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Max Jaéobs :
DPR Elliott Bay Office Space Lease ORD
Dlc

CITY OF SEATTLE

ORDINANCE \ 3\5 % 0 a\
COUNCIL BILL / ( ?L{ 8 5

AN ORDINANCE authorizing the Superintendent of Parks and Recreation to execute a lease
agreement between the City of Seattle and Selig Holdings Company, LLC, a Delaware
limited liability company, for office space in the building located at 300 Elliott Avenue
West, commonly known as the Elliott Bay Office Park; and ratifying and confirming
certain prior acts.

WHEREAS, since 1998, staff from the Department of Parks and Recreation (DPR) has occupied
leased office space in the building located at 800 Maynard Avenue South in Seattle’s
International District, commonly known as the RDA Building; and

WHEREAS, the City’s current lease in the RDA Building expires in November 2019, which
prompted DPR to engage the services of the Department of Finance and Administrative
Services (FAS) to assist in reviewing office space options including securing a new lease
at the RDA Building, identifying space in a City-owned building, or finding potential
new private office space locations; and

WHEREAS, there is insufficient office space available for DPR in City-owned property; and

WHEREAS, FAS and DPR requested proposals from the owners of the RDA Building and from
several other buildings in order to identify the best and most financially appropriate
office space option to meet DPR’s operational needs; and

WHEREAS, it is the conclusion of FAS and DPR that the best available option for meeting
DPR’s business needs is to lease office space in the Elliott Bay Office Park building; and

WHEREAS, the City and Selig Holdings Company, LLC have reached an agreement to lease

28,000 square feet of office space, increasing to 32,000 square feet within five years of

lease commencement with an option for an additional expansion, in the Elliott Bay Office
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Max Jacobs
DPR Elliott Bay Office Space Lease ORD
Dic

Park building for a term of 15 years at the current market rate, with two options to extend

the lease for additional periods of five years each; and
WHEREAS, City Council approval is required for this lease agreement to become effective;

NOW, THEREFORE,

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:

Section 1. The Superintendent of Parks and Recreation (“Superintendent”), or the
Superintendent’s designee, is authorized to execute for and on behalf of The City of Seattle
(“City”) the Lease Agreement between the City, as tenant, and Selig Holdings Company, LLC,
as landlord, in the form attached as Attachment 1 to this ordinance and identified as “Lease
Agreement,” providing for the City’s use and occupancy of a portion of the real property located
at 300 Elliott Avenue West.

Section 2. The Superintendent or the Superintendent’s designee is further authorized and
directed, for and on behalf of the City, to make technical, conforming or otherwise nonmaterial
changes to the Lease Agreement, and to execute, deliver, administer and perform such ancillary
agreements or documents or to take such other actions as in the Superintendent’s or designee’s
judgment may be necessary, appropriate, or desirable in order to carry out the terms and
provisions of, and complete the transactions contemplated by, this ordinance.

Section 3. The initial term of the Lease Agreement is for 15 years, beginning on the
commencement date specified in the Lease Agreement. The Superintendent or the
Superintendent’s designee is authorized to extend the term of the lease for up to two additional
five-year extensions, as determined by the Superintendent to be in the best interest of the City, on

the terms and conditions provided in the Lease Agreement.
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Section 4. The City’s initial leased premises consist of 28,000 square feet and will
expand to 32,000 square feet five years after lease commencement, unless the City exercises an
option to expand the space earlier. The Superintendent or Superintendent’s designee is
authorized to exercise this option to expand the leased premises at such time as the
Superintendent determines to be in the best interest of the City. The Superintendent or
Superintendent’s designee is further authorized to exercise an additional option to expand the
leased premises, if and when determined by the Superintendent to be in the best interest of the
City, on the terms and conditions provided in the Lease Agreement.

Section 5. The rental payments contemplated by the terms of the Lease Agreement
authorized in Section 1 of this ordinance shall be charged to the appropriate expenditure
allowance or allowances in the budget of the Department of Parks and Recreation.

Section 6. Any act consistent with the authority of this ordinance taken after its passage

and prior to its effective date is ratified and confirmed.
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Section 7. This ordinance shall take effect and be in force 30 days after its approval by
the Mayor, but if not approved and returned by the Mayor within ten days after presentation, it
shall take effect as provided by Seattle Municipal Code Section 1.04.020.

s «
Passed by the City Council the i day of A (‘)Y \\ ,2019,

and signed by me in open session in authentication of its passage this 1—_' day of

Agh\ .2019.
(55 bl

President of the City Council

Approved by me this 5™ day of kel ,2019.

o) A/me

\Y\\

Filed by me this 5 day of P\(‘J Uh \ ,2019.

Monica Martinez Simmons, City Clerk

(Seal)

Attachments:
Attachment 1 — Elliott Bay Office Park Lease Agreement
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Att 1 - Elliott Bay Office Park Leat -zement

V1

ELLIOTT BAY OFFICE PARK
‘OFFICE LEASE

THIS LEASE, made the day of , by
and between SELIG HOLDINGS COMPANY, LLC a Delawaré limited Iiablllty company,.
whose address is 1000 -Second Avenue, Suite 1800 Seattle, Washington, 981041048,
hereinafter referred 1o as"Lessor’ and THE CITY OF SEATTLE, a municipal corporafion
of the.State of Washington herelnaﬂer referred to as 'Lesses".

1, DESCRIPT!ON Lessor in cons;deratmn ofthe agreements contamed

squarefeet (heréinaftei reféired o as "Premises“) situated an the 13 flor levél of the Elliott
Bay Office Park, 300 Elliolt Avenué West, City of Seattls, State -of Wasliington 98118,

(herelnafter, the “Buiiding"), which is depicted on Exhibit A -and the legal description of

which is;

Parcal. A: All of Block 9, D T. Denny s Walerfront: Addition to
the City of Seattle, accordmg to-the plat recorded In Volume, 2;
of Plats; Page.61, In King Courity, Washington

Parce(8: Block 161, Seattle Tidelands.
Suite 100

.As set forth below in Section 40, the Premises will be expandéd to Include the First Pocket

Space and at Lessee's efection (also. as set:forth below. in- Section 40) may be expanded
to include the Second Pdcket Space:

Lessor warrants to Lessee that the Usabte square foot measurements sef forth above are
measured pursuant to BOMA's 2017 version of Office Buildings: Standard of Measurement,

Lessor further warrants that it is the fee owner of thé Buildingand the real property onwhich’
the same’are located, dng that the Pretnises may lawfully be used for the-uses permitted.
under thls Lease.

2. TERM,. The ferm of this Lease shall be for a périod of one-hundred
eighty (180) months. commencmg the date ("Commencement Date”) that'is thé later of ()
November 1, 2019 aor (i) the date on-which Lessor achieves Substantial Gompletlon of the
Tenant Impravements, and ending one-Hundred sighty (180} months thereafter (such 180-
month {ermi, the “Initial Term", and together with any period after the Inifial Tém Lessee
remalns it occupancy of the Premises, the “Term).

Lessor shall ensure that Substantial Completion .oceurs by no Tater than
November 1, 2019, which completion-date:shall ba extended by events of Force. Majelre:
or Tendnt Delay; sis'defined below, for thie period of suth sventor delay. Lessor further:
agrees to deliver the Premises on the'Commencement Date in the condition. required by
Section 44 below.

For purposesiof the Leasg, the tenn “Fotce Majeurs” shall mean acts of
God, stﬁkes lockout, labor-troubles, riots, terrorism, inability to procure materials despite
commerc!ally reasonable efforts to do, orders or -directive of government -bodies.
including Clty ‘of Seattlé. review and other sivillar catises beyond.a parly's reasonable
conitrol. The term “Tepant Defay” shall mean the.failure of Lessee without the. fauit of
Lessorto provide construction documents to.Lessar on or before the date set-forth above
or any delay in fact to the extént caused by a change fequested. by Lessee to the
construction doocuments approved by Lessor, Lessor shall provide written notice t6
Lessee upon becoming aware. of any:potential event of Tenant Delay-or Force Majeure.

The tefin Subisfantial Completion shall mean that the Tenant Improvements
(as defined ini Exhibit D) are ct>mplete in all. material respedts, except for minor “punch

1
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list” items, and that Lessee has.full access:to and use ‘of the Prémises, Lessor shall
complete all punch list flems within tfilrty (30} days of oceupancy..

In'thie event'the Commenceétnent Date does hot occuf by November 1, 2019
(such date to be extended on:a day for day basis for any event-of Farce Majeure), then {i)
Lessea shall receive one. 1) day of abated Rent foreach-one (1) such day of delay, which
shall b credited agalnst Rent owing under the Iéase as of the Comimencement. Date and
(ii) Lessor shall reimbursg Lessep. within thirty (30) days. of receipt of invoice for all casts,
damages and-expenses-(including; without fimitation, any holdover premiums or‘damages)
reasonably incurred by Lessee as a result of such delay. Ifthe. Commencement Date does
not oceur by Decembér 1, 2019 (Such date to bé exiénded on a -day for day bagls for-any

‘event of Force Majeure), men in addition fo.the foreguxng. Lessee'may elect by written notice
1o Lessor {o terminate this Lease at any time priorto the Commencement Date occurring by
~provlding wiittén notice of termmaﬂon to Lessor.

3.  RENT, Lessee covénants'and agrees {o pay Léssor rent each month

i advance on the first day of each calendar month.-Rent shall'be compuited at the-annual

base renta) rate of $33.00 per usable ‘square foot.and shall increase annually on each
annivetsary of the Comiiencement Date by $1.00 per usable-squaré foot. Rent for any
fractional calendar month, at thé'beginning or'end of the'terri, shall be the prorated portion

‘of the rent computed on.an annyal basis. Lessee shall not be required to pay. any Rent on
‘a space pocket space until LESSGB commences to usa the same for normal Business
‘purposes, as sef forth bsléw in Sectiori 40.

4, FIRST RENTAL PAYMENT, Ugon the exagution of this Lease, Lessee
shall pay to Lessor the sum of $77,000, to be credited againstthe Rent first owing as of the
Commencement Date.

5.  USES; Lessee agrees thatLessee will use and ocoupy said Prémises
for general ofﬂces, storage; general muni¢ipal purposes and related purposes and for no
other purpioses wittiout Lessor's prior written consent,. which' shall fiot be unreasonably
withheld, conditioned of delayed.

Lessor agrees-{o construct and maintain the cormmon area conference room (* Conference
Roam") as depicted on the attached: Exhibit A, Lessershall have the nonexclusive right,

atno costio Lessee, to réserve and use the Conference Room from timé to time dunng the‘

Term, mcludmg both within and-outside.of normal business hours for the Buildirig: Lessee
shall be allowed 1o regeive use of the ‘Conference Room in advance {including thirty (30)

days or roré in advance) and miay reserve Conferenca Room use for evenings during the
week. Lessor acknowledges that use of the Conference Room throughiout the Termis a
‘material inducement to Lessee's entering into:this Lease and-agrees that the Conference

Room shall remain.available: for use by Lessee:throughoutthe Term. Lessee shall also.be

entitied to the nonexclusive use of the rooftop detlk-common area that Léssor will construct

and install no faterthan November 1, 2019,

The parties ackhowledge that Lessee may ‘Host meetings in the- Conference Room after.
regllar business Hours: (6n average, one..or two ‘évenings per week); and that such

meetings may be attended by members of the genheral public. Lessee further
acknawledges that the: Building may be secured-at the time such meetings occur. Lessor
shall have no obligationto provide.accéss to-arly stich meeting and any costs associated
with- facilitating the public’s--atiéndance &t such meetings, whether born By Lessor of
Lessee, shall be paid by Lessee.

B. RULES AND REGULATIONS, Lessee and their agents, eniployees,

servants or those-claiming tnder Lessee will at al times observe, perform and abide by all
of the'rules and regulations fhat are-printed within this Lease, or.which may he hereafter

reasanably promulgated by Lessor in writing, all 6f which it Is covenanted and agreed by’

the partiés hareto shall be dnd-are hereby made a part.of this Lgase.

7. CARE AND SUBBENDER QF PREM(SE Lessee shall take good

.cafe of the Prenilses-and shall use reasonable effortsinot to damage the sainé. To the
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extent Lessee is responsible undér the terms ‘of this Leaseé to repait any darages:to the
Premises, or any stich damages are caused: by Lessée, Lessee shall make-and pay forany
and all necessary repairs except to the extent the same.are covered or required hersunder
to be covered by Lessor’s insurance. ‘At the expiration or sooner termination of ihis Lease,

Lesses, without notics; wili immediateiy and peaésfully quit and suirender the Preniises in
good:order, condition and repair (damsgé by reasonable wear, the slements; casually or

fire excepted). Lessee shall e responsible for removal of all personal property from the

Premisés, (excepting fixtdres belng that which is Aftached to the Prefises; and properly of
the Lessor) including, but not limited to, the removal of Lessee's communication ‘cabling,
telephone squipment ; and signage,-Lessae.shall be' responsible for Tepairing any damage
to- the Premises caused by such removal. If Lessee-falls to remove and restore the
Premises at. Lease explrahon then Lessar shalf have the rightio remiove sdid property and
restore the Préimises and Lessea shall be responsible for all costs associated therswith.

Lessee shall also be responsible for'those costs incurred by Lessor for removing debris
Lessee may discard in the progess of preparing to vacate the Premises and fora fi nal
cleaning of the Premises, including; but not limited 1o, the cleaning, or replacement of’
carpets if damage is not. caused by réasohable wear, and removal and disposal of Lessee's
personal property: remalmng in the Premises,

Lessee ackriowledges ihat during the last six (6) manths of any applicable
Term Liessor will be attempting to re-lease the Premises and'that Lessor will, from time-to-
time, require ccess to' the Premises to show prospective tenants the space Lessor and
Lessee agree that, subject to Lessor providing Lessee with 24 hours prior notice, Lessor

shall.be entitled, With rio unreasonable restridtlonsimposed by Lessee;to access and toup

the’ Premises with a prospectivé tenant.

8.  ALTERATIONS; .Lessee shall. nat make any alterations or-improve:
ments In, or-additlons to sald Premises without first: obtaining the-wriiten consent of Lessor,
whiose consent shall fiot be- unreassnably withheld, conditioned or delayed. All such altera-
tions, additions and improvements shall be at the soles tost.and’ expense- of Lesses' and
shall become the property of Lessor and: shall remain in and be surrendered with the
Premises-as a part thereof atthe fermination ofthis Lease, wlthoufdlsturbance molestation
ofinjury.

9.  RESTRICTIONS, Lessee will:not use or permit fo be used in said
Premises: anythmg that will increase the rate of insurance oh said Buudmg or any part
thiersof, rior anything that may be dangerous 1o life or limb; nor in any mahner deface or
injure. said Building .of any part thereof; -nor overload any flcor.or part theteof, nor mave
furniture’ or:oversized equipment in or out of the' bulldmg dusing business hours; nor permit.

-any objectionab!e nolse or-odor'to escape of 1o be emitted from said Premises, or do

anythmg or peimit anything to be doné upon &aid Prémises in any way tehding-lo credte @
nuisance ar'to disturb any other tenant or occupant of any part of said Building, Subject to-
Lessof's obhgaﬂons under this Lease, Lessee, at Lessee’s expense, will comply with all
health, fire and palice regulat!ons respecimg sajd Premlses The Prernises shall not be
used for lodging or sleeping.

