LEASE AGREEMENT

THIS LEASE AGREEMENT (the “Lease”) is entered into this day of ,
200 Between and (“Tenant™).

Landlord and Tenant agree as follows:
LEASE SUMMARY.

Leased Premises. The leased commercial real estate (the “Premises”
an agreed area of approximately rentable square feet and are outlined on t
attached as Exhibit A, located on the land legally described on attache
commonly known as (suite number and address). The Premjges 1 e, and
Landlord reserves, the exterior walls and roof of the Premisesgth d Beneath the
Premises, the pipes and ducts, conduits, wires, fixtures, and CN bove the
suspended ceiling or structural elements of the buildj jch'¥he Premises are located
(the “Building”). The Building, the land upon w ted, all other
improvements located on such land, a s appurtenant to the Building
are referred to as the “Property.”

Lease Commencement Da Leas®shall commence on , or such
earlier or later date as provided in Secgn 3 (the “Commencement Date”).

Lease Termination The [Wase shall terminate at midnight on ¢
such earlier or later da®, i option periods, as provided in Section 3 (

“Termination Date

thly rent shall be: $

elow, or such other
@signated in writing by Landlord.

Security Deposit. The amoun\@ity deposit is $ :
al

Permitted Use. The Pre alWbe used only for and for no
other purpose without the pri j sent of Landlord.

Telephone No.:

Telephone No.:

Tenant’s Pro Rata Share. Landlord and Tenant agree that Tenant’s Pro Rata
Share is %, based on the ratio of the agreed rentable area of the Premises to the
agreed rentable area of the Building and all other buildings on the Property as of the date
of this Lease.



PREMISES. Landlord leases to Tenant, and Tenant leases from Landlord the
Premises upon the terms specified in this Lease.

TERM.

Commencement Date. The Lease shall commence on the date specified in

Section 1(b), or on such earlier or later date as may be specified by written notice
delivered by Landlord to Tenant advising Tenant that the Premises are ready for
possession and specifying the Commencement Date, which shall not be less than days
following the date of such notice. If Tenant occupies the Premises before the
Commencement Date specified in Section 1(b), then the Commencement teghall be
the date of occupancy. If Landlord acts diligently to make the Premis
Tenant, neither Landlord nor any agent or employee of Land]ord i r any
damage or loss due to Landlord’s inability or failure to deliv of'the Premises
to Tenant as provided in this Lease. The Termination Date fied upon any
change in the Commencement Date so that the length eWeaS®term is not changed.

date specified in Section 1(b), Tenant may elegt
notice to Landlord within 10 days aft

this Lease by giving written
ends. If Tenant gives such
paidgent and security deposits shall be

If Landlord does not deliver possession of the Pr(@ ant within  days after the

ent Date due to the failure of Tenant to fuNgll any of its obligations under
h ase, the Lease shall nevertheless com on the€ommencement Date.
Except as specified elsewhere in thi§lLe dlord makes no representations or
warranties to Tenant regarding the Prggi ng the structural condition of the
Premlses and the condition of aII % electrical, and other systems on the
Rkovelnents described on attached Exhibit C to be

@frons and repairs to the Premises (other than the Landlord’s Work),
and acknowyledggg that the time needed to complete any such items shall not delay the
Commence Date.

Attached Exhibit C sets forth all Landlord’s Work, if any, and all tenant
improvements to be completed by Tenant (“Tenant’s Work™), which is to be performed
on the Premises. Responsibilities for design, payment and performance of all such work
shall be as set forth on attached Exhibit C. If Tenant fails to notify Landlord of any
defects in the Landlord’s Work within ten (10) days of delivery of possession to Tenant,
Tenant shall be deemed to have accepted the Premises in their then condition. If Tenant



discovers any major defects in the Landlord’s Work during this 10-day period that would
prevent Tenant from using the Premises for its intended purpose, Tenant shall so notify
Landlord in writing and the Commencement Date shall be delayed until after Landlord
has corrected the major defects and Tenant has had five (5) days to inspect and approve
the Premises after Landlord’s correction of such defects. The Commencement Date shall
not be delayed if Tenant’s inspection reveals minor defects in the Landlord’s Work that
will not prevent Tenant from using the Premises for their intended purpose. Tenant shall
prepare a punch list of all minor defects and provide the punch list to Landlord, Landlord
shall promptly correct all punch list items.

Option Periods. The Tenant, provided Tenant is not alleged t

of this Lease and otherwise is in full compliance and conforgity j ted two
(2) consecutive Option Periods of five (5) years each at the regtal in SEction 1(d).
All other terms, conditions and covenants shall be in effect for @n Period. The
Tenant must notify the Landlord, in writing, no more theg tWo h8gdred seventy (270)
days nor less than one hundred eighty (180) days j nC&Ef the Termination Date of
the basic term of years or prior Option Perio intent to exercise an Option

t
Period. Failure of Tenant to so noti |0%g sh Inguish any Tenant right to an
Option Period.

RENT. Tenant shall pay Landl ithout demand, deduction or offset, in lawful
money of the United States, onthlyggental stated in Section 1(d) in advange or@
before the first day o during the Lease Term beginning on the
Commencement Date, offter additional payments due to Landlord, in Ns
Operating Costs L@011€ e “Rent”) when required under this Legse® e

Inning or end of the Lease term shall b

any partial
by Tenant to Landlord under thi
month, Tenant shall pay Landlg jon e amount due,
mo

a t equal to the greater

percent (12%) per annum, or the
is less. Interest on all delinquent
ue date to the date of payment.
full amount of any payment due from Tenant

andlord’s option, bear interest at the ra@® o

highest rate of interest allowable by la

amounts shall be calculated from Q€
Landlord’s acceptance o

shall not be deemed an ati@laction or compromise of such payment unless
Landlord specificall Iting to payment of such lesser sum as an accord and
satisfactio f the amount which Landlord claims.

