THE NORTHWEST SEAPORT ALLIANCE

MEMORANDUM
MANAGING MEMBERS Item No.: 9B
ACTION MEMO Meeting Date: October 6, 2026
DATE: September 16, 2026
TO: Managing Members
FROM: John Wolfe, CEO

Sponsor: Tong Zhu, Chief Commercial and Strategy Officer
Project Manager: Annika Bjorkman, Real Estate Manager

SUBJECT: First Reading — Crowley Marine Services, Inc. Lease at Pier 17

A. ACTION REQUESTED

First reading of the Lease Agreement between the Northwest Seaport Alliance
(NWSA) and Crowley Marine Services, Inc. (Crowley) for the property commonly
known as Pier 17 (P17).

B. SYNOPSIS

Crowley Marine Services has requested a term lease agreement for the moorage
of vessels at P17 for an initial term of five (5) years with two additional five (5)
year terms options to extend with mutual agreement. The current lease between
Crowley and the NWSA is Month-to-Month.

C. BACKGROUND

e Crowley provides ship escort services in the Puget Sound.

e Crowley has leased the Pier 17 premises since at least 1999, before the
NWSA was established, to support their Seattle operations.

e They are current with all rental obligations under their existing lease with a
strong history of paying on time.

D. KEY TERMS
Premises: 250 linear feet of dock space, 600 square feet in HazMat Shed, 3,400
square feet in Machine Shop, and 10 parking stalls.
Permitted Use: Moorage of vessels, administrative functions, and maintenance
activities related to moorage.
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Commencement Date:

December 1, 2026

Term:

Five (5) Years + 2 — five year, mutually approved options to extend.

Base Rent:

Monthly Rent is $9,010.00 plus WA State Leasehold Excise Tax.

Rent Escalation:

Annual escalation based on CPI-U

Security Deposit:

$54,060.00 (six months’ rent + leasehold excise tax)

Maintenance and
Repair:

Lessor’s responsibilities include maintaining the roof, exterior walls,
foundation, and building structure.

E. FINANCIAL IMPLICATIONS

There are no capital expenditures associated with this new lease.

The initial annual revenue is $108,120 with annual CPI-U adjustments. The net
present value of the initial 5-year term is $500,581.

F. ATTACHMENTS

e COPY OF TENANT CROWLEY EXECUTED LEASE
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LEASE AGREEMENT

THIS LEASE AGREEMENT (the "Lease") is made as of this day of
20__ by and between THE NORTHWEST SEAPORT ALLIANCE, a
Washington port development authority (the "NWSA"), as agent/licensee for the PORT OF
SEATTLE, a Washington municipal corporation (the "Lessor"), and CROWLEY MARINE
SERVICES, INC., a Delaware corporation (the "Lessee").

WHEREAS, the Port of Seattle and the Port of Tacoma are the Managing Members of
The Northwest Seaport Alliance, a Washington port development authority (the "NWSA"),
formed for the joint operation, management, and use of certain properties of each such port by
the NWSA, and pursuant to the NWSA agreements, the Port licensed the operation, use and
management of the real property and improvements that constitute the Premises under the Lease
Agreement to the NWSA as the manager and agent for the Port effective August 4, 2015, for the
purposes and subject to the terms, conditions, and limitations set forth in such agreements, as
now in effect or as hereafter amended or adopted, and for purposes of this agreement, the term
"Lessor" shall mean and refer to The Northwest Seaport Alliance and the Port of Seattle, unless
the context clearly requires otherwise; and

WHEREAS, this lease supersedes and replaces all prior leases, including, but, not limited
to the lease dated April 1, 2022, provided that all obligations and conditions of any terminated
leases that survive the termination date shall remain in full force and effect.

For and in consideration of the mutual promises, covenants and conditions hereinafter set
forth, the parties agree as follows:

SECTION 1: LEASED PREMISES

1.1.  Premises. The Lessor hereby leases to Lessee, and Lessee hereby leases from
Lessor, the following described premises (the "Premises") located at Lessor property commonly
known as Pier 17, a legal description of which is attached hereto as Exhibit A:

Approximately two hundred fifty (250) linear feet of dock space located on the east side
of Pier 17, six hundred (600) square feet of the HazMat Shed, three thousand four
hundred (3,400) square feet in the Machine Shop, and ten (I0) parking stalls, all as shown
on the attached Exhibit B.

