of the Landlord or any partner in or of 
Landlord sha]) be subject to levy, execution or other enforcement procedures for 
satisfaction of any such judgment or decree; no partner in or of Landlord shall be sued or 
named as a party in any suit or action ( except as may be necessary to secure jurisdiction 
over the partnership); no service of process shall be made against any partner in or of 
Landlord (except as may be necessary to secure jurisdiction over the partnership); no 
judgment will be taken agai1nst partner in or of Landlord; no writ of execution will ever 
be levied against the asset:s of any partner in or of Landlord; and these covenants, 
limjtations and agreements atre enforceable both by Landlord and by any partner in or of 
Landlord. References in this Section 39 to a partner in or of Landlord shall mean and 
include all past, present and future partners of The City of Seattle and any subsequent 
owner of the Building. 

40. Force Maieure. Landlord S:hall not be deemed in default hereof nor liable for damages 
arising from its failure to peirform its duties or obligations hereunder if such is due- to any 
cause beyond its reasonable control, including, but not limited to an act of Nature, act of 
civil or military authority, fire, flood, windstonn, earthquake, strike or labor disturbance, 
civil commotion, delay in tramsportation, governmental delay, or war. 

41. Counterparts. This Lease may be executed by the parties in counterparts, which, taken 
together, constitute the entin~ Lease. 

42. Name of Building. Landlord reserves the right to change the name of the Building. 
Tenant agrees that such change shall not require amendment of this Lease or affect in any 
way its obligations under thlis Lease, and that, except for the name change, all tenns and 
conditions of this Lease shall remain in full force and effect. 

43. Headings. The section headings used in this Lease are used for purposes of convenience 
and do not alter in any mann.er the content of the sections. 

44. Context. Whenever appropriate from the context, the use of any gender shall include any 
other or all genders, and the singular shall include the plural, and the plural shall include 
the singular. 

45. Execution by Landlord and Tenant; Effective Date; Approval of Seattle City 
Council . This Lease shall become effective on the date (the "Effective Date" ) on which 
this Lease is executed by Landlord and Tenant Landlord shall not be deemed to have 
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made an offer to Tenant by furnishing Tenant with a copy of this Lease with particulars 
inserted. No contractual or •other rights shall exist or be created between Landford and 
Tenant until all parties hereto have executed this Lease and, if required under Seattle 
Municipal Code, until it has heen authorized by an ordinance of Seattle City Council , All 
provisions of this Lease shalll become effective upon the Effective Date. 

46. Time of Essence; Time Calculation Method. Time is of the essence with respect to this 
Lease. Except as otherwise specifically provided, any reference in this Lease to the word 
"day" means a "calendar day;" Provided, that if the final day for any action required 
hereunder is a Saturday, Sunday or City holiday, such action shall not be required until 
the next succeeding day that is not a Saturday, Sunday or City holiday. Any reference in 
this Lease to the word "month" me.ans "calendar month/' 

47. Entire Agreement; Applicable Law. This Lease and the Exhibits listed in Section 1. , 
set forth the entire agreement of Landlord and Tenant concerning the Premises and 
Building, and there are no other agreements or understanding, oral or written, between 
Landlord and Tenant coilceming the Premises and Building. Any subsequent 
modification or amendment of this Lease shall be binding upon Landlord and Tenant 
only if reduced to writing ,md signed by them. This Lease shall be governed by, and 
construed in accordance with the laws of the State of Washington. 

48. Negotiated Agreement. The parties to this Agreement acknowledge that it is a 
negotiated agreement, that they have had the opportunity to have this Agreement 
reviewed by their respective legal counsel, and that the terms and conditions of this 
Agreement are not to be •construed against any party on the basis of such party's 
draftsmanship thereof. 

IN WITNESS WHEREOF, the parties hereto have executed this instrument the day and 
year indicated below. 

LANDLORD: 
THE CITY OF SEATTLE 

By: ____ ______ _ 

Date: 

Fred Podesta, Director 
Department of Finance and 
Administrative Services 

- ---------·---

Next page for acknowledgements 

TENANT: 
SIN T AEK CHANG & JIN WON CHANG 

By:_ · _ _ ~ ___ .... _-_';) ___ _ 

- .~ . . / - . ; - / By: - I /' ( I.- - IL ... --- .- . l 1 , , ~. 

Sin Taek Chang _..,. 
Jin Won Chang 

Date: / 1; / 1../ /1 l 
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STATE OF WASHINGTON ) 
) ss. (Acknowledgement for Lessor, The City of Seattle) 

COUNTY OF KING ) 

On this __ day of , , before me, the undersigned, a Notary 
Public in and for the State of Washington, duly commissioned and sworn personally appeared Fred 
Podesta, known to me to be the Director ofFinance and Administrative Services of THE CITY OF 
SEATTLE, the municipal corporation tliat executed the foregoing Lease, and acknowledged it to be the 
free and voluntary act and deed of said corporation, for the purposes therein mentioned, and on oath 
stated that he was authorized to execute:: Lease for the City. 

WITNESS my hand and official seal ht:reto affixed the day and year in the certificate above written. 

[Signature] [Printed Name] 

..._ T i"''VT'I .A. n,r--nl'"mT Tr,~ -- -·· .t .L" • • • , 1 .. n . . . l"" •Y r , • • • , , . • 
l"lV 1 .t\.1'. 1 ru.0L1L m ano ror me .:)ran:: OI w asmngton res10mg at 

\?'itlf"C.(... tOl.lv\~ .... , 

My commission expires 

STATE OF 

COUNTY OF 

w l< sV1 "'~ \b V\ 

~ i UU., 

) 
) ss. 
) 

(Acknowledgement for Tenant) 

On this t,\~ day of Oc.\-o b~v' , z -o I l, , before me, a Notary Public in and 
for the State of, W~'?\.. 1 "~ tp .v,. duly commissioned and sworn, personally 
appeared $ , "' 1" ~ \£-. C ~ .... ".},, , to me known to be the 

~'"" bl v _of 0e,. b.-.. s ~ ~~os , the entity that executed 
the ;;regoing Lease as Tenant; and acknowledged the same as th ~e and voluntary act and deed of said 
entity for t~e uses and p~ose~ therein mentioned, and on oath stated tbat~/spe'Jwas authorized to 
execute said Lease for sa1d entity. 

I certify that I know or have satisfactory evidence that the person appearing before me and making this 
acknowledgment is the person whose true signature appears on this document. 

WITNESS my hand and official seal the day and year in this certificate above written. 

[Signa [Priilted Name] 

LIC in and for - --·--------'residing at __________ _ 

My commission expires ':1/ N Ir~ . r I 

31 



STATE OF '(/ ! - " , :_ '"' b il I I 

COUNTY OF \<(°; \ \ ~ 

) 
) ss. 
) 

(Acknowledgement for Tenant) 

On this I f'' day of /"1 c ·"·:', ·,)) •, {? , l_ -; 'i ' ~, , before me, a Notary Public in and 
for the State of 1.0 f \ ,: ,. ·. , 1'\ , , · ,--.-, ·. , , duly commissioned and swom,. personally 
appeared 7 \ .J : t,'1,~ 1-..J "" - \ 1,:,. , ·;(-> , to me known to be the 

Ot.j \,; -:-\'Z _of ·~ t ·D I, ·(> 1 / \ \v,; l-~[' c, , the entity that executed 
the foregoing Lease as Tenant; and acknowledged the same as the free and voluntary act and deed of said 
entity for the uses and purposes therein mentioned, and on oath stated that [he/s~]was authorized to 
execute said Lease for said entity. ~--

1 certify that I know or have satisfactory evidence that the person appearing before me and making this 
acknowledgment is the person whose true signature appears on this document. 

WITNESS m7and and officiaj seal tb,ro~_:and year in ibis certificate above written. 

7<'.du 1 c/. , A tt {' . dvt t 1'1 SM<' h e l 
[Signature] [Pnnted Name] 

• ·,, -4 '\ (~ \. \' 1 
NOTARY PUBLIC in and for ---'-~_...\.,_··--'-f\.._S ..... 1..:..h..._•"7ic=-:,...-lf-'·c, .... "'_··· __ r.esiding at _ _ .___..:::;.t:.:..-3-..::.....i\ _\.._'-..... -t~~-..(:_=·--· 

My commission expires _ _ c_6.....,...i ~2 __ ·· ,c;_. 
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EXHIBITB 
SEATTLE MUNICIPAL TOWER LEASE 

TENANT lMJ>ROVEMENT REQUIREMENTS 

A. DEFINITION OF TENANT IMPROVEMENTS. 

Landlord is making the Premises available to Tenant in "AS JS" condition. As used in this 
Exhibit B, ''Tenant Improvements'' .means all alterations, improvements and installations to the 
Premises to be completed by Tenan1t. Unless the Lease includes a tenant improvement allowance, 
all alterations, improvements, and installations shall be at Tenant's sole cost AU Tenant 
Improvements shall be subject to th1e terms of the Lease and this Work Letter. 

B. TENANT fMPROVEMENTS. 

Certain conditions, materials, and products are defined in the Seattle Municipal Tower Tenant 
Improvement Manual (the "Building Standard,,), as it may be amended by Landlord from time to 
time. All Tenant Improvements shall comply with the Building Standard in effect at the time of 
the work for all alterations to any portion of the walls; ceiling; floor; electrical distribution 
equipment; heating and air conditioning equipment and ducting, including but not limited to 
standard size variable air volume air tenninal units; restrooms; drinking fountains; fire and life 
safety equipment; telephone service to the telephone closet located within the core area of the 
Building; and the basic sprinkler distribution grid. Before making any upgrade or other departure 
from Building Standard, Tenant shaJIJ obtain Landlord's and, if applicable, Landlord's Architect's 
approval and Tenant shall pay the cost thereof pursuant to the terms of Section C.2 of this 
Exhibit. (Non-Building Standard items are sometimes referred to here as "special" items.) 

Unless expressly provided otherwise in the main body of the Lease, Tenant, rather than 
Landlord, shall be responsjble for the cost of all Tenant Improvements, which includes but is not 
limited to the following items: 

1. Al) partitioning (solid, glazed or otherwise), including walls separating the 
Premises from the space to be occupied by other tenants in the Building, all partitioning within 
the Premises, and the wa11s separatilllg the Premises from the public conidor. 

2. Paint or other wall coverings, all of which shall be subject to Landlord's approval 
prior to application or installation. Painted walls shall receive at least one prime coat and one 
finish coat. The brand of paint shall be Building Standard or an equivalent brand subject to 
Landlord's prior approval. 

3. Doors, door frames, relite frames and door hardware. 

4. Ceiling, including suspension system, hangers and finish materials. 

34 



5. Cabinetry and millwork. 

6. Carpeting, pad or 0th.er floor covering. 

7. Window coverings for exterior windows as designated by Landlord. 

8. Light fixtures, incJuding Building Standard fixtures and switching, all in 
accordance with applicable Seattle c:odes and the Energy Edge Program. 

9. Electrical receptacJes.~ wiring and conduit from electrical panels to electrical 
receptacles and light fixtures, and other electrical items. 

10. Mudrings and pullstr:ings for telephone and computer receptacles. Tenant is 
responsible for Tenant's telephone a:nd computer equipment, service and cabling. Tenant shall 
select a telephone system and coordiinate its installation with Landlord. 

11 . Air terminal units including related ducting, round low pressure run out ducting, 
flexible ducting, diffusers and any other items for heating and air conditioning, 

12. Modifications to the :sprinkler distribution system and installation of sprinkler 
heads, emergency speakers, exit signs and fire extinguishers and cabinets within the Premises. 

13. All removal of debris; for any item of work installed pursuant to Section B of this 
Exhibit. 

14. The fees due for any architectural or interior design services provided with respect 
to the Premises including but not limited to the furnishings, furniture, art work, fixtures, 
equipment, and other personal prope:rty therein. 

15. All Washington State: sales tax applicable to Tenant Improvements made to the 
Premises. 

16. The fee charged by Landlord's architect for the reviewing on Landlord's behalf, 
Tenant's proposed plans and specific:ations for the Tenant Improvements. 

17. All signage in excess of that provided by Landlord under the Lease. 

C. DESIGN OF TENANT IMPROVEMENTS. 

1. Landlord Approval of Design of Tenant Improvements. 

a. Responsibility ofTeniant for Contract Documents. As used in this Exhibit B, 
~•contract Documents" means all do1;;uments required by .Landlord for review in order to approve 
the Tenant Improvements prior to installation, including but not limited to contractor proposals, 
working drawings, specifications, engineering drawings and any other document representing the 
Tenant Improvements. "Final Contract Documents" means the fmal for construction version of 
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the Contract Documents which has been approved by Landlord. The Contract Documents shall 
comply with the requirements of Se,ction 12 of the Lease and this Exhibit B. For Tenant 
Improvements which are not Substantial Alterations ( defined in Section C. 1 .b ), Tenant shall 
submit to Landlord the Tenant's contractor proposal with itemized bid categories and any other 
infonnation reasonably requested by Landlord in order to approve the proposed Tenant 
Improvements. 

b. Substantial Alterations. The requirements in this Section shall be followed for any 
Substantial Alteration. As used in this Section, "Substantial Alteration" means any alteration to 
the Premises which (i) in any way modifies, connects with, or relates to the Building mechanical, 
electrical, plumbing or structural systems, or (ii) relocates walls or utilities. ''Substantial 
Alteration" does not include replacing flooring or carpeting, installing fixtures which may be 
removed without damage to the surrounding areas, painting, or instalJations which do not alter 
any utility or Building system. Tenant shalJ cause Tenant's architect to submit two (2) blackline 
sets of Contract Documents to Landlord. Landlord shall have ten days to review and return one 
(l) marked up set of Contract Documents to Tenant's architect; Provided, that if structural or 
mechanical work is proposed, and Landlord, in the exercise of its discretion, requires 
consultation with Landlord's structuiral engineer or mechanical engineer to evaluate the Contract 
Documents, Landlord shalJ give notii.ce to Tenant's architect of such need, and Landlord shall 
have up to an additional tl1irty (30) days for its review of the Contract Documents. Tenant's 
architect shall incorporate Landlord's comments into the proposed Final Contract Documents and 
submit two (2) complete sets of the ]proposed Final Contract Documents, as modified, to Tenant. 
Tenant shall have ten days to review and approve the modified Final Contract Documents. 
Tenant shall indicate its approval by signing the cover sheet of the modified Final Contract 
Documents and returning one (1) co:mplete set to Landlord and one to Tenant's architect. The 
Fina] Contract Documents, as modified to incorporate Landlord's comments, shall be prepared in 
accordance with the standards devel,oped by the Landlord including common symbols, legends 
and abbreviations together with information required to obtain a building permit. Unless 
otherwise approved by Landlord, the Final Contract Documents, as approved and signed by 
Tenant, shall include: 

(1) Architectural Floor Plan: A plan, fully dimensioned, showing 
partition layout and type identifying each room with a number and each door with a number and 
the extent of floor finishes, casework, reHtes, etc. Plumbing requirements must also be. noted on 
this plan. This plan shall indfoate HV AC zoning requirements. 

(2) Reflected Ceiling Plan: A plan showing all Building Standard and 
special ceiling conditions and materials. This plan shall include the location and type of all 
Building Standard and special light fixtures including switching, together with a legend 
indicating fixture type, quantity of fixtures, and connected wattage of each fixture as necessary 
for compliance with The City of Seattle codes. 

(3) Electrical, Telephone and Computer Receptacles Plan: A plan 
locating all power, telephone and computer requirements dimensioned to give exact location of 
receptacle, height above concrete sla1bs and position from a comer. This plan shall identify all 
dedicated circuits and identify all power receptacles greater than 120 volts. For equipment 
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utilizing receptacles that require dedicated circuits and/or that require greater than 120 volts, 
Tenant shall specify the type of equipment, the manufacturer's name and model number. The 
plan must also identify the name of the manufacturer of the phone and computer system to be 
used and the power requirements, size and location of its primary equipment. 

( 4) Fumi1ture Layout: Basic layout showing furniture location. 

(5) Millwotk/Casewoi;k Details: Complete elevations, sections and 
construction details of all special miillwork including but not limited to cabinets, paneling, trim, 
bookcases, doors, door frames and relite frames. 

(6) Hardware Specifications and Keying Schedule: Complete 
specifications for all special hardware. Key ways in special locks must be compatible with 
building master key system. The keyi.ng scbedule must indicate which doors are locked and 
which keys open each lock, together with a symbol indicating which side of the door is to be 
iocked to prohibit entry. 

(7) Room Finish and Color Schedule; Signage: Complete infonnation 
showing on the drawings the location and specifications for aJI finishes including wall, floor 
covering, wall base, ceiling and sp~cial conditions; as well as the size, design, method of 
installation, and desired location of all signage. 

(8) Construction Notes and Specifications: Any special notes required 
and complete specifications for all s:pecial items including but not limited to instructions for 
bidders, special conditions incorpor:ating the AJA standard form of general cond1tions and 
technical specifications for all special Building work. 

(9) Structural Drawings: If required, Tenant shall engage the services 
of its structural engineer, a separate structural permit will be obtained, and the cost of those 
services and permits shall be includ,ed in the cost of Tenant Work. A drawing will be prepared 
for Landlord's review, indicating the extent of structural modifications proposed for the 
Premises. 

(10) Mechanical Drawings: Tenant shall engage the services of its 
mechanical engineer, separate plumhing and HV AC permits will be obtained, and the cost of 
those services and permits shall be included in the cost of Tenant Work. Drawings shall be 
prepared for Landlord's review indicating plumbing and HV AC requirements as follows: 

(a) Plumbing: Clearly indicating all waste, vent and water 
requirements, locations and connections to stub-outs located at the Building core. 

(b) HV AC: Clearly indicating the basic system, modifications 
to the basic system ifrequired, inclutding any special cooling or stand-alone system, special 
ventilation system, and supply air djiffusers, return air grilJes and space temperature sensors. 
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2. Delays and Costs, Te:nant shall be responsible for a11 costs of design of Tenant 
Improvements, including delays and additional costs necessary for Landlord's review and 
approval of the Tenant Improvements, including but not limited to the fees of Landlord's 
architect, except to the extent any costs result from Landlord's failure to review and to approve or 
comment upon the Contract Documents within the time provided herein, unless the delay is 
attributable to Tenant. Tenant shal1 ireimburse Landlord for any such costs upon the 
commencement of the Lease Tenn or within thirty days ofinvoice. The Rent Commencement 
Date shall not be delayed as a result of delays to the design or completion of Tenant 
Improvements, unless and to the extent such delays are the result of Landlord's failure to review 
and approve the Contract Documents or to perform any other obligation of Landlord herein. 

3. Notice to Proceed and Approval. Once Landlord reviews and approves Tenant's 
Contract Documents and determines that any other requirements under this Exhibit B are 
satisfied, Landlord shall provide Temant notice to proceed. Landlord's approval of the Contract 
Documents under the Lease is for L:andlord's own purposes in managing the Building, and shall 
not constitute an opinion or representation by the City of Seattle as to the Contract Documents' 
compliance with any la:w or ordinance or their adequacy for other than the purposes of managing 
the Building, and such approval shall not create or form the basis of any liability on the part of 
the City for any injury or damage resulting from any inadequacy or error therein or any failure to 
comply with applicable law, ordinance, rule or regulation. 

D. CONSTRUCTION OF TENANT WORK. 

1. Landlord's Contractor. Tenant shall contract for all Tenant Improvements, 
provided that all work shall be performed only by Landlord's appr,oved Building contractor(s) 
("Approved Contractor(s)") or in confonnance with Part F. Special Conditions below. 

2. Work to Complywitlh Final Contract Documents. All Tenant Improvements shall 
be completed according to the Final Contract Documents. Once the Landlord approves the Final 
Contract Documents, Tenant shall diligently prosecute the work and shall not make any changes 
without first obtaining Landlord's v.rritten approval. If Tenant submits any proposed changes to 
the Final Contract Documents, Lanclllord shaU have ten (10) days to review and comment on the 
proposed changes. · 

3. Tenant's Network Fa,cilities. Tenant shall be solely responsible for its telephone, 
computer, and data network system, including selection of equipment, installation, and cost 
Responsibility for telecommunications and internet service is addressed in Section 9 of the 
Lease. Information concerning network equipment size, weight, and electrical and environmental 
requirements must be provided to Landlord's Architect during the planning phase~ and Tenant 
shall coordinate installation of the network system with Landlord's Tenant Improvement 
Coordinator during tbe construction phase. 
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E. GENERAL CONDITIONS. 

The following provisions shall be a1pplicable to alJ Tenant Improvements. 

1. All work shall be completed in compliance with all applicable laws and 
regulations, including the requirements of any pennits. If a building permit is required, no work 
shall begin until Tenant or its contractor has obtained a valid building pennit and provided a 
copy to Landlord. Tenant acknowledges and agrees that Landlord's review and approval of Final 
Contract Documents is for Landlord's own purposes, and notwithstanding any failure.by 
Landlord to object to any such work, Landlord shall have no responsibility for Tenant's failure to 
complete all work in compliance with all applicable laws, regUlations, and permits. 

2. AH work by Tenant or Tenant's contractor shall be scheduled through Landlord. 

3. Tenant or Tenant's ~Jntractor shall arrange for necessary utility, hoisting and 
elevator service with Landlord and shall pay such reasonable charges for such services as may be 
charged by Landlord. 

4. Tenant shall promptly reimburse Landlord for costs incurred by Landlord due to 
faulty work done by Tenant or by any of its contractors, or by reason of any delay caused by 
such work, or by reason of inadequate clean up. 

5. Tenant shall be respc,nsible for the payment to Landlord, as an Additional Charge, 
any increase in Building energy costs attributable to special lighting or equipment as provided 
for in Section 9.B (1) of the Lease. ]Lighting which is inconsistent with Seattle's Energy Code or 
the Energy Edge Program shall not lbe .installed without the prior approval of Landlord and 
Landlord's Architect, which may be withheld in the sole discretion of Landlord. 

6. Tenant and Tenant's contractors shall keep the Building and the Premises free of 
liens arising out of Tenant's contractor's work and that of every subcontractor or supplier, all as 
provided under Section 8.C of the Lease. 

7. If Landlord is providing a Tenant Improvement Allowance, the following 
condjtions apply: 

{a) Tenant shall require its contractor to pay prevailing wages and comply 
with Washington's Prevailing Wage: Statute, Revised Code of Washington Chapter 39.12. The 
prevailing wage rates may be found at: 
http://lni.wa.gov/TradesLicensing/P:rev Wage/W ageRates/default.asp 

(b) after completiion of the Landlord-approved Tenant Improvements eligible 
for the Tenant Improvement Allowance, Tenant shall submit its reimbursement request to 
Landlord, which request shall be accompanied by tru.e and accurate copies of (i) all contractor 
invoices, which shall include sufficient detail to demonstrate thespecificwork and charge, (ii} 
evidence of compliance with the Pre:vailing Wage Statute, including copies of contractor's filed 
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intents and affidavits of prevailing wages paid, and (iii) and any back-up receipts or other records 
reasonably requested by Landlord to substantiate the Tenant Improvement costs. Landlord shall 
reimburse Tenant within thirty (30) days of receipt of all required invoices and records, upto tbe 
amount of the Tenant Improvement Allowance. 

F. SPECIAL CONDITIONS. 

If a portion of the Tenant Improvements or any other installation within the Premises is to be 
performed by someone other than Approved Contractors, th.en the following terms and 
conditions shalJ apply: 

1. Such work shall proceed upon Landlord's written approval of (i) Tenant's 
conh·actor; (ii) Tenant's all risk property insurance required under Sectipn 16 of the lease, (iii) 
any additional public liability and property damage insurance to be carried by Tenant's 
contractor which is satisfactory to Landlord and which names the City as an additional insured; 
and (iv) if applicable, the amount of general conditions to be paid by Tenant to Landlord for the 
service(s) still provided by an Approved contractor. 

2. If required by Landlo,rd, prior to commencement of any work on the Premises by 
Tenant or any Tenant's contractor, Tenant and Tenant's contractor shall enter into an indemnity 
agreement and a lien priority agreement satisfactory to Landlord indemnifying and holding 
hannless Landlord for any liability, losses or damages directly or indirectly from lien claims 
affe'cting the land, the Building or th,e Premises arising out of Tenant's or Tenant's contractor's 
work or that of every subcontractor or supplier, and subordinating each such lien to the liens of 
construction and permanent financirng for tbe Building. 

3. Landlord shall have the right to post a notice or notices in conspicuous places in 
or about the Premises stating that th,~ Landlord is not responsible for the work being performed 
therein. 
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EXHIBITC 
SEATTLE MUNICIPAL TOWER 

BUILDING 
RULES 

1. Except as specifically pmvided in the Lease to which these Rules are attached, no 
signs, a-frames, sandwich boards, banners, placards, pictures, advertisements, names or 
notices shall be installed or dispilayed on any part of the outside or inside of the Building 
without the prior written consent of Landlord. Landlord sha11 have the right to remove, at 
Tenant's expense and without notice, any sign installed or displayed in violation of this 
rule. All approved signs or letteiing on doors and walls shall be printed, painted, affixed 
or inscribed at the expense ofTemant by a person approved by Landlord. 

2. Tenant shall not attach, hang, place, use, or allow curtains, draperies, blinds, 
shutters, shades, screens or othe1r coverings, hangings or decorations in connection with 
any window or ceiling of the Building without the prior written consent of the Landlord, 
which Landlord may withhold in its sole and absolute discretion. With the prior written 
consent of Landlord, such items shall be installed on the office side of Landlord's 
standard window covering and shall in no way be visible from the exterior of the 
Building. Tenant shall not alter or remove any exterior window glass of the Building for 
any reason. 

3. Tenant shall not obstruct any sidewalks, halls, passages, exits, entrances, elevators 
or stairways of the Building. The~ common area halls, passages, exits, entrances, 
elevators, escalators and stairways are open to the general public, and are open to 
Tenant's business invitees, subject to these roles. Landlord shall in all cases retain the 
right to control and prevent access by all persons whose presence in the judgment of 
Landlord would be prejudicial to the safety, character, reputation and interest of the 
Building and its tenants; providing that nothing herein contained shall be construed to 
prevent such access to persons with whom any tenant normally deals in the ordinary 
course of business, unless such p.ersons are engaged in illegal or unlawful activities. No 
tenant and no employee or invitee of any tenant shall go upon the roof of the Building 
unless approved by Landlord. 

4. Landlord provides a Building directory for displaying the name and location of 
each tenant, and Landlord reserves the right to exclude any other names from. the 
directory. Any additional name that Tenant desires to display in the directory must first 
be approved by Landlord and, if so approved, a charge will be made for each additional 
name. 

5. Landlord will furnish Tenant, free of charge, keys to each door lock in the 
Premises. Landlord will also pmvide for each person occupying an office in the Premises, 
one electronic Building security system access card that permits access to the Building 
and control of the elevator to the: Premises during the evenings and over weekends when 
the Building is not normally open for business. Landlord may impose a reasonable charge 
for any additional key or Building security system access card requested by Tenant. 
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Tenant shall not alter any lock O:r install a new additional lock or bolt on any door of its 
Premises. Tenant, upon the expi1ration or earlier tennination of its tenancy, shall deliver to 
Landlord all Building keys that have been furnished to Tenant, and all Building security 
system access cards. In the evenit any keys or Building security system access cards so 
furnished are not returned as required, Tenant shall pay the then-current lost key or lost 
card charge as established by Landlord. Tenant may not install its own security system 
without prior approval by Landlord, which shall not be unreasonably withheld, provided 
that Landlord shall have access to such security system and the Premises without charge. 

6. If Tenant requires telecommunications, internet, burglar alann, panic alarms or 
similar services, it shall first obtain, and comply with, Landlord's instructions as to their 
installation. 

7. The Building freight elevator(s) shall be available for use by all tenants in the 
Building, subject to such reasonable scheduling as Landlord, in its discretion, shall deem 
appropriate. Use of freight elevators is restricted to Tenants that are transporting larger 
items or carts oniy, not for passenger use. No equipment, materials, furniture, packages, 
supplies, merchandise or other p:roperty will be received in the Building or carried in the 
elevators except between such hours and in such elevators as may be designated by 
Landlord. Tenant's initial move in and subsequent deliveries and removals of heavy or 
bulky items, such as furnitute, safes and similar items shall, unless otherwise agreed by 
Landlord, be made during the hours of 6 P .M. to 6 A.M. or on Saturday or Sunday and 
subject to such limitations as Landlord may impose. Deliveries during normal office 
hours shall be limited to nonnal office supplies and other smaJl items. No delivery shall 
be made that impedes or interfer,es with any other tenant or the operation of the Building. 
In its use of the loading areas for the Building, Tenant shall not obstruct or pennit the 
obstruction of said loading areas; and at no time shall Tenant park vehicles there except 
for loading and unloac;ling. 

8, Tenant shall not place a load upon any floor of the Premises that exceeds the load 
per square foot that such floor was designed to carry and that is allowed by law. Landlord 
shall have the right to prescribe the weight, size and position of all equipment, materials, 
furniture or other property broug,ht into the Building. Heavy objects shall, if considered 
necessary by Landlord, stand on such platfonns as determined by Landlord to be 
necessary to properly distribute the weight, which pJatfonns shall be provided at Tenant's 
expense. Any business machine ,or mechanical equipment belongit1g to Tenant that causes 
noise or vibration that may be transmitted to the-structure of the Building or to any space 
therein, to such a degree as to be objectionable to Landlord or to any tenant in the 
Building, shall be placed and maintained by Tenant, at Tenant's expense, on vibration 
eliminators or other devices suffilcient to eliminate noise or vibration. Every person 
employed to move such equipment in or out of the Building must be acceptable to 
Landlord. Landlord will not be t,!sponsible for loss of, or damage to, any such equipment 
or other property from any cause, and all damage done. to the Building by maintaining or 
moving such equipment or other property shall be repaired at Tenant's expense. 
9. Tenant shall not use or st,ore or permit to be used or stored in tbe Premises any 
kerosene, gasoline or flammable or combustible fluid or gas other than those used in non-
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Office Premises for cooking. Tenant shall not pennit or allow the Premises to be 
occupied or used in a manner offensive or objectionable to Landlord or any other 
occupant of the building by reason of noise, odors or vibrations from the Premises. 

10. Tenant shall not bring into or keep on or about the Premises any animal other than 
a service animal. Landlord's rulles regarding service animals are detailed in a separate 
policy document and is made a part of these rules by reference. 

11. Tenant shall not use any method of heating or air conditioning other than that 
supplied and/or approved by Landlord. No portable fans, heaters, humidifiers, misters, or 
air-conditioners are allowed in lbuilding, tenant spaces or tenant desks at any time. 

12. Tenant shall not waste electricity, water or air conditioning and agrees to 
cooperate fully with Landlord tc;:, assure the most effective operation of the Building's 
heating and air conditioning and to comply with any governmental energy-saving tu]cs, 
laws or regulations of which Te:nant has ~ctual notice, and shall refrain from attempting 
to adjust controis. TenanCs shaiii not obstruct, conceai or close any ceiling heating or 
cooling vents at any time. Tenaint shall keep corridor doors closed, and shall close 
window coverings at the end of each business day. 

13.. Landlord reserves the right to select the name of the Building and to make such 
change or changes of name as i1t may deem appropriate from time to time, and Tenant 
shall not refer to the Building by any name other than: (i) the names as selected by 
Landlord (as same may be changed from time to time), or (ii) the postal address, 
approved by the United States Post Office. Tenant shall not use the name of the Building 
in any respect other than as an address ofits operation in the Building without the prior 
written consent of Landlord, which Landlord may withhold in its sole and absolute 
discretion. Landlord reserves the right, exercisable without notice and without liability to 
Tenant, to change the street address of the Building. 

14. Landlord reserves the right to exclude from the Building between the hours of 7 
P .M. and 7 A.M. the following day,, or such other hours as may be established from time 
to time by Landlord, and on SUJ;1days, Saturday' s and legal holidays, any person unless 
that person is known to the pers:on or employee in charge of the Building and has a pass 
or is properly identified. Tenant shall be responsible for all persons for whom it requests 
passes and shall be liable to Landlord for all acts of such persons. Landlord shall not be 
liable for damages for any error with regard to the admission to or exclusion from the 
Building of any person. Landloird reserves the right to prevent access to the Building in 
case of invasion, mob, riot, public excitement or other commotion by closing the doors or 
by other appropriate action. 

15. Tenant shall close and lock the doors of its Premises and entirely shut off all 
water faucets or other water apparatus, lights, and gas outlets before Tenant and its 
employees ]eave the Premises. Tenant shall be responsible for any damage or injuries 
sustained by other tenants or occupants of the Building or by Landlord for Tenant's 
noncompliance with this rule. 
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16. The toilet rooms, toilets, 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 in them. The e-xpense of any breakage, stoppage 
or damage resulting from violation of this rule shall be borne by the Tenant who, or 
whose employee or invitee, caused it. 

17. Tenant shall not sell, or permit the sale at retail, of newspapers,. magazines, 
periodicals, theatre tickets or any other goods or merchandise to the general public in or 
on the Premises. Tenant shall noit make any room-to-room solicitation of business from 
other tenants in the building. Te1oant shall not use the Premises for any business or 
activity other than that specifica:Uy provided in Tenant's Lease. Conditions of use for all 
building general use conference rooms are posted in each conference room; Tenants are 
required to comply with those conditions. 

I 8. Except as permitted in the Lease or approved in writing by Landlord, Tenant shall 
not install any radio or television antenna, loudspeaker or other devices on the roof or 
exterior walls of the Building. Tenant shall not interfere with radio or television 
broadcasting or reception from or in the Building or elsewhere. 

19. Tenant shall not mark, drive nails, screw OT drill into the partitions, woodwork or 
plaster, or in any way deface the: Premises or any part thereof, except in accordance with 
the provisions of the Lease pertaiining to alterations. Landlord reserves the right to direct 
electricians as to where and how telecommunications & data cabling are to be introduced 
to the Premises. Tenant shall no1t cut or bore holes for wires. Tenant shall not affix any 
floor covering or paint to the floor of the Premises or any wall or ceiling coverings in any 
manner except as approved by Landlord. Tenant shall rep.air any damage resulting from 
noncompliance with this rule. · 

20. Tenant shall not install, maintain or operate upon the Premises any vending 
machine, video game or other coin-operated or coin-activated device without the written 
consent ofLandloTd. 

21. Canvassing, soliciting anid distribution of any handbill or any other written 
material and peddling in the Building are prohibited, and Tenant shall cooperate to 
prevent such activities. 

22. Landlord reserves the rig:ht to exclude or, expel from the Building any person 
who, in Landlord's judgment, is intoxicated or under the influence of any liquor, 
marijuana, ot illegal drug or who is in violation of any of the Rules of the Building. 

23. Tenant shall store all its itrash, recycling, and compost within its Premises OT in 
other facilities provided by Landlord. Tenant shall not place in any trash box or 
receptacle any material that cannot be disposed of in the ordinary and customary manner 
of trash disposal. All trash, recycling, and compost shall be disposed of in accordance 
with directions issued, from timi:, to time, by Landlord. 
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24. The Premises shall not be used for lodging or for manufacturing of any kind, nor 
shall the. Premises be used for ru11y purpose other than the Permitted Use or any use 
offensive to the community around Building. 

25. Tenant shall not use in any space or in any public hall of the Building, any hand 
truck except one equipped with rubber tires and side guards or such other 
material-handling equipment as Landlord may approve. Hand trucks are only to be used 
in the buildings freight elevatorn and not the passenger elevators. Tenant shall not bring 
any other vehicle, bicycle, skateboard, or Segway of any kind into the Building. Landlord 
has designated secured bicycle cages in the Parking Garage for Tenants use as necessary. 

26. Tenant shall comply with all safety, fire protection and evacuation procedures and 
regulations established by Landllord or any governmental agency. 

27. Tenant assumes any and all responsibility for protecting its Premises from theft, 
burglary and pilferage, which includes keeping doors and other means of entry to the 
Premises closed and locked. 

28. Landlord may waive any one or more of these Rules for the benefit of Tenant or 
any other tenant, but such waiver by Landlord shall not be construed as a waiver of such 
Rules for any other tenant~ nor prevent Landlord from thereafter enforcing any such 
Rules against any or all of the te:nants of the Building. 

29. These Rules are in additiion to, and shall not be construed to in any way modify or 
amend, in whole or in part, the terms, covenants, agreements and conditions of Tenant's 
Lease ofits Premises in the Buillding. Where there is a conflict between the Tenant's 
Lease and these Rules, the Tenant's Lease shall control and take priority over these rules. 

30. Landlord reserves the right to make amendments to these rules or make such other 
reasonable Rules as, in its judgment, may from time to time. be needed for safety and 
security, for care and cleanliness of the Building and for the preservation of good order 
therein. Tenant agrees to abide by all such Rules hereinabove stated and any additional 
rules that are adopted. 

3 l . Tenant shall be responsible for the observance of all of the foregoing rules by 
Tenant's employees, agents, clients, customers, invitees and guests. 

32. Smoking, vaporizing, or use of .an electronic cigarette or like equipment is not 
permitted in any public or Tenant areas inside the building. Public areas include lobbies, 
restrooms, hallways, stairwells and garage. Smoking, vaporizing, etc. is also not 
permitted on any of the exterior plaza levels, except for are&5 designated by the Landlord. 
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Additiona1 Rules for Office Premises 

33. An Office Premises is a )Premises where neither food service nor retail sales are 
included in the Pennitted Use in Section l.K. of the Lease. 

34. All cleaning and janitorial services for the Building and the Premises shall be 
provided exclusively through Lamdlord, and except with the written consent of Landlord, 
no person or persons other than 1those approved by Landlord shall be employed by Tenant 
or permitted to enter the Building for the purpose of cleaning the same. Tenant shalJ not 
cause any unnecessary labor by 1carelessness or indifference to the good order and 
c.leanliness of the Premises. 

35. Tenant shall not obtain -for use in an Office Premises ice, drinking water, food, 
beverage, towel or other similar services or accept barbering or bootblacking service 
upon the Premises, except at suc:h hours and under such rules as may be fixed by the 
Landlord. 

36. An Office Premises shall not be used for the storage of merchandise held for sale 
to the general public. 

37. Tenant shall not use or kieep in an Office Premises any kerosene, gasoline or 
flammable or combustible-fluid ,or material other than those limited quantities necessary 
for the operation or maintenance: of office equipment. Tenant shall not use or permit to be 
used in the Premises any foul or noxious gas or substance. 

38. No cooking shall be don,~ or permitted on an Office Premises without Landlord's 
consent, except that use by Tenant of equipment with auto shut off capability for brewing 
coffee, tea, hot chocolate and similar beverages, or use of a microwave oven for 
employee use shall be permitted:, provided that such equipment is in good condition and 
the equipment and use is in accordance with all applicable federal, state, county and city 
laws; ·codes, ordinances, rules. Said equipment shall be located in Tenant identified 
break/kitchen areas only. Plumbed auto-ice making equipment is also not permitted 
unless equipment is part of a refrigerator/freezer combo. Tenant shall at no time have any 
personal brewing equipment at Tenant's work desk/cubical areas. 
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Breakfast 

EXHIBITD 

"MENU" 

Heba's and Amigo's 
(6/27/16) 

Breakfast Sandwich 
Breakfast Burritos 
Breakfast Quesadilla 
Mile High Potatoes 
l.vn .... c,c, n..-.. ol,f'oc,t /Dnt-,fn<>c, Tnoot J;' nnc, onA l:t<>,-nn/U Ott"\\ 
.L.l~J:-'A 1i,,1-:,•.-:,· &..I~ VCA,ft..L_U'3,L- \J.. V'I.UIL.VV.;:)' ..1. VU-3"-, J...,"-5'50) U.U.U .LIUVV&.U ~.&.fAJ.U) 

Spanish Omelet 

Mexican Lunch 
Burritos (Steak, Chfoken, Beef, Mexican Steak, Veggie, Beans & Rice) 
Quesadilla or Taco (Same as Above for Filling) 
Enchiladas (Beef, Chicken, Cheese, or Veggie) 
Nacho's (Beef, Chicken, Steak, or Cheese) 
Taco Salads/Tostadas (Steak, Chicken, Beef or Veggie) 
Side Items (Rice, Beans, Chips, Pico de Gallo & Guacamole) 

Deli Lunch 

Snac.ks 

Drinks 

Lunch Specials {Lasagna, Spaghetti, Meatloaf, Carved Turkey) 
Sandwiches (Turkey, Ham, Tuna Salad, Chicken Salad, Roast Beef, 
Vegetarian, BLT or Egg Salad) 
Soups (Varies) 
Salads (Oriental, Ceaser, Mexicob or Santa Fe) 
Baked Potato 

Cookies 
Baked Goods 
Parfait 
Chips 
Candy 
Hard Boiled Eggs 

Coffee, Expresso Coffee., Tea, Fountain Drinks, Soft Drinks, Water 
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SEATTLE MUNICIPAL TOWER LEASE 

THIS LEASE is entered into by THE CITY OF SEATTLE ("Landlord"), a city of the first class 
of the State of Washington and HUNJO JUNG & NA YOUNG LEE D/B/A CHEW CHEW'S 
EATERY, individually and as marriied couples (collectively referred to as "Tenant"). 

Landlord and Tenant covenant and agree as follows: 

1. Lease Data; Exhibits, The following terms shall have the following meanings, except as 
otherwise specifically modified in this Lease: 

A. 

B. 

C. 

D. 

E. 

Building: Seattle Municipal Tower, 700 Fifth A venue, Seattle, King County, 
Washington 98104, situated on real property described more particularly in 
Subsection 2.A. 

Premises: A Rentable Area (as defined in Subsection 2.B) identified as Suite 603 
consisting of approximately 1,696 Rentable Square Feet located on Building Floor 
Outdoor Plaza 6 as outlined on the floor plan of the Building attached hereto as 
Exhibit A (the "Ploof' Plan of Premises"), including tenant improvements described 
in Exhibit B. 

Commencement Dafo: The first day of the month following the Effective Date {as 
defined in Section 4SL 

Expiration Date: The: last day of the 60th full month following the Commencement 
Date, unless the Ternn of this Lease is extended under Subsection 3.B. 

Base Rent and Additional Charges: For use and occupancy of the Premises during 
the Initial Tenn hereof, Tenant shaJl pciy Landlord $14.00 per Rentable Square Foot 
per year (i.e., an initial annual amount of$23,744.00) as Base Rent, which amount 
shall be increased by two percent (2%) annually as provided in the table below. 
Rent shall be payable as and when specified in Section 4 . Whether or not so 
designated, all other sums due from Tenant under this Lease, including but not 
limited to Leasehold Excise Tax due under Section 10 shall constitute Additional 
Charges, payable when specified in this Lease, 

11 T .M1 ... 
tr\· .• - r·-· ... ·n1 < I 1 , ~, 
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Year I $ 1,978.67 $ 254.06 $2,232.73 
Year2 $ 2,018.24 $ 259.14 $2,277.38 
Year 3 $ 2,058.60 $ 264.32 $2,322.92 
Year4 $ 2,099.78 $ 269.61 $2,369.39 
Year 5 $ 2,141.77 $ 275.00 $2,416.77 
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2. 

F. 

G. 

H. 

I. 

J. 

K. 

Security Deposit: 

Base Year: 

Expense Year: 

$5,000.00 

N.A. 

Each full calendar year. 

Tenant Improvement Allowance: $15.00 per Rentable Square Foot, payable as. 
provided under Section 12 and Exhibit B. 

Parking: The license granted under Section 37 of this Lease is limited to one (1) 
automobile. 

Permitted Use: Tenant shall have the right to use the Premises for the purpose of an 
eat-in/take-out/delive:ry restaurant offering a menu substantially the same as the 
menu shown on Exhiibit D. Tenant shall not add any item to its menu without first 
1--.- .. !-- -.!-·-- T --....ll --..l --~-=L-4--- ___ .._: __ -...&° 'T",...._...,_.,_, .... _,1_..,.:_,... -4-- ..,..,.1,1 +t- ...... !4,-_...,...,./',,\ 
111:1 V u1g g1 Vt::11 Ll:lllUl!UrU wnuc;u UUHl:t:: Ul 1 c;rn:un :; UCl:ill C lU auu \.UC HClll;)\.:SJ 

described in such no'tice and having received Landlord's written consent for such 
addition. 

L. Notice Addresses: 

To Landlord: 

To Tenant: 

City of Seattle c/o CBRE, Inc. 
700 Fifth Avenue, Suite 4040 
Seattle, WA 98104 

Hunjo Jung 
d/b/a Chew Chew's Eatery 
700 Fifth A venue, Suite 603 
Seattle, WA 98104 

M. Exhibits: The following exhibits are made a part of this Lease: 

Premises. 

Exhibit A - Floor Plan of Premises. 
Exhibit B - Tenant Improvements. 
Exhibit C - Rules and Regulations. 
Exhibit D - Copy of CuITent Menu 
Exhibit E - Personal Guaranty 

A. Grant. Landlord hereby leases to Tenant, and Tenant hereby leases from Landlord, 
those certain premises (the '1>remises") located on the floor(s) and having the 
Rentable Area set forth in paragraph 1.B. The Premises are part of the Building 
whfoh is located on and includes the real property described as follows: Lots l, 4, 
5, 6, 7 and 8 in Block 29 of addition to the Town of Seattle, as laid out by the claim 
of C. D. Boren and A. A. Dehny and H. L. Yesler (commonly known as C. D. 
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Boren's addition to the City of Seattle), as per Plat recorded in Volume 1 of Plats, 
Page 25, Records of King County; together with the westerly 1/2 of vacated alley 
adjoining Lots 1 and 4; and together with all of the vacated alley adjoining Lots 5, 
6, 7 and 8; Lots 2 and 3 in Block 29 of addition to the Town of Seattle, as laid out 
on the claim of C. D. Boren and A. A. Denny and H. L. Y esler ( commonly known 
as C. D. Boren's addition to the City of Seattle), as per plat recorded in Volume 1 
of Plats, Page 25, Re:cords of King County; together with the northeasterly 1/2 of 
vacated alley adjoinilng; situate in the City of Seattle, County of King, State of 
Washington. 

B. Rentable Area. The Rentable Area set forth in Subsection l .B shall be used to 
calculate Base Rent regardless of any discrepancy with the actual measured area of 
the Premises or any ~tlterations that affect the area of the Premises. 

C. Condition, The Landlord leases the Premises and the Tenant accepts .the Premises 
in ;,as is" condition. The Landlord disclaims all representations, statements, and 
warranties, expressed or implied, with respect to the condition or suitability of the 
Premises other than those contained in this Lease. 

D. Common Areas. Du:ring the Lease Tenn, Tenant and its licensees, invitees, and 
employees shall have the non-exclusive right to use the Building garage and all 
entrances, lobbies, ellevators, stairs, corridors, restrooms and other public areas of 
the Building which the Landlord designates for use in common with Landlord, other 
Building tenants and their respective licensees, invitees, and employees (the 
"Common Areas"). Landlord shall at all times have exclusive control and 
management of the Common Areas and diminution of the Common Area shall not 
be deemed a constructive or actual eviction or entitle Tenant to compensation or a 
reduction or abateme:nt of rent. 

E. Landlord Alterations[. Landlord, in its discretion, may increase, decrease or c.hange 
the number, locations and dimensions of any hallways, lobby areas, Common Areas 
and other areas ofth,e Building that are not within the Premises. Landlord reserves 
the right from time tJO time (i) to install, use; maintain, repair, relocate and replace 
pipes, ducts, conduits, wires and appurtenant meters and equipment for service to 
the Premises or to other parts of the Building in areas above the suspended ceiling 
surfaces, below the floor surfaces, and within the walls of the Premises and 
elsewhere in the Building; (ii) to alter or expand the Building; and (iii) to alter, 
relocate or substitute any of the Common Areas. Landlord reserves the right from 
time to time to acces:s the Premises for the forgoing purposes, subject to Section 25. 

F. Prospective Tenants. During the final twelve (12) months of the Lease Term, or 
after an event ofTen:ant Default that is not cured within the time specified in Section 
20.A, Landlord rese:rves the right to enter the Premises at reasonable hours for 
purposes of showing; the Premises to prospective tenants. Additionally, at any time 
during the final nine (9) months of the Lease Te1m or after an event of Default that 
is not timely cured, Land.lord reserves the right to place signs in, at, and around the 
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G. 

Premises for purposeB of re-letting the Premises after the expiration or termination 
of the Lease. · 

Personal Guaranty. This Lease is made expressly contingent upon the concurrent 
execution of a personal lease guaranty(s) by Hunjo Jung and Na Young Lee in the 
form attached and incorporated herein as Exhibit E (the "Guaranty"). The Guaranty 
is provided as the Landlord's security for full performance of Tenant's obligations 
under this Lease and will remain in effect throughout the Term of the Lease. 

3. Lease Term. 

A. Term. The term of this Lease shall be for an initial tenn of five years beginning on 
the Commencement Date in LC and expiring on the Expiration Date (the "Tenn" 
or "Lease Term") unless extended as provided under Section 3.B or terminated 
earlier as provided hmein .. 

B. Tenant's Opportunity to Extend Lease Term. Tenant shall have the option to 
extend the Lease Te1m for one period of five (5) years (the "Extended Term") on 
the same terms and ,conditions, except for Rent which sl1all be Fair Market Rent 
determined under Se,ction 4.B and C. To exercise its option to extend, Tenant must 
give Landlord writte.n notice no later than two hundred seventy (270) days before 
the expiration of the then-current Term. Tenant's right to any extended term under 
this Lease is expressly conditioned upon the following: (I) Tenant must not have 
materially Defaulted (as defined in Section 21) in the performance of its obligations 
under this Agreement at any time prior to the expiration of the then-current Lease 
Term, and (2) Tenant must exercise its option in the time and manner required under 
this Subsection. As used in this Lease, all references to "Term,, or "Lease Term" 
mean the Initial Ten'.n and any and all Extended Terms. 

4. Rent. 

A. Payment of Rent and Additional Charges. On or before the Commencement Date 
and thereafter on or before the first day of each month during the Tenn, Tenant 
shall pay to Landlord at the address and to the account specified by Landlord, 
without notice or dermand or setoff or deduction of any kind, in lawful money of 
the United States (a) the monthly amount (I/12th) of the annual Base Rent in 
advance, and (b) the applicable amount of Leasehold Excise Tax as required under 
Section 10, and (c) ,other Additiona1 Charges as and when specified elsewhere in 
this Lease, but if not specified, then within ten days after demand. Base Rent and, 
if appropriate, as reasonably determined by Landlord, Additional Charges shall be 
prorated on a daily basis for any partial month within the Lease Tenn. For any 
partial initial month in the Lease Term, Base Rent and Leaseho]d Excise Tax shall 
be paid on the first day of the Lease Term. 

B. Rent Amount During Extended Term, If Tenant elects to extend the Lease Tenn 
under Section 3 .B, beginning on the first day of the Extended Tem1, Base Rent shall 
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C. 

be Fair Market Rent. ''Fair Market Rent" means the annual amount per rentable 
square foot that a willlingi non-equity lessee would pay for comparable space in a 
first-class downtown Seattle office building in an arms-length transaction, 
considering all relevant factors such as annual rental rates per rentable square foot, 
building services beiing provided by the lessor, building operating cost escalators, 
size and location of premises being leased, tenant improvement allowances and 
rental concessions. \Vithin thirty (30) days following Tenant's exercise ofits option 
to extend, Landlord shall provide Tenant written notice of Landlord's 
determination of Fair Market Rent. If Tenant disagrees with Landlord's 
determination of Fair Market Rent, Tenant shall advise Landlord in writing within 
20 days,. and the parties may negotiate regarding the Fair Market Rent. If the parties 
do not agree on the Fair Market Rent within 30 days, either party may submit the 
matter to arbitration in accordance with the tenns of Subsection 4.C so that the Fair 
Market Rental Rate iis determined no later than the expiration of the then current 
Lease Term. The Ex1tended Term shall have a new Base Year, which shall be the 
calendar year in whiE:h the Extended Tenn commences. 

Arbitration ofFair Market Rental Rate. ff the parties are unable to reach agreement 
on the Fair Market Rent during the period specified in Subsection 4.B, then within 
ten days either party may initiate arbitration by advising the other in writing of the 
name and address of its arbitrator. Each arbitrator appointed under this Section shall 
be qualified as a real estate appraiser and shall be familiar with rental rates in 
comparable first class Seattle office buildings. Within ten days after receipt of 
notice from the initiating party, the other party shall respond in writing with the 
name and address of the person it designates to act as arbitrator on its behalf. If the 
second party fails to notify the other of the appointment of its arbitrator within or 
by the time required, then the first arbitrator shall be the only arb_itrator to determine 
Fair Market Rent, otherwise the duty of the arbitrator(s) shall be to jointly 
determine the Fair Market Rent. If the two (2) arbitrators are unable to agree upon 
a determination of the Fair Market Rent, then within ten (10) days, they shall 
appoint a third qualiified arbitrator, or alternatively may request appointment of 
such a qualified arbitrator by the then presiding judge of King County Superior 
Court acting in his private non-judicial capacity or by Judicial Dispute Resolution. 
The three arbitrators shall decide the dispute, if it has not been previously resolved, 
by following the procedure set forth in this section. The arbitrators selected by each 
of the parties shall state in writing his/her determination of the Fair Market Rent 
supported by the reas:ons for the determination. The arbitrators shall arrange for the 
simultaneous exchange of such proposed de.terminations and the delivery of a 
counterpart copy to each party within three days of the appointment of the third 
arbitrator. The role of the third arbitrator shall be to select which of the two 
proposed resolutions most closely approximates the third arbitrator's own 
determination of Fair Market Rent. The third arbitrator shall make this selection 
within ten days aft1er receiving the proposed resolutions from the other two 
arbitrators. The thirdl arbitrator shall have no right to propose a middle ground or 
any modification of ieither of the two proposed detenninations. The determination 
chosen by the third arbitrator as most closely approximating his/her own 

5 



5. 

6. 

7. 

determination shaJl constitute the collective decision of the arbitrators and be final 
and binding upon the-parties. 

( 1) lf an arbitrator appointed by either party withdraws or is unable to complete 
the process for any reason, the applicable party may appoint a successor. If 
the third arbitrator withdraws or is unable to complete the process, a 
successor shall be appointed in the same manner as provided for 
appointment of the third arbitrator. Any decision in which the arbitrator 
appointed by Landlord and the arbitrator appointed by Tenant concur shall 
be binding and conclusive upon the parties. Each party shall pay the fee and 
expenses of its respective arbitrator and both parties shall share equally the 
fee and expe1nses of the third arbitrator, if any. The attomeys' fees and 
expenses of counsel for tbe respective parties and of witnesses shall be paid 
by the respective party engaging such counsel or calling such witness. 

(2) The arbitrators shall have the right to consult experts and competent 
authorities with factual information or evidence pertaining to a 
detenninatio111 of the Fair Market Rental Rate, but any such consultation 
shall be mad<:: in the presence of both parties with full right on their part to 
cross examine. The arbitrators shall render their determination in writing 
and deliver a counterpart copy thereof to each party. The ~rbitrators shall 
have no power to modify the provisions of this Lease. 