SE . Upon execution of this Lease, Tenant shall deliver to

posit specified in Section 1(e) above. Landlord may commingle
the security,depg@$it with its other funds. If Tenant breaches any covenant or condition of
this Lease, Inctuding but not limited to the payment of Rent, Landlord may apply all or
any part of the security deposit to the payment of any sum in default and any damage
suffered by Landlord as a result of Tenant’s breach. In such event, Tenant shall, within
five (5) days after written demand therefor by Landlord, deposit with Landlord the
amount so applied. Any payment to Landlord from the security deposit shall not be
construed as a payment of liquidated damages for any default. If Tenant complies with
all of the covenants and conditions of this Lease throughout the Lease term, the security



deposit shall be repaid to Tenant without interest within 30 days after the vacation of the
Premises by Tenant.
USES.

Permitted Uses. The Premises shall be used only for the use(s) specified in
Section 1(f) above (the “Permitted Use”), and for no other business or purpose without
the prior written consent of Landlord. No act shall be done on or around the Premises
that is unlawful or that will increase the existing rate of insurance on the Premises or the
Building, or cause the cancellation of any insurance on the Premises or the Buiding.
Tenant shall not commit or allow to be committed any waste upon the Pregi
public or private nuisance. Tenant shall not do or permit anything to

Premises or on the Property, which will obstruct or mterfere W|th er
tenants or occupants of the Property, or their customers, clle rs, Or to injure
or annoy such persons.

Prohibited Uses. Any illegal, unlawful or off use of the Premises
not in conformity with those Amended and Resta S WIth Covenants and
Restrictions Affecting Land (“ECRs”) dated , 2000, recorded February 8,

2001 as Snohomish County Auditor gRONg 02 , @S now or hereafter amended
shall not occur on Premises or Co w eas. Y he Tenant hereby empowers, grants,
conveys and irrevocably delegates to'@@ndlord all authority the Tenant otherwise has or
may have had under the ECRggto amen8gr modify the ECRs without notice tgyor f

act of Tenant; provide@, ho @‘ | andlord may not make or consent to any sux

modification or amend Dat Would cause the Tenant’s Permitted Use of t
herein to be in vi onthe ECRs for the term of this Lease.

| LAWS. Tenant shall not cause or
ch violates any law, ordinance, Q&goV.

e ises to

e Premises comply
ding without limitation, the

gicans With Disabilities Act, if applicab LandMrd shall be responsible to
romptly cure any noncompliance, wh| the Commencement Date. Tenant

shall be responsible for complying licable to the Premises as a result of
Tenant’s particular use, such as required by the Americans With
Disabilities Act as a result of
public accommaodation.
regulation or code dugin
erform all such changes at its expense if the changes are
Tenant’s activities at the Premises, or to alterations that

the Premises; otherwise, Landlord shall perform all such changes

G COSTS.

Definition. As used herein, “Operating Costs” shall mean all Lessor provided
and incurred costs of operating, maintaining and repairing the Premises, the Building, and
the Property which Lessor is obligated in this Lease to provide Lessee, determined in
accordance with generally accepted accounting principles, and including without
limitation the following: all taxes and assessments (including, but not limited to, real and
personal property taxes and assessments, local improvement district assessments and



other special purpose assessments, and taxes on rent or gross receipts); insurance
premiums paid by Landlord and (to the extent used) deductibles; water, sewer and all
other utility charges (other than utilities separately metered and paid directly by Tenant or
other tenants); janitorial and all other cleaning services; refuse and trash removal,
refurbishing and repainting; carpet replacement; air conditioning, heating, ventilation and
elevator service; pest control; lighting systems, fire detection and security services;
landscape maintenance; management (fees and/or personnel costs); parking lot, road,
sidewalk and driveway patching, resurfacing and maintenance; snow and ice rgmoval;
amortization (in accordance with generally accepted accounting principleshof @apital
improvements as Landlord may in the future install to comply with go

regulations and rules or undertaken in good faith with a reasgnabl
reducing operating costs (the useful life of which shall be a o@
&

riod of time as
determined by Landlord); and costs of legal services (exce t ed directly
relating to a particular occupant of the Building); acco es, labor, supplies,
materials and tools. Landlord and Tenant agree t ding is not ninety percent
(90%) occupied during any calendar year, on verage then the Operating
Costs shall be increased to reflect thgg®p the Building as though it were
ninety percent (90%) occupied and w ata Share of Operating Costs shall be

based upon Operating Costs as so adj4gted. Operatmg Costs shall not include:

Landlord’s income tax or gegggal corpdfgte overhead, depreciation on the Buiddin
equipment therein; lo& pa : real estate broker’s commissions; capital

i fthe Bqulng shall (| e., the Building Strugtu
0 he

—

improvements to or ma

operation, nd repair of the Premises, the BUI|dIng or, paid
directly er tenants in the Building. If Tegant ajad separate
from es on the Property for which S urnishes the

13

ed in this paragraph, then the term “ORgra Co shaII not include
tSof operating, repairing, and maintaining the @Qclosed mall which can be

ely allocated to the tenants of the othe tures; Wowever, Operating Costs
hich can not be separately allocated to@uc of other structures may include but

(@)

are not limited to: insurance premiurpgataXgs sessments; management (fees and/or
: % road, sidewalk and driveway patching,
&b o

personnel costs); exterior lightings;
resurfacing and maintenance;

removal; and costs of legal services and

+ Thisisa “Triple Net” lease. As additional Rent, Tenant shall
irst of each month with payment of Tenant’s base Rent one-
twelfth of Tenag#s Pro Rata Share of Operating Costs. Tenant shall also pay annually
upon the anfVersary of this Lease, the CAM fees and charges to the Landlord.