Subject to the rights reserved to Lessor in this Lease, the Premises extend to the centerline of
party/demising walls and to the exterior faces of any exterior walls and from the structural
flooring to ceiling, specifically including any plenum above a drop/suspended ceiling. Lessor and
Lessee agree that the Premises are, and shall be deemed for all purposes to be 4,000 square feet
plus 250 liner feet of dock space, as set forth above.

1.2. This Lease is subject and subordinate to the provisions of the Port Management
Agreement between Lessor and the Washington Department ofNatural Resources, attached as
Exhibit C and incorporated by this reference.

1.3.  Acceptance of the Premises. Lessee has examined the Premises, accepts them in
their present condition, and agrees to make any changes in the Premises necessary to conform to
federal, state and local law applicable to Lessee's use of the Premises.

1.4.  Quiet Enjovment. So long as Lessee is not in Material Default under this Lease
and subject to the specific provisions, covenants and agreements contained in this Lease, Lessor
covenants and agrees that the quiet and peaceful possession and enjoyment of the Premises by
Lessee shall not be disturbed or interfered with by Lessor or by any other party claiming by or
through Lessor. For purposes of this Lease, "Material Default" shall mean a failure to satisfy
monetary payment obligations under this Lease or to comply with applicable environmental
obligations required under this Lease.

SECTION 2: TERM

2.1. Lease Term. This Lease shall be for a term of five (5) years, beginning December
1, 2026, (the "Commencement Date") and ending November 30, 2031.
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2.2.  Option to Extend. Lessee has the option to extend the Lease term for two (2)
additional five (5) year terms upon mutual approval of Lessor and Lessee, provided Lessee is not
in Material Default under this Lease at the time of the extension request. Each extension term
shall be on the same terms and conditions as the initial term, except that Base Rent shall be
adjusted pursuant to Section 3.2 below. Lessee shall provide Lessor with written notice of its
intent to exercise such option no less than ninety (90) days prior to the expiration of the then-
current lease term. No later than thirty (30) days after receipt of Lessee's notice, Lessor, in its
sole reasonable discretion, may provide Lessee with written confirmation of Lessor's consent to
the extension. Lessor's failure to provide Lessee with such written notice within the stated thirty
(30) day period shall constitute Lessor's consent to the extension and the lease tenn shall
automatically be extended for an additional five (5) years.

2.3.  Possession. If Lessor shall be unable for any reason to deliver possession of the
Premises, or any portion thereof, at the time of the commencement of the term of this Lease,
Lessor shall not be liable for any damage caused thereby to Lessee, nor shall this Lease thereby
become void or voidable, nor shall the term specified herein be in any way extended, but in such
event Lessee shall not be liable for any Rent until such time as Lessor can deliver possession. If
Lessee shall, in the interim, take possession of any portion of the Premises, Lessee shall pay as
Rent the full rent specified herein reduced pro rata for the portion of the Premises not available
for possession by Lessee. If Lessor shall be unable to deliver possession of the Premises at the
commencement of the term of this Lease, Lessee shall have the option to terminate this Lease by
at least thirty (30) days' written notice, unless Lessor shall deliver possession of the Premises
prior to the effective date oftemlination specified in such notice. If Lessee shall, with Lessor's
consent, take possession of all or any part of the Premises prior to the commencement of the term
of this Lease, all of the terms and conditions of this Lease shall immediately become applicable,
with the exception that Lessee shall not be obligated to pay any Rent for the period prior to the
commencement of the term of this Lease unless otherwise mutually agreed.

SECTION 3: RENT

3.1. Base Rent. Commencing on August 1, 2026, (the "Rent Commencement Date"),
Lessee agrees to pay as rent (the "Base Rent") for the Premises the sum of NINE THOUSAND
TEN AND 00/100 DOLLARS ($9,010.00) per month, plus applicable taxes.

Base Rent is generally computed as follows:

250 linear feet of Dock @ $23.68/1f/mo = $71,040.00/yr + 12 = $5,920.00/mo.
600 square feet in HazMat Shed@ $4.68/sf/yr = 2,808.00/yr + 12 = $234.00/mo
3,400 square feet in Machine Shop@ $10.08/sf/yr = $34,272.00/yr + 12 = $2,856.00/mo.