Tenant's Share ofBuildinp: Operating Costs and Real Property Taxes. - OMITTED 

Late Charge; Interest. If Tenant fails to pay any Base Rent or Additional Charge within 
ten days after the due date, a late charge equal to five percent (5%) of the unpaid amount 
shall be assessed and be immediately due and payable. In addition, interest shall accrue at 
the rate of twelve percent (12%) per annum on any Base Rent or Additional Charge that is 
not paid when due. IfTenamt defaults in making any payment of Base Rent or Additional 
Charges, Landlord shall have the right to require that subsequent Base Rent or Additional 
Charges payments be made by cashiers or certified check. 

Security Deposit. Beginnin.g upon the Effective Date and as partial consideration for this 
Lease, Landlord shall contfnue to hold Tenant's deposit under a prior lease in the sum 
specified in Subsection l .F (the "Deposit"). This Deposit shall be retained by Landlord as 
security for Tenant's payment of Rent and performance of all its obligations under this 
Lease. If Tenant Defaults in the payment of Rent or the performance of any obligation 
under this Lease, the Landlord shall have the right, in its discretion, to apply the full Deposit 
or any portion tbereofto the: Rent owing or to the expense incurred by Landlord as a result 
of Tenant's Default. Tenan1t shall restore any amount of the Deposit applied by Landlord 
against Tenant's obligations within ten (10) days of written demand from Landlord. 
Landlord shall not be requiired to retain the Deposit in a separate account and the Deposit 
shall not accrue interest, Landlord shall pay Tenant the Deposit within 30 days after the 
Expiration Date or earlier 1tennination of the Lease1 less the amount, if any, applied by 
Landlord to remedy any Tenant Default as provided for under this Section. 
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Tenant's Operations. 

A. Use of Premises. Tenant shall ose the Premises only for the Section l Permitted Use. 
As Landlord's willingness to enter into this Lease with Tenant was predicated, in 
part, on the nature of Tenant's business, and the compatibility of such business with 
other tenants in the Building, Tenant shall not use or permit the use of the Premises 
for any other business, or purpose, or under any other name, without Landlord's 
prior written consent. Tenant shall promptly comply, at its sole cost and expense, 
with the Exhibit C irules and regulations and other such rules and regulations 
relating to the use of the Premises, Building and Common Areas as Landlord, from 
time to time, may promulgate. Tenant shall maintain the Premises in a clean, 
orderly and neat fashion to conform with the high standards of the Building, 
permitting no objectionable odors to be emitted from the Premises and shall neither 
commit waste nor permit any waste to be committed thereon. Tenant shall not 
permit any accumulation of trash on or about the Premises. Tenant shall not create 
OT contribute to the creation of a nuisance in either the Premises or the Building, 
and Tenant shall not engage in or permit any action that will disturb the quiet 
enjoyment of any other tenant in the Building. 

B. Unlawful Use. Tenant shall not use or permit the Premises or any part thereof to be 
used for any purpos,e in violation of any municipal, county, state or federal law, 
ordinance or regulation, or for any purpose offens,ive to the standards of the 
community of which the Building is a part. Tenant shall promptly comply, at its 
sole cost and expense, with al) laws, ordinances and regulations now in force or 
hereafter adopted relating to or affecting the condition, use or occupancy of the 
Premises including but not limited to aJl applicable equal employment opportunity 
and nondiscrimination laws of the United States, the State of Washington and The 
City of Seattle, including the Seattle Municipal Code ("SMC"), notably SMC Ch. 
14.04, 14.10, and 20.42, and rules, regulations, orders, and directives of the 
associated administrative agencies and their officers. 

C. Liens and Encumbrances. Tenant shall keep the Premises and Building free and 
clear of, and shall indemnify, defend and hold Landlord hannless from, any and all, 
liens and encumbrances arising or growing out of any act or omission, or breach of 
this Lease OT the ose,, improvement, or occupancy of the Premises by Tenant or any 
of its principals, officers, agents, or employees. If any lien is filed against the 
Premises or Building, Tenant shall either cause the same to be fully discharged and 
released of record within ten days after Landlord's written demand therefor or 
within such period, provide Landlord with cash or other security ac-ceptable to 
Landlord in an amoiunt equal to one and one-half (1~) times the amount of the 
claimed lien as secnrity for its prompt removal. Landlord shalJ have the right to 
disburse such security to cause the removal of the lien if a judgment is entered 
against Tenant in the lien proceeding, if such lien causes difficulties for Landlord 
in connection with its financing of the Building, if Tenant is otherwise in default 
under this Lease or if Landlord otherwise deems such necessary, in Landlord's sole 
discretion. 
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D.. Hazardous Substance:s. Tenant shall not, without Landlord's prior written consent, 
keep on or about the Premises or Building any substance designated as, or 
containing any component now or hereafter designated as hazardous, dangerous, 
toxic or harmful and/or subject to regulation under any federal, state or local law, 
regulation or ordinance ("Hazardous Substances"), except customary office, 
kitchen, cleaning, and other related supplies in nonnal quantities handled in 
compliance with applicable laws. With respect to any Hazardous Substances stored 
with Landlord's consent, Tenant shall promptly, timely and completely comply with 
all governmental requirements for reporting and record keeping; submit to 
Landlord true and correct copies of all reports, manifests and identification numbers 
at the same time as they are required to be and/or are submitted to the appropriate 
governmental authorities; within five days after Landlord's request therefor, 
provide evidence satisfactory to Landlord of Tenant's compliance with all 
applicable governmental rules, regulations and requirements; and comply with all 
governfii.ental rules, tegulatio:ns and requirements regaruing the proper arid lawful 
use, sale, transportation, generation, treatment and disposal of Hazardous 
Substances. Any and all costs incurred by Landlord and associated with Landlord's 
inspections oftbe Premises and Landlord's monitoring of Tenant's compliance with 
this Subsection 8.0, including Landlord's attorneys' fees and costs, shaU be 
Additional Charges aind shall be due and payable to Landlord within ten days after 
Landlord's demand for payment if Lessee's violation of this Subsection 7.4 is 
discovered as a result of such inspection or monitoring. Tenant shall be fully and 
completely liable to Landlord for any and all cleanup costs and expenses and any 
and all other charges:, expenses, fees, fines, penalties (both, civil and criminal) and 
costs imposed with respect to Tenant's use, disposaJ, transportation, generation, 
release and/or sale of Hazardous Substances in or about the Premises or Building. 
Tenant shall indemJnify, defend and hold Landlord and lenders to Landlord 
("Lender") harmless from any and all of the costs, fees, penalties, charges and 
expenses assessed a:gainst, or imposed, upon Landlord, and Lender (as well as 
Landlord's and Lender's attomeys' fees and costs) as a result of Tenant's use, 
disposal, transportation, generation, release and/or sale of Hazardous Substances 
on or about the Prnmises or Building. The indemnification obligation of this 
subsection shall survive the expiration or earlier termination of this Lease. 

8. Utilities and Services. 

A. Tenant's Responsibili!y. Tenant shall be solely responsible for and shall promptly 
pay when due all cha1rges for telecommunications and internet service and all other 
utilities that are separately metered and supplied to the Premises. 

B. Services .. As long as Tenant is not in default under this Lease, Landlord shall cause 
the Common Areas of the Building to be maintained in reasonably good order and 
condition, except for damage occasioned by any act or omission of Tenant or any 
of Tenant's officers, 1;::ontractors, agents, invitees, licensees ot employees, the repair 
of which shall be paid for by Tenant. Landlord shall furnish the Premises with 
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electricity for office 1t1se (including for lighting and for )ow power usage, 110-voJt 
office machines), water., sewer, and elevator services. Landlord shall also provide 
customary common area janitorial service on we.ekdays, other than holidays. From 
7:00 a.m. to 6:00 p.no. on weekdays, excluding legal holidays ('~onnal Business 
Hours"), Landlord shall furnish the Premises with heat and air conditioning 
services. If requested by Tenant, Landlord shall furnish heat and air conditioning 
services at times othe:r than Normal Business Hours, and janitorial services on other 
days, and Tenant shall pay for the cost. of such services· at rates established by 
Landlord as Additional Charges. 

(1) Additional Service. The Building standard mechanical system is designed 
to accommod.ate heating loads generated by lights and equipment using up 
to 4.2 watts per square foot. Tenant shall obtain Landlord's prior written 
consent before installing lights and equipment in the Premises that, in the 
aggregate, exceed such amount. Landlord may refuse to grant such consent 
unless Tenant agrees to pay (1) the costs incurred by Landlord for 
installation of supplementary air conditioning capacity or electrical systems 
as necessitate:d by such equipment or lights and (2) in advance., on the first 
day of each month during the Lease Term, the amount estimated by 
Landlord as tllle excess cost of furnishing electricity for the operation of such 
equipment or lights above nonnaJ Building levels and the amount estimated 
by Landlord ;as the cost of operation and maintenance of supplementary air 
conditioning units as necessitated by Tenant's use of such equipment or 
lights. Landlord shall be entitled to install, operate and maintain at Tenant's 
sole cost a monitoring/metering system in the Premises to measure the 
added demands on electricity, heating, ventilation and air conditioning 
systems, res1Jlting from such equipment and lights and from Tenant's 
after-hours n::quirements., and Tenant shall pay Landlord the .cost thereof in 
advance on the first day of each month. 

(2) Interruption. Landlord shall not be liable for any loss, injury or damage to 
person or property caused by or resulting from any variation, interruption 
or failure of services due to any cause whatsoever, including, but not limited 
to, electrical surges, or from failure to make any repairs or perform any 
maintenance .. No temporary interruption or failure of such services incident 
to the making of repairs, alterations or improvements or due to accident, 
strike or conditions or events beyond Landlord's reasonable control shalJ be 
deemed an e:viction of Tenant or to relieve Tenant from any of Tenant's 
obligations hereunder or to give Tenant a right of action against Landlord 
for damages. Tenant acknowledges its understanding that there will be 
Landlord-planned utility outages affecting the Building and that such 
outages may interfere, from time to time, with Tenant's use of the Premises. 
Landlord sha.11 endeavor to provide. Tenant with 48 hours prior notice of any 
Landlord-planned electricity outage in the Building but shall not be liable 
to Tenant for Landlord's failure to provide such notice. Landlord has no 
obligation tc• provide emergency or backup power to Tenant. Providing 

9 



9. 

emergency or backup power to the Premises and enabling the equipment in 
the Premises to properly function shall be the sole responsibility of Tenant. 
If utilities are interrupted at the Premises so as to render them unfit for the 
Permitted Use:s for more than 24 hours; then the Rent for the year shall be 
abated for the duration of the disruption in the proportion that the number 
of days of the disruption bears to the number of days of the year. 

Licenses and Taxes. Tenant shall be liable for, and shall pay prior to deling;Qency, all 
license and excise fees and oc<:upation taxes covering the business conducted on the 
Premises and all personal property taxes and other impositions levied with respect to 
Tenant's personal property located at the Premises. Tenant shall be responsible for, and 
sh~ll pay prior to delinquency, all fees, charges, or costs, for any governmental inspections 
or examinations relating to Tenant's use and occupancy of the Premises. 

Additionally, Tenant shall pay all taxes on Tenant's interest in this Lease and any 
leasehold interest deemed to have been created thereby under RCW Ch. 82.29A 
(Leasehold Excise Tax or "LET'). In the event the State of Washington makes any 
demand upon the Landlord for payment of leasehold excise taxes or withholds future 
payments due to the Landlord to enforce collections ofJeasehold excise taxes and Tenant 
has not paid the LET to the Landlord, Tenant shall remit the taxes demanded along with 
any interest and penalties associated therewith, or at no expense to the Landlord, contest 
such collection action and indemnify Landlord for all sums paid by Landlord or withheld 
by the State ofWashington from Landlord in connection with such action. As of the 
execution of this Lease, the applicable LET rate is 12.84% of Base Rent> which rate and 
amount is subject to change from time to time. 

10. Delivery of Premises; Sign:age. 

A. 

B. 

Delivery of Premise~!· Landlord shall deliver the Premises to Tenant in an "AS IS" 
condition on the Commencement Date. Except for improvements which are eligible 
for the Tenant Improvement Allowance under Section 12-, Tenant shall complete 
any tenant improvements at its sole cost. All Tenant improvements shall be 
completed in compliance with the provisions of Section 12 and Exhibit B. 

Signage. Landlord shall install Tenant's name and suite number in the Building 
directory on the maiin floor of the Building and in any directory on the floor on 
which the Premises are located, all in the style and manner of other Building 
lessees. Tenant shall be pennitted to install, at its sole cost, signage at the Premises 
provided that the La1ndlord must provide prior writt~n approval. 
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11. Alterations by Tenant. 

A Tenant Improvement Allowance; Reguired Improvements. Landlord is providing a 
tenant improvement allowance in the amount provided in Section l .I ("Tenant 
Improvement Allowance") for certain Landlord-required improvements to the 
Premises. Tenant shall use the Tenant Improvement Allowance ($25,440) to make 
improvements to the: Premises as follows: (i) replacement of flooring, (ji) new 
ceiling tiles, and (iii) re-painting surfaces ( collectively items (i) through (iii) are 
"Required Improvements". Tenant shall begin the Required Improvements 
promptly following mceipt of a notice to proceed from Landlord and shall diligently 
prosecute such work to its completion, all on the terms and conditions provided in 
the Tenant Improvement Requirements attached as Exhibit B. Landlord shall 
reimburse Tenant up to the amount of the Tenant Improvement Allowance for 
actual costs of comnletin(! the Reauired Imnrovements in compliance with the 

• 4o,," • ... .. 

requirements of this Section and E~hibit B. Tenant shall be solely responsible for 
payment of all costs of improvements, alterations, or modifications to the Premises 
which exceed the amount of the Tenant Improvement Allowance. 

B. General Conditions for Tenant Improvements. Tenant shall not make any 
alterations, additions or improvements in or to the Premises without first obtaining 
Landlord's written approval. If required under Exhibit B, Tenant shall also submit 
for Landlord's appmval professionally-prepared plans and specifications for such 
work as provided in Exhibit B. Tenant covenants that j t will cause all alterations, 
additions and improvements to the Premises to be completed at Tenant's sole cost 
and expense by a contractor approved by Landlord and in a manner that (a) is 
consistent with the Landlord-approved plans and specifications and any conditions 
imposed by Landlord in connection therewith; (b) is in conformity with first-class, 
commercial standar<lls; (c) includes acceptable insurance coverage for Landlord's 
benefit; (d) does not affect the structural integrity of the Buildi~g or the integrity of 
any of the Building's systems; ( e) does not disrupt the business or operations of any 
other tenant; and (f) does not invalidate any system warranty then in effect with 
respect to the Building. Tenant shall complete design and construction of all 
improvements and alterations within the Premises in compliance with all pennitting 
requirements and all other govemmehtal requirements and restrictions, including 
but not limited to compliance with applicable building codes and with the 
Americans with Disabilities Act (ADA). Tenant expressly acknowledge that the 
provisions of the ADA may exceed requirements contained in building codes and 
other regulations and that such instances, the ADA requirements shall control. 
Tenant shall reimburse Landlord for all expenses incurred in connection with these 
permitting and governmental requirements. Except .as provided in Section 15.C 
with regard to concurrent negligence,. Tenant shall indemnify, defend and hold 
Landlord harmless from and against all losses, liabilities, damages, liens, costs, 
penalties and expenses (including attorneys' fees) arising from or out of the 
performance of suah alterations, additions and improvements, including, but not 
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12. 

C. 

D. 

limited to, alJ which arise from or out of Tenant's breach of its obligations under 
tenns of this Section 12. 

Ownership of Improvements. Upon the expiration or termination of this Lease, al1 
alterations, additions and improvements ( expressly including all light fixtures; 
heating, ventilation and air conditioning units; iloor, window and wall coverings; 
and electrical wiring), except Tenant's property under Sections 14.B and 14.C, shall 
immediately become the property of Landlord without any obligation on its part to 
pay for any of the same. These improvements remain Landlord's and Tenant shall 
not remove all or any portion thereof on the termination of this Lease except as 
sp~cifically directed 1by Landlord in writing. 

As-Built Plans. Within ninety (90) days after the completion of any alteration, 
addition or improvement to the Premises, Tenant shall deliver to Landlord a full set 
of "as-built" plans of the Premises showing the details of all alterations, additions 
and improvements made to tbe Premises 

Care of Premises. 

A. Tenant's Obligatio11. Tenant shall maintain the Premises, including all 
improvements, in g,ood, clean and safe condition and prevent damage to the 
Premises, the Building and surrounding areas. If Tenant fails to maintain the 
Premises or -if the Premises or Building is damaged by Tenant, its employees, 
contractors, licensee:s, or invitees, Landlord shall have the right, but not the 
obligation, to maintain and repair the Premises, and Tenant shall pay within thirty 
days of invoice the actual and reasonable cost to repair all damage done to the 
Building or Premises that results from any act or omission of Tenant or any of 
Tenant's officers, contractors, agents, invitees, licensees or employees, including, 
but not limited to, ciracking or breaking of glass. Landlord shall have the right to 
enter the Premises for such purposes. Landlord shall not be liable for interference 
with light, air or view. 

B. Landlord's Obligation. All normal repairs necessary to maintain the Building in a 
reasonable conditioin, as detennined by Landlord, shall be performed under 
Landlord's direction and at Landlord's expense, except as otherwise provided here. 
Except as provided in Section 19, there shall be no abatement or reduction of Rent 
arising by reason of Landlord's making of repairs, alterations or improvements. 

C. Prohibition Against Installation or Integration of Any Work of Visual Art on 
Premises Without Landlord's Consent. Landlord reserves to and for itself the right 
to approve or disapp1rove of the installation or integration on or in the Premises of 
any "work of visual art," as that term is defined in the Visual Artists Rights Act of 
1990, as now existing or as later amended, and to approve or disapprove of each 
and every agreement: regarding any such installation or integration. Tenant shall not 
install on or integrate into, or pennit any other person or entity to install on or 
integrate into, the Premises any such work of visual art without the prior, express, 
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13. 

D. 

written consent of Landlord. Landlord's consent to the installation of any such art 
work may be grant1~, granted upon one or more conditions, or withheld in 
Landlord's discretion. 

Tenant's Indemnifica:tion of Landlord Against Liability under Visual Artists Rights 
Act of 1990. Tenant shall protect, defend, and hold Landlord harmless from and 
against any and all claims, suits, actions or ·causes of action, damages and expenses 
{including attorneys' fees and costs) arising as a consequence of (a) the installation 
or integration of any work of visual art on or into the Premises; (b) the destruction, 
distortion, mutilation or other modification of the art work that results by reason of 
its removal; or (c) anybreach of Subsection 13.B of this Lease; or (d) any violation 
of the Visual Artists Rights Act of 1990, as now existing or hereafter amended by 
Tenant or any subtenant, licensee, assignee or concessionaire of Tenant, or of any 
officer, agent, employee, guest or invitee of any of the same .. This indemnifica'tion 
obligation shall exist regardless of whether Landlord or any other person employed 
by Landlord has knowledge of such installation, integrationi or removal. 

Surrender of Premises. 

A. 

B. 

General Matters. At the expiration or earlier termination of this Lease, Tenant shall 
return the Premises to Landlord in the same condition in which received (or, if 
altered, then the Premises shall be returned in such altered condition unless 
otherwise directed by Landlord pursuant to Section 12), reasonable wear and tear 
excepted. Prior to su,ch return, Tenant shall remove its moveable trade fixtures and 
appliances and equip1ment and other personal property that have not been attached 
to the Premises, and shall repair any damage resulting from their removal. In no 
event shall Tenant remove heating, ventilating and air conditioning equipment; 
lighting equipment or fixtures; or floor, window or wall coverings unless otherwise 
specifically directecll by Landlord in writing. Tenant's obligations under this 
Section 14 shall survive the expiration or termination of this Lease. Tenant shall 
indemnify Landlord for all damages and losses suffered as a result of Tenant's 
failure to remove voice and data cables, wiring and communication lines and 
moveable trade fixtuires and appliances and to redeliver the Premises on a timely 
basis. 

Cable and Wiring. On or before the Expiration Date, or if this Lease is terminated 
before the Expiratit0n Date then within fifteen (15) days after the effective 
termination date, T,enant shall remove all voice and data communication and 
transmission cables and wiring installed by or for Tenant to serve any telephonei 
computer or other equipment located in the Premises, which wiring and cabling 
shall include all of the same located within the interior and exterior walJs and 
through or above the ceiling or through or below the floor of the Premises or located 
in any Building equipment room, vertical or horizontal riser, raceway, conduit, 
channel, or opening connecting to the Premises. Tenant shall remove any raceway 
installed or used exc:lusively for Tenant's communication and transmission cables 
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except those raceways Landlord directs to leave in place. Tenant shall leave the 
mud rings, face plateB and. floor boxes in place. 

C. Personal Property. Landlord may, at its election, retain or dlspose of in any manner 
any of Tenant's moveable trade fixtures, appliances, equipment, and othet personal 
property (collectively, ' 'Personal Property") that Tenant does not remove from the 
Premises at the expiration of th.e Lease Tenn or within fifteen (15) days after 
termination of the Lease. Landlord will give written notice to Tenant specifying the 
Personal Property to be removed and requesting removal, and if Tenant does not 
remove the Personal Property within ten days from the date of notice, the Personal 
Property will be deemed abandoned by Tenant and title to the Personal Property 
shall vest in Landlord. Landlord may retain or dispose of the Persona] Property in 
Landlord's discretiom. Tenant waives all claims against Landlord for any damage 
to Tenant resulting from Landlord's retention or disposition of any Personal 
Property not removed by Tenant as required under this Section 14. Tenant shall be 
Habie to Landiord for Landiord;s reasonabie costs for storing, removing and 
disposing of Tenant1s trade fixtures and Personal Property. 

14. Waiver; Indemnification. 

A. 

B. 

Tenant's Indemnification. Except as. otherwise provided in this section, Tenant 
shall indemnify, defend (using legal counsel acceptable to Landlord) and hold 
Landlord, its officers, contractors, agents, .and employees, Lenders and other 
tenants and occuparnts of the Building harmless from all claims, suits, losses) 
damages, fines, penalties, liabilities and expenses (including Landlord's personnel 
and overhead costs and attorneys' fees and other costs incurred in connection with 
claims, regardless of whether such claims involve litigation) resulting from any 
actual or alleged injury (including death) of any person or from any actual or 
aJleged loss of or damage to, any property arising out of or in connection with 
(i) Tenant's occupatiion, use or improvement of the Premises, or that of any of its 
employees, agents or contractors, (ii) Tenant's breach of its obligations hereunder, 
or (iii) any act or o.mission of Tenant or any subtenant, licensee, assignee or 
concessionaire ofTe1nant, or of any officer~ agent, employee, guest or invitee of any 
of the same in or abiout the Building. Tenant agrees that the foregoing indemnity 
specifically covers actions brought by its own employees. This indemnity with 
respect to acts or omissions during the Lease Term shall survive termination or 
expiration of this Lease. The foregoing indemnity is specifically and expressly 
intended to constitute~ a waiver of Tenant's immunity under Washington's Industrial 
Insurance Act, RCW Title 51, to the extent necessary to provide Landlord with a 
full and complete indemnity from claims made by Tehant's employees. Tenant 
shall promptly notify Landlord of casualties or accidents occurring in or about the 
Premises. 

Release of Claims. Tenant hereby fully and completely waives and releases all 
claims against Landlord for any losses or other damages sustained by Tenant-or any 
person claiming through Tenant resulting from any accident or occurrence in or 
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upon the Premises, including but not limited to any defect in or failure of Building 
equipment; any failuire to make repairs; any defect, failure, surge in, or intenuption 
of Building facilities or services; any defect in or failµre of Common Areas; broken 
glass; water leakage.; the collapse of any Building component; or any act, omission 
or negligence of co-tenants, licensees or any other persons or occupants of the 
Building. 

C. Limitation of Tenant's Indemnification. In compliance with RCW 4.24.115 as in 
effect on the date of this Lease, all provisions of this Lease pursuant to which 
Landlord or Tenanit (the "Indemnitor") agrees to indemnify the other (the 
"Indemnitee") against liability for damages arising out of bodily injury to Persons 
or damage to prope1rty relative to the construction, alteration, repair, addition to, 
subtraction from, improvement to, or maintenance of, any building, road, or other 
structure, project, df:velopment, or improvement attached to real estate, including 
the Building, (i) shall not apply to damages caused by or resulting from the sole 
negligence of the lndemnitee, its agents or employees, and (ii) to the extent caused 
by or resulting fro:m the concurrent negligence of (a) the lndemnitee or the 
Indemnitee's agents or employees, and (b) the Indemnitor or the Indemnitor's 
agents or employees, shall apply only to the extent of the Indemnitor's negligence; 
PROVIDED, HOWJEVER, the limitations on indemnity set forth in this section 
shall automatically and without further act by either Landlord or Tenant be deemed 
amended so as to remove any of the restrictions contained in this section no longer 
required by then applicable law. 

D. LANDLORD AND TENANT ACKNOWLEDGE THAT THE 
INDEMNIFICATION PROVISIONS OF SECTION 12 AND THIS SECTION 15 
WERE SPECIFICAILL Y NEGOTIATED AND AGREED UPON BY THEM. 

15. Insurance. 

A. Tenant's Insurance Coverages and Limits. Tenant shall, at its sole cost and expense, 
maintain, and cause 1its Subtenant(s), if any, to maintain in full force and effect the 
following minimum limits of insurance, and adhere to all terms and conditions set 
forth below, throughout the entire Lease Term: 

(1) Commercial General Liability (CGL) written on an occurrence form at least 
as broad as mo CG 00 01, with Minimum Limits of Liability: 

$1,000,000 per Occurrence 
$2,000,000 General Aggregate 
$2,000,000 Products/Completed Operations Aggregate 
$1 ,000,000 Persona]/ Advertising Injury Liability 
$ 1,000,000 Damage to Premises Rented to You 

Employers Liability / Washington Stop 
$1,000,000 Each Acc;ident / Each Disease / Policy Limit 
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Alternatively, may be: evidenced as Employer's Liability insurance under PartB 
of a Workers Compensation insurance policy. 

Coverage shall includle: Premises and Operations; Broad Form Property Damage 
(Including Completed Operations); Liability assumed under an Insured Contract 
(including tort liability of another assumed in a business contract); Personal Injury 
and Advertising Liability; Independent Contractors; Severability of Interest 
Clause; Waiver of Subrogation endorsement in favor of Owner as required by 
contract; General Aggregate Limits of Insurance shall apply separately; "Claims 
Made" and "Modified Occurrence" policy forms are not acceptable. 

Tlte limits of liability described above are minimum limits of liability only. 
Regardless of provisions to the contrary under the terms of any insurance policy 
maintained by Tenant, the specification of any such minimum limits shall neither 
be (1) intended to establish a maximum limit ofliability to be maintained by 
Tenant regarding this Agreement, nor (2) construed as limiting the liability of any 
of Tenant's insurers, which must continue to be governed by the stated limits of 
liability of the relevant insurance .Policies. 

(2) Automobile Liability insurance at least as broad as ISO CA 00 01 including 
coverage for owned, non-owne~ leased or hired vehicles as applicable, with 
a minimum limit of $1 ,000,000 each accident for bodily injury and property 
damage. 

(3) Workers' Compensation insurance securing Tenant's liability forindustrial 
injury to its e:.rpployees in accordance with the provisions of Title 51 of the 
Revised Codie of Washington. 

(4) Umbrella or !Excess Liability insurance if and as necessary to maintain total 
CGL and Automobile Liability insurance limits of $5,000,000 Each 
Occurrence amd be no less broad than coverages described above. 

(5) Property Ins.w·ance under which the Tenant's furniture, trade fixtures, 
equipment and inventory ("Business Personal Property'') and all alterations, 
additions and improvements that Tenant makes to the Premises are insured 
throughout the Lease Term in an amount not less than the replacement cost 
new thereof, against the following hazards: (i) Joss from the perils of fire 
and other risks of direct physical loss ( earthquake optional), not less broad 
than provided by the insurance industry standard "Causes of Loss - Special 
Form" (ISO form CP 1030 or equivalent); (ii) loss or damage from water 
leakage or sprinkler systems now or hereafter installed in or on the 
Premises; (iii) loss or damage by explosion of steam boilers, pressute 
vessels, or a·bove-ground oil or gasoline storage tanks or similar apparatus 
now or hereafter installed on the Premises; (iv) loss from business 
interruption or extra expense, with sufficient coverage to provide for the 
payment of Rent and Additional Charge and other fixed costs during any 
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interruption of Tenant's business. Coverage shall contain a waiver of 
coinsurance o,r agreed amount endorsement(s). Landlord shall be named as 
a loss payee, as its interest may appear, as respects property insurance 
covering the alterations, additions and improvements under such policy. 

(6) Pollutioh Leg;al Liability is required if the Tenant will be using or storing 
hazardous mmterials or regulated substances, such as fuel , with a minimum 
limit of $1,0010,000 per claim for bodily injury, property damage, clean up 
and emergency response costs. It is acceptable to add ISO endorsement CG 
24 J 5 Limited Pollution Liability Extension or its equivalent to the CGL 
policy or obtatin a separate pollution legal liability policy. 

(7) In the event that Landlord deems insurance to be inadequate to protect 
Tenant and Landlord, Tenant shall increase coverages and/or liability limits 
as Landlord shall deem reasonablv adeauate within sixtv (60) davs after the ., ~ ., ~ , .. 
date of written notice. 

B. Terms and Conditio111s for Tenant's Insurance. 

(1) City of Seattle as Additional Insured: The COL insurance and, in addition, 
Excess and/or Umbrella liability insurance, if any, shall include "City of 
Seattle, its ,officers, officials, employees, agents and volunteers" as 
additional insureds. Tenant's insurance shall be primary and non
contributory 1to any insurance maintained by or available to Landlord. The 
te1m "insurance" in this paragraph shall include insurance, self-insurance 
(whether funded or unfunded), alternative risk transfer techniques, capital 
market solutions or any other form of risk financing. 

(2) Required Separation of Insured Provision; Cross-Liability Exclusion and 
other Endors,ements Prohibited: Tenant's insurance policy sha11 include a 
"separation of insureds" or ''severability'' clause that applies coverage 
separately to each insured and additional insured, except with respect to the 
limits of the insurer's liability. Tenant's insurance policy shall not contain 
any provision1 exclusion or endorsement that limits, bars, or effectively 
precludes City of Seattle from coverage or asserting a claim under the 
TenanCs insurance policy on the basis that the coverage or claim is brought 
by an insured or additional insured against an insured or additional insured 
under the policy. Tenant's CGL policy shall NOT include any of the 
following Bl1ldorsements (or their equivalent endorsement or exclusions): 
(a) Contractual Liability Limitation, (COL Form 21 39 or equivalent), b) 
Amendment Of Insured Contract Definition, (CGL Form 24 26 or 
equivalent), (c) Limitation of Coverage to Designated Premises or Project, 
(CGL Form 21 44 or equivalent), (d) any endorsement modifying or 
deleting the exception to the Employer' s Liability exclusion, (e) any 
"In.sured vs. Insured" or "cross-liability'' exclusion, and (f) any type of 
punitive, exemplary or multiplied damages exclusion. Tenant's failure to 
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comply with any of the requisite insurance provisions shall be a material 
breach of, and grounds for, the immediate tennination of the Agreement 
with City of Seattle; or if applicable, and at the discretion of City of Seattle, 
shall serve as grounds for Landlord to procure or renew insurance coverage 
with any relate~ costs of premiums to be repaid by Tenant or reduced and/or 
offset against the Agreement. 

(3) Cancellation Notice: Coverage shall not be cancelled without 45 day written 
notice of suc:h cancellation, except ten day written notice as respects 
cancellation for non-payment ofpremium, to Landlord at its notice address 
except as ma.y otherwise be specified in Revised Code of Washington 
(RCW) 48.18 .. 290 (Cancellation by insurer.). Landlord and Tenant mutually 
agree that for the purpose of RCW 48.18.290 (1) (b), for both liability and 
property insurance Landlord is deem·ed to be a "mortgagee, pledge, or other 
person shown by (the required insurance policies) to have an interest in any 
loss which may occur thereunder." 

(4) Minimum Security Requirements: Each insurance policy required 
hereunder shall be (1) subject to reasonable approval by Landlord that it 
confonns with the requirements of this Section, and (2) be issued by an 
insurer rated A-:VIII or higher in the then-current A. M. Best's Key Rating 
Guide and licensed to do business in the State of Washington unless 
procured under the provisions of chapter 48.15 RCW (Unauthorized 
insurers). 

(5) Deductible o,r Self-Insured Retention: Any deductible or self-insured 
retention C'S.I.R.") must be disclosed to, and shall be subject to reasonable 
approval by, Landlord. Tenant shall cooperate to- provide such infonnation 
as Landlord may reasonably deem to be necessary to assess the risk bearing 
capacity of the Tenant to sustain such deductible or S.I.R. The cost of any 
claim falling within a deductible or S.I.R. shall be the responsibility of 
Tenant. If a ,deductible or S.I.R. for CGL or equivalent insurance is not 
"fronted" by an insurer but is funded and/or administered by Tenant or a 
contracted third party claims administrator, Tenant agrees to defend and 
indemnify Lamdlord to the same extent as Landlord would be protected as 
an additional insured for primary and non-contributory limits of liability as 
required herein by an insurer. 
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C. City's Property Insurance Coverage and Limits. 

D. 

(1) City will maintain at its expense Property Insurance or self-insurance under 
which the Building and Premises, excluding Tenant's Business Personal 
Property and Tenant Improvements, are insured throughout the Lease Term 
in an amount not less than the replacement cost new thereof, against the 
following hazards: (i) loss from the perils of fire and other risks of direct 
physical loss (including earthquake), not less broad than provided by the 
insurance industry standard "Causes of Loss - Special Form (ISO form CP 
1030 or equivalent); (ii) loss or damage from water leakage or sprinkler 
systems now m hereafter installed in or on the Premises; (iii) loss or damage 
by explosion of steam boilers, pressure vessels, or above-ground oil or 
gasoline stora1ge tanks or similar apparatus now or hereafter installed on the 
Premises. Ci1ty's Property Insurance currently is subject to a $250,000 
deductible fo1r most claims for which Tenant shall be responsible only to the 
proportional ,extent to which the Joss or damage is attributable to Tenant's 
negligent acts that are, or should be, covered by Tenant's Fire/Tenant Legal 
Liability insurance. 

(2) During such time as Tenant is engaged in the performance of the 
Improvements or other renovation of the Premises, the Tenant shall 
maintain in full force and effect "All Risks" Builder's Risk Property 
insurance or equivalent for the portion of the Premises under renovation, 
including fir•! and flood, on a replacement cost new basis subject to a 
deductible of no more than $50,000 each loss. ln the event of a claim under 
the builder's risk policy, Tenant or its contractor(s) shall be responsible for 
paying any deductible under the policy if Tenant or any of its agents, 
employees, or contractors. is responsible for the loss or damage. It shall be 
Tenant's responsibility to properly coordinate with Landlord's Risk 
Management Division the placement of Builder's Risk Property insurance 
prior to any mew construction on, or stmctural alteration of, the Premises. 

(3) Landlord may change the tenns of its insurance in Sections 15.2.1 and 
15.2.2 at any time based on market conditions, with no compensation due 
to the Tenant. 

Waiver .of Subrogation. Unless such waiver would void the property insurance 
coverage to be provided pursuant to this section, Landlord and Tenant waive all 
subrogation rights each may have against the other, or any subtenant, for damages 
caused by fire or other perils to the extent covered by property insurance obtained 
pursuant to this section or other property insurance applicable to the Premises, 
except such rights as they have to proceeds of such insurance held by Landlord or 
the Tenant or both as fiduciary. This waiver of subrogation shall be effective to a 
person or entity even though that person or entity would otherwise have a duty of 
indemnification, comtractual or otherwise, whetner or not the person or entity paid 
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E. 

F. 

G. 

H. 

I. 

J. 

the insurance premium directly or indirectly, and whether or not the person or entity 
has an insurable interest in the property damaged. 

Evidence of Insuranc:e. On or before the Commencement Date, and thereafter not 
later than the last bus.iness day prior to the expiration date of each such policy, the 
following documents must be delivered to City at its notice address as evidence of 
the insurance coverage required to be maintained by Tenant: 

(1) Certification of insurance documenting compliance with the coverage, 
minimum limits and general requirements specified herein; and 

(2) A copy of the policy's declarations pages, showing the insuring company, 
policy effective dates, limits of liability and the Schedule of Forms and 
Endorsements specifying all endorsements listed on the policy including 
any company-specific or manuscript endorsements; 

(3) A copy of the CGL insurance policy provision(s) and endorsements 
expressly including City of Seattle and its officers, elected officials, 
employees, agents and volunteers as additional insureds (whether on ISO 
Form CG 20 26 or an equivalent additional insured or blanket additional 
insured polic:y wording), showing the policy number, and the original 
signature and printed name of the representative of the insurance company 
authorized to sign such endorsement; 

(4) Pending receiipt of the documentation specified in this Section, Tenant may 
provide a cOJPY of a current complete binder. An ACORD certificate of 
insurance will not be accepted in lieu thereof. 

Evidence of Insurance as set forth above, shall be issued to: 
The City of Seattle 
CareofCBRE 
700 Fifth Av•;:nue, Suite 4040 
Seattle, WA 98104 

Damage or Destruction. See Section 19. 

Assumption of Property Risk. The placement and storage of Tenant's Business 
Personal Property in or about the Premises shall be the responsibility, and at the 
sole risk, of Tenant. 

Adjustments of Clalims: The Tenant shall provide for the prompt and efficient 
handling of all claims for bodily injury, property damage or theft arising out of the 
activities of the Ten~mt under this Agreement. 

Tenant's Responsibili!y: The procuring of the policies of insurance required by this 
Agreement shall not be construed to Jimit the Tenant's liability hereunder. 

20 



Notwithstanding said insurance, the Tenant shall be obligated for the full and total 
amount of any damage, injury or loss caused by negligence of the Tenant, or any 
of its agents, officers and employees or through use or occupancy of the Premises. 

16. Assignment or Sublease. Tenant shall not sublet or encumber the whole or any part of the 
Premises, nor shall this Lease or any interest thereunder be assignable or transferable by 
operation of law or by any process or proceeding of any court or otherwise without the 
prior written consent of Landlord. The granting of consent to a given transfer shall not 
constitute a waiver of the consent requirement as to future transfers. In lieu of giving its 
consent, Landlord shall have the right to tenninate the Lease as to the portion of the 
Premises affected by the action for which Landlord's consent is requested and recover 
possession thereof from Tenant within twenty (20) days following written notice thereof 
to Tenant. All costs incurred by Landlord in separating the remainder of the Premises from 
the area so retaken shall be :paid by Tenant as an Additional Charge. Any assignment or 
sublease, without Landlord's prior written consent shall be voidable by the Landlord. No 
assignment or sublease shall release Tenant from primary liability hereunder. Each 
assignment and sublease sbtall be by an instrument in writing in form satisfactory to 
Landlord. If Tenant assigns its interest in this Lease, or sublets the Premises, then the Base 
Rent shall be increased, effoctive as of the date of such assignment or subletting, to the 
higher of (i) the rentals payable by the assignee or sublessee pursuant to such assignment 
or sublease, or (ii) the Base JR.ent then being charged by Landlord for comparable space in 
the Building; provided, however, in no event shall the base monthly rent, after such 
assignment or subletting, hie less than the Base Rent specified in Section I. If Tenant 
assigns its interest in this Lease or sublets the Premises, Tenant shall pay to Landlord any 
and all consideration receiv,ed by Tenant for such assignment or sublease. If Tenant is a 
corporation, then any transf<::r of this Lease by merger, consolidation or liquidation, or any 
direct or indirect change, in the ownership of, or power to vote the majority of, Tenant's 
outstanding voting stock, shall constitute an assignment for the purposes of this Lease. If 
Tenant is a partnership, the111 a change in general partners in or voting or decision-making 
control of the partnership shall also constitute an assignment. Tenant shall also pay all legal 
fees and other costs incurrnd by Landlord in connection with Landlord's evaluation of 
Tenant's request for approval of assignments or subleases, including assignments for 
security purposes. 

17. Assignment by Landlord. If Landlord sells or otherwise transfers the Building, or if 
Landlord assigns its interes;t in this Lease ( other than an assignment solely for security 
purposes, or a transfer in foreclosure, or a deed in lieu of foreclosure) such purchaser, 
transferee, or assignee ther,eof shall be deemed to have assumed Landlord's obligations 
under this Lease arising aft.er the date of such transfer, and Landlord shall thereupon be 
relieved of all liabilities under this Lease arising thereafter, but this Lease shall otherwise 
remain in full force and effoct. Tenant shaU attom to Landlord's successor. 

18. Destruction. If the Premise:s or the Building are rendered partially or totally untenantable 
by fire or other casualty, the Landlord may elect to repair or replace the damaged or 
destroyed portion or to terminate this Lease. 1f Landlord elects to repair or replace any 
portion of the Building, Landlord shall proceed with reasonable diligence to prepare plans 
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and specifications for, and thereafter to carry out, all work necessary to repair or replace 
the Building, the Premises or any portions thereofthat were damaged or destroyed by a fire 
or other casualty. In detenni111ing reasonable diligence, Landlord and Tenant shall take into 
account when and if sufficie:nt insurance, self-insurance, or other funds are available for 
the repair and replacement work. If Landlord elects to terminate this Lease, Landlord shall 
give Tenant at least 30-day written notice and Landlord shall retain the insurance proceeds 
for the Building, the PremisE:s or any portions thereof that were damaged or destroyed by 
a fire or other casualty. Base Rent and Tenant's Share of excess Operating Expenses shal1 
be abated in the proportion tlitat the untenantable _portion of the Premises bears to the whole 
thereof, as determined by Landlord, for the period from the date of the casualty to the 
tennination of this Lease or 1the completion of the repairs, unless the casualty results from 
or is contributed to by the negligence of Tenant or any of its officers, contractors, agents, 
invitees, guests or employees or Tenant's breach of this Lease. If the Premises cannot be 
repaired within six months from the date of the casualty or if 30% or more of the Building 
Rentable Area is destroyed or damaged regardless of whether the Premises are damaged or 
not, then Tenant may terminate this Lease by giving Landiord 30-day written notice within 
60 days after the casualty. Landlord shall advise Tenant of Landlord's election to repair or 
terminate by giving notice to Tenant thereof within 30 days after the casualty. Unless 
Landlord elects to terminate this Lease, Tenant shall, at its sole cost and expense, repair all 
damage to its own personal ]property and to all improvements that Tenant has made to the 
Premises as soon as reasonalt>ly possible and in less than 24 months. Landlord shall not be 
liable to Tenant for damages, compensation or other sums for inconvenience, loss of 
business or disruption arisi1ng from any repairs to or restoration of any portion of the 
Building or Premises. 

19. Eminent Domain. 

A. Taking. If aI1 of the Premises are taken by Eminent Domain, this Lease shall 
terminate as of the date Tenant is required to vacate the Premises and all Base Rent 
and Additional Charges shall be paid to that date. The term "Eminent Domain° shall 
include the taking or damaging of property by, through or under any governmental 
or statutory authority, and any purchase or acquisition in lieu thereof, whether the 
damaging or taking is by government or any other person. If a taking of any part of 
the Premises by Em'inent Domain renders the remainder thereof unusable for the 
business of Tenant, in the reasonable judgment of Landlord, the Lease. may, at the 
option of either party, be terminated by written notice given to the other party not 
more than thirty (30)1 days after Landlord gives Tenant written notice of the taking, 
and such termination shall be effective as of the date when Tenant is required to 
vacate the portion of the Premises so taken. If this Lease is so terminated, all Base 
Rent and Additional! Charges shall be paid to the date of tennination. Whenever 
any portion of the Premises is taken by Eminent Domain and this Lease -is not 
tenninated, Landlord, at its expens.e, shall commence and complete at the earliest 
reasonable time the restoration of, to the extent of the compensation from the taking 
and to the extent it is reasonably prudent to do so, the remainder of the Premises to 
the condition they were in immediately prior to such taking, and Tenant, at its 
expense, shall commence and complete at the earliest reasonable time the 
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restoration of its personal property and all improvements made by it to the Premises 
to the same condition they were in immediately prior to such taking. The Base Rent 
shall be recalculated using the Base Rent per Rentable Square Foot specified in 
Subsection I.E. and the remaining, untaken area of the Premises from the date 
Tenant is required to partially vacate the Premises. 

B. Award. Landlord reserves all right to the entire damage award or payment for any 
taking by Eminent !Domain, and Tenant waives all claim whatsoever against 
Landlord for damageH for tennination of its leasehold interest in the Premises or for 
interference with its 'business. Tenant hereby grants and assigns to Landlord any 
right Tenant may now have or hereafter acquire to such damages and agrees to 
execute and deliver such further instruments of assignment as Landlord, from time 
to time, may request Tenant, however, shall have the right to claim from the 
condemning authority all compensation that may be recoverable by Tenant on 
account of any loss incurred by Tenant in moving Tenant's, merchandise, furniture, 
trade fixtures and equipment, provided, however, that Tenant may claim such 
damages only if they are awarded separately in the eminent domain proceeding and 
not out of or as part o,f Landlord's damages. 

20. Default by Tenant. 

A. Definition. If Tenant violates or breaches or fails to keep or perform any covenant, 
term or condition oftlhis Lease, or if Tenant or any guarantor of Tenant's obligations 
under this Lease ("Guarantor'r) files or is the subject of a petition in bankruptcy, or 
if a trus:tee or receiver is appointed for Tenant's or Guarantor's assets oI if Tenant 
or Guarantor makes an assignment for the benefit of creditors, or if Tenant or 
Guarantor is adjudicated insolvent, or becomes subject to any proceeding under any 
bankruptcy or insollvency law whether domestic or foreign, or liquidated, 
voluntarily or otherwise or vacates or abandons the Premises as described in 
Section 21.B below then Tenant shall be deemed in default hereunder (a "Default"). 
If Tenant does not cure its Default after written notice from Landlord withih (i) 
three days for any Default in Payment Base Rent or Additional Charges, or (ii) the 
time specified by Landlord's notice for any other Default, but in any case no less 
than ten days or such other time for any other Default, then Landford shall have the 
followingnonexclusiverights and remedies, at its option: (i) to terminate this Lease 
and all of the rights of Tenant in or to the Premises and to reenter and re-take 
possession of the Pre:mises for which actions Tenant shall have no claim; or (ii) to 
cure such default on Tenant's behalf and at Tenant's sole expense and to charge 
Tenant for all costs and expens,es incurred by Landlord in effecting such cure as an 
Additional Charge; or (iii) without declaring this Lease terminated, to reenter the 
Premises and to ocCU!py the whole or any part thereof for and on account of Tenant 
and to collect any unpaid Base Rent and Additional Charges that have become 
payable or that may thereafter become payable; or (iv) even after Landlord may 
have reentered the Premises without terminating the Lease, to thereafter to 
terminate this Lease and all of the rights of Tenant in or to the Premises. 
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21. 

B. Vacation or Abandonment. If Lessee vacates or abandons the Premises in their 
entirety and fails to reoccupy them within thirty (30) days after City (1) delivers a 
notice to Lessee's notice address set forth in Section 1.9 above demanding such 
reoccupancy and (2) rnails by certified o.r registered mail a copy of the notice to any 
forwarding address given by Lessee to City in' writing, Lessee shall be in default 
under this Lease and Landlord may terminate this Lease without further notice or 
opportunity for cure notwithstanding Subsection 2 1.A. 

C. Reentry. If Landlord reenters the Premises under option (iii) of Subsection 21.A or 
takes any other action to regain possession (such as unlawful detainer), Landlord 
shall not be deemed to have terminated tbis Lease or the liability of Tenant to pay 
any Rent thereafter ac;cruing as it becomes due unless Landlord shall have notified 
Tenant in writing that it has so elected to terminate this Lease; and Tenant shall be 
liable for and shall re.imburse Landlord upon demand for all costs and expenses of 
every kind and nature incurred in retaking possession of the Premises and all other 
losses suffered by Lmndlord as a consequence of Tenant's Defauit. In the event of 
any entry ot taking possession of the Premises, Landlord shall have the right, but 
not the obligation, to remove from the Premises all or any part of the personal 
property located thefie and may place the same in storage at a public warehouse at 
the expense and risk of Tenant1 or to treat such property as abandoned as provided 
under Section 14.C. 

D. Termination. If Landlord elects to terminate this Lease for Tenant's DefaultH in 
addition to termination, Landlord reserves the right to pursue any amount of 
damages from Tenant resulting from such Default which may be allowed at law or 
any remedy in equity. 

E. Adequate Security. l f a petition is filed by or against Tenant or Guarantor under 
any provision of the Bankruptcy Code or successor act, Tenant shall post a cash 
bond with Landlord Aequal to six (6) months' Base Rent and Additional Charges to 
provide Landlord with adequate security for Tenant's performance of its obligations 
under this Lease. 

Landlord's Remedies Cumulative; Waiver,. Landlord's rights and remedies hereunder 
are not exclusive, but cumulative, and Landlord's exercise of any right or remedy due to a 
default or breach by Tenant shall not be deemed a waiver of, or alter, affect or prejudice 
any other right or remedy that Landlord may have under this Lease or by law or in equity. 
Neither the acceptance of Rent nor any other act or omission of Landlord at any time or 
times after the happening of any event authorizing the tennination of this Lease shall 
operate as a waiver of any p:~st or future violation, breach or failure to keep or petfonn any 
covenant, agreement, term or condition hereof or to deprive Landlord of its right to 
terminate this Lease, upon the written notice provided for here, al any time that cause for 
termination may exist, or be construed so as to estop Landlord at any future time from 
promptly exercising any other option, right or remedy that it may have Qnder any term or 
provision of this Lease. 
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22. Default by Landlord. 

A. Landlord's Cure Periiod. Landlord shall be in default if Landlord fails to perform 
its obligations under this Lease within sixty (60) days after its receipt of notice of 
nonperfonnance from Tenant; provided, that if the failure cannot reasonably be 
cured within the sixt~f (60) day period, Landlord shall not be in default if Landlord 
commences the cure: within the sixty (60) day period and thereafter diligently 
pursues such cure to completion. 

B. NoticetoLender and Lender's Cure Period. If Landlord provides Tenant notice that 
any Lender has an interest in this Lease, then in the event of a default by Landlord 
that would otherwise entitle Tenant to terminate this Lease, Tenant shall not 
terminate this Lease or pursue any other remedy unless (i) Tenant has notified 
Lender of the nature and extent of the default, at least sixty (60) days before the 
proposed effective date of termination! and (ii) Lender has not cured the default 
within sixty (60) day:s of the notice. If the default is not reasonably possible to cure 
with due diligence within sixty (60) days, the Lease shall not be terminated if the 
Lender commences the cure within sixty (60) days and pursues the cure with due 
diligence to completion. If the Landlord is in default and the Lender fails to cure 
the default within the required period, then the Tenant shall have the right to 
tenninate this Lease. 

23. Attorneys' Fees. If either ')party retains the services of an attorney in connection with 
enforcing the terms of this Lease. each party agrees to bear its own attorneys' fees and 
costs. 

24. Access by Landlord. Landlord and its agents shall have the right to enter tbe Premises at 
any time upon reasonable notice to Tenant in order to examine the same, and to show them 
to prospective purchasers, lenders or tenants, and to make such repairs, alterations, 
improvements, additions or improvements to the Premises or Building as Landlord may 
deem necessary or desirable~. If Tenant is not personally present to pennit entry and an 
entry is necessary in an emergency, Landlord may enter the Premises by master key or may 
forcibly enter the Premises without notice and without rendering Landlord liable therefor. 
Nothing contained in this L,ease shall be construed to impose upon Landlord any duty of 
repair or other obligation not specifically stated in this Lease. Tenant shall change the locks 
to the Premises only through Landlord and upon paying Landlord for all costs related to 
the change. 

2S. Holding Over. Unless othe1wise agreed in writing by the parties hereto, any holding over 
by Tenant after the expiratio•n of the then current Lease Term, whether or not consented to 
by Landlord, shall be construed not as an Extended Tenn or renewal but as a periodic 
tenancy from month-to-moillfh on the tenns and conditions set forth here, except for Base 
Rent, which shall be increas(~d to one and one-half (1 Yz) times the Base Rent in effect during 
the last month of the Lease Term immediately preceding the holdover period. Any holdover 
tenancy may be terminated by either party by written notice delivered to the other party not 
later than thirty (30) days prior to the end of month. If Tenant fails to surrender the Premises 
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upon the expiration or tennination of this Lease, Tenant shall indemnify, defend and hold 
harmless Landlord from all llosses, damages, liabilities and expenses resulting from such 
failure, including, without limiting the generality of the foregoing, any claims made by any 
succeeding tenant arising ou1t of such failure. 

26. Lease Subordinate to Mortgages. This Lease shall be automatically subordinate to all of 
Landlord's mortgages or deeds of trust that heretofore and hereafter affect the Premises or 
Building; to any sale and leaseback; to any and all advances made or to be made thereunder; 
to the interest on the obligations secured thereby; and to all renewals, modifications, 
consolidations, replacements or extensions thereof; all provided that for so long as Tenant 
is not in default hereunder be:yond the applicable Section 21 cure period, Tenant shall have 
continued enjoyment of the Premises and the rights provided under this Lease, free from 
any disturbance or interruption by reason of any exercise of remedies by Lender under or 
in connection with its deed of trust or mortgage. This subordination shall be self-operative, 
and no further instrument of subordination shall be necessary to effect such subordination. 
Tenant, nevertheless, shall execute such instrument of subordination as may be required by 
any Lender if such instrume10t of subordination carries out the terms of this Section 27. In 
the event of sale or foreclosure of any such mortgage or deed of trust, or exercise of the 
power of sale thereunder, or in the event of a transfer in lieu of foreclosure, Tenant shall 
attom to the purchaser (or transferee) of the Building at such foreclosure or sale and 
recognize, such purchaser (or transferee) as Landlord under this Lease if so requested by 
such purchaser (or transfer,ee). Such attomment shall be self-operative and no further 
instrument need be executed to effect such attornment. If any Lender elects to have this 
Lease superior to its mortgage or deed of trust and gives notice of its election to Tenant, 
then this Lease shall thereu1pon become superior to the lien of such mortgage or deed of 
trust} whether this Lease is dated or recorded before or after the mortgage or deed of trust. 

27. Estoppel and Other Certif~. As a material inducement to Landlord to enter into this 
Lease, Tenant covenants that it shall, within ten days of the recejpt thereof, acknowledge 
and deliver to Landlord (a) any subordination or non-disturbance or attomment agreement 
or other instrument that Landlord may require to carry out, the provisions of Section 27, 
and (b) any estoppel certi1ficate requested by Landlord from time to time in the 
commercially reasonable st:andard form of Landlord or any mortgagee or beneficiary of 
such deed of trust certifying,, to the extent such be true that (i) Tenant shall bein occupancy, 
(ii) this Lease is unmodified and in full force and effect, or if there has been any 
modification, that the same is in full force and effect as modified and stating the 
modification(s), (iii) Base Rent and Additional Charges have beeh paid only through a 
certain specified date, (iv) Tenant has no offset, defense or claim against Landlord and 
(v) such other matters as Landlord may reasonably request. Tenant's failure to deliver an 
estoppel certificate within the ten day period shall be deemed its confirmation of the 
accuracy of the informationi supplied by Landlord to the prospective lender or purchaser. 
Tenant acknowledges and a,grees that Landlord and others will be relying and are entitled 
to rely on the statements co111tained in such estoppel certificates. 