Method of Payment. Tenant shall pay to Landlord Operating Costs as provided
above pursuant to the following procedure:

Landlord shall provide to Tenant, at or before the Commencement Date, a good

faith estimate of annual Operating Costs for the calendar year in which the
Commencement Date occurs. Landlord shall also provide to Tenant, as soon as possible




following the first day of each succeeding calendar year, a good faith estimate of
Tenant’s annual Pro Rata Share of Operating Costs for the then-current year;

Each estimate of Tenant’s annual Pro Rata Share of Operating Costs
determined by Landlord as described above, shall be divided into twelve (12) equal
monthly installments. Tenant shall pay to Landlord such monthly installment of
Operating Costs with each monthly payment of base Rent. In the event the estimated
amount of Tenant’s Pro Rata Share of Operating Costs has not yet been determined for
any calendar year, Tenant shall pay the monthly installment in the estimated agiount
determined for the preceding calendar year until the estimate for the curregg cafendar year
has been provided to Tenant. At such time as the estimate for the curr
received, Tenant shall then pay any shortfall or receive a cre |t fo
preceding months of the current calendar year and shall, the
installment payment in accordance with the current estlmat

As soon as reasonably possible following th e calendar year of the
Lease term, Landlord shall determine and prowde tatement (the “Operating
Costs Statement”) setting forth the amount of osts actually incurred and the
amount of Tenant’s Pro Rata Share g8 ctually payable by Tenant with
respect to such calendar year. Int @ he dgount of Tenant’s Pro Rata Share of
Operating Costs exceeds the sum of t onthly installments actually paid by Tenant f
such calendar year, Tenant S ay to'@gndlord the difference within thirty (@0) d

following receipt of t Costs Statement. In the event the sum of s c
installments exceeds th Tenant’s Pro Rata Share of Operaﬂn@

due and owing, aig all be applied as a credit to Tenant’s
Share of Opggati p yable by Tenant pursuant to thls Secti

the"'monthly

uT ERVICES. Landlord shall prg 1se§the following
ich shall be included in the r and electricity
seven (7) days per week, twenty-fou oursWer day.

shall furnish and pay, at Tenant’s sole expeRge, all other utilities (including,

limited to, heating, ventilation, air cogeigoning, [@itorial service, telephone and
able service if available) and other seriges enant requires with respect to the
n

Premises, except those to be providedgd s described above.
i @ sments, liens and license fees (“Taxes™)
0 Q

TAXES. Tenant shall pay al
levied, assessed or imposed
assess any such liens, b
Tenantspersonal prope
Landlord’s civil rgfu

ty having the direct or indirect power to tax or

with res and the Project, including any Taxes resulting from a
reassess ding or the Project due to a change of ownership or otherwise,
which shallbe ig#luded in Operating Costs.

COM AREAS.

Definition. The term “Common Areas,” depicted on Exhibit D, means all areas
and facilities that are provided and designated from time to time by Landlord for the
general non-exclusive use and convenience of Tenant with other tenants and which are
not leased or held for the exclusive use of a particular tenant. Common Areas may, but
do not necessarily include, hallways, entryways, stairs, driveways, walkways, terraces,
docks, loading areas, restrooms, trash facilities, parking areas and garages, roadways,



pedestrian sidewalks, landscaped areas, security areas and lobby or mall areas; if any.
Tenant shall comply with reasonable rules and regulations concerning the use of the
common areas adopted by Landlord from time to time. Without advance notice to Tenant
and without any liability to Tenant, Landlord may change the size, use, or nature of any
common areas, erect improvements on the Common Areas or convert any portion of the
Common Areas to the exclusive use of Landlord or selected tenants, so long as Tenant is
not thereby deprived of the substantial benefit of the Premises. Landlord reserves the use
of exterior walls and the roof, and the right to install, maintain, use, repair andeplace
pipes, ducts, conduits, and wires leading through the Premises in areas whj il not
materially interfere with Tenant’s use thereof.

Use of the Common Areas. Tenant shall have the non-e Weal
common with such other tenants to whom Landlord has grau* rant such rights
to use the Common Areas. Tenant shall abide by rules and dopted by
Landlord from time to time and shall use its best effortsggQ calise s employees,
contractors, and invitees to comply with those rul regwlgtions, and not interfere
with the use of Common Areas by others.

Maintenance of Common anglor maintain the Common Areas in
good order, condition and repair. enamce cost shall be an Operating Cost

t
chargeable to Tenant pursuant to Sec 8.
ALTERATIONS. Ten hall oy make alterations, additions or imprwem@

t’s Work identified on attached Exhibit C
en consent of Landlord. The term “Altera (N
i an

elves, movable partitions, Tenant’s e rade
rformed without damaging existing impr e
e Premises, and Landlord’s consgats uired for

ra at Tenant’s
anceywith plans and
t1ons approved by Landlord, using contractors @gproved by Landlord, and in a

S0 as to not unreasonably interfere W@ tenamts. Landlord shall be deemed

e owner of all Alterations except for tR@se andlord requires to be removed at
the end of the Lease term. Tenant sha Iterations at the end of the Lease
term unless Landlord conditioned ¢ pon Tenant leaving a specified Alteration
at the Premises, in which cas not remove such Alteration. Tenant shall

0

REPAIRS AN ANCE. Tenant shall, at its sole expense, maintain the

d other systems serving the Premises. Landlord shall maintain
and repair the ding structure, foundation, exterior walls, and roof, and the Common
Avreas, the cOSTof which shall be included as an Operating Cost. Tenant shall not damage
any demising wall or disturb the structural integrity of the Premises and shall promptly
repair any damage or injury done to any such demising walls or structural elements
caused by Tenant or its employees, agents, contractors, or invitees. If Tenant fails to
maintain or repair the Premises, Landlord may enter the Premises and perform such
repair or maintenance on behalf of Tenant. In such case, Tenant shall be obligated to pay
to Landlord immediately upon receipt of demand for payment, as additional Rent, all



costs incurred by Landlord. Notwithstanding anything in this Section to the contrary,
Tenant shall not be responsible for any repairs to the Premises made necessary by the acts
of Landlord or its agents, employees, contractors or invitees therein.