The Base Rent shall constitute the contract rent for purposes of determining taxable rent
for assessment of leasehold excise tax.

The Base Rent shall be paid to Lessor in advance on or before the Rent Commencement Date
and, thereafter, on or before the first day of each and every month during the term, at such place
as Lessor may designate, without any prior demand, and without any abatement, deduction or
setoff whatsoever. If the telm commences on any day other than the first day of a calendar
month, Base Rent for any fractional month shall be prorated based upon the actual number of
days in such fractional month.

3.2. Additional Rent. Lessee shall pay as Additional Rent its pro-rata share of utilities,
maintenance and repair of the Common Areas defined in Section 10 of this Lease. Lessee's pro-
rata share for the purposes of this Lease is calculated to be 3% (4,000 sf / 140,184 sf= 3%), for
the Common Area operating expenses. Lessee's Additional Rent shall be limited to utilities,
stormwater charges, and general site maintenance and repairs applicable to common areas
(excluding tenant-exclusive areas). Lessor shall provide itemized annual reconciliation and
reasonable supporting documentation upon Lessee's request, and Lessee shall have thirty (30)
days following receipt of the annual reconciliation to dispute any charges in writing. Additional
Rent shall be billed at the estimated rate first mentioned above for the first calendar year, then
reconciled annually during the first three (3) months for each calendar year thereafter. Lessee
shall pay any increased difference in the reconciled amount, except that such increase shall not
exceed ten percent (10%) in any given year. The Additional Rent for the operating expenses shall
then be adjusted to the new rate for the new calendar year commencing January 1% and billed
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retroactively, as required, or any overage shall be reimbursed to Lessee within thirty (30) days
upon reconciliation.

3.2.1. Additional Rent (not subject to leasehold excise tax) is generally
computed as follows: 4,000 sf@ $0.62/sf/yr =$2,480.00 -c- 12 months= $206.67/ month.

3.3. Adjustments to Base Rent.

3.3.1. Consumer Price Index. The Base Rent stated in Section 3.1 shall be
adjusted on the anniversary of the Commencement Date and every twelfth (12th) month
thereafter through the term of this Lease, including any extension term (if any), by a percentage
equal to the percentage increase for the previous twelve (12) month period, in the Consumer
Price Index for All Urban Consumers, U.S. City Average, all items, as published by the United
States Department of Labor, Bureau of Labor Statistics, or at Lessor's option for the Seattle-
Tacoma-Bellevue Area (1982-4= 100) (the "CPI"). In no event will Lessor adjust the Base Rent
downward as a result of a change in the CPI. If the CPI is not published for any month pertinent
to such calculation, the percentage adjustment shall be calculated with reference to the most
recent month for which the CPI has been published. If the CPI is discontinued or revised during
the Lease term, Lessor, at its sole option may use such other government index or computation
with which it is replaced shall be used in order to obtain substantially the same results as would
be obtained if the CPI had not been discontinued or revised.

3.3.2.  Market Rate. The Base Rent stated in Section 3.1 shall be subject to
renegotiation effective at the end of the sixtieth (60" month following the commencement of
this Lease and every sixty (60) months thereafter in the event that Lessor gives to Lessee written
notice of Lessor's election to renegotiate the Base Rent applicable to the forthcoming rent period
not less than 180 nor more than 270 days prior to an effective date of the commencement of the
rent period. In the absence of such notice, the Base Rent applicable for the prior rent period shall
apply to the forthcoming rent period also. Promptly following such a notice of renegotiation, the
parties shall negotiate in good faith for a renegotiated Base Rent for the forthcoming rent period.
Unless expressly provided to the contrary in another paragraph of this Lease, such renegotiated
Base Rent shall be the fair market rental value of the Premises. The value of any improvements
to the Premises financed by Lessee at no cost to Lessor shall be excluded in determining the fair
market rental value of the Premises. In Lessor's initial offer during renegotiation of Base Rent,
Lessor may rely on appraisals of properties that Lessor deems comparable. In the event that the
parties cannot agree on the Base Rent prior to sixty (60) days before the effective date for
renegotiated rent, the Base Rent shall be determined by three arbitrators, each of whom shall be
an MAI real estate appraiser in the Seattle Chapter of the Appraisal Institute. Each MAI real
estate appraiser will need to have been active, over the five (5) year period ending on the
effective date for renegotiated rent, in the evaluation of similar space in the same market area of
the Premises subject to this Lease. The appraisal arbitration shall be based on an approach to
valuation consistent with the standards of professional appraisal practice and shall include
reference to the fair market rental value of comparable properties. The selection of comparable
properties and the application of appropriate valuation methodology, is to be determined by the
arbitrators as a panel. The arbitration panel may ask questions and request further information
from each party and will issue a conclusion with regard to valuation. Each party shall select an
appraiser to be a member of the arbitration panel prior to sixty (60) days before the effective date
for renegotiated rent and each party shall compensate the appraiser selected by the party. The
third arbitrator shall be selected by the other two members of the panel and be compensated in
equal shares by the parties. If either party fails to timely select its appraiser prior to sixty (60)
days before the effective date for renegotiated rent, and the other party timely selects its
appraiser, the selected appraiser shall select the other two members of the panel. Each party shall
cooperate to expedite the selection of the three arbitrators and in no case may either party delay
the selection of the arbitration panel.