10, WEIGHT RESTE]C]:!ON Safes, fumiture or bulky articles may he

.moved inor out of -said: Premises only -at such fiouts and in such manner as wili; least

inconveniencé other ténants, which holis and fanner shall be at thé- discretlon of Lessor,
No. safe or other article of over 2,000 pounds shall be moved info sald Premises without.

the consent of Lessor, whose -consent shall not be unreasonably withheld,-conditioned or

delayed, and Lessor shall have the sight to locate the position of any- amcle of welght in
said Premises if Lessor so desires,

11, SIGN RESTRICTION, No sign, ploture; advertisemerit ornotice shall
be. displayed, inscribed, painted or affixed to any’ of tha* glass’ 'orwaodwork of the Bullding
exterior to the Premises without the prior approval of Lessor, which shall not be
unreasonably withheld, conditioned or delayed. Lessee shall'have the right to identity
sigriage muitually and reasonably acceptable.to L.essee and Lessor on the exteflor shared

sigry monument that Lessor shall install fio later thai the, Gommeéncement Date, at Lessors
‘ekpense, which signage is‘generally depicted on the attached Exhibit C. Lesseé shall also
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be enlitled, at Lessees expense, to signage in the first floor comrtion lobby of the Building
which signage shall be mutually and reascnably- acceptable to Lesseg and Léssor and
which is generally depicted on the attached Exhilit: C.. To the extent desired by Lessee,
Lessee may-from time{o time place fempdrary wayﬁnding signage (eg. A board signs)

onthe:exterior.of tfie Bullding and within the-Bullding’s first floor comirion area lobby space

in order to.orient visitors to the loeation of any public.or other meetings provided, however,
Lessee shall remove such signage immediately after the termination of any such mesting.

“Notwithstanding anything to the contrary, Lessor atLéssdr's cost shall provide Lessee with

Building staridard sighage in.all Building standard directories,

12. LOCKS, No additional locks shall be placed upon any doors of the
Premises without Lessor's pfiorwritten approval, which shall-not be-unreasonably withield,
conditioned or delayed. Af least three (3) keys will be furnished by Lessor fo Lessae for
each dgor lock, At the termination of-the Lease, Lessee shall surrender all keys to-the
Premlses whether paid for by Lessee or not.

Lessor shall maintain:an electronic-dccess contrél systém that regulates entry

through fhe exterior doors of the Bullding, Lessor shall provide Lessee with card keys for-

such -exterior doors stiffictent for all employees of ‘Lessee working in the: Premises. At
Lessee's sole.costand’ EXpense, but subjést In all events fo Lessor's prior written approval,
‘which approval shall not be:tnreasonably withheld, conditioned or delayed, Lessge may
instail an.additional.electronic access:control system to regulate access ihrough the doors
to the Premises. Lessee. shall be respansible for all costs' to maintain such additionai
systemand shall remove siich system at thes termination of this Lease.

13, LESSOR ENTRY, Lessor, Lessor’s janitor, engineer or other agents

may retam a pass key {0, said Premlses o enable Lessor to examine the Premises-from

time to time with feferénce to any emargeney or fo the general mairtenance: of said
Prefriises. -Any other'entry to the, Prerises by Lessor or Lessor's agents, employees or
contractors shail only.be upon at least one. (1) business day's advance writlen notice to

Lessee of such eniry and shall be for a valid business purpose atlowed under this Lease,

14, TELEPHONE §§RVIC§ If Lessee deslires telephonic. or dny oftier
electric connection, Lessor will reasonably- direct the electricians:as'to where and how the

‘wires are to be mtmduced and witholit such directioris .no baring or cuttlng for wires in

installation thereof will be parmitted.

15. SERVICES, Lessorshall maintain-and perform all requirad repalis.io

thé interior and éxterior of the Building, the Premises and the piiblic and common areas of

Building, such as Iobbies, stairs, corridor and. restrooms, and all équipment; systems and
fixtures serving the. same, in reasohably good order and first class condition and in

compliance with af [ applicable laws, codes, ordinances.and regulations; provided, however;
to the éxiént the need for any repairs is caused by Lessee. (athier than normal wear and
'tear) Lessée shall be-respohsible for-dny'and all costs associatéd with $uch repaits-except

to the extent govered or required to be covered by Lessor's insurance.

Standard operating hours of the Buildiiig are 6:00 a.m. fo 6:00 p.m. Monday
thraugh Friday (U.S, federal-governnient holidays excepted). Lessorshali furiish Premises

‘and comman areas with electncxty for lighting and ‘operation of low power usage: ‘office

machines, heat; normai office anr—condttnomng. hot and coid running. water, elevator

“seivices, and other services/utilitiés. cusfomary for office Uise, 24 hotirs per day, 7 days per

week, all 'of which.shall be'of gquality and quantity consistent with &.similar first'class office
building in Seattle. Alr-condatlomng units and electricity therefor for special air-conditioning
requirements, such as for computer centers, shall be at Lessee's expense. Lessor shall

.also provide- lightmg replacement for Lessor furnished: lighting, foilet room supplies, window

washing with reasonable frequency, and janitor service cohsistent with a first class office
building in Seattle.

Lessor shall-not beé liable to Lessee for any loss or damage. caused- by of-
tesulling from any variation, inferrupfion or any failure- of said services due to.any cause

whatsogver. No temporary interruption or fallure of such-services incident to'the making. of
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repairs, alterations, or improvenients, or.due {o accident or strike or conditions of evénts
not under Lessors cohtrol shall be deemedas an eviction of Lessaé or refieve Lesses from
any of Lessee's obligations hereundar.. Nofwrthstandmg the foregoing; if any services or
ulilities are- materially interrupted far three {3) or more consecutive days dué to the
fiegligeiice or intentional miscanduct-of Lessor, then Rent owing under this Lease shall
abate until the-same Is restored.

In the-event of any lack of attention on the. part of Lessor and any. dissatis-
faction with the service of ihe-Bilding,.or any unreasonable. anhoyance of any kind, Léssee
Is requested to make .complajnis-af Lessar’s Building office and not to Lessor's employees
or-agents seen within the Building. Lessee is further requested to remember that Lessor-ig:
ds anxlous as Lesseé that a high grade service.be maintained, and that the Premises be
kept in a state to.enable Lessee 10 fransact business with the greatest possible ease and
comfort. The Rutes-and Regulations are.not made to unnecessarily restrict Lessee, but to
enable Lessor to operate the Building 1o the best advantage:of boity parties herela, To this
end Lessor shall Fiave the right to waive from time to time such part.or parts of the Rules
and Regulatlons asin Lessorsjudgment maynothe | necessary for the préiper.maintenance
or operatioh. of the Building or consistent with gqod service, and may-from time to time
make such further reasonable rules and regulations as in Lessors judgment may be’
fieaded. for the safety; care and c!eanliness of the Premises and the-Bullding and for the
preservation of-order therein, but Lessor agrees ‘ot to discriminaté against Lessee with
raspect to the sama.

18. QLIC!TOR Lessor will make an effort o keep solicitors out-of the
Building, and, to the maximum extent consistent with First Amendment tequirements,
Lesses will not oppose Lessor in Lessor's attempt to accomplish this erid.

17.. FLOOR PLAN, The. fioor plan and speclﬂcahons for Lessee's.
ocoupancy attached hiereto.and marked.as Exhibit "A” hereby-are approved by both Lessor
and Lessee.

18, ASSIGNMENT, Lessee shall be-erifitled to assfgn this Lease or sublet
any or.a portioh of the Premises to any related entity; subsidiary-or affiliate- of Lessse; or
any successor entily related to Lessee by merger, conselidafion, or reorganization, or-a
purchaser of all-or.substantially-all of Lessee’s assels without the consent of Lessor (each

a *Permitted Transfer’). Any assignment or sublétfing other than-a Permitted. Transfershall
be with Lessor's consent, which shall not be uriréasonably withheld, conditioned or
delayed. For each request mede by Lessee, or any othef-ccotpant mcludmg Sublessees.
of the Premises, for Lessor to review a requesi for approval of ap assignment or sublease,
Lessee agrees to pay fo Lessor; as feview gnd progessing charge,. the greater of (i)
$500.00, or (iiy" actual costs, including réasonable-attornays fees, associated with sicch
teview. Payment of such charge shall be due: within’ five.(b) days of Lessor's written nofice
of:approval or disapproval of the §m:posed assignment orsublease, which notice shall also.
{dentify Lessor's- charge: Lessee s failure to pay Lessor such charge within five (5).days of
Lessbr's provision of its wiitten- notice shafl result in () the immédiate’and imevocable
termination, withiout hotice, of Lessor's approval, if applicable, and (i) the addition of such
charge-to the. amount due under Lessee's next rent- amount due.

.18, OPERATING SERVICES.AND REAL ESTATE TAXES, The annual
base rental rate per usable square foot in Paragraph 3 includes Lessee’s’ proportfonate
share of Operating Services and Real Estate Taxes through the end of calendaryear 2020,
Thé costs incufred at the Building. for Operating Services and Real Estate Takes dufing
calendar year 2020 shall be the "Base Year Costs”. Only-actual increases from these Basé
Year Costs, if any, will be passed on to Lessee-on a proportionate basis and Lessee shall

not be reqiired to pay for any int;rease in Operating Services. or Real Estate Taxes’ until
January 1, 2021,

DEFINITIONS

Base Year
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For computinig the Base Yedr Costs, the base.year shall be'the calendar year2020..
Comparison Year

The Comparison Year(s) shall be the ¢aleridar yeat(s):subsequent tb ttie Base Year.
Operating Services.

"Operating ‘Services” Includs; but dre’not limited to; the charges incurred by Lessor for:
Building aperation salaries, benefits, management fee (notto exceed 5% of gross income
for the Building). insurance, electricity, janitorial, supplies, telephane, HVAC, repalr and
maintehance, window washmg, waterand sewer, securlty, landscaping,. disposal, etevator.
and any other service' or stpplies feasonably necessary to the use-and. operation of tHe
Premises. Operatlng Services shall also include the amortization.cost of capital mvestment
items and of the installation tHereof, but only which are primarily for the purpose of saving

‘energy of reducing Operatmg costs, of which may be required by laws newly enadted after

thie. Comimencement Date (all such- costs shallbe amoriized overthe reasonable life of the
capital “investmgnt -item, with the. reasonable fife .and amoriization schedule being
determined in accordance with generally accepted accounting principles). Notwithstanding

‘anything to ihe contrary contalned herein, Operating Services shall fiot ingludé-any of the

following:
()  Real Eslate Taxes;

(i) Ilegal fees, auditing. fees, brokerage commissions, ddvertising costs,
or ather related expensés mcurred by Lessor in an effort to génerate reital incoprie;

(i)  repairs, alterations, additions, improvemerits, or replacements made

to’ rectify of corréct any deféct in the’ original design; materials or workmanship of the
‘Building- or common areas (but not including repairs, alterations, additions, impravemetits

or replacements made as a result of ordinary wear and tear);
(v} damage.and repairs attributablé to fire.or other casualty;

W) damage and repairs necessitated by the -negligence or willful
misconduct of Lessor, Lessor's employaes, coniractors of agents;

(vi) executive salaries to- the: extent. that such servlces are’ not in
connection with the management, operation, repalr ormaintenance of the Building;

(vi) Lessor's general overhead expenses riot related to the Buillding;.

(vii) legal fees, accountants fees and other expenses incurred in
conhéction with disputes with tenanis or other occtipanits of the Building or assoclated with

the énforcément of the terms’of any.ledses with ténirits or the defense df Lessor's fitlé to
or interest in the:Building or any part thereof uriless the outcome is to the financial benefit

of all tenants;

(%  costs (incliding. permit, license and ‘Ihspection fees) ircurred in
Tenovating or ‘otherwise improving, decorating, painting or altering (1) vacant space
{excitiding common areas) in the Bullding or(2) space for: Aenants o other: oocupants in-the
‘Buildmg and costs incufred.in supplymg ‘any‘item or:service to less than all of the tenarits
in the Bujliding;

(X}  cosis incurred due to'a'violation by Lessor or a@ny othér teniant of the
Buildifig of the terms and condititng of a lease;.

(x)  cost of any specific service provided to Lessee or other occupants of
the'Building for which Lessor Is relmbursed or any other expense for which Lessor is ar will
bhe reimbursed by another sotirce (i.e.; expenses: covered by ihsutance or warrantiés);
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{xi) cosfs and eXpensés which would be, capitalized under generally
actepted adcouriting principlés, with the exception of only thia capital investment iteris
spacified herginabove;

(<) Buildmg nianagement’ fees ih eddéss of thé management fees

'specified hersinabove:

(xiv} cost incurred with owning and/or opetating the parking lot(s) serving

the. Buiilding by independent parkmg operator{s);

(w) fees paid to Lessor.or any affiliate of Lessor for goods .or services in
axcess of the-faes that would typically be charged by unrelated mdependent parsons of

‘gritities for simifar goods and services;

{xv) tent called for.under any ground lease or master lease;

(i), principat and/or inferest payments calied for under ariy debt secured
by a mortgage or deed of trust on ihe Building;

(xvili) rent under a'ground lease or master [ease, if any;
(xix) adVertising and-promotian expénditures;

(xX). interest or. amortization paymerits undei any mortgage affecting the
Bullding ot real property upoh which the same.is located;

{(xxi) any liabilifies, costs. or expenses associated with or Incurred in
gonnection with the:-removal, enclosure, encapsulation or other handiing of asbesfos or
other hazardous or toxic materials or substances and the costof defending against claims

In-régard to the existence or release of hazardous substances or matetials at, upoh or’

beneath the Buuldmg orreal properly upon which the same'is located (excapt with respect
fo those costs for which Lessée is otherwlse responsible pursuant to the express terms
of this Lease);

(xxii) cost af any work or services peiformed for any:facillty other than the
Building;

(xxm) cost.of acquiring, securing, or maintaining sculptures, paintings and
other works of art;

(scxiv) charitable or political-contributions;
{(xxv) insurance deductibles in.excess of $26,000; and
(xxviy any costs related tothe Tenant improvements:

Operating Services that -vary with.eccupancy shall’be. adjusted for the Base Yearand all
Gompdrison Year(s) fo reflect the.greatér of actual: ‘ogcupancy or 95% occuparcy.

Real Estaté Taxes

Real Estate Taxes shall be the taxes paid by Leskor in the Base Year-andsach respeciive

Comparison Year: Real Estate Taxes shall be a separaté categoty and shall be treated as-

such.