Upon expiration of the Lease term, whether by lapse of time or otherwise, Tenant
shall promptly and peacefully surrender the Premises, together with all keys, to Landlord
in as good condition as when received by Tenant from Landlord or as thereafter
improved, reasonable wear and tear and insured casualty excepted.

ACCESS AND RIGHT OF ENTRY. After reasonable notice from Landlord
(except in cases of emergency, where no notice is required), Tenant shall Landlord
and its agents, employees and contractors to enter the Premises at all r imes to
make repairs, alterations, improvements or inspections. This Secti
repair or other obligation upon Landlord not expressly state? S in thts Lease.
After reasonable notice to Tenant, Landlord shall have the 0 he Premises for

SQKS
s\

the purpose of showing the Premises to prospective pu oRlenders at any time, and
to prospective tenants within 180 days prior to th r sooner termination of the
Lease term.
DESTRUCTION OR COND
Damage and Repair. If the
Tenant’s occupancy are partially da

[\ \| 72
w S e portion of the Property necessary for
ed but not rendered untenantable, by fire or oth

gently restore the Premises and the pgrtio

insured casualty, then Landl hall d

Property necessary fof§l'en cupancy and this Lease shall not terminate; ,

however, Tenant may t e the Lease if Landlord is unable to restore the &

within six (6) mQufns 8 casualty event. The Premises or the porti roperty
th

necessary fo \ cupancy shall not be deemed untenantabl twenty-
i ach of those areas are damaged. Natwi g thle foregoing,
@obligation to restore the Prergi rti the Property
enant’s occupancy if insurance procee ot aWilable to pay the entire
restoration. If insurance proceeds are availa

nt to pay the entire cost of restor. tion@andl d may elect to terminate this

ease and keep the insurance proceeds, Qy n Tenant within sixty (60) days of the
date of such casualty.
If the Premises, the portion of¢
50% or more of the rentable [

ire or other casualty, Landlord may, at its
ted herein, or (b) restore the Premises and the

portion of rt sary for Tenant’s occupancy to their previous condition;
provide , casualty event occurs during the last 6 months of the Lease
term (af any option to extend the term timely exercised by Tenant) then

either Tenagt ord¥andlord may elect to terminate the Lease. If, within 60 days after
receipt by Lamdlord from Tenant of written notice that Tenant deems the Premises or the
portion of the Property necessary for Tenant’s occupancy untenantable, Landlord fails to
notify Tenant of its election to restore those areas, or if Landlord is unable to restore
those areas within six (6) months of the date of the casualty event, then Tenant may elect
to terminate the Lease.

If Landlord restores the Premises or the Property under this Section 15(a), Landlord
shall proceed with reasonable diligence to complete the work, and the base Rent shall be



abated in the same proportion as the untenantable portion of the Premises bears to the
whole Premises, provided that there shall be a rent abatement only if the damage or
destruction of the Premises or the Property did not result from, or was not contributed to
directly or indirectly by the act, fault or neglect of Tenant, or Tenant’s officers,
contractors, licensees, agents, servants, employees, guests, invitees or visitors. Provided,
Landlord complies with its obligations under this Section, no damages, compensation or
claim shall be payable by Landlord for inconvenience, loss of business or annoyance
directly, incidentally or consequentially arising from any repair or restoration gf any
portion of the Premises or the Property. Landlord will not carry insurance f kind for
the protection of Tenant or any improvements paid for by Tenant or a

Exhibit C or on Tenant’s furniture or on any fixtures, equipment,
appurtenances of Tenant under this Lease, and Landlord sha @

ated to repair

any damage thereto or replace the same unless the damage i andlord’s
negligence.

Condemnation. If the Premises, the por perty necessary for
Tenant’s occupancy, or 50% or more of the r e of the Property are made

reat of condemnation, this Lease
g rd Tenant as of the earlier of the date title
condemning authority first has possession of t
gd all Rents and other payments shallgbe

g t of the Premises or the portion of the Prop r@
re®uced

untenantable by eminent domain, or g
shall terminate at the option of eith8
vests in the condemning authority or %
Premises or the portion of thegRroperty
that date. In case of teRi
necessary for Tenant’s

ncythat does not render those areas untenanta

based on the Dy Which the floor area of any structures is d, Sueh
reductioggt ffective as of the earlier of the nig authority
first h iOR oNsuch portion or title vests in t g alitiority. The

portion of the Property necessary for
enantable if less than twenty-five percent (

ned. Landlord shall be entitled to the gtige award¥rom the condemning authority
tributable to the value of the Premises rty and Tenant shall make no claim

s oc8pancy shall not be

ted to make a separate claim against
the condemning authority for movg s or damages resulting from interruption in

its business, provided that in

INSURANCE
iabili ring th&”Lease term, Tenant shall pay for and maintain
commerci insurance with broad form property damage; and other
liability asonably requested by Landlord. This policy shall name
Landlor al insured, and shall insure Tenant’s activities and those of

Tenant’s e s, officers, contractors, licensees, agents, servants, employees, guests,
invitees or ors with respect to the Premises against loss, damage or liability for
personal injury or death or loss or damage to property with a combined single limit of not
less than $1,000,000 and a deductible of not more than $5,000. The insurance will be
non-contributory with any liability insurance carried by Landlord.

Tenants Insurance. During the Lease term, Tenant shall pay for and maintain
replacement cost fire and extended coverage insurance, with vandalism and malicious
mischief, sprinkler leakage and earthquake endorsements, in an amount sufficient to



cover not less than 100% of the full replacement cost, as the same may exist from time to
time, of all of Tenant’s personal property, fixtures, equipment and tenant improvements.