28. Quiet Enioyment. If Tenant fully complies with and promptly perfonns all of the terms, 
covenants and conditions of this Lease on its part to be pel'.'fonned, it shall have quiet 
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enjoyment of the Premises throughout the Lease Tenn, subject, however, to matters of 
record on the day hereof and to those matters to which this Lease may be subsequently 
subordinated. 

29. Notices. Any notice, demand or request required hereunder shall be given in writing to the 
party's address set forth in Subsection 1.K hereof by any of the following means: (a) 
personal service; (b) comme:rcial or legal courier; or (c) registered or certified, first class 
mail, postage prepaid, retum receipt requested. Such addresses may be changed by notice 
to the other parties given in the same manner as above provided. Notices shall be deemed 
to have been given upon the earlier of actual receipt, as evidenced by the deliverer's 
affidavit, the recipient's acknowledgment of receipt, or the courier's receipt, except in the 
event of attempted delivery during the recipient's normal business hours at the proper 
address by an agent of a party or by commercial or legal courier or the U.S. Postal Service 
but refused acceptance, in which case notice shall be deemed to have been given upon the 
earlier of the day of attempted delivery; as evidenced by the messenger's affidavit of 
inability to deliver stating tllle time, date, place and manner in which such delivery was 
attempted and the manner i:n which such delivery was refused or forty-eight (48) hours 
following deposit in the U.S. mail. 

30. Successors or Assigns. All of the terms, conditions, covenants and agreements of this 
Lease shall extend to and bt: binding upon Landlord, Tenant and, subject to the terms of 
Section 17, their respectivt: heirs, administrators, executors, successors and permitted 
assigns, and upon any person or persons coming into ownership or possession of any 
interest in the Premises by operation oflaw or otherwise. 

31. Tenant Authority and Liability. Tenant warrants that this Lease has, been duly 
authorized, executed and delivered by Tenant, and that the individual signing on the 
Tenant's behalf has the requiisite power and authority to enter into this Lease and perform 
its obligations hereunder. Tenant covenants to provide Landlord with evidence of its 
authority and the authorization of this Lease upon request. All persons and entities named 
as Tenant here shall be jointly and severally liable for Tenant's liabilities, covenants and 
agreements under this Lease:. 

32. Brokers' Commission. umdlord represents that CBRE, Inc. has represented it in 
connection with thls Agreement. Tenant represents that only CBRE, Inc. represents Tenant 
for purposes of this Agreement. Landlord shall pay CBRE, Inc. a commission which is 
calculated pursuant to a separate Agreement. If any person or entity not identified in this 
section makes a claim for at brokerage commission or :finder's fee of any kind, then the 
party through whom or on whose behalf such services are claimed shall defend and 
indemnify the other party for any claims, costs or fees for unpaid broker's fees or 
commissions. 

33. Partial Invalidity. If any court determines that any provision of this Lease or the 
appJication hereof to any person or circumstance is, to any extent, invalid or unenforceable, 
the remainder of this Lease:, or application of such provision to persons or circumstances 
other than those as to which it is held invalid or unenforceable, shall not be affected thereby 
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and each other term, covenant or condition of this Lease shall be valid and be enforced to 
the fuJlest extent pennitted by law. 

34.. Recording. Tenant shall not record this Lease without the prior written consent of 
Landlord. However, upon req1uest by either party, both parties shall execute a memorandum 
of this Lease, in a fonn customarily used for such purpose of recordation. The 
memorandum shall describe the parties, the Premises and the Lease Term and shall 
incorporate the other terms of this Lease by reference. 

35. Financial Statements. Within ten days after Landlord's request therefor, Tenant shall 
deliver to Landlord a financial statement for Tenant's prior quarter and fiscal year. Tenant 
shall certify the accuracy of such statements. Landlord may make these financial statements 
available to potential lenders or purchasers, but shall otherwise preserve their 
confidentiality except in connection with legal proceedings between the parties or as 
otherwise directed by court rule or order. 

36. Parking. Tenant shall have a license to use up to the nmnber of parking spaces specified 
in Subsection 1.1 on an unassigned basis at the prevailing monthly rates established by the 
Building garage, subject to such reasonable rules and regulations as may be established 
from time to time by Landlord or its parking operator. Monthly parking charges shall be 
payable in advance on the :first day of each month as Additional Charges. Tenant may 
reduce the number of parking spaces licensed to it after giving Landlord thirty (30) days 
prior written notice of the reduction; provided that no such reduction shall be effective until 
Tenant surrenders to Landlo;rd the key cards, stickers or other identification materials used 
to provide garage access for the parking spaces surrendered. 

37. Relocation. Landlord reserves the right without Tenant's consent, on thirty (30) days prior 
notice to Tenant, to substitute other space within the Building (the "Substitute Premises") 
for the Premis.es, provided that the Substitute Premises: (a) are situated on a floor not lower 
than floor 16 in the Building; (b) contain at least the same Ren table Area as the Premises; 
(c) contain comparable tenant improvements; and (d) ate made available to Tenant at the 
then-current monthly Base Rental rate for such space. If the substitution occurs prior to 
the date Tenant initially occupies the Premises, then Landlord shall reimburse Tenant for 
the necessary and reasonable costs incurred by Tenant in planning for the space in the 
initial Premises, which expe:nses have been previously approved by Landlord and have no 
benefit to Tenant in the Sulbstitute Premises. If Tenant is occupying the Premises at the 
time Landlord gives notice ,of any such relocation, Landlord sha11 pay the cost of moving 
Tenant'} jts property and equipment to the Substitute Premises and shall, without cost or 
expense to Tenant, improve the Substitute Premises with improvements substantially 
similar to those located in the Premises. All of the other terms, covenants and conditions 
of tl1e Lease shall remain ut1tchanged and in full force and effect, except that Section 1 and 
Exhibit A shall be revised to identify the Substitute Premises. to state the Rentable Area of 
the Substitute Premises and to make the change, if any, in Base Rent. 

38. Liability of Landlord. Te:nant sbaJl look solely to rents, issues and profits from the 
Building for the satisfaction of any judgment or decree against Landlord, whether for 
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39. 

40. 

41. 

42. 

43. 

44. 

45. 

breach of the tenns hereof or arising from a right created by statute or under common law. 
Tenant agrees that no other property or assets of the Landlord or any partner in or of 
Landlord shall be subject to levy, execution or other enforcement procedures for 
satisfaction of any such judgment or decree; no partner in or of Landlord shall be sued or 
named as a party in any suit or action (except as may be necessary to secure jurisdiction 
over the partnership); no service of process shall be made against any partner in or of 
Landlord ( except as may b,e necessary to secure jurisdiction over the partnership); no 
judgment will be taken agai111st partner in or of Landlord; no writ of execution will ever be 
levied against the assets of any partner in or of Landlord; and these covenants, limitations 
and agreements are enforceable both by Landlord and by any partner in or of Landlord. 
References in this Section 39 to a partner in or of Landlord shall mean and include all past, 
present and future partners of The City of Seattle and any subsequent owner of the 
Building. 

Force Maieure. Landlord shall not be deemed in default hereof nor liable for damages 
arising from its failure to peirform its duties or obligations hereunder if such is due to any 
cause beyond its reasonable control, including, but not limited to an act of Nature, act of 
civil or military authority, fire, flood, windstonn, earthquake, strike or labor disturbance, 
civil commotion, delay in transportation, governmental delay, or war. 

Counterparts. This Lease may be executed by the parties in counterparts, which, taken 
together, constitute the entire~ Lease. 

Name of Building. Landlord reserves the right to change the name of the Building. Tenant 
agrees that such change shall not require amendment of this Lease or affect in any way its 
obligations under this Lease, and that, except for the name change, all tenns and conditions 
of this Lease shall remain in full force and effect. 

Headings. The section headings used in this Lease are used for purposes of convenience 
and do not alter in any manner the content of the sections. 

Context. Whenever appropriate from the context, the use of any gender shall include any 
other or all genders, and the singular shall include the plural, and the plural shall include 
the singular. 

Execution by Landlord and Tenant; Effective Date; Approval of Seattle City Council. 
This Lease shall become effective on the date (the "Effective Date") on which this Lease 
is executed by Landlord and Tenant. Landlord shall not be deemed to have made an offer 
to Tenant by furnishing Te111ant with a copy of this Lease with particulars inserted. No 
contractual or other rights sha11 exist or be created between Landlord and Tenant until all 
parties hereto have executed this Lease and, if required under Seattle Municipal Code, until 
it has been authorized by an ordinance of Seattle City Council. All provisions of th.is Lease 
shall become effective upon the Effective Date. 

Time of Essence; Time Calculation Method. Time is of the essence with respect to this 
Lease. Except as otherwise specifically provided, any reference in this Lease to the word 
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"day" means a "calendar day;" Provided, that if the final day for any action required 
hereunder is a Saturday, Sunday or City holiday, such action shalJ not be required until the 
next succeeding day that is not a Saturday, Sunday or City holiday. Any reference in this 
Lease to the word "month" means "calendar month." 

46. Entire Agreement; Applica1ble Law. This Lease and the ·Exhibits listed in Section 1. , set 
forth the entire agreement of Landlord and Tenant concerning the Premises and Building, 
and there are no other agreements or understanding, oral or written, between Landlord and 
Tenant concerning the Premises and Building. Any subsequent modification or amendment 
of this Lease shall be binding upon Landlord and Tenant only if reduced to writing and 
signed by them. This Lease shall be governed by, and construed in accordance with the 
laws of the State of Washing;ton. 

47. Negotiated Agreement. The parties to this Agreement acknowledge that it is a negotiated 
agreement, that they have hi:id the opportunity to have this Agreement reviewed by their 
respective iegai counsei, and that the terms and conditions of this Agreement are not to be 
construed against any party on the basis of such party's draftsmanship thereof. 

IN W1TNESS WHEREOF, the parties hereto have executed this instrument the day and 
year indicated below. 

LANDLORD: 
THE CITY OF SEATTLE 

By: __________ _ 

Date: 

Fred Podesta, Director 
Department of Finance and 
Administrative Services 

--------------

Next page for acknowledgements 

TENANT: 
HUNJO JUNG & NA YOUNG LEE 

By!~ 
Hunjo Jung 

By:_____;:::t?z~~:.=..l-~..:::=......-'-"""~==--=--· ---
Na Young Lee. 

Date: / Uf4 v 
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STATE OF WASHINGTON ) 
) ss. (Acknowledgement for Lessor, The City of Seattle) 

COUNTY OF KING ) 

On this ·--day of , , before me, the undersigned, a Notary 
Public in and for the State of Washingt.:>n, duly commissioned and sworn personally appeared Fred 
Podesta, known to me to. be the Directoir of Finance and Administrative Services of THE CITY OF 
SEATILE, the municipal corporation that executed the foregoing Lease, and acknowledged it to be the 
free and voluntary act and deed of said corporation, for the purposes therein mentioned, and on oath 
stated that he was authorized to execute Lease for the City. 

WITNESS my hand and official seal hereto affixed the day and year in the certificate above written. 

[Signature] [Printed Name] 

NOT ARY PUBLIC in and for the Stat<: of Washington residing at 

My commission expires ____ _ 

STATEOF WA ) 

COUNTY OF K\ u lo 
) ss. (Acknowledgement for Tenant) 
) 

~ 
On this l /.i, day of __ ~....._V_M--_______ ,, r'/,,o t /,, ,. before me, a Notary Public in and 
for the State of v A . , duly cofnmissioned and sworn, persona'lly 
appeared Hunjo Jurtg , to me known to be the 
- ------------ of , the entity that executed 
the foregoing Lease as Tenant; and acb1owledged the same as the free and voluntary act and deed of said 
entity for the uses and purposes therein mentioned, and on oath stated that he was authorized to execute 
said Lease for said entity. 

I certify that I know or have satisfactory evidence that the person appearing before me and making this 
acknowledgment is the person whose true signature appears on this document. 

WITNESS my hand and official seal the day and year in this certificate above written. 

·-::=;:;;; £ __ - -::::. ~ ..) l.J v --- ( vVv, · ..... 
[Signature] [Printed Name] 

NOT ARY PUBLIC in and for ----'~.:......;:;..c..+--~.·---"--''C.--"---_;:residing at 

My commission expires 



STATE OF w" 
COUNTY OF ' ' K\,J0 

) 
) ss. 
) 

(Acknowledgement for Tenant) 

On this j l ~ay of ___ :S._Jb,..AA.O....'-'---=='--------• 1 before me, a Notary Public in and 
for the State of W A- duly commissioned and sworn, personally 
appeared Na Young Lee , to me known to be the 

--------------of , the entity that executed 
the foregoing Lease as Tenant; and acknowledged the same as the free and voluntary act and deed of said 
entity for the uses and purposes therein mentioned, and on oath stated that she was authorized to execute 
said Lease for said entity. 

I certify that I know ot have satisfactory evidence that the person appearing before me and making this 
acknowledgment is the person whose tr,ue signature appears on this document. 

WITNESS my hand and official seal the· day and year in this certificate above written . 

.:: . k-
[Signature] [Printed Name] 

NOT ARY PUBLIC in and for __1-<1---~--~-__ residing at 

My commission expires 1 · 'Z."'v /E:.$ • 
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I 

EXHIBIT A 
FLOOR PLAN 
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EXHIBITB 
SEATTLI~ MUNICIPAL TOWER LEASE 

TENANT 11\/IPROVEMENT REQUIREMENTS 

A. DEFINITION OF TENANT IMPROVEMENTS. 

Landlord is making the Premises available to Tenant in "AS IS" condition. As used in this 
Exhibit B, "Tenant Improvements" means all alterations, improvements and installations to the 
Premises to be completed by Tenant. Unless the Lease includes a tenant improvement allowance, 
all alterations) improvements, and installations shall be at Tenant's sole cost. All Tenant 
Improvements shall be subject to the tenns of the Lease and this Work Letter. 

B. TENANT IMPROVEMENTS. 

Certain conditions, materials, and products are defined in the Seattle Municipal Tower Tenant 
Improvement Manual (the "Building Standard"), as it may be amended by Landlord from time to 
time. All Tenant Improvements shall comply with the Building Standard in effect at the time of 
the work for all alterations to any po,rtion of the walls; ceiling; floor; electrical distribution 
equipment; heating and air conditioning equipment and ducting, including but not limited to 
standard size variable air volume air terminal units; restrooms; drinking fountains; fire and life 
safety equipment; telephone service to the telephone closet located within the core area of the 
Building; and the basic sprinkler distribution grid. Before, making any upgrade or other departure 
from Building Standard, Tenant shall obtain Landlord's and, if applicable, Landlord's Architect's 
approval .and Tenant shall pay the cost thereof pursuant to the terms of Section C.2 of this 
Exhibit. (Non~Building Standard items are sometimes referred to here as "special" items.) 

Unless expressly provided otherwise in the main body of the Lease, Tenant, rather than 
Landlord, shall be responsible for the cost of all Tenant Improvements, which includes but is not 
limited to the following items: 

1. All partitioning (solid, glazed or otherwise), including walls separating the 
Premises from the space to be occupied by other tenants in the Building, au partitioning within 
the Premises, and the walls separati1ng the Premises from the public corridor. 

2. Paint or other wall coverings, all of which s.hall be subject to Landlord's approval 
prior to application or installation. Painted walJs shall receive at least one prime coat and one 
finish coat. The brand of paint shall be Building Standard or an equivalent brand subject to 
Landlord 's prior approval. 

3. Doors, door frames, relite frames and door hardware. 

4. Ceiling, including sU1spension system, hangers and finish materials. 
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5. Cabinetry and millwork 

6. Carpeting, pad or other floor covering. 

7. Window coverings for exterior windows as designated by Landlord. 

8. Light fixtures, including. Building Standard fixtures and switching, all in 
accordance with applicable Seattle codes and the Energy Edge Program. 

9. Electrical receptacles, wiring and conduit from electrical panels to electrical 
receptacles and light fixtures, and other electrical items. 

10. Mudrings and pullstriings for telephone and computer receptacles. Tenant is 
responsible for Tenant's telephone aind computer equipment, service and cabling. Tenant shall 
select a telephone system and coordiinate its installation with Landlord. 

11. Air terminal units inc:luding related ducting, round low pressure run out ducting, 
flexible ducting, diffusers and any other items for heating and air conditioning. 

12. Modifications to the :sprinkler distribution system and installation of sprinkler 
heads, emergency speakers, exit signs and fire extinguishers and cabinets within the Premises~ 

13. All removal of debris for any item of work installed pursuant to Section B of this 
Exhibit. 

14. The fees due for any architectural or interior design services provided with respect 
to the Premises including but not limited to the furnishings, furniture, art work,, fixtures, 
equipment, and other personal propcmy therein. 

15. All Washington State sales tax applicable to Tenant Improvements made to the 
Premises. 

16. The fee charged by Landlord's architect for the reviewing on Landlord's behalf, 
Tenant's proposed plans and specifocations for the Tenant Improvements. 

17. All signage in excess of that provided by Landlord under the Lease. 

C. DESIGN OF TENANT IMPROVEMENTS. 

J. Landlord Approval of Desig:n of Tenant lmprovements. 

a. Responsibility ofTemant for Contract Documents. As used in this Exhibit B, 
"Contract Documents" means all dQcuments required by Landlord for review in order to approve 
the Tenant Improvements prior to installation, including but not limited to contractor proposals, 
working drawings, specifications, engineering drawings and any other document representing the 
Tenant Improvements. "Final Contract Documents" means the final for construction version of 
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the Contract Documents which has been approved by Landlord. The Contract Documents shall 
comply with the requirements ofSec:tion 12 of the Lease and this Exhibit B. For Tenant 
Improvements which are not Substantial Alterations (defined in Section C. l .b), Tenant shall 
submit to Landlord the Tenanfs contractor proposal with itemized bid categories and any other 
information reasonably requested by Landlord in order to approve the proposed Tenant 
Improvements. 

b. Sub,stantial Alteratio.ns. The requirements in this Section shall be followed for any 
Substantial Alteration. As used in this Section, "Substantial Alteration" means any alteration to 
the Premises which (i) in any way modifies, connects with, or relates to the Building mechanical, 
electrical, plumbing or structural sys:tems, or (ii) relocates walls or utilities. ''Substantial 
Alteration" does not include replacing flooring or carpeting, installing fixtures which may be 
removed without damage to the surr•ounding areas, painting, or installations which do not alter 
any utility or Building system. Tenant shall cause Tenant's architect to submit two (2) blackline 
sets of Contract Documents to Landford. Landlord shall have ten days to review and return one 
(1) marked up set of Contract Documents to Tenant's architect; Provided, that if structural or 
mechanical work is proposed, and Landlord, in the exercise of its discJietion, requires 
consultation with Landlord's structmral engineer or mechanical engineer to evaluate the Contract 
Documents, Landlord shall give notilce to Tenant's architect of such need, and Landlord shall 
have up to an additional thirty (30) days for its review of the Contract Documents. Tenant's 
architect shall incorporate Landlord's comments into the proposed Final Contract Documents and 
submit two (2) complete sets of the 1proposed Final Contract Documents, as modified, to Tenant. 
Tenant shall have ten days to review and approve the modified Final Contract Documents. 
Tenant shall indicate its approval by signing the cover sheet of the modified Final Contract 
Documents and returning one (1) complete set to Landlord and one to Tenant's architect. The 
Final Contract Documents, as modified to incorporate Landlord's comments, shall be prepared in 
accordance with the standards developed by the Landlord including common symbols, legends 
and abbreviations together with infonnation required to obtain a building permit. Unless 
othe1wise approved by Landlord, th,:: Final Contract Documents, as approved and signed by 
Tenant, shall include: 

(1) Architectural Floor Plan: A plan, fully dimensioned, showing 
partition layout and type identifying each room with a number and each door with a number and 
the extent of floor finishes, casework, relites, etc. Plumbing requirements must also be noted on 
this plan. This plan shall indicate HV AC zoning requirements. 

(2) Reflected Ceiling Plan: A plan showing all Building Standard and 
special ceiling conditions and materials. This plan shall include the location and type of all 
Building Standard and special light fixtures including switching, together with a legend 
indicating fixture type, quantity of fixtures, and connected wattage of each fixture as. necessary 
for compliance with The City of Seattle codes. 

(3) Electrical, Telephone and Computer Receptacles Plan: A plan 
locating all power~ telephone and co,mputer re.quirements dimensioned to give exact location of 
receptacle, height above concrete sl;abs and position from a comer. This plan shall identify all 
dedicated circuits and identify all power receptacles greater than 120 volts. For equipment 
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utilizing receptacles that require dedicated circuits and/or that require greater than 120 volts, 
Tenant shall specify the type of equiipment, the manufacturer's name and model number. The 
plan must also identify the name of the manufacturer of the phone and computer system to be 
used and the power requirements, size and location of its primary equipment. 

(4) Furniture Layout: Basic layout showing furniture location. 

(5) Millwork/Casework Details: Complete elevations, sections and 
construction details of all special millwork including but not limited to cabinets, paneling, trim, 
bookcases, doors, door frames and relite frames. 

(6) Hardware Specifications and Keying Schedule: Complete 
specifications for all special hardware. Key ways in special locks must be compatible with 
building master key system. The keying schedule must indicate which doors are locked and 
which keys open each lock, together with a symbol indicating which side of the door is to be 
locked to prohibit entry. 

(7) Room Finish and Color Schedule; Signage: Complete infonnation 
showing on the drawings the location and specifications for all finishes including wall, floor 
covering, wall base, ceiling and speteial conditions; as well as the size, design, method of 
installation, and desired location of all signage. 

(8) Construction Notes and Specifications: Any special notes required 
and complete specifications for all s:pecial items including but not limited to instructions for 
bidders, special conditions incorporating the AIA standard form of general conditions and 
technical specifications for aU special Building work. 

(9) Structural Drawings: If required, Tenant shall engage the services 
of its structural engineer, a separate structural permit will be obtained, and the cost of those 
services and permits shall be included in the cost of Tenant Work. A drawing will be prepared 
for Landlord's review, indicating the~ extent of structural modifications proposed for the 
Premises. 

(10) Mechanical Drawings: Tenant shall engage the services of its 
mechanical engineer, separate plumbing and HVAC pennits will be obtained, and the cost of 
those services and permits shall be facluded in the cost of Tenant Work. Drawings shall be 
prepared for Landlord's review indi1cating plumbing and HVAC requirements as follows: 

(a) Plumbing: Clearly indicating all waste, vent and water 
requirements, locations and connections to stub-outs located at the Building core. 

(b) HV AC: Clearly indicating the basic system, modifications 
to the basic system if required, including any special cooling or stand-alone system~ special 
ventilation system, and supply air diffusers, return air grilles and space temperature sensors. 
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2. Delays and Costs. Te1nant shall be responsible for all costs of design of Tenant 
Improvements, including delays and additional costs necessary for Landlord's review and 
approval of the Tenant Improvemen1ts, including but not limited to the fees of Landlord's 
architect, except to the extent any co,sts result from Landlord's failure to review and to approve or 
comment upon the Contract Documents within the time provided herein, unless the delay is 
attributable to Tenant. Tenant shall reimburse Landlord for any such costs upon the 
commencement of the Lease Term o,r within thirty days of invoice. The Rent Commencement 
Date shall not be delayed as a result of delays to the design or completion of Tenant 
Improvements, unless and to the extient such delays are the result of Landlord's failure to review 
and approve the Contract Documents or to perform any other obligation of Landlord herein. 

3. Notice to Proceed and Approval. Once Landlord reviews and approves Tenant's 
Contract Documents and determines, that any other requirements under this Exhibit B are 
satisfied, Landlord shall provide Tenant notice to proceed. Landlord's approval oftbe Contract 
Documents under the Lease is for Landlord's own purposes in managing the Building, and shall 
not constitute an opinion or represemtation by the City of Seattle as to the Contract Documents' 
compliance with any law or ordinan,ce or their adequacy for other than the purposes of managing 
the Building, and such approval shalll not create or form the basis of any liability on the part of 
the City for any injury or damage re:sulting from any inadequacy or error therein or any failure to 
comply with applicable law, ordinance, rule or regulation. 

D. CONSTRUCTION OF TENANT WORK. 

1. Landlord's Contracto,r. Tenant shall contract for all Tenant Improvements, 
provided that all work shall be perfonned only by Landlord's approved Building contractor(s) 
("Approved Contractor(s)") or in confonnance with Part F. Special Conditions below. 

2. Work to Comply witlli Final Contract Documents. All Tenant Improvements shall 
be completed according to the Final Contract Documents. Once the Landlord approves the Final 
Contract Documents, Tenant shall diligently prosecute the. work and shall not make any changes 
without first obtaining Landlord's written approval. IfTen~t submits any proposed changes to 
the Final Contract Documents, Landlord shall have ten (10) days to review and comment on the 
proposed changes. 

3. Tenant's Network Facilities. Tenant shall be solely responsible for its telephone, 
computer, and data network system, including selection of equipment, installation, and cost 
Responsibility for telecommunications and internet service is addressed in Section 9 of the 
Lease. Information concerning network equipment size, weight, and electrical and environmental 
requirements must be provided to Landlord's Architect during the planning phase, and Tenant 
shall coordinate installation of the network system with Landlord's Tenant Improvement 
Coordinator during the construction phas.e. 
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E. GENERAL CONDITIONS. 

The following provisions shall be ap,plicable to all Tenant Improvements. 

1. All work shall be completed in compliance with all applicable laws and 
regulations, including the requirements of any pennits. If a building permit is required, no work 
shall begin until Tenant or its contractor has obtained a valid building perm.it and provided a 
copy to Landlord. Tenant acknowledges and agrees that Landlord's review and approval of Final 
Contract Documents is for Landlord·'s own purposes, and notwithstanding any failure by 
Landlord to object to any such work, Landlord shall have no responsibility for Tenant's failure to 
complete all work in compliance wi1th all applicable laws, regulations, and permits. 

2. All work by Tenant o,r Tenant's contractor shall be scheduled through Landlord. 

3. Tenant or Tenant's contractor shall arrange forneoessary utility, hoisting and 
elevator service with Landlord and shall pay such reasonable charges for such services as may be 
charged by Landlord. 

4. Tenant shall promptly reimburse Landlord for costs incurred by Landlord due to 
faulty work done by Tenant or by any of its contractors, or by reason of any delay caused by 
such work, or by reason of inadequaite clean up. 

5. Tenant shall be respo,nsible for the payment to Landlord, as an Additional Charge, 
any increase in Building energy cos1ts attributable to special lighting or equipment as provided 
for in Section 9.B (1) of the Lease. Lighting which is inconsistent with Seattle's Energy Code or 
the Energy Edge Program shall not ibe installed without the prior approval of Landlord and 
Landlord's Architect, which may be withheld in the sole discretion of Landlord. 

6. Tenant and Tenant's contractors shall keep the Building and the Premises free of 
liens arising out of Tenant's contractor's work and that of every subcontractor or supplier, all as 
provided under Section 8.C of the Lease. 

7. If Landlord is providing a Tenant Improvement Allowance, the following 
conditions apply: 

(a) Tenant shall 1require its contractor to pay prevailing wages and c.omply 
with Washington's Prevailing Wage Statute, Revised Code of Washington Chapter 39.12. The 
prevailing wage rates may be found at: 
http://lni.wa.gov/TradesLicensing/P'revWage/WageRates/default.asp 

(b) after completion of the Landlord.approved Tenant Improvements eligible 
for the Tenant Improvement Allowance, Tenant shall submit its reimbursement request to 
Landlord, which request shall be accompanied by true and accurate copies of (i) all contractor 
invoices, which shall include sufficiient detail to demonstrate the specific work and charge, (ii) 
evidence of compliance with the Pr,evailing Wage Statute, including copies of contractor's filed 
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intents and affidavits of prevailing wages paid, and (iii) and any back-up receipts or other records 
reasonably requested by Landlord to substantiate the Tenant Improvement costs. Landlord shall 
reimburse Tenant within thirty (30) days of receipt of all required invoices and records, up to the 
amount of the Tenant Improvement Allowance. 

F. SPECIAL CONDITIONS. 

If a portion of the Tenant hnprovements or any other installation within the Premises is to be 
performed by someone other than Approved Contractors, then the following terms and 
conditions shall apply: 

1. Such work shall proceed upon Landlord's written approval of (i) Tenant's 
contractor; (ii) ·Tenant's all risk property insurance required under Section 16 of the lease, (iii) 
any additional public Habj}ity and property damage insurance to be carried by Tenant's 
contractor which is satisfactory to Landlord and which names the City as an additional insured; 
and (iv) ifapplicable, the amount of general conditions to be paid by Tenant to Landlord for the 
service(s) still provided by an Approved contractor. 

2. If required by Landlord, prior to commencement of any work on the Premises by 
Tenant or any Tenant's contractor, Tenant and Tenant's contractor shall enter into an indemnity 
agreement and a lien priority agreement satisfactory to Landlord indemnifying and holding 
harmless Landlord for any liability, losses or damages directly or indirect)y from lien claims 
affecting the land, the Building· or the Premises arising out of Tenant's or Tenant's contractor's 
work or that of every subcontractor or supplier, and subordinating each such lien to the liens of 
construction and pennanent financit1g for the Building. 

3. Landlord shall have 1the right to post a notice or notices in conspicuous places in 
or about the Premises stating that the Landlord is not responsible for the work being performed 
therein. 
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EXHIBITC 
SEATTLE MUNICIPAL TOWER 

BUILDING 
RULES 

l , Except as specifically provided in the Lease to which these Rules are attached, no 
signs, a~frames, sandwich boards, banners, placards, pictures, advertisements, names or 
notices shall be installed or disp]layed on any part of the outside or inside of the Building 
without the prior written consen1t of Landlord. Landlord shall have the right to remove, at 
Tenant's expense and without notice, any sign installed or displayed in violation of this 
rule. All approved signs or lettering on doors and walls shall be printed, painted, affixed 
or inscribed at the expense ofTe:nant by a person approved by Landlord. 

2. Tenant shall not attach, hang, place, use, or allow curtains, draperies, blinds, 
shutters, shades, screens or other coverings, hangings or decorations in connection with 
anv window or ceiline of the Buildine without the orior written consent of the Landlord . 

., ~ ...., -.A. ; 

which Landlord may withhold in its sole and absolute discretion. With the prior written 
consent of Landlord, such items shall be installed on the office side of Landlord's 
standard window covering and shall in no way be visible from the exterior of the 
Building. Tenant shall not alter or remove any exterior window glass of the Building for 
any reason. 

3. Tenant shall not obstruct any sidewalks, halls, passages, exits, entrnnces, elevators 
or stairways of the Building. Th,e common area halls, passages, exits, entrances, 
elevators, escalators and stairways are open to the general public, and are open to 
Tenant's business invitees, subje:ct to these rules. Landlord shall in all cases retain the 
right to control and prevent acce:ss by all persons whose presence in the judgment of 
Landlord would be prejudicial to the safety, character, reputation and interest of the 
Building and its tenants; providing that nothing herein contained shall be construed to 
prevent such access to persons with whom any tenant normally deals in the ordinary 
course of business, unless such persons are engaged in illegal or unlawful activities. No 
tenant and no employee or in vi bee of any tenant shall go upon the roof of the Building 
unless approved by Landlord. 

4 . Landlord provides a Building directory for displaying the name and location of 
each tenant, and Landlord reserves the right to exclude any other names from the 
directory. Any additional name that Tenant desires to display in the directory must first 
be approved by Landlord and, if so approved, a charge will be made for each additional 
name. 

5. Landlord will furnish Te:nant, free of charge, keys to .each door Jock in the 
Premises. Landlord will also provide for each person occupying an office in the Premises, 
one electronic Building security system access card that permits access to the Building 
and control of the elevator to th•e Premises during the evenings and over weekends when 
the Building is not normally open for business. Landlord may impose a reasonable charge 
for any additional key or Building security system access card requested by Tenant. 
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Tenant shall not alter any lock or install a new additional lock or bolt on any door ofits 
Premises. Tenant, upon the expfration or earlier tennination of its tenancy, shall deliver to 
Landlord all Building keys that have been fumished to Tenant, and all Building security 
system access cards. In the event any keys or Building security system access cards so 
furnished are not returned as reqiuired, Tenant shall pay the then-current lost key or lost 
card charge as established by Landlord. Tenant may not install its own security system 
without prior approval by Landlord, which shall not be unreasonably withheld, provided 
that Landlord shall have access to such security system and the Premises without charge. 

6. If Tenant requires teleco1nmunications, internet, burglar alann, panic alanns or 
similar services, it shall first obtain, and comply with, Landlord's instructions as to their 
installation. 

7. The Building freight elevator(s) shall be available for use by all tenants in the 
Building, subject to such reasonable scheduling as Landlord, in its discretion, shall deem 
appropriate. Use of freight elevators is restricted to Tenants that are transporting larger 
items or carts only, not for passe:nger use. No equipment, materials, furniture, packages, 
supplies, merchandise or other prnperty will be received in the Building or carried in the 
elevators except between such hours and in such elevators as may be designated by 
Landlord. Tenant's initial move in and subsequent deliveries and removals of heavy or 
bulky items, such as furniture, safes and similar items shalJ, unless otherwise agreed by 
Landlord, be made during the hours of 6 P .M. to 6 A.M. or on Saturday or Sunday and 
subject to such limitations as Landlord may impose. Deliveries during normaJ office 
hours shall be limited to normal office supplies and other small items. No delivery shall 
be made that impedes or interferes with any other tenant or the operation of the Building. 
In its use of the loading areas for the Building, Tenant shall not obstruct or pennit the 
obstruction of said loading areas, and at no time shall Tenant park vehicles there except 
for loading and unloading. 

8. Tenant shall not place a load upon any floor of the Premises that exceeds the load 
per square foot that such floor was designed to carry and that is allowed by law. Landlord 
shall have the right to prescribe the weight, size and position of all equipment, materials, 
furniture or other property brought into the Building. Heavy objects shall, if considered 
necessary by Landlord, stand on such platforms as determined by Landlord to be 
necessary to properly distribute the weight, which platforms shall be provided at Tenant's 
expense. Any business machine or mechanical equipment belonging to Tenant that causes 
noise or vibration that may be transmitted to the structure of the Building or to any space 
therein, to such a degree, as to hie objectionable to Landlord or to any tenant in the 
Building~ shall be placed and maintained by Tenant, at Tenant's expense, on vibration 
eliminators or other devices sufficient to eliminate noise or vibration. Every person 
employed to move such equipment in or out of the Building must be acceptable to 
Landlord. Landlord will not be responsible for loss of, or damage to, any such equipment 
or other property from any cause, and all damage done, to the Building by maintaining or 
moving such equipment or other property shall be repaired at Tenant's expense. 
9. Tenant shall not use or store ot pennit to be used or stored in the Premises any 
kerosene, gasoline or flammab],e or combustible fluid or ias other than those used in non-
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Office Premises for cooking. Ten.ant shall not pennit or allow the Premises to be 
occupied or used in a manner offensive or objectionable to Landlord or any other 
occupant of the building by Teason of noise, odors or vibrations from the Premises. 

10. Tenant shall not bring into or keep on or about the Premises any animal other than 
a service animal. Landlord 1 s rules regarding service animals are detailed in a separate 
policy document and is made a part of these rules by reference. 

11, Tenant shall not use any method of heating or air conditioning other than that 
supplied and/or approved by Landlord. No portable fans, heaters, humidifiers, misters, or 
air-conditioners are allowed in building, tenant spaces or tenant desks at any time. 

12. Tenant shall not waste electricity, water or air conditioning and agrees to 
cooperate fully with Landlord to assure the most effective operation of the Building's 
heating and air conditioning and to comply with any governmental energy-saving rules, 
laws or regulations of which Tenant has actual notice, and shall refrain from attempting 
to adjust controls. Tenant's shall not obstruct, conceal or close any ceiling heating or 
cooling vents at any time. Tenant shall keep corridor doors closed, and shall close 
window coverings at the end of ieach business day. 

13. Landlord reserves the right to select the name of the Building and to make such 
change or changes of name as it may deem appropriate from time to time, and Tenant 
shall not refer to the Building by any name other than: (i) the names as selected by 
Landlord ( as same may be changed from time to time), or (ii) the postal address, 
approved by the United States Post Office. Tenant shall not use the name of the Building 
in any respect other than as an address of its operation in the Building without the prior 
written consent ofLandlotd, which Landlord may withhold in its sole and absolute 
discretion. Landlord reserves the right, exercisable without notice and without liability to 
Tenant, to change the street address of the Building. 

14. Landlord reserves the riE~ht to exclude from the Building between the hours of 7 
P.M. and 7 A.M. the following clay, or such other hours as may be established from time 
to time. by Landlord, and on Sutitdays, Saturday' s and legal holidays, any person unless 
that person is known to the persQn or employee in charge of the Building and has a pass 
or is properly identified. Tenant shall be responsible for all persons for whom it requests 
passes and shall be liable to Landlord for all acts of such persons. Landlord shalJ not be 
liable for damages for any error with regard to the admission to or exclusion from the 
Building of any person. Landlord reserves the right to prevent access to the Building in 
case of invasion, mob, riot, public excitement or other commotion by closing the doors or 
by other appropriate action. 

15. Tenant shall close and lc,ck the doors of its Premises and entirely shut off all 
water faucets or other water app1aratus, lights, and gas outlets before Tenant and its 
employees leave the Premises. 1tenant shall be responsible for any damage or injuries 
sustained by other tenants or occupants of the Building or by Landlord for Tenant's 
noncompliance with this rule. 
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16. The toilet rooms, toilets, 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 sha11 be thrown in them. The expense of any breakage, stoppage 
or damage resulting from violatjon of this rule shall be borne by the Tenant who, or 
whose employee or invitee, caus,ed it. 

17. Tenant shall not sell, or ptermit the sale at retail, of newspapers, magazines, 
periodicals, theatre tickets or any other goods or merchandise to the general public in or 
on the Premises. Tenant shall not make any room-to-room solicitation of business from 
other tenants in the building. Terlant shall not use the Premises for any business or 
activity other than that specifically provided in Tenant's Lease. Conditions of use for all 
building general use conference rooms are posted in each conference room; Tenants are 
required to comply with those conditions. 

18. Hxcept as permitted in the Lease or approved in writing by Landlord, Tenant shall 
not install any radio or television antenna, loudspeaker or other devices on the roof or 
exterior walls of the Building. T,enant shall not interfere with radio or television 
broadcasting or reception from o•r in the Building or elsewhere. 

19. Tenant shall not mark, drive nails, screw or drill into the partitions, woodwork or 
plaster, or in any way deface the Premises or any part thereof, except in accordance with 
the provisions of the Lease pertaining to alterations. Landlord reserves the right to direct 
electricians as to where and how telecommunications & data cabling are to be introduced 
to the Premises. Tenant shall not cut or bore holes for wires. Tenant shall not affix any 
floor covering or paint to the floor of the Premises or any wall or ceiling coverings in any 
manner except as approved by Landlord. Tenant shall repair any damage resulting from 
noncompliance with this rule. 

20. Tenant shall not install, maintain or operate upon the Premises any vending 
machine, video game or other coin-operated or coin-activated device without the written 
consent of Landlord. 

21. Canvassing, soliciting a11td distribution of any handbill or any other written 
material and peddling in the Building are prohibited, and Tenant shall cooperate to 
prevent such activities. 

22. Landlord reserves the right to exclude or, expel from the Building any person 
who~ in Landlord's judgment, is intoxicated or under the influence of any liquor, 
marijuana, or illegal drug or wl1t0 is in violation of any of the Rules of the Building. 

23. Tenant shall store all its trash, recycling, and compost within its Premises or in 
other facilities provided by Landlord. Tenant shall not place in any trash box or 
receptacle any material that canmot be disposed of in the ordinary and customary manner 
of trash disposal. All trash, recycling, and compost shall be disposed of in accordance 
with directions issued, from time to time, by Landlord. 
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24. The Premises shall not be used for lodging or for manufacturing of any kind, nor 
shall the Premises be used for any purpose other than the Permitted Use or any use 
offensive to the community around Building. 

25. Tenant shall not use in any space or in any public hall of the Building, any hand 
truck except one equipped with rnbber tires and side guards or such other 
material-handling equipment as Landlord may approve. Hand trucks are only to be used 
in the buildings freight elevators and not the passenger elevators. Tenant shall npt bring 
any other vehicle, bicycle, skateboard, or Segway of any kind into the Building. Landlord 
has designated secuted bicycle cages in the Parking Garage for Tenants use as necessary. 

26. Tenant shall comply with all safety, fire protection and evacuation procedures and 
regulations established by Landlord or any governmental agency. 

27. Tenant assumes any and all responsibility for protecting its Premises from theft, 
burglary and pilferage, which includes keepfog doors and other means of entry to the 
Premises closed and locked. 

28. Landlord may waive any one or more ofthese Rules for the benefit of Tenant or 
any other tenant, but such waive:r by Landlord shall not be construed as a waiver of such 
Rules for any other tenant, nor p,revent Landlord from thereafter enforcing any such 
Rules against any or all of the te:nants of the Building. 

29. These Rules are in additilon to, and shall not be construed to in any way modify or 
amend, in whole or in part, the tenns, covenants, agreements and conditions of Tenant's 
Lease of its Premises in the Buillding. Where there is a conflict between the Tenant's 
Lease and these Rules, the Tenant's Lease shall control and take priority over these rules. 

30. Landlord reserves the right to make amendments to these rules or make such other 
reasonable Rules as, in its judgment, may from time to time be needed for safety and 
security, for care and cleanliness of the Building and for the preservation of good order 
therein. Tenant agrees to abide by all such Rules hereinabove stated and any additional 
rules that are adopted. 

31. Tenant shall be responsible for the observance of all of the foregoing rules by 
Tenant's employees, agents, clients, customers, invitees and guests. 

32. Smoking, vaporizing, or use of an electronic cigarette or like equipment is not 
permitted in any public or Tenant areas inside the building. Public areas include lobbies, 
restrooms, hallways, stairwells and garage. Smoking, vaporizing, etc. is also not 
permitted on any of the exterior plaza levels, except for areas designated by the Landlord. 
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Additional Rules for Office Premises 

33. An Office Premises is a Premises where neither food service nor retail sales are 
included in the Permitted Use in Section 1.K. of the Lease. 

34. All cleaning and janitorial services for the Building and the Premises shall be 
provided exclusively through La1ndlord, and except with the written consent of Landlord, 
no person or persons other than those approved by Landlord shall be employed by Tenant 
or permitted to enter the Building for the purpose of cleaning the same. Tenant shall not 
cause any unnecessary labor by carelessness or indifference to the good ordet and 
cleanliness of the Premises. 

35. Tenant shall not obtain for use in an Office Premises ice, drinking water, food, 
beverage, towel or other similar services or accept barbering or bootblacking service 
upon the Premises, except at such hours and under such rules as may be fixed by the 
Landlord. 

36. An Office Premises shall not be used for the storage of merchandise held for sale 
to the general public. 

37. Tenant shall not use or kieep in an Office Premises any kerosene, gasoline or 
flammable or combustible fluid or material other than those limited quantities necessary 
for the operation or maintenance: of office equipment. Tenant shall not use or permit to be 
used in the Premises any foul or noxious gas or substance. 

38. No cooking shall be done~ or permitted on an Office Premises without Landlord's 
consent, except that use by Tenant of equipment with auto shut off capability for brewing 
coffee, tea, hot chocolate and similar beverages, or use of a microwave oven for 
employee use shall be permitted, provided that such ·equipment is in good condition and 
the equipment and use is in acco,rdance with all applicable federal, state, county and city 
laws, codes, ordinances, rules. Said equipment shall be located in Tenant identified 
break/kitchen areas only. Plumbed auto-ice. making equipment is also not permitted 
unless equipment is part of a refrigerator/freezer combo. Tenant shall at no time have any 
personal brewing equipment at Tenant's work desk/cubical areas. 
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EXHIBITD 

"MENU" 

Chew Chew' s Eatery 

Salads/Salad Bar: Fresh vegetables, Greek salad, Baked carrot and 

egg plant, Tuna, , Grilled chicken breast Balsamic Mushrooms and 

Brussels sprouts, Seaweed, Tofu, Devil eggs, Potato and Macaroni 

salads, Spicy noodle, cole,slaw, Fried green bean, Sesame Broccoli, 

Curry chicken salad, Chee!ses. 

Many kinds of Toppings: (Varies) 

Hot entrees: Deep-fried 1tempura, Udon-noodles, Brown Rice and 

Steam rice, Fried rice, Deiep fried food, Chicken teriyaki, Spicy chicken 

breast balls, Ginger chick1en, Black bean chicken, Chicken Katsu, B.B.Q. 

wings, Hot wings, Mac & Cheese, Meatballs, Korean B.B.Q.(bulgogi), 

Kimchi, Potato noodle, gourmet noodle soup, Potato teriyaki, Bakes 

Salmon, Fried Pollock Sate. 

Desserts: Fruits, Lemon loaf, Cheese cake, cookies. 

Misc. Snacks and Beverages 

7 



EXHIBITE 

PERSONAL GUARANTY OF FINANCIAL OBLJGATIONS IN LEASE 

This Personal Guaranty ("Guaranty'') is entered into by Hunjo Jung ("Guarantor") 
in favor of THE CITY OF SEATTLE, a municipal corporation of the State of 
Washington, (the "City" or "Landlord"). 

A. Hunjo Jung ("Tenant") desires to enter into that certain Seattle Municipal 
Tower Lease between the City and Tenant, initially dated as of the same date hereof and 
which this Guaranty is incorpo,rated and made a part of as Exhibit E, and as further 
modified or amended by Landford and Tenant during the tenn of this Guaranty (the 
''Lease"). 

B. Guarantor desires that the City enter into the Lease with Tenant, and the 
City is willing to enter into the Lease strictly conditioned upon the Guarantor' s guaranty 
of Tenanf s iinanciai obiigations: under the Lease under ihe terms herein. 

NOW THEREFORE, for other good and valuable consideration receipt of which 
Guarantor hereby acknowledges, Guarantor agrees as follows: 

I. Guarantee. Guarantor unconditionally guarantees to Landlord and its 
successors and assigns, Tenant's. full and punctual performance of aJl financial obligations, 
including, but not limited to, payment of rent and any other sum of money due to Landlord 
from Tenant ("Guaranteed Obligations'') pursuant to the Lease. 

2 . Term of Guaranty._ This Guaranty witl be effective commencing upon the 
effective date of the Lease and shall continue in full force until the Guaranteed Obligations 
have been fully paid and performed. If Landlord agrees to release Tenant from its duties 
and obligations under the Lease as provided in Section 16 of the Lease, this Guaranty will 
be released to the extent the Tenant is released. 

3. Joint and Several Liability. Tenant and Guarantor shall be jointly and 
severally liable for the full and complete performance of Tenant' s obligations under the 
Lease. 

4. Right of City to J~roceed Against Guarantor. In the event of a failure by 
Tenant to perfonn any Guarantieed Obligation hereunder, the City shall have the right to 
proceed first and directly against the Guarantor under this Guaranty and without 
proceeding against Tenant or exhausting any other remedies against Tenant which the City 
may have. Without limiting 1the foregoing, the Guarantor agrees that it shall not be 
necessary, and that the Guarantoir shall not be entitled to require, as a condition of enforcing 
the liability of the Guarantor h,ereunder, that the City (1) file suit or proceed to obtain a 
judgment against Tenant, (2) make any other effort to obtain payment or perfon11ance of 
the Guaranteed Obligations from Tenant other than providing Tenant with notice of such 
payment or performance as may be required by the tenns of the Lease or required to be 
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given to Tenant under applicable law, or (3) exercise any other right or remedy to which 
the City is or may be entitled in connection with the Guaranteed Obligations. Upon any 
unexcused failure by Tenant in tl~e payment or performance of any Guaranteed Obligation 
and the giving of such notice cir demand, if any, to Tenant and Guarantor as may be 
required in connection with sucbt Guaranteed Obligation and this Guaranty, the liability of 
the Guarantor shall be effec:tive and shall immediately be paid or performed. 
Notwithstanding the City's right to proceed directly against the Guarantor, the City (or any 
successor) shall not be entitled to more than a single full performance of the obligations in 
regard to any breach or non-performance thereof. 

5. Guaranty Absolute and Unconditional. The obligations of the Guarantor 
hereunder are absolute, present, irrevocable and unconditional and shall remain in full force 
and effect until Tenant shall have fully discharged the Guaranteed Obligations in 
accordance with the tenns of the~ Lease and shall not be subject to any counterclaim, set
off, deduction or defense ( other than full and strict compliance with, or release, discharge 
or satisfaction o(, such Guarante,ed Obligations) based on any claim that the Guarantor may 
have against Tenant, the City or any other person. Without limiting the foregoing, the 
obligations of the Guarantor he:reunder shall not be released, discharged or in any way 
modified by reason of any of the:: following (whether with or without notice to, knowledge 
by or further consent of the Guarantor): 

(a) 
the Lease; 

any permitted transfer or assignment or rights or obligations under 

(b) any permitted assignment for the. purpose of creating a security 
interest or mortgage of all or any part of the respective interests of the City or 
Tenant in the Lease; 

(c) any amendment, change or modification to of any of the Guaranteed 
Obligations, and in such case the liability of Guarantor shall be deemed modified 
in accordance with such amendment or modification of the Lease; 

(d) the volunitary or involuntary liquidation, dissolution, sale or other 
disposition of all or subs;tantially all the assets, marshaling of assets and liabilities, 
receivership, insolvency, bankruptcy, assignment for the benefit of creditors, 
reorganization, morato,rium arrangement1 composition with creditors or 
readjustment of, or other similar proceedings against Tenant or the Guarantor, or 
any of the properly of either of them, or any allegation or contest of the validity of 
this Guaranty in any suc:h proceeding (it is specifically understood, consented and 
agreed to that, to the e:xtent pem1itted by law, this Guaranty shall remain and 
continue in full force an.d effect and shall be enforceable against the Guarantor to 
the same extent and with the same force and effect as if any such proceeding had 
not been instituted and as if no rejection, stay, termination, assumption or 
modification had occuJT,ed as a result thereof, it being the intent and purpose of this 
Guaranty that the Guar;antor shall and does hereby waive all rights and benefits 
which might accrue to them by reason of any such proceedings); 
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(e) any failure on the part of Tenant for any reason to perfonn or comply 
with any agreement with the Guarantor; 

(t) any failure of the City to mitigate damages resulting from any 
default by Tenant under the Lease ( except to the extent such failure constitutes a 
legal or equitable defense of Tenant under applicable law); 

(g) any sale, 1,ease, transfer, abandonment or other disposition of any or 
all of the property of Tenant; 

(h) any legal disability of any party to the Lease.; or 

(i) the fact that entering into the Lease by Tenant was invalid or in 
excess of its powers. 

Should any money due oir owing under this Guaranty not be recoverable from the 
Tenant due to any of the matters specified in subparagraphs (a) through (i) above, then, in 
any such case, such money, together with all additional sums due hereunder, shall 
nevertheless be recoverable from the Guarantor as though the Guarantor were principal 
obligor in place of Tenant pursuant to the terms of the Lease and not merely a guarantor 
and shall be paid by the Guarantor forthwith subject to the tenns of this Guaranty. 
Notwithstanding anything to the contrary expressed in this Guaranty, nothing in this 
Guaranty shall be deemed to amend, modify, clarify, expand or reduce Tenant's rights, 
benefits, duties or obligations under the Lease. To the extent that any of the matters 
specified in subparagraphs (a) through (c) and (e) through (i) would provide a defense to, 
release, discharge or otherwise affect Tenant's Guaranteed Obligations, the Guarantor' 
obligations under this Guaranty shall be treated the s,ame. 

Notwithstanding any provision contained herein to the contrary, the Guarantor shall 
be entitled to exercise or assert any and all legal or equitable rights or defenses which 
Tenant may have under the Lease or under applicable law (other than bankruptcy or 
insolvency of Tenant and other than any defense which the Guarantor has expressly waived 
in this Guaranty), and the obligations of the Guarantor hereunder are subject to such 
counterclaims, set-offs or deduc:tions which Tenant is pennitted to assert pursuant to the 
Lease, if any. 

6. Guarantor' s Consent. Guarantor hereby consents to the Lease, and further 
consents and agrees that the City may, without further consent o_r disclosure and without 
affecting or releasing the Guaranteed Obligations of Guarantor hereunder, except as 
otherwise specifically set forth herein: (a) surrender~ exchange, release, assign, or sell any 
collateral securing any Guaranteed Obligation or waive, release, assign, sell, or subordinate 
any security interest, in whole o,r in part; (b) waive or delay the exercise of any rights or 
remedies of the City against Tenant, its successor or permitted assigns; (c) waive or deJay 
the exercise of any rights or remiedies of the City against any surety or guarantor (including 
without limitation, rights or relliiedies of the City against Guarantor under this Guaranty); 
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(d) waive or delay the exercise of any rights or remedies of the City in respect of any 
collateral or security interest now or hereafter held; (e) release any surety or guarantor; or 
(f) renew, extend, waive or mQdify the terms of the obligations of any other surety or 
guarantor, or any instrument or agreement evidencing the same. 

7. Guarantor' Waiver. Except for any notice specifically required by the terms. 
of this Guaranty, Guarantor waiives notice of (a) the City's acceptance of this Guaranty or 
its intention to act or its actions in reliance hereon; (b) the present existence or future 
incurring of any Guaranteed Obligations or any terms or amounts thereof; (c) any default 
by Tenant, its successor or penn1itted assigns or any surety or guarantor; (d) the obtaining 
of any guaranty or surety agreement (in addition to this Guaranty); ( e) the obtaining of any 
pledge, assignment or other secu1rity for any Guaranteed Obligations; (f) the release of any 
surety or guarantor; (g) the release of any collateral; (h) any change in Tenant's business 
or financial condition or the business or financial condition of its successor or permitted 
assigns; (i) any acts or omissions of the City consented to in Section 5 hereof; and G) any 
other demands or notices whatsoever with respect to the Guaranteed Obligations or this 
Guaranty. Except for any notiice specifically required by the terms of this Guaranty, 
Guarantor further waive notice of presentment, demand, protest, notice of nonpayment and 
notice of protest in relation to any instrument or agreement evidencing any Guaranteed 
Obligation. In addition, Guarantor hereby unconditionally and irrevocably waives: 

(a) to the fulllest extent lawfully possible, any statute of limitations 
defense based on a statute of limitations · period which may be applicable to 
Guarantor (or parties in similar relationships) which would be shorter than the 
applicable statute of limitations period for the underlying claim; 

(b) any right to require a proceeding first against Tenant; 

(c) the requirement of, or the notice of, the filing of claims by the City 
in the event of the receivership or bankruptcy of Tenant; and 

(d) all demands upon Tenant or any other person and all other 
formalities the omission of any of which, or delay in perfonnance of which, might, 
but for the provisions 0tf this Section 7, by rule of law or otherwise, constitute 
grounds for relieving or discharging. the Guarantor in whole or in part from its 
absolute, present, irrevoeable, unconditional and continuing obligations hereunder. 

8. Guarantor's Knowledge of Tenant's Economic Condition. Guarantor 
represents and warrants to the City that it has reviewed such documents and other 
infonnation as it deemed approJPriate in order to permit it to be fully apprised of Tenant's 
financial condition and operations and has, in entering into this Guaranty made its own 
credit analysis independently and without reliance upon any information communicated by 
the City. Guarantor covenants for the benefit of the City to remain apprised of all material 
economic or other developments relating to or affecting Tenant, its successor or permitted 
assigns or their properties or bu:sinesses. 