Proportionate Basis

Lessee's share :of Base Year and Comparison Year(s) Costs shall be a fraction; the

numerator of which ‘shall be the number of usablé square feet cohtalned in the: leased
Prernises (sée Paragraph 1) arid the-denominator of which shalt be the number of usablé
square feet In the Building in which the léased Premises.are located (209 2241USF).
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Computation of Adiustmentsto Base Year Costs

Any adjustment to Base Yéar Costs will commence to occir-as of January 1,202, with
subsequent adjustments: commencing evéry following January 1.. Lessee shall be
responsible for any-increase beiween Lessge's propartionate:share of Base ‘Year Costs

-and Lesses's: proportionate, share of each respective Companson Year(s J Costs. In-no
-event however, shall controllable opetating costs for'any given calendar year increase by

more than three-percent (3%),.non-cumulatively. Such controllable costs iriclude al) costs

{ofherthan insurance, taxes, elevator maintenance and repair, and utilities. These costs

shall be initially caloutated based on estimated’ (projected) costs.with reconciliation to actual
costs wheni annual auditéd numbers are completed. -For the purpose of caleulatig
projested increases o Base YéarCosts, Lessor shall review historical data ta predict if.any
estimated Increases would be anticipated In a Comparison “Year(s). If they - are, -thien
commenclng as-of Jangary 1, 2021 and/or every January 1-thereafter, Lessor will assess
a ‘monthly charge to be paid: fogether with mionthly base fent. ©nce actual cost.data for
Gomparison Year(s) Real Estate Takes and-Operating.Services for the entire Building s
formulated in accordance with generally accepted accounting principles and adjusted to
the greater of actual accupancy or 95%.occupancy, then Lessee's estimated pass-through.
costs shall be corracted with Lessee or Lessor, as appropiiate, ranmbursmg the ofher jor

the differénce between the estimated and aclual costs, at that firhe in.a lump sum payment.

Lessor shall provide such annual accounting for each calendar-year of the Term by May 1
ofthe followmg calendar year.

Upon termination of this Lease, the amount of any dorrected -amaunt: hetween estimated
and actual costs with respact to the final Comparison Year shall'survive the lermination of
the Lease and shall be paid fo l.essee or Lessor as-appropriate-within thirty (30) days after
f nal reconciliaﬂon

Computation:ofor adjustment to Operating Services and/or Real Estate Taxes pursuant to

Jhis paragraph or to rent pursuant to Paragraph 3 shalt be computed based on a three

hundred sixly-five: (365) day year:
For an example, see Exfiibit.B-attached hereta.

Lessee ard its ‘representative shall have the right, after reasonable notics and 4t
reasonable timés, to inspect and photagopy Lessor's accounting records at Lessor's offices
for the Operating Services and/or. Real Estate Taxes for one or more.of the three (3) prior
calendaryears: If; after such mspecmon and. phototopying, iessee dlsputes the amant of
Lesses's Prapomonate Share'of Operating: Costs.or Taxes, Léssee and its répresentative
shall be entitled.to.audit and/or review Lessor's records to determine the propar amount of
Lessee's Proportionate Share of Operafing Services and/or Real Estate Taxes. Ifsuch audit
reveals that Lessor has overcharged Lesses; Lessor shall relmburse Lessee the :amount
of such overcharge within thirty (30) days or creditthie sameagainst next oWwing Instailments
of Rent, If the audit reveals that Lessee wag undercharged, then within thirty (30) days after
the results of the audit are made avaitable 1o Lessee, Lesses:shall reimburse Lessor the
amount of such undercharge Lessee shall be responslbler for thé costs of any such audit,

provided that, If the audit reveals that Lessor has overbllled, Lessee by imore than five

pergent (5%} of Lesses’s actual obligation of its-Proportionate'Share of Opéraling Services

«or Real Estate Taxes, Lessor shall pay the reasonable cost of such audit within thirty (30)

days of receipt of invaice. Lessor shall be required fo maintalr records of all Operating

Services’ ahd Real Eslate Taxes for at least three (3) years: fo]lowrng the. ‘applicable

calendar: year., Notwrthstandmg the foregorng, Lessee may not exercise the inspection
ight described herein more thian five (5) times. durmg the Leass term; provided however,

ifLessot is required 16 paythe reasonable cost of any described audit, that audit shall not-

be counted. against the five (5) audit restriction described above.

20. ADDITIONAL TAXES:OR ASSESSMENTS, ‘Should there presently
bie-in effect or should there bie enacted durinig the teri of this Lease. any faw, statute or

ordinance levying ariy assessments or any tax upon the legised piemises other than federal
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or-stafe income‘taxes, Lessee shall réimburse Lessor for Lessée's proportionaté sharé of
said expenses at the same time as rental payments.

2i. LATE PAYMENTS, Any paymient, required to-be made pursuant-to
this Lease, not made within five (5) buslness days following Lessee’s réceipt of a wiitten
notige.of an overdue. amount shall bear interest at a fate equal fo three percent (3%) above:
the prime: rate of interest charged from fime totime by Bank of Amerlca, or its successor:

In addition to any interest charged herein, a late charge.of five percent.(5%)
ofthe payment amount shall be Incurred for payments: recelved more:than five (5) business
days following Lessee's receipt of a written notice. of any overdue-amount.

‘22.  RISK, -All personal progerty of-any kind or description whatsoevet in.
the demised Premises shall be at Lessee's scle rigk. Lessor shall not be llable for any
damage done: fo. or loss of such personal property or-damage or loas suffered by the.
busiriess or eccupation of the Lessee ariging from any acts of neglect of co-tenants of other
‘occupants of the Building, or of Lessoror the. employees of Lessor, orofany-other persons,
or from bursting, overflowing or leaking of water, sewer or steam pipes; or from the heating
or plumbing or sprinkling fixtures, or from etectric wires; orfrom gas, or adors; or-caused in
any other manner whatsoever exéept In the case of negligence orintenfional misconduct
on the part of Lessor.or Léssor's :employees, agénts or contractors. Lessee shall keep in
force throughout the: ferm .of this Lease such casualty, general liabxhly and business
interruptcon Insurance or equivalent self-insurance as a prudent ‘municipal corporation
oocupying and using the Prerhises would keep inforce, Lessor shall at all times maintain

“All-risk" propertytnsurance covering all improvements on'the Building, the Premises and

cofmmon ‘areas, in an amount of nat less than one hundred percent (100%) of the full
insurable replacement cost,,

23. INDEMNIEICATION, Each party will defend, indernnify and hold
hariless the other parly from.any claim, fiability or sult including reasonable attorney’s fees
on behaif of any person, persons, corporations-and/or firm for-any injufies or damages.
occurring in or about the said Premises-or on of abolit the sidewalk, ‘stalrs, or thoroughfares-
adjacent thereto of anhy common areas of theé Buiflding. where said damages or injury was

<caused by thenegligence arintentional act of the indemnifyling party, its agents, employees-

or-servants..

24. WAIVER OF SUBROGATION, Lessée ahd Lessordo. hereby release.

.and relieve the other, and waive their entire claim’'of recovery for loss, damage, injury, and
-all liability of every kind and nature-which may arisg ouit of, or be-incident to, fire and

extended coverage perils, i, on, 6r about the Premises Hereln described, whether due 1o
negligence of either of said parties, their agents, of employees, or otherwise:

25, SUBORDINATION, Lessor-hereby warranis to Lessee that the
Builldingand ttié real property upon wh!ch the same Is located are not subject to any graund
léase; thortgage, deed of trust or other such encuribrance éxcept for the following: that:

,certam Deed of Trust recorded under King County Recording Number 20150319001013

by Lessor in favor of Goldman ‘Sachs Mortgage Company, ifs successors and assigns.
Lessor shall provide Lessée with a.commercially reasonable, fully executed; recorded
nondisturbance agreemeént-from the holder of the Deed of. Trust: feferencéd In the prior

-sentence within a reasonable. time -following the mutual exeqution and .delivery of this,

Lease. This Lease and all ifterest-and estate of Lessee hereunder is subjaot to. and is.
heteby suboidinated to all future mortgages and deeds of trust affecting the Premises of
the property of which said Preinises are a part provided that Lessor first receives a
commercially reaspnable nondisturbance, agreement from Lessor and the holder of any
Such encumbrance providing that Lessée’s “Tight§ under this Lease shall not be disturbed

.sa Jong as- Lessee.is niotin default hereunder beyond app]lcablemotice and cure periods.

Lessee agrees. to execute at no expense to the Lessor, any commerdidlly reasonable-

.'msirument which may be deemed necessary or-desirable by the Lessor to further effect the
‘stibordination of this Lease to any such mortgage or deed of trust. Iri the. eventof 4 sale or
assignment of Lessor's. Interest in the Premises, or I the event.of any proceedmgs Braught”

for the-foreclosure of, or in the event of exercise of the power ofsale under any'morigage
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or deed of ftust made by Lessor covering the Premises, Lessae shallatforn to the purchaser.
and recognize such purchaser as Lessor. Lessee agrees o execute, at no expense to
Lassor, a reasonable. estoppel cerfificate deemed necessary .af desirable by Lessof to
further effect the piovisions of this paragraph.

26. CASUALTY, Inthe event the Premises or the Building is destroyed or
injured by fire, earthquake or other casualty to the- exient that they are untenantable Ih
whole orin part, then Lessor shall proceed with reasonablé. diligence to febuild and restore:
the. said Premises or such partthereof as inay be injured as aforésald, provided that-as of
the date of such casualty and unilf thie same Is restored Rent shall be abated:on the portion
of the Premises thatis unfit for occupancy. However, Lessor shall fot. be reqwred fo rebuild
or restore the Premises or Bui!dmg tothe extent that Lessor doés not.fecelve insarance:
prdceeds (ottier than deductible amounts) reasenably appropriate to cover the cost of the:
same; provided that this-sentence shall not-apply to the.extent that Lessor fails to carry the
property insurance as, required by thls Lease. Lessor shall nofify Lessee as 'soon as
reasonably’ possible following any casualty as to. Lessor's good faith estimate of the:time
required to perforni the restoriition. Notwithstanding the foregoing, in the event Lessee
notifies' Lessor that Lessor estimates the completion date of-such repairs to be later than
one»hund(ed eighty (180) days after the déte on which such casualty ooours,. aitherLessof
or Léssee shall hava tha right to terminate this Lease by glving the other parly written noticé
of siich términation not later than thirty (30) days after Lesseg's receipt of Lessor's wiitien
notice; Furthermore, in the event Lessor undertakes tovepair the casualty damage but fails
1o. complete such repairs within one-hundred eighty (180).days following the. date of the
casualty, Lessee shallhave the right to términate this Lease by giving Lessor written notlce
of such termination not fater than thirly (30) days after the' éxplration of syuch one-hundred
eighty (180) day period. During any periad of abatement of Rent detailed in this Paragraph
26,.Lessor shall use its.best efforis to focate-comparable space for Lessee atthe falr market
rate not 16 exceed Lessee's.rental rate hereunder; provided thatit shall be at Lessee's sole
distretion as o whethér Lesseé desifes:to usé such.other, temporary space, Lessorshall
not be liable-for any consequential damages by reason of inability, after use of its best
efforts, to locaie aiternative space comparable to the Premises leased hereunder.

27, INSOLVENCY, If Lessee becomes insolvent, or makes an-assign-
ment for the benefit of creditors, or & receiver is appointed for the business or-property: of
Lessee, or- axpemion is filed in.a court of competent jurisdiction to have Léssee ‘adjudged
bankrupt then Liéssor may at Lessor's option terminate this Lease. Sald termination shall
reserve unto Lessor alf of the rights arid remedies available under Paragraph 28 ("Default")
hereof, and Lessor may accepi rents from such assxgnee or receiver without-waiving or
forfenimg said right of fermination. As an alémnative to exefcising Lessor's right to terminate
this Lease; Lessor may require Lessee fo provide adequaté assurances, including the
posting of-a cash bond, of Léssee’s ablhty to parform iis obligations under ihlS {ease,

28:  DEFAULT, 1§ () this lease Is terminatéd Tn accordance with any of thie
ternis heréln {(with the exceptcon of Paragraph 27), or (ll) If Lessee shall fail at'ahy time' to
make-any payment of monthiy rent or.any other mongtary amount owing ynder this Lease
within five (5) business days following Lessee’s recelpt of written notice of an overdue
amount, or (i} if Lessee shalf fall at any iiie 1o keep of perform any-of the non-monetary
dovenants or conditions of this lease, within. thirty {30) days after such Wwritten notice from

Lessor (or longer if Lessee tommences to cure-within'said thirty day period but the: default -

cannot: reasonably be gured in thirty days) then, and in any of such events, Lessor may, at
Lessor’s option, and withotit prejudxcmg any remedy or temedies which might othenwise be
used- by Lessor for‘arrearages or’ preseding -breach of covenant or condition 6f this lease;

.anter into and-repossess sald Premises.and expel the Lessee and all those claiming under
Lessee. In such event Lessor may throtigh judicial proceedmgs gject and remove from said
‘Preimises all goods and effects. This lease if not otherwise terminated may immediately e
declared by Lessor as terminated: The términation of this lease pursuant to this Article-shall
notrelfeve Lessee of its obligations to-make the payments required herein. In the event this

lease Is terminated’ pursuatif o’ this Atticle, or if Lessor enters the Premises withotit
tentinating this lease dnd Leéssor reléts allor a portion of the Premises, Lessee shall.be
liable to Lessor for-all:the qosts of reletting, including necessary renovation and alterafion
of the leased Premises. Lessee shall remain liable for.all unpaid renfal which -has been

10
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earned-plus lale payment-charges. pursuant to Paragraph 21 and.for the remainder of the
term pf this lease for-any deficlency between the net amounts received following relefting
and the gross-amounts due from.Lessee; or. if Lessor-elects, Lessee. shall be immediately
liable farthe presérit value 6f all rent-and.additicnal rent. (Paragraph 19) that would be owing
to the-erid -6f the‘term, less any rental [oss Lessee proves-could-be reasonably avoided,
which amount- shall be discounted by the discount rate of the Federal Reserve Bank,
situated nearest fo-fhe Premlses plus one percent (1%), Waiver by the Lessor or Lessee
of any default, monetary-or hon-monetary, under this lease shall nct be deemed'a waiver
of any future default under the Lease. Acceptarice-of rent by Lessor after & default:skiall not
be deemed a waiver of any:defaults (except the.default pertaining to the particular payment
accepted) and shall riot:act as & waiver of the right.of Lessor to terminate this lease.as a
result of such defaults by an unlawful-detalner-action or othériwise. Lessar shall Fave an
obligation to mitigate any damages Lessor may incur as -a result of a- default’by Lessee
‘hereunder, All.sums collected from reletting shali be applled firstto Lessor's: expenses of
reietﬁng. and tiien fo the payment of amotints due-from Lessee to Lessor under this Lease:

Lessor's fallure to perform or observe any of its obligations under this Lease, timely pay
any amount owing by Lessor under this lease or correct a breach of any warranty or
represéntation. made in this Lease within thirly (30) days diter recejpt of written notice

from Lessee sefting forth in reasonable detail the nature and éxtent of the- failure

referericing pertinent-Lease provisions or if more than thirty (30) days is required to cure
the breach; Lessor's fallure to begin curing within-the thirly (30) day-period and diligently

prosecute the-cure {o completlon, shall constitute & default ("Lessor Default’). If a-Lessor

Défailt occurs, Lessee may, Without ‘waiving any claim for damages for bredch of
agreement or any other rights or reinedies it may have under this Lease at law, ~at'any
time thereafter do any of the following;

(8)  Curethe Lessor Default for the account of Lessor, and any-amount paid or°

any contractual liability.incurred by Lesséé in'so doing shall be deemed paid or thourred
forthe account of Lessor, and Lessor shall reiiburse suchamount: {plus interast-aceruing
at the-annual rate of twelve percent’ (12%) until paid) to Lessee ondemand. I{Lessor
fails to reimbuise Lessée on-demand for any sui it Stherwise owes Lessee under this
Lease, theé amount may be deducted by Lessee from the néxt or ary succeading
payments of Rent.