Miscellaneous. Insurance required under this Section shall be with companies
rated A-V or better in Best’s Insurance Guide, and which are authorized to transact
business in the State of (NAME OF STATE). No insurance policy shall be cancelled or
reduced in coverage and each such policy shall provide that it is not subject to
cancellation or a reduction in coverage except after thirty (30) days’ prior written notice
to Landlord. Tenant shall deliver to Landlord upon commencement of the Leage and
from time to time thereafter, copies or certificates of the insurance policie eq jred by
this Section. In no event shall the limit of such policies be considered
liability of Tenant under this Lease.

Landlord Insurance. Landlord shall carry standard d cOverage fire
insurance of the building shell and core in the amount of th ement value, and
such other insurance of such types and amounts as La dlscretlon shall deem
reasonably approprlate The cost of any such |ns e mcluded in the Operating

Costs by a “blanket policy” insuring other pari# = 0 ocatlons in addition to the
Building, in which case the portion Qf efor allocable to the Building
and Project shall be included in the'@p g ts. In addition to the foregoing, in the
event Tenant fails to provide or keep Wforce any of the insurance as required above,
Landlord, in its discretion, rovidegyich insurance, in which event, the cggt th
shall be payable by Tdmant lord as additional rent on the first day of the\

ra

month |mmed|ately fol [ INE degland therefor from Landlord.
- I Landlord and Tenant hereby release ea
i or employees from responsibility for, an ntire
gy loss or damage arising from a ed By insurance
each of them. Each party sj i the insurance
ioNhap@Shall @ause its respective
st the other. This waiver shall
agply to the extent of the deductible.am any s¥eh policies or to the extent of
abilities exceeding the limits of such p@lici
3 demnify, and hold Landlord
and expenses, including attorneys’ fees,

harmless against all liabilities, da
arising from any negligent or

damages, coStS, and expenses, including attorneys’ fees, arising from any intentional or
grossly wrongful act or omission of Landlord or Landlord’s officers, contractors,
licensees, agents, servants, employees, guests, invitees, or visitors on or around the
Premises or arising from any breach of this Lease by Landlord. Landlord shall use legal
counsel acceptable to Tenant in defense of any action within Landlord’s defense
obligation. The provisions of this section 17 shall survive expiration or termination of this
Lease.



ASSIGNMENT AND SUBLETTING. Tenant shall not assign, sublet, mortgage,
encumber or otherwise transfer any interest in this Lease (collectively referred to as a
“Transfer”) or any part of the Premises, without first obtaining Landlord’s written
consent, which may be withheld in the sole discretion of Landlord. No Transfer shall
relieve Tenant of any liability under this Lease notwithstanding Landlord’s consent to
such Transfer. Consent to any Transfer shall not operate as a waiver of the necessity for
Landlord’s consent to any subsequent Transfer.

If Tenant is a partnership, limited liability company, corporation, or other
transfer of this Lease by merger, consolidation, redemption or liquidation,
change(s) in the ownership of, or power to vote, which singularly or coglec

represents a majority of the beneficial interest in Tenant, sha]l congti
| e

tity, any

nSfer under
this Section.
As a condition to Landlord’s approval, if given, any pogn igiee or sublessee
otherwise approved by Landlord shall assume all obligsgionsgof Ngnant under this Lease
and shall be jointly and severally liable with Ten a arantor, if required, for
the payment of Rent and performance of all t @Lease. In connection with any
Transfer, Tenant shall provide Land h@opi | assignments, subleases and
assumption instruments.

LIENS. Tenant shall keep the Ises free from any liens created by or through
Tenant. Tenant shall indemnifycand ho¥g, Landlord harmless from liability frogn a
upon request of

liens arising from any Alterations. If a lien @ f
) claiming by, through or under Tenant, Te N
#aleud enant’s expense, immediately furnish tQ L a®ond
in form and & niTyeng

ssted by a surety satisfactory to Landlord
Landlor Ses against all liabilities, costs a clydling attorneys’
fees, puld reasonably incur as a re h¥en(s)"
em

UL®T. The following occurrences shall ea an Event of Default
t
Failure To Pay. Tenant fails to pay m, incixding Rent, due under this

i ndlord of the failure to pay.

e Premises (defined as an absence for
jce to Landlord), or Tenant abandons the

ease following five (5) days written nOg§ice
Vacation/Abandonment. Tega

at least 15 consecutive days witho
Premises (defined as an abse
some other term of this . S vacation or abandonment of the Premises shall
not be subject to any.no 1

r liquidating officer is appointed for Tenant’s business,
t of any involuntary bankruptcy or other insolvency proceeding,
the existen ch proceeding shall constitute an Event of Default only if such
proceeding 15710t dismissed or vacated within 60 days after its institution or
commencement.

Levy or Execution. Tenant’s interest in this Lease or the Premises, or any part
thereof, is taken by execution or other process of law directed against Tenant, or is taken
upon or subjected to any attachment by any creditor of Tenant, if such attachment is not
discharged within 15 days after being levied.




Other Non-Monetary Defaults. Tenant breaches any agreement, term or
covenant of this Lease other than one requiring the payment of money and not otherwise
enumerated in this Section, and the breach continues for a period of 30 days after notice
by Landlord to Tenant of the breach.

Failure to Take Possession. Tenant fails to take possession of the Premises on
the Commencement Date.

REMEDIES.

Landlord shall have the following remedies upon an Event of Default. La
rights and remedies under this Lease shall be cumulative, and none shall e
other right or remedy allowed by law.