3.4. Use of Term Rent. Lessor and Lessee agree that the term "Rent" shall mean and
refer collectively to sums denominated as either Base Rent, percentage rent (if any), Additional
Rent (if any) or any such other sums or charges otherwise payable by Lessee under the terms of
this Lease. Failure by Lessee to pay any sum denominated as Rent shall entitle Lessor to pursue
any or all remedies specified in this Lease as well as remedies specified in RCW Chapter 59.12
or otherwise allowed by law.
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3.5. Late Charges.

3.5.1. Lessee hereby acknowledges that late payment by Lessee to Lessor of
Rent, or any portion thereof, or any other sums due hereunder will cause Lessor to incur costs
not otherwise contemplated by this Lease. Accordingly, if any installment of Rent, or any portion
thereof, or any other sum due from Lessee shall not be received by Lessor within fifteen (15)
business days after such amount shall be due, then, without any requirement for notice to Lessee,
Lessee shall pay Lessor a late charge equal to the greater of five dollars ($5.00) or 5% of such
overdue amount. The parties agree that such late charge represents a fair and reasonable estimate
of the costs Lessor will incur by reason of late payment by Lessee. Acceptance of such late
charge by Lessor shall in no event constitute a waiver of Lessee's default with respect to such
overdue amount, nor prevent Lessor from exercising any of the other rights and remedies granted
hereunder.

3.5.2. Inaddition to the late charges provided for in this Section, interest shall
accrue on any unpaid Rent and/or other remuneration, or any other sums due hereunder, at the
rate of 18% per annum or the maximum rate provided by law, whichever is less, ("the Default
Rate") from the date due until paid, provided, however, the minimum charge of interest shall be
five dollars ($5.00).

SECTION 4: SECURITY

4.1. Security. Lessee shall at all times during the term of this Lease maintain in effect a
good and sufficient corporate surety company bond, irrevocable stand-by letter of credit, cash
deposit, or other security, as selected by Lessee in its sole discretion, acceptable to Lessor in its
sole discretion, which shall be on file with Lessor at all such times, in an amount equal to six (6)
months rent plus Washington State leasehold excise tax. The initial security amount shall be
$54,060.00. The amount shall be adjusted to reflect rental adjustments and other changes
affecting Lessee's obligations under this Lease. The security shall be conditioned on the
performance of all covenants, conditions, and obligations to be observed and performed by
Lessee under this Lease. If the security is in the form of a cash deposit, then Lessor's obligations
with respect to the security are those of a debtor and not a trustee, and Lessor may commingle
the security deposit with its other funds. If Lessee complies with all covenants, conditions, and
obligations to be observed and performed by Lessee under this Lease, then the security shall be
released or returned without interest or other payment within ninety (90) days after surrender of
the Premises by Lessee in the condition required by this Lease.

4.2. Return of Security. The Security is a part of the consideration for execution of this
Lease. If Lessee shall have fully performed all terms and conditions of this Lease, any cash
deposit security shall be paid to Lessee within sixty (60) days following the termination (or
expiration) date without interest; otherwise Lessor shall, in addition to any and all other rights
and remedies available under this Lease or at law or equity, retain title thereto.