:(b)  Offset any amount owing by Lessor urider this Lease agalnst the hext-or
any sutéeeding payments of Rent,

(c)  Abate Rent for the portion(s) of the Premxses rendered unusable for
Lesses's purposes.

(d) Terminate this Leage’ if Lessee’s use and ocoupancy, of the Premises ar-a
material porfion thereof are interfered with, prevented or made dangerous.

20. BINDING EFFECT, The paitigs hereto further dgiee with each other

that each of the provislons.of this Lease. shall extend to.and shall, as the case may require;
bind and inure 1o the benéfit, not only of L.essor and Lessge, but.also of thieir respective

hefrs, légal representatives, successors and asslgns, subject, hiowever, to the provisions.of

Paragraph 18 of this Lease;

It is ‘also understood and agreed that the ferms "Léssor" and "Léssee” and

vérbs and pronouns in the- singular number are uniformily used throughout tis Lease-

regardiess of gender, number or fact of incerporation of the partles hereto, The typewritten
riders or supplementa! pravisions, If any, attached or added ‘hereto are made apart of this
ledise By reference. It is further mutually agreed that no-waiver by Lessor of.a breach by
Lessee of any covenant or.condition of this lease shall.be coristrtied. to be-a waiver-of any
subsequent breach of the same or any other covenant or condition.

30. HOLDING OVER, If Lesses holds possession of the Premises after’
‘tefmof this Lease, Lessee shali be deemed to be a month-to-month fénant uponthe samie.

terms and condifions:as contained:herein, except rant which shall be revised o reflect one-

1"
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hundred twenty-five percent.(125%) of the base reht then-iiveffect. During such mionth-fo-
month tenancy, Lessee acknowledges Lessor will be attempting 1o, relet the Premises;
Léssee agrees 1o cooperate with Lessor and Lessee further acknowledges Lessor's
statutory right to ‘terminate thie Lease with proper hotice:

31. ATTORNEY'S FEES, ifany legal action Is commenced to enforce.any:
provision of this Lease, the prevailing party shall. be enﬁtled 1o an award of reasonable
attoiney's fees and di isbursemeiits.

32, NO REERESENTATION§ The.Lessorhas-made no representations
&rpromises except as tontained hefein dr in some fuiure writings signed by Lessor,

33, QUIET ENJOYMENT S0 long as Lessee pays the rent-and performs
the covenants contained in this Lease, Lessee shall hold and enjoy the Premises peaceably
and quietly, ‘suibject o the provisions of this Lease.

34. RECORDATION, Lessee shall notrecord this Lease without the prior,
written consent of Lessor, whose consent shai not be unreasonably withheld, conditioned
or délayed, However, af the request of Lessor. or Lassee both paities shall éxecute.a
‘commercially feasonable memorandum or "shoit’ form" of this Lease for the purpose of
recordation in a foim customarily used. for such purpose. Said remorandupri or short forim’
of this. Lease shall describe the- partles the Premises and the Lease term, and shall
incorporate ihis Lease by reference.

35. MU EPARATION OF LEASE, It is ‘ackhowledged and
agreed that this Lease was prepared mutually by both parties. In the event.of- ambrgunty it
Is-agreed by both parties that It shali not bé construed agalnst elther party as the drafter of
1his L.ease.

'36. OVERNING LAW, This Lease shall be governed by, construed.and.
enforeed In accordance with the laws of the State of Washington.

37. DESIGN SERVICES. Lessor shall, at Lessor's expense, using Tully.
& Associates (“Archllect) provide far all spaca planning, design architectural work arid
documentationin connection with the initial Tenant Improvemeénts In an amount not to
exceed $3.00 per usable square foot of the Premises. Lessor shall inform Lesses in
advance If any such fees related to the Tenant I[mprovements are likely to exceed $3: 00
per usable square foof of the Premises. Any additional architectural or design fees.shall
be Lessee's responsxballty Lessor will furthermore contract with and pay for design.and
engineering services for the Tenant Improvements peftaining to structural, ‘méchanical,
-electrical, and firg: protection, Lessor shall, furnish to Lessee, for Lesses’s approval,-all
drawmgs necessary for the Tenant. lmprovements Lessor shall ensure fhat all design
senvices performed for the Tenant lmprovements comply” with applicable: iaws, cOdes.
ordinances-and regulatlons

38. COVENANT AGAINST LIENS. Lessee shall keep the Pramises and
the Building free from any liehs or encumbrances afising out of the work performed,
matedals furnished or obligations incurred by or on behalf of Lessee, ‘and. shall protect,
defend, indemnify and hold Lessor harmless from and, against -any- claims, liabilities,
judgmams or casts (incliiding, without fimitation, reasonable attorrieys' fees and costs)
arising_oiit of same or in connéction therewith, |.essee shall rernove any such lien or
encumbrance by:bond or otherwise within ten (10) business days after notice by Lessor,
and if Lessee shall fail to-do so, Lessor may pay the-amount necessary to remove such
fien of encumbrance, without being responsiblefor investigating ihe validity thereof. The
amiount so paid-shal| be déémed an'addition fo Rent under this Leass, payab[e, within
ten (10) days following receipt of -an invoice, without linitation as fo- other remedies
available:fo Lessor under this Lease,

39. |ntentionally Deleted.
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40. SPACE POCKET,. Lessor hereby agrees 10 degignate the 4,000
usable square foot space depicted on Exhibit A ('First. Space Pocket’) and the 5,664
usable square-foot space dépicled on Extibit A (“Second Space Pocket”) as “space
pockets;” according 10-the following' tétms. The First Space Pocket and:Second. Space
Pocket are collectivaly referred to.as the "Space Pockets.” Durihg:the Initial Term, Lessor
shall net lease thie Space Pockets to any party ofher than Lessee and shall not, allow any
other parly to use any poftion of ihe -Space Pockets. Tothe exterit any Space Packet has

not been added to the Prémises at the éxpiration of the Initial Term, Lessor may recaplure

such space by providing writteh noticeof such recapture to Lessee o more than 60 days
prior to the expiration of the Initial Term. Base Rent on the First Space Pocket shall.be
walved so long as such space remains unused,-orfora period of sixty (80) mahths from
lease commehceiment; whichever first occurs.. The First Space.Packet shall be added to
thie Premises as of the earlier of (i) the date on which Lessee commences o use the First
Space Pocket for normal, consistent business: purposes, i) the date on which, Lessee

notifies Léssor in a wiitten notice that, Lessee deslies the First Space Pocket to be added

o the Premises, of. (i) the date that is sixty (60) riohths: following the Commencemeit.
Ddle. Base Rent on the Second Space Pocket shall be waived throughout the Term
without.any. expiration {including any renewals or extensjons. of the Term) so long-as the
Second Space Packet Is not used for normal business purposes Thie Second Space
Pocket shall be added fo the Premisss, if at'all, as ofthe date on-which (i) Lessee (atits

sole‘option).commentces 1o use thie Secorid Space Pocket for normal, consistent business

purposes.or (i} Lessee notifies Lessar in a written notice that Lessee desires the Second
Space Packet to:be added to the Fremlses "The'Rent for the Space Pockéts shall bé at
the- same' rate that Lésses is paying for the other spaes under this Lease. For the.
avoldance of doubt; Lessee's use of the- Space Pockets for stonng furniture, fixtures,
equipment or other personal property shall not be deemed “use” of the space pocket for

‘normal business’ “purposes of for. purposes: of tr!ggering 4 rental oh!(gation for the same:

Withiir thirty (30} days following the date of eithei Space Packet being added to the
Premises, the parties shall mutually'ekecute & written atkriowledgement confirming the
date ‘on which such Space Packet is'added to the Premises.

Regardless of whether or not all or any portion of a Space Pocket has been
added to the: Premises, the entire Space Pocket-shall be.included as:part of the numerator
in the definition of Proportionate Basls.

Onceé a Space Pocket is added to the Premises as desctibed herein; such
space may not thereaflel be re-poatketed.

41, TENANT IMPROVEMENTS; Lessor, at its Sole- cost and, éxpense,

shall provide and install tenant zmprovements (the. “Tenant improvements*) fo- the

Prémises and‘the Space Pockets pursuant o the Woik Letter Agreement attsched at
Exhibit"D" and as: further set forth In Schedules 11" and "D-2" to Exhibit D,

Inaddition fo-the Tenant Improvérments; Lessor agrées that upon a Space
Pocket being added to the Premises, Lessor at.its sole cost and expense. shall perform
and install-tenant improvements (the "Space: Pocket Improvements) to such Space
Pocket, whith Space Pocket Improvements shall bie {) subject to the" prior written
approval. of Lessee and (i} comparable in quality and quantlty to the Tenant
Improvements. that. were: performed by Lessor fo the balance. of. the' Premises. Lessor

'shall yse’ its reasonable best efforts to perform the Space ‘Pocket Improvemenis

gccording to the schedule reasonably requested by Lesses,

42, PARKING, Lessee has the right, but not the obligation, to-renit-up fo,
ane (1) inside parking stall per each 1, 000 usable.square. feet leased. Lessee may
increase.of-decraase the numbar of stalls rented on'a mionthly basls: throughoutthe Term.
The rate for parking is based upon prevaliing market rate, which is currently $210.00 per
stali, per month, exclusive of taxes. Qutside parking_ Is also avallable at market rate,
cutrently $175.00 per stall, per month, exclusive of taxes.’ Lessée shall aiso. pay any and
all taxes assoclated with its parking payments..
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Lessee may designate three (3) of their inside-stalls as charging statiohs for their-electric
cars, Lessor shall, at Lessor's cost, provide and install the-charging devices.

43. RENEWAL OPTIONS, Lessee shall have the rxght to- wo (2)
consegutive five- (5) year reénewal opfions: by providing Lessor at le@st hine (9) months
written notice prior: to, the end of the initial Term or first renewal term, as applicable,
according fo the followmg {erms.

Provided that Lessee is-not then in Default under-any terms and coriditions. of this
Lease beyond all applicable grace andfor cure periods, Lessee shall have the optlon to
rénew this Lease as 16 the éntire Premises for up to tivo 2 additional periods of five (5)
ysars (éach-stich petiod; a“Reneiwal Terin"), Base.Rent-fof the first Renewal Term shall
be at 95%, of the Fair Market Rental Rate (“FMRR“) For purposes of calculating the Bass:
Rent for.a Renewal Term, the FMRR shall mean: the renlal rate.for substantially -similar
space-in-similar class and size buildings in. the: sarne. geographic market as the Buifding,
taking into account the creditworthiness of the tenant The FMRR shall specifically
exclude the value of any improvements oralterations funded by Lessee, if any, and there:
shall be no minimum value assigned to the FMRR: In addltfon market concessions
including; without limitatlonl industry-standard free’ rerit “ahd tenant improvement
allowances ‘shall be taken into consideration. The FMRR shall reflect all ‘ecoriomic
concessions granted in’ comparahletransacﬂons for comparable office space of between
30,000 RSF and 60,000 RSF located in Sealtle's Lower Queen Anne and Denny Regrade
office submarkets Base Reént for the second ReneWal Tern shall be at 100% of the
FMRR for comparablé office space locdted in Seatﬂes Lower Quéen Anne and Deniny
Regrade office submarkets. Lessee agrees-to give Lessor riotice if Lessee inteénds to
renew.at least @ months prior to the expiration ofthe then existing Lease Term or Renewal
Term (“Reriewal Notice”). The FMRR for the Renewal Term shall be esfablished as
folloWs* (i) within thirly (30) days after receipt of the Renewal Notice, Lassor shall send
Lessee written notice. ("Lessor's Renewal Rent Notice”) with Lessor's rfeasonable
determination of the FMRR for.the Renewal Term-and within ten (10) busihess thereafter,
Lessea shall send Lessor the Lessee's. reasonable detérmination of the FMRR for the
Renewal Term; and: (if) within thiity (30) days after recefpt of Leéssor'’s-Renewal Rent
Nofice, Lessee and Lessor shall negotiate in-good: faith-an.amount to_be the applicable
FMRR for such renewal term. If:tessor and Liessee cannot agres. on such applicable.
FMRR within sald 30 day perlod, and Lessee siill désiresto pursud. the Renswal Teim,
then the FMRR shall be determined by arbitration-in the following manner:

(8)  Lessorand Lessee shalf each appaint.-as an advocalé dne qualified
real estate broker, who shall e a recognized commercial vedl gstate broker with at least
ten (10) years-of experlence.intlie valuation of rental office properfies in the area in which
the Bullding.Is located: Each such advocate broker shall be-appoinfed within fiteen (15)
days.after the- exptration of the 30:day mutual agreément period describad akiove.

(b) Thetwo advocate brokers so appointed shall within fifteen (15) days
of the date of the appointment of the last appointed broker agree upon and appaéint a third
broker who shall be qualified under the same criteria set forth above: to qualify the inifial
two brokers-except such third broker shall be. a neiitral who has not represented Lessar
of Less#e within the prior five. (5) year period. The parties shall pay.the feés of their
respectnve brokers: (except as set: foith in sub-section {e), below) and shall share- etually
in the-fees of the third appointed neutral broker.

(6)- The neutral broker shall within thirty (30) days of the appointment of

the neutral broker make: a determmatxon of the FMRR, and select either Lessee’s or

l:8580r's proposed (as set forth in thefirst paragraph of this Section 43) FMRR depending
as to which Is closest to_the FMRR detetmined. by the third neutral broker and notify
Lessorand Lessee 1hereof

(d) Intentionally omitted.
(e) If either Lessor or Lessée fails jo. appoint . broker within the. time,

period in sub-section (a), above, the broker appointed by one of them shall reach a
decision, notify Lessor and Lessee ihereof and such broker's’ decisfon shall be binding
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upon Lessor and Lessge. The fee of such appointed broker shall be pald by & parly that
failed to.appoint its own Broker.

(f) If the two advocafe brokers fail-to agree upon and appoint a third
neutral broker, the lawyers for Lessor:and/or Lessee shall ask the American Arbitration
Assotiation to appoint & neutral third neutral broker meetmg ihe cmena set forth above
‘and réquést-such nieutral Broker 1o ‘deteriminé the EMRR ‘aiid then’select éither the
Lesses's or Lessors proposed (as set’ fotih i the. first paragraph :of this Sgction 43)
FMRR depending as to which is clogest to the FMRR determined by the hird neutral
broker.

(d) Each parly may submit a brief (no more than ten (10) pages,
inclusive. of exhilbits) to support its contentions as fo iie FMRR within twenfy (20) business
days dfter Lessee's submission of is proposed FMRR.