Termination of Lease. Landlord may terminate Tenant’s 4 e
Lease, but no act by Landlord other than written notice from‘lan TeRant of
termination shall terminate this Lease. The Lease shall ternfin date specified in

the notice of termination. Upon termination of this Le angill remain liable to
Landlord for damages in an amount equal to the r% sums that would have

been owing by Tenant under this Lease for thegha the Lease term, less the net
proceeds, if any, of any reletting of (a¢P S lord subsequent to the
termination, after deducting all La '@ ele@ing Expenses (as defined below).
Landlord shall be entitled to either cOR€Ct damages from Tenant monthly on the days o
which rent or other amounts Id have

peen payable under the Lease, or altggnati
Landlord may acceler@iie T obligations under the Lease and recover frorli\a :
o .
aWard

(i) unpaid rent which h ed at the time of termination; (ii) the amo@int
[ e been earned after termination until the Yge\ef
nt Toss that Tenant proves could reasonabl beeWavoided;
t

the unpaid rent

exceeds the

(iii) the the unpaid rent for the balance g th Lease after the

time ofR@walgh ex he amount of rent loss that T, V8§ COo easonably be
iscotinting such amount by the discount ra Fed®al Reserve Bank of

ciSco at the time of the award, plus 1%); and any other amount necessary to

sate Landlord for all the detriment propeimgately calsed by Tenant’s failure to
erform its obligations under the Lease, @the ordinary course would be likely

to result from the Event of Default, i ith@Ut limitation Reletting Expenses
described in Section 21b.
Re-Entry and Reletti may continue this Lease in full force and
effect, and without dem -enter and take possession of the Premises or any
part thereof, expel t
the Tenant_and reflo

ord’s or Tenant’s name for the account of Tenant, for such
ch other terms and conditions, as Landlord, in its discretion, may
determine. rd may collect and receive the total of the rents for the Premises. Re-
entry or takifg possession of the Premises by Landlord under this Section shall not be
construed as an election on Landlord’s part to terminate this Lease, unless a written
notice of termination is given to Tenant. Landlord reserves the right following any re-
entry or reletting, or both, under this Section to exercise its right to terminate the Lease.
During the Event of Default, Tenant will pay Landlord the rent and other sums which
would be payable under this Lease if repossession had not occurred, plus the new rent
proceeds, if any, from a reletting of the Premises, after deducting Landlord’s Reletting




Expenses. “Reletting Expenses” is defined to include all expenses incurred by Landlord
in connection with reletting the Premises, including without limitation, all repossession
costs, brokerage commissions, attorneys’ fees, remodeling and repair costs, costs for
removing and storing Tenant’s property and equipment, and rent concessions granted by
Landlord to any new Tenant, prorated over the life of the new lease.

Waiver of Redemption Rights. Tenant, for itself, and on behalf of any and all
persons claiming through or under Tenant, including creditors of all kinds, hereby waives
and surrenders all rights and privileges which they may have under any present or future

it may have been extended.
Nonpayment of Additional Rent. All costs which Tenan ay"o
Landlord pursuant to this Lease shall in the event of nonpaymgnt ed as if they
were payments of Rent, and Landlord shall have all the rig ided for in case
of nonpayment of Rent. ﬁ
e

Failure to Remove Property. If Tenant fag

any of its property from

the Premises at Landlord’s request followin Event of Default, Landlord may,
at its option, remove and store the prg@eriatiendNiEs®€xpense and risk. If Tenant does
not pay the storage cost within five ﬂﬁ & of Wandlord’s request, Landlord may, at its

option, have any or all of such propef@@Sold at public or private sale (and Landlord ma
ale), i manner as Landlord deems proper, yitho,

GAGE SUBORDINATION AND ATTORNMENT. This Lease shall
tically be subordinate to any lien, mor; or dee@of trust created by Landlord
hich is now existing or hereafter place@up remises including any advances,
interest, modifications, renewals, re tensions (“Landlord’s Mortgage™),
provided the holder of any Landl ge or any person(s) acquiring the Premises
at any sale or other proceedi uch Landlord’s Mortgage shall elect to
eNect. Tenant shall attorn to the holder of any
Landlord’s Mortga on(s) atquiring the Premises at any sale or other

mder this Lease. Tenant shall promptly and in no event later
S€xecute, acknowledge and deliver documents which the holder of
any Landlogd’s Miortgage may reasonably require as further evidence of this
subordinatiortand attornment. Notwithstanding the foregoing, Tenant’s obligations
under this Section are conditioned on the holder of each of Landlord’s Mortgage and each
person acquiring the Premises at any sale or other proceeding under any such Landlord’s
Mortgage not disturbing Tenant’s occupancy and other rights under this Lease, so long as
no uncured Event of Default exists.

NON-WAIVER. Landlord’s waiver of any breach of any term contained in this
Lease shall not be deemed to be a waiver of the same term for subsequent acts of Tenant.



The acceptance by Landlord of Rent or other amounts due by Tenant hereunder shall not
be deemed to be a waiver of any breach by Tenant preceding such acceptance.

HOLDOVER. If Tenant shall, without the written consent of Landlord, hold over
after the expiration or termination of the Term, such tenancy shall be deemed to be on a
month-to-month basis and may be terminated according to (NAME OF STATE) law.
During such tenancy, Tenant agrees to pay to Landlord 200% the rate of rental last
payable under this Lease, unless a different rate is agreed upon by Landlord. All other
terms of the Lease shall remain in effect.

NOTICES. All notices under this Lease shall be in writing and effective

after being sent by first class and registered or certified mail to Lage '
case may be, at the Notice Addresses set forth in Section 1(&' or onfirmed
transmission by facsimile to such persons at the facsimile n rSgetd0rth in Section

1(g) or such other addresses/facsimile numbers as may<dgamWime§o time be designated

by such parties in writing.
COSTS AND ATTORNEYS’ FEES. If, dgngages the services of an

attorney to collect monies due or to ti any relief against the other,
declaratory or otherwise, arising o Le including any suit by Landlord for the
recovery of Rent or other payments, ossession of the Premises, the losing party shal

pay the prevailing party a re able st for attorneys’ fees in such suit, at trgal a
appeal. Jurisdiction % ny legal proceeding relating to this Lease I n
be in the Tulalip Tribal withstanding the foregoing, nothing hereirfior

n n

Lease shall be degffiethe ute a waiver of the Landlord’s soverej ityPor be
construed as s