11 



9. Unconditional Guaranty. Except as specifically set forth elsewhere in this 
Guaranty, the obligations of Guarantor under this Guaranty are absolute and unconditional 
without regard to the obligations of any other party or person and shall not be in any way 
limited or affected by any circumstance whatsoever. 

l 0. Separate Obligations; Reinstatement. The joint and several obligations of 
the Guarantor to make any payment or to perfonn and discharge any other duties, 
agreements, covenants, undertakings or obligations hereunder shall (a) give rise to separate 
and independent causes of actidm against either or both Guarantor and Tenant (b) apply 
irrespective of any indulgence granted from time to time by the City. The Guarantor agrees 
that this Guaranty shall be automatically reinstated if and to the extent that for any reason 
any payment or performance by or on behalf of Tenant is rescinded or must be otherwise 
restored by the City, whether as a result of any proceedings in bankruptcy, reorganization 
or similar proceeding, unless such rescission or restoration is pursuant to the terms of the 
Lease or Tenant's enforcement of such terms under applicable law. 

11. Notices. Any nc,tice permitted hereunder may be given to Guarantor by 
personal delivery, by fax (with confirmation of receipt by telephone), or by certified mail 
addressed to: 

Hunjo Jung 
Chew Chew's Eatery 
700 Fifth Avenue:, Suite 603 
Seattle, WA 98104 

12. Amendments; Waiver. This Guaranty may not be amended or modified 
except by written agreement of Guarantor and the City. Except as otherwise provided 
herein, no provision of this Guaranty may be waived except in writing and then only in the 
specific instance and for the spe,ciflc purpose for which given. 

13. No Third-Party Beneficiaries. Nothing contained herein shall be construed 
as creating a third-party beneficiary relationship. 

14. Governing Law: Severability. This Guaranty shall be governed by and 
construed in accordance with the internal laws of the State of Washington. The parties 
hereto intend and believe that each provision in this Guaranty comports with all applicable 
local, state and federal laws imd judicial decisions. However, if any provision or 
provisions, or if any portion of amy _provision or provisions, in this Guaranty is found by a 
court of law to be in violation c,f any applicable local, state or federal ordinance, statute, 
law, administrative or judicial decision, or public policy, and if such court should declare 
such portion. provision or provfoions of this Guaranty to be illegal, invalid, unlawful, void 
or unenforceable as written, thien it is the intent of all parties hereto that such portion, 
provision or provisions shall be igiven force to the fullest possible extent that they are legal, 
valid and enforceable, that the remainder of this Guaranty shall be construed as if sueh 
illegal, invalid, unlawful, void or unenforceable portion, provision or provisions were not 
contained therein, and that the rights, obligations and interest of the City under the 
remainder of this Guaranty shall continue in full force and effect 
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15. Assignment. Wilthout the prior written consent of the City, this Guaranty 
may not be assigned by the Guarantor. 

16. Capitalized Terms. Capitalized terms not otherwise defined herein shall 
have the meanings given in the: Lease unless another meaning is clearly contemplated 
herein. 

Signed this J.12._ day of :I\.)\J E , 20& in the City of Seattle, King County, 
Washington. 

GUARANTOR: 

Signature -
J-0/( 

Hunjo Jung 

STATE OF WASHINGTON ) 
) ss. (Acknowledgement for Guarantor) 

COUNTY OF KING ) 

On this \, +- day of J "IA:L-: , 2~ before me, a Notary Public 
in and for the State of Washington, dluly commissioned and sworn, personally appeared t\.uµ :rD 
JU /J 6 to me known to be: the person that executed the foregoing Guaranty as Guarantor; 
and acknowledged to me that he/she signed the same as his/her own free and voluntary act and deed 
for the uses and purposes therein tm:ntioned and that he was authorized to execute said Guaranty for 
said entity. 

I certify that I know or have satisfactory evidence that the person appearing before me and making this 
acknowledgment is the person whos1! true signature appears on this document. 

WIT.NESS my hand and official seal the day and year in this certificate above written. 

==== ~ .---- '""S' i.J ~ '"'-~ u.:t ~ 
[Sig11nt11re] [l'l'/111edNam~ 

NOT ARY PUBLIC in and for the State of ___ w __ A.-____ residing at 
My commission expires '1 · 7, 1. • \ 8 . 
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PERSONAL GUARANTY OF FINANCIAL OBLIGATIONS IN LEASE 

This Personal Guaranty ("Guaranty") is en1ered into by Na Young Lee 
("Guar;intor") in favor of THE CITY OF SEATTLE, a municipal corporation of the State 
of Washington, (the "City'' or "Landlord''). 

A. Na Young Lee ("Tenant") desires to enter into that certain Seattle Municipal 
Tower Lease between the City and Tenant, initially dated as of the same date hereof and 
which this Guaranty is incorporated and made a part of as Exhibit E, and as further 
modified or amended by Landlord and Tenant during the term of this Guaranty (the 
"Lease"). 

B. Guarantor desires: that the City enter into the Lease with Tenant, and the 
City is willing to enter into the ]Lease strictly conditioned upon the Guarantor's guaranty 
of Tenant's financial obligations under the Lease under the tenns herein. 

NOW THEREFORE, for other good and valuable consideration receipt of which 
Guarantor hereby acknowledges:, Guarantor agrees as follows: 

1. Guarantee. Guarantor unconditionally guarantees to Landlord and its 
successors and aissigns, Tenant's full and punctual performance of all 
financial obligati()ns, including, but not limited to, payment of rent and any 
other sum of money due to Landlord from Tenant ("'Guaranteed 
Obligations") pursuant to the Lease. 

2. Tem1 of Guarant'~·- This Guaranty will be effective commencing upon the 
effective date of the Lease and shall continue in full force until the Guaranteed Obligations 
have been fully paid and perfonned. If Landlord agrees to release Tenant from its duties 
and obligations under the Lease as provided in Section 16 of the Lease, this Guaranty will 
be released to the extent the Tenant is released. 

3. Joint and Several Liability. Tenant and Guarantor shall be jointly and 
severally liable for the full and complete performance of Tenant's obligations under the 
Lease. 

4. Right of City to Proceed Against Guarantor. In the event of a failure by 
Tenant to perform any Guarantc!ed Obligation hereunder, the City shall have the right to 
proceed first and directly against the Guarantor under this Guaranty and without 
proceeding against Tenant or exliiausting any other remedies against Tenant which the City 
may have. Without limiting the foregoing, the Guarantor agrees that it shall not be 
necessary, and that the Guaranto:r shall not be entitled to require, as a condition of enforcing 
the liability of the Guarantor hereunder, that the City (1) file suit or proceed to obtain a 
judgment against Tenant, (2) make any other effort to obtain payment or performance of 
the Guaranteed Obligations from Tenant other than providing Tenant with notice of such 
payment or performance as may be required by the tenns of the Lease or required to be 
given to Tenant under applicable law, or (3) exercise any other right or remedy to which 
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the City is or may be entitled in connection with the Guaranteed Obligations. Upon any 
unexcused failure by Tenant in the payment or perfonnance of any Guaranteed Obligation 
and the giving of such notice or demand, if any, to Tenant and Guarantor as may be 
required in connection with such Guaranteed Obligation and this Guaranty, the liability of 
the Guarantor shall be effec:tive . and shall immediately be paid or performed. 
Notwithstanding the City's right to proceed directly against the Guarantor, the City (or any 
successor) shall not be entitled to more than a single fuU performance of the obligations in 
regard to any breach or non-perfonnance thereof. 

5. Guaranty Absolute and Unconditional. The obligations of the Guarantor 
hereunder are absolute, present., irrevocable and unconditional and shall remain in full force 
and effect until Tenant shall have fully discharged the Guaranteed Obligations in 
accordance with the terms of the Lease and shall not be subject to any counterclaim, set
off, deduction or defense ( other than full and strict compliance with, or release, discharge 
or satisfaction of, such Guarante1ed Obligations) based on any claim that the Guarantormay 
have against Tenant, the City o,r any other person. Without limiting the foregoing) the 
obligations of the Guarantor he:reunder shall not be released, discharged or in any way 
modified by reason of any of the: following (whether with or without notice to, knowledge 
by or further consent of the Guairantor): 

(a) 
the Lease; 

any penniitted transfer, or assignment or rights or obligations under 

(b) any pennitted assignment for the purpose of creating a security 
interest or mortgage of all or any part of the respective interests of the City or 
Tenant in the Lease; 

(c) any amendment, change or modification to of any of the Guaranteed 
Obligations, and in such case the liability of Guarantor shall be deemed modified 
in accordance with such amendment or modification of the Lease; 

( d) the voluntary or involuntary liquidation, dissolution, sale or other 
disposition of all or substantially all the assets, marshaling of assets and liabilities, 
receivership, insolvency, bankruptcy, assignment for the benefit of creditors, 
reorganization, moratorium arrangement; composition with creditors or 
readjustment of, or othe:r similar proceedings against Tenant or the Guarantor, or 
any of the property of ei1ther of them, or any allegation or contest of the validity of 
this Guaranty in any such proceeding (it is specifically understood, consented and 
agreed to that, to the extent permitted by law, this Guaranty shall remain and 
continue in full force and effect and shall be enforceable against the Guarantor to 
the same extent and with the same force and effect as if any such proceeding had 
not been instituted and as if no rejection, stay, tennination, assumption or 
modification hadoccum::d as a result thereof, it being the intent and purpose of this 
Guaranty that the Guarantor shall and does hereby waive all rights and benefits 
which might accrue to them by reason of any such proceedings); 
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(e) any failure on thepartofTenantfor any reason to perform or comply 
with any agreement with 1the Guarantor; 

(f) any failur•~ of the City to mitigate damages resulting from any 
default by Tenant under 1the Lease (except to the extent such failure constitutes a 
legal or equitable defense, of Tenant under applicable law); 

(g) any sale, lease, transfer,- abandonmen1 or ·other disposition of any or 
all of the property of Tenant; 

(h) any legal disability of any party to the Lease; or 

(i) the fact that entering into the Lease by Tenant was invalid or in 
excess of its powers. 

Should any money due or owing under this Guaranty not be recoverable from the 
Tenant due to any of the matters specified in subparagraphs (a) through (i) above, then, in 
any such case, such money, together with all additional sums due hereunder, shall 
nevertheless be recoverable from the Guarantor as though the Guarantor were principal 
obligor in place of Tenant pursuant to the tenns of the Lease and not merely a guarantor 
and shall be paid by the Guarantor forthwith subject to the terms of this Guaranty. 
Notwithstanding anything to tbte contrary expressed in this Guaranty, nothing in this 
Guaranty shall be deemed to amend,. modify, clarify, expand or reduce Tenant' s rights, 
benefits, duties or obligations under the Lease. To the extent that any of the matters 
specified in subparagraphs ( a) through ( c) and ( e) through (i) would provide a defense to, 
release, discharge or otherwise affect Tenant's Guaranteed Obligations, the Guarantor' 
obhgations under this Guaranty shall be treated the same. 

Notwithstanding any provision contained herein to the contrary, the Guarantor shall 
be entitled to exercise or assert any and all legal or equitable rights or defenses which 
Tenant may have under the u::ase or under applicable law (other than bankruptcy or 
insolvency of Tenant and other tlhan any defense which the Guarantor has expressly waived 
in this Guaranty)1 and the obligations of the Guarantor hereunder are subject to such 
counterclaims, set-offs or deductions which Tenant is permitted to assert pursuant to the 
Lease, if any. 

6. Guarantor's Consent. Guarantor hereby consents to the Lease, and further 
consents and agrees that the Ci1ty may, without further consent or disclosure and without 
affecting or releasing the Guairanteed Obligations of Guarantor hereunder, except as 
otherwise specifically set forth herein: (a) surrender, exchange, release, assign, or sell any 
collateral securing any Guarante:ed Obligation or waive, release, assign, sell, or subordinate 
any security interest, in whole or in part; (b) waive or delay the exercise of any rights or 
remedies of the City against Tenant, its successor orpennitted assigns; (c) waive or delay 
the exercise of any rights or remedies of the City against any surety or guarantor (including 
without limitation, rights or remedies of the City against Gu~antor under this Guaranty); 
( d) waive or delay the exercise of any rights or remedies of the City in respect of any 
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collateral or security interest now or hereafter held; (e)-release any surety or guarantor; or 
(f) renew, extend, waive or modify the terms of the obligations of any other surety or 
guarantor, or any instrument or agreement evidencing the same. 

7. Guarantor' Waive:r. Except for any notice specifically required by the terms 
of this Guaranty, Guarantor waives notice of (a) the City' s acceptance of this Guaranty or 
its intention to act or its action:s in reliance hereon; (b) the present existence or future 
incurring of any Guaranteed Oblligations or any terms or amounts thereof; ( c) any default 
by Tenant, its successor or permitted assigns or any surety or guarantor; (d) the obtaining 
of any guaranty or surety agreement (in addition to this Guaranty); ( e) the obtaining of any 
pledge, assignment or other security for any Guaranteed Obligations; (f) the release of any 
surety or guarantor; (g) the rele2~se of any collateral; (h) any change in Tenant's business 
or -financial condition or the business or financial condition of its successor or permitted 
assigns; (i) any acts or omission:s of the City consented to in Section 5 hereof; and (j) any 
other demands or notices whatsoever with respect to the Guaranteed Obligations or this 
Guaranty. Except for any notice specifically required by the terms of this Guaranty, 
Guarantor further waive notice of presentment, demand, protest, notice of nonpayment and 
notice of protest in relation to any instrument or agreement evidencing any Guaranteed 
Obligation. In addition, Guaran1tor hereby unconditionally and irrevocably waives: 

(a) to the fullest extent lawfully possible, any statute of limitations 
defense based on a statute of limitations period which may be applicable to 
Guarantor (or parties in similar relationships) which would be shorter than the 
applicable statute of limitations period for the underlying claim; 

(b) any right to require a proceeding first against Tenant; 

(c) the requirement of, or the notice of, the filing of claims by the City 
in the event of the receivership or bankruptcy of Tenant; and 

( d) all demands upon Tenant or any other person and all other 
formalities the omission of any of which, or delay in performance of which, might~ 
but for the provisions of this Section 7, by rule of law or otherwise, constitute. 
grounds for relieving or discharging the Guarantor in whole or in part from its 
absolute,. present, irrevocable, unconditional and continuing obUgations hereunder. 

8. Guarantor' s Knowledge of Tenant's Economic Condition. Guarantor 
represents and warrants to the~ City that it has reviewed such documents and other 
infonnation as it deemed approJPriate in order to pennit it to be fu11y apprised of Tenant' s 
financial condition and operations and has, in entering into this Guaranty made its own 
credit analysis independently and without reliance upon anyinfonnation communicated by 
the City. Guarantor covenants for the benefit of the City to remain apprised of all material 
economic or other developments relating to or affecting Tenant, its successor or permitted 
assigns or their properties or businesses. 

9. Unconditional Guaranty. Except as specifically set forth elsewhere in this 
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Guaranty, the obligations ofGua:cantor under this Guaranty are absolute and unconditional 
without regard to the obligations of any other party or person and shall not be in any way 
limited or affected by any circumstance whatsoever. 

10. Separate Obligatit0ns; Reinstatement. The joint and several obligations of 
the Guarantor to make any payment or to perfonn and discharge any other duties, 
agreements, covenants, undertak.iings or obligations hereunder shall (a) give rise to separate 
and independent causes of action against either or both Guarantor and Tenant (b) apply 
irrespective of any indulgence gr:anted from time to time by the City. The Guarantor agrees 
that this Guaranty shall be automatically reinstated if and to the extent that for any reason 
any payment or performance by or on behalf of Tenant is rescinded or must be otherwise 
restored by the, City, whether as a result of any proceedings in bankruptcy, reorganization 
or similar proceeding, unless such rescission or restoration is pursuant to the terms of the 
Lease or Tenant's enforcement e1f such terms under applicable law. 

11. Notices. Any notice permitted hereunder may be given to Guarantor by 
personal delivery, by fax (with c;onfinnation of receipt by telephone), or by certified mail 
addressed to: 

Na Young Lee 
Chew Chew's Eatery 
700 Fifth Avenue:, Suite 603 
Seattle, WA 98104 

12. Amendments; Waiver. This Guaranty may not be amended or modified 
except by written agreement of Guarantor and the City. Except as otherwise provided 
herein, ho provision of this Guaranty may be waived except in writing and then only in the 
specific instance and for the spef;ific purpose for which given. 

13. No Third-PartyB:eneficiaries. Nothing contained herein shall be construed 
as creating a third-party beneficiary relationship. 

14. Governing Law; Severability. This Guaranty shall be governed by and 
construed in accordance with the internal laws of the State of Washington. The parties 
hereto intend and believe that each provision in this Guaranty comports with all applicable 
local, state and federal laws and judicial decisions.. However, if any provision or 
provisions, or if any portion of amy provision or provisions, in this Guaranty is found by a 
court oflaw to be in violation e1f any applicable local, state or federal ordinance, statute, 
law, administrative or judicial decision, or public policy, and if such court should declare 
such portion, provision or provisions of this Guaranty to be illegal, invalid, unlawful; void 
or unenforceable as written, th,en it is the intent of all parties hereto that such portion, 
provision or provisions shall be given force to the fullest possible extent that they are legal, 
valid and enforceable, that the remainder of this Guaranty shall be construed as if such 
illegal; invalid, unlawful, void or unenforceable portion, provision or provisions were not 
contained therein, and that the rights, obligations and-interest of the City under the 
remainder of this Guaranty shalll continue in full force and effect. 
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15. Assignment. Wiithout the prior written consent of the City, this Guaranty 
may not be assigned by the Guarantor. 

16. Capitalized Tenn.s. Capitalized tenns not otherwise defined herein shall 
have the meanings given in the Lease unless another meaning is clearly contemplated 
herein. 

Signed this _10__ day of JV U e_ , 20 ~ in the City of Seattle, King County, 
Washington. 

GUARANTOR: 

Signature 
Na Young Lee 

STATE OF WASHINGTON 

COUNTY OF KING 

7 lla:ecc-14 1.P Uo 
Date 

) 
) ss. (Acknowledgement for Guarantor) 
) 

On this { ta 4-'-'- ~ day of j'U..-iL_ , 20~ before me, a Notary Public 
in and for the State of Washington, duly commissioned and sworn, personally appeared Jvb-- j c:J..Jl'l "-

b E" b to me known to be the person that execute.cl the foregoing Guaranty as Guarantor; 
and acknowledged to me that he/sht: signed the same as his/her own free and voluntary act and deed 
for the uses and purposes therein ,m~ntioned and that he was authorized to execute said Guaranty for 
said entity. 

I certify that I know or have satisfactory evidence that the person appearing before me and making this 
acknowledgment is the person whose true signature appears on this document. 

WITNESS my hand and official seal the day and year in this certificate above written. 

{Sfg,1a/11rej (Pri11ted Nnme] 

NOTARY PUBLIC in and for the State of ___ LA--__ , A-____ residing at 
My conuuission expires '1 · Z""l~. ,,,,011,,,,,,. 

,,,, "\)1'N p ,,~ 
~ ~ ...•••••. Q-1.,., 

... c; ,i. ... Cl~ ~ /"i)"1A.\S8fo;• • . ~ -, 
' ~·.,, 
g ~ : Nol;.tb ~ '? ~ 
: ')>o:: 1'1.tp TTY "'i = 
•A\ c;//,n:.., 
-~· ~l, I ._ ,:., ··.o> ... ~ '0 ··· ·~ .. .. ~ ... ,:. ::<" .... <"·1a ••• o"' ~ 

",,,,,Jtt.-,4 • .9j~i;G~,,,,' ,,,,,,. 1,,,, 
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SEATTLE MUNICIPAL TOWER LEASE 

THIS LEASE is entered into by THE CITY OF SEATTLE ("Landlord"), a city of the first class 
of the State of Washington and RVJ CORPORATION, INC. D/B/A CORE BISTRO ("Tenant"), 
a corporation organized under the laws of the State of Washington. 

Landlord and Tenant covenant and agree as follows: 

1. Lease Data; Exhibits. The following terms shall have the following meanings, except as 
otherwise specifically modified in this Lease: 

A. Building: Seattle Municipal Tower, 700 Fifth Avenue, Seattle, King County, 
Washington 98104, situated on real property described more particularly in 
Subsection 2.A. 

B. Premises: A Rentable Area (as defined in Subsection 2.B) identified as Suite 602 
consisting of approxiJmately 2,360 Rentable Square Feet located on Building Floor 
6 as outlined on the floor plan of the Building attached hereto as Exhibit A (the 
"Floor Plan of Premises"), including tenant improvements described in Exhibit B. 

C. Commencement Date:: The first day of the month following the Effective Date (as 
defined in Section 4S'L 

D. Expiration Date: The last day of the 36111 full month following the Commencement 
Date, unless the Tenn of this Lease is extended under Subsection 3.B. 

E. Base Rent and Additi1:>nal Charges: For use and occupancy of the Premises during 
the Initial Term hereof, Tenant shall pay Landlord $10.00 per Rentable Square Foot 
per year (i.e., an initial annual amount of $23,600.00) as Base Rent, which amount 
shall be increased by three percent (3%) annually as provided in the table below. 
Rent shall be payabt,e as and when specified in Section 4. Whether or not so 
designated, all other isums due from Tenant under this Lease, including but not 
limited to Leasehold Excise Tax due under Section 10 sha11 constitute Additional 
Charges, payable when specified in this Lease. 

Lease I' Monthly Monthly Leasehold Total 
Years 

I 

Rent E-rct,e Ta1: Monthly 
(12.84%, subject to Rent 

Year 1 $ 1,966.67 $ 252.52 $2,219.19 
Year 2 $ 2,025.67 $ 260.10 $2,285.77 
Year 3 $ 2,086.44 $ 267.90 $2,354.34 



F. 

G. 

H. 

I. 

J. 

K. 

L. 

Security Deposit: 

Base Year: 

Expense Year: 

$3,098.00 

N.A. 

Each full calendar year. 

Tenant Improvement Allowance: $15.00 per Rentable Square Foot, payable as 
provided under Section 12 and Exhibit B. 

Parking: The license granted under Section 37 of this Lease is Jimited to one (I) 
automobile. 

Permitted Use: Tenant shall have the right to use the Premises for the purpose of an 
eat-in/take~out/deliveiry restaurant offering a menu substantially the same as the 
menu shown on Exhiibit D ("Menu"). Tenant shall not add any item to its menu 
w1thout first having giv.en Landlord written notice of Tenant's desire to add the 
items(s) described in such notice and having received Landlord's written consent 
for such addition. 

Notice Addresses: 

To Landlord: 

To Tenant: 

City of Seattle c/o CBRE, Inc. 
700 Fifth A venue; Suite 4040 
SeattJe, WA 98104 

RVJ Corporation, Inc. 
d/b/a Core Bistro 
700 Fifth A venue, Suite 602 
Seattle, WA 98104 

M. Exhibits: The fo11owing exhibits are made a part of this Lease: 

2. Premises. 

Exhibit A - Floor Plan of Premises. 
Exhibit B - Tenant Improvements. 
Exhibit C - Rules and Regulations. 
Exhibit D - Copy of Current Menu 
Exhibit E - P~:rsonal Guaranty 

A. Grant. Landlord hereby leases to Tenant, and Tenant hereby leases from Landlord, 
those certain premise:s (the "Premises") located on the floor(s) and having the 
Rentable Area set forth in paragraph l .B. The Premises are part of the Building 
which is located on and includes the real property described as follows: Lots 1, 4, 
51 6, 7 and 8 in Block 29 of addition to the Town of Seattle, as laid out by the claim 
of C. D. Boren and A. A. Denny and H. L. Yesler (commonly known as C. D. 
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Boren's addition to tloe City of Seattle), as per Plat recorded in Volume 1 of Plats, 
Page 25, Records of King County; together with the westerly 1/2 of vacated alley 
adjoining Lots I and 4; and together with all of the vacated alley adjoining Lots 5, 
6, 7 and 8; Lots 2 and 3 in Block 29 of addition to the Town of Seattle, as laid out 
on the claim of C. D. Boren and A. A. Denny and H. L. Yesler (commonly known 
as C. D. Boren's addition to the City of Seattle), as per plat recorded in Volume I 
of Plats, Page 25, Re:cords of King County; together with the northeasterly 1/2 of 
vacated alley adjoirung; situate in the City of Seattle, County of King, State of 
Washington. 

B. Rentable Area. The Rentable Area set forth in Subsection 1.B shall be used to 
calculate Base Rent regardless of any discrepancy with the actual measured area of 
the Premises or any alterations that affect the area of the Premises. 

C. Condition. The Landlord leases the Premises and the Tenant accepts the Premises 
in "as is" condition. The Landiord disciaims aii representations, statements, and 
warranties, expressed! or implied, with respect to the condition or suitability of the 
Premises other than those contained in this Lease. 

D. Common Areas. During the Lease Tenn, Tenant and its licensees, invitees, and 
employees shall have the non-exclusive right to use the Building garage and all 
entrances, lobbies, el1evators, stairs, corridors, restrooms and other public areas of 
the Building which the Landlord designates for use in common with Landlord, other 
Building tenants and their respective licensees, invitees, and employees (the 
''Common Areas"). Landlord shall at all times have exclusive control and 
management of the Common Areas and diminution of the Common Area shall not 
be deemed a construc:tive or actual eviction or entitle Tenant to compensation or a 
reduction or abatement of rent. 

E. Landlord Alterations. Landlord, in its discretion, may increase, decrease or change 
the number, locations and dimensions of any hallways, lobby areas, Common Areas 
and other areas of the Building that are not within the Premises. Landlord reserves 
the right from time to time (i) to install, use, maintain, repair, relocate and replace 
pipes, ducts, conduits, wires and appurtenant meters and equipment for service to 
the Premises or to other parts of the Building in areas above the suspended ceiling 
surfaces, below the floor surfaces, and within the walls of the Premises and 
elsewhere in the Buillding; (ii) to alter or expand the Building; and (iii) to alter, 
relocate or substitute any of the Common Areas. Landlord reserves the right from 
time to time to access the Premises for the forgoing purposes, subject to Section 25. 

F. Prospective Tenants. During the final twelve (12) months of the Lease Term, or 
after an event ofTenant Default that is not cured within the time specified in Section 
20.A, Landlord reserves the right to enter the Premises at reasonable hours for 
purposes of showing the Premises to prospective tenants. Additionally, at any time 
during the final nine C9) months of the Lease Term or after an event of Default that 
is not timely cured, Landlord reserves the right to place signs i~ at, and around the 
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Premises for purposes of re-letting the Premises after the expiration or tennination 
of the Lease. 

G. Personal Guaranty. This Lease is made expressly contingent upon the concun-ent 
execution of a personal lease guaranty by Johnny Wei in the form attached and 
incorporated herein as Exhibit E (the "Guaranty"). The Guaranty is provided as the 
Landlord's security for full performance of Tenant's obligations under the this 
Lease and will remaiu in effect throughout the Tenn of the Lease. 

3. Lease Term. 

A. Term. The tenn of this Lease shall be for an initial term of five years beginning on 
the Commencement Date in 1.C and expiring on the Expiration Date (the "Tenn" 
or "Lease Tenn") unless extended as provided under Section 3.B or tenninated 
earlier as provided herein .. 

B. Tenant's Opportunity to Extend Lease Tenn. Tenant shall have the option to 
extend the Lease Term for one period of five {5) years (the "Extended Tenn") on 
the same tenns and c:onditions, except for Rent which shall be Fair Market Rent 
detennined under Section 4.B and C. To exercise its option to extend, Tenant must 
give Landlord written notice no later than two hundred seventy (270) days before 
the expiration of the then-current Tenn. Tenant's right to any extended term under 
this Lease is expressly conditioned upon the following: (1) Tenant must not have 
materially Defaulted (as defined in Section 21) in the performance of its obligations 
under this Agreemen1t at any time prior to the expiration of the then-current Lease 
Term, and (2) Tenant must exercise its option in the time and manner required under 
this Subsection. As used in this Lease, all references to ~'Term'' or "Lease Term" 
mean the Initial Term and any and all Extended Terms. 

4. Rent. 

A. 

B. 

Payment of Rent and Additional Charges. On or before the Commencement Date 
and thereafter on or before the first day of each month during the Term, Tenant 
shall pay to Landlo~d at the address and to the account specified by Landlord, 
without notice or demand or setoff or deduction of any kind, in lawful money of 
the United States (a) the monthly amount (1112th) of tl1e annual Base Rent in 
advance, and (b) the applicable amount of Leasehold Excise Tax as required under 
Section 10, and (c) other Additional Charges as and when specified elsewhere in 
this Lease, but if not specified, then within ten days after demand. Base Rent and, 
if appropriate, as reasonably determined by Landlord, Additional Charges shall be 
prorated on a daily basis for any partial month within the Lease Term. For any 
partial initial month in the Lease Tem1, Base Rent and Leasehold Excise Tax shall 
be paid on the first day of the Lease Term. 

Rent Amount During Extended Tenn. If Tenant elects to extend the Lease Term 
under Section 3.B, beginning on the first day of the Extended Term, Base Rent sha11 
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be Fair Market Rent. "Fair Market Rent" means the annual amount per rentable 
square foot that a willing, non-equity lessee would pay for comparable space in a 
first-class downtown Seattle office building in an arms-length transaction, 
considering all relevant factors such as annual rental rates per rentable square foot, 
building services being provided by the lessor, building operating cost escalators, 
size and location of premises being leased, tenant improvement allowances and 
rental concessions. Within thirty (30) days following Tenant's exercise of its option 
to extend, Landlord shall provide Tenant written notice of Landlord' s 
determination of Fair Market Rent. If Tenant disagrees with Landlord 's 
determination of Fair Market Rent, Tenant shall advise Landlord in writing within 
20 days, and the parties may negotiate regarding the Fair Market Rent. If the parties 
do not agree on the Fair Market Rent within 30 days, either party may submit the 
matter to arbitration in accordflllce with the terms of Subsection 4.C so that the Fair 
Market Rental Rate is determined no later than the expiration of the then current 
Lease Term. The Extended Term shall have a new Base Year, which shall be the 
caiendar year in which the Extended Term commences. 

C. Arbitration of Fair Market Rental Rate. If the parties are unable to reach agreement 
on the Fair Market R4!nt during the period specified in Subsection 4.B, then within 
ten days either party may initiate arbitration by advising the other in writing of the 
name and address of its arbitrator. Each arbitrator appointed under this Section shal I 
be qualified as a real estate appraiser and shall be familiar with rental rates in 
comparable first class Seattle office buildings. Within ten days after receipt of 
notice from the initiating party, the other party shall respond in writing with the 
name and address of the person it designates to act as arbitrator on its behalf. If the 
second party fails to notify the other of the appointment of its arbitrator within or 
by the time required, then the first arbitrator shall be the only arbitrator to determine 
Fair Market Rent, otherwise the duty of the arbitrator(s) shall be to jointly 
determine the Fair Market Rent. If the two (2) arbitrators are unable to agree upon 
a determination of the Fair Market Rent, then within ten (10) days, they shall 
appoint a third qualified arbitrator, or alternatively may request appointment of 
such a qualified arbitrator by the then presiding judge of King County Superior 
Court acting in his private non-judicial capacity or by Judicial Dispute Resolution. 
The three arbitrators shall decide the dispute, if it has not been previously resolved, 
by following the procedure set forth in this section. The arbitrators selected by each 
of the parties shall state in writing his/her determination of the Fair Market Rent 
supported by the reasons for the determination. The arbitrators shall arrange for the 
simultaneous exchange of such proposed determinations and the delivery of a 
counterpart copy to each party within three days of the appointment of the third 
arbitrator. The role of the third arbitrator shall be to select which of the two 
proposed resolutions most closely approximates the third arbitrator' s own 
determination of Fair Market Rent. The third arbitrator sha)] make this selection 
within ten days afteir receiving the proposed resolutions from the other two 
arbitrators. The third .arbitrator shall have no right to propose a middle ground or 
any modification of eiither of the two proposed determinations. The determination 
chosen by the third arbitrator as most closely approximating his/her own 
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5. 

6. 

7. 

detennination shaJl constitute the collective decision of the arbitrators and be final 
and binding upon the parties. 

(I) If an arbitrator appointed by eitherparty withdraws oris unable to complete 
the process for any reason, the applicable party may appoint a successor. If 
the third arbitrator withdraws or is u.nable to complete the process, a 
successor shall be appointed in the same manner as provided for 
appointment of the third arbitrator. Any decision in which the arbitrator 
appointed by Landlord and the arbitrator appointed by Tenant concur shall 
be binding and conclusive upon the parties. Each party shall pay the fee and 
expenses of its respective arbitrator and both parties shall share equally the 
fee and expenses of the third arbitrator, if any. The attorneys' fees and 
expenses of counsel for the respective parties and of witnesses sha11 be paid 
by the respectiive party engaging such counsel or calling such witness. 

(')\ ThP i:ir1'1tri:itn1~ ~hi:ill hi:ivp thP. rioht tn ~nmmlt ~YnPrt~ :mil ~omm~tP.nt , - , ~··-- ---.--.. -•,u - ··--· ........... _. ....... _ ...... e,. .... ... .. - --.-. ....... - .... -'·r-...... - _,...__ - -···-r- .. - -·--
authorities with factual information or evidence pertaining to a 
detennination of the Fair Market Rental Rate, but any such consultation 
shall be made in the presence of both parties with full right on their part to 
cross examine. The arbitrators shall render their determination in writing 
and deliver a counterpart copy thereof to each party. The arbitrators shall 
have no power to modify the provisions of this Lease. 

Tenant's Share of Building Operating Costs and Real Property Taxes. - OMITTED 

Late Charge; Interest. lfT<~nant fails to pay any Base Rent or Additional Charge within 
ten days after the due date, a late charge equal to five percent (5%) of the unpaid amount 
shall be assessed and be i1m111ediately due and payable. In addition, interest shalJ accrue at 
the rate of twelve percent (12'.%) per annum on any Base Rent or Additional Charge that is 
not paid when due. If Tenant: defaults in making any payment of Base Reni or Additional 
Charges, Landlord shall have the right to require that subsequent Base Rent or Additional 
Charges payments be made by cashiers or certified check. 

Security Deposit. Beginning upon the Effective Date and as pa1tial consideration for this 
Lease, Landlord shall continue to hold Tenant's deposit under a prior lease in the sum 
specified in Subsection l .F (the "Deposit"). This Deposit shall be retained by Landlord as 
security for TenanCs payment of Rent and performance of all its obligations under this 
Lease. lf Tenant Defaults in the payment of Rent or the performance of any obligation 
under this Lease, the Landlor,d shall have the right, in its discretion, to apply the full Deposit 
or any portion thereof to the Rent owing or to the expense incurred by Landlord as a result 
of Tenant's Default. Tenant shall restore any amount of the Deposit applied by Landlord 
against Tenant's obligations within ten (10) days of written demand from Landlord. 
Landlord shall not be required to retain the Deposit in a separate account and the Deposit 
shall not accrue interest. Landlord shall pay Tenant the Deposit within 30 days after the 
Expiration Date or earlier timnination of the Lease, less the amount, if any, applied by 
Landlord to remedy any Tenant Default as provided for under this Section. 
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Tenant1s Operations. 

A. 

B. 

C. 

Use of Premises. Ten:ant shall use the Premises only for the Section l Permitted Use. 
As Landlord's willingness to enter into this Lease with Tenant was predicated, in 
part, on the nature ofTenant's business, and the compatibility of such business with 
othet tenants in the Building, Tenant shall not use or permit the use of the Premises 
for any other business, or purpose, or under any other name, without Landlord's 
prior written consent. Tenant shall promptly comply, at its sole cost and expense, 
with the Exhibit C rules and regulations and other such rules and regulations 
relating to the use of 1the Premises, Building and Common Areas as Landlord, from 
time to time, may ptromulgate. Tenant shall maintain the Premises in a clean, 
orderly and neat fa~:hion to confonn with the high standards of the Building

1 

permitting no objectionable odors to be emitted from the Premises and shall neither 
commit waste nor p,ermit any waste to be committed thereon., Tenant shall not 
permit any accumula1tion of trash on or about the Premises. Tenant shall not create 
or contribute to the c:reation of a nuisance in either the Premises or the Building, 
and Tenant shall not engage in or permit any action that will disturb the quiet 
enjoyment of any 0th.er tenant in the Building. 

Unlawful Use. Tenant shall not use or permit the Premises or any part thereof to be 
used for any purpose in violation of any municipal, county, state or federal law, 
ordinance or regulation, or for any purpose offensive to the standards of the 
community of which the Building is a part. Tenant shall promptly comply, at its 
sole cost and expense, with all laws, ordinances and regulations now in force or 
hereafter adopted relating to or affecting the condition, use or occupancy of the 
Premises including biut not limited to all applicable equal employment opportunity 
and nondiscrimination laws of the United States, the State ofWashington and The 
City of Seattle, including the Seattle Municipal Code (''SMC"), notably SMC Ch. 
14.04, 14.10, and 20.42, and rules, regulations, orders, and directives of the 
associated administra:tive agencies and their officers .. 

Liens and Encumbrances. Tenant shall keep the Premises and Building free and 
clear of, and shall indemnify, defend and hold Landlord harmless from, any and all, 
liens and encumbrances arising or growing out of any act or omission, or breach of 
this Lease or the use, improvement., or occupancy of the Premises by Tenant or any 
of its principals, offiicers, agents., or employees. If any lien is filed against the 
Premises or Building:, Tenant shall either cause the same to be fully discharged and 
released of record within ten days after Landlord's written demand therefor or 
within such period, IProvide Landlord with cash or other security acceptable to 
Landlord in an amount equal to one and one-half (lYi) times the amount of the 
claimed lien as secuJity for its prompt removal Landlord shall have the right to 
disburse such security to cause the removal of the lien if a judgment is. entered 
against Tenant in the lien proceeding, if such lien causes difficulties for Landlord 
in connection with it:s financing of the Building, if Tenant is otherwise in default 
under this Lease or if Landlord otherwise deems such necessary, in Landlord's sole 
discretion. 
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8. 

D. Hazardous Substances. Tenant shall not, without Landlord's prior written consent, 
keep on or about the Premises or Building any substance designated as, or 
containing any component now or hereafter designated as hazardous, dangerous, 
toxic or hannful and/or subject to regulation under any federal, state or local law, 
regulation or ordinance ("Hazardous Substances"), except customaty office, 
kitchen, cleaning, and other related supplies in normal quantities handled in 
compliance with applicable laws. With respect to any Hazardous Substances stored 
with Landlord's conse:nt, Tenant shall promptly, timely and completely comply with 
all governmental re.quirements for reporting and record keeping; submit to 
Landlord true and cor:rect copies of all reports, manifests and identification numbers 
at the same time as they are required to be and/or are submitted to the appropriate 
govemmental authorities,; within five days after Landlord's request therefor, 
provide evidence sSLtisfactory to Landlord of Tenant's compliance with aU 
applicable governmental rules, regulations and requirements; and comply with all 
on·,1Prnmpn·t-!ll n1l~c r1=1m1lof;Aneo_ 13,nA 't'".onu~ .... .o..-n.o-f."' -.ao.n.._.,1_:_,.,. +k..a. ...-----~ t'-...1 J,..,. . ..,,.£..,,,.1 
t::,- ... ..... ••H·•• ................... ... ""'.,.,,,~, •'-'5~·1.uL1V11-> a.uu 1""iuu\.lJU\,,,,JJ\.i) 1'-,.,e,a1uJ,U!5 u1-.., p.iupv1 a.tn.:1 1qvv1u1 

use, sale, transportation, generation, treatment and disposal of Hazardous 
Substances. Any and all costs incurred by Landlord and associated with Landlord's 
inspections of the Premises and Landlord's monitoring of Tenant's compliance with 
this Subsection 8.D,. including Landlord's attorneys' fees and costs, shall be 
Additional Charges aind shall be due and payable to Landlord within ten days after 
Landlord's demand for payment if Lessee's violation of this Subsection 7.4 is 
discovered as a resul1t of such inspection or monitoring. Tenant shall be fully and 
completely liable to Landlord for any and all cleanup costs and expenses and any 
and all other charges; expenses, fees, fines, penalties (both, civil and criminal) and 
costs imposed with respect to Tenant's use, disposal, transportation, generation, 
release and/or sale of Hazardous Substances in or about the Premises or Building. 
Tenant shall indemnifyt defend and hold Landlord and lenders to Landlord 
("Lender") hannless from any and all of the costs, fees, penalties, charges and 
expenses assessed a1~ainst, or imposed, upon Landlord, and Lender (as well as 
Landlord's and Lender's attorneys' fees and costs) as a result of Tenant's use, 
disposal, transportation, generation, release and/or sale of Hazardous Substances 
on or about the Premises or Building. The indemnification obligation of this 
subsection shall survive the expiration or earlier tennination of this Lease. 

Utilities and Services. 

A. 

B. 

Tenant's Responsibility. Tenant shall be solely responsible for and shall promptly 
pay when due all charges for telecommunications and internet service and all other 
utilities that are separately metered and supplied to the Premises. 

Services. As long as Tenant is not in default under this Lease, Landlord shall cause 
the Common Areas of the Building to be maintained in reasonably good order and 
condition, except for damage occasioned by any act or omission of Tenant or any 
of Tenant's officers, c,ontractors, agents, invitees, licensees or employees, the repair 
of which shall be paid for by Tenant. Landlord shall furnish the Premises witl1 
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electricity for office use (including for lighting and for low power usage, 110-volt 
office machines), water, sewer, and elevator services. Landlord shaJl also provide 
customary common area janitorial service on weekdays, other than holidays. From 
7:00 a.m. to 6:00 p.nrt. on weekdays, excluding legal holidays ("Nonnal Business 
Hours"), Landlord shall furnish the Premises with heat and air conditioning 
services. If requested by Tenant, Landlord shall furnish heat and air conditioning 
services at times othe:r than Normal Business Hours, and janitorial services on other 
days, and Tenant shall pay for the cost of such services at rates established by 
Landlord as Additional Charges. 

{1) 

(2) 

Additional S(~rvice. The Building standard mechanical system is designed 
to accommodate heating loads generated by lights and equipment using up 
to 4.2 watts per square foot. Tenant shall obtain Landlord's prior written 
consent befor·e installing lights and equipment in the Premises that, in the 
aggregate, ex,ceed such amount Landlord may re.fuse to grant such consent 
unless Tenant agrees to pay (1) the costs incurred by Landlord for 
installation of supplementary air conditioning capacity or electrical systems 
as necessitated by such equipment or lights and (2) in advance, on the first 
day of each month during the Lease Tenn, the amount estimated by 
Landlord as the excess cost of furnishing electricity for the operation of such 
equipment or lights above nonnal Building levels and the amount estimated 
by Landlord us the cost of operation and maintenance of supplementary air 
conditioning units as necessitated by Tenant's use of such equipment or 
lights. Landford shall be entitled to install, operate and maintain at Tenant's 
sole cost a monitoring/metering system in the Premises to measure the 
added demamds on electricity, beating. ventilation and air conditioning 
systems, resulting from such .equipment and lights and from Tenant's 
after-hours requirements, and Tenant shall pay Landlord the cost thereof in 
advance on the first day of each month. 

Interruption. Landlord shall not be liable for any Joss, injury or damage to 
person or property caused by or resulting from any variation, interruption 
or failure of s,:n-ices due to any cause whatsoever, including, but not limited 
to, electrical surges, or from failure to make any repairs or perform any 
maintenance. No temporary interruption or failure of such services incident 
to the making of repairs, alterations or improvements or due to accident, 
strike or conditions or events beyond Landlord's reasonable control shall be 
deemed an e,viction of Tenant or to relieve Tenant from any of Tenant's 
obligations hc;}reunder or to give Tenant a right of action against Landlord 
for damages. Tenant acknowledges its understanding that there will be 
Landlord~planned utility outages affecting the BuHding and that such 
outages may interfere, from time to time, with Tenant's use of the Premises. 
Landl9rd shall endeavor to provide Tenant with 48 hours prior notice of any 
Landlord-planned electricity outage in the Building but sball not be liable 
to Tenant for Landlord's failure to provide such notice. Landlord has no 
obiigation to provide emergency or backup power to Tenant. Providing 
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emergency or backup power to the Premises and enabling the equipment in 
the Premises to properly function shall be the sole responsibility of Tenant. 
If utilities are interrupted at the Premises so as to render them unfit for the 
Pennitted Use:es for more than 24 hours, then the Rent for the year shall be 
abated for the duration of the disruption in the proportion that the number 
of days of the disruption bears to the number of days of the year. 

9. Licenses and Taxes. Tenant shall be liable for, and shall pay prior to delinquency, all 
license and excise fees and occupation taxes covering the business conducted on the 
Premises and all personal p,roperty taxes and other impositions levied with respect to 
Tenant's personal property located at the Premises. Tenant shall be responsible for, and 
shall pay prior to delinquency, all fees, charges, or costs, for any governmental inspections 
or examinations relating to Tenant's use and occupancy ofthe Premises. 

10. 

Additionally, Tenant shall pa1y all taxes on Tenant's interest in this Lease and any 
leasehold interest deemed to have been created thereby under RCW Ch. 82.29A 
(Leasehold Excise Tax or "LET"). In the event the State of Washington makes any 
demand upon the Landlord for payment of leasehold excise taxes or withholds future 
payments due to the Landlord to enforce collections ofleasehold excise taxes and Tenant 
has not paid the LET to the Landlord, Tenant shall remit the taxes demanded along with 
any interest and penalties associated therewith, or at no expense to the Landlord, contest 
such collection action and indemnify Landlord for all sums paid by Landlord or withheld 
by the State of Washington from Landlord in connection with such action. As of the 
execution of this Lease, the applicable LET rate is 12.84% of Base Rent, which rate and 
amount is subject to change from time to time. 

Delivery of Premises; Signa1ge. 

A. Delivery of Premises., Landlord shall deliver the Premises to Tenant in an ''AS IS" 
condition on the Commencement Date. Except for improvements which are eligible 
for the Tenant Improvement Allowance under Section 12, Tenant shall complete 
any tenant improvements at its sole cost. All Tenant improvements shall be 
completed in compliance with the provisions of Section 12 and Exhibit B. 

B. Signage. Landlord shall install Tenant's name and suite number in the Building 
directory on the main floor of the Building and in any directory on the floor on 
which the Premises are located, all in the style and manner of other Building 
lessees. Tenant shall be pem1itted to install, at its sole cost, signage at the Premises 
provided that the Landlord must provide prior written approval. 
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11. Alterations by Tenant. 

A Tenant Improvement Allowance; Required Improvements. Landlord is providing a 
tenant improvement allowance in the amount provide<l in Section 1.l (''Tenant 
1mprovement Allowance") for certain Landlord-required improvements to the 
Premises. Tenant shall use the Tenant Improvement Allowance to make 
improvements to the: Premises as follows: (i) $15.00 per Rentable Square Foot 
($35,400) shall be used for replacement of flooring, ceifing tile, and paint 
improvements, ( collectively referred to as "Required Improvements"). Tenant shall 
begin construction of the Required Improvements promptly following receipt of a 
notice to proceed from Landlord, and shall diligently prosecute such work to its 
completion, all on the terms and conditions provided in the Tenant Improvement 
Requirements attach•ed as Exhibit B. Landlord shall reimburse Tenant up to the 
amount of the Tenant Improvement Allowance for actual costs of completing the 
Required improvements in compliance with the requirements of this Section and 
Exhibit B. Tenant sha11 be solely responsible for payment of all costs of 
improvements, alterations, or modifications to the Premises which exceed the 
amount of the Te_nan't Improvement Allowance. If Tenant completes the Required 
Improvements according to all applicable requirements for an amount less than the 
Tenant Improvement Allowance, Tenant shall be permitted to apply the remaining 
balance to Base Rent. 

B. General Conditions for Tenant Improvements. Tenant shall not make any 
alterations, additions or improvements in or to the Premises without first obtaining 
Landlord's written approval. If required under Exhibit B, Tenant shall also submit 
for Landlord's approval professionally~prepared plans and specifications for sucl1 
work as provided in Exhibit B. Tenant covenants that it will cause all alterations, 
additions and improvements to the Premises to be completed at Tenant's sole cost 
and expense by a contractor approved by Landlord and in a manner that (a) is 
consistent with the Landlord-approved plans and specifications and any conditions 
imposed by Landlord in connection therewith; (b) is in confonnity with first-class, 
commercial standard:s; (c) includes acceptable insurance coverage for Landlord's 
benefit; (d) does not affect the structural integrity of the Building or the integrity of 
any of the Building's :systems; (e) does not disrupt the business or operations of any 
other tenant; and (t) does not invalidate any system warranty then in effect with 
respect to the Building. Tenant shall complete design and construction of all 
improvements and alt'erations within the Premises in compliance with all permitting 
requirements and all other governmental requirements and restrictions, inc)uding 
but not limited to ,compliance with applicable building codes and with the 
Americans with Disatbilities Act (ADA). Tenant expressly acknowledge that the 
provisions of the ADA may exceed requirements contained in building codes and 
othet regu1ations and that such instances, the ADA requirements shall control. 
Tenant shall reimburse Landlord for all expenses incurred in connection wjth these 
permitting and governmental tequirements. Except as provided in Section 15.C 
with regard to concuirrent negligence, Tenant shall indemnify, defend and hold 
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12. 

C. 

D. 

Landlord hrumless from and against all losses, liabilities, damages, liens, costs, 
penalties and expenses (including attorneys' fees) arising from or out of the 
perfonnance of such alterations, additions and improvements, including, but not 
Jimited to, all which arise from or out of Tenant's breach of its obligations under 
terms of this Section ,12. 

Ownership of Improvements. Upon the expiration or termination of this Lease, all 
alterations, additions and improvements ( expressly including all light fixtures; 
heating, ventilation aind air conditioning units; floor, window and wall coverings; 
and electrical wiring),. except Tenant's property under Sections 14.B and 14.C, shall 
immediately become the property of Landlord without any obligation on its part to 
pay for any of the same. These improvements remain Landlord's and Tenant shall 
not remove all or any portion thereof on the termination of this Lease except as 
specifically directed by Landlord in writing. 

A(:-Rnilf. Pbn,;: Within n1nPh1 {Qt)\ ,-1,;,vc ,;,~pr th&> t'l"\1'n1·,.l&>+il"\n n.f' on" olt,.1'.ot1nn 
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addition or improvement to the Premises~ Tenant shall deliver to Landlord a full set 
of "as-built'' plans of the Premises showing the details of all alterations, additions 
and improvements made to the Premises 

Care of Premises. 

A. 

B. 

C. 

Tenant's Obligation,. Tenant shall maintain the Premises, including all 
improvements, in gc1od, clean and safe condition and prevent damage to the 
Premises, the Building and surrounding areas. If Tenant fails to maintain the 
Premises or if the Premises or Building is damaged by Tenant, its employees, 
contractors, licensees, or invitees, Landlord shall have the right, but not the 
obligation, to maintain and repair the Premises, and Tenant shall pay within thirty 
days of invoice the actual and reasonable cost to repair all damage done to the 
Building or Premises; that results from any act or omission of Tenant or any of 
Tenant's officers, contractors, agents, invitees, licensees or employees, including, 
but 11ot limited to, cracking or breaking of glass. Landlord shall have the right to 
enter the Premises fo:r such purposes. Landlord shall not be liable for interference 
with light, air or view. 

Landlord's ObUgatioin. All normal repairs necessary to maintain the Building in a 
reasonable condition_,, as determined by Landlord, shall be performed under 
Landlord's direction atnd at Landlord's expense, except as otherwise provided here. 
Except as provided int Section 19, there shall be no abatement or reduction of Rent 
arising by reason of Landlord's making of repairs, alterations or improvements. 

Prohibition Against Installation or Integration of Any Work of Visual Art on 
Premises Without Laindlord's Consent. Landlord reserves to and for itself the right 
to approve or disapprove of the installation or integration on or in the Premises of 
any "work of visual art," as that term is defined in the Visual Artists llights Act of 
1990, as now existinJg or as later amended, and to approve or disapprove of each 
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13. 

and every agreement regarding any such installation or integration. Tenant shall not 
install on or integrate into, or pennit any other person or entity to install on or 
integrate into, the Pr•emises any such work of visual art without the prior, express, 
written consent of Landlord. Landlord's consent to the installation of any such art 
work may be granted, granted upon one or more conditions, or withheld in 
Landlord's discretion . 

D. Tenant's Indemnification of Landlord Against Liability under Visual Artists Rights 
Act of 1990. Tenant shall protect, defend, and hold Landlord harmless from and 
against any and all claims, suits, actions or causes of action, damages and expenses 
(including attorneys' fees and costs) arising as a consequence of (a) the installation 
or integration of any work of visual art on or into the Premises; (b) the destruction, 
distortion, mutilation or other modification of the art work that results by reason of 
its removal; or (c) any breach of Subsection 13.B of this Lease; or (d) any violation 
of the Visual Artists Rights Act of 1990, as now existing or hereafter amended by 
Tenant or any subtenant, Hcensee, assignee or concessionaire of Tenant, or of any 
officer, agent, employee, guest or invitee of any of the same .. This indemnification 
obligation shall exist regardless of whether Landlord or any other person employed 
by Landlord bas knowledge of such installation, integration, or,removal. 

Surrender of Premises. 

A. General Matters. At fbe expiration or earlier termination of this Lease, Tenant shall 
return the Premises to Landlord in the same condition in which received (or, if 
altered, then the Prc!mises shall be returned in such altered condition unless 
otherwise directed by Landlord pursuant to Section 12), reasonable wear and tear 
excepted. Prior to suc:h return, Tenant shall remove its moveable trade :fixtures and 
appliances and equipment and other personal property that have not been attached 
to the Premises, and shall repair any damage resulting from their removal. In no 
event shall Tenant rc~move heating, ventilating and air conditioning equipment; 
lighting equipment or fixtures; or floor, window or wall coverings unless otherwise 
specifically directed by Landlord in writing. Tenant's obligations under this 
Section 14 shall survive the expiration or tennination of this Lease. Tenant shall 
indemnify Landlord for all damages and losses suffered as a result of Tenant's 
failure to remove vc1ice and data cables, wiring and communication lines and 
moveable trade fixtures and appliances and to redeliver the Premises on a timely 
basis. 

B. Cable and Wiring. On or before the Expiration Date, or if this Lease is terminated 
before the Expiration Date then within fifteen (15) days after the effective 
termination date, Teinant shall remove all voice and data communication and 
transmission cables and wiring installed by or for Tenant to serve any telephone, 
computer or other equipment located in the Premises, which wiring and cabling 
shall include all of t:he same located within the interior and exterior walls and 
tluough or above the ceiling or through or below the floor of the Premises or located 
in any Building equipment room, vertical or horizontal riser, raceway, conduit, 
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14. 

channel, or opening connecting to the Premises. Tenant shall remove any raceway 
installed or used exclusively for Tenant's communication and transmission cables 
except those raceways Landlord directs to leave in place. Tenant shall leave the 
mud rings, face plates and floor boxes in place. 