For purposés hereof, the tem. "FMRR™ shall'mean the. anntial current rent
per renfable square foot-that'a willing, comparable tenant would pay, and“a willing,
‘comparable Lesgor of like and comparable. buildings for prem:sas of befween 30,000.RSF-
and 60,000 RSF in the subject area would-accept, at arm’s length for comparable office

-spdce giving ‘consideration to the‘annual rental ratés per rentable square foot, escalations

(including type. .grass or net, and if .gross, whether Base' Yéar or -expense “stop),

-abatement provisions, reﬂectlng free rent and/or no rent’ dunng the Lease Term, or any

other eébnomic incentives given during the Lease Term,.the buildfng. the.location and
fldor levels of thé premises belnig leased {giving full consideratlon to the .distinction
between the office:and retail premises), the quality of the construction of the building,.age
of the building and the premises, the services provided under theterms of the leases, the
types, quantity. quality costs and loestion (on site, adjacent off site, underground above.
ground) of parking fights and obllgattons, and other general!y applicable terms and
considerations. of enaricy for the. spacé In question at or about the time that such FMRR

is deemed fo take effect: The geographic parameters should include but:be limited to-

lower Queen Anne-and lhe Denny RegradelBeIllown -areas,

(h)  Refreshment of the Premises at the First.Renewal Term. Provided
Lessee alects 1d renew this. Lease.after the Initial Term, Lessor shall, af its-sole cost and
expense. and within six (8) moriths after'the beginning. of the first Renewal Term, ()
replace the carpet installed by Lessor in the.Premises at thie beginning of the initial Term,

and {ji) repaint the Premises’ walls, Unless mutually- agreed-to, by the partles, Lessor

shall hiave no obligation to’ replace tarpet of repaint walls if Lessee elects 6 renew this.
Leage for a.second Renewal Term.

44,  CONDITION.OF PREMISES AND MAINTENANCE OBLIGATIONS,
Lessor shall as: of the Commencement Date deliver the Premises, Tenant Improvements,
comnion areas, building and all building systems in good working condition, free of latent

-defécts and in compliance'with all applicable laws, rules and regulations (including without

limiation, the Americans With. Disability Act (‘ADA")). Lessor shall as of the
Commencement Date-and throughout the Term ensure thatthe Premises and .common
dreas are up fo ADA compliance, which obligation includes undertakmg such
modifications as may be:required by-the ADA. .Any failure-of Lessor to comply with. the
terms and conditions. of fhis-paragtaph shall be remedied by Lessorat Lessor's sole cost
within: thirly (30) days. Lessor shall maintain the Building ‘In accordance with
commeicially reasonable inanagement staridards for the area in which the building s
Tacated. Lessor hereby repiéserits and warrants to Lessée that the Premisés and.
comman areas, as of the Commencement Date, shall be delivered to Lessee free and
clear of any hazardous materials or hazardous substances in- violation of any applicable
taw, code, ordinance or regulation,

45, REALESTATEFEE, Lessoragreesto pay a real estale fee- of $1.00
per usable square foot per yearto Flinn Ferguson Cresa; fifty percent (50%) upan final
exacution of this Lease and fifty percent {50%) upon.occupancy: Flinn Ferguson Cresa.
represented Lesses op this fransaction.
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46. LEGISLATURE APPROVAL, Lessor agrees and.acknowledges this
Lease.is subject to City of Seattle council approval..

47, NONDISCRIMINATION. Lessor certifles it does. not and will not
discriminate In-employrient, ifi the provision of public sérvices, or ij leasing practices asg
prohibited by law. Lessor certifies it will not discriminate in employment on the basis of
race, calor, religion, sex, national ofigiri, veteran status or physxcat or menial disab lity in
regard fo any position for which the emp|oyee is quale ed, in compliance with, without
limitation, (a) Presidential Executive -Order 11246, as amended .including the Equal
Opportunity Clause contained.therein; (b} Section 503 of the Rehabjiitation Act.of 1973,
as'amended, and the Vietnam Era Véterans Readjustment Act of 1974; as-amended, and
the Afﬁrmative Action Clauses contained therein; (c) the' Americans with Disabilities. Act
of 1980, as amended; (d) Chapters 14.04, 14.10'and-20:42 of the. Seattfe Municipai Code..
and (e} Title VI of the Civil Rights Act of 1964. Lessor agrees it will not:mainfainfacilities
which are segregated on the basis: of race; calor, rehg(on or national origin Iri. compiliance
with Presidential Executive Order 11246, as ‘amended, and will comply- With the
Americans with Disabilities Act af 1990, as amended, regarding its. programs, services,
detivitles and employment'practices,

48, ROOFTOP COMMUNICATION SYSTEMS AND EQUIPMENT. Atno
addifional cost to Lessee (excépt as set forih-below), Lessge-shall.have the use of &
mutually agreed-upon portion (each party hereby agreeing 1o act reasonably with respect
to, such mutual agreement) of he Building’s. roof area (the "Roof Space”) for its
communication aaulpment, Including; butnot limited 16, satellite Hishés/towars; microwave
dishes and temporary microwave. links, (collectively, the *Communications Equigment”).
The type and placement of the Communications Equipment shall be subject to Lessor's
priar wrillen consent, such.consent not be urireasonably withheld, conditioned or delayed.
The.costs to instalf, maintain and remove the Communications Equipmient shall bé born
solely by Lessee. Lessed shall install and: maintain ‘thé' Communications Equipmient in
.compliance with any and all applicable riles-and regulations. “Upon termination of this
Lease, Lessee shall promptly remove the Communicatsons Equipment from the Roof Area.
Léssee shall not be requiredl 1o pay for any other Building expenses by reason of the
Communicatio Equipment's’ placement-In the’ Roof Area; ‘provided; -however, if Lessor
determings, in its reasonable discretion, thatthe. Communicatlons Equipment are using an
excessive amount of electriclty or- other utilities, Lessor may- pass~through o Lessee the
dbligation to pay stich excessive amounts.

[Fhe rést of this page isintentionally blank — sighiature page-follows]
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IN WITNESS WHEREOF, the parties hereof have exectited this Lease the.
day and year first above wiitten.

SELIG HOLDINGS COMPANY, LLC STATE OF WASHINGTON
@ Delaware limited liability'company

By: _Martin Gelig By
Its; “Manager ez
“Lessor’ “Lessee”
SEATTLEPARKS1128.18
Aftachinents:

Exhibit A: Depiction of Premises
Exhibit B: Example Adjustments to Base Year Costs
Exhibit C; Signage
Exhibit D: Work Letter Agreement
Schedule D-1: Outline Specifications and Space Plan
Schedule D-2: Initial and Future Improvements to Space Pockets
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STATE OF WASHINGTON )
)}  ss.
CQUNTY OF KING ).

On this day ‘of . 20__-béfore. e, g Notary Public fn and for the State of
Washington, parsonally appeared MART}N SELIG; ta ma known to be the Manager respectively,

‘of SELIG HOLDINGS, COMPANY, LLC, the entity that exacuted the foregeing, instrument, and

acknowledged said instrurhenit. {o be the free and voluritary act and deed of safd entity; for the
uses and purposes therain mentionéd, and on oath statéd that he'is autiorized to exécite said
instrument on behalf of the efity:

-Notary Public.in and.for the State of Washington
Residing at:
My. cominission expires:

{Individugl)
"STATE OF )
Vs
‘COUNTY OF )
©n this _day of , 20___, before me, :a Notary Public’in and for the Stata of
, personally appeared , the 1ndividual(s) who.executed

‘the. within and forégoing instrument; and ackhowledged: said instrument fo be hisfheritheir free
.and voluntary-act and deed for the uses and purposes therein- mentioned.

Notary Public in and forthe State-of
Residing at:
My carimission expires:

(Partnership)
STATE OF g
88
COUNTY OF . )
‘On this day of \20__, before me, .a Notary Public in and-for the-State of

., personally appeared , tomigknawn to be partnar(s) of
, the partnership that executed the-foregoing instrument,

“and-acknowledged said instrument fo be the'fred.and voluntary éct and deed of said partnershlp,

for the- uses and purposes ‘therein mentioned, and on oath stated that he/shefthey isfare
authorizéd:to execuite said Instrumerit on behialf of the partnership.-

Notary Publi¢ if-and for the-State.of
Residing st
My commission expites:

{Corporstion)
STATE OF 3
) ) 88,
COUNTY OF y
On this dayof- , 20, before me, a Notary Public in and for the State of

, personally appeared _ to me known to be the

; respectlvely, of
, the corporation that executed the. wnhm and
foregolng instrument, and ‘acknowledged sald: instrument to be the free and voluntary act-and
deed of-gaid comporation, for the uses and purpases. thérein menfloned, and on cath stated that
he/shelthey Tsfare authiorized to’execute sald instrument and that the-seal affiked. is the. corpdrate

‘seal of said corperation.

_Notary Public in and for the Btate of

[ V—

My: commisslon'_exph'e_s:
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Exhibit A

Depiction of Premises, Conferencé Room and Space Pockets
: [Attached]
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epiction-of Premi

FLOOR PLAN — 1si FLOOR G

OPTION 7 - 7X8 WORKSTATIONS

BUILDING CONFERENCE OPTION 2

Ex-AtoAtt

\Al

DEPARTMENT REQ.  PROV. ROOM COUNT REQ.  PROV.
ENGINEERING, DESIGN & TECHNICAL SERVICES 17 17 RECEPTION ] )
= 2D CUST. SER. CNTR. (CASHIER) 1 1
PLANNING & DEVELOPMENT DIVISION DIRECTOR (PD) | 4 4
= ™ oo e WORK CAFE 1 1
[I] PLANNING SERVICES (PS) 14 14 KITCHEN (COFFEE BAR) 1 1
PROJECT DEVELOPMENT & MAJOR MAINTENAN 18 18 WORK RM. {COPY) 2 2
. %one & M NIE e MAIL RM. (MAIL/COPY) 1 1
PRINTER STATION 15 15
PROPERTY & ACQUISITION SERVICES (PAS) 9 9
| QU e TRAINING RM. (BOARD RM. 28 PER) | 1 1
Bl  ACCOUNTING/PAYROLL (AP) 28 28 LARGE CONFERENCE (12 PER.) 1 1
MEDIUM CONFERENCE (10 PER) 1 1
[I] ASSET MANAGEMENT & WORK ORDER (AMWO) 4 4 FOCUS ROOM 8 10
PHONE ROOM 9 7
[l BUSINESS SERVICE CENTER (BSC)/BUSINESS 13 13 WELLNESS ROOM 1 1
INTELLIGENCE & DATA SYSTEMS (BIDS)
PDD SHARED LIBRARY 1 1
[l CONTRACTS & ADMINISTRATIVE SERVICE OFFICE 6 6 OPEN COLLABORATION 7 4
(CASO!
{caso) DIRECTOR'S OFFICE 1 1
[l EVENT SCHEDULING (E5) 9 9 WORK STATIONS (7'X8) 124 135
mr 3 3 SURVEY STORAGE 1 1
— IT STORAGE CLOSET 1 1
[0 sHareD 3 SERVER ROOM 1 1
_H_ CORE AREA & BUILDING CONFERENCE 1 1
TOTAL STAFF 25 125
TOTAL USF = +/- 37,569 USF (DOES NOT INCLUDE BLDG CONF.)
0 vacwws u TOTAL POCKET SPACE= +/- 9,664 USF
TOTAL WORK AREAS 136 TOTAL TENANT USABLE SPACE= +/- 27,905 USF
Y POCKET SPACEWS 74
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EXHIBIT B

The intent is to.includp Lessee's proporiichate shate of alf Base Yéar Costs In Lesses's Ahnual Base Rental
Rate. If Is further.the Intent to Timit adjustments to Lessee's-Base Year Gosts to aclual increases In cost. The

‘Operating Services are"adjusted to"the greater of actual oceupancy or 85% beopancy for the-bage year to.
“falrly éstablishi the Base Year Cosis:at an equitable Standard-for compafison purposes. Gomparison Years

are simliarly adjusted for.pufpioses of faimess and equalily. To prevent any confusfon regarding computation
of Base Year Costs, Comparison Year Costs and.the adjusiment of those casts to 95% ocoupancy, if
necessary, we have set forth the following exarmple. itis mpofiant 1o fiote that if adjustment 0.95% aceupancy

‘s nécéssary, not all Opérating Servicessre adjusted.

Expenses requiring adjustment are those which are 100% dependent uporjthe change In footage and adjust
with ‘thé change in occupled foofage. “This. category includes eleciricity, watei/sewer, stperintenderi,
disposal, management, Janitorlal supjlies, window washing; repair and mainienance, HVAG malntengnce,
and {anitoriaf labor; ’ )

Other expénses do not fequire adjustment nor ars they depahdent upon: cccupied ‘footage change. These:

-categories are the same whether the Building ‘is empty or full. 'T:t:ex are, insurance, security, elavator,

landscaping and telephone.

_Red! Estate Taxes are dependent upon indepentent assessment, Real-Estate Taxes are not adjusted to

85%; but are established for each respective year based on the acual lax.paid whethier for the: respective
Base Year or.gach subseguent Comparison Year(s).

Please-note the expenses noted helow which are and are not adjusied and the adjustment to-each expense
1o achieve 95% occupdncy, if necessary. The method of adjusting expelises depicted in fiié example wil be
followed when'adjusting, aclual Operating Setvice Expenies for both the Base Year and Comiparison Year(s).

HYPOTHETICAL FACTS

‘Buillding Océupancy: B0%

Actual Base YearCosls: $375,000

GroSsed Base Year Costs to 85%: ) $440,000

Aclual-Comparison Year Costs: (see balow) $408,440,

Grossed Comparison'Year Costs to-95%; (see'below)  5463,080

Tenant Premises: 10,000 RSF

Bullding RSF: . 125,000 RSF ,

Tehant:Proporionate Basis: 10,000 - 125,000°= 8%

EXAMPLE
Actyal Grossed

Deseription Expénses Expenses. Methodolody.
Percent Octupied -80.00% 95,00%
Real.Estgte Taxas $64,854 $54,854  Actual Cost:
Operating Expenses
Insurange $28,595. $26,595  Aclual Cost
Electriclly $69,358 $82:363  Adjusts with occupancy
Water & Sever 84,945 $5,872  Adjusts with occupancy:
Security. '$5,000 $5,000  Actial Cost.
‘Elevator, 87526 §7,526  Actoal Cost
Stiperintendent $82,868 $98407  Adjusts witfi occupancy
‘Landscaping. $2,912 - $2,812  Actual Cost
Disposal $15,502 $18,409 .Adjusts with'occupancy
Management $41.680 $49,495  Adjusts with ocoupancy-
-Supplies $4,332 $5163  Adjusts with oceupancy
‘Window Washing $1,627 $1.818  Adjusts with.occupancy
Repalts & Maintanance $24,333 $28,895  Adjusts with:gccupancy
“Télephone, $1,144 $1.144  Aclual-Cost:
HVAC Maintenance $6;208 $7:372  Adjusts with-occupancy
Janitorial 556,648 . S$67270  Adjustswith occupdney
TOTALS: $405,440 $463.080
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Exhibit C: Signage

Exterior Rendering Lobby Interior
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Exhibit D

Work Letter Agreement
This Work Letter Agrzerhent (this *Agreement') Is part of that cerlain Leasg (the “Lease”)
entered into by and between Seﬁg Holdings. Company, LLC, a Delaware’ limitad llability corapany
{"Lessor) and the City of Seatlls, a municipal corporation of the State.of Washington ("l.essea’).

This-Work Latter Agreament shall govern the inltial Improvements to the Premiseés dand the
Space Pockefs,

To the extent a capitalized term is not defined herein, such term shali be defined as provided
for in the Lease,
1. GOMPLETION SCHEDULE.