=

sue against the Landlord by Tenant or an ersen, firm,
corpora S0 or entity whatsoever or whoms r.
ESIO TIFICATES. Tenant shall, imepon written

lord, execute, acknowledge and deliv ndlo® or its designee a
ment specifying the following, subject to aNg modifications necessary to

uch statements true and complete: (i) te the [W®ase term commenced and the
ate it expires; (ii) the amount of mini Rent and the date to which such
' e and effect and has not been

Rent has been paid; (iii) that this Leg
assigned, modified, supplementedg in any way; (iv) that this Lease represents

the entire agreement betwee

performed by Landlord h ilied; (vi) that there are no existing claims,
defenses or offsets whic ant ha%against the enforcement of this Lease by
Landlord; (\di) ths as been paid more than one month in advance; and (viii)
that no posited with Landlord (or, if so, the amount thereof). Any

such sta ere
purchaser of Lag#flord’s interest or assignee of any mortgage or new mortgagee of
Landlord’s Ift€rest in the Premises. If Tenant shall fail to respond within ten (10) days of
receipt by Tenant of a written request by Landlord as herein provided, Tenant shall be
deemed to have given such certificate as above provided without modification and shall
be deemed to have admitted the accuracy of any information supplied by Landlord to a
prospective purchaser or mortgagee.

TRANSFER OF LANDLORD’S INTEREST. This Lease shall be assignable by
Landlord without the consent of Tenant. In the event of any transfer or transfers of



Landlord’s interest in the Premises, other than a transfer for security purposes only, upon
the assumption of this Lease by the transferee, Landlord shall be automatically relieved
of obligations and liabilities accruing from and after the date of such transfer, except for
any retained security deposit or prepaid rent, and Tenant shall attorn to the transferee.
RIGHT TO PERFORM. If Tenant shall fail to timely pay any sum or perform any
other act on its part to be performed hereunder, Landlord may make any such payment or
perform any such other act on Tenant’s part to be made or performed as provided in this
Lease. Tenant shall, on demand, reimburse Landlord for its expenses incurred in making
such payment or performance. Landlord shall (in addition to any other riglat ofyemedy of
Landlord provided by law) have the same rights and remedies in the e

nonpayment of sums due under this Section as in the case of‘defag

payment of Rent.

HAZARDOUS MATERIAL. Tenant shall not cause Hazardous
Material to be brought upon, kept, or used in or about, i of on the Premises by
Tenant, its agents, employees, contractors or |nV|t strict compliance with all
applicable federal state and Iocal laws, regul and ordinances. If Tenant

then Tenant shall indemnify,
aII clalms judgments damages

ises, or elsewhere, damages arising from aQeers
e Premises, and sums paid in settlement of\glangs,

froy any federal,
vernmental agency or political subdl pecau§e of Hazardous
sent in the Premises, or in soil or ground wager on or under the Premises.
shall immediately notify Landlord of jquiry, Wavestigation or notice that

enant may receive from any third partyRgeg e actual or suspected presence of
Hazardous Material on the Premises

Without limiting the foregoin ence of any Hazardous Material brought

upon, kept or used in or abou by Tenant, its agents, employees, contractors

or invitees, results in an gase of Hazardous Materials on the Premises or any
other property, Tenagt s :

to return th es other property, to the condition existing prior to the release
of any s terial; provided that Landlord’s approval of such actions shall
first be approval may be withheld at Landlord’s sole discretion.

As used.hergdf, the term “Hazardous Material” means any hazardous, dangerous,
toxic or har substance, material or waste including biomedical waste which is or
becomes regulated by any local governmental authority, the State of (NAME OF
STATE) or the United States Government, due to its potential harm to the health, safety
or welfare of humans or the environment. The provisions of this Section 30 shall survive
expiration or termination of this Lease.

OWNERSHIP OF IMPROVEMENTS. All trade fixtures, equipment and other
property placed on the Premises by Tenant and any alterations or replacements thereof,



including, but not limited to, all bars, booths, light fixtures, stoves, ovens, refrigeration
units, bar stools, music, television, or paging systems, shelving, display racks and other
equipment (collectively “Trade Fixtures”), shall remain the property of, and may be
removed by, Tenant upon the expiration or earlier termination of this Lease; provided,
however, Tenant shall not remove any fixtures including doors, plumbing fixtures,
HVAC units, or standard electrical fixtures. The Trade Fixtures shall not be considered
to be Alterations, as defined in the Lease.

GARBAGE REMOVAL. Tenant shall store all garbage within the area designated
by Landlord at the rear of the Premises and only in receptacles approved byl ddlord.
Tenant shall not operate an incinerator or burn trash or garbage within

the Common Areas. Tenant shall pay all costs associated with d i
including but not limited to the cost of pick-up, containers a TerMant may , at
its option, contract for its own garbage removal and dispos Il keep the
designated garbage area clean and free of pests.

PLUMBING. Tenant shall not use the plum for any purpose other
than that for which they were constructed an 05|t any foreign substances in a
manner or amount such that the plurg "!! | ec amaged or blocked. Tenant

shall be solely responsible for the y bR@akage, stoppage or damage resulting
from the acts or omissions of Tenant @@1ts personnel or customers.

NO SALES ON THE CQMMONRREAS. Tenant shall not place any gispl
goods in any of the C8amg gs. Tenant shall not solicit business in the p & a

DELIV ant shall deliver and receive all goods ang @» ant¥ee from the
rear of t uch other service areas designat dl@fd. Benant shall
have tRglri ing the term of this Lease, i ith Cafdlord’s other

rvice areas designated by Landlord s rule®and regulations

Landlord form time to time.

AUCTIONS OR DISTRESS SAL 0 aucti®n, fire, bankruptcy, “going out
f business” or other distress sales of ar'fana be conducted on the Premises,

whether the distress sale is voluntary,gav ursuant to any assignment for the

payment of creditors, or pursuant ig ar@guptcy or other insolvency proceeding. The

violation of this section shall al breach of this Lease and entitle Landlord to an

injunction prohibiting a l0IQlIon in addition to all other rights and remedies
under this Lease.