C. Personal Property. Landlord may, at its election, retain or dispose ofin any manner 
any of Tenant's moveable trade fixtures, appliances, equipment, and other personal 
property (collectively, "Personal Property") that Tenant does not remove from the 
Premises at the expiration of the Lease Term or within fifteen (15) days after 
tennination of the Lease. Landlord will give written notice to Tenant specifying the 
Personal Property to be removed and requesting removal, and if Tenant does not 
remove the Personal Property within ten days from the date of notice, the Personal 
Property will be deemed abandoned by Tenant and title to the Persortal Property 
shall vest in Landlor<ll. Landlord may retain or dispose of the Personal Property in 
Landlord's discretion. Tenant waives all claims against Landlord for any damage 
tn TPn<>nt TPcnltino fi.ntn T <>ntllnrA'c rot<>nt;on nr A~"'"""it,nn n.f "'"'' Dorc.-nn'>l 
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Property not removed[ by Tenant as required under this Section 14. Tenant shall be 
liable to Landlord for Landlord's reasonable costs for storing, removing and 
disposing of Tenant's trade fixtures and Personal Property. 

Waiver; IndemnUicatio.n. 

A. Tenant's Indemnification, Except as otherwise provided in this section, Tenant 
shall indemnify, defond (using legal counsel acceptable to Landlord) and hold 
Landlord, its officers, contractors, agents, and employees, Lenders and other 
tenants and occupants of the Building harmless from all claims, suits, losses, 
damages. fines, penalties, liabilities and expenses (including Landlord's personnel 
and overhead costs and attorneys' fees and other costs incurred in connection with 
claims, regardless of whether such claims involve litigation) resulting from any 
actual or alleged inj1t1ry (including death) of any person or from any actual or 
alleged loss of or damage to, any property arising out of or in connection with 
(i} Tenant's occupation, use or improvement of the Premises, or that of any of its 
employees, agents or contractors, (ii) Tenant's breach of its obligations hereunder, 
or (iii) any act or omission of Tenant or any subtenant, licensee, assignee or 
concessionaire of Ternant, or of any officer, agent, employee, guest or invitee of any 
of the same in or about the Building. Tenant agrees that the foregoing indemnity 
specifically covers aictions brought by its own employees. This indemnity with 
respect to acts or omissions during the Lease Term shall survive termination or 
expiration of this Le:ase. The foregoing indemnity is specifically and expressly 
intended to constitute a waiver of Tenant's immunity under Washington's Industrial 
Insurance Act, RCW Title 51, to the extent necessary to provide Landlord with a 
full and complete indemnity from claims made by Tenant's employees. Tenant 
shall promptly notify Landlord of casualties or accidents occurring in or about the 
Premises. 
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B. 

C. 

D. 

Release of Claims. Tenant hereby fully and completely waives and releases all 
c1aims against Landlord for any losses or other damages sustained by Tenant or any 
person claiming through Tenant resulting from any accident or occurrence in or 
upon the Premises, including but not limited to any defect in or failure of Building 
equipment; any failure to make repairs; any defect, failure, surge in, or interruption 
of Building facilities or services; any defect in or failure of Common Areas; broken 
glass; water leakage; the collapse of any Building component; or any act, omission 
or negligence of co-tenants, licensees or any other persons or occupants of the 
Building. 

Limitation of Tenant's Indemnification. In compliance with RCW 4.24.115 as in 
effect on the date of this Lease, an provisions of this Lease pursuant to which 
Landlord or Tenant (the "lndemnitor") agrees to indemnify the other (the 
"Indemnitee") against liability for damages arising out of bodily injury to Persons 
or damage to proper1ty relative to the construction, alteration, repair, addition to, 
subtraction from, improvement to, or maintenance ot any building, road, or other 
structure, project, development, or improvement attached to real estate, including 
the Building, (i) shall not apply to damages caused by or resulting from the sole 
negligence of the lndemnitee, its agents or employees, and (ii) to the extent callsed 
by or resulting from the concurrent negligence of (a) the Indemnitee or the 
lndemnitee's agents or employees, and (b) the Indemnitor or the Indemnitor's 
agents or employees, shall apply only to the extent of the Indemnitor's negligence; 
PROVIDED, HOWEVER, the limitations on indemnity set forth in this section 
shall automatically and without further act by either Landlord or Tenant be deemed 
amended so as to remove any of the restrictions contained in this section no longer 
required by then applicable law. 

LANDLORD Al\ID TENANT ACKNOWLEDGE THAT THE 
INDEMNIFICATION PROVISIONS OF SECTION 12 AND THIS SECTION 15 
WERE SPECIFICALLY NEGOTIATED AND AGREED UPON BY THEM. 

15. Insurance. 

A Tenant's Insurance Coverages and Limits. Tenant shal1, at its sole cost and expense, 
maintain, and cause its Subtenant(s), if any, to maintain in foll force and effect the 
following minimum limits of insurance, and adhere to all terms and conditions set 
forth below, throughout the entire Lease Term: 

(1) Commercial General Liability (CGL) written on an occurrence fonn at least 
as broad as ISO CG 00 01, with Minimum Limits of Liability: 

$1,000,000 per Occuirrence 
$2,000,000 General Aggregate 
$2,000,000 Products/Completed Operations Aggregate 
$1,000,000 Personal/Advertising Injury Liability 
$ 1,000,000 Damage to Premises Rented to You 
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Employers Liability/ Washington Stop 
$1,000,000 Each Acc:ident / Each Disease/ Policy Limit 

Alternatively, may be evidenced as Employer's Liability insurance under Part B 
ofa Workers Compensation insurance policy. 

Coverage shall include: Premises and Operations; Broad Fonn Property Damage 
(Including Completed! Operations); Liability assumed under an Insured Contract 
(including tort liability of another assumed in a business contract); Personal Injury 
and Advertising Liability~ Independent Contractors; Severability of Interest 
Clause; Waiver of Subrogation endorsement in favor of Owner as required by 
contract; General Aggregate Limits ofinsurance shall apply separately; "Claims 
Made" and "Modified! Occurrence" policy forms are not acceptable. 

The limits of liability described above are minimum limits of liability only. 
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maintained by Tenant, the specification of any such minimum limits shall neither 
be ( 1) intended to establish a maximum limit of liability to be maintained by 
Tenant regarding this Agreement, nor (2) construed as limiting the liability of any 
of Tenant's insurers, which must continue to be governed by the stated limits of 
liability of the relevant insurance policies. 

(2) Automobile Liability insurance at least as broad as ISO CA 00 OJ including 
coverage for owned, non-owned, leased or hired vehicles as applicable, with 
a minimum limit of $1,000,000 each accident for bodily injury and property 
damage. 

(3) Workers' Compensation insurance securing Tenant's liability for industrial 
injury to its employees in accordance with the provisions of Title 51 of the 
Revised Code of Washington. 

( 4) Umbrella or Excess Liability insurance if and as necessary to maintain total 
CGL and Automobile Liability insurance limits of $5,000,000 Each 
Occunence and be no less broad than coverages described above. 

(5) Property Insurance under which the Tenant's furniture, trade fixtures, 
equipment and inventory C'Business Personal Propertyn) and all alterations, 
additions and improvements that Tenant makes to the Premises are insured 
throughout th<~ Lease Tenn in an amount not less than the replacement cost 
new thereof, against the following hazards: (i) loss from the perils of fire 
and other risk:s of direct physical loss ( earthquake optional), not less broad 
than provided by the insurance industry standard "Causes of Loss - Special 
Form'' (JSO form CP 103.0 or equivalent); (ii) loss or damage from water 
leakage or sprinkler systems now or hereafter installed in or on the 
Premises; (iii) loss or damage by explosion of steam boilers, pressure 
vessels" or above-ground oil or gasoline storage tanks or similar apparatus 
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now or hereafter installed on the Premises; (iv) loss from business 
interruption air extra expense, with sufficient coverage to provide for the 
payment of Rent and Additional Charge and other fixed costs during any 
interruption of Tenant's business. Coverage shall contain a waiver of 
coinsurance or agreed amount endorsement(s). Landlord shall be named as 
a loss payee, as its interest may appear, as respects property insurance 
covering the atlterations, additions and improvements under such policy. 

(6) Pollution Legal Liability is required if the Tenant will be using or storing 
hazardous materials or regulated substances, such as fuel, with a minimum 
limit of $1,000,000 per claim for bodily injury, property damage, clean up 
and emergency response costs. It is acceptable to add ISO endorsement CG 
24 15 Limited Pollution Liability Extension or its equivalent to the CGL 
policy or obtain a separate pollution legal liability policy. 

(7) In the event that Landlord deems insurance to be inadequate to protect 
Tenant and Lamdlord, Tenant shall increase coverages and/or liability limits 
as Landlord shall deem reasonably adequate within sixty (60) days after the 
date of written notice. 

B. Terms and Conditionis for Tenant's Insurance. 

(1) City of Seattlt: as Additional Insured: The CGL insurance and, in addition, 
Excess and/or Umbrella liability insurance, if any, shall include "City of 
Seattle, its officers, officials, employees, agents and volunteers" as 
additional insureds. Tenant's insurance shall be primary and non
contributory to any insurance maintained by or available to Landlord. The 
tenn " insuran1:e" in this paragraph shall include insurance, self-insurance 
(whether funded or unfunded), alternative risk transfer techniques, capital 
market solutions or any other form of risk financing. 

(2) Required Separation of Insured Provision; Cross-Liability Exclusion and 
other Endorsements Prohibited: Tenant's insurance policy shall include a 
"separation of insureds" or "severabiUty" clause that applies coverage 
separately to each insured and additional insured, except with respect to the 
limits of the insurer's liability. Tenant's insurance policy shall not contain 
any provision, exclusion or endorsement that limits, bars, or effectively 
precludes City of Seattle from coverage or asserting a claim under the 
Tenant's insurance policy on the basis that the coverage or claim is brought 
by an insured or additional insured against an insured or additional insured 
under tl1e policy. Tenant's CGL policy shall NOT include any of the 
following Endorsements (or their equivalent endorsement or exclusions): 
(a) Contractual Liability Limitation, (CGL Form 21 39 or equivalent), b) 
Amendment Of Insured Contract Definition, (CGL Form 24 26 or 
equivalent), ( c) Limitation of Coverage to Designated Premises or Project, 
(CGL Form 2 1 44 or equivalent), (d) any endorsement modifying or 
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deleting the ,exception to the Employer'.s Liability exclusion, (e) any 
"Insured vs. lnsured" or "cross-liability" exclusion, and (f) any type of 
punitive, exemplary or multiplied damages exclusion. Tenant's failure to 
comply with any of the requisite insurance provisions shall be a material 
breach of, and grounds for, the immediate termination of the Agreement 
with City ofS,eattle; or if applicable, and at the discretion of City of Seattle, 
shall serve as ;grounds for Landlord to procure or renew insurance coverage 
with any related costs of premiums to be repaid by Tenant or reduced and/or 
offset against the Agreement. 

(3) Cancellation Notice: Coverage shall not be cancelled without 45 day written 
notice of such cancellation, except ten day written notice as respects 
cancellation for non-payment of premium, to Landlord at its notice address 
except as may otherwise be specified in Revised Code of Washington 
(RCW) 48.18.290 (Cance11ation by insurer.). Landlord and Tenant mutually 
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property insurance Landlord is deemed to be a "mortgagee, pledge, or other 
person shown by (the required insurance policies) to have an interest in any 
loss which maty occur thereunder." 

(4) Minimum Sc~curity Requirements: Each insurance policy required 
hereunder shall be (1) subject to reasonable approval by Landlord that it 
confonns with the requirements of this Section, and (2) be issued by an 
insurer rated A- : VIII or higher in the then-current A. M. Best's Key Rating 
Guide and licensed to do business in the State of Washington unless 
procured under the ptovisions of chapter 48, 15 RCW (Unauthorized 
insurers). 

(5) Deductible 01r Self-Insured Retention: Any deductible or self-insured 
retention ("SJ.R.") must be disclosed to, and shall be subject to reasonable 
approval by, Landlord. Tenant shall cooperate to provide such infon11ation 
as Landlord may reasonably deem to be necessary to assess the risk bearing 
capacity of th•e Tenant to sustain such deductible or S.l.R. The cost of any 
claim falling within a deductible or S.1.R. shall be the responsibility of 
Tenant. If a deductible or S.I.R. for CGL or equivalent insurance is not 
"fronted" by an insurer but is funded and/or administered by Tenant or a 
contracted third party claims administratorJ Tenant agrees to defend and 
indemnify La1odlord to the same extent as Landlord would be protected as 
an additional iinsured for primary and non-contributory limits of liability as 
required herein by an insurer. 
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C. 

D. 

City's Property Insurance Coverage and Limits. 

(1) City will maintain at its expense Property Insurance or self-insurance under 
which the Building and Premises, excluding Tenant's Business Personal 
Property and Tenant Improvements, are insured throughout the Lease Tenn 
ih an amount not less than the replacement cost new thereof, against the 
fo11owing ha2:ards: (i) loss from the perils of fire and other risks of direct 
physical loss (including earthquake), not less broad than provided by the 
insurance indiustry standard "Causes of Loss - Special Form (ISO form CP 
1030 or equivalent); (ii) loss or damage from water leakage or sprinkler 
systems now or hereafter installed in or on the Premises; (iii) loss or damage 
by explosion of steam boilers, pressw·e vessels, or above-ground oil or 
gasoline storage tanks or similar apparatus now or hereafter installed on the 
Premises. City's Property Insurance currently is subject to a $250,000 
deductible for most claims. for which Tenant shall be responsible only to the 
proportional extent to which the loss or damage is attributable to Tenant's 
negligent acts that are, or should be, covered by Tenant's Fireffehant Legal 
Liability insu1rance. 

(2) During such time as Tenant is engaged in the performance of the 
Improvements or other renovation of the Premises, the Tenant shall 
maintain in full force and effect "All Risksn Builder's Risk Property 
insurance or •~uivalent for the portion of the Premises under renovation, 
including fire: and flood, on a replacement cost new basis subject to a 
deductible of no more than $50,000 each loss. In the event of a claim under 
the builder's risk policy, Tenant or its contractor(s) shall be responsible for 
paying any deductible under the policy if Tenant or any of its agents, 
employees, or contractors is responsible for the Joss or damage. It shall be 
Tenant's responsibility to properly coordinate. with Landlord's Risk 
Management Division the placement of Builder's Risk Property insurance 
prior to any n,ew construction on, or structural alteration of, the Premises. 

(3) Landlord may change the tenns of its insurance in Sections 15.2.1 and 
15.2.2 at any time based on market conditions, with no compensation due 
to the Tenant. 

Waiver of Subrogation. Unless such waiver would void the property insurance 
coverage to be provided pursuant to this section, Landlord and Tenant waive all 
subrogation rights ea,ch may have against the other, or any subtenant,, for damages 
caused by fire or other perils to the extent covered by property insurance obtained 
pursuant to this section or other property insurance applicable to the Premises, 
except such rights as they have to proceeds of such insurance held by Landlord or 
the Tenant or both as: fiduciary. This waiver of subrogation shall be effective to a 
person or entity even though that person or entity would otherwise have a duty of 
indemnification, contractual or otherwise, whether or not the person or entity paid 
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E. 

the insurance premium directly or indirectly, and whether or not the person or entity 
has an insurable interiest in the property damaged. 

Evidence of Insurance. On or before the Commencement Date, and thereafter not 
later than the last business day prior to the expiration date of each such policy, the 
following documents must be delivered to City at its notice address as evidence of 
the insurance coverage required to be malntained by Tenant: 

(1) Ce1tification ,of insurance documenting compliance with the coverage, 
minimum limiits and general requirements specified herein; and 

(2) A copy of the policy's declarations pages, showing the insuring company, 
policy effective dates, limits of liability and the Schedule of Fonns and 
Endorsements specifying all endorsements listed on the policy including 
any company-specific or manuscript endorsements; 

(3) A copy of tllle CGL insurance poHcy provision(s) and endorsements 
expressly including City of Seattle and its officers, elected officials, 
employees, agents and volunteers as additional insureds {whether on ISO 
Fonn CG 20 26 or an equivalent additional insured or blanket additional 
insured policy wording), showing the policy number, and the original 
signature and printed name of the representative of tl1e insurance company 
authorized to sign such endorsement; 

(4) Pending receipt of the documentation specified in this Section, Tenant may 
provide a COJllY of a current complete binder. An ACORD certificate of 
insurance will not be accepted in lieu thereof. 

F. Evidence of Insurancce as set forth above, shall be issued to: 
The City of Seattle 
CareofCBRE 
700 Fifth Avenue, Suite 4040 
Seattle, WA 98104 

G. Damage or Destructic:m. See Section 19. 

H. Assumption of Prop<::rty Risk. The placement and storage of Tenant's Business 
Persona] Property in or about the Premises shall be the responsibility, and at the 

. sole risk, of Tenant. 

I. Adjustments of Claims: The Tenant shall provide for the prompt and efficient 
handling of al] claims for bodily injury, property damage or theft arising out of the 
activities of the Tenant under this Agreement. 

J. Tenant's Responsibili!X_: The procuring of the policies of insurance required by this 
Agreement shal'l not be construed to limit the Tenant's liability hereunder. 
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Notwithstanding saidl insurance, the Tenant shall be obligated for the full and total 
amount of any dama,ge, injury or loss caused by negligence of the Tenant, or any 
of its agents, officers and employees or through use or occupancy of the Premises. 

16. Assignment or Sublease. Tenant shall not sublet or encumber the whole or any part of the 
Premises, nor sha11 this Lease or any interest thereunder be assignable or transferable by 
operation of law or by any :process or proceeding of any court or otherwise without the 
pri,or written consent of Landlord. The granting of consent to a given transfer shall not 
constitute a waiver of the consent requirement as to future transfers. In lieu of giving its 
consent, Landlord shall hav'e the right to terminate the Lease as to the portion of the 
Premises affected by the ac:tion for which Landlord's consent is requested and recover 
possession thereof from Tenant witltln twenty (20) days following written notice thereof 
to Tenant. All costs incurred by Landlord in separating the remainder of the Premises from 
the area so retaken shall be paid by Tenant as an Additional Charge. Any assignment or 
sublease, without Landlord's: prior written consent shall be voidable by the Landlord. No 
as~ignment or sublease shall release Tenant from primary liability hereunder. Each 
assignment and sublease shall be by an instrument in writing in form satisfactory to 
Landlord. If Tenant assigns its interest in this Lease, or sublets the .Premises, then the Base 
Rent shall be increased, effective as of the date of such assignment or subletting, to the 
higher of (i) the rentals payable by the assignee or sublessee pursuant to such assignment 
or sublease, or (ii) the Base Rent then being charged by Landlord for comparable space in 
the Building; provided~ however, in no event shalJ the base monthly rent, after such 
assignment or subletting, be less than the Base Rent specified in Section 1. If Tenant 
assigns its interest in this Le:ase or sublets the Premises, Tenant shaJl pay to Landlord any 
and all consideration received by Tenant for such assignment or sublease. If Tenant is a 
corporation, then any transfer of this Lease by merger,. consolidation or liquidation, or any 
direct or indirect change, in the ownership of, or power to vote the majority of, Tenant's 
outstanding voting stock, shaJI constitute an assignment for the purposes of this Lease. If 
Tenant is a partnership, then a change in general partners in or voting or decision-making 
control ofthe partnership sha]l also constitute an assignment. Tenant shall also pay all legal 
fees and other costs incurred by Landlord in connection with Landlord's evaluation of 
Tenant's request for approval of assignments or subleases, including assignments for 
security purposes. 

17. Assignment by Landlord. 1f Landlord sells or otherwise transfers the Building, or if 
Landlord assigns its interest in this Lease ( other than an assignment solely for security 
purposes, or a transfer in foreclosure, or a deed in lieu of foreclosure) such purchaser, 
transferee, or assignee thereof shall be deemed to have assumed Landlord's obligations 
under this Lease arising afte:r the date of such transfer, and Landlord shall thereupon be 
relieved of all liabilities undier this Lease arising thereafter, but this Lease shall otherwise 
remain in full force and effect. Tenant shall attom to Landlord's successor. 

18. Destruction. If the Premises or the Building are rendered partially or totally untenantable 
by fire or other casualty, the Landlord may elect to repair or replace the damaged or 
destroyed portion or to terminate this Lease. If Landlord elects to repair or replace any 
portion of the Building, Landlord shall proceed with reasonable diligence to prepare plans 
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and specifications for, and thereafter to carry out, all wo:rk necessary to repair or replace 
the Building, the Premises or :any porti0ns thereof that were damaged or destroyed by a fire 
or other casualty. In detennining reasonable diligence; Landlord and Tenant shall take into 
account when and if sufficient insurance, self-insurance, or other funds are available for 
the repair and replacement work. If Landlord elects to terminate this Lease, Landlord shall 
give Tenant at least 30-day w:ritten notice and Landlord shall retain the insurance proceeds 
for the Building, the Premise:s or any portions thereof that were damaged or destroyed by 
a fire or other casualty. Base Rent and Tenant's Share of excess Operating Expenses shall 
be abated in the proportion that the untenantable portion of the Premises bears to the whole 
thereof, as detennined by Landlord, for the period from the date of the casualty to the 
tennination of this Lease or the completion of the repairs, unless the casualty results from 
or is contributed to by the negligence of Tenant or any of its officers, contractors, agents, 
invitees, guests or employees or Tenant's breach of this Lease. If the Premises cannot be 
repaired within six months fr.om the date of the casualty or if 30% or more of the Building 
Rentable Area is destroyed or damaged regardless of whether the Premises are damaged or 
-~ .. •1--~- 'T' ..... .,..,.~ ...,.,,.., t .. .....-,.,....,+ .. th;., T "''"""' 'hu "'"1no T !>nrllnrA ".tO ri11v writtP.n not1C'R. witl11n 11Ul.) t.11\:ill J.. ~ .(JQll\. JllQ.)' I VllUlllU ,I.'-' U.110 .LJ"'UOY VJ f>•- Y •05 .a...11,,.4.u __ •_.._ __ - ,.,,----., P .... _...,..,.._ ... _,..___. .. -~ · • ... ..., .. _ ..... ~ 

60 days after the casualty. Latndlord shall advise Tenant of Landlord's election to repair or 
tenninate by giving notice ·to Tenant thereof within 30 days after the casualty. Unless 
Landlord elects to terminate this Lease, Tenant shall, at its sole cost and expense, repair all 
damage to its own personal property and to all improvements that Tenant has made to the 
Premises as soon as reasonably possible and in less than 24 months. Landlord shall not be 
liable to Tenant for damag~~s. compensation or other sums for inconvenience, loss of 
business or disruption arising from any repairs to or restoration of any portion of the 
Building or Premises. 

19. Eminent Domain. 

A. Taking. If all of the: Premises are taken by Eminent Domain, this Lease shall 
tenninate as of the date Tenant is required to vacate the Premises and all Base Rent 
and Additional Charges shall be paid to that date. The term "Eminent Domain" shall 
include the taking or damaging of property by, through or under any governmental 
or statutory authority, and any purchase or acquisition in lieu thereof, whether the 
damaging or taking is by government or any other person. If a taking of any part of 
the Premises by Eminent Domain renders the remainder thereof unusable for the 
business of Tenant, i:n the reasonable judgment of Landlord, the Lease may, at the 
option of either party, be tenninated by written notice given to the other party not 
more than thirty (30) days after Landlord gives Tenant written notice of the taking, 
and such termination shall be effective as of the date when Tenant is required to 
vacate the portion of the Premises so taken. If this Lease is so terminated, all Base 
Rent and Additional Charges shall be paid to the date of tennination. Whenever 
any portion of the Premises is taken by Eminent Domain and this Lease is not 
tenninated, Landlord, at its expense, shall commence and complete at the earliest 
reasonable time the r,estoration of, to the extent of the compensation from the taking 
and to the extent it is reasonably prudent to do so, the remainder of the Premises to 
the condition they were in immediately prior to such taking, and Tenant, at its 
expense, shall colnmence and complete at the earliest reasonable time the 
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restoration of its personal property and all improvements made by it to the Premises 
to the samecondition they were in immediately prior to such taking. The Base Rent 
shall be recalculated using the Base Rent per Rentable Square Foot specified in 
Subsection LE. and the remaining, untaken area of the Premises from the date 
Tenant is required to partially vacate the Premises. 

B. Award. Landlord res•~rves aU right to the entire-damage award or payment for any 
taking by Eminent Domain, and Tenant waives all claim whatsoever against 
Landlord for damage:s for termination of its leasehold interest in the Premises Ot for 
interference with its business. Tenant hereby grants and assigns to Landlord any 
right Tenant may now have or hereafter acquire to such damages and agrees to 
execute and deliver such further instruments of assignment as Landlord, from time 
to time, may request. Tenant, however, shall have the right to claim from the 
condemning authority all compensation that may be recoverable by Tenant on 
account of any loss incurred by Tenant in moving Tenant's merchandise, furniture, 
trade fixtures and equipmeni, provided, however, that Tenant may ciaim such 
damages only if they are awarded separately in the eminent domain proceeding and 
not out of or as part of Landlord's damag~s. 

20. Default by Tenant. 

A. Definition. If Tenant violates or breaches or fails to keep or perform any covenant, 
term or condition offhis Lease, or if Tenant or any guarantor of Tenant's obligations 
under this Lease ("G1i:aarantor") files or is the subject of a petition in bankruptcy, or 
if a trustee or receiver is appointed for Tenant's or Guarantor's assets or if Tenant 
or Guarantor makes an assignment for the benefit of creditors, or if Tenant or 
Guarantor js adjudica1ted insolvent~ or becomes subject to any proceeding under any 
bankruptcy or insolvency law whether domestic or foreign, or liquidated, 
vo.luntarily or other,wise or vacates o.r abandons the Premises as described in 
Section 21.B below then Tenant shall be deemed in default hereunder (a "Default"). 
If Tenant does not cure its Default after written notice from Landlord within (i) 
three days for any D,~fault in Payment Base Rent or Additional Charges, or (ii) the 
time specified by Landlord's notice for any other De.fault, but in any case no less 
than ten days or such other time for any other Default, then Landlord shall have the 
following nonexclusive rights and remedies, at its option: (i) to terminate this Lease 
and all of the rights of Tenant in or to the Premises and to reenter and re-take 
possession of the Pn::mises for which actions Tenant shall have no claim; or (ii) to 
cure such default on Tenant's behalf and at Tenant's sole expense and to charge 
Tenant for all costs and expenses incurred by Landlord in effecting such cure as an 
Additional Charge; or (iii) without declaring this Lease terminated, to reenter the 
Premises and to occlllpy the whole or any part thereof for and on account of Tenant 
and to collect any unpaid Base Rent and Additional Charges that have become 
payable or that may thereafter become payable; or (iv) even after Landlord may 
have reentered the Premises without terminating the Lease, to thereafter to 
tenninate this Lease and all of the rights of Tenant in or to the Premises. 
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21. 

B. 

C. 

D. 

E. 

Vacation or Abandonment. If Lessee vacates or abandons the Premises in their 
entirety and fails to reoccupy them within thirty (30) days after City (1) delivers a 
notice to Lessee' s notice address set forth in Section 1.9 above demanding such 
reoccupancy and (2) mails by certified or registered mail a copy of the notice to any 
forwarding address given by Lessee to City in writing, Lessee shall be in default 
under this Lease and Landlord may tenninate this Lease without further notice or 
opportunity for cure notwithstanding Subsection 21.A. 

Reentry. If Landlord 1reenters the Premises under option (iii) of Subsection 21.A or 
takes any other action to regain possession (such as unlawful d.etainer), Landlord 
shall not be deemed to have terminated this Lease or the liability of Tenant to pay 
any Rent thereafter accruing as it becomes due unless Landlord shall have notified 
Tenant in writing that it has so elected to terminate this Lease; and Tenant shall be 
liable for and shall reimburse Landlord upon demand for all costs and expenses of 
every kind and nature:: incurred in retaking possession of the Premises and all other 
lnss~s snfforP.<l hy T .an<llorcl as a consequence of Tenant's Default. In the event of 
any entry or taking possession of the Premises, Landlord shall have the right, but 
not the obligation, to remove from the Premises all or any part of the personal 
property located ther,:: and may place the same in storage at a public warehouse at 
the expense and risk of Tenant, or to trea1 such property as abandoned as provided 
under Secti<;>n 14.C. 

Tennination. If Landlord elects to terminate this Lease for Tenant's Default,, in 
addition to termination, Landlord reserves the right to pursue any amount of 
damages from Tenant resulting from such Default which may be allowed at law or 
any remedy in equity. 

Adequate Security. If a petition is filed by or against Tenant or Guarantor under 
any provision of the Bankruptcy Code or successor act; Tenant shall post a cash 
bond with Landlord equal to six (6) months' Base Rent and Additional Charges to 
provide Landlord with adequate security for Tenant's performance ofits obligations 
under this Lease. 

Landlord's Remedies Cumulative; Waiver. Landlord1s rights an.cl remedies hereunder 
are not exclusive, but cumulative, and Landlord's exercise of any right or remedy due to a 
default or breach by 1'enant shall not be deemed a waiver of, or alter, affect or prejudice 
any other right or remedy that Landlord may have under this Lease or by law or in equity. 
Neither the acceptance of Rent nor any other act or omission of Landlord at any time or 
times after the happening of any event authorizing the termination of this Lease shall 
operate as a waiver of any past or future violation, breach or failure to keep or perform any 
covenant, agreement, tenn or condition hereof or to deprive Landlord of its right to 
terminate this Lease, upon the written notice provided for here, at any time that cause for 
termination may exist, or be construed so as to estop Landlord at any future time from 
promptly exercising any other option, right or remedy that it may have under any tenn or 
provision of this Lease. 
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22. Default by Landlord. 

A. Landlord' s Cure Period. Landlord shall be in default if Landlord fails to perform 
its obligations under this Lease within sixty (60) days after its receipt of notice of 
nonperfonnance from Tenant; provided, that if the failure cannot reasonably be 
cured within the sixty { 60) day period, Landlord shall not be in default if Landlord 
commences the cure within the sixty ( 60) day period and thereafter diligently 
pursues such cure to completion. 

B. Notice to Lender and Lender's Cure Period. If Landlord provides Tenant notice that 
any Lender has an interest in this Lease, then in the event of a default by Landlord 
that would otherwis,e entitle Tenant to terminate this Lease, Tenant shall not 
terminate this Lease or pursue any other remedy unless (i) Tenant has notified 
Lender of the nature and extent of the default, at least sixty (60) days before the 
proposed effective date of termination, and (ii) Lender has not cured the default 
within sixty (60) dayi; of the notice. if the defauit is not reasonably possible to cute 
with due diligence within sixty (60) days, the Lease shall not be tenninated if the 
Lender .commences the cure within sixty (60) days and pursues the cure with due 
diligence to completiion. If the Landlord is in default and the Lender fails to cure 
the default within the required period, then tbe Tenant shall have the right to 
terminate this Lease. 

23. Attorneys' Fees. If either party retains the services of an attorney in connection with 
enforcing the tenns of this Lease, each party agrees to bear its own attorneys' fees and 
costs. 

24. Access by Landlord. Landlord and its agents shall have the right to enter the Premises at 
any time upon reasonable notice to Tenant in order to examine the same, and to show them 
to prospective purchasers, lenders or tenants, and to make such repairs,. alterations, 
improvements, additions or improvements to the Premises or Building as Landlord may 
deem necessary or desirable. If Tenant is not personally present to permit entry and an 
entry is necessary in an emergency, Landlord may enter the Premises by master key or may 
forcibly enter the Premises without notice and without rendering Landlord liable therefor. 
Nothing contained in this Lease shall be construed to impose upon Landlord any duty of 
repair or other obligation not specifically stated in this Lease. Tenant shall change the locks 
to the Premises only through Landlord and upoh paying Landlord for all costs related to 
the change. 

ZS. Hold.ing Over. Unless otherwise agreed in writing by the parties hereto, any holding over 
by Tenant after the expiraticm of the then current Lease Term, whether or not consented to 
by Landlord, shall be construed not as an Extended Tenn or renewal but as a periodic 
tenancy from month-to-month on the terms and conditions set forth here, except for Base 
Rent, which shall be increased to one and one-half (1 Y2) times the Base Rent in effect during 
the last month of the Lease Term immediately preceding the holdover period. Any holdover 
tenancy may be tenninated by either party by written notice delivered to the other party not 
later than thirty (30) days prior to the end of month. If Tenant fails to surrender the Premises 
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u.pon the expiration or tennination of this Lease, Tenant shall indemnify, defend and hold 
harmless Landlord from all liosses, damages; liabilities and expepses resulting from such 
failure, including, without limiting the generality of the foregoing, any claims made by any 
succeeding tenant arising out of such failure. 

26. Lease Subordinate to Morti~ages. This Lease shall be automatically subordinate to all of 
Landlord's mortgages or deeds of trust that heretofore and hereafter affect the Premises or 
Building; to any sale and leasc~back; to any and all advances made or to be made thereunder; 
to the interest on the obligations secured thereby; and to all renewals, modifications, 
consolidations, replacements or extensions thereof~ all provided that for so long as Tenant 
is not in default hereunder beyond the applicable Section 21 cure period, Tenant shall have 
continued enjoyment of the Premises and the rights provided under this Lease, free from 
any disturbance or interruption 'by reason of any exercise of remedies by Lender under or 
in co1U1ection with its deed of trust or mortgage. This subordination shall be self-operative, 
and no further instrnment of subordination shall be necessary to effect such subordination. 
Tena.11t, nevertlieless_, shall execute such instnunent of subordination as may be required by 
any Lender if such instrument of subordination carries out the tenns of this Secti.on 27. In 
the event of sale or foreclosure of any such mortgage or deed of trust, or exercise of the 
power of sale thereunder, or in the event of a transfer in lieu of foreclosure, Tenant shall 
attorn to the purchaser (or transferee) of the Building at such foreclosure or sale and 
recognize such purchaser (or transferee) as Landlord under this Lease if so requested by 
such purchaser (or transferne). Such attomment shall be self~operative and no further 
instrument need be executedl to effect such attomment. If any Lender elects to have this 
Lease superior to its mortgage or deed of trust and gives notice of its election to Tenant, 
then this Lease shall thereupon become superior to the lien of such mortgage or deed of 
trust, whether this Lease is dated or recorded before or after the mortgage or deed of trust. 

27. Estoppel and Other Certificates. As a material inducement to Landlord to enter into this 
Lease, Tenant covenants that it shall, within ten days of the receipt thereof, acknowledge 
and deliver to Landlord (a) any subordination or non-disturbance or attornment agreement 
or other instrument that Lan1dlord may require to carry out the provisions of Section 27, 
and (b) any estoppel certificate requested by Landlord from time to time in the 
commercially reasonable standard form of Landlord or any mortgagee or beneficiary of 
such deed of trust certifying, to the extent such be true that (i) Tenant shall be in occupancy~ 
(ii) this Lease is unmodified and in full force and effect, or if there has been any 
modification, that the same is in full force and effect as modified and stating the 
modification(s), (iii) Base Rent and Additional Charges have been paid only through a 
certain specified date, (iv) Tenant has no offset, defense or claim against Landlord and 
(v) such other matters as Landlord may reasonably request. Tenant's failure to deliver an 
estoppel certificate within 1the ten day period shall be deemed its confirmation of the 
accuracy of the information supplied by Landlord to the prospective lender or purchaser. 
Tenant acknowledges and agrees that Landlord and others will be relying and are entitled 
to rely on the statements contained in such estoppel certificates. 

28. Quiet Enioyment. If TenatJtt fully complies with and promptly performs all of the tenns, 
covenants and conditions of this Lease on its part to be performed, it shall have quiet 
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enjoyment of the Premises throughout the Lease Tenn, subject, however, to matters of 
record on t11e day hereof and to those matters to which this Lease may be subsequently 
subordinated. 

29. Notices. Any notice, demand or request required hereunder shall be given in writing to the 
party's address set forth in Subsection l .K hereof by any of the following means: (a) 
personal service; (b) commercial or legal courier; or ( c) registered or certified, first class 
mail, postage prepaid, return. receipt requested. Such addresses may be changed by notice 
to the other parties given in 1the same manner as above provided. Notices shall be deemed 
to have been given upon the earlier of actual receipt, as evidenced by the deliverer's 
affidavit, the recipient's acknowledgment of receipti or the courier's receipt, except in the 
event of attempted delivery during the recipient's nonnal business hours at the proper 
address by an agent of a party or by commercial or legal courier or the U.S. Postal Service 
but refused acceptance, in which case notice shall be deemed to have been given upon the 
earlier of the day of attempted delivery, as evidenced by the messenger's affidavit of 
inability to deiiver stating the time, date, place and manner in which such deiivery was 
attempted and the manner i1n which such delivery was refused or forty-eight ( 48) hours 
following deposit in the U.S. mail. 

30. Succes.sors or Assigns. All of the terms, conditions, covenants and agreements of this 
Lease shall extend to and b<~ binding upon Landlord, Tenant and, subject to the terms of 
Section 17, their respectivu heirs, administrators, executors, successors and permitted 
assigns, and upon any person or persons coming into ownership or possession of any 
interest in the Premises by operation oflaw or otherwise. 

31. Tenant Authority and Liability. Tenant warrants that this Lease has been duly 
authorized, executed and delivered by Tenant, and that the individual signing on the 
Tenant's behalf has the requisite power and authority to enter into this Lease and perform 
its obligations hereunder, Tenant covenants to provide Landlord with evidence of its 
authority and the authorization of this Lease upon request. All persons and entities named 
as Tenant here shall be jointly and severally liable for Tenant's liabilities, covenants and 
agreements under this Lease:. 

32. Brokers' Commission. Landlord represents that CBRE, Inc. has represented it in 
connection with this Agreement. Tenant represents that only CBRE, Inc. represents Tenant 
for purposes of this Agreement. Landlord shall pay CBRE., Inc. a commission which is 
calculated pursuant to a separate Agreement. If any person or entity not identified in this 
section makes a claim for at brokerage commission or finder's fee of any kind, then the 
party through whom or on, whose behalf such services are claimed shall defend and 
indemnify the other party for any claims, costs or fees for unpaid broker's fees or 
commissions. 

33. Partial Invalidity. If any court detennines that any prov1s1on of this Lease or the 
application hereof to any person or circumstance is, to any extent., invalid or unenforceable, 
the remainder ofthis Lease:, or application of suc11 provision to persons or circumstances 
other than those as to which it is held invalid or unenforceable, shall not be affected thereby 
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and each other term, covenant or condition of this Lease shall be valid and be enforced to 
the fullest extent pennitted by law. 

34. Recording. Tenant shall 110,t record this Lease without the prior written consent of 
Landlord. However, upon reqiuest by either party, both parties shall execute a memorandum 
of this Lease, in a form customarily used for such purpose of recordation. The 
memorandum shall describe the parties, the Premises and the Lease Tenn and shall 
incorporate the other terms of this Lease by reference. 

35. Finandal Statements. Within ten days after Landlord's wquest therefor, Tenant shall 
deliver to Landlord a financial statement for Tenant's prior quarter and fiscal year. Tenant 
shall certify the accuracy of such statements. Landlord may make these financial statements 
available to potential lenders or purchasers, but shall otherwise preserve their 
confidentiality except in co1rmection with legal proceedings between the parties or as 
otherwise directed by court J1Jle or order. 

36. Parking. Tenant shall have a license to use up to the number of parking spaces specified 
in Subsection 1.1 on an unas·s,igned basis at the prevailing monthly rates established by the 
Building garage, subject to such reasonable rules and regulations as may be estabHshed 
from time to time by Landlord or its parking operator. Monthly parking charges shall be 
payable in advance on the first day of each month as Additional Charges. Tenant may 
reduce the number of parking spaces licensed to it after giving Landlord thirty (30) days 
prior written notice of the reduction; provided that no such reduction shall be effective until 
Tenant surrenders to Landlord the key cards, stickers or other identification materials used 
to provide garage access for the parking spaces surrendered, 

37. Relocation. Landlord reserv,es the. right without Tenant's consent, on thirty (30) days prior 
notice to Tenant, to substitute other space within the Building (the "Substitute Premises") 
for the Premises, provided that the Substitute Premrses: ( a) are situated on a floor not lower 
than floor 16 in the Building;; (b) contain at least the same Ren table Area as the Premises; 
(c) contain comparable tenant improvements; and (d) are made available to Tenant at the 
then-current monthly Base Rental rate for such space. If the substitution occurs prior to 
the date Tenant initially occ1upies the Premises, then Landlord shall reimburse Tenant for 
the necessary and reasonab]le costs incurred by Tenant in planning for the space in the 
initial Premjses, which expe:nses have been previously approved by Landlord and have no 
benefit to T~nant in the Substitute Premises. If Tenant is occupying the Premises at the 
time Landlord gives notice of any such relocation, Landlord shall pay the cost of moving 
Tenant, its property and equipment to the Substitute Premises and shall, without cost or 
expense to Tenant, improve the Substitute Premises with improvements substantially 
similar to those located in the Premises. All of the other terms, covenants and conditions 
of the Lease shall remain unchanged and in full force and effect, except that Section 1 and 
Exhibit A shall be revised to, identify the Substitute Premises, to state the Rentab1e Area of 
the Substitute Premises and to make the change, if any, in Base Rent. 

, 38. Liability of Landlord. Tenant shaH look solely to rents, issues and profits from the 
Building for the satisfaction of any judgment or decree against Landlord, whether for 
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breach of the tern1s hereof or arising from a right created by statute or under common law. 
Tenant agrees that no other property or assets of the Landlord or any partner in or of 
Landlord shall be subject to levy, execution or other -enforcement procedures for 
satisfaction of any such judgment or decree; no partner in or of Landlord shall be sued or 
named as a party in any suit or action ( except as may be necessary to secure jurisdiction 
over the partnership); no service of process shall be made against any partner in or of 
Landlord ( except as may be~ necessary to secure jurisdiction over the partnership); no 
judgment will be taken against partner in or of Landlord; no writ of execution will ever be 
levied against the assets of ainy partner in or of Landlord; and these covenants, limitations 
and agreements are enforceable both by Landlord and by any partner in or of Landlord. 
References in this Section 39, to a partner in or of Landlord shall mean and include all past, 
present and future partners of The City of Seattle and any. subsequent owner of the 
Building. 

39. Force Maieure. Landlord shall not be deemed in default hereof nor liable for damages 
arising from ifs failure to peirform its duties or obligations hereunder if such is due to any 
cause beyond its reasonable control, including, but not limited to an act of Nature, act of 
civil or military authority, fire, flood, windstorm, earthquake, strike or Jabor disturbance, 
civil commotion, delay in transportation, governmental delay, or war. 

40. Counterparts. This Lease may be executed by the parties in counterparts, which, taken 
together, constitute the entire Lease. 

41. Name of Buildb1g. Landlord reserves the right to change the name of the Building. Tenant 
agrees that such change shall not require amendment of this Lease or affect in any way its 
obligations under this Lease, and that, except for the name change, all terms and conditions 
of thjs Lease shall remain in full force and effect. 

42. Headings. The section headings used in this Lease are used for purposes of convenience 
and do not alter in any manner the content of the sections. 

43. Context. Whenever appropriate from the context, the use of any gender shall include any 
other or all genders, and the singular shalt include the plural, and the plural shall include 
the singular. 

44. Execution by Landlord and Tenant; Effective Date; Approval of Seattle City Council. 
This Lease shall become effective on the date (the "Effective Date") on which this Lease 
is executed by Landlord and Tenant. Landlord shall not be deemed to have made an offer 
to Tenant by furnishing Tein.ant with a copy of this Lease with particulars inserted. No 
contractual or other rights shall exist or be created between Landlord and Tenant until all 
parties hereto have executed this Lease and) if required under Seattle Municipal Code, until 
it has been authorized by an ordinance of Seattle City Council. All provisions of this Lease 
shall become effective upon the Effective Date. 

45. Time of Essence; Time Calculation Method. Time is of the essence with respect to this 
Lease. Except as otherwise :specifically provided, any reference in this Lease to the word 
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46. 

47. 

"day" means a "calendal' day;" Provided, that if the final day for any action required 
hereunder is a Saturday, Sundlay or City holiday, such action shall not be required until the 
next succeeding day that is m>t a Saturday, Sunday or City holiday. Any reference in this 
Lease to the word "month" means t•calendar month." 

Entire Agreement; AppJicaJl>le Law. This Lease and the Exhibits listed in Section I. , set 
forth the entire agreement of Landlord and Tenant concerning the Premises and Building, 
and there are no other agreements or understanding, oral or written, between Landlord anq 
Tenant concerning the Premis:es and Building. Any subsequent modification or amendment 
of this Lease shall be binding upon Landlord and Tenant only if reduced to writing and 
signed by them. This Lease 1shall be governed by, and construed in accordance with the 
laws of the State of Washington. 

Negotiated Agreement. The parties to this Agreement acknowledge t11at it is a negotiated 
agreement, that they have had the opportunity to have this Agreement reviewed by their 
_,. ...... .,.~+ ..... 1 ..... 01 ~n, ,ncAI o .nA tl.~t th,:> tPrmC ,:n-ut t'nnr1itinnc;: ofth,~ AorP.e:me:nt are not to he 
!V.:)f.J'\•,A, l.l V\,., l\,.,5,(1.1 \.,,i.VUJl-:JV.:a, UJI.U UJ.U'- t.llV 1,,¥.&.aa.au , .. u.1.v ""va•·-•".a..-._L.._..., _ .._ ,. ..... ,.~ ... - ·c,.._ ..:...:-.. ,....! ...... - ... .,./ - - - ~- - _t 

construed against any party oin the basis of such party's draftsmanship thereof. 

IN WITNESS WHEREOF, tlhe parties hereto have executed this instrument the day and 
year indicated below. 

LANDLORD: 
THE CITY OF SEATTLE 

By: _ ______ _ _ _ _ 

Date: 

Fred Podesta, Director 
Department of Finance and 
Administrative Services 

TENANT: 
RVJ CORPORATION, INC. 

--------- - - ·---

Next page for acknowledgements 
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STATE OF WASHINGTON ) 
) ss. (Acknowledgement for Lessor, The City of Seattle) 

COUNTY OF KING ) 

On this __ day of , , before me, the undersigned, a Notary 
Public in and for the State of Washington, duly commissioned and sworn personally appeared Fred 
Podesta, known to me to be the Director of Finance and Administrative Services of THE CITY OF 
SEATILE, the municipal corporation that executed the foregoing Lease, and acknowledged it to be the 
free and voluntary act and deed of said corporation, for the purposes therein mentioned, and on oath 
stated that he was aut110rized to execute Lease for the City. 

WITNESS my hand and official seal hereto affixed the day and year in the certificate above written. 

[Signature] [Printed Name] 

NOT ARY PUBLIC in and for the State of Washington residing ai 

My commission expires _ ___ _ 

COUNTY OF ,< \ V\ g._ 

) 
) ss. 
) 

(Acknowledgement for Tenant) 

On this cgTr, day of ILi 1--J E 20) f., , before me, a Notary Public in and 
for the State of W p,.., S rt) \,.,)t.::J):, V\.. , duly commissioned and swomj personally 
a~ared :;:roH b,)b)~ tu 0 , to me known to be the 
x~ ,-...,'>, () t: 'Y\ T of R,)::t: ffi'f po'f {>0/ @Of\. ~Uhe entity that executed 

the foregoing Lease as Tenant; and admowledged the same as the free and voluntary act and deed of said 
entity for the uses and purposes tJ1erein mentioned, and on oath stated that he was authorized to execute 
said Lease for said entity. 

I certify that I know or have satisfactory evidence that the person appearing before me and making this 
acknowledgment is the person whose true signature appears on this document. 

WITNEJ my hand an 

. 0,c,,,, . 
[Signature] [Printed Name] 

NOT ARY PUBLIC in and for __ ..... L ..... "<""'-) ..L/,..L.--_ _ __ residing at _ _,;, .... S=L==-·)_,<)'----')j....._/ 1_·E;:...'"· __ _ 

My commission expires Jl } ;) f I <L. 
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EXHIBITB 
SEATTLE MUNICIPAL TOWER LEASE 

TENANT 11\'IPROVEMENT REQUIREMENTS 

A. DEFINITION OF TENANT IMPROVEMENTS. 

Landlord is making the Premises available to Tenant in "AS IS" condition. As used in this 
Exhibit B, "Tenant Improvements" means all alterations, improvements and installations to the 
Premises to be completed by Tenant. Unless the Lease includes a tenant improvement allowance, 
aii aiterations, improvements, and instaiiations shaii be at Tenanf s soie cost. AH Tenant 
Improvements shall be subject to the~ tenns of the Lease and this Work Letter. 

B. TENANT IMPROVEMENTS. 

Certain conditions, materials, and products are defined in the Seattle Municipal Tower Tenant 
Improvement Manual (the "Building Standard"), as it may be amended by Landlord from time to 
time. All Tenant Improvements sha11 comply with the Building Standard in effect at the time of 
the work for all alterations to any portion of the walls; ceiling; floor; electrical distribution 
equipment; heating and air conditioning equipment and ducting, including but not limited to 
standard size variable air volume air teiminal units; restrooms; drinking fountains; fire and life 
safety equipment; telephone service to the telephone closet located within the core area of the 
Building; and the basic sprinkler distribution grid. Before making any upgrade or other departure 
from Building Standard, Tenant shall obtain Landlord's and, if applicable, Landlord's Architect's 
approval and Tenant shall pay the cost thereof pursuant to the terms of Section C.2 of this 
Exhibit. (Non-Building Standard items are sometimes referred to here as "special" items.) 

Unless expressly provided otherwise in the main body of the Lease, Tenant, rather than 
Landlord, shall be responsible for the cost of all Tenant Improvements, which includes but is not 
limited to the following items: 

1. All partitioning (solid, glazed or otherwise), including walls separating the 
Premises from the space to be occupied by other tenants in the Building, all partitioning within 
the Premises, and the walls separating the Premises from the public corridor. 

2. Paint or other waJl coverings, all of which shall be subject to Landlord's approval 
prior to application or installation. Painted walls shall receive at least one prime coat and one 
finish coat The brand of paint shall be Building Standard or an equivalent brand subject to 
Landlord's prior approval, 

3. Doors, door frames, re1He frames and door hardware. 

33 



4. Ceiling, including susjpension system, hangers and finish matelials. 

5. Cabinetry and millwo1rk. 

6 . Carpeting, pad or other floor covering. 

7 . Window coverings f01r exterior windows as designated by Lan.dlord. 

8. Light fixtures, including Building Standard fixtures and switching, aU in 
accordance with applicable Seattle codes and the Energy Edge Program. 

9. Electrical receptacles, wiring and conduit from electrical panels to electrical 
receptacles and light fixtures, and other electrical items. 

10. Mnrlrings anrl pullstri:ngs for telephone and computer receptacles. Tenant is 
responsible for Tenant's telephone and computer equipment, service and cabling. Tenant shall 
select a telephone system and coordiinate its installation with Landlord. 

11. Air tenninal units inclluding related ducting, round low pressure run out ducting, 
flexible ducting, diffusers and any other items for heating and air conditioning. 

12. Modifications to the s:prinkler distribution system and installation of sprinkler 
heads, emergency speakers, exit signs and fire extinguishers ahd cabinets within the Premises. 

13. All removal of debris for any item of work installed pursuant to Section B of this 
Exhibit. 

14. The fees due for any architectural or interior design services provided with respect 
to the Premises including but not limited to the furnishings, furniture, art work, fixtures, 
equipment, and other personal property therein. 

15. All Washington State sales tax applicable to Tenant Improvements made to the 
Premises. 

16. The fee charged by Landlord's architect for the reviewing on Landlord's behalf, 
Tenant's proposed plans and specific;ations for the Tenant Improvements. 

l 7. AH signage in excess of that provided by Landlord under the Lease. 

C. DESIGN OF TENANT IMPROVEMENTS. 

1. Landlord Approval of Design of Tenant Jmprovements. 

a. Responsibility ofTemant for Contract Documents. As used in this Exhibit B, 
"Contract Documents" means all documents required by Landlord for review in order to approve 
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the Tenant Improvements prior to installation. including but not limited to contractor proposals, 
working drawings, specifications, engineering drawings and any other document representing the 
Tenant Improvements. "Final Contract Documents" means the final for construction version of 
the Contract Documents which has been approved by Landlord. The Contract Documents shall 
comply with the requirements of Se1;tion 12 of the Lease and this Exhibit B. For Tenant 
Improvements which are not Substa:ntial Alterations ( defined in Section C. l .b ), Tenant shall 
submit to Landlord the Tenant's comtractorproposal with itemized bid categories and any other 
information reasonably requested by Landlord in order to approve tbe proposed Tenant 
Improvements. 

b. Substantial Alteratiml§.:. The requirements in this Section shall be followed for any 
Substantial Alteration. As used in this Section, "Substantial Alteration" means any alteration to 
the Premises which (i) in any way modifies, connects with, or relates to the Building mechanical, 
electrical, plumbing or structural systems, or (ii) relocates walls or utilities. "Substantial 
Alteration" does not include replaci111g flooring or carpeting, installing fixtures which may he 
removed without damage to the surrounding areas, painting, or instaiiations which do not aher 
any utility or Building system. Tenant shall cause Tenant's architect to submit two (2) blackline 
sets of Contract Documents to Landlord. Landlord shall have ten days to review and return one 
(I) marked up set of Contract Documents to Tenant's architect; Provided, that if structural or 
mechanical work is proposed, and Landlord, in the exercise of its discretion, requires 
consultation with Landlord's structural engineer or mechanical engineer to evaluate the Contract 
Documents, Landlord shall give notice to Tenant's architect of such need, and Landlord shall 
have up to an additional thirty (30) days for .its review of the Contract Documents. Tenant's 
architect shall incorporate Landlord''s comments into the proposed Final Contract Documents and 
submit two (2) complete sets of the proposed Final Contract Documents, as modified, to Tenant. 
Tenant shall have ten days to review and approve the modified Final Contract Documents. 
Tenant shaJI indicate its approval by signing the cover sheet of the modified Final Contract 
Documents and returning one (1) co,mplete set to Landlord and o-ne. to Tenant's architect. The 
Final Contract Documents, as modiJfied to incorporate Landlord's comments, shall be prepared in 
accordance with the standards developed by the Landlord including common symbols, legends 
and abbreviations together with information required to obtain a building permit. Unless 
otherwise approved by Landlord, the Final Contract Documents, as approved and signed by 
Tenant, shall include: 

(1) Architectural Floor Plan: A plan, fully dimensioned, showing 
partition layout and type identifying: each room with a number and each door with a number and 
the extent of floor finishes, casework, relites, etc. Plumbing requirements must also be noted on 
this plan. Thjs plan shall indicate HV AC zoning requirements. 

(2) Reflected Ceiling Plan: A plan showing all Building Standard and 
special ceiling conditions and materials. This plan shall include the location and type of alt 
Building Standard and special light fixtures including switching, together with a legend 
indicating fixture type, quantity of fixtures, and connected wattage of each fixture as necessary 
for compliance with The City of Seattle codes. 
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(3) Electrical, Telephone and C-0mputer Receptacles Plan: A plan 
locating all power, telephone and computer requirements dimensioned to give exact location of 
receptacle, height above concrete sla1bs and position from a comer. This plan shall identify all 
dedicated circuits and identify all power receptacles greater than 120 volts. For equipment 
utilizing receptacles that require ded'icated circuits and/or that require greater than 120 volts, 
Tenant shall specify the type of equipment, the manufacturer's name and model number. The 
plan must also identify the name of the manufacturer of the phone and computer system to be 
used and the power requirements, size and location of its primary equipment. 