No. more-than nmety {0) days following the execution of the Lease Lessor shall. deliver-to
Lessee for Lesses's feviaw and approval aschedule (the ‘WorkSchaduIe") seltingforth-a ttmetable

'the Prefnises and. the Spaoe Pockets Tne Work Schedule shall set forth each.of the various Items

of work to be done byor approvalio be given by Lessor and Legses incorinection with the compleﬁon
of the Tenant Improveménts: Stich Schedule shall b submified o Lessee Tfor ts approvaland, upon
approval by both Lessor and Lesses, sich Schiedule shall become the basis' for completmg the
Tenant lmprovemient work, Lessee's approval of the Work Schedule shall’ not be unreasenably
withheld, conditioned.or delayed.

2. TENANT IMPROVEMENTS.

Reference:hérein 16 "Tenant Improvements” shall includé all work to be done i fhe Premises

pursuantothe-Outline. Specifications and the Space Plan attached-hereto as. Schedule D-1, -and the

Tenant [mprovement Plaris described In Paragrapn 3 below, as Wall 45 the'work to.be: doné in the
Space Packets as set forth as:Schedule D-2, including, but not limited to, partitioning, doors, ceilings,

floor- coveﬁngs wall finishes {including paint- and .walléovering), electrical {incliding fighting,

switching, felephones, oufiets, efc), plumbing,. heafing, ventilating and air condltlonmg, fire
protection, cablriets and:other mnltwork

3, - TENANT IMPROVEMENT PLANS.

“The Tenant Improvetnents. 16 be performet] by Lessor shall be as set forth: inr the: Oufline

jSpeclf cations and-Space Plan thiat is attached hereto as Schedule D-1 {("Space Plan"} and as set

forth on Schedule D-2. Based upon such-Space Plah and Schedule'D-2 Lessor's architect shall, no
more than ninety (90) days following the-execution of this' Lease, prepare and submit fo Lessea (f)
final working drawings and specifications for the- Tenant lmprovemems {the-"Tenant Impfovement

Plans"}, 2nd (i} the Clty of Seattle’s Capital Green Chedklist in relation to the Fenant Improvements
(the "Checklist", and togsther with.the Tenant Improvement Plans the “Improvement Docurments®),
The |mprovement Dotuments must,be approved In wiiting by Lessee, 'such approval riot 1o be
unreasonebly withheld, conditioned- or delayed. If Lesses. fails to -approve the- Improvement
Documents or prov]de 1he reasonable basis- ‘Upon which ‘approval of the improvements Documénts
is withheid, within fourteen (14) days after their delivery by Lessor fo Lesses, Lessee: shall be
deemed to have approved such dbcuments,

4, FINAL PRICING AND DRAWING SCHEDULE.

Upon-gpproval by Lessee of thé Improvément Documents; of upon Léssee's deerned

approval of same, Lessor shiall sibmilt.Such documents to, the appropriate- governmental body for

plan checkmg and the Issuance.of a buﬂding permit. Lessor, with Lessee's. reasonable codperation,

shall causeto be made any changés. in such documents to obtaln ihe bullding permit. . After final
approval of the improvement Documents and-issuance-of the.bullding pemhit, no furttier thanges to
the-Improvement Documents may be-rnade without the priof written approval fram both Lessor and
Lessee, and theri only:after agréementhy Lessee to. pay any excess.casts résulting ftom the design
and/or construction of such changes that are requested by Lessee; provided that Lessor agreasnot
10 unreasonably wnhhold delay ar condition'its consent to-any such changes réquested by Lessee.

5. CONSTRUCTION OF TENANT IMPROVEMENTS.

Aftef () the Improvérment Docurtients have been prepared and appraved, (i) the-final pricing
has been @pproved by Lessor, and (iii) a building permit for the Tenant mprovements has been
Issued, Lessor shall enter into a construction contract with its contractor for the installation of the

1
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Tenant Improvements In actordance with the Improvemsnt Documents.. Lessor shiall supérvise the
completion of such work and shall use commrcially reasonablg efforls. o secure ‘substantial
completion of the work ifi accordance with the Work Schiedule. The-cost of such work.shall.be-paid
as. provided in Paragraph 6 heréof. Lessor shall ensyre that the' Tenant Improvements are

constructed i accordance with all applicable faws,-codes, ordinances and regulatlohs

6. PAYMENT OF COST OF THE TENANT IMPROVEMENTS,

Lessor agrees at its sole cost and-expefise fo-bé resporisible for timely paylng for-all costs
and expenses required to design, permit and constructthe Tenant Improvements.

7. MISCELLANEGUS.

To-the extent theré are any inconsistencies between the terms-of this Agreement and the
terms of the Lease, the terms of this Agreement shall-apply.
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Schedule D-1: Outline Specifications and Space Plan
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Outline Specifications

Project: SEATTLE PARKS AND-RECREATION
Location: ELLIOTT BAY OFFICE PARK — 15" FLOOR
Date Prepared: <January 31, 2019

‘Date Revised: February10, 2018

Final Date Issued: February 14, 2019.

SCOPE OF WORK

The following Speclﬂcatxons provide work descriptions for-éach area of the, project The descriptions -are
given for intent only and.are to be used solely as placeholders for the purpose of geherating Rough Order
of Maghitude budget numbers for-further review and discussion. Martin Selig Real Estate (MSRE) as
Landlord herein afler-will be called “LL". Seattle Parks and Recreation herein ‘after will be called *Tenant”:
General Contractor herein afier referred to as GC and indicates. work to be performed for MSRE the
Landlord. Please refer to the attached Space Plans dated 2,10.19.for information.

LANDLORD WORK
1. Rerhové existing cabling back to-server room,
2. Confirm that ‘all adjacent fenants cabling that passés through plenum of Seaftle Parks &
Recreation’ space is secured to meet current codes.
3. Penmeterwmdow covering to be: prowded by Bldg Owner.

GENERAL NOTES. AND SPECIFICATIONS:

A. GENERAL GUIDELINES FOR PROPOSED TENANT IMPROVEMENT:

1. Contractor to commiply with the current “general conditions”; and building Rules and
Regulations ds provided by the building owner.

2. Contractor shall be responsiblé for providing all work and materials in actordance with
the latest local Building Codes and DOrdinances.

3. The use of the'words “provide and.allow” shall always mean “furnish arid install, connect,
orsecure” as required.

4. Al matérials 1o b new unless nated otherwise.

5, Contractor to provide al fire / emeigency systems as.required:by all applicable codes.

6. Fire/femergency systémis include,. but aré not limited to sprinklers, fire- extmgulshers
audible ‘alarms, smoke and heat detectors, strohés, and.exit signs:

7. Mechanical and.elecrical fo be design build-under separate permit.

page 1 Prepared by Tully & Associates
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B. DEMOLITION:

1.

o g

Refer to drawings-and.or notes for the extént of demolitioh. Demolition shown.is-as pér

‘bullding provided CAD files, GCto confirm extent.of work.

During the removal of arly énvironmentally hazardous materials, protect:on guidelines by

‘code or local goverring authority should be sirictly followed.
. Remove and fill all abandoned floor mounted-davices ta meet required fire separation.
: Remove.all. existing-floor finishes-and. prep floor for new flogring,
. Remove any abandoned screws, nails, anchors, etc, throughout thé sulte, Patch all
'existing damaged partitions- and.prep for new paint finish,

C. DOOR ASSENBLIES AND GLAZING:
1. 3-0" x 81 12" %1 %", solid core rift cut white eak veneer with Bldg Std staln (See

attactied photo) Doors in plain sliced white oak frames (1 %" x'5.5/16") with 4 butt hinges-
UON. Door stain Numatic Finishing. Door stain ID# 13980D

. Frameless Double Glass Tenant Entry doors and relites: 30" x full Height %" tempered

entry door.
a, Herculite or equal Low Profile top and bottorn ralls
b Hercuhte or-equal Header Prepped for concealed-overhead closer and
eiectromagnettc lack,
e. Concealed overhéad closer; top and bottom pivet hinges.
d. Hereulite or equal Back-to-back lifiear pull handle;
‘e. Herculite or equal electromagnetic lock w/ request to Exit (Fail Safe) whers
~ indicated,
¥ Infrastructure for card reader-where indicated:
Pravide Bldg Std wood door with full giass and wood framed relites at Board Room,.
Reception Area, 10 and 12 Person Conference ‘Rooms and Work. C’afe Glazing to be'
4/8" tempered glass with clear silicone butt joints in Bldg ‘Stdwood frame. Reference
-attached. photo for Bldg 'Std dodr, door with full glass, and relites.
Pravide sliding Barn Deors. at Wellness Roorh and 1 Phone Room. Doors to be-Bldg
Std wood with full glass and 3M dustéd Crystal Film

. Clear 1/4* (minirdumi thickness) tempered. glazing-at all relites unless noted otherwise.
‘Glazmg to be set i Bldg Std wood frame with butt joint at spans over 4" wide, Clear

silicone at joint,

. Provide new full height Bldg Std 3'-0™ wide relites in wood frames:at Private Office,

Phone Rooms and Focus Roorns or as indicated on plahs.

. Finish Hardware: Door hardware shall match bullding standard manufacturer, lever styls,

and Tocking/keying conventions: Lockseis Wherenoted: Sargent, Mortisgd 8200 LW-~18
'32D. Brushed Stainléssfinish

. All locksets, latch sets, and lever hardware shall be mounted at a height to-canform to the

latest handicap cotle and regulations,

. Provide roller latch and dummy lever sets at-coat closet doors,

D. MILLWORK AND CASEWORK:

page 2

1

New casework to bé in accordance with AWI premitm grade flush.ovetlay construction of

" wood and.plastic larhinate veneer. All exposed edges and strfacés to be plastic

larmiinate:

. Plastic.laminate colors {o be-selected from: Formlca or Wllsonart Standard colors and

patterns,

. White interior melamine.color.
.. Install backing / blocking as necessary,
. Provide coat rod and hat shelf at coat closefs as noted on plans.

Preparad by Tully & Associates
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E. PARTITION CONTRUCTION /INSULATION:

1

Interior Partitions: Building Standard 2 4" x 25.gauge metal studs &t 24" O:C. spacing

with 5/8™type ‘X" gypsum wall board (GWE), fidor to undersidé of finished celling with

1/2" reveal &t ceiling grid.
. Construct new Building Standard Sound’ Partitions to suspended-cell; ng with acoustical

batt insulation’in wall between studs and above ceiling at partition head extending 2' each

side of partition or 2™ layer of Acoustlca! Ceiling Tile {ACT).. Provide sound partitions at

all'walls between Board Roormn, Woik Café, Coffee/Copy Room, Wel!ness Room,
Confersnce Rocms, Focus Rooms, Phone Rooms and Private Office,

. Construct remaining Bullding Standard Partitions to suspended cethng

. Construet Server Room walls to'structure with GWB both sides of partition and insulation
between: studs if dedicated cooling is provided,

. Provide furring-at core walis or columns to accommodate slectrical conduit. .

F. PLUMBING FIXTURE AND APPLIANCES:

1.

2.

3,

4
5.

Provide all hecessary water and electrical corinections for alt plumbing fixtures and-
appliances,

Al cold water lines for icemiakers, coffeé machines or filteied water dispensers fo be
capper lines.

Provide ADA double stainless steel sinks at Break Room arid Coffee Bar with. ADA
compliant faucet. Elkay LR 2522 Stainless Steel'with Delta 175 WF faucet and AER.
strainer,

Provide two (2} Bldg-Std ADA height dishwashers. Dishwashersto be maintained by LL.

Provide Hof water heater in plenum space,

G. CEILINGS- Ceiling treatment locations and percentages TBD

1.

Provide hew Bldg Std 2°-0"x 2'-0" grid with acoustical ceiling tile as noted. Ceiling giid

ta be Chicago Metallic 24" x24” grid miodule. Armstrong Minatone Ortega#704, 24" x24"

x 5(8" Ceilinig tile. .50-.60 NRC range, 35-39 STC range.

. Prepare Open to Structure (OTS) ceiling at areas noted. Remove abandongd cablmg.

ductwork.and HVAC equment Reroute HVAC units, ductwork and plumbmg where
possible. Replace -ductwork with spiral ductwork-and round diffusers. Paint ceiling and
equipment.

. Assume 30% of ceiling-to be-OTS, 50% with suspended Acoustical Ceiling Clouds with

Arinstrong: Axiom edge proﬁle, and Private Ofﬂces, Conférénce Reoms, Focus:Rooms
and Phone rdoms to-have Bldg Std suspended Acoustical Ceiling systet.

H. FINISH TREATMENTS:

page-3

1.

Floor Treatment: Prepare floor-with lightweight concrete underiaymert, ‘as required for
installation of new floor treatments as follows:

a. Carpet: Provide and install new Bldg Std carpet tile throughout unless
atherwige noted: Remove.all existing floor finishés and prep floor for new
flooring. Bldg Std carpat tile product cost i§ $19°$23/yd. Manufacturers::
‘Shaw Pateraft, Bolgu; J&J and Flor/interface. Carpet to be minimum of 17-18
ounces per square yard, tufted pile keight Carpet to be minimum 50% pre-
consumer recycled content: Carpet adhesive tobe Jowor rio VOC.

b. Provide SHAW Gommercial orequal LVT at locations nated, Prep-floor to
receive new flooring as per manufacturers specnflcatlons

¢ VCT~ Armstrong Standard Excelon VCT Vinyl Composition Tile. 12" x 12",
Prep flooras per Manufacturers specifi Gation.

d. SDT- Provitle.Armstrong Static:Dissipative Tile 12" x-12" With required
grounding strip

&, Provide 4* high rubber coved at all flocring. Rubber Base: Roppé 4" rubber
base. Roll goods-ohly.

Prepared by Tully & Assoclates



Ex D to Att 1 - Work Letter Agree

\

L,

NE

page-4

f. Provide Schiuter stalnless steel transition angle between carpet, Hard surface
ﬂooring and LVT.
2, Wall Treatment:
a. Paint all walls, columns and-GWB- ceihng/soff t surfaces.
b. Colors; Provide allowance for:one {1} neutral field color and twe (2§ medium
accent colors.
¢: -Provide new paint throughout. PPG Brand- Provide primer and one coat of
acpylic base paint throughout including all walls (eggshell finish), ceiling (ftat
finish), and painted dodrs and frames where occlrs; (semi-gloss finish).
Al coatings and paints to-bé low or no VOE
. Painf for light surfaces to conferm to the requirements of the “Architectural
Specifications Mahual’ (AWS) for paint systems. Latex paint: AWS System-3-
B “custom” (2 coat) grade light color paint finish-on-gypsum board surfaces.
f, Paint for dark’surfacesto conform to'the requirements of the “Architectural
Specifications Manual" (AWS)-for paint systems. Latex paint: AWS System 3-
B “custom” (2 coat) grade deep tone paint finish on gypsiim board surfaces.
3. ‘Window Coverings:
a. Existing Bldg Standard exterior window coverligs-to remain-. Levolor 1” widé
horizontal metal blmds Raw Umber #887

2

HVAC:

1. Modify existing HVAC system to accommodate new layout with all materlals, equipment,
and laborfor complete and operable HVAC system. System shallbe-air balanced per
building specifications.