4.3.  Application ofSecuritv. Lessor may apply all or part of the Security to unpaid
Rent or any other unpaid sum due hereunder, or to cure other defaults of Lessee. If Lessor uses
any part of the Security, Lessee shall restore the Security to its then-currently required amount
within fifteen (15) days after the receipt of Lessor's written request to do so. The retention or
application of such Security by Lessor pursuant to this Section does not constitute a limitation on
or waiver of Lessor's right to seek further remedy under law or equity.

SECTION 5: USE OF PREMISES

5.1.  Use of Premises. Lessee shall use the Premises for moorage of Crowley vessels
and vessels of Crowley contracted partners and other ancillary activities including but not limited
to administrative functions and maintenance activities in the machine shop related to moorage
and shall not use them for any other purpose without the written consent of Lessor, not to be
unreasonably withheld.

5.2.  General Standards Regarding Use.

5.2.1. Lessee shall occupy and use the Premises for the purpose set forth in
Section 5.1 in a professional manner during the entire term of this Lease, with the exception of
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temporary closures for such periods as may reasonably be necessary for repairs or refurbishing or
for reasons beyond Lessee's reasonable control.

5.2.2.  Lessee shall not use or occupy or permit the Premises or any part thereof
to be used or occupied, in whole or in part, in a manner which would in any way: (i) violate any
present or future Legal Requirements, (ii) violate any of the covenants, agreements, provisions
and conditions of this Lease, (iii) violate the certificate of occupancy then in force with respect
thereto, (iv) constitute a public or private nuisance, (v) materially and adversely impair the
exterior appearance of the Premises, provided that Lessee's ordinary and customary business
operations, signage permitted under this Lease, and uses consistent with other tenants of the
property shall not be deemed to violate this subsection, or (vi) cause a material and nuisance to
Lessor or other tenants, as determined by objective standards (including, without limitation,
excessive noise, odors, vibrations, or emissions that violate applicable Laws or exceed levels
customary for comparable properties), provided that Lessee shall have a reasonable opportunity
to cure following written notice from Lessor. For purposes of this Section 5.2.2, an act or
condition shall be deemed "material" only if it causes actual, demonstrable, and substantial harm
to Lessor or other tenants, and is not de minimis, isolated, or temporary in nature.

For purposes of this Lease, the term "Legal Requirements" shall mean and refer to all laws,
statutes and ordinances including building codes and zoning regulations and ordinances and the
orders, rules, regulations and requirements of all federal, state, county, city or other local
jurisdiction departments, agencies, bureaus, offices and other subdivisions thereof, or any official
thereof, or of any other governmental, public or quasi-public authority, which may be applicable
to or have jurisdiction over the Premises, or the sidewalks or streets adjacent thereto and all
requirements, obligations and conditions of all instruments ofrecord at any time during the term
ofthis Lease.

5.2.3.  Lessee shall not conduct or permit to be conducted without the prior
written consent of Lessor, any auction, fire, bankruptcy, "going out of business" or other distress
sales of any nature upon or from the Premises, whether voluntary, involuntary, pursuant to any
assignment for the payment of creditors, or pursuant to any bankruptcy or other insolvency
proceeding, unless ordered by a court of competent jurisdiction.

5.3.  Continuing Compliance. Throughout the term of this Lease, Lessee shall, at its
own cost and expense, promptly and diligently observe and comply with: (i) all Legal
Requirements (including, without limitation, those relating to environmental matters) and the
requirements of any fire insurance rating organization and all insurance companies writing
policies covering the Premises or any part or parts thereof; (ii) all applicable rules and
regulations of Lessor pertaining to the building or other realty of which the Premises are a part
now in existence or hereafter promulgated for the general safety and convenience of Lessor, its
various tenants, invitees, licensees and the general public; and (iii) all permits, licenses,
franchises and other authorizations required for Lessee's use of the Premises or any part thereof.
Lessee shall comply with each of these whether or not they are now in force or at any time in the
future may be passed, enacted, or directed.