PAR e stomers and guests shall only park in areas of the Common
Area de rd. All employees, contractors, subcontractors, suppliers and

tively “Tenant’s Personnel”) shall not be permitted to park their
vehicles or gquigfhent in parking areas designated by Landlord from time to time for
roperty. Landlord may, at its option, designate particular parking areas, if
any, to be used by Tenant’s personnel. Upon Landlord’s request, Tenant shall furnish
Landlord with all license plate numbers of Tenant’s Personnel and shall thereafter update
the list to reflect changes in such personnel. If Tenant’s Personnel do not comply with
the restrictions of this section, then Landlord may, in addition to any other right or
remedy hereunder, charge Tenant Fifty Dollars ($50.00) per day for each parking space
impacted by a violation of this section.



QUIET ENJOYMENT. So long as Tenant pays the Rent and performs all of its
obligations in this Lease, Tenant’s possession of the Premises will not be disturbed by
Landlord or anyone claiming by, through or under Landlord, or by the holders of any
Landlord’s Mortgage or any successor thereto.

GENERAL.

Heirs and Assigns. This Lease shall apply to and be binding upon Landlord and
Tenant and their respective heirs, executors, administrators, successors and assigns.

Brokers’ Fees. Tenant represents and warrants to Landlord that it haggnot
engaged any broker, finder or other person who would be entitled to any ¢ i
fees for the negotiation, execution, or delivery of this Lease other than
elsewhere in this Lease. Tenant shall indemnify and hold L ndlor
loss, cost, liability or expense incurred by Landlord as a res
any such broker, finder or other person on the basis of any
made or alleged to have been made by or on behalf of

or agreements

Entire Agreement. This Lease contalns nants and agreements
between Landlord and Tenant relatlng to the 0 prior or contemporaneous
agreements or understanding pertai I be valid or of any force or

i
effect and the covenants and agree thisease shall not be altered, modified or
added to except in writing S|gned by dlord and Tenant.

Severability. Any ision oNghis Lease which shall prove to be mwlid@

or illegal shall in no pair or invalidate any other provision of this&e
Force Majeure! ods for either party’s performance under a \
provisions of th| Ing payment of Rent) shall be extende dsef
time during rty”s performance is prevented due to circ cesWeyond
such par uding without limitation, fires, r akBs, lockouts,
strike ernmental regulations, acts o bNg ene™, war or other

verning Law. This Lease shall be governed@y and construed in accordance

e laws of the (NAME OF CITY) of ( OF SWATE).

Memorandum of Lease. This t be recorded. However, Tenant
shall, at the Landlord’s request, exec memorandum of Lease in
recordable form that identifies Lang enant, the commencement and expiration
dates of the Lease, and the le n of the Premises as set forth on attached
Exhibit B.

other right Ight, air or view to or from the Premises. Any diminution or shutting off
of light, air or view by any structure which may be erected on or adjacent to the Building
shall in no way effect this Lease or the obligations of Tenant hereunder or impose any
liability on Landlord.

Authority of Parties. Any individual signing this Lease on behalf of an entity
represents and warrants to the other that such individual has authority to do so and, upon
such individual’s execution that this Lease shall be binding upon and enforceable against



the party on behalf of whom such individual is signing. This Lease granted by the
Landlord pursuant to 25 U.S.C. §415(b)(1).

EXHIBITS AND RIDERS. The following exhibits and riders are made a part of
this Lease:

Exhibit A Outline of the Premises

Exhibit B Legal Description

Exhibit C Tenant Improvement Schedule

Exhibit D Depiction of Common Areas

IN WITNESS WHEREOF this Lease has been executed the date and yearWirst above
written.

(NAME OF CIJY) OF STATE)

By: Q\ TENANT:
7@ TENANT:
, Secretary Y:

e N
STAT(Q\Q?WE) ) ‘@Q

N
@0 OF )
@ is dayof ,200__, before me, the undersighgd, a Notary Public in and for

c8tate of (NAME OF STATE), dulygom ed and”sworn, personally appeared

and to me known to be the
Chairman and Secretary, respective E OF CITY) OF (NAME OF
STATE), the corporation that exe [ egoing instrument, and acknowledged the
said instrument to be the fr gry act and deed of said Tribe, for the uses and
purposes therein menti aW stated that they were authorized to execute the

said instrument.
Witn y H@n icial seal hereto affixed the day and year first above
written.

Printed Name:
Residing at
My Commission expires:

STATE OF (NAME OF STATE) )
) ss.
COUNTY OF )




On this day personally appeared before me , to me known to be the individual
described in and who executed the within and foregoing instrument, and acknowledged
that he/she signed the same as his/her free and voluntary act and deed, for the uses and
purposes therein mentioned.

Given under my hand and official seal this day of ,200

Printed Name:
Residing at
My Commission expires:

STATE OF (NAME OF STATE) ) ¢ @
) Ss. \

COUNTY OF )

On this day personally appeared before me e rq@wn to be the individual
described in and who executed the within and ger nstrument, and acknowledged
I

that he/she signed the same as his/h noQYo act and deed, for the uses and
purposes therein mentioned.

Given under my hand and offici al this day of ,200
STATE N

) QQQ

OF’SNOHOMISH)
day of , before me, the undersigned, a
Public in and for the State of (N duly commissioned and

orn, personally appeared and

Printed Name:
Residing at
My Commi

and

he free and voluntary act and deed of said
brein mentioned, and on oath stated that they
e said instrument and that the seal affixed thereon is the

corporation, for the yses
were authogized tgfex

corporatgSeal”of saj ration.
Wit d official seal hereto affixed the day and year first above
written.

Signature of Notary Public
Printed Name:
Appt. Exp.:



EXHIBIT A
(Outline of Premises)

EXHIBIT B
(Legal Description, Real Property upon which Premises are located)

*
EXHIBIT C
ul

(Tenant Improvement Sc
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