(4) Fumitiure Layout: Basic layout showing furniture location. 

(5) Millw,ork/Casework Details: Complete elevations, sections and 
construction details of aU special millwork including but not limited to cabinets, paneling, trim, 
bookcases, doors, door frames and r•~lite frames. 

fh) Hllrihw:irP. ~nP.l'.1fi,...i:it;nn~ i:intl l( P.u1no ~d1PA11lP.· rnmnlP.tP. ,---, .. .__.__ ,. -- -y--···--.. ·-··Ll" -··- .... _J •••o ,...,-··--·-... -.. __ ....... _..... _ _. __ 
specifications for all special hardwaire. Key ways.in special locks must be compatible with 
building master key system. The keying schedule must indicate which doors are locked and 
which keys open each lock, together with a symbol indicating which side of the door is to be 
locked to prohibit entry. 

(7) Room Finish and Color Schedule; Signage: Complete information 
showing on the drawings the location and specifications for all finishes including wall, floor 
covering, wall base, ceiling and special conditions; as well as the size, design, method of 
installation, and desired location of all signage. 

(8) Constiruction Notes and Specifications: Any special notes required 
and complete specifications for all special items including but not limited to instructions for 
bidders, special conditions incorporating the AIA standard form of general conditions and 
technical specifications for all special Building_ work. 

{9) Structural Drawings: If required, Tenant shall engage the services 
of its structural engineer, a separate structural pennit will be obtained, and the cost of those 
services and pennits shall be included in the cost of Tenant Work. A drawing will be prepared 
for Landlord's review, indicating the: extent of structural modifications proposed for the 
Premises. 

(10) Mechanical Drawings: Tenant shall engage the services of its 
mechanical engineer, separate plumbing and HV AC penn-its will be obtained, and the cost of 
those se1vices and pennits shall be included in the cost of Tenant Work. Drawings shall be 
prepared for Landlord's review indicating plumbing and HVAC requirements as follows: 

(a) Plumbing: Clearly indicating all waste, vent and water 
requirements, locations and connections to stub-outs located at the Building core. 
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(b) HV AC: Clearly indicating the basic system, modifications 
to the basic system if required, including any special cooling or stand-alone system, special 
ventilation system, and supply air diffusers, return air grilles and space temperature sensors. 

2. Delays and Costs, Te:nant shall be responsible for all costs of design of Tenant 
Improvements, including delays andl additional costs necessary for Landlord's review and 
approval of the Tenant Improvements, including but not limited to the fees of Landlord's 
architect, except to the extent any costs result from Landlord's failure to review and to approve or 
comment upon the Contract Docum,ents within the time provided herein, unless the delay is 
attributable to Tenant. Tenant shall Jreimburse Landlord for any such costs upon the 
commencement of the Lease Term or within thirty days of invoice. The Rent Commencement 
Date shall not be delayed as a result of delays to the design or completion of Tenant 
Improvements, unless and to the extent such delays are the result of Landlord's failure to review 
and approve the Contract Documents or to perform any other obligation of Landlord herein. 

3. Notice to Proceed an,d Approval. Once Landford reviews and approves Tenant's 
Contract Documents and determines tl1at any othet requirements under this Exhibit B are 
satisfied, Landlord shaU provide Tenant notice to proceed. Landlord's approval of the Contract 
Documents under the Lease is for L,andlord's own purposes in managing the Building, and shall 
not constitute an opinion or representation by the City of Seattle as to the Contract Documents' 
compliance with any law or ordinance or their adequacy for other than the purposes of managing 
the Building, and such approval shalll not create. or fonn the basis of any liability on the part of 
the City for any injury or damage resulting from any inadequacy or error therein or any failure to 
comply with applicable law, ordinance, rule or regulation. 

D. CONSTRUCTION OF TENANT WORK. 

1. Landlord's Conttact0ir. Tenant shall contract for aJJ Tenant Improvements, 
provided that all work shall be perfonned only by Landlord's approved Building contractor(s) 
("Approved Contractor(s)") or in conformance with Part F. Special Conditions below. 

2. Work to Comply with Final Contract Documents. AU Tenant Improvements shall 
be completed according to the Final Contract Documents. Once the Landlord approves the Final 
Contract Documents, Tenant shall d:iligently prosecute the work and sl1all not make any changes 
without first obtaining Landlord's wTitten approval. If Tenant submits any proposed changes to 
the Final Contract Documents, Landlord shall have ten (10) days to review and comment on the 
proposed changes. 

3. Tenant's Network Facilities. Tenant shall be solely responsible for its telephone, 
computer, and data network system, including selection of equipment, installation, and cost 
Responsibility for telecommunicatio,ns and internet service is addressed in Section 9 of the 
Lease. Information concerning network equipment size, weight, and electrical and environmental 
requirements must be provided to Landlord's Architect during the planning phase, and Tenant 
shall coordinate installation of the nc~twork system with Landlord's Tenant Improvement 
Coordinator during the construction phase. 
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E. GENERAL CONDITIONS. 

The following provisions shall be applicable to all Tenant Improvements. 

1 . All work shall be conr1pleted in compliance with all applicable laws and 
regulations, including the requirements of any permits. If a building pennit is required, rto work 
shall begin until Tenant or its contractor has obtained a valid building pennit and provided a 
copy to Landlord. Tenant acknowledges and agrees that Landlord's review and approval of Final 
Contract Documents is for Landlord's own purposes, and notwithstanding any failure by 
Landlord to object to any such work, Landlord shall have no responsibility for Tenant's failure to 
complete all work in compliance with all applicable laws, regulations, and permits. 

2. All work by Tenant oir Tenant's contractor shall be scheduled through Landlord. 

3. Tenant or Tenant;s contractor shail arrange for necessary utility, hoisting and 
elevator service with L~ndlord and shall pay such reasonable charges for such services as may be 
charged by Landlord. 

4. Tenant shall promptly reimburse Landlord for costs incurred by Landlord due to 
faulty work done by Tenant or by anLy of its contractors, or by reason of any delay caused by 
such work, or by reason of inadequate dean up. 

5. Tenant shall be responsible for the payment to Landlord, as an Additional Charge, 
any increase in Building energy costs attributable to special lighting or equipment as provided 
for in Section 9.B (]) of the Lease. Lighting which is inconsistent with Seattle's Energy Code or 
the Energy Edge Program shall not be installed without the prior approval of Landlord and 
Landlord's Architect, which may be withheld in the sole discretion of Landlord. 

6. Tenant and Tenant' s ,contractors shall keep the Building and the Premises free of 
liens arising out of Tenant's contractor's work and that of every subcontractor or supplier, all as 
provided under Section 8.C of the Lc:::ase. 

7. If Landlord is providing a Tenant Improvement Allowance, the following 
conditions apply: 

(a) Tenant shall riequire its contractor to pay prevailing wages and comply 
with Washington's Prevailing Wage Statute, Revised Code of Washington Chapter 39.12. The 
prevailing wage rates may be found at: 
http://lni.wa.gov/TradesLicensing/Prev W age/W ageRates/defauJt.asp 

(b) after completion of the Landlord-approved Tenant Improvements eligible 
for the Tenant Improvement Allowamce, Tenant shall submit its reimbursement request to 
Landlord, which request shall be accompanied by true and accurate copies of (i) all contractot 
invoices, which shall include suffickmt detail to demonsh·ate the specific work and charge, (ii) 
evidence of compliance with the Prevailing Wage Statute, including copies of contractor's filed 
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intents and affidavits of prevailing wages paid, and (iii) and any back-up receipts or other record-s 
reasonably requested by Landlord to substantiate the Tenant Improvement costs. Landlord shal1 
reimburse Tenant within thirty (30) days of receipt of all required invoices and records, up to the 
amount of the Tenant Improvement Allowance. 

F. SPECIAL CONDITIONS. 

If a portion of the Tenant Improvements or any other installation within the Premises jg to be 
performed by someone other than AJpproved Contractors, then the following terms and 
conditions shall apply: 

1. Such work shall proc,eed upon Landlord's written approval of (i) Tenant's 
contractor; (ii) Tenant's all risk property insurance required under Section 16 of the lease, (iii) 
any additional public liability and property damage insurance to be carried by Tenant's 
contractor which is satisfactory to Landlord and which names the City as an additional insured; 
Anti (iv) 1f annltl'ahlP thP amnnnt nf' o<>.n.,.ral r-nnA,+;,.,...,,. t"' i. .. ...... ,A i. .. T.,..,.,....,.;. ;.~ T ~-,,11 __ ,,1 .C-- ;.L
--- , . • .I ..... ~rt'•Av-- ... v, ,..._.,,_"' ........... vwu .. va. 6"'.u"'""" ""v.1..n.u.uvuo \V v"' puau UJ ..l \.,1-l4UI. LV l...lallUIVIU -1-Ul LtJc; 

service(s) still provided by an Approved contractor. 

2. ff required by Landlord, prior to commencement of any work on the Premises by 
Tenant or any Tenant's contractor, Tenant and Tenant's contractor shall enter into an indemnity 
agreement and a lien priority agreement satisfactory to Landlord indemnifying and holding 
harmless Landlord for any liability, !losses or damages directly or indirectly from lien claims 
affecting the land, the Building or the Premises arising out of Tenant's or Tenant's contractor's 
work or that of every subcontractor or supplier, and subordinating each such lien to the liens of 
construction and pem1anent financing for the Building. 

3. Landlord shall have tlile right to post a notice or notices in conspicuous places in 
or about the Premises stating that the Landlord is not responsible for the work being performed 
therein. 
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EXHIBITC 
SEATTLE MUNICIPAL TOWER 

BUILDING 
RULES 

1. Except as specifically provided in the Lease to which these Rules are attached, no 
signs, a-frames, sandwich boards, banners, placards, pictures, advertisements, names or 
notices shall be installed or displayed on any part of the outside or inside of the Building 
without the prior written consent of Landlord. Landlord shall have the right to remove, at 
Tenant's expense and without no,tice, any sign installed or displayed in violation of this 
rule. All approved signs or lettering on doors and walls shall be printed, painted, affixed 
or inscnoed at the expense ofTe:nant by a person approved by Landlord. 

2. Tenant shall not attach, hang, place, use, or allow curtains, draperies, blinds, 
sh11tters, shades, screens or other coverings, hangings or decorations in connection with 
any window or ceiling of the Bu:ilding without the prior written consent of the Landlord, 
which Landiord may withhoid int its sole and absolute discretion. With the prior written 
consent of Landlord, such items shall be installed on the office side of Landlord's 
standard window covering and slhall in no way be visible from the exterior of the 
Building. Tenant shall not alter or remove any exterior window glass of the Building for 
any reason. 

3. Tenant shall not obstruct any sidewalks, halls, passages, exits, entrances, elevators 
or stairways of the Building. Th(: common area halls) passages, exits, entrances, 
elevators, escalators and stairways are open to the general public, and are open to 
Tenant's business invitees, subje,ct to these rules. Landlord sha11 in all cases retain the 
right to control and prevent access by all persons whose presence in the judgment of 
Landlord would be prejudicial to, the safety, character, reputation and interest of the 
Building and its tenants; providing that nothing herein contained shall be construed to 
prevent such access to persons with whom any tenant normally deals in the ordinary 
course of business, unless such persons are engaged in illegal or unlawful activities .. No 
tenant and no employee or invite:e of any tenant shall go upon the roof of the Building 
un1ess approved by Landlord. 

4. Landlord provides a Building directory for displaying the name and location of 
each tenant, and Landlord reserves. the right to exclude any other names from the 
directory. Any additional name that Tenant desires to display in the directory must first 
be approved by Landlord and, if so approved, a charge will be made for each additional 
name. 

5. Landlord will -furnish Tenant, free of charge, keys to each door lock in the 
Premises. Landlord will also provide for each person occupying an office in the Premises, 
one electronic Building security iSystem access card that permits access to the Building 
and control of the elevator to the Premises during the evenings and over weekends when 
the Building is not normally open for business. Landlord may impose a reasonable charge 
for any additional key or Building security system access card requested by Tenant. 
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Tenant shaU not alter any lock or install a new additional Jock or bolt on any door of its 
Premises. Tenant, upon the expiration or earlier termination of its tenancy, shalJ deliver to 
Landlord all Building keys that hLave been furnished to Tenant, and all Building security 
system access cards. In the event any keys or Building security system access cards so 
furnished are not returned as req1u.ired, Tenant shall pay the then-current lost key or lost 
card charge as established by Lallldlord. Tenant may not install its own security system 
without prior approval by Landlord, which shall not be unreasonably withheld, provided 
that Landlord shall have access to such security system and the Premises without charge. 

6. If Tenant requires telecornmunications, internet, burglar alann, panic alarms or 
similar services, it shall first obtain, and comply with, Landlord's instructions as to their 
installation. 

7. The Building freight elevator(s) shall be available for use by all tenants in the 
Building, subject to such reasona1ble scheduling as Landlord, in its discretion, shall deem 
appropriate. Use of freight elevaltors is restricted to Tenants that .are transporting larger 
itP.1n<: nr f':~rh: nn·I,, nnt f'nr n~Q:CP•nn,=.r n c-o l\.ln o,...11~"'tt"lol'\f- l"l"\o+.-o...;olc h11..-n.~h•ro ri'3nlrr.ainoc, 
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supplies, merchandise or other piroperty will be received in the. Building or carried in the 
elevators except between such hours and in such elevators as may be designated by 
Landlord. Tenant's initial move in and subsequent deliveries and removals of heavy or 
bulky items, such as furniture, satfes and similar items shall, unless otherwise agreed by 
Landlord, be made during the hours of 6 P.M. to 6 A.M. or on Saturday or Sunday and 
subject to such limitations as Landlord may impose. Deliveries during normal office 
hours shall be limited to nonnal 1office supplies and other small items. No delivery shall 
be made that impedes or interferies with any other tenant or the operation of the Building. 
In its use of the loading areas for the Building, Tenant shall not obstruct or pennit the 
obstruction of said loading areas,, and at no time shall Tenant park vehicles there except 
for loading and unloading. 

8. Tenant shall not place a l,oad upon any floor of the Premises that exceeds the load 
per square foot that such floor was designed to carry and that is allowed by law. Landlord 
shall have the right to prescribe the weight, size and position of all equipment, materials, 
furniture or other property brought into the Building. Heavy objects shall, if considered 
necessary by Landlord, stand on such platforms as determined by Landlord to be 
necessary to properly distribute the weight, which platfonns shall be provided at Tenant's 
expense. Any business machine fDf mechanical equipment belonging to Tenant that causes 
noise or vibration that may be transmitted to the structure of the Building or to any space 
therein, to such a degree as to be objectionable to Landlord or to any tenant in the 
Building, shall be placed and maintained by Tenant, at Tenant's expense~ on vibration 
eliminators or other devices suffiicient to eliminate noise or vibration. Every person 
employed to move such equipment in or out of the Building must be acceptable to 
Landlord. Landlord will not be Desponsible for loss of, or damage to, any such equipment 
or other property from any cause:, and all damage done to the Building by maintaining or 
moving such equipment or other property shall be repaired at Tenant's expense. 
9. Tenant shall not use or store or permit to be used or stored in the Premises any 
kerosene, gasoline or flammable or combustible fluid or gas other than those used in non-
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Office Premises for cooking. Tenant shall not permit or allow the Premises to be 
occupied or used in a manner offensive or objectionable to Landlord or any other 
occupant of the building by reason of noise, odors or vibrations from the Premises. 

10. Tenant shalJ not bring into or keep on or about the Premises any animaJ other than 
a service animal. Landlord's rules regarding service animals are detailed in a separate 
policy document and is made a part of these rules by reference. 

11. Tenant shalJ not use any method of heating or air conditioning other than that 
supplied and/or approved by LandJord. No portable fans, heaters, humidifiers, misters, or 
air-conditioners are allowed in bui lding, tenant spaces or tenant desks at any time. 

12. Tenant shall not waste eliectricity, water or air conditioning and agrees to 
cooperate fully with Landlord to assure the most effective operation of the Building's 
heating and air conditioning and to comp]y with any governmental energy-saving ru]es, 
laws or regulations of which Te111ant bas actual notice, and shall refrain from attempting 
to adjust controls. Tenant's shalJ not obstruct, conceal or close any ceiling heating or 
cooling vents at any time. Tenant shall keep corridor doors cJosed, and shaJl close 
window coverings at the end of each business day. 

13. Landlord reserves the right to select the name of the Building and to make such 
change or changes of name as it may deem appropriate from time to time, and Tenant 
shall not refer to the Building by any name other than: (i) the names as selected by 
Landlord (as same may be chan1i:ed from time to time), or (ii) the postal address, 
approved by the United States Post Office. Tenant shall not use the name of the Building 
in any respect other than as an address of its operation in the Building without the prior 
written consent of Landlord, which Landlord may withhold in its sole and absolute 
discretion. Landlord reserves the 1igbt, exercisable without notice and without liability to 
Tenant, to change the street address of the Building. 

14. Landlord reserves the riglht to exclude from the Building between the hours of7 
P .M. and 7 A .M. the folJowing day, or such other hours as may be established from time 
to time by Landlord~ and on Sundays, Saturday's and legal holidays, any person unless 
that person is known to the perso,n or employee in charge of the Building and has a pass 
or is properly identified. Tenant shall be responsible for a11 persons for whom it requests 
passes and shall be liable to Landlord for all acts of such persons. Landlord shall not be 
liable for damages for any error with regard to the admission to or exclusion from the 
Building of any person. Landlord reserves the right to prevent access to the Building in 
case of invasion, mob, riot, public excitement or other commotion by closing the doors or 
by other appropriate action. 

15. Tenant shall close and Jock the doors of its Premises and entirely shut off all 
water faucets or other water appairatus, lights, and gas outlets before Tenant and its 
employees leave the Premises. T,enant shall be responsible for any damage or injuries 
sustained by other tenants or occ1upants of the Building or by Landlord for Tenant's 
noncompliance with this rule. 
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16. The toilet rooms, toilets, lllrinals, 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 in them. The expense of any breakage, stoppage 
or damage resulting from violation of this rule shall be home by the Tenant who, or 
whose employee or invitee, caust:Xi it. 

17. Tenant shall not sell, or permit the sale at retail, of newspapers~ ntagazines, 
periodicals, theatre tickets or any other goods or merchandise to the general public in or 
on the Premises. Tenant shall not make any room-to-room solicitation of business from 
other tenants in the building. Tenant shall not use the Premises for any business or 
activity other than that specifically provided in Tenant's Lease. Conditions of use for all 
building general use conference rooms are posted in each conference room; Tenants are 
required to comply with those conditions. 

18. Except as permitted in the~ Lease or approved in writing by Landlord, Tenant shall 
nnt 1nct-a11 Qn,, -..-:1,t;"' ,..... .... f.:»il,:a.u;o~~·u·, on:to..-. ...... o l n.nrl£'1.....,.o,:,.L.o ... """ "+J....o..,. Ao,,.;_.on "'-- f.ho ..,,.,..,,.../:" n .. 
..a.av&. UJ~HUI. U.UJ J..·u.u.1.v VI. 1,.V1V~J.~.J.VU Q.11\\,;UUU' JVU-Uri)pl,,,QA_\,.,J. Vl VL.fl\.,,l U\JVJ.\;\,J~ VJI Ul.\.,, .IVV.1. V.l 

exte1iot walls of the Building. Tenant shall not interfere with radio or television 
broadcasting or reception from o;r in the Building or elsewhere. 

19. Tenant shall not mark, drive nails, screw or drill into the partitions, woodwork or 
plaster, or in any way deface the Premises or any part thereof, except in accordance with 
the provisions of the Lease pertailning to alterations. Landlord reserves the right to direct 
electricians as to where and how telecommunications & data cabling are to be introduced 
to the Premises. Tenant shall not cut or bore holes for wires. Tenant shall not affix any 
floor covering or paint to the floor of the Premises or any wall or ceiling coverings in any 
manner except as approved by L:andlord. Tenant shall repair any damage resulting from 
noncompliance with this rule. 

20. Tenant shall not install, maintain or operate upon the Premises any vending 
machine, video game or other coin-operated or coin-activated device without the written 
consent of Landlord. 

21 . Canvassing, soliciting and distribution of any handbill or any other written 
material and peddling in the Building are prohibited, and Tenant shall cooperate to 
prevent such activities. 

22. Landlord reserves the right to exclude or, expel from the Building any person 
who, in Landlord's judgment, is fotoxicated or under the influence of any liquor, 
marijuana, or illegal drug or who, is in violation of any of the Rules of the Building. 

23. Tenant shall store all its trash, recycling, and compost within its Premises or in 
other facilities provided by Landlord. Tenant shall not place in any trash box or 
receptacle any material that cannot be disposed of in the ordinary and customary manner 
of trash disposal. All trash~ recyc:ling, and compost shall be disposed of in accordance 
with directions issued, from time to time, by Landlord. 
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24. The Premises shall not b~, used for lodging or for manufacturing of any kind
1 

nor 
shall the Premises be used for any purpose other than the Permitted Use or any use 
offensive to the community around Building. 

25. Tenant shall not use in amy space or in any public hal1 of the Building, any hand 
truck except one equipped with rubber tires and side guards or such other 
material-handling equipment as ]Landlord may approve. Hand trucks are only to be used 
in the buildings freight elevators and not the passen_ger elevators. Tenant shall not bring 
any other vehicle, bicycle, skateboard, or Segway of any kind into the Building. Landlord 
has designated secured bicycle c;ages in the Parking Garage for Tenants use as necessary. 

26. Tenant shall comply with. all safety, fire protection and evacuation procedures and 
regulations established by Landlord or any governmental agency. 

27. Tenant assumes any and :all responsibility for protecting its Premises from theft, 
burgiary and· pilferage, which in~~ludes keeping doors and other means of entry to the 
Premises closed and locked. 

28. Landlord may waive any one or more oftbese Rules for the benefit ofTehant or 
any other tenant, but such waiver by Landlord shall not be construed as a waiver of such 
Rules for any other tenant, nor p1revent Landlord frotn thereafter enforcing any such 
Rules against any or all of the tenants of the Building. 

29. These Rules are in addition to, and shall not be construed to in any way modify or 
amend, in whole or in part, the tt!:rms, covenants, agreements and conditions of Tenant's 
Lease of its Premises in the Building. Where there is a conflict between the Tenant,s 
Lease and these Rules, the Tenant's Lease shall conttol and take priority over these ruJes. 

30. Landlord reserves the right to make amendments to these rules or make such other 
reasonable Rules as., in its judgment, may from time to time be needed for safety and 
security, for care and cleanHness of the Building and for the preservation of good order 
therein. Tenant agrees to abide by all such Rules hereinabove stated and any additional 
rules that are adopted. 

31. Tenant shall be responsible for the observance of all of the foregoing rules by 
Tenant's employees, agents, clients, customers, invitees and guests. 

32. Smoking, vaporizing, or use of an electronic cigarette or like equipment is not 
permitted in any public or Tenant areas inside the building. Public areas include lobbies, 
restrooms, hallways, stairwells and garage. Smoking, vaporizing, etc. is also not 
permitted on any of the exterior plaza levels, except for areas designated by the Landlord. 
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Additional Rules for Office Premises 

33. An Office Premises is a Premises where neither food service nor retail sales are 
included in the PermHted Use in Section 1.K. of the Lease. 

34. AIJ cleaning and janitorial services for the Building and the Premises shall be 
provided exclusively through Lru11dlord, and except with the written consent of Landlord, 
no person or persons other than those approved by Landlord shall be employed by Tenant 
or permitted to enter the Building for the purpose of cleaning the same. Tenant shall not 
cause any unnecessary labor by carelessness or indifference to the good order and 
cleanliness of the Premises. 

35. Tenant shall not obtain for use in an Office Premises ice, drinking water, food, 
beverage, towel or other similar i,ervices or accept barbering or bootblacking service 
upon the Premises, except at such hours and under such rules as may be fixed by the 
Landlord. 

36. An Office Premises shall not be used for the storage of merchandise held for sale 
to the general public. 

3 7. Tenant shaJl not use or keep in an Office Premises any kerosene, gasoline or 
flammable or combustible fluid or material other than those limited quantities necessary 
for the operation or maintenance of office equipment. Tenant shall not use or permit to be 
used in the Premises any foul or inoxious gas or substance. 

38. No cooking shall be done: or pennitted on an Office Premises without Landlord's 
consent, except that use by Tenant of equipment with auto shut off capability for brewing 
coffee, tea, hot chocolate and similar beverages, or use of a microwave oven for 
employee use shall be permitted,. provided that such equipment is in good condition and 
the equipment and use is in accordance with all applicable federal, state, county and city 
laws, codes, ordinances, rules. S,tid equip.ment shall be located in Tenant identified 
break/kitchen areas only. Plumbed auto-ice making equipment is also not pennitted 
unless equipment is part of a refrigerator/freezer combo. Tenant shall at no time have any 
personal brewing equipment at Tenant's work desk/cubical areas. 
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Pho (Beef Noodle Soup) 

Toasty Croissants 

Fresh Salad 

EXHIBITD 

"MENU" 

, 
€ore Bistro 

00 ~ Ave Suite 602 
~ level Plaza SMT) 

~06-829-9050 
M - F: 10 AM to S PM 

Skews 
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Beef Noodle Soup (Pho) Sm: $7.49 Lg: $8.99 
• Rare Steak* 
• Beef Brisket 
• Meatball 
• Chicken (with beef broth) 
• Combination* Sm: $7.99 Lg: $9.49 

(rare teak, beef brisket, tendons, 1meatball) 

For all Pho to go, please reheat lite brotfl to a boil be.fore sen•i11g 

Sandwiches Sm (5"): $3.99 Lg (JO''): $6.99 
• Cheese Steak* (mayo, stea1<:, sauteed cmion, mushroom, bell pepper, swiss cheese) 
• Beef Dip (mayo, roast beef, sauteed onion, swiss cheese, au jus dipping sauce) 
• Roast Beer (mayo. mustard, roast beef: cheddar cheese, tomato, lettuce) 
• Turkey Lite (italian dressing, turkey, !tomato, lettuce) 
• Turkey & Cheddar (mayo, mustard, 11urkey, tomato, cheddar cheese, lettuce) 
• Turkey Ranch & Swiss (ranch. turkey, tomato, onion, swiss cheese, lettuce) 
• Honey Mustard Chicken (honey mus,tard, tomato, onion, chicken, bacon, swiss cheese, lettuce) 
• Chlcken Ranch & Bacon (ranch, tomato, onion, chicken, bacon, cheddar cheese, lettuce) 
• Chicken Lite (italian dressing, tomato, chicken, lettuce) 
• VN Style Chicken (mayo, seasoning s:auce, chicken, pickled carrot & daikon, cucumber, cilantro, jalapenos) 
• VN Style Pork (mayo, seasoning sauce, lemongrass pork, pickled carrot & daikon, cucumber, cilantro, jalapenos) 
• VN Style Veggje (mayo, seasoning sauce, tofu noodle blend, pickled carrot & daikon. cucumber, cilantro, 

jalapenos) 
• Meatball (marinara sauce, meatball, pannesan cheese blend) 
• Ham & Cheddar (mayo, ham, tomato,, cheddar cl1eese, lettuce) 
• Classie Club (mayo, ham, turkey, bac,on, tomato, cheddar cheese, lettuce) 
• Tuna Melt (italian dressing, tomato, ti~na, cheddar cheese, lettuce) 
• Veggie (Italian dressing, tomato, mush:room, bell pepper, cheddar cheese, lettuce) 

Croissant (Plain) 
Croissant 8Jlndwich 

$2.29 
$4.49 

• Turkey & Cheddar (turkey, mayo, tomato, lettuce) 
• Ham & Cheddar (ham, mayo, lomato, lettuce) 
• Roast Beef & Cheddar (roast beef, mayo, tomato, lettuce) 

S0u1Js Cup $2.79 
• Chicken Noodle 
• Broccoli Cheese 

Skews $2.99 
• Steak* (steak, bell pepper, broccoli) 
• Chicken (chicken, bell pepper, pineapple) 
• Shrimp (shrimp, bell pepper, pineapple) 

I· 1·,•i,h S;\ lad 
Spring R<JII $3.99 

Bowl $3.99 
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• Shrimp & Pork Spring Roll (shrimp , pork, romaine lettuce, cucumber, basil, rice noodle, house peanut dipping 
sauce) 

• Vegetarian Spring Roll {romaine letluce, cucumber, basil, carrot & tofu noodle blend, rice noodle, house peanut 
dipping sauce) 

Entree Salad Sdi.99 
• Green Papaya Salad (shrimp, pork, green papaya, pickled carrot & daikon, basil, house dressing) 
• Steak Salad* (steak, romaine lettuce, tomato, onion, pannesan cheese blend, ranch dressing) 
• Honey Mustard Chicken Salad (chic:ken, bacon, romaine lettuce, tomato, onion, cheddar cheese, honey mustard 

dressing) 
• Chicken Caesar Salad (chicken, romaine lettuce, tomato, onion, coesar cheese, caesar dressing) 

VN (Condensed MiJk} Coffee 

Soft Drink Md: $1.79 

Hottle Drin k 
• Soda/Water: 
• Vitamin Water/Juice: 

S2.09 
$1.19 
$2. 39 
$2.59 

• Tea: 
• Energy Drink: 

Snack/Desert $1 . .39 

• Chips 
• Cookies 
• 4 Mini Cream J>uffs 

Catering 
Spring RoD Platter $44'.99 

Lunch Bag $6.99 
Choice of any: 
• Small sandwiches 
• Chips 
• Bottle Soda 

$2.99 

Lg: $2.09 

"' Co11s11111ptio11 of 1111der cooked meat may i.i,crease the risk of food borne illness 
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EXHIBITE 

PERSONAL GUARANTY OF FINANCIAL OBLIGATIONS IN LEASE 

This Personal Guaranty ("GuaTanty'') is entered into by Johnny Wei ("Guarantor") 
in favor of THE CITY OF SEATTLE, a municipal corporation of the State of 
Washington, (the "City" or "Landllord"). 

A. Johnny Wei ("Ten.ant") desires to enter into that certain Seattle Municipal 
Tower Lease between the City and Tenant, initially dated as of the same date hereof and 
which this Guaranty is incorporated and made a part of as Exhibit E, and as further 
modified or amended by Landlord and Tenant during the tenn of this Guaranty (the 
"Lease"). 

B, Guarantor desires that the City enter into the Lease with Tenant, and the 
City is willing to enter into the Lease strictly conditioned upon the Guarantor' s guaranty 
of Tenant' s finannfal nhli.c,ations 111ncfP.r thr. T .P.~sP. nncfP.r thP. tP.rms hPJ"P.in - - - -- - -~ - ···--··-··- . - - ··o- ··-··- --·--· ···- ----- - ··- - ···- ·-····- ··--- ·~· 

NOW THEREFORE, for other good and valuable consideration receipt of which 
Guarantor hereby acknowledges, Guarantor agrees as follows: 

1. Guarantee. Guarantor unconditionally guarantees to Landlord and its 
successors and assigns, Tenant' s full and punctual performance of all financial obligations~ 
including, but not limited to, payment of rent and any other sum of money due to Landlord 
from Tenant ("Guaranteed Obligations") pursuant to the Lease. 

2. Term of Guaranty._ This Guaranty will be effective commencing upon the 
effective date of the Lease and sh.all continue in full force until the Guaranteed Obligations 
have been fully paid and perfolll11ed. If Landlord agrees to release Tenant from its duties 
and obligations under the Lease ~is provjded in Section 16 of the Lease, this Guaranty will 
be re1eased to the extent the Tenant is released. 

3. Joint and Several Liability. Tenant and Guarantor shall be jointly and 
severally liable for the full and complete performance of Tenant's obligations under the 
Lease. 

4. Right of City to Proceed Against Guarantor. In the event of a failure by 
Tenant to perform any Guarantec~d Obligation hereunder, the City shall have the right to 
proceed fiTst and directly against the Guarantor under this Guaranty and without 
proceeding against Tenant or exhausting any other remedies against Tenant which the City 
may have. Without limiting the foregoing, the Guarantor agrees that it shall not be 
necessary, and that the Guarantor shall not be entitled to require, as a condition of enforcing 
the liability of the Guarantor hereunder, that the City (1) file suit or proceed to obtain a 
judgment against Tenant, (2) make any other effort to obtain payment or performance of 
the Guaranteed Obligations from Tenant other than providing Tenant with notice of such 
payment or perfom1ance as may be required by the terms of the Lease or required to be 
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given to Tenant under applicab]e law, or (3) exercise any other right or remedy to which 
the City is or may be entitled ini connection with the Guaranteed Obligations. Upon any 
unexcused failure by Tenant in the payment or perfonnance of any Guaranteed Obligation 
and the giving of such notice or demand, if any, to Tenant and Guarantor as may be 
required in connection with such Guaranteed Obligation and this Guaranty, the liability of 
the Guarantor shall be effective and shall immediately be paid or perfonned. 
Notwithstanding the City's right to proceed directly againstthe Guarantor, the City (or any 
successor) shall not be entitled to more than a single full performance of the obligations in 
regard to any breach or non-perfonnance thereof. 

5. Guaranty Absolute and Unconditional . The obligations of the Guarantor 
hereunder are absolute, present, irrevocable and unconditional and shall remain in fu)l force 
and effect until Tenant shall have fully discharged the Guaranteed Obligations in 
accordance with the terms of the Lease and shall not be subject to any counterclaiQi, set
off, deduction or defense ( other than full and strict compliance with, or release, discharge 
or satisfaction of, such Guaranteed Obligations) based on any claim that the Guarantor may 
have against Tenant, the City or any other person. Without limiting the foregoing, the 
obligations of the Guarantor hereunder shall not be released, discharged or in any way 
modified by reason of any of the following (whether with or without notice to, knowledge 
by or further consent of the Guarantor): 

(a) 
the Lease; 

any permitted transfer or assignment or rights or obligations under 

(b) any permitted assignment for the purpose of creating a security 
interest or mortgage of all or any part of the respective interests of the City or 
Tenant in the Lease; 

(c) any amendment, change or modification to of any of the Guaranteed 
Obligations, and in such case the liability of Guarantor shall be deemed modified 
in accordance with such arnendment or modificatiori of the Lease; 

(d) the voluntary or involuntary liquidation, dissolution, sale or other 
disposition of all or substantially all the assets, marshaling of assets and liabilities, 
receivership, insolvency1, bankruptcy, assignment for the benefit of creditors, 
reorganization, moratorium arrangement, composition with creditors or 
readjustment of, or other similar proceedings against Tenant or the Guarantor, or 
any of the property of eitlher of theni, or any allegation or contest of the validity of 
this Guaranty in any such proceeding (it is specifically understood, consented and 
agreed to that, to the ex.tent permitted by law, this Guaranty sha11 remain and 
continue in full force andl effect and shall be enforceable against the Guarantor to 
the same extent and with the same force and effect as if any such proceeding had 
not been instituted and as if no rejection, stay, termination, assumption or 
modification had occurred as a result thereof, it being the intent and purpose of this 
Guaranty that the Guarantor shall and does hereby waive all rights and benefits 
which might accrue to them by reason of any such proceedings); 
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(e) any failure on the part of Tenant for any reason to perform or comply 
with any agreement with lthe Guarantor; 

(f) any failurn of the City to mitigate damages resulting from any 
default by Tenant under the Lease ( except to the extent such failure constitutes a 
legal or equitable defense of Tenant under applicable law); 

(g) any sale, lease, transfer, abandonment or other disposition of any or 
all of the property of Temmt; 

(h) any legal dlisability of any party to the Lease; or 

(i) the fact that entering into the Lease by Tenant was invalid or in 
excess of its powers. 

Tenant due to any of the matters specified in subparagraphs {a) through (i) above, then, in 
any such case, such money, together with all additional sums due hereunder, shall 
neverth.eless be recoverable frotn the Guarnntor as though the Guarantor were principal 
obligor in place of Tenant pursuant to the terms of the Lease and not merely a guarantor 
and shall be paid by the Guarantor forthwith subject to the tenns of this Guaranty. 
Notwithstanding anything to the~ contrary expressed in this Guaranty, nothing in this 
Guaranty shall be deemed to amend, modify, clarify, expand or reduce Tenant's rights, 
benefits, duties or obligations under the Lease. To the extent that any of the matters 
specified in subparagraphs (a) thirough (c) and (e) through (i) would provide a defense to, 
release, ruscharge or otherwise affect Tenant's Guaranteed Obligations, the Guarantor' 
obligations under this Guaranty shall be. treated the same. 

Notwithstanding any provision contained herein to the contrary, the Guarantor shall 
be entitled to exercise or assert any and all legal or equitable rights or defenses which 
Tenant may have under the Lease or under applicable law (other than bankruptcy or 
insolvency of Tenant and other than any defense which the Guarantor has expressly waived 
in this Guaranty), and the obligations of the Guarantor hereunder are subject to such 
counterclaims, set-offs or deductions which Tenant is pennitted to assert pursuant to the 
Lease, if any. 

6. Guarantor's Cons,ent. Guarantor hereby consents to the Lease, and further 
consents and agrees that the City may, without further consent or disclosure and without 
affecting or releasing the Guaranteed Obligations of Guarantor hereunder, except as 
otherwise specifically set forth herein~ (a) surrender, exchange, release, assign, or sell any 
collateral securing any Guaranteed Obligation or waive, release, assign, sell, or subordinate 
any security interest, in whole or in part; (b) waive or delay the exercise of any rights or 
remedies of the City against Ternmt, its successor or pem1itted assigns; (c) waive or delay 
the exercise of any rights or remedies ofthe City against any surety or guarantor (including 
without limitation, rights or remedies of the City against Guarantor under this Guaranty); 
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(d) waive or delay the exercise of any rights or remedies of the City in respect of any 
collateral or security interest now or hereafter held; (e) release any surety or guarantor; or 
(f) renew, extend, waive or modify the terms of the obligations of any other surety or 
guarantor, or any instrument or agreement evidencing the same. 

7. Guarantor' Waiver. Except for any notice specifically required by the terms 
of this Guaranty, Guarantor waives notice of (a) the City's acceptance of this Guaranty or 
its intention to act or its actions in reliance hereon; (b) the present existence or future 
incurring of any Guaranteed Ob]igations or any terms or amounts thereof; (c) any default 
by Tenant, its successor or pennitted assigns or any surety or guarantor; ( d) the obtaining 
of any guaranty or surety agreert11ent (in addition to this Guaranty); (e) the obtaining of any 
pledge, assignment or other security for any Guaranteed Obligations; (f) the release of any 
surety or guarantor; (g) the release of any collateral; (h) any change in Tenant' s business 
or financial condition or the business or financial condition of its successor or permitted 
assigns; (i) any acts or omissions of the City consented to in Section 5 hereof; and G) any 
other demands or notices whatsoever with respect to the Guaranteed Obligations or this 
Guaranty. Except for any notice specificaiiy required by the terms of this Guaranty, 
Guarantor further waive notice of presentment, demand, protest, notice of nonpayment and 
notice of protest in relation to any instrument or agreement evidencing any Guaranteed 
Obligation. In addition, Guaran1tor hereby unconditionally and irrevocably waives: 

(a) to the fullest extent lawfully possible, any statute of limitations 
defense based on a statute of limitations period which may be applicable to 
Guarantor ( or parties in similar relationships) which would be shorter than the 
applicable statute of limitations period for the underlying claim; 

(b) any right 1to require a proceeding first against Tenant; 

(c) the requir1ement of, or the notice of, the filing of claims by the City 
in the event of the receivership or bankruptcy of Tenant; and 

(d) all demands upon Tenant or any other p,erson and all other 
formalities the omission i0f any of which, or delay in performance of which, might, 
but for the provisions of this Section 7, by rule of law or otherwise, constitute 
grounds for relieving or discharging the Guarantor in whole or in part from its 
absolute, present, irrevocable, unconditional and continuing obligations hereunder. 

8. Guarantor's Knowledge of Tenant's Economic Condition. Guarantor 
represents and warrants to the City that it has reviewed' such documents and other 
information as it deemed appropriate in order to permit it to be fully apprised of Tenant's 
financi;3l condition and operations and has, in entering into this Guaranty made its own 
credit analysis independently and without reliance upon any infonnation communicated by 
the City. Guarantor covenants ·for the benefit of the City to remain apprised of all material 
economic or other developments relating to or affecting Tenant, its successor or permitted 
assigns or their properties or bus:inesses. 
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9. Unconditional Guaranty. Except as specifically set forth elsewhere in this 
Guaranty, the obligations of Oua1rantor under this Guaranty are absolute and unconditional 
without regard to the obli.gations of any otl1er party or person and shall not be in any way 
limited or affected by any circumstance whatsoever. 

10. Separate Obligations; Reinstatement. The joint and several obligations of 
the Guarantor to make any payment or to perfonn and discharge any other duties, 
agreements, covenants, undertakings or obligations hereunder shall (a) give rise to separate 
and independent causes of actioin against either or both Guarantor and Tenant (b) apply 
irrespective of any indulgence granted from time to time by the City. The Guarantor agrees 
that this Guaranty shall be automatically reinstated if and to the extent that for any reason 
any payment or performance by or on behalf of Tenant is rescinded or must be otherwise 
restored by the City, whether as :a result of any proceedings in bankruptcy, reorganization 
or similar proceeding, unless such rescission or restoration is pursuant to the terms of the 
Lease or Tenant's enforcement of such tenns under applicable law. 

11 . No.tic.es. Any notice pennitted hereunder may he given to Guarantor by 
personal delivery, by fax (with oonfinnation of receipt by telephone), or by certified mail 
addressed to: 

Johnny Wei 
1015 NE 92"d Street 
Seattle, WA 9811 5 

12. Amendments; Waiver. This Guaranty may not be amended or modified 
except by written agreement of Guarantor and the City. Except as otherwise provided 
herein, no provision of this Guar;mty may be-waived except in writing and then only in the 
specific instance and for the specific purpose for which given. 

13. No Third-Party B,eneficiaries. Nothing contained herein shall be construed 
as creating a third-party beneficiary relationship. 

14. Governing Law; Severability. This Guaranty shall be governed by and 
construed in accordance with the internal laws of the State of Washihgton. The parties 
hereto intend and believe that ea,:h provision in this Guaranty comports with all applicable 
local, state and federal laws and judicial decisions. However, if any provision or 
provisions, or if any portion of ainy provision or provisions, in this Guaranty is found by a 
court oflaw to be in violation o:f any applicable local, state or federal ordinance, statute, 
law, administrative or judicial decision, or public policy, and if such court should declare 
such portion, provision or provisions of this Guaranty to be illegal, invalid, unlawful, void 
or unenforceable as written, the:n it is the intent of all parties hereto that such portion, 
provision or provisions shall be gjven force to the fullest possible extent that they are legal, 
valid and enforceable, that the remainder of this Guaranty shall be construed as if such 
illegal, invalid, unlawful, void 01r unenforceable portion, provision or provisions were not 
contained therein, and that the rights, obligations and interest of the City under the 
remainder of this Guaranty shall continue in full force and effect. 
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15. Assignment. Without the prior written consent of the City, this Guaranty 
may not be assigned by the Guarantor. 

16. Capitalized Tem1s. Capitalized terms not otherwise defined herein shall 
have the meanings given in th,e Lease unless another meaning is clearly contemplated 
herein. 

Signed this£!!!____ day of ";JU we. , 201.f, in the City of Seattle, King County, 
Washington. 

GUARANTOR: 

Tnl.n,.,, \17 o; 
JIV.IJJU&J "' '""'J 

STATE OF WASHINGTON 

COUNTY OF KING 

t2 /- (},f --II 
Date 

) 
) ss. (Acknowledgement for Guarantor) 
) 

On this :6 I"' da1y of ;}\)"-.I -e_ , 20 ~ before me, a Notary Public 
in and fo~ the State of Washington, duly commissioned and sworn, personally appeared 'Jn\j\J\J"'\ 

(N t::) to me known to be the person that executed the foregoing Guaranty as 
Guarantor; and acknowledged to me that he/she signed the same as his/her own free and voluntary act 
and deed for the uses and plllJ)oses: therein mentioned and that he was authorized to execute said 
Guaranty for said entity. 

I certify that I know or have satisfactory evidence that the person appearing before me and making this 
acknowledgment is the person whos•~ true signature appears on this document. 

WITNES my hand and offici seaJ the day and year in this certificate above written. 

t:: Ii .. . ~;;- JG1rr tJ . 5 rtx-c ix I : 
(Ptinted Nnme] 

NOTARY PUBLIC in and for the State of lA}tLJ residing at Se~ 'tff-e 
My commission expires S-Q //!}_.--...-.--'--'---- -~.__----"--
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SEATILE MUNICIPAL TOWER LEASE 

THIS LEASE is entered into by THE CITY OF SEA TILE ("Landlord"), a city of the first class 
of the State of Washington and DANIELY. KIM & MICHELLE H. KlM, individually and as a 
married couple, D/B/A TREASURES & GIFTS ("Tenant"). 

Landlord and Tenant covenant and agree as follows: 

1. Lease Data; Exhibits. The following tenns shall have the following meanings, except as 
otherwise specifically modified in this Lease: 

A. Building: Seattle Municipal Tower, 700 Fifth Avenue, Seattle, King County, 
Washington 98104, situated on real property described more particularly in 
Suhsection 2.A. 

B. Premises: A Rentablle Area (as defined in Subsection 2.B) identified as Suite 302 
consisting of approximately l,220 Rentable Square Feet located on Building Floor 
3 as outlined on the floor plan of the Building attached hereto as Exhibit A (the 
"Floor Plan of Premiises"), including tenant improvements described in Exhibit B. 

C. Commencement Date: The first day of the month following the Effective Date (as 
defined in Section 45). 

D. Expiration Date: The last day of the 601h full month follow1ng the Commencement 
Date·, unless the Tenn of this Lease is extended under Subsection 3.B. 

E. Base Rent and Additional Charges: For use and occupancy of the Premises during 
the Initial Term hereof, Tenant shall pay Landlord $20.00 per Rentable Square Foot 
per year (i.e., an initiial annual amount of $24,399.96) as Base Rent, which amount 
shall be increased by three percent (3%) annuaUy as provided in the table below. 
Rent shall be payable as and when specified in Section 4. Whether or not so 
designated, all other sums due from Tenant under this Lease, including but not 
limited to Leasehold Excise Tax due under Section I 0, shall constitute "Additional 
Charges", payable when specified in this Lease. 

lease Lease Monthly Base LE.T.@ Monthly 
Months R:ate PSF Rent 12.84% Total 

MOl - 03 $ 20.00 $ (2,033.33} $ - $ (2 033.33) 
M 04 - 12 $ 20.00 $ 2.033.33 $261.08 ·$ 2,294.41 
M 11- 24 $ 20.60 $ 2 094.33 $268.91 $ 2 363.24 
M 25- 35 s 21.22 $ 2157.16 $276.98 $ 2,434.14 
M 36- 48 s 21.85 s 2.221.87 $285.29 $ 2 507.16 
M49- 60 $ 22.51 $ 2,288.53 $293.85 $ 2 582.38 
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2. 

F. 

G. 

H. 

Security Deposit: 

Base Year: 

Expense Year: 

$4,000.00. 

N.A. 

Each full calendar year. 

I. Tenant Improvement Allowance: $20.00 per Rentable Square Foot (total $24,400), 
payable as provided under Section 12 and ExhibitB. 

J. Parking; The license granted under Section 37 of this Lease is limited to One (1) 
automobile. · 

K- Permitted Use: The rietail sale of prepackaged candy, snacks, cosmetic and hair care 
items, over the counter drug items, statiqnary and office supplies, fra_grances, 
jewelry and watches, greeting cards, r.ibbon, wrapping paper, party supplies, 
newspapers and magazines, lottery tickets, brewed coffee to go (not espresso), US 
postal stamps, flowers, plants and pre-pacl<.aged sandwiches and related 
convenience and sundry items, and other items typically sold and found in a retail 
use of the type intended herein. 

L. Notjce Addresses: 

To Landlord: 

To Tenant: 

City of Seattle c/o CBRE, Inc. 
700 Fifth A venue, Suite 4040 
Se.attle, WA 98104 

Daniel & Michelle Kim 
700 Fifth A venue, Suite 302 
Seattle, WA 98104 

M. Exhibits: The following exhibits are made a part of this Lease: 

Premises. 

Exhibit A - Floor Plan of Premises. 
Exhibit B - T,enant Improvements. 
Exhibit C - Rules and Regulations. 

A. Grant. Landlord hereby leases to Tenant, and Tenant hereby leases from Landlord, 
those certain premis.es (the ''Premisesi1 located on the floor(s) and having the 
Rentable Area set forth in paragraph I .B. The Premises are part of the Building 
which is located on and includes the re-al property described as follows: Lots l, 4, 
5, 6, 7 and 8 in Block 29 of addition to the Town of Seattle, as la id out by the claim 
of C. D. Boren and A. A. Denny and H. L. Yesler (commonly known as C. D. 
Boren's addit ion to the City of Seattle), as per Plat recorded in Volume 1 of Plats, 
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B. 

C. 

D. 

E. 

F. 

Page 25, Records of King County; together with the westerly l/2 of vacated alley 
adjoining Lots I and 4; and together with all of the. vacated alley adjoining Lots 5, 
6, 7 and 8; Lots 2 and 3 in B lock 29 of addjtion to the Town ofSeattl.e, as laid out 
on the claim ofC. D . Boren and A. A. Denny and H. L. Yesler (commonly known 
as C. D. Boren's addition to the City of Seattle), as per plat recorded in Volume I 
of Plats, Page 25, R:ecords of King County; together with the northeasterly 1 /2 of 
vacated alley adjoirning; situate in the City of Seattle, County of King, State of 
Washington. 

Rentable Area. The Rentable Area set forth in Subsection l .B shall be used to 
calculate Base Rent 1regardless of any discrepancy with the actual measured area of 
the Premises or any alterations that affect the area of the Premises. "Rentable Area" 
shall mean the amount of rentable square feet contained in the Premises, calculated 
in accordance with the Building Owners and Managers Association's standard for 
meac;urement flf commerci;:il !:p~r.P.. 

Condition. The Landlord leases the Premises and the Tenant accepts the Premises 
in °as is" condition. The Landlord disclaims all representations, statements, and 
warranties, expressed or implied, with respect to the condition or suitability of the 
Premises other than 1those contained in this Lease. 

Common Areas. During the Lease Tenn, Tenant and its licensees, invitees. and 
employees shall have the non-exclusive right to use the Building garage and all 
entrances, lobbies, elevators, stairs, corridors, restrooms and other public areas of 
the Building which the Landlord designates· for use in common with umdJord, other 
Building tenants an.cl their respective licensees, invitees, and employees (the 
"Common Areas"). Landlord shall at all times have exclusive control and 
management of the Common Areas and diminution of the Common Area shall not 
be deemed a constructive or actual eviction o'r entitle Tenant to compensation or a 
reduction or abateme:ntof rent, provided that such change and/or diminution of the 
Common Area shall 1not adversely affect access to, or the visibility of, the Premises. 

Landlord Alteratim1s .. Landlord, in its discretion, may increase, decrease or cfiange 
the number, locatiorn; and dimensions of any hallways, lobby areas, Common Areas 
and other areas of thi! Building that are not within the Premises. Landlord reserves 
the right from time to time (i) to install, use. maintain, repair, relocate and replace 
pipes, ducts, conduits, wires and appurtenant meters and equipment for service to 
the Premises or to other parts of the Building in areas above the suspended ceiling 
surfaces, below the floor surfaces, and within the walls of the Premises and 
elsewhere in the Building; (ii) to alter or expand the Building; and (iii) to alter, 
relocate or substitute any of the Common Areas. Landlord reserves the right from 
time to time to access the Premises for the forgoing purposes, subject to Section 25. 

Prospective Tenants. During the final twelve (12) months of the Lease Term, or 
after an event of Tenant Default that is not cured within the time specified in Section 
20.A, Landlord resetves the right to enter the Premises at reasonable hours for 
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3. 

purposes of showing the Premises to prospective tenants. Additionally, at any time 
during the final nine (9) months of the Lease Term or after an event of Default that 
is not timely cured1 Landlord reserves the right to place l<for rent;' or "for I.ease" 
signs in, at, and around the Premises for purposes of re-letting the Premises after 
the expiration or ternnination of the Lease. 

Lease Term. 

A. Tenn. The tenn of this Lease shall be for an initial term of five (5) years beginning 
on the Commencement Date in l .C and expiring on the Expiration Date (the 
"Tettn" or "Lease Tt::rm"), unless extended under Section 3.8 or terminated earlier 
as provided herein. All provisions of this Lease shall become effective on the 
Commencement Date, except the payrnent of Rent which shall begin on the Rent 
Commencement Dat,e in Se.ction 4. 

B. Tenant's Opportunity to Extend Lease Term. Tenant shall have the option to 
extend the Lease Terrn for one (1) period of five (5) years (the '~Extended Term") 
on the same tenns anid conditions, except for Rent which shall be Fair Market Rent 
determined under Se,ction 4.B and C. To exercise its option to extend, Tenant must 
give Landlord written notice no later than two hundred seventy (270) days before 
the expiration of the then~current Tenn. Tenant's right to any extended tenn under 
this Lease is expressly conditioned upon the following: (I) Tenant must not have 
materially Defaulted (as defined in Section 21) in the performance ofits obligations 
under this Agreemenit at tmy time pi:ior to the expiration of the then-current Lease 
Term, and (2) Tenant must exercise its option in the time and manner required under 
this Subsection. As used in this Lease, all references to "Term" or "Lease Term" 
mean the Initial Temo and any and all Extended Terms. 

4. Rent. 

A. Payment of Rent and Additional Charges. Provjded that Tenant is not in default 
under this Lease after the expiration of any applicable cure period, Tenant' s 
obligation to pay the monthly amount of Base Rent and 1he Leasehold Excise Tax 
sha.11 abate for the first three (3) months ofthe Term, provided that, in the event that 
this Lease shall tenn1inate sole ly as a result of Tenant's Default hereunder within 
the first twenty-four (24) months of the Tenn, Tenant shall pay to Landlord the 
amount of such abat,ernent of Base Rent and Leasehold Excise Tax, and Tenant's 
obligation to pay Ba:se Rent shall begin on the first day of the fourth month of the 
initial Tenn (the ""Rent Commencement Date"). On or before the Rent 
Commencement Date, and thereafter on or before the first day of each month during 
the Term, Tenant shall pay to Landlord at the address and to the account specified 
by Landlord, without notice or demand or setoff or deduction of any kind, in lawful 
money of the United States (a) the monthly amount {1112th) of the annual Base 
Rent in advance, and (b) the appl icable amount of Leasehold Excise Tax as required 
under Se<.:tion I 0, and (c) other Additional Charges as and when specified 
elsewhere in this Lease, but if not specified, then within ten ( 10) days after demand. 
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Base Rent and, if af1propriate, as reasonably determined by Landlord, Additional 
Charges shall be prorated on a daily basis for any partial month within the Lease 
Tenn. For any partial initial month in the Lease Tenn, Base Rent and Leasehold 
Excise Tax shall be paid on the first day ofthe Lease Tenn. 