. This building' uses varlable refrigerant units.

. -One control per-1,000 /- square feet

Outside air suppky and return at each floor allowing cooling via outside air wher

appropriate, resulting In an “lgconomizer Cycle® not hormally found with Keat pump

-systems

5. Completely computer controlléd and monitored 24 haurs

‘6. Complete system including all air distribution-in tenant areas.

7. Provide-HVAC distribution throughout as required to support new construction per plan.

8. Provide exhaust fan in Break room.

9. Server Room- Tenantto provide BTU loads and if required LL to provide nec..dedicated
cooling.

10. Provide for linear diffusers at all GWB ceilings:..

11. LLto pro\!ide dedicated Cooling Unit for Server Room. Cooling requirements- TBD.
.Additionat coolifig unit is-provided.and maintained by LL. Additionial cost to'operate is at.
Tenants expense. Ary after hour cdoling i at Ténants expense:

AR

ELECTRICAL:

"1, Reuse existing electrical where possible. Allow for uniform device colors with Building

~ Standard cover plates throughout..

2. Provide electrical.and voice/data mud ring with pull sfrings as required throughout. All
recepiacles tobe 18" AFF except af countertops and-wall mourited TV's.

3. Provide power infeeds for Systems furituiré workstatioris. Eléctrician t6 include
conriaction of furniture systein electrified panel raceways to building power whips:
Electrical whips provided by furniture vendar: Provide circuiting to agcommodate one
controlled duplex outlet and one uncontrolled duplex autlet at gach workstation.

4. Provide cable pathway at System fumiture- workstations to accommadate three (3§ Cat &
cables per workstation.

5. Assume floor cores for each cluster of workstations not located adjacerit to wall or
column or prowde low profite, floor molinted wire way systein to accomrhodate power,
and communication and HDMI cabling at locations where caring is not-possible.

6. Assume twelve (12) shared printer locations. UON. Provide eleclrical and voice/data
receptacle

Prepared by Tully & Assaociates
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7.

Assume no power or network devices can be.locagted in pefimeter window walf,

8, Assumededicated 20 AMP electrical and network receptacie at each copler.

9.

Provide 20 AMP dedicated réceptaciés for microwaves, réfrigerators and dishwashers.

10. Provide 30 AMP-dedicated IG electrical feceptacles foi Seérver Room
1. Provide electrical feceptacle, HDMI cable and hetwdrk receptacle at all wall mounted

TV's at-+60" AFF-UON.

12, Provide convenience electrical receptacles for japitorial-and miscellaneous use.
13. All power will be controlled as per 2015 City of-Seattie Amendments. energy code

Section €405:14 for controlled receptacies. At least 50% of alf receptacles i Private
Offices and Open Office cubicles to be controlled By occypancy senser or timed.
operating devise. (2) Duplexes i Private Officé fo be divided on separate circuits,
Electrician to coordinate circuiiting'with Architect prior to submitting for permit

K. LIGHTING:

1.

-q.o) M R w

The lighting in'the spaces:will be designed to meet-the requirements-of the Seattle
Energy Code. General office areas will be illuminated to.an average of .7 walts per
quare foot,

. Ini.general; offices will have automatic controls, sither occupancy sensors or, depending

oh the. amount:of window space and the size of the office, an automatxc light, sheddmg
system that will reducé the number of lamps burning in the foom depending on the

‘amournt of natural Itghts entering the space. All controls are-a§ manufactured by "Wait

Stopper"

. 'Ceihng mounted devices to be white iri color.
. Provide-oceupangy and daylight sensors as per the Jatest Washingfon State Enérgy Code

(WSEC) and Seattle Energy Code (SEC).

. All new lighting to be Installed to meet current local.code requirements for seismic

bracmg

. Provide under cabinet LED task lighting at all upper cabinets,
. nghtmg (for intent only)

Building Standard Saylite LXT Setigs 2'-0" x:2'-0" Diréct / Indirect LED light:
fixtures, 36 Watt, 3550 Lumens, 4000K:

. Provide-Emergency hghtlng on Building. Emergancy circuit
Down light: JUNO.~ LED 4" internally adjustable down light
Wall Wash: JUNO - LED 47 Internally adjustable down light with Lensed. trim.
Liiear pendant fixture. Saylite Texas Fluorescents, 45 Series, Suspended
LED, 8-0". 45P-sf-96L—UR24WD48W-DMV-40K-WH HC301WH-blank, 48
Watts 7200 Lumens, 4000K

f. Track display. light fixture- Amerlux SPEQ —8-$mall cylinder track head.

oo

L. FiRE-LIFE SAFETY:

page §

. Fire protection systemper building standard. and Local Regulations and Ordinances.
. New sprinkler system to meet NFPA 13 requirements for'quick response sprinkler heads.
. ‘Provide all emergency: llghtlng, exil'signs; fire alarm speakers, sirobes and bells. as:

required by code. Design and install the same in compliance. with the Americans with
Disabilities Act.

Provide sprinklers; firé rated dotrs and framés, fire extinguishérs, etc. as required by
applicable local codes arid laws,

. Fire-extinguishers shall be by Underwriter's Laboratory 2A-10BC-5-Ib, multi-purpose

extinguisher. with squeeze-type handle and flexible discharge hose with visible: pressure
gauge.
Fire extinguishers shall be mstalled in Building Standard semi recessed. cabinets.

. Provideconcealed spnnkler heads at all GWB ceflings:

NOTE: Allow for (8) servil-recesséd paint-grade fire. extifguisher cabinets per floor painted
‘1o match wall ~ final locations te be deternilned.

Prepared by Tully & Associates.
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M. MISCELLANEOUS:

1, Unless directed otherwise, all equipment assdciated with wireless volee/data service. shall
" bé furnished and-instaliad by Tenant. Deck mourited hot watef lieater provided and
installed by G.C.ADA Dishwashers provided and installed by G.C. Vending machines,
refrigerators, microwayes, water coolers, coffee:machines, coplers, and server room
equipment by Tenant. Ali moveable furniture shown is-for reference-only and-is assumed
to-be provided and installed by the tenant. Provide and install security card readers at
main entrances and at Server room. Provide building compatible system. 1. o provide
mudring, and appropriate electrifi ed kinges.arid door hardware for foutteeri.(14) key-card
contolled doors. Tenant to install low voltage seeurity winng, ¢ard reader.control devices
and equipment.. Seattle Parks .uses an AMAG Symmétry Enterprise Access Control
-System with HID Multiclass SE readers.

RECEPTION / WAITING:

.

See general notes.

Allow for.a two (2) new frameless glass Herculite-(or equal) entry doors.with matching full
helght relite as shown on-plan. Doorto be fit with card key access control, request to exit
device and magnetic lock.

Allow for Bldg Standard double:wood doors with full glass and .adjacent relite for entrance to.
tenant space form reception. Doorto be fit with card key access control

Allow for blacking in wall to support tenant supplied signage.

Flooring: Provide Bldg standard carpet file-and-rubber base.

Electrical: Allow for thiree (3) duplex-and ong (1)-veice data mud ring.

Allow for gypsum board soffit. ceilings in the Reteption and Waiting areas. Approx. 200'SF,
Lightirig:” Allow fof apjrox: twelve (12) LED 4.5" aperture down. I:ghts and six (6) LED 4.5"
aperture wall washers in Reception and Waiting-area.

Provide two (2) LED Acceit light fixtures in Comman Area corridor to light Tenants signage.

BOARD ROOM:

page 6

See'general notes.

Provide, Bldg Std carpet tile:and rubber base,

Provide full height Bldg Std wood door with full glass and wood frame adjacent relite. Glass
door Lrelite to have;3m dusted. crystal film.

Millwork: Provide two (2) ZO“D % 42"Hx 7'-0" W wood venger vertical faced cabingt:with
plastic laminate counter top, Cabinet to have doors with-two. (2) adjustable shelves per
cablnet.

Electrical/voice-data;” Allow:for-a minimum of two (2) duplex electrical outlets;and fwo (2)
recessed fliish floor.cores.or low profile floor mounted wire-way system to accommodate:
one (’I) 4—plex outlet and two(2) voiceldata receptac!es

Provide 2" condmt for cabling pathway from floor core-undér conference. table into a separafe
junction box in the walt at wall mounted TV/monitor for AV equipment connection: Provide
HDMI cable and ohe (1) wall meunted duplex for-wall mounted TV/monitor-

Lighting: Provide a 'wall:motnt otcupancy sensor, Allow for fourtéen (14) dimniable LED
45" aperture.down lights and eight (8) dimmable LED wallwashers, Provide.two (2) Bidg 5td
linear pendant fixturés over confererice table

Provide approx. 250 SF of raised GWB: Soffitt

LL to provide 3M Dusted: Crystal fli to exterior windows. Amount and pattern TBD

Prepared by Tully & Associates
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12 PERSON CONFERENCE ROOM:

L]
]
®

See gérneral notés

Provide new standard carpet tile-and rybber hase,

Provide new full height SC flush-wood dpor with full glass in Bldg Std wood frame, Bldg Std
hardwate and glass relites with 3M Film,

E!ectncallvoxce-data Allow for a minimum of.four (4) duplex electrical outlets and three (3)
voicé/data mud rings on the wallis. Allow for one (1) recessed flush floor core or jow profile
floor mounted wiré'way system having oné (1 ) folirplex outlet, one(1) voxce/data

Provide 2" conduit for cabling pathway from fioor core under conference table into a separate.
Junction box in thie wall.at wall mounted TV/monitor for AV équipmént connection, Provide
HDMI cable -and one (1) wall mounted duplex for wall mourited TV/moiltor,

Lighting: Lighting: Provide a wall mount occupancy sensor: Allow for éjght.(8) dimmabfe
LED 4,5" aperture wall washers and six (6) bldg Std recessed 2-0" x 2'- 0" LED fixtures.

10 PERSON CONFERENCE ROOM:

1 4

‘See general notes

Provide new standard caspet tile.and rubber base.

Provide new full height SC flush wood deor with full glass irf wood frami, Bldg std hardware
and relites in wood frames.

‘Electrical/voice-data: Allow for a minimurn-of four {4) duplex elettrical outlets and three (3)

voice/data mud rings on the walls. Allow for orie (1) recessed-flush fidor Gorg or low profile
floor maunted wire way system having.on (1) fourplex-outlet, one (1) voice/data..

Provide 2" conduit for cabling pathway from floor core under corférence table into a Separale.
junction box in. the wall at-wall' mounted TVimonitor for-AV equipment connection. Provide:
HDMI cable and ene (1) wail mounted duplex for wall mounted TVimonitor.

Lighting: Lighting: Provide a wall maunt.occupancy sensor. Allow for four (4} dimmable LED

4.5" aperture:wall washers and four (4) bldg Std recess 2'-0" x 2'-0" LED fixtures.

FOCUS ROOM:
e See general notes
» Provide new standard carpet tite and rubber base.
. ,Provnde new full height SC fitish wood door with full glass in wood frame, bldg std hardware
and’3'-0" wide x full height rélites in‘wood frames.,
o Electrical/voice-data: Allow for one.{1) duplex electrical outlets. and one (1) voice/data;mud
rings on the:walls,
. Provide HDMI cable and one (1) wall moutited duplex for wall mounted TV/monitor.
o Lighting: Lighting: Provide & wall mount i occupancy sensor. Allow for two (2) dimmable LED
‘45" aperture wall washers and two 12) bldg Std recessed-2'- 0" x2'-0" LED i xtures.
PHONE ROOM:;
» See-general notes
¢ Provide new standard carpettile and rubber basa.
s. :Provide new full height SG flush wood door with full glass in wood frame, Bidg Std Rardware
arid- 30" wide x full he|ght relités in wood frames,
s Electricalivoice-data: Allow forione {1) duplex’electrical outlet and one (1) vbice/data mud
rings on the:walls.
« Lighting: Provide a wall mount occupancy sensor. .Allow for two (2) difnmable LED 4.5”
aperture wall washers and one (1) Bldg Std-recessed 2-0".x 2'-0" LED fixture.
MOTHERS/MEDICAL ROOM:

page 7

See general notes
Provide new standard carpet tile and rubber base.

Provide new sliding bamn door styla full height SC flush wood doorwith full glass with;.bidg
std hardware. Door to have 3M dusted Crystal film

Prepared by Tully & Associates
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Ex D to Att 1 - Work Letter Agree

V1

Electricalivoice-data: Allow for one (1) duplex elecirical outlet and one (1} voice/data mud
rings on the walls.

Lighting: Provide a wall mount occupancy sensar. Allow for two (2) dimmable LED 4.5”
aperture wall washers and one (1) Bldg Std.recessed 2-0" x 20" LED fixture.

PRIVATE OFFICE;

*
e

‘.

See general notes.

Provide new standard carpet tile and rubber base,

Provide new full henght SC flush wood door with full glass in wooed frame, bldg std hardware
and 3-0" widé x full height relite in wood frame.

Electrical: Alléw for a. minimum &f two (2) duplex outléts and one (1) voice / data mud fing in
office.

Lighting; Provide-& wall mount occupancy sensor, Allow for a.minimum of two (2) Building
‘Standard 2'-0" x-2-0" Difect / Indiréct LED light fixtures in dffice.

Provide and:install-wall mounted coat hook in Private Office. Provide backing.in: wall.

COPY | PRINT AREA:

.

‘Sea general notes.

Provide new VET flodring and. rubber base.

Millwork: Aflow for. 24°Dr % 34°H plastic laiiinate-casework with closed upper and lower
cabinets:as indicatedon the drawings.

Etectrical; - Allow for one (1) 20amp dedicated dupiex outlet and veice/data receptacle for
each copier and piinter, three (3) duplex.outiets, one (1) voice/data mud rings.

Lighting: Allow for minimum six (6) Building Standard Direct/ Indirect light-

WORK GAFE:

page 8

.See general notes,

Pian for QTS teiling in Break Roomarea
‘Provide new LVT flooring and rubber base.
Provide twa (2) new full height SC flush wood doors with full glass in Bldg Std wood frame,
Bldg Std hardware and glass relites with 3M Film
‘Plumbing and Appliance Requirements;
o Provide and lnstall new ADA SS-double sink / faucet..
o Provide (2) %" water lines to fenant prowded coffee machine and filtéred watei
magchines,
Q Stainless steel refrigerators without icemaker providad and installed by tenant.
o Provide and install two (2) new 'SS ADA dishwasher — speciflcation TBD.
Mitiwork: Allow for a 24"D x.34"H plastic-laminate casework with closed upper and lower

-cabinéts as-indicatéd on the drawlihgs. Assure two (2) adjustable shelves per cabinet.and

oné (1)-drawer at each base cabinet. Upper cabinets to have LEDtask lighfing. Previde for
quartz countertops and backsplash. Provide for island as shown.on plans

Electrical: Allow for a minimuni of three (3) fourplex outlets, three (3).duplex outlets, one. {1
dedicated duplex electrical on a timer, .eight(8) 20-amp dedicated duplex outlets and one (1)
vorceldata mud ring for wall phone. .

Lighting: Provide nine (9) 8'-0" Bldg Std linear pendant lighting for OTS ceiling.

Lighting: Piovide five (8), decorative pendanl lights-over island counter. (altowance of $300

per fixture)

Provide two (2) exterior lights-at-exit doors-at patio area.