B. Rent Amount During Extended Tenn. If Tenant elects to extend the Lease Tenn 
under Section 3.B, b<:ginning on the first day of the Extended Term, Base Rent shall 
be Fair Market Rent. "Fair Market Rent" means the annual amount per rentable 
square foot that a willing, non-equity lessee would pay for a renewal of a lease for 
comparable space in a first--class downtown Seattle office building in an arms
length transaction, considering all relevant factors such as annual rental rates per 
rentable square foot, building services being provided by the lessor, building 
operating cost escalators, size and location of premises being leased, tenant 
improvement allowances and rental concessions. Within thirty (30) days following 
'TP.n$1nt'~ f''!(f",Tl"'.i<:f' nf it<: nntinn tn PXtPn'1 T .Annlnrn ~hAII nrnvlnf' Tf'n,mt Ult'ittl"n ... ---··~ - -··--.. -. ..... - - .......... ..,,.,-~ ........... -- -·-·-··-, -·-·-.. - --- -·· r·-. ·-- .... --... ~-· ...... . ~ ........ -...... 
notice of Landlord's detennfaation of Fair Market Rent. If Tenant disagrees with 
Landlord's determination of Fair Market Rent, Tenant shall advise Landlord in 
writing within twenty (20) days, and the parties may negotiate regarding the Fair 
Market Rent. If the parties do not agree on the Fair Market Rent within thirty (30) 
days, either party may submit the matter to arbitration in accordance with the terms 
of Subsection 4.C so that the Fair Market Rental Rate is determined no later than 
the expiration of the then current Lease Term. 

C. Arbitration of Fair Market Rental Rate. lfthe parties are unable to reach agreement 
on the Fait Market Rent during the period specified in Subsection 4.8 , then within 
ten (JO) days either Jparty may initiate arbitration by advising the other in writing 
of the name and address of its arbitrator. Each arbitrator appointed under this 
Section shall be qualified as a real estate appraiser and shall be familiar with rental 
rates io comparable first class Seattle office buildings. Within ten (10) days after 
receipt of notice fro111 the initiating party, the other party shall respond in writing 
with the name and address of the person it designates to act as arbitrator on its 
behalf. If the second party fails to notify the other of the appointment of its arbitrator 
within or by the time required, then the first arbitrator shall be the only arbitrator to 
determine Fait Market Rent, otherwise the duty of the arbitralor(s) shaJI be to 
jointly determine the Fair Market Rent. If the two (2) arbitrators are unable to agree 
upon a determination of the Fair Market Rent, then within ten (10) days, they shall 
appoint a third qual:ified arbitrator, or alternatively may request appointment of 
such a qualified arbiitrator by the then presiding judge of King County Superior 
Court acting in his private non-judicial capacity or by Judicfal Dispute Resolution. 
The three arbitrator·s shall decide the dispute, if it has not been previously resolved, 
by following the procedure set forth in this Section. The arbitrators selected by each 
of the patties shall state in writing his/her determination of the Fair Market Rent 
supported by the reasons for the determination. The arbitrators shall arrange for the 
simultaneous exchange of such proposed determinations and the delivery of a 
counterpart copy to each party within three days of the appointment of the third 
arbitrator. The role of the third arbitrator shall be to select which of the two 

(03114040.DOCX;l )2 } 5 



5. 

6. 

7. 

proposed resolutionis most closely approximates the third arbitrator's own 
detenninati.on of Fair Market Rent. The third arbitrator shall make this selection 
within ten (10) days after receiving the proposed resolutions from the other two 
arbitrators. The third ~bitrator shall have no right to propose a middle ground or 
any modification of ,either of the two proposed determinations. The determination 
chosen by the third arbitrator as most closely approximating his/her own 
detennination shall c:onstitute the collective decision ofthe arbitrators and be final 
and binding upon the parties. 

(1) If an arbitratc1r appointed by either party withdraws or is unable to complete 
the process for any reason, the applicable party may appoint a successor. If 
the third arbitrator withdraws or is unable to complete the process, a 
successor shall be appointed in the same manner as provided for 
appointment of the third arbitrator. Any decision in which the arbitrator 
appointed by Landlord and the arbitrator appointed by Tenant concur shall 
be binding and conclusive upon the parties. Each party shall pay tbe fee and 
expenses of iits respective arbitrator and both parties shall share equally the 
fee and expenses of the third arbitrator, if any. The attorneys' fees and 
expenses of counseJ for the respective parties and of witnesses shall be paid 
by the respective party engaging such counsel or calling such witness. 

(2) The arbitrators shall have the right to consult experts and competent 
authorities with factual infonnation or evidence pertaining to a 
determination of the Fair Market Rental Rate, but any such consultation 
shall be made in the presence of both parties with full right on their part to 
cross examine. The arbitrators shall render their detennination in writing 
and deliver a counterpart copy thereof to each party. The arbitrators shall 
have no powi:r to modify the provisions of this Lease. 

Tenant's Share ofBuilding: Operating Costs and Real Property Taxes. N.A. 

Late Charge; Interest. If Tenant fails to pay any Base Rent or Additional Charge within 
ten ( I 0) days after the due date, a late charge equaJ to five percent (5%) of the unpaid 
amount shall be assessed and be immediately due and payable. In addition. interest shall 
accrue at the rate of twelve percent (12%) per annum on any Base Rent or Additional 
Charge that is not paid when due. If Tenant defaults in making any payment of Base Rent 
or Additional Charges, Landllord shall have the right to require that subsequent Base Rent 
or Additional Charges payments be made by cashier's or certified check. 

Security Deposit. Beginning upon the Effective Date and as partial consideration for this 
Lease, Landlord shall continue to hold Tenant's deposit with Landlord under a prior lease 
in the sum specified in Subsection I .F (the "Deposit"). This Deposit shall be retained by 
Landlord as security for Tenant's payment of Rent and performance of all its obligations 
under this Lease. If Tenant Defaults in the payment of Rent or the performance of any 
obligation under this Lease, the Landlord shall have the right, in its discretion, upon 
delivery of wr·itten notice to Tenant, lo apply the full Deposit or any portion thereof to the 
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Rent owing or to the expense incurred by Landlord as a result of Tenant's Default. Tenant 
shall restore any amount of the Deposit applied by Landlord against Tenant's obligations 
within ten (10) days of wriltten demand from Landlord. Landlord shall not be required to 
retain the Deposit in a separate account and the Deposit shall not accrue interest. Landlord 
shall pay Tenant the Deposit withjn thirty (30) days after the Expiration Date or earlier 
termination of the Lease, less the amount, if any, applied by Landlord to remedy any Tenant 
Default as provided for under this Section. 

8. Tenant's Operations. 

A. Use of Premises. Tenant shall use the Premises only for the Section l Permitted Use. 
As Landlord's willingness to enter into this Lease with Tenant was predicated> in 
part, on the nature of Tenant's business, and the compatibility of such business with 
other tenants in the Building, Tenant shall not use or permit the use of the Premises 
fnr <1nv nthPr h11cin,•cc nr nnrnnc,p nr un~Pr <1nv nthPr n<>mP w,thnnt T <>nti1Arti1c 
·-· - ·/14.J --............. __ ....... , .... ..., -· y·-·,,....--..,.-, ....,. -·--~-.. -·,1 -·-.ii.·--- ........ ':"', '" ...... .... ... " .....,_ .......... _ ... "' ~ 
prior written consent. Tenant shall promptly comply, at its sole cost and expense, 
with the Exhibit C rules and regulations and other such rules and regulations 
relating to the use of'the Premises, Building and Common Areas as Landford, from 
time to time, may ;promulgate. Tenant shall maintain the Premises in a clean, 
orderly and neat fashion to confonn with the high standards of the Building, 
permitting no object'ionable odors to be emitted from the Premises and shall neither 
commit waste nor permit any waste to be committed thereon. Tenant shall not 
pennit any accumulation of trash on or about the Premises. Tenant shall not create 
or contribute to the creation of a nuisance in either the Premise,s or the Building, 
and Tenant shall not engage in or pennit any action that will disturb the quiet 
enjoyment of any other tenant in the Building. 

B. Unlawful Use. Tenrunt shall not use or pennit the Premises or any part thereof to be 
used for any purpose in violation of any municipal, county, state or federal law, 
ordinance or regulation, or for any purpose offensive to the standards of the 
community of which the Building is a part. Tenant shall promptly comply, at its 
·sole cost and expen:se, with all laws, ordinances and regulations now in force or 
hereafter adopted relating to or affecting the condition, use or occupancy of the 
Premises including but not limited to all applicable equal employment opportunity 
and nondiscrimination Jaws of the United States, the State of Washington and The 
City of Seattle, including the Seattle Municipal Code ("SMC"), notably SMC Ch. 
14.04, 14.1 0, and 20.42, and rules, regulations, orders, and directives of the 
associated administrative agencies and their officers. 

C. Liens and Encumbr.fmccs. Tenant shall keep the Premises and Building free and 
clear of, and shall indemnify, defend and hold Landlord harmless from, any and all, 
liens and encumbrances arising or growing out of any act or omission, or breach of 
this Lease or the use, improvement, or occupancy of the Premises by Tenant or any 
of its principals, officers, agents, or employees. If any lien is filed against the 
Premises or Building, Tenant shall either cause the same to be fully discharged and 
rele.ased of record within ten (10) days after Landlord's written demand therefor or 
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within such period, provide Landlord with cash 01." other security acceptable to 
Landlord in an amount equal to one and one-half (1 Y:z) times the amount of the 
claimed Jien as secuirity for its prompt removal. Landlord shall have the right to 
disburse such secudity to cause the removal of the lien if a judgment is entered 
against Tenant in th(~ lien proceeding, if such lien causes difficulties for Landlord 
in connection with its financing of the Building, if Tenant is otherwise in default 
under this Lease or iif Lahdlord otheTWise deems such necessary, in Landlord's sole 
discretion. 

D. Hazardous Substanc,es. Tenant shall not, without Landlord's prior written consent, 
keep on or about the Premises or Building any substance designated as, 01." 

containing any component now or hereafter designated as hazardous, dangerous, 
toxic or harmful and/or subject to regulation under any federal, state or local law, 
regulation or ordinance ("Hazardous Substances"), except customary office, 
kitchen, cleaning, and other related supplies in nonnal quantities handled in 
compJiance with applicable laws. With respect to any Hazardous Substances stored 
with Landlord's coos,ent, Tenant shall promptly, timely and completely comply with 
all governmental ~}quirements for reportin,g and record keeping; submit to 
Landlord true and colrrect copies of all reports, manifests and identification numbers 
at the same time as they are required to be and/or ate submitted to the appropriate 
governmental authorities; within five (5) days after Landlord's request therefor, 
provide evidence s:atisfactory to Landlord of Tenant's compliance with a11 
applicable governmental rules, regulations and requirements; and comply with all 
governmental rules, iregulations and requirements regarding the proper and lawful 
use, sale, transportation, generation, treatment and disposal of Hazardous 
Substances. Any and all reasonable costs incurred by Landlord and associated with 
Landlord's inspections of the Premises and Landlord's monitoring of Tenant's 
compliancewith this Subsection 8.D. including Landlord's attorneys' fees and costs, 
shall be Additional Charges and shall be due and payable to Landlord within ten 
(JO) days after Landlord's demand for payment if Lessee's violation of this 
Subsection 8.D is discovered as a result of such inspection or monitoring, Tenant 
shall be fully and completely liable to Landlord for any and al1 cleanup costs and 
expenses and any and all other charges, expenses, fees. fines, penalties (both, civi l 
and criminal) and costs imposed with respect to Tenant's use, disposal, 
transportation, generation, release and/or sale of Hazardous Substances in or about 
the Premises or Building. Tenant shall indemnify, defend and hold Landlord and 
lenders to Landlord ("Lender") harmless from any and all of the costs, fees, 
penalties, charges and expenses assessed against, or imposed, upon Landlord, and 
Lender (as well as Landlord's and Lender's attorneys' fees and costs) as a result of 
Tenant's use, disposal, transportation, generation, release and/or sale of Hazardous 
Substances on or about the Premises or Building. The indemnification obligation 
of this subsection sha.11 survive the expiration or earlier termination of this Lease. 
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9. Utilities and Services. 

A. Tenant's Responsibi l!!x, Tenant shalJ be solely responsible for and shall promptly 
pay when due all charges for telecommunications and internet service and all other 
utilities that are sepa.rately metered and supplied to the Premises. 

B. Services. As long as Tenant is not in Default under this Lease, Landlord shall cause 
the Common Areas of the Building to be maintained in reasonably good order and 
condition, except for damage caused by any act or omission of Tenant or any of 
Tenant's officers~ contractors, agents, invitees, licensees or em.ployees, the repair of 
which shall be paid for by Tenant. Landlord shall furnish the Premises with 
electricity for office use (including for lighting and for low power usage, 110-volt 
office machines), water and elevator services. Landlord shall also provide 
customary common area janitorial service on weekdays, other than holidays. Fl'Om 
'7.nn ~ ~ · -- ~~nn - ·- .,...._ , ·.-roo,.l,eln,,r, au-n,l.,rl:-,.,, la-nl l,,,.1:,.1,,,..,,... /ff~(,...--. ... , o ..... ~-..,.. ...... 
I .vv a..u1. l ·V u .. vv p.u,. VII YV\,.,\,,I\.UQ.J~, ~l\.'""IUUIUfS n;;1:e,a1 JIVUUGJ.:> \ l ... VllUQJ uu~nJ'O~~ 

Hours"), Landlord shall furn ish the Premises with heat and air conditibning 
services. If requested by Tenant, Landlord shall furnish heat and air conditioning 
services at times other than Nonna! Business Hours, andjanitorial services on other 
days, and Tenant shall pay for the cost of such services at rates established by 
Landlord as Additional Charges. 

()) 

(2) 

(03114040.DOCX:t )2) 

Additional S,ervice. The Building standard mechanical system is designed 
to accommodate heating loads generated by lights and equipment using up 
to 4.2 watts per square foot. Tenant shall obtain Landlord's prior written 
consent befoire installing lights and equipment in the Premises that, in the 
aggregate, exceed such amount. Landlord may refuse to grant such consent 
unless Tena111t agrees to pay (1) the costs incurred by Landlord for 
installation of supplementary air conditioning capacity or electrical systems 
as necessitatt:d by such equipment or lights and (2) in advance, on the first 
day of each month during the Lease· Term, the amount estimated by 
Landlord as tlhe excess cost of furnishing electricity for the operation of such 
equipment or lights abo.vc nonnal Building levels and the amount estimated 
by Landlord 1as the cost of operation and maintenance of supplemental'y afr 
conditioning units as necessitated by Tenant's use of such equipment or 
lights. Landl()rd shalf be entitled to (nstall, operate and maintain at Tenant's 
sole cost a monitoring/metering system in the Premises to measure the 
added demands on electricity, heating, ventilation and air conditioning 
systems, resulting from such equipment and lights and from Tenant1s 
after-hours re:quii;ements, and Tenant shall pay Landlord the cost thereofin 
advance on the first day of each month. 

Interruption. Landlord shall not be liable for any loss, injury OT damage to 
person or property caused by or resulting from any variation, interruption 
or failure of services due lo any cause whatsoever, including, but not limited 
to, electrical surges, or from failure to make any repairs or perform any 
maintenance, No temporary interruption or failure of such services incident 
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to the making of repairs, alterations or improvements or due to accident, 
strike or conditions or events beyond Lahdlord1s reasonable control shall be 
deemed an e,viction of Tenant or to relieve Tenant from any of Tenant's 
obligations hereunder or to give Tenant a right of action against Landlord 
for damages. Tenant acknowledges its understanding that there will be 
Landlord-planned utility outages affecting the Building and that such 
outages may interfere, from time to time, with Tenant's use of the Premises. 
Landlord sha.11 exercise be.st efforts to provide Tenant with forty eight ( 48) 
hours prior written notice of any Landlord-planned electricity outage in the 
Bu'ilding but shall not be liable to Tenant for Landlord's fai.lure to provide 
such notice. Landlord has no obligation to provide emergency or backup 
power to Tenant Providing emergency or backup power to the Premises 
and enabling the equipment in the Premises to properly function shall be the 
sole responsibility of Tenant. lf utilities are interrupted al the Premises so 
as to render them unfit for the Permitted Uses for more th.an 24 hm.rrs; then 
the Rent for the year shall be a.bated for the duration of the disruption in the 
proportion that the number of days of the disruption bears to the number of 
days of the y,~ar. 

10. Licenses and Taxes. Tenant shall be liable for, and shall pay prior to delinquency, all 
license and excise fees and occupation taxes covering the business conducted on the 
Premises and all personal property taxes and other impositions levied with respect to 
Tenant's personal property Located at the Premises. Tenant shall be responsible for, and 
shall pay prior to delinquency, all fees, charges, or costs, for any governmental inspections 
or examinations relating to Tenant's use and occupancy of the Premises. 

11. 

Additionally, Tenant shall pay all taxes on Tenant's interest in this Lease and any leasehold 
interest deemed to have been created thereby under RCW Ch. 82.29A ("Leasehold Excise 
Tax" or "LET"). In the event the State of Washington makes any demand upon the 
Landlord for payment of le~isehold excise taxes or withholds future payments due to the 
Landlord to enforce collections of leasehold excise taxes and Tenant has not paid the LET 
to the Landlord, Tenant shall remit the taxes demanded a long with any interest and 
penalties associated therewith, or at no expense to the Landlord, contest such collectfoo 
action and indemnify Landlqrd for all sums paid by Landlord or withheld by the State of 
Washington from Landlord in connection with such action. As of the execution of this 
Lease, the applicable LET rate is 12.84% of Base Rent, which rate and amount is subject 
to change from time to time. 

Delivery of Premises; Sign age, 

A. Delivery of Premises . Landlord shall deliver the Premises to Tenant in an "AS JS" 
condition on the Commencement Date. Except fot any irnprovements eligible for 
the Tenant Improvement Allowance under Section 12, Tenant shall complete any 
tenant improvements at its sole cost. All Tenant improvements shall be completed 
in compliance with the provisions of Section 12 and Exhibit B. 
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B. Signage. Landlord s:hall install Tenant's name and suite number in the Building 
directory on the main floor of the Building and in any directory on the floor on 
which the Premises are located, all in the style and manner of other Building 
lessees. Tenant shall be permitted to install, at its sole cost, signage at the Premises 
provided that the Lat11dlord must provide prior written approval. Notwithstanding 
the foregoing, any aind all Tenant's existing signage at the Premises are expressly 
approved by Landlord and shall be permitted to remain. 

12. Alterations by Tenant. 

A. Tenant lmprovemen1t Allowance: Reguired Improvements. Landlord is providing a 
tenant improvement allowance in the amount provided in Section I .I ("Tenant 
.Improvement Allowance") for certain Landlord-required improvements to the 
Premises. Tenant shall use the Tenant Improvement Allowance to make 
imnrnvP.mPnfc, tn th,• PrPmic,pc,_ ""' fnllnwc,· fi'I q:_ I', 00 nPr RPnt<>hlP- ~n""'""' t:'n"t ._.. ••r•, ...,. .---•a•-•~'J'._. •- .._ ••• ,,, 4 &V.41& • ._..,..,..., ~ "-'""••--YT-'• \ •,) -...__, ,y __ y-• 4'-""'"ILll,,WVAV Y"tUUI~ & VVI. 

{$18,300.00) shall b<! used for flooring and paint improvements, and (ii) $5.00 per 
Rentable Square Foot ($6,100.00) shall be used for oountertop finish work 
(collectively referred to as "Required Improvements"). Tenant shall begin 
construction of the Re.quired Improvements promptly following receipt of a notice 
to proceed from Landlord, and shall diligently prosecute such work to its 
completion, aJJ on the tenns and conditions provided in the Tenant Improvement 
Requirements attached as Exhibit B. Landlord shaJI reimburse Tenant up to the 
amount of the Tenant Improvement Allowance for actual costs of completing the 
Required lmprovem(:nts in compliance with the requirements of this Section and 
Exhibit B. Tenant shall be solely responsible for payment of all costs of 
improvements, alter.ations, or modifications to the Premises which ex.ceed the 
amount of the Tenant Improvement Allowance. If Tenant completes the Required 
Improvements according to all applicable requirements for an amount less than the 
Tenant Improvement Allowance, Tenant shall be permitted to apply the remaining 
balance to (as a credit against) Base Rent. 

B. General Conditions for Tenant Improvements. Tenant shall not make any 
allerations, additions or improvements in or to the Premises without first obtaining 
Landlord's written approval. lf required under Exhibit B, Tenant shall also submit 
for Landlord's approval professionally-prepared plans and specifications for such 
work as provided in Exhibit B. Tenant covenants that it will cause all alterations, 
additions and improvements to the Premises to be completed at TenanL's sole cost 
and expense by a contractor approved by Landlord and in a manner that (a) is 
substantially consist<~nt with the Landlord-approved plans and specifications and 
any conditions imposed by Landlord in connection therewith; (b) is in conformity 
with first-class1 commercial standards; (c) includes acceptable insurance coverage 
for Landlord's benefit; (d) does not affect the structural integrity of the Building Qr 
the integrity of any of the Building's systems; (e) does not disrupt the business or 
operations of any other tenant; and (f) does not invalidate any system warranty then 
in effect with respect to the Building. Tenant shall complete design and construction 
of all improvements and alterations within the Premises in compliance with all 
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pennitting requirements and all other governmental requirements and restrictions, 
including but not limited to compliance with applicable building codes and with the 
Americans with Disabilities Act (ADA). Tenant expressly acknowledge that the 
provisions of the ADA may exceed requirements contained i.o buildfog codes and 
other regulations and that such instances, the ADA requirements shall control. 
Tenant shall reimburse Landlord for all out of pocket expenses incurred in 
connection with tht:se permitting and governmental requirements. Except as 
provided in Section 15 with regard to concurrent negligence, Tenant shall 
indemnify, defend ,and hold Landlord harmless from and against all losses, 
liabilities, damages, liens, costs, penalties and expenses (including attorneys' fees) 
arising from or out of the performance of such alterations, additions and 
improvements, including, but not limited to, all which arise from or out of Tenant~ 
breach of its obUgations under terms of this Section 12. Notwithstanding anything 
to the contrary rn this Section 12 or Exhibit B of this Lease, Landlo.-d hereby 
acknowledges and agrees that the Required Improvements are pure ly decorative, 
that no plans, specifi,cations, drawings or other documents relating to the design of 
the Required Improvements will be prepared, and that the terms and provisions of 
this Lease relating to Landlord 's review and approval of any of drawings, plans and 
specifications for Te1nant ' s alteration or improvemenl of, addition to, the Premises 
shall not apply to the Required lmprovements, it being agreed by the parties hereto 
that Tenant shall provide to Landlord, for Landlord's review and approval, samples 
of the materials proposed to be used by Tenant for the Required Improvements, and 
that Landlord' s approval thereof shall constitute its notice to proceed with 
commencement of the Required Improvements. 

C. Ownership of Improvements. Upon the expiration or tennination ofthis Lease, all 
alterations, additions and improvements (expressly including all light fixtures; 
heating, ventilation ~tnd air conditioning units; floor, window and wall coverings; 
and electrical wiring)!, except Tenant's property under Sections J 4.B and I 4.C, shall 
immediately become the _property of Landlord without any obligation on its part to 
pay for any of the. same. These improvements remain Landlord's and Tenant shall 
not remove all or any portion thereof on the termination of this Lease except as 
specifically approved! by Landlord in writing or as otherwis e agreed to by the parties 
at the time of any alteration, improvement or addition to the Premises. 

D. As-Built Plans. Within ninety (90) days after the completion of any alteration, 
addition or impi:ovement to the Premises, Tenant shall deliver to Landlord a full set 
of ''as-built" plans of the Premises, if any, showing the details of all alterations, 
additions and improvements made to the Premises. 

13. Care· of Premises. 

A. Tenant's Obligatior1. Tenant shall maintain the Premises, including all 
improvements, in.good, clean and safe condition taking reasonable care to not cause 
any damage to the Pnemises and the Building, and surrounding areas. If Tenant fails 
to maintain the Premises or if the Premises or Building is dam-aged by Tenant, its 
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B. 

D. 

employees, contract,ors, licensees, or invitees, Landlord shall have the right upon 
delivery of prior wriitten notice to Tenant, but not the obligation, to maintain and 
repair the Premises, and Tenant shall pay within thirty (30) days of invoice the 
actual and reasonablle cost to repair all damage done to the Building or Premises 
that results from any act or omission of Tenant or any of Tenant's officers, 
contractors, agents, iinvitees, licensees or employees, including, but not limited to, 
cracking or breaking of glass. Landlord shall have the right to enter the Premises 
for such purposes. Landlord shall not be liable for interfere.nee with light, air or 
view. 

Landlord's Obligation. All normal repairs necessary to maintain the Building in a 
reasonable conditioin, as determined by Landlord, shall be perfonned under 
Landlord's direction and at Landlord's expense, except as otherwise provided here . 
Except as expressly set forth in this Lease, there shall be no abatement or reduction 
of Rent afising by reason of Landlord's ma_king of repairs; alterations or 
improvements. 

Prohibition Against Installation or Integration of Any Work of Visual Art on 
Premises Without Landlord's Consent. Landlord reserves to and for itself the right 
to approve or disapprove of the installation or integration on or in the Premises of 
any "work of visual art,'' as that term is defined in the Visual Artists RightS Act of 
1990, as now existing or as later amended, and to approve or disapprove of each 
and every agreement regarding any such installation or integration. Tenant shall not 
install on or integraite into, or pennit any other person or entity to install on or 
integrate, into; the PC'emises. any such work of visual art without the prior, express, 
written consent of L:andlord. Landlord's consent to the installation of any such art 
work may be granted, granted upon one or more conditions, or withheld in 
Landlord's discretion . 

Tenant's Indemnificattion of Landlord Against Liability under Visual Artists Rights 
Act of 1990. Tenant shall protect, defend, and hold Landlord hannless from and 
against any and all claims, suits, actions or causes of action, damages and expenses 
(including attorneys ' fees and costs) arising as a consequence of (a) the installation 
or integration of any work of visual art on or into the Premises; (b) the destruction, 
distortion, mutilatiom or other modification of the art work that results by reason of 
its removal; or (c) any breach of Subsection 13.B of this Lease; or (d) any violation 
of the Visual Artists Rights Act of 1990, as now eitisting or hereafter amended by 
Tenant or any subtenant, licensee, assignee or ·concessionaire of Tenant, or of any 
officer, agent, employee, guest or invitee of any of the same,, This indemnification 
obligation shall exjst regardless of whether Landlord or aoy oth:er person employed 
by Landlord has knowledge of Sllch installation, integration, or removal. 

14. Surrender of Premises. 

A. General Matters. At 1lhe expirat ion or earlier tennination of this Lease, Tenant shall 
return the Premises to Landlord in the same condition in which received (or, if 
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15. 

altered, then the- Premises shall be returned in such altered condition unless 
otherwise directed by Landlord pursuant to Section 12), reasonable wear and tear 
excepted. Prior to su,ch return, Tenant shall remove its moveable trade fixtures and 
appliances and equipment and other personal property that have not been attached 
to the Premises, and shall repa.ir any damage resulting from their removal. ln no 
event shall Tenant r-emove heating, ventilating and air conditioning equipment; 
lighting equipment or fixtures; or floor, window or wall coverings unless otherwise 
specifically approved by Landlord in writing or as otherwise agreed to by the parties 
in writing. Tenant's obligations under this Section 14 shaU survive the expiration or 
termination of this Lease. Tenant shall indemnify Landlord for all damages and 
losses suffered as a n::sult ofTenant's failure to remove voice and data cables, wiring 
and communication I ines instalJed by or for Tenant and moveable trade fo,.1ures and 
appliances and to redleliverthe Premises on a timely basis; 

B. Cable and WJ:ring. On or before the Expiration Date~ or if this Lease is 'terminated 
before the Expiration Date then within fifteen (15) days after the effective 
termination date, Tenant shall remove all voice and data communication and 
transmission cables and wiring installed by or for Tenant to serve any telephone, 
computer or other equjpment located in the Premises, which wiring and cabling 
shall include all of the same located within the interior and exterior walls and 
through or above the ceiling or through or below the floor of the Premises or located 
in any Building equipment room, vertical or horizontal riser, raceway, conduit, 
channel, or opening connecting to the Premises. Tenant shall remove any raceway 
installed or used exc.Iusively for Tenant's communication and transmission cables 
except those raceways Landlord directs to Jeave in place. Tenant shall leave the 
mud rings, face plates and floor boxes in place. 

C. Personal Property_ Landlord may, at its election, retain or dispose of in any manner 
any of Tenant's moveable trade fixtures, appliances, equipment, and other personal 
property (collectively, .. Personal Property") that Tenant does not remove from the 
Premises at the expiration of the Lease Tenn or within fifteen (15) days after 
termination of the Lease. Landlord will give written notice to Tenant specifying the 
Personal Property to be removed and requesting removal, and if Tenant does not 
remove the Personal Property within ten ( 10) days from the date of notice, the 
Personal Property wiill be deemed abandoned by Tenant and title to the Personal 
Property shall vest i1n Landlord. Landlord may retain or dispose of the Personal 
Property in Landlord's discretion. Tenant waives all claims against Landlo~ for 
any damage to Tenant resulting from Landlord's retention or disposition of any 
Personal Property not removed by Tenant as required under this Section 14. Tenant 
shall be liable to Lamdlord for Landlord's reasonable costs for storing, removing 
and disposing of Ten·ant's trade fixtures and Personal Property. 

Waiver; Indemnification. 

A. Tenant's lndemnifie:1tion. Except as otherwise provided in this section, Tenant 
shall indemnify, defend (using legal counsel acceptable to Landlord) and hold 
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Landlord, its office:rs, contractors, agents, and employees, Lenders and other 
tenants and occupants of the Building harmless from all claims, suits, losses, 
damages, fines, penalties, liabilities and expenses (including Landlord's personnel 
and overhead costs and attorneys' fees and other costs incurred in connection wilh 
claims, regardless of whether such claims involve litigation) resulting from any 
actual or alleged i11}ury (including death) of any person or from any actual or 
alleged loss of or damage to, any property adsing out of or in connection with 
(i) Tenant's occupatiion, use or improvement of the Premises, or that of any of its 
employees1 agents or contractors, (ii) Tenant's breach of its obligations hereunder, 
or (iU) any act or omission of Tenant or any subtenant, licensee, assignee or 
concessionaire ofTe:nant, or of any officer, agent, employee, guest or invitee of any 
of the same in or about the Building. Tenant agrees that the foregoing indemnity 
specifically covers ;actions brought by its own employees. This indemnity with 
respect to acts or omissions during the Lease Tenn shall survive termination or 
Pvnir,:,tirm nt thic, T p,:,c,p ThP fn,,...onino inrlPmnitv ic, c,~,-jfi ,..,:,II;, ,:,nrl l'vn..,..,.,1,, 
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intended to constitut,e a waiver of Tenant's immunity under Washington's Industrial 
Insurance Act, RCW Title 51, to the extent necessary to provide Landlord with a 
full and complete indemnity from claitns made by Tenant's employees. Tenant 
shall promptly notif:y Landlord of casualties or accidents occurring in or about the 
Premises. 

B. Release of Cla.ims. Tenant hereby fully and completely wajves and releases all 
claims against Landlord for any losses or other damages sustained by Tenant or any 
person claiming through Tenant resulting from any accident or occurrence in or 
upon the Premises, including but not limited to any defect in or fai lure of B uilding 
equipment; any failure to make repairs; any defect, failure, surge in, or interruption 
of Building facilities or services; any defect in or failure of Common Areas; broken 
glass; water leakage;: the collapse of any Building component; or any act, omission 
or negligence of co-tenants, licensees or any other persons or occupants of the 
Building. 

C. Limitation of Tenant's lndemnificati_on. In compliance with RCW 4.24.115 as in 
effect on the date of this Lease, all provisions of this Lease pursuant to which 
Landlord or Tenant (the "Indemnitor'') agrees to indemnify the other (the 
"lndemnitee") again:st liability for damages arising out of bodily injury to Persons 
or damage to prope1ty relative to the construction, alteration, repair, addition to, 
subtraction from, improvement to, or maintenance of, any building, road, or other 
structure, project, dc:velopment, or improvement attached to real estate, including 
the Building, (i) shall not apply to damages caused by or resulting from the sole 
negligence of the lndemnitee, its agents or employees, and (ii) to the extent caused 
by or resulting from the concurrent negligence of (a) the lndemnitee or the 
Jndemnitee's agents or employees, and {b) the Indernnitor or the lndemnitor's 
agents or employees, shall apply only to the extent of the Jndemnitor's negligence; 
PROVIDED, HOWIEVER, the limitations on indemnity set forth in this section 
shall automatically and without further act by either Landlord or Tenant be deemed 

{03'114040,DOCX.I 12} 15 



amended so as to remove any of the restrictions contained in this section no longer 
required by then app.licable law. 

D. LANDLORD AND TENANT ACKNOWLEDGE THAT THE 
INDEMNIFICATION PROVISIONS OF SECTION 12 AND THIS SECTLON 15 
WERE SPECIFICALLY NEGOTIATED AND AGREED UPON BY THEM. 

16. Insurance. 

A. Tenant's Insurance Coverages and Limits. Tenant shal I, at its sole cost and expense, 
maintain, and cause its Subtenant(s}, if any, to maintain in full force and effect the 
following minimum limits of insurance, and adhere to all tenns and conditions set 
forth below, through1)ut the entire Lease Term: 

(1) Commercial General Liability (CGL) written on an occurrence form at )east 
as broad as ISO CG 00 01 , with Minimum Limits of Liability: 

(01114040.DOCX;I )2) 

$1,000,000 per Occun-ence 
$2,000,000 General Aggregate 
$2,000,000 P1roducts/Completed Operations Aggregate 
$1 i000,000 Pi~rsonal/ Advertising Jnj ury Liability 
$ 1,000,000I>amage to Premises Rented to You 

Employers Liability/ Washington Stop 
$1,000,000 E:ach Accident/ Each Disease/ Policy Limit 

Alternatively,. may be evidenced as Employer's Liability insurance under 
Part B of a Workers Compensation fosurance policy. 

Coverage shall include: Premises and Operations; Broad Fonn Property 
Damage (Including Completed Operations); Liability assumed under an 
Insured Contr·act (including tort liability of another assumed in a business 
contract); Personal Injury and Advertising Liability; Independent 
Contractors; Severability of lnterest Clause; Waiver of Subrogation 
endorsement iin favor of Owner as required by contract; General 
Aggregate Limits of Insurance shall apply separately; ''Claims Made'' and 
"Modified Oc:currence" policy fonns are not acceptable. 

The limits of liability described above are minimum limits ofliabi lity 
only. Regardless of provisions to the contrary under the terms of any 
insurance pol iicy maintained by Tenant, the specification of any such 
minimum limits shall neither be (I) intended to establish a maximum limit 
of liability to be maintained by Tenant regarding this Agreement, nor (2) 
construed as limiting the liability of any of Tenant's insurers, which must 
continue to bt: governed by the stated limits of liability of the relevant 
insurance poliicies. 
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(2) 

(3) 

(4) 

ft::.\ 
\JJ 

(6) 

(7) 
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Automobile Liability insurance at least as broad as ISO CA 00 01 including 
coverage for owned, non-owned, leased or hired vehicles as applicable, with 
a minimum liimit of $1,000,000 each accident for bodUy injury and property 
damage. 

Workers' Compensation insurance securing Tenant's liability for industrial 
injury to its e:mployees in accordance with the provisions of Title 51 of the 
Revised Codie of Washington. 

Umbrella or JExcess Liability insurance if and as necessary to maintain total 
CGL and Automobile Liability insurance limits of $5,000,000 Each 
Occurrence and be no less broad than coverages described above. 

Prupart·Y Ins~uianee wider which the Tenan11.s .furniture, trade fixtures, 
equipment anid inventory ("Business Personal Property") and all alte.-ations, 
additions andl improvements that Tenant makes to the Premises are insured 
throughout the Lease Tenn in an amount not less than the replacement cost 
new thereof, against the following hazards: (i) loss from the perils of fire 
and other risks of direct physical loss (earthquake optional), not Jess broad 
than provided by the insurance industry standard "Causes of Loss - Special 
Form" (ISO foon CP 1030 or equivalent): (ii) loss or damage from water 
leakage or sprinkler systems now or 'hereafter installed in or on the 
Premises; (iii) loss or damage by explosion of steam boilers, pressure 
vessels, or above-ground oil or gasoline storage tanks ot similar apparatus 
now or bere:after installed on the Premises; (iv) loss from business 
intefl1.!ption or extra expense, with sufficient coverage to provide for the 
payment of Rent and Additional Charge and other fixed costs during any 
interruption t0f Tenant's business. Coverage shall contain a waiver of 
coinsurance or agreed amount endorsement(s). Landlord shall be named as 
a loss payee,, as its interest may appear, as respects property insurance 
covering the 1dterations, additions and improvements under such policy. 

Pollution Le~;al Liability is required if the Tenant will be using or storing 
hazardous ma1terials or regulated substances, such as fuel , with a minimum 
limit of $1,000,000 per claim for bodily injury, property damage, clean up 
and emergency response costs. It is acceptable to add ISO endorsement CG 
24 J 5 Limite,d Pollution Liability Extension or its equivalent to the CGL 
policy or obtain a separate pollution legal liability policy. 

Tn the event that Landlord deems insurance to be inadequate to protect 
Tenant and Landlord~ Tenant shall increase coverages and/or liability limits 
as Landlord slhall deem reasonably adequate within sixty (60) days after the 
date of writtein notice. 
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B. Terms and Conditions for Tenant's Insurance. 

(1) 

(2) 

(3) 
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City of Seattle as Additional Insured: The CGL insurance and, in addition, 
Excess and/or Umbrella liability insurance~ if any, shall include "City of 
Seattle, its •officers, officials, employees, agents and volunteers" as 
additional insureds. Tenant's insurance shall be primary and non
contributory 1to any insurance maintained by or available to Landlord. The 
term ''insufance'' in this paragraph shall include insurance, self~insurance 
(whether funded or unfunded), alternative risk transfer techniques, capital 
market solutions or any other form of risk financing. 

Required Separation of Insured Provision; Cross-Liability Exclusion and 
other Endorsements Prohibited: Tenant's· insurance policy shall include a 
"separation of insureds" or ''severability'' clause that applies coverage 
separately to ,each insured and additional insured, except with respect to the 
limits of the iinsurer's liability. Tenant's insurance policy shall not contain 
any provision, exclusion or endorsement that limits, bars, or effectively 
precludes C i1y of Seattle from coverage or asserting a claim under the 
Tenant's insurance policy on the basis that the coverage or claim is brought 
by an insured or additional insured against an insured or additional insured 
under the po,licy. Tenant's CGL policy shall NOT include any of the 
following EndorsemenLc; (or 1heir equivalent endorsement or exclusions); 
(a) Contractual Liability Limitation, (COL Form 21 39 or equivalent), b) 
Amendment Of Insured Contract Definition, (CGL Form 24 26 or 
equivalent), (1c) Limitation of Coverage to Designated Premises or Projeat, 
(CGL Form 21 44 or equivalent), (d) any endorsement modifying or 
deleting the exception to the Employer's Liability exclusion, (e) any 
''Insured vs. Insured" or "cross-liability" exclusion, and (f) any type of 
punitive, exemplary or roult'iplied damages exclusion. Tenant's failure to 
comply with any of the requisite insurance provisions shall be a material 
breach of, and grounds for, the immediate tennination of the Agreement 
with City of Seattle; or if applicable, and at the discr~tion of City of Seattle, 
shall serve as grounds for Landlord to procure or renew insurance coverage 
with any relat,ed costs of premiums to be-repaid by Tenant or reduced and/or 
offset against the Agreement, 

Cancellation Notice: Coverage shall not be cancelled without 45 day written 
notice of sucih cancellation, except ten day written notice as respects 
cancellation for non-payment of premium, to Landlord at its notice address 
except as ma.y otherwise be specified in Revised Code of Washington 
(RCW) 48.18290 (Cancellation by insurer.). Landlord and Tenant mutually 
agree that for the purpose of RCW 48.18 .290 (I) (b ), for both liability and 
property insurance Landlord is deemed to be a "mortgagee, pledge, or other 
person shown by (the required insurance policies) to have an interest in any 
loss which may occur thereunder." 
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C. 

(4) Minimum Security Requirements: Each insurance policy required 
hereunder shall be (1) subject to reasonable approval by Landlord that it 
conforms wiith the requirements of this Section, and (2) be issued by an 
insurer rated A-: VHI or higher in the then-current A. M. Best's Key Rating 
Guide and !licensed to do business in tbe State of Washington unless 
procured under the provisions of chapter 48.15 RC W (Unauthorized 
insurers). 

(5) Deductible ior Self-Insured Retention : Any deductible or self-insured 
retention CS.l.R.") must be disclosed to, and shall be subject to reasonable 
app.roval by, Landlord. Tenant shall cooperate to provide such infonnation 
as Landlord may reasonably deem to be necessary to assess the dsk bearing 
capacity of tihe Tenant to sustain such deductible or S.I.R.. The cost of any 
claim fall ing within a deductible or S.I.R. shall be the responsibil ity of 
Ten:int. lf :I nAciur.tlhle nr ~.T.R. fnr r.n, . nr eq11ivi:1IP.nf ins 11rRrJ_rP. iQ nnt 

''fronted" by an insurer but is funded and/or administered by Tenant or a 
contracted third party claims administrator, Tenant agrees to defend and 
indemnify L:andlord to the same extent as Landlord would be protected as 
an additional. insured for primary and non-contributory limits of liability as 
required he~:in by an insurer. 

City's Property Insurance Coverage and Limits. 

(I) 

(2) 

City will mai1ntain at its expense Property Insurance or self-insurance under 
which the Building and Premises, excluding Tenant's Business Personal 
Property and Tenant Improvements, are insured throughout the Lease Term 
in an amount not less than the replacement cost new thereof, against the 
following hazards: (i) loss from the perils of fire and other risks of direct 
physical loss: (including earthquake), not less broad than provided by the 
insurance industry standard "Causes of Loss - Special Form OSO form CP 
1030 or equiivalent); (ii) loss or damage from water leakage or sprinkler 
systems now or hereafter installed in or on the Premises; (iii) loss or damage 
by explosion of steam boilers, pressure vessels, or above-ground oil or 
gasoline stonage tanks or similar apparatus now or hereafter installed on the 
Premises. Ci1ty's Property Insurance currently is subject to a $250,000 
deductible for most claims for which Tenant shall be responsible only to the 
proportional extent to which the loss or damage is attributable to Tenant's 
negligent act:s that are, or should be, covered by Teijant's Fireff enant LegaJ 
Liability -instlrance. 

During such time as Tenaot is engaged in the performance of the 
Improvements or other renovation of the Premises, the Tenant shall 
maintain in full force and effect ''All Risks" Builder's Risk Property 
insurance or equivalent for the portion of the Premises under renovation. 
incl ud~mg fire and flood, on a replacement cost new basis subject to a 
deductible ofno more than $50,000 each loss. In the event of a claim under 
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the builder's risk policy, Tenant or its contractor(s) shall be responsible for 
paying any deductible under the policy if Tenant or any of its agents? 
employees, or contractors is responsible for the loss or damage. lt shall be 
Tenant's responsibility to properly coordfoate with Landlord's, Risk 
Management Division the placement of Builder' s Risk Property insurance 
prior to any mew constrQction on, or structural alteration of, the Premlses. 

(3) Landlord may change the tenns of its insurance in Sections 15.2. I and 
15.2.2 at any time based on market conditions, with no compensation due 
to the Tenant. 

D. Waiver of Subrogatiion. Unless such waiver would void the property insurance 
coverage to be proviided pursuant to this section, Landlord and Tenant waive all 
subrogation rights each may have against the other, or any subtenant, for damages 
caused by fire or oth1er perils to the extent covered by property insurance obtained 
pursuant to this sec(-io1.1 or other property insurance applicable to the Premises, 
except such rights as they have to proceeds of such insurance held by Landlord or 
the Tenant or both as fiduciary. This waiver of subrogation shall be effective to a 
person or entity evern though that person or entity would otherwise have a duty of 
indemnification, conitractuaJ or otherwise, whether or not the person or entjty paid 
the insurance premium directly or indirectly, and whether or not the person or entity 
has an insurable interest in the property damaged. 

E. Evidence of Insurance. On or before the Commencement Date, and thereafter not 
later than the last buS1iness day prior to the expiration date of each such policy, the 
following documents must be delivered to City at its notice address as evidence of 
the insurance coverage required to be maintained by Tenant: 

(I) 

(2) 

(3) 
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Certification of insurance documenting compliance with the coverage, 
minimum limits and general requirements specified herein; and 

A copy of the, policy' s declarations pages, showing the insuring company, 
policy effective dates, limits of liability and the Schedule of Forms and 
Endor$ements specifying all endorsements listed on the policy including 
any company--specific or manuscript endorsements; 

A copy of the CGL insurance policy provision(s) and endorsements 
expressly including City of Seattle and its officers, elected officials, 
employees, agents and volunteers as additi.onal insureds (whether on ISO 
Form CG 20 26 or an equivalent additional insured or blanket additional 
insured policy wording), showing the policy number, and the original 
signature and printed name of the representative of the insurance company 
authorized to sign such endorsement; 
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(4) Pending rece:ipt of the documentation specified in this Section, Tenant may 
provide a copy of a current complete binder. An ACORD certificate of 
msurance wi II not be accepted in Lieu thereof. 

F. Evidence of lnsuran,ce as set forth above, shall be issued to: 
The City of Seattle 
Care of CBRE 
700 Fifth A venue, Suite 4040 
Seattle, WA 98104 

G. Damage or Destructi[Q!l. See Section 19. 

H. Assumption of Proi>erty Risk. The placement and storage of Tenant's Business 
Personal Prope.rty i111 or about the Premises shall be the responsibility, and at the 
sole risk~ of TenanL 

1. Adjustments of Claims: The Tenant shall provide for the prompt and efficient 
handling of all claims for bodily injury, property damage or theft arising out of the 
activities of the Tenant under this Agreement. 

J. T enant's Responsibi!!!x: The procuring of the policies of insurance required by this 
Agreement sha11 not be construed to limit the Tenant's liability hereunder. 
Notwithstanding said insurance, the Tenant shall be obligated for the full and total 
amout'lt of any damage, injury or loss caused by negligence of the Tenant, or any 
of its agents, officers: and employee.s or through use or occupahcy of the Premises. 

17. Assignment or Sublease. T,enant shall not sub I.et or encumber the whole or any part of the 
Premises, nor shall this Lease or any in,terest thereunder be assignable or transferable by 
operation of law or by any process or proceeding of any court or otherwise without the 
prior written consent of Landlord. The granting of consent to a given transfer shall not 
constitute a wajver of the consent .requirement as to future transfers. In lieu of giving its 
consent, Landlord shall have the right ,to terminate the Lease, by delivery of written notice 
to Tenant, as to the portion of the Premises affected by the action for which Landlordis 
consent is requested and recover possession thereof from Tenant within twenty (20) days 
following written notice thereof to Tenant. AH costs incurred by Landlord in separating the 
remainder of the Premises from the area so retaken shall be paid by Tenant as an Additional 
Charge. Any assignment or sublease, without Landlord's prior written consent shall be 
voidable by the Landlord. No assignment or sublease shall release Tenant from primary 
liab il ity hereunder. Each ass:ignment and sublease shall be by an instrument in writing in 
form satisfactory to Landloird . lf Tenant assigns its interest in this Lease, or sublets the 
Premises, then the Base Rcnlt shall be ihcreased, effective as of the date of such assignment 
or subletting, to the higher of (f) the rentals payable by the assignee or sublessee pursuant 
to such assignment or suble.~se, or (ii) the Base Rent then being charged by Landlord for 
comparable space in the Bui.lding; pmvided, however, in no event shall the base monthly 
rent, after such assignment o,r subletting, be less than the Base Rent specified in Section 1. 
If Tenant assigns its intcres.t in this Lease or sublets the Premises, Tenant shall pay to 
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Landlord any and all consid1eratfon received by Tenant for such assignment or sublease, in 
excess of the Rent and Additional Charges payable hereunder, after first deducting any and 
all costs and expenses incun:ed by Tenant in connection with such assignment or sublease, 
including, without limitation, any brokers' commissions, advertising costs, tenant 
improvement costs, and any other reasonable third party costs that Tenant has incurred in 
connection with such sublease or assignment. If Tenant is a corporation, then any transfer 
of this Lease by merger, consolidation or liquidation, or any direct or indirect change, in 
the ownership of, or power to vote the majority of, Tenant's outstanding voting stock, shall 
constitute an assignment for the purposes of this Lease. If Tenant is a partnership, then a 
'change in general partners in or voting or decision-making control of the partnership shall 
also constitute an assignrnent. Tenant shall also pay all legal fees and other costs incurred 
by Landlord in connection with Landlord's evaluation of Tenant's request for approval of 
assignments or subleases, including assignments for security purposes. 

18. Assignment by Landlord. If Landlord sells or othecwise transfers the Building, or if 
Landlord assigns its interes:t in this Lease (other than an assignment solely for security 
purposes, or a transfer in foreclosure, or a deed In lieu of foreclosure) such purchaser, 
transferee, or assignee thewof shall be deemed to have assumed Landlord's obligations 
under this Lease arising after the date of such transfer, and Landlord shall thereupon be 
relieved of all liabi li ties under this Lease arising thereafter, 'but this Lease shall otherwise 
remain in full force and effect. Tenant sbaJI attorn to Landlord's successor. 

19. Destruction. If the Premises or the Building are rendered partially or totally untellantable 
by fire or other casualty, the Landlord may elect to repair or replace the damaged or 
destroyed portion or to terminate this Lease. If Landlord elects to repair or replace any 
portion of the Building, Landlord shall proceed with reasonable diligence to prepare plans 
and specifications for, and tlhereafter to carry out, all work necessary to repair or replace 
the Building, the Premises or any portions thereof that were damaged or destroyed by a fire 
or other casualty. Tn determining reasonable diligence, Landlord and Tenant shall take into 
account when and if sufficient insurance, self-insurance., or other funds arc available for 
the repair and replacement work. Jf Landlord elects to terminate this Lease, Landlord shall 
give Tenant at least thirty (30)-day written notice and Landlord sbaJl retain the insurance 
proceeds for the Building, 1the Premises or any port'ions thereof that were damaged or 
destroyed by a fire or other casualty. Base Rent and Tenant's Share of excess Operating 
Expenses shall be abated in the proportion that the untenantable portion of the Premises 
bears to the whole thereo(, as determined by Landlord, for the period from the date of tbe 
casualty to the termination ofthis Lease or the completron of the repairs, unless the casualty 
results from or is contributed to by the negligence of Tenant or any of its officers, 
contractors, agents, invitees, guests or employees or Tenant's breach of this Lease. If the 
Premises cannot be repaired within six months from the dale of the casualty or if 30% or 
more of the Building Rentalb)e Area is destroyed or damaged regardless of whether the 
Premises are damaged or nail, then Tenant may terminate this Lease by giving Landlord 
30-day written notice within1 60 days after the casualty. Landlord shall advise Tenant of 
Landlord's election to repair ,or terminate by giving notice to Tenant thereof within 30 days 
after the casualty. Unless Landlord elects to terminate this Lease, Tenant sball, at its sole 
cost and expense, repair all damage to its own personal property and to all improvements 
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that Tenant has made to the: Premises as soon as reasonably possible and in less than 24 
months. Landlord shall not be liable to Tenant for damages, compensation or other sums 
for inconvenience, loss of business or disruption arising from any repairs to or restoration 
of any portion of the Building or Premises. 

20. Eminent Domain. 

A. Taking. If all of th1e Premises are taken by Eminent Domain, this Lease shall 
terminate as of the date Tenant is required to vacate the Premises, and all Base Rent 
and Additional Charges shall be paid to that date. The term "Eminent Domain" shall 
include the talcing or damaging of property by, through or under any governmental 
or statutory authority, and any purchase or acquisition in Jieu thereof; whether the 
damaging or taking is by government or any other person. If a taking of any part of 
the Premises by Eminent Domain renders the remainder thereof unusable for the 
business of Tenant, in the reasonable iudl?l'Tlent of Landlord. the Lease mav. at the 
option of either party, be terminated by ;ritten notice give~ to the other pa-rty not 
more than thirty (30) days after Landlord gives Tenant written notice of the taking, 
and such tennination shall be effective as of the date when Tenant is required to 
vacate the portion of the Premises so taken. If this Lease is so tenninated, all Base 
Rent and Additional Charges shall be paid to the date of tennination. Whenever 
any portion of the Premises is taken by Eminent Domain and this Lease is not 
terminated, Landlord. at its expense, shall commence and complete at the earliest 
reasonable time the r,estoration of, to the extent of the compensation from the taking 
and to the extent it is reasonably prudent to do so, the remainder of the Premises to 
tbe condition they were in Jmmediately prior to such taking, and Tenant, at its 
expense. shall commence and complete at the earliest reasonable time the 
restoration of its personaJ property and all improvements made by it to the Premises 
to the same condition they were in immediately prior to such taking. The Base Rent 
shall be recalculated using the Base Rent per Rentable Square Foot specified in 
Subsection l .E. and the remaining, untaken area of the Premises from the date 
Tenant is required to partially vacate the Premises. 

B. Award. Landlord reserves all right to the entire damage award or payment for any 
taking by Eminent Domain, and Tenant waives all claim whatsoever against 
Landlord for damages for tennination of its leasehold interest in the Premises or for 
interference with its business. Tenant hereby grants and assigns to Landlord any 
right Tenant may no,w have or hereafter acquire to such damages and agrees to 
execute and deliver such further instruments of assignment as Landlord, from time 
to time, may request. Tenant, however, shall have the right to claim from the 
condemning authority all compensation that may be recoverable by Tenant on 
account of any loss incurred by Tenant in moving Tenant's merchandise, furniture, 
trade fixtures and equipment, provided, however, that Tenant may claim such 
damages only if they are awarded separately in the eminent domain proceeding and 
not out of or as part of Landlord's damages. 
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21. Default by Tenant. 

A. 

B. 

Definition. If Tenant violates or breaches or fails to keep or perform any covenant, 
term or condition of this Lease and does not cure the same within the applicable 
notice and cure peric,d(s) provided in this Lease, or if Tenant or any guarantor of 
Tenant's obligations under this Lease (''Guarantor"), if any, files or is the subject of 
a petition in bankruptcy, or if a trustee or receiver is appointed for Tenant's or 
Guarantor's assets or if Tenant or Guarantor makes an assignment for the benefit of 
creditors, or if Tenant or Guarantor is adjudicated insolvent, or becomes subject to 
any proceeding undt::r any bankruptcy or insolvency law whether domestic or 
foreign, or liquidated, voluntarily or otherwise or vacates or abandons the Premises 
as described in Section 2 t .B be low then Tenant shall be deemed in default 
hereunder (a "Default''). If Tenant does not cure its Default after written notice from 
Landlord within (i) three days for any Defaull in Payment Base Rent or Additional 
Charges, or (ii) the time specified by Landlord's notice fot any other Default, but 
in any case no less than ten days or such other time for any other Default, then 
Landlord shall have the following nonexclusive rights and remedies, at its option: 
(i) to terminate this Lease and all of the rights of ienant in or to the Premises and 
to reenter and re-tak1e possession of the Premises for which actions Tenant shall 
have l'lO claim; or (ii) to cure such default on Tenant's behalf and at Tenant's sole 
expense and to charge Tenant for all reasonable out of pocket costs and expenses 
incurted by Landlord in effecting such cure as an Additional Charge; or (iii) without 
declaring this Lease tenninated, to reenter the Premises and to occupy the whole or 
any part thereof for and on account of Tenant and to collect any unpaid Base Rent 
and Additional Charges that have become payable or that may thereafter become 
payable; or (iv) even after Landlord may have reentered the Premises without 
terminating the Lease, to thereafter to tenninate this Lease and all of the rights of 
Tenant in or to the Pt1emises. 

Vacation or Abando1nment. If Lessee vacates or abandons the Premises in their 
entirety and fails to fleoccupy them within thirty (30) days after City (I) delivers a 
notice to Lessee's notice address set forth irt Section 1.9 above demanding such 
reoccupancy and (2) mails by certified or registered mail a copy of the notice to any 
forwarding address given by Lessee to City in writing, Lessee shall be in default 
under this Lease and Landlord may terminate this Le.ase without further notice ot 
opportunity for cure notwithstanding Subsection 2 I .A. 

Reentry. ]f Landlord reenters the Premises under option (iii) of Subsection 21.A or 
takes any other actio:n to regain possession (such as unlawful detainer), Landlord 
shall not be deemed to have tenninated this Lease or the liability of Tenant to pay 
any Rent thereafter at;cruing as it becomes due unless Landlord shall have notified 
Tenant in writing that it has so elected to terminate this Lease; and Tenant shall be 
liable for and shall reimburse Landlord upon demand for all costs and expenses of 
every kind ahd nature incurred in retaking possession of the Premises and all other 
losses suffered by Landlord as a consequence of Tenant's Default. In the event of 
any entry or taking possession of the Premises, Landlord shall have the right, but 
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D. 

not the obligation, to remove from the Premises all or any part of the personal 
property located theite and may place the same in storage at a public warehouse at 
the expense and risk of Tenant, or to treat such property as abandoned as provided 
under Section 14.C. 

Termination. 1f Landlord elects to terminate this Lease for Tenant's Default, in 
addition to tennina1tion, Landlord reserves the right to pursue any amount of 
damages from Tenant resulting from such Default which may be allowed at law or 
any i:emedy in equity. 

Adeguate Security. llf a petition is filed by or.against Tenant or Guarantor, if any, 
under any provision of the Bankruptcy Code or successor act, Tenant shall post a 
cash bond with Landlord equal to six (6) months' Base Rent and Additional 
Charges to provide Landloid with adequate security for Tenant's performance of its 
nh)icrntinn<:: 11nrfPr thic:: J .l'l'IC::P. 
...., ...... . . c,_ .... ..... . .., ..... ----· .. ·-·...., --·---

22. Landlord's Remedies Cumulative; Waiver. Landlord's rights and remedies hereunder 
are not exclusive, but cumullative, and Landlord's exercise of any right or remedy due to a 
default or breach by Tenant shall not be deemed a waiver of, or alter, affect or prejudice 
any other right or remedy that Landlord may have undei: this Lease or by law or in equity. 
Neither the acceptance of Rent nor any other act or omission of Landlord at any time or 
times after the happening of any event authorizing the termination of this Lease shall 
operate as a waiver of any past or future violation, breach or failure to keep or perform any 
covenant, agreement, tenn or condition hereof or to deprive Landlord of its right to 
terminate this Lease, upon the written notice provided for here, at any time that cause for 
termination may exist, ot be construed so as to estop Landlord at any future time from 
promptly exercising any other option, right or remedy that it may have under any term or 
provision of this Lease. 

23. Default by Landlord. 

A. 

B. 

Landlord's Cure Period. Landlord shall be in default if Landlord fails to perform 
its obligations under this Lease within sixty (60) days aftet its receipt of notice of 
nonperformance from Tenant; provided, that if the failure cannot reasonably be 
cured within the sixty (60) day period, Landlord shall not be in default if Landlord 
commences the CUfl:! within the sixty (60) day period and thereafter diligently 
pursues such cure to completion. 

Notice to Lender andLLender' s Cure Period. lf Landlord provides Tenant notice that 
any Lender has an it1terest in this Lease, then in the event of a default by Landlord 
that would otherwise entitle Tenant to terminate this Lease, Tenant shall not 
terminate this Lease ot pursue any other remedy unless (i) Tenant has notified 
Lender of the natun: and extent of the default, at least sixty (60) days before the 
proposed effective date of terrojnation, and (ii) Lender has not cured the default 
within sixty (60) days of the notice. If the default is not reasonably possible to cure 
with due diligence within sixty (60) days, the Lease shall not be terminated if the 
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Lender commences the cure within sixty (60) days and pursues the cure with due 
diligence to completion. If the Landlord is in default and the Lender fails to cure 
the default within the required period, then the Tenant shall have the right to 
tenninate this Lease. 

24. Attorneys' Fees. If either party retains the services of an attorney in connection with 
enforcing the terms of this Lease, each party agrees to bear its own attorneys' fees and 
costs. 

25. Access by Landlord. Landlmd and its agents shall have the right to enter the Premises at 
any time upon reasonabl,e notice to Tenant in order to examine the same, and to show them 
to prospective purchasers, lenders or tenants (but showings to other prospective tenants 
shalJ only be permitted during the last twelve (12) months of the Term), and to make such 
repairs, alterations, improvements, additions or improvements to the Premises or Building 
as Landlord may deem ncces;sary or desirable. If Tenant is not personally present to permit 
entry and an entry is neces:sary in an emergency, Landford may enter the Premises by 
master key or may forcibly enter the Premises without notice and without rendering 
Landlord liable therefor. Nothing contained in this Lease shall be construed to impose upon 
Landlord i:iny duty of repair or other obligation not specifically stated in this Lease. Tenant 
shall change the locks to the: Premises only through Landlord and upon paying Landlord 
for all costs related to the change. 

26. HoJding Over. Unless otherwise agreed in writing by the parties hereto, any holding over 
by Tenant after the expiratio1n of the then current Lease' Term, whether or not consented to 
by LandloTd, shall be const1rued not as an Extended Term or renewal but as a periodic 
tenancy from month~to~monilh on the tem1s and conditions set forth here, except for Base 
Rent, which shall be increased to one and one-half (1 ~) times the Base Rent in effect during 
the last month of the Lease Timn immediately preceding the holdover period. Any holdover 
tenancy may be terminated by either party by written notice delivered to the other party not 
later than thirty (30) days prior to the end of month. If Tenant fails to surrender the Premises 
upon the expiration or termination of this Lease, Tenant shali indemnify, defend and hold 
harmless Landlord from all ]losses, damages, liabilities and expenses resulting from such 
failure. including, without limiting the generality of the forngoing, any claims made by any 
succeeding tenant arising out of such failure. 

27. Lease Subordinate to Mortgages. This Lease shall be a.utomatically subordinate to all of 
Landlord's mortgages or deeds of trust that heretofore and hereafter affect the Premises or 
Building; to any sale and leas,ebaok; to nny and all advances made or to be made thereunder; 
to the interest on the obligations secured thereby; and to all renewals, modifications, 
consolidations, replacements or extensions thereof; all provided that fot so Jong as Tenant 
is not in default hereunder beyond the applicable Section 21 cure period, Tenant shall have 
continued enjoyment of the !Premises and the rights provided under this Lease, free from 
any disturbance or interruption by reason of any exercise of remedies by Lender under or 
in connection with its deed of trust or mortgage. This subordination shall be self-operative, 
and no further instrument of isubordination shal I be necessary to effect such subordination. 
Tenant, nevertheless, shall ex:ecute such instrument of subordination as may be required by 
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any Lender if such instrument of subordination carries out the terms of this Section 27. In 
the event of sale or foreclosure of any such mortgage or deed of trust, or exercise of the 
power of sale thereunder, or in the event of a transfer in lieu of foreclosure, Tenant shall 
attom to the purchaser (or transferee) of the Building at such foreclosure or sale and 
recognize such purchaser (o r transfe.ree) as Landlord under this Lease if so requested by 
such purchaser (or transferee). Such attomment shall be self-operative and no further 
instrument need be executed to effect such attornment. If any Lender elects to have this 
Lease superior to its mortgage or deed of trust and gives notice of its election to Tenant, 
then this Lease shall thereupon become superior to the lien of such tnortgage or deed of 
trust, whether this Lease is dlated or recorded before or after the mortgage or deed of trust. 

28. Estoppel and Other Certifiicates. As a material inducement to Landlord to enter into this 
Lease, Tenant covenants that it shall, within ten (10) days of the receipt thereof, 
acknowledge and deliver to Landlord (a) any subordination or non-disturbance or 
attornment agreement or other instrument that Landlord mav reouire to can-v out the 
provisions ofSection 27, and (b) any estoppel certificate reque;ted by Landlord from time 
to time in the commercially reasonable standard form of Landlord or any mortgagee or 
beneficiary of such deed of trust certifying, to the extent such be true, and to Tenant's 
actual knowledge, that (i) Tenant shall be in occupancy, (ii) this Lease is unmodified and 
in full force and effect, or if'there has been any modification, that the same is in full force 
and effect as modified and stating the modification(s), (iii) Base Rent and Additional 
Charges have been paid only through a certain specified date, {iv) Tenant has no offset, 
defense or claim against Lamdlord and {V) such other matters as Landlord may reasonably 
request. Tenant's failure to deliver an estoppel certificate with in the ten (J 0) day period 
shall be deemed its confinnation of the accuracy of the information supplied by Landlord 
to the prospective lende.r or purchaser. Tenant acknowledges and a,grees that Landlord and 
others will be relying and arie entitled to rely on the statements contained in such estoppel 
certificates. 

29. Quiet Enjoyment. If Tenant fully complies with and promptly perfonns all ofthe terms, 
covenants and conditions of this Lease on its part to be perfonned, it shall have quiet 
enjoyment of the Premises throughout the Lease Term, subject, however, to matters of 
record on the day hereof and to those matters to which this Lease may be subsequently 
subordinated. 

30. Notices. Any notice, demand or request require-0 hereunder s·hall be given in writing to the 
party's address. set forth in Subsection l .K hereof by any of the following means: (a) 
personal service; (b) commercial or legal courier; (c) registered or certified, first class.mail, 
postage prepaid, return receipt requested, or (d) by email, provided that delivery of any 
notice by one of the foregoing methods shall promptly follow. Such addresses may be 
changed by notice to the othe:r parties given in the same manner as above provided. Notices 
shall be deemed to have beein given upon the earlier of actual receipt, as evidenced by the 
deliverer's affidavit, the reciipicnt's acknowledgment of receipt, or the courier's recejpt, 
except in the event of attemJpted delivery during the recipient's normal business hours at 
the proper address by an agent of a party or by commercial or legal courier or the U.S. 
Postal Service but refused acceptance, in which case notice shall be deemed to have been 
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given upon the earlier of the day of attempted delivery, as evidenced by the messenger's 
affidavit of inabi lity to deliver stating the time, date, place and manner in which such 
delivery was attempted and the manner in which such delivery was refused or forty-eight 
(48) hours following deposit in the U.S. mail. 

31. Successors or Assigns. All of the terms, conditions, covenants and agreements of this 
Lease shall extend to and be binding upon Landlord, Tenant and, subject to the terms of 
Section 17, their respective: heirs, administrators, executors, successors and permitted 
assigns, and upon any person or persons coming into ownership or possession of any 
interest in the Premises by 01peration of law or otherwise. 

32. Tenant Authority and Liability. Tenant warrants that this Lease has been duly 
authorized, executed and delivered by Tenant, and that the indiv idual s igning on the 
Tenant's behalf has tbe requisite power and authority to enter into this Lease and perfonn 
its obligations hereunder. Tenant covenants to provide Landlord with evidence of its 
authority and the authorization of this Lease upon request. All persons and entities named 
as Tenant here shall be jointLJy and severally liable for Tenanfs liabilrties, covenants and 
agreements under this Lease. 

33. Brokers' Commission. La1ndlord represents that CBRE, Inc. has represented it in 
c-onnection with this Agreement. Tenant represents that no broker has represented Tenant 
for purposes of this Agreement. Landlord shall pay CBRE, Inc., a commission which is 
calculated pursuant Lo a separate Agreement. 1f any person or entity not identified in this 
section makes a claim for a brokerage commission or finder's fee of any kind, then the 
party through whom or on whose behalf such services are claimed shall defend and 
indemnify the other party for any claims, costs or fees for unpaid broker's fees or 
commissions. 

34. 

35. 

36. 

P1lrtial Invalidity. If any court detennincs that any provision of this Lease or the 
application hereof to any penson or circumstance is, to any extent, invalid or unenforceable, 
the remainder of this Lease, or application of such provision to persons or circumstances 
other than those as to which it is held invalid or unenforceable, shall not be affected thereby 
and each other term, covenant or condition of this Lease shall be. valid and be enforced to 
the fullest extent permitted by law. 

Recording. Tenant shall not record this Lease without the prior written consent of 
Landlord. However, upon request by either party, both parties shall ex-ecute a memorandum 
of this Lease, in a form customarily used for such purpose of recordation. The 
memorandum shall describ,e the parties, the Premises and the Lease Tenn and shall 
incorporate the other terms of this Lease by reference. 

Financial Statements. Witlhin ten (10) business days after Landlord's request therefor, 
Tenant shall deliver to Land lord a financial statement for Tenant's prior quarter and fiscal 
year. Tenant shall certify tlhe accuracy of such statements. Landlord may make these 
financial statements available to potential lenders .or purchasers,. but shall othcrwfae 
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preserve their confidentiality except in connection with legal proceedings between the 
parties or as othetWise directed by court rule or order. 

37. Parking. Tenant shall have a license to use up to the number of packing spaces specified 
in Subsection 1.1 on an unassigned basis at the prevailing monthly rates established by the 
Building garage, subject to such reasonable rules and regulations as may be established 
from time to time by Landlord or its parking operator. Monthly parking charges shall be 
payable in advance on the first day of each month as Additional Charges. Tenant may 
reduce the number of parking spaces licensed to it after giv ing Landlord thirty (30) days 
prior written notice of the reduction; provided that no such reduction shall be effective until 
Tenant surrenders to Landlord the key cards, stickers or other identification materials used 
to provide garage access for the parking spaces surrendered. 

38. Relocation. Landlord reserves the right without Tenant's consent, on thirty (30) days prior 
notice to Tenant, to substitu1te other space within the Building (the "Substirute Premises") 
for the Premises, provided that the Substitute Premises: (a) are situated on a floor not lower 
than floor 3 in the Building; (b) contain at least the same Rentable Area as the Premises; 
(c) contain comparable tena1ilt improvements; and (d) are made available to Tenant at the 
then-<urrent monthly Base Rental rate for such space, If the substitution occurs prior to 
the date Tenant initially occlllpies the Premises, then Landlord shall reimburse Tenant for 
the necessary and reasonabl!e costs incurred by Tenant in planning for the space iti the 
initial Premises, which expe1nscs have been previously approved by Landlord and have no 
benefit to Tenant in the Substitute Premises. Jf Tenant is occupying the Premises at the 
time Landlord gives notice of any such relocation, LandJord shall pay the cost of moving 
Tenant, its property and equipment to the Substitute Ptemises and shall, without cost or 
expense to Tenant, improv,e the Substitute Premises w ith improvements substantially 
similar to those located in the Premises. All of the other terms, covenants and conditions 
of the Lease shall ccmain unchanged and in full force and effect, except that Section I and 
Exhibit A shall be revised to identify the Substitute Premises, to state the Rentable Area of 
the Substitute Premises and to make the change, if any, in Base Rent. 

39. Liabi.lity of Landlord . Tenant shall look solely to rents. issues and profits from the 
Building for the satisfaction of any judgment or decree against Landlord. Whether for 
breach of the tenns hereof or arising from a right created by statute or under common Jaw. 
Tenant agrees that no other property or assets of the Landlord o r any partner in or of 
Landlord shall be subject to levy, execution or other enforcement procedures for 
satisfaction of any such judgment or decree; no partner in or of La ndlord shall be sued or 
named as a party in any suit or action (except as may be necessary to secure jurisdiction 
over the partnership); no service of process shall be made against any partner in or of 
Landlord (except as may b,ec necessary to secure jurisdiction over the partnership); no 
judgment will be taken agairnsl partner in or of Landlord; no writ of execution will ever be 
levied against the assets of any partner in or of Landlord; and these covenants, limitations 
and agreements are enforceable both by Landlord and by any partner in or of Landlord. 
References in this Section 391 to a partner in or of Landlord shall mean and include all past, 
present and future partners of The City of Seattle and any subsequent owner of the 
Building. 
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40. Force Majeure. Landlord shall not be deemed in default hereof nor liable for damages 
arising from its failure to pe:rfonn its duties or obligations hereunder if such is due to any 
cause beyond its reasonable control, including, but not limited to an act of Nature, act of 
civil or military authority, fire, flood, windstorm, earthquake, strike or labor disturbance, 
civil commotion, delay in transportation, governmental delay, or war. 

41. Couo.terparts. This Lease tnay be executed by the parties in counterparts, which, taken 
together, constitute the entire! Lease. 

42. Name of Bui'lding. Landlord reserves the right to change the name of the Building. Tenant 
agrees that such change shall not require amendment of this Lease or affect in any way its 
obligations under this Lease, and that, except for the name change, all terms and conditions 
of this Lease shall remain in full force and effect. 

43. Headings. T he section headings used in this Lease are used for purposes of convenience 
and do not alter in any manner the content of the sections. 

44. Context Whenever appropriate from the context, the use of any gender shall include any 
other or all genders, and the singular shall include the plural, and the plural shall include 
the singuJar. 

45. Execution by Landlord aodl Tenant; Effective Date; Approval of Seattle City Council. 
This Lease shall become effiective on the date (the "Effective Date") on whicb this Lease 
is executed by Landlord and Tenant. Landlord shall not be deemed to have made an offor 
to Tenant by furnishing Tenant with a copy of this Lease with particulars inserted. No 
contraetual or other rights sl1Lall exist or be created between Landlord and Tenant until all 
parties hereto have executed this Lease and, if required under Seattle Municipal Code, until 
it has been authorized by an ordinance of Seattle City Council. All provisions of this Lease 
shall become effective upon the Effective Date. 

46. Time of Ess·ence; Time Calculation Method. Time is of the essence with respect to this 
Lease. Except as otherwise specifically provided, any reference in this Lease to the word 
"day" means a ''calendar day;" Provided, that if the final day for any action required 
hereunder is a Saturday, Sunday or City holiday, such action shall not be required until the 
next succeeding day that is not a Saturday, Sunday or City holiday. Any reference in this 
Lease to the word ''month" means "calendar month." 

47. Entire Agreement; Applic21ble Law. This Lease and the Exhibits listed in Section 1 set 
forth the entire agreement ofLandlorcl and Tenant concerning the Premises and Building, 
and there arc no other agreements or understanding, oral or written, between Landlord and 
Tenant concerning the Premises and Building. Any subsequen1 modification or amendment 
of this Lease shall be bindirng upon Landlord and Tenant only if reduced to writing and 
signed by them. This Lease shall be governed by, and construed in accordance with the 
laws of the State of Wash.ington. 
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48. Negotiated Agreement. Thie parties to this Agreement acknowledge that it is a negotiated 
agreement, that they have had the opportunity to have this Agreement reviewed by their 
respective legal counsel, and that the terms and conditions of this Agreement are not to be 
construed against any party on the basis of such party's draftsmanship thereof. 

IN WITNESS WHEREOF, the parties hereto have executed this instrument the day and 
year indicated below. 

LANDLORD: 
THE CITY OF SEATTLE 

By: ________ _ 

Pred Podesta, Director 
Department of Finance and 
Administrative Services 

TENANT: 

DANIEL KIM & MlCJ-lt;E KIM 

])~C 
~ + - -- - - · 

___.,Daniel Y. Kim 

Michelle H. Kim 

Date: 0-'"2-g- { {p 

[Nex:t page for acknowledgements] 
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STATE OF WASHTNGTON ) 
) ss. (Acknowledgement for Lessor, The City of Seattle) 

COUNTY OF KlNG ) 

On th is __ day of ,, , before me, the undersigned, a Notary 
Public in and for the State of Washington, duly commissioned and sworn personally appeared Fred 
Podesta, known to me to be the DirectQr of Finance and Administrative Services of THE CITY OF 
SEATTLE, the municipal corporation that executed the foregoing Lease,. and acknowledged it to be the 
free and voluntary act and deed of said corporation, for the purposes therein mentioned, and on oath 
stated that he was authorized to execute Lease for the City. 

WITNESS my hand and official seal hereto affixed the day and year in the certificate above written. 

[Signature] [Printed Name] 

NOTARY PUBLIC in and for the State of Washington residing at 

My commission expires-----

STAtEOF J(a_; 
COUNTYOF~ 

) 
) ss. (Acknowledgement for Tenant) 
) 

On this :/8'1';r;.y of.Jiwo-=...L.J-,,:::: ______ ~.Jd.a.JO~/_.(.e~__J· before me, a Notary Public in and 
for the State of a..., , du1,Y~sloned and sworn, person.ally 
appeared • U/i;Jjt:,,lk, ~ , to me known to be the 
___ _________ __ of , the entity that executed 
the foregoing Lease as Tenant; and acknowledged the same as the free and voluntary act and deed of said 
enHty for the uses and purposes therein mentioned, and on oath stated that he/she was authorized to 
execute said Lease for said entity. 

I certify that I know or have satisfactory evidence that the person appearing before me and making this 
acknowledgment is the person whose true signature appears on this document. 

' 
n and for __!}ii-:U~~!L::'.!::'.LJ:.......i,1!!~~198'~~~~~~~1!::.~=-

Notary Public: 
My commission expires /.;

1
/ }_.g/1 '20/ Cf State ofWuhloato:i. 

KARLA MIA GRAV 
MV OOMMtatlON iXPIR&S 

Jun, 11, I01t 

(03114040.00CX;I )2 I 32 



STATE OF 

COUNTY OF 

) 
) ss. 
) 

(Acknowledgement for Tenant) 

On this ___ day of____________ , before me, a Notary Public in and 
for the State of duly commissioned and sworn, personally 
appeared to me known to be tile 
_______________ of the entity that executed 
the foregoing Lease as Tenant; and acknowledged the same as the free and voluntary act and d~ of said 
entity for the uses and purposes therei.n mentioned. and on oath stated that he/she was authorized to 
execute said Lease for said entity. 

I certify that I know or have satisfacto~y evidence that the person appearing before me and making this 
acknowledgment is the person whose true signature appears on this document. 

WITNESS my hand and official seal the day and year in this certificate above written. 

[Signature] [Printed Name) 

NOTARY PUBLIC in and for ------------'residing at. _________ _ 

My commission expires ____ _ 
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EXHIBIT A 
SEATTLJE MUNIClPAL TOWER LEASE 

FLOOR.PLAN OF THE PREMISES 
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EXlllBITB 
SEATTLE MUNICIPAL TOWER LEASE 

TENANT IMPROVEMENT REQUIREMENTS 

A. DEFINITION OF TENANT IMPROVEMENTS. 

Landlord is making the Premises available to Tenant in "AS JS" condition. As used in this 
Exhibit B, "Tenant Improvements" means all alterations, improvements and installations to the 
Premises to be completed by Tenant. Unless the Lease includes a tenant improvement allowance, 
all alterations, imp(ovements, and installations shall be at Tenant's sole cost. All Tenant 
Improvements shall be subject to th1e terms of the Lease and this Work Letter. 

Certain conditions, materials, and p1roduots are defined in the Seattle Municipal Tower Tenant 
Improvement Manual (the "Building Standard"), as it may be amended by Landlord from time to 
time. All Tenant Improvements shall! comply with the Building Standard in effe.ct .at the time of 
the work for all alterations to any portion of the walls; ceiling; floor; electrical distribution 
equipment; heating and air conditioning equipment and ducting, including but not limited to 
standard size variable air volume air terminal units; restrooms; drinking fountains; fire and life 
safety equipment; telephone service to the telephone closet located within the core area of the 
Building; and the basic sprinkler dis:tribution grid. Before making any upgrade or other departure 
from Building Standard, Tenant sha II obtain Landlord's and, if applicable, Landlord's Architect's 
approvaJ and Tenant shall pay the cost:thereof pursuant to the terms of Section C.2 of this 
Exhibit (Non-Building Standard items are sometimes referred to here as "special" items.) 

Unless expressly provided otherwise in the main body of the Lease, Tenant, rather than 
Landlord, shall be responsible for the cost of all Tenant lmprovements, which jncludes but is not 
limited to the following items; 

1. All partitioning (solid, glazed or othcrwis~)1 including walls separating the 
Premises from the space to be occupied by other tenants in the Building, all partitioning within 
the Premises; and the walls separating the Premises from the public corridor. 

2. Paint or other wall coverings, all of which shall be subject to Landlord's approval 
prior to application or installation. Painted walls shall receive at least one prime coat and one 
finish coat. The brand of paint shall be Building Standard or an equivalent brand subject to 
Landlord's prior approval. 

3. Doors, door frames, relite frames and door hardware. 

4. Ceiling, including suspension system~ hangers and fLnish materials. 

5. Cabinetry and millwork. 
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6. Carpeting, pad or other floor covering. 

7. Window coverings for exterior windows as designated by Landlord . 

8. Light fixtures, including Building Standard fixtures and switching, all in 
accordance with applicable Seattle codes and the Energy Edge Program. 

9. Electrical receptacles:, wiring and conduit from electrical panels to electrical 
receptacles and light fixtures, and other electrical items. 

10. Mudrings and pullstrings for telephone and computer receptacles. Tenant is 
responsible for Tenant's telephone and computer equipment, service and cabling. Tenant shall 
select a telephone system and coordinate its installation with Landlord. 

11. Air tenninal units including related d ucting, round low pressure run out ducting, 
flexible ducting, diffusers and any other items for heating and air conditioning. 

12. Modifications to the :sprinkler distribution system and installation of sprinkler 
heads, emergency speakers, exit sig111s and fire extinguishers and cabinets within the Premises. 

13. All removal of debri~. for any item ctf work installed pursuant to Section B, of this 
Exhibit. 

14. The fees due for any architectural or interi.or design services provided with respect 
to the Premises including but not limited to the fumisnings, furni ture, art work, fixtures, 
equipment, and other personal pro~:rty therein. 

15. All Washington Stat~, sales tax applicable to Tenant Improvements made to the 
Premises. 

16. The fee charged by Landlord's architect for the reviewing on Landlord's behalf, 
Tenant's proposed plans and specifications for the Tenant Improvements. 

17. All signage in excess of that provided by Landlord under the Lease. 

C. DESIGN OF TENANT IMPROVEMENTS. 

I. Landlord Approval of Desigin of Tenant Improvements. 

a. Responsibility of Tenant for Contract Documents. As used in this Exhibit B. 
"Contract Documents" means all dncuments required by Landlord for review in order to approve 
the Tenant Improvements prior to installation, including but not limited to contractor proposals, 
working drawings, specifications, engineering drawings and any other document representing the 
Tenant Improvements. «final Contract Documents''- means the final for construction version of 
the Contract Documents which has been approved by Landlord. The Contract Documents shall 
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comply with the requirements of Section 12 of the Lease and this Exhibit B. For Tenant 
Improvements which are not Substantial Alterations (defined in Section C.l.b), Tenant shall 
submit to Landlord the Tenant's contractor proposal with itemized bid categories and any other 
information reasonably requested by LandJord in order to approve the proposed Tenant · 
Improvements. 

b. Substantial Alterations. The requirements in this Section shall be followed 
for any Substantial Alteration. As u1sed in this Section, ''Substantial Alteration" means any 
alteration to the Premises which (i) in any way modifies, connects with, or relates to the Building 
mechanical, e lectrical, or structural systems, or (ii) relocates walls or utilities. "Substantial 
Alteration" does not include replaciing flooring or carpeting, installing fixtures which may be 
removed without damage to the surrounding areas, painting, or installations which do not alter 
any utility or Building system. Ternant shall cause Tenant's architect to submit two (2) blackline 
sets of Contract Documents to Landlord, Landlord shall have ten days to review and return one 
(I) marked 11n set of f'.ontrac:t Oor.11.mP.nti:: to T P.n:mt's ::irr.hitP.c:t· PrnviclerL thi'I I if ~lr11r.h 1r::i I nr ,-/ .. __ .. ___ . r --- -- __ ..... _ ... - ---··· .... -·- ··- ·- - - ... -~-~- - - ... . --... , ... - .... ... ·=---, -·- _.., --· ------· - -
mechanical work i.s proposed, and Landlord, in the exercise of its discretion, requires 
consultation with Landlord's structural engineer or mechanical engineer to evaluate the Contract 
Documents. Landlord shall give no1tice to Tenant's architect of such need, and Landlord shall 
have up to an additional thirty (30) days for its review of the Contract Documents. Tenant's 
architect shall incorporate Landlordl's comments into the proposed Final Contract Documents and 
submit two (2) complete sets of the proposed Final Contract Documents, as modified, to Tenant. 
Tenant shall have ten days to review and approve the modified Final Contract Documents. 
Tenant shall indicate its a.pproval by signing the cover sheet of the modified Final Contract 
Documents and returning one (1) complete set to Landlord and one to Tenant's architect. The 
Final Contract Documents, as modified to incorporate Landlord 's comments, shall be prepared in 
accordance with the standards developed by the Landlord including common symbols, legends 
and abbreviations together with information required to obtain a building permit. Unless 
otherwise approved by Landlord, thte Final Contract Documents, as approved and signed by 
Tenant, shall include: 

(I) Archi.tectural Floor Plan: A plan, fully dimensioned, showing 
partition layout and type identifying each room with a number and each door with a number and 
the extent of floor finishes, casework, relites., etc. Plumbing requirements must also be noted on 
this plan. This plan shall indicate HY AC zoning requirements. 

(2) Refl.ected Ceiling Plan: A plan showing all Building Standard and 
special ceiling conditions and materials. This plan shall include the location and type of all 
Building Standard and special light fixtures including switching, together with a le.gend 
indicating fixture type, quantity of fixtures, and connected wattage of each fixture as necessary 
for compliance with The City of Seattle codes. 

(3) Elect1ricaJ, Telephone and Computer Receptacles Plan: A plan 
locating all power, telephone and cpmputer requirements dimensioned to give exact location of 
receptacle, height above concrete slabs and position from a comer. This plan shall identify all 
dedicated circuits and identify all p1:>wer receptacles greater than 120 volts. For equipment 
utilizing receptacles that require dedicated circuits and/or that require greater than 120 volts, 
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Tenant shall specify the type of equipment, the manufacturer's name and model number. The 
plan must also identify the name of the manufacturer of the phone and computer system to be 
used and the power requirements, siize and location of its primary equipment. 

(4) Furniiture Layout: Basic layout showing furniture location. 

(S) Millwork/Casework Details: Complete elevations, sections and 
construction details of all special mill work including but not limited 10 cabinets, paneling, trim, 
bookcases, doors, door frames and relitc frames. 

(6) Hardware Specifications and Keying Schedule: Complete 
specifications for all special hardwa1re. Key ways in special locks must be compatible with 
building master key system. The keying schedule must indicate which doors are locked and 
which keys open each lock, together wi1h a symbol indicating which side of the door is to be 
locked to prohibit entry. 

(7) Room Finish and Color Schedule; Signage: Complete information 
showing on the drawings the location and specifications for all finishes including wall, floor 
covering, wall base, ceiling and spedal conditions; as well as the size, design, method of 
installation, and desired location of all signage. 

(8) Construction Notes and Specifications: Any special notes required 
and complete specifications for all S1pecial items including but not limited to instructions for 
bidders, speciaJ conditions incorporating the AJA standard form of general conditions and 
technical specifications for all special Building work. 

(9) Structural Drawings: If required, Tenant shall engage the services 
of its st ructural engineer, a separate structural permit will be obtained, and the cost of those 
services and pennits shall be includ1ed in the cost of Tenant Work. A drawing will be prepared 
for L andlord's review, indicating the extent of structural modifications proposed for the 
Premises. 

(I 0) Mech.anical Drawings: Tenant shall engage the services of its 
mechanical engineer, separate plumbing and HVAC permits will be obtained, and the cost of 
those services and permits shall be included in the cost ofTenant Work. Drawings shall be 
prepared for Landlord's review indicating plumbing and HVAC requirements as follows: 

(a) Plumbing: Clearly indicating all waste, vent and water 
requirements, locations and connections to stub-outs located at the Building core. 

(b) HVAC: Clearly indicating the basic system, modifications 
to the basic system ifrcquired, inclutding any special cooling or stand-alone system, special 
ventilation system. and supply air diiffusers, return air grilles and space temperature sensors. 

2. Delays and Costs. sh.all be responsible for all costs of design of Tenant 
Improvements, including delays ancl additional costs necessary for Landlord' s review and 
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approval of the Tenant Jmprovememts, including but not limited to tbe fees of Landlord's 
architect, except to the extent any costs result from Landlord's failure to review and to approve or 
comment upon the Contract Documents within the tune provided herein, unless the delay is 
attributable to Tenant. Tenant shall reimburse Landlord for any such costs upon the 
commencement of the Lease Tenn or within thirty days of invoice. The Rent Commencement 
Date shall not be delayed as a result of delays to the design or completion of Tenant 
Improvements, unless and to the extent such delays are the result of Landlord's failure to review 
and approve the Contract Documert1ls or to perform any other obligation of Landlord herein. 

3. Notice to Proceed and Approval. Once Landlord reviews and approves Tenant's 
Contract Documents and determines that any other requirements under this Exhibit B are 
satisfied, Landlord shall provide Te1aant notice to proceed. Landlord's approval of the Contract 
Documents under the Lease is for Landlord's own purposes in managing the Building, and shall 
not constitute an opinion or representation by the City of Seattle as to the Contract Documents' 
.... ;;,,~-1!,..-,.. ....... ..!+.\... ,..._ ,, , 1 ..... . . -- --...1.:--- ........ - - •t...-:_ -.J--........ ....._ .. £'-- -•ti.-.... .._L ...... - •L- -··--- --- ,,... _i:'----- _: ..... -
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the Building, and such approval sha.11 not create or fonn the basis of any liability on the part of 
the City for any injury or damage resulting from any inadequacy or error therein or any failure to 
comply with applicable law, ordinar1ce, rule or regulation. 

D. CONSTRUCTION OF TENANT WORK. 

I. Landlord's Contractcir. Tenant shall contract for all Tenant Improvements, 
provided that all work shall be pe,formed only by Landlord's approved Building contractor(s) 
("Approved Contractor(s)") or in conformance with Part F. Special Conditions below. 

2. Work to Comply witfa final Contract Documents. All Tenant Improvements sha11 
be completed according to the Final Contract Documents. Once the Landlord approves the Final 
Contract Documents, Tenant shall diligently prosecute the work and shall not make any changes 
without first obtaining Landlord's wTitten approval. If Tenant submits any proposed changes to 
the Final Contract Documents, Landllord shall have ten ( I 0) days to review and comment on the 
proposed changes. 

3. Tenant's Network Facilities. Tenant shall be solely responsible for its telephone, 
computer, and data network system, including selection of equipment, installation, and cost 
Responsibility for telecommunicatic,ns and internet service is addressed in Section 9 of the 
Lease. Information concerning network equipment size, weight, and electrical and cnv1ronmental 
requirements must be provided to Landlord's Architect during the planning phase, and Tenant 
shall coordinate installation of the rn!twork system with Landlord's Tenant Jmprovement 
Coordinator during the construction phase. 

E. GENERAL CONDITIONS. 

The following provisions shall be applicable to all Tenant Improvements. 
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1. All work shall be completed in compliance with all applicable laws and 
regulations, including the requireme,ots of any permits. If a building permit is required, no work 
shall begin until Tenant or its contraictor has obtained a valid building pennit and provided a 
copy to Landlord. Tenant acknowledges and agrees that Landlord's review and approval of Final 
Contract Documents is for Landlordl's own purposes, and notwithstanding any failure by 
Landlord to object to any such work, Landlord shall have no responsibility for Tenant's failure to 
complete all work in compliance with all applicable Jaws, regulations, and permits. 

2. All work by Tenant or Tenant's contractor shall be scheduled through Landlord. 

3. Tenant or Tenant's ccmtractor shall arrange for necessary utility, hoisting and 
elevator service with Landlord and shall pay such reasonable charges for such services as may be 
charged by Landlord. 

4. Tenant shall oromotlv reimburse Landlord for costs incurred by Landlord due to 
a I 1' .-

faulty work done by Tenant or by any of its contractors, or by reason of any delay caused by 
such work, or by reason of inadequa1te clean up. 

5. Tenant shall be. responsible for the payment to Landlord, as an Additional Charge, 
of any increase in Building energy costs attributable to special li'ghting or equipment as provided 
for in Section 9.B (1) of the Lease. Lighting which is inconsistent with Seattle's Energy Code or 
the Energy Edge Program shall not be installed without the prior approval of Landlord and 
Landlord's Architecl, which may be withheld in the sole discretion of Landlord. 

6. Tenant and Tenant's contractors shall keep the Building and the Premises free of 
liens arising out of Tenant's contractor's work and that of every subcontractor or supplier, all as 
provided under Section 8.C of the Lease. 

7. If Landlord is providing a Tenant Improvement Allowance, the following 
conditions apply: 

(a) Tenant shall require its contractor to pay prevaiJin,g wages and 
comply with Washington's Prevailing Wage Statute, Revised Code of Washington 
Chapter 39.12. The prevailing wage rates rnay be found at: 

http://Jni.wa.gov/TradesLicensing/Prev Wage/W ageRates/dcfau It.asp 

(b) after c:ompletion of the Landlord-approved Tenant Improvements 
eligible for the Tenant Improvement Allowance, Tenant shall submit its reimbursement 
request to Landlord, which riequest shall be accompanied by true and accurate copies of 
(i) all contractor invoices, wl~ich shall include sufficient detail to demonstrate the specifi c 
work and charge. (ii) evidence of compliance with the Prevailing Wage Statute1 including 
copies of contractor's filed intents and aftidavits of prevailing wages paid, and (iii) and 
any back-up receipts or otheir records reasonably requested by Landlord to substantiate 
the Tenant Improvement costs. Landlord shall reimburse Tenant within thirty (30) days 
of receipt of all required invoices and records, up to the amount of the Tenant 
Improvement Allowance. 

(0311404CH.,OCX, t }2 } 6 



F. SPECIAL CONDITIONS. 

If a portion of the Tenant Improvements or any other installation within the Premises is to be 
performed by someone other than Approv,cd Contractors, then the following tenns and 
conditions shall apply: 

I. Such work shall proc:eed upon Landlord's written approval of (i) Tenant1s 
contractor; (ii) Tenant's all risk property insurance required under Section 16 of the lease, (iii) 
any additional public liability and p,roperty damage insurance to be carried by Tenant's 
contractor which is satisfactory to Landlord and which names the City as an additional insured; 
a nd (iv) if applicable, the amount of general conditions to be paid by Tenant to Landlord for the 
service(s) still provided by an Approved contractor. 

'"I l&r - -- , .. ! .-..-1 L - · T' _ .... ..JI _ ._.J __ : __ _ • - - ---- - - ---- - --• -C--.. ..... . _ _ 1. - - ••- - n ,_ ___ : __ _ ~- · 
... u rcy1.11n::u oy L i:Ulu auru, pnor lU curnmcm.;erm::rn 01 auy WlffK un me rremrnes oy 

Tenant or any Tenant's contractor, Tenant and Tenant1s contractor shall enter into an indemnity 
agreement and a lien priority agreement satisfactory to Landlord indemnifying and holding 
harmless Landlord for any liability, losses or damages directly or indirectly from lien claims 
affecting the land, the Building or the Premises arising out ofTenant's or Tenant's contractor's 
work or that of every subcontractor or supplier, and subordinating each such I ien to the liens of 
construction and permanent financing for the Building. 

3. Landlord shall have the right to post a notice or notices in conspicuous places in 
or about the Premises stating that th1e Landlord is not responsible for the work being perfonned 
therein. 
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EXHIBITC 
SEA1CTLE MUNICIPAL TOWER 

BUILDING 
RULES 

1. Except as specifically provided in the Lease to which these Rules are attached1 no 
signs, a-frames, sandwich boards, banners, placards, pictures, advertisements, names or 
notices shall be installed or displlayed on any part of the outside or inside of the Building 
without the prior written consenll of Landlord. Landlord shall have the right to remove, at 
Tenant's expense and without n0ttice, any sign installed or displayed in violation of this 
rule. All approved signs or lettering on doors and walls shall be printed, painted, affixed 
or inscribed at the expense of Te:nant by a person approved by Landlord. 

2. Tenant shall not attach, hang, place, use, or allow curtains, draperies, blinds, 
shutters, shades, screens or othei: coverings, hangings or decorations in connection with 
any window or ceiling of the Building without the prior written consent ofthe Landlord; 
which Landlord may withhold in its sole and absolute discretion. With the prior w.-itten 
consent of Landlord, such items shall be installed on the office side of Landlord's 
standard window covering and shall in no way be visible from the exterior of the 
Building. Tenant shall not alter or remove any exterior window glass of the Building for 
any reason. 

3. Tenant shall not obstruct any sidewalks, halls, passages, exits, entrances, elevators 
or stairways of the Building. The common area halls, passages1 exits, entrances, 
elevators, escalators and stairways are open to the general public, and are open to 
Tenant's business invitees, subject to these rules. Landlord shall in all cases retain the 
right to control and prevent acce:ss by all persons whose pres,ence in the judgment of 
Landlord would be prejudicial tc:, the safety, character, reputation and interest of the 
Building and its tenants~ providiing that nothing hereio contained shalJ be construed to 
prevent such access to persons with whom any tenant normally deals in the ordinary 
course of business, unless such persons are engaged in illegal or unlawful activities. No 
tenant and no employee or invite:e of any tenant shall go upon the roof of the Building 
unless approved by Landlord. 

4. Landlord provides a Building directory for displaying the name (or at Tenant's 
request, Tenant's trade name) and location of each tenant, and Landlord reserves the right 
to exclude any other names from the directory. Any additional name that Tenant desires 
to display in tbe di rectory must first be approved by Landlord and, if so approved, a 
charge will be made for each additional name. 

5. L andlord will furnish Tenant, free of charge, keys to each door lock in the 
Premises. Landlord will also provide for each person occupying an office in the Premises, 
one electronic Building security system access card that permit,; access to the Building 
and control of the elevator to the Premises dt1ring the evenings and over weekends when 
the Building is not normally opein for business. Landlord may impose a reasonable charge 
for any additional key or Buildin.g security system access card requested by Tenant. 
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Tenant shall not alter any lock or install a new additional lock or bolt on any door of its 
Premises. Tenant1 upon the expiration or earlier term1nation of its tenancy, shalJ deliver to 
Landlord all Building keys that have been furnished to Tenant, and all Building security 
system access cards. In the event any keys or Building security system access cards so 
furnished are not returned as required, Tenant shall pay the then-current lost key or Lost 
card charge as established by Landlord. Tenant may not install its own security system 
without prior approval by Landllord, which shall not be unreasonably withheld, provided 
that Landlord shall have access to such security system and the Premises without charge. 

6. If Tenant requires teJcco,mmunications, internet, burglar alarm, panic al.arms or 
similar services, it shall first ob1tain, and comply with, Landlord's instructions as to their 
installation. 

7. The Building freight elcvator(s) shall be available for use by all tenants in the 
Building, subject to such reasonable scheduling as Landlord, in its discretion, shall deem 
annrnnn<>fP I lcP nf' f'rPioht PIP,rntn.-c, ic rPctrir,tprl tn TPn,:ontci thM ArP tnan~nrt1no l<>rOPr 
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items or carts only, not for pass,~nger use. No equipment, materials, furniture, packages, 
supplies, merchandise or other property will be received in the Building or carried in the 
elevators except between such hours and in such elevators as may be designated by 
Landlord. Tenant's initial move in and subsequent deliveries and removals of heavy or 
bulky items, such as furniture, safes and similar items shall, unless otherwise agreed by 
Landlord, be made during the hours of 6 P ,M. to 6 A.M. or on Saturday or Sunday and 
subject to such limitations as La1ndlord may impose. Deliveries during normal office 
hours shall be limited to nonnal office supplies and other small items. No delivery shall 
be made that impedes or interferes with any other tenant or the operation of the Building. 
ln its use of the loading areas for the Building, Tenant shall not obstruct or permit the 
obstruction of said loading area$, and at no time shall Tenant park vehicles there except 
for loading and unloading. 

8. Tenant shall not place a load upon any floor of the Premises that exceeds the load 
per square foot that such floor was designed to carry and that is allowed by law. Landlord 
shall have the right to prescribe the weight, size and position of all equipment, materials, 
furniture or other property brought into the Building. Heavy objects shall, if considered 
necessary by Landlord, stand on such platfonns as determined by Landlord to be 
necessary to properly distribute the weight, which platforms shall be provided at Tenant's 
expense. Any business machine or mechanical equipment belonging to Tenant that causes 
noise or vibration that may be transmitted to the structure of the Building or to any space 
therein, to such a degree as to b1~ objectionable to Landlord or to any tenant in the 
Building, shall be placed and maintained by Tenant, at Tenant's expense, on vibratlOn 
eliminators or other devices sufficient to el iminate noise or vibration. Every person 
employed to move such equipment in or out of the Bu\lding' must be acceptable to 
Landlord. Landlord will not be iresponsible for loss of1 or damage to, any such equipment 
or other property from any cause,, and all damage done to th.e Building by maintaining or 
moving such equipment or othe.r property shall be repaired at Tenant' s expense. 
9. Tenant shall not use or store or pennit to be used or stored in the Premises any 
kerosene, gasoline or tlammabl<~ or combustible fluid or gas other than those used in non-
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Office Premises for cooking. Te:nant shall not permit or allow the Premises to be 
occupied or used in a manner offensive or objectionable to Landlord or any other 
occupant of the building by reason of noise, odors or vibt"ations from the Premises. 

JO. Tenant shall not bring into or keep on or about the Premises any animal othe.r than 
a service animal. Landlord's rut,es regarding service animals are detailed in a separate 
policy document and is made a part of these rules by reference. 

11 . Tenant shall not use any method of heating or air conditioning other than that 
supplied and/or approved by La111dlord. No portable fans, heaters, humidifiers, misters, or 
air-conditjoners are allowed in building, tenant spaces or tenant desks at any time. 

I 2. Tenant shall not waste electricity, water or air conditioning and agrees to 
cooperate fully with Landlord to assure the most effectrve operation oftbe Building's 
heating and air conditioning andl to comply with any governmental energy-saving rules, 
l:iws or regulations nf whi~h T P.11:mt h M ::id1rnl nnti r.P., iinn ,;;hi:ill rP.frain frnm ::itt"'m..pting 
to adjust controls. Tenant's sham not obstruct, conceal or close any ceiling heating or 
cooling vents at any time. Tenant shall keep corridor doors closed, and shall close 
window coverings at the end of,each business day. 

13. Landlord reserves the right to select the name of the Building and to make such 
change or changes of name as it may deem appropriate from time to time, and Tenant 
shall not refer to the Building by any name other than: (i) the names as selected by 
Landlord (as same may be changed from time to time), or (ii) the postal address, 
approved by the United States p;ost Office. Tenant shall not use the name of the Building 
in any respect other than as an address of its operation in the Building without the prior 
written consent of Landlord, wh ich Landlord may withhold in its sole and absolute 
discretion . Landlord reserves the right, exercisable without notice and without liability to 
Tenant, to change the street address of the Bui !ding. 

14, Landlord reserves the right to exclude from the B uilding between the hours of 7 
P.M. and 7 A.M. the following dlay, or such other hours as may be established from time 
to time by Landlord, and on Sundays, Saturday's and legal holidays, any person unless 
that person is known to the person or employee in charge o f the Building and bas a pass 
or is properly ident ified. Tenant shall be responsible for all persons for whom it requests 
passes and shall be liable to Landlord for all acts of such persons. Landlord shall not be 
liable for damages for any error with regard to the admission to or exclusion from the 
Building of any person. Landlord reserves the rig ht to prevent access to the Building in 
case of invasion, mob, riot, public excitement or other commotion by closing the doors or 
by other appropriate action. 

15. Tenant shall close and lock the doors of its Premises and entirely shut off all 
water faucets or other water apparatus, lights1 and gas outlets before Tenant and its 
employees leave the Premises. Tenant shall be responsible for any damage or injuries 
sustained by other tenants or occupants of the Building or by Landlord for Tenant's 
noncompliance with this ru le. 
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16. The toilet rooms, toilets, 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 in them. The expense of any breakage, stoppa,ge 
or damage resulting from violatiion of this rule shall be borne by the Tenant who, or 
whose employee or invitee, caused it. 

I 7. Tenant shall not make any room-to-room solicitation of business from other 
tenants in the building. Tenant shall not use the Premises for any business or activity 
other than that specifically proviided in Tenant's Lease. Conditions of use for all building 
general use confecence rooms are posted in each conference room; Tenants are required 
to comply with those conditions. 

18. Except as permitted in tbe Lease or approved in writing by Landlord, Tenant shalJ 
not install any radio or television antenna, loudspeaker or other devices on the roof or 
__ _ ..._ __ : _ _ ---- •• - ... .l:' ... L - n .. : 1 .J! _ _ ~ ·----"" -L - 11 _ _ .._ ! ..... - .~- --- ---~,---1- __ J!_ --- .... - • - -- ~ -~- _ exu~nur wau:s u1 Ult: ouuumg. 1 t:nanl snau mn 1m1:ne::re wnn f'dUIO or (e1ev1s10n 
broadcasting or reception from or in the Building or elsewhere, 

19. Tenant shall not mark, d.Jrive nails, sc,:ew or drill into the partitions, woodwork or 
plaster. or in any way deface the: Premises or any part thereof, except in accordance with 
the provisions of the Lease perta1ining to alterations, Landlord reserves the right to direct 
electricians as to where and how telecommunications & data cabling are to be introduced 
to the Premises. Tenant shall nolt cut or bore holes for wires. Tenanl shall not affix any 
floor covering or paint to the floor of the Premises or any wall or ceiling coverings in any 
manner except a~ approved by Landlord. Tenant shall repair any damage resulting from 
noncompliance with this rule. 

20. Tenant shall not install, maintain or operate upon the Premises any vending 
machine, video game or other coin-operate<! or coin-activated device without the written 
consent of Landlord. 

21 . Canvassing, soliciti ng anid distribution of any handbill or any other written 
mat~rial and peddling in the Building are prohibited, and Tenant shall cooperate to 
prevent such activities. 

22. Landlord reserves the tight to exclude or, expel from the Building any person 
who, in Landlord's judgment, is intoxicated or under the influence of any liquor, 
marijuana, o r illegal drug or who is in violation of any of the Rules of the Building. 

23 . Tenant shall store all its ttrash, recycling, and compost within its Premises or in 
other facilities provided by Landlord. Tenant shall not place in any trash box or 
receptacle any material that cannot be disposed of in the ordinary and customary manner 
of trash disposaL All trash, recycling, and compost shall be disposed of in accordance 
with directions issued, from time to time, by Landlord. 
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24. The Premises shall not be used for lodging or for manufacturing of any kind, nor 
shall the Premises be used for any purpose other than the Pennitted Use or any use 
offensive to the community around Building. 

25. Tenant shall not use in a.ny space or in any public hall of the Building, any hand 
truck except one equipped with rubber tires and side guards or such other 
material-handling equipment as Landlord may approve. Hand trucks are only to be used 
in the buildings freight elevators and not the passenger elevators. Tenant shall not bring 
any other vehicle, bicycle, skateboard, or Segway of any kind into the Building. Landlord 
has designated secured bicycle cages in the Parking Garage for Tenants use as necessary. 

26. Tenant shall comply with all safety, fire protection and evacuation procedures and 
regulations established by Landllord or any governmental agency. 

27. Tenant assumes any and all responsibility for protecting its Premises from theft, 
burelarv and oilferaee. which includes keeoinrz doors and other means of entrv to the 

""". ., .a .._.. ~ • V -- - - - - --- .., ·- -- --

Premises closed and locked. 

28. Landlord may waive any one or more of these Rules for the benefit of Tenant or 
any other tenant-. but such waiver by Landlord shall not be construed as a waiver of such 
Rules for any other tenant, nor prevent Landlord from thereaftel' enforcing any such 
Rules against any or all of the tenants of the Building. 

29. These Rules are in addition to, and shall not be construed to in any way modify or 
amend, in whole or in part, the t,:mns, covenants, agreements and conditions of Tenant's 
Lease of its Premises in the Building. Where there is a conflict between the Tenant's 
Lease and these Rules, the Tenaint's Lease shall control and take priority over these rules. 

30. Landlord reserves the ri!!;ht to make amendments to these rules or make such other 
reasonable Rules as, in its judgment, may from time to time be needed for safety and 
security, for care and cleanlines~; of the Building and for the preservation of good order 
therein. Tenant agrees to abide by all such Rules hereinabove stated ahd any additional 
rules that are adopted. 

31. Tenant shall be responsible for the observance of all of the foregoing rules by 
Tenant's employees, agents, clients, customers, invitees and guests. 

32. Smoking, vaporizing, or use of an electronic cigarette or like equipment is not 
permitted in any public or Tenant areas inside the building. Public areas include lobbies) 
restrooms, hallways, stairwells and garage. Smoking, vaporizing, etc. is also not 
permitted on any of the exterior plaza levels, except for areas designated by the Landlord .. 
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Additional Rules for Office Premises 

33. An Office Premises is a Premises where neither food service nor retail sales are 
included in the Permitted Use in Section I .K. of the Lease. 

34. All cleaning and janitorial services for the Building and the Premises shall be 
provided exclusively through Landlord, and except with the written consent of Landlord, 
no person or persons other than those approved by Landlord shall be employed by Tenant 
or permitted to enter the Building for the purpose of cleaning the same. Tenant shall not 
cause any unnecessary labor by carelessness or indifference to the good order and 
cleanliness of the Premises. 

35. Tenant shall not obtain for use in an Office Premises ice, drinking water, food, 
bev.erage, towel or other similar services or accept barbering or bootblacking service 
upon the Premises, except at suc:h hours and under such rules as may be fixed by the 
Landlord. 

36. An Office Premises sha11 not be used for the storage of merchandise held for sale 
to the general public. 

37. Tenant shall not use or keep in an Office Premises any kerosene, gasoline or 
flammable or combustible fluid or material other than ttiose limited quantities necessary 
for the operation or maintenancl~ of office equipment. Tenant shall not use or permit to be 
used in the Premises any foul or noxious gas or substance. 

38. No cooking shali be done or permitted on an Office Premises without Landlord's 
consent, except that use by Teniint of equipment with auto shot off capability for brewing 
coffee, tea, hot chocolate and similar beverages, or use of a microwave oven for 
employee use shall be permitted!, provided that such equipment is in good condition and 
the equipment and use is in accordance with all applicable federal. stale) county and city 
laws, codes, ordinances, rules. Said equipment shall be located in Tenant identified 
break/kitchen areas only. Plumbed auto-ice making equipment is also not permitted 
unless equipment is part of a refrigerator/freezer combo. Tenant shalt at no time have any 
personal brewing equipment at TenanCs work desk/cubical ar.eas. 
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