Prepared by Tilly & Assodiatés
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Ex D to Att 1 - Work Letter Agree:

V1
COFFEE BAR:

s See general notes,

s  Provide new LVT flooring and rubber base.

e Plumbing and Appliance Requirements:

o Provide and install new ADA S$ double-sink / faucet
o Provide (2) %" water lines to tenant provided coffee machine and filtered water
machines.

»  Millwork: Allow fora 24"D- %-34"H plastic laminate casework with closed upper and lower
cabinéts as.indicated on.the drawings: Assume two (2) adjustable- shelves per cabinet and
one (1) drawer at each base cabinet; Provide:for Jaminate countertops and backsplash

»  Electrical: Allow for aminimut of two(2) fourplex outléts, ohe (1) déedicdted duplex électrical
on a timer, and thres (3) 20 arp. dedicated duplex otitlefs,

SERVER ROOM:
* See general nofes.
& Provide new buflding standard stain grade 42 wide wood doorand wood frame. Provide
.card reader.
Allow for static dissipative SDT flooring and rubber base.
Electrical: Allow for four (4) dedicated 20 amp.IG 4-plex outlets-and one-(1} voice-data mud
ring. Confirm final requitements with tenant's IT provider.

s Lighting: Provrde wall mount occupancy sensor, Allow for & minimium of four (4) Building
Standard Direct / Indirect light fistures, Provide one light or Emergency circuit.

s Tenantto provide BTU loads and if requsred LL to provide nec deditated: codling.

COAT CLOSET:

+ See general notes.

» Provide one set of Bldg Std SC full height wood veneer double doors with roller latch and
dummy lever hardware..

s Provide new building standard coat rod and hat shelf

SURVEY STORAGE:

e Provide two @) 20 AMP dedicated 4-plex receptacles. Provide four (4) 4-plex regeptacles for
genera[ convenience outlets

e Provide Exhaust Fan

END OUTLINE SPECIFICATIONS
page 9 Prepared by Tully & Associates
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Ex D to Att 1 - Work Letter Agree
V1

Representative Sample: Full-Glass Door

Representative Sample: Glass Wall

14



Ex D to Att 1 - Work Letter Agree

V1

=
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BUILDING CONFERENCE OPTION 2
_FLOOR PLAN — 1st FLOOR
@
OPTION 7 - 7X8 WORKSTATIONS
DEPARTMENT REQ. ROOM COUNT REQ.  PROV.
, DES! VI 17 17 RECEPTION 1 1
[l ENGINEERING, DESIGN & TECHNICAL SERVICES (EDT) N TR i 4 ]
N| 4 4
Il PLANNING & DEVELOPMENT DIVISION DIRECTOR (PD} S . ;
[ PLANNING SERVICES (PS) 14 14 KITCHEN {COFFEE BAR) 1 1
PRI DEVELOPMENT & MAJOR MAINTENANCE 18 18 WORK RM. (COPY) 2 2
| %%&Q o MAIL RM. (MAIL/COPY) 1 1
PRINTER STATION 15 15
= PROPERTY & A N SERVICES (P 9 9
TN B wea SACHETINICWSE TRAINING RM. (BOARD RM. 28 PER.) | 1 1
28 26 LARGE CONFERENCE (12 PER.} ! 1
i \ w B NecouNTmGPAYROLL N MEDIUM CONFERENCE (10 PER.) 1 1
7 o | MANA Wi RDER 4 4 FOCUS ROOM 8 10
\&w\ [0 Asser GEMENT & WORK ORDER (AMWO) Focs soo $ u
227 [ BUSINESS SERVICE CENTER (3SC)/BUSINESS 13 13 WELLNESS ROOM ! ?
INTELLIGENCE 'STEMS (BID:
; it el PDD SHARED LIBRARY 1 1
CONTRACTS & ADMINISTRATIVE SERVICE OFFICE 6 3 OPEN COLLABORATION 7 4
(CASO!
i DIRECTOR'S OFFICE 1 1
Bl EVENT SCHEDULING (ES) ¢ 9 WORK STATIONS (7X8") 124 | 135
| 3 3 SURVEY STORAGE 1 1
IT STORAGE CLOSET 1 1
_|I.._ SHARED C g SERVER ROOM 1 1
[] Ccorearea s z BUILDING CONFERENCE 1 1
\ — TOTAL STAFF 25 125
, TOTAL USF = +/- 37,569 USF (DOES NOT INCLUDE BLDG CONF.)
77 05 0 vacantws - TOTAL POCKET SPACE= +/- 9,664 USF
TOTAL WORK AREAS 136 TOTAL TENANT USABLE SPACE= +/- 27,905 USF
PG PoCKeT sPACEWS 74

FLOOR 1

ELLIOTT BAY OFFICE PARK
300 ELLIOTT AVENUE WEST

SEATTLE PARKS
SEATTLE] WA 98119
SPACE PLAN - OPTION 7

lissue: REVIEW
Iscae: noT 10 SCALE |
[Rev. Dote: 2.10.19

loote : 1.31.19

Sealile, WA 98104
tel. 206.662.0954

811 First Avenue
Suite 404
fax. 206.662.7510



Ex D to Att 1 - Work Letter Agree!

V1

Schedule D-2: Initial and Future Improvements to Space Pockets

Initia Improvements to'the Space Packets is-defined as the base-improvements of campet, lighting,
ste to visudlly incorporate ttie Pocket Spate into-the Premises. ’

Future Improvements {0 the Spacd Pockets Is defined as the'impravemintsio the First Space

Pocket dnd {othe Second Space Pocket that will'Gecur after the notifications setforth in Section
40, such improvémiits to be built out at Lassor's cost to bring ihe respective Pocket Spacestoa

-congition-equivalent to the balance of the existing bullt-oit Premises.
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Max Jacobs
DPR Elliott Bay Office Space Lease SUM
D2a

SUMMARY and FISCAL NOTE

Department: Dept. Contact/Phone: CBO Contact/Phone:

| Parks & Recreation | Max Jacobs/684-8018 | Anna Hurst/733-9317

* Note that the Summary and Fiscal Note describes the version of the bill or resolution as introduced; final legislation including
amendments may not be fully described.

| 1. BILL SUMMARY

1. Legislation Title:
AN ORDINANCE authorizing the Superintendent of Parks and Recreation to execute a
lease agreement between The City of Seattle and Selig Holdings Company, LLC, a
Delaware limited liability company, for office space in the building located at 300 Elliott
Avenue West, commonly known as the Elliott Bay Office Park; and ratifying and
confirming certain prior acts.

2. Summary and background of the Legislation:

This legislation authorizes the Superintendent of Parks and Recreation (DPR) to execute
an agreement with Selig Holdings Company, LLC to lease 28,000 rentable square feet of
office space for a term of fifteen (15) years, along with two options to extend for
additional periods of five years each. In addition to the City’s leased premises and certain
common areas — including a shared conference room that the City can use at no cost for
public meetings — the floor also contains two vacant 4,000 square foot areas (called
“space pockets”) that will not be used by any other tenant and are not part of the City’s
premises. Under the terms of the Lease Agreement, the City will take one of these space
pockets on or before five years after lease commencement, resulting in an increase of the
leased premises to 32,000 square feet. The City may, but is not required to, take the
second 4,000 square foot space pocket at any time during the 15-year lease term. The
lease also provides DPR the right to rent 28 parking stalls in the building’s parking
garage.

DPR currently has approximately 113 staff in space leased in the RDA Building at 800
Maynard Avenue South, in Seattle’s International District. The RDA Building location,
which DPR has occupied for nearly 20 years, houses a significant portion of the
department’s office staff. The other main office location is the Parks Headquarters
building at 100 Dexter Avenue North. Other staff are located in various other buildings
throughout the city.

DPR’s current lease in the RDA Building will expire in 2019. The building owner
recently sold the portion of the property that contains DPR’s fleet parking, thus making
future parking unavailable at this location. Additionally, significant investments are
needed for tenant improvements to address items such as chronic building leaks and
replacement of worn carpets. The RDA Building owner also indicated that the owner
would be seeking a significant rent increase if DPR renewed its lease. As a result, it is
neither operationally feasible nor cost effective to stay in the RDA Building.

Template last revised: November 21, 2017.



Max Jacobs
DPR Elliott Bay Office Space Lease SUM
D2a

As part of its planning to address the expiring RDA lease, DPR, in coordination with the
City’s Finance and Administrative Services Department (FAS) and the advisory services
of commercial real estate brokers, conducted an extensive site search to locate other
office space leasing options. During that site search, which spanned several months in
2017 and 2018, DPR and FAS identified and toured four potential alternative locations,

listed below.
Asking
Rental
Building Name | Address Rate | Outcome
Elliott Bay 300 Elliott $33/sf | Best option. Seeking Council
Office Park Ave. W approval for negotiated lease.
(Subject Lease)
6" & Wall 521 Wall St. $33/sf | Very promising building and good

location close to Parks HQ. Space
became unavailable.

6" & Battery 2326 6 Ave. $38/sf | Very promising building and good
location close to DPR HQ. Space
became unavailable.

Darigold 1130 Rainier $32/sf | Location and available space not
Building Ave. S workable for DPR business needs.
830 4" Avenue | 830 4™ Ave. S. $37/st | Very promising building but lessor

S. decided to re-lease part of the space to

an existing tenant.

After the site search, the Elliott Bay Office Park emerged as the best option, both for its
relative proximity to DPR’s other primary office location at 100 Dexter Avenue North,
and for its cost, which the team concluded was a market-rate transaction. Furthermore,
the Elliott Bay location will allow for co-location of additional staff, which will help
reduce overcrowding at other Parks facilities. DPR and FAS, with input and support from
the City Attorney’s Office, negotiated the proposed lease with the Elliott Bay Office Park
lessor.

The key business terms include a starting rental rate of $33 per square foot, per year,
“fully-serviced,” meaning the first-year base rent includes operating expenses. In
subsequent years (starting in 2021), rent will increase $1 per square foot each year. Under
the lease, DPR would have a right to rent up to 28 parking stalls (one per 1,000 square
feet of leased space) at a starting monthly rate of $210 per stall. The City’s office space
will be built by the lessor consistent with a negotiated space plan and specifications
document attached as exhibits to the Lease Agreement. Except for design services, for
which the lessor is providing an allowance of $3.00 per square foot, the lessor is paying
all costs to design, permit and construct the City’s tenant improvements. The City will
pay for its furniture and move costs. Lessor Purchasing and installing the furniture and
equipment, connecting IT cabling, and the move costs, are included in the $2,200,000

Template last revised: November 21, 2017.



Max Jacobs
DPR Elliott Bay Office Space Lease SUM
D2a

project budget. FAS and DPR recommend approval of the lease, which is an appropriate
market-rate transaction.

‘ 2. CAPITAL IMPROVEMENT PROGRAM

a. Does this legislation create, fund, or amend a CIP Project? ___Yes_X _No
The 2019 Adopted Budget created and funded a new CIP project for the needed tenant
improvements to the new office space. The project is currently funded at $1.7 million,
and the remaining $500,000 will be funded with Park District interest earnings that will
be appropriated by the Park District Oversight Committee at their June meeting later this
year.

| 3. SUMMARY OF FINANCIAL IMPLICATIONS

a. Does this legislation amend the Adopted Budget? ___Yes_X _No

b. Does the legislation have other financial impacts to the City of Seattle that are not
reflected in the above, including direct or indirect, short-term or long-term costs?
The lease agreement between the City and Selig Holdings Company, LLC, if approved,
will result in one-time costs to the City of approximately $2.2M to purchase furniture,
fixtures and equipment, connect IT cabling, construct interior signage and move into the
new building. DPR has identified $1.67 million of one-time funding for this project as
part of the 2019 budget process and anticipates identifying the remaining funding needed
in 2019 from unappropriated Seattle Park District interest earnings and lapsed Park
District operating budget authority.

The increase in ongoing rent from Parks’ current rent at the RDA Building will be
included in the 2020 Proposed Budget. The initial increase is approximately $350,000
which will grow annually based on a $1 per square foot rent increase each year thereafter.
Beginning in 2024, Parks will acquire the additional pocket space which will increase the
lease by approximately $200,000 which will grow annually based on a $1 per square foot
rent increase each year thereafter.

c. Isthere financial cost or other impacts of not implementing the legislation?
Not implementing this legislation would result in DPR paying a similar or higher price to
rebuild their current leased space, paying almost the same annual rent per square foot for
a building less suited to DPR purposes with a much shorter potential lease term.
Furthermore, the RDA facility is at a less efficient location, loses parking spaces for
existing DPR fleet vehicles, and cannot accommodate any future staffing growth.

| 4. OTHER IMPLICATIONS

a. Does this legislation affect any departments besides the originating department?
Yes, Finance and Administrative Services have collaborated on this lease agreement.

Template last revised: November 21, 2017.
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Is a public hearing required for this legislation?
No.

Does this legislation require lessors or sellers of real property to provide
information regarding the property to a buyer or tenant?
No.

Is publication of notice with The Daily Journal of Commerce and/or The Seattle
Times required for this legislation?
No.

Does this legislation affect a piece of property?
Yes. A site map is attached.

Please describe any perceived implication for the principles of the Race and Social
Justice Initiative. Does this legislation impact vulnerable or historically
disadvantaged communities?

No.

If this legislation includes a new initiative or a major programmatic expansion:

What are the specific long-term and measurable goal(s) of the program? How will

this legislation help achieve the program’s desired goal(s).
No.

List attachments/exhibits below:
Summary Attachment A — Site Location

Template last revised: November 21, 2017.



STATE OF WASHINGTON -- KING COUNTY
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372721 No.
CITY OF SEATTLE,CLERKS OFFICE

Affidavit of Publication

The undersigned, on oath states that he is an authorized representative of The Daily Journal of
Commerce, a daily newspaper, which newspaper is a legal newspaper of general circulation and it is now
and has been for more than six months prior to the date of publication hereinafter referred to, published in
the English language continuously as a daily newspaper in Seattle, King County, Washington, and it is now
and during all of said time was printed in an office maintained at the aforesaid place of publication of this
newspaper. The Daily Journal of Commerce was on the 12" day of June, 1941, approved as a legal
newspaper by the Superior Court of King County.

The notice in the exact form annexed, was published in regular issues of The Daily Journal of
Commerce, which was regularly distributed to its subscribers during the below stated period. The annexed
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State of Washington, King County

City of Seattle

The full text of the following legisla-
tion, passed by the City Council on April 01,
2019, and published below by title only, will
be mailed upon request, or can be accessed
at http://seattle;legistar.com. For information
on upcoming meetings of the Seattle City
Council, please visit http://www.seattle.gov/
council/calendar.

Ordinance 125801
Council Bill 119488

AN ORDINANCE appropriating money
to pay certain audited claims and ordering
the payment thereof.

Ordinance 125802
Council Bill 119485

AN ORDINANCE authorizing the
Superintendent of Parks and Recreation
to execute a lease agreement between the
City of Seattle and Selig Holdings Company.
LLC, a Delaware limited liability company.
for office space in the building located at 300
Elliott Avenue West, commonly known as the
Elliott Bay Office Park: and ratifying and
confirming certain prior acts.

Date of publication in the Seattle Daily
Journal of Commerce, April 16, 2019.
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