5.4. Terminal Security.

5.4.1.  Without limiting the generality of either Section 5.2 or 5.3, Lessee shall
comply at all times with all local, state and federal laws, rules and regulations ("Security Laws")
applicable to the Premises or any larger facility of which the Premises are a part. If the Premises,
either directly or as a result of their location within a larger Lessor facility, are subject to a
government-required security plan ("Security Plan"), Lessee will fully and promptly comply
with the Security Plan. Lessee shall be solely responsible for all of its costs of complying with
any applicable Security Laws or Security Plan as well as any fines or penalties incurred (whether
by Lessee or Lessor) as result of its failure to comply with such Security Laws or Security Plan.

5.4.2. Lessee shall not, without Lessor's separate, express written agreement,
undertake any activities or handle any cargo that would either: (i) subject the Premises, or any
larger facility of which the Premises are a part, to any Security Laws to which it is not already
then-subject, or (ii) require the adoption of, or any material modification to, a Security Plan
applicable to the Premises, or any larger facility of which the Premises are a part (together,
"Additional Security Requirement"). In addition to its own costs of complying with any
Additional Security Requirement, Lessee shall further be responsible to Lessor for any costs
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Lessor incurs in complying with any Additional Security Requirement or any fines or penalties
incurred as a result of its failure to implement, or comply with, such Additional Security
Requirement.

5.5.  No Liens. Lessee will not directly or indirectly create or permit to be created
and/or to remain, a Lien upon the Premises, including any Alterations (as defined below in
Section 7.1), fixtures, improvements or appurtenances thereto, except those Liens expressly
permitted by in writing by Lessor. In the event any such Lien(s) have been created by or
permitted by Lessee in violation of this provision, Lessee shall immediately discharge as of
record, by bond or as otherwise allowed by law, any such Lien(s). Lessee shall also defend (with
counsel approved by Lessor), fully indemnify, and hold entirely free and harmless Lessor from
any action, suit or proceeding brought on or for the enforcement of such Lien(s). As used in this
Section, "Lien" shall mean and refer to any mortgage, lien, security interest, encumbrance,
charge on, pledge of, conditional sale or other encumbrance on the Premises, any Alteration,
fixture, improvement or appurtenance thereto, or any larger building and/or property of which
the Premises may be a part.

5.6.  Signs. No signs, symbols, canopies or other advertising matter shall be attached to
or painted on or within the Premises, including windows and doors thereof, without the prior
written approval of Lessor. At the expiration or sooner termination of this Lease, all signs,
symbols, advertising matter or canopies placed on or in the Premises by Lessee shall be removed
by Lessee at its expense, and Lessee shall repair any damage or injury to the Premises and
correct any unsightly condition caused by the maintenance or removal of said signs, symbols,
canopies or other advertising matter.

SECTION 6: UTILITIES

6.1.  Utilities. Lessee shall be liable for and shall pay throughout the term of this Lease,
all charges for all utility services furnished or attributable to the Premises, including, but not
limited to, light, heat, electricity, fire alarm monitoring, gas, water, sewerage (which includes
removal and disposal of sewerage and surface water), recycling, garbage disposal and janitorial
services, specifically including reasonable costs and charges associated with the management of
such utility services. In the event that the Premises are part of a building or part of any larger
premises to which any utility services are furnished on a consolidated or joint basis, Lessee
agrees to pay to Lessor Lessee's pro rata share of the cost of any such utility services. Lessee's
pro rata share of any such services may be computed by Lessor on any reasonable basis, and
separate metering or other exact segregation of cost shall not be required.

6.2.  Utility Interruptions. With respect to any utility service provided to the Premises
as a part of a building or any larger premises of which the Premises are a part, Lessor shall have
the right to shut down electrical or other utility services to the Premises when necessitated by
safety, repairs, alterations, connections, upgrades, relocations, reconnections, or for any other
reason, with respect to any such utility system (singularly or collectively, "Utility Work"),
regardless of whether the need for such Utility Work arises in respect of the Premises, any other
part of the building or larger premises. Whenever possible, Lessor shall give Lessee no less than
two (2) days prior notice for such utility shutdown. Lessor shall not be liable to Lessee for any
losses, including loss of income or business interruption, resulting from any interruptions or
failure in the supply of any utility to the Premises, except when such losses result from Lessor's
gross negligence.

6.3.  Energv Conservation. Lessor shall have the right to institute such reasonable
policies, programs and measures as may be necessary or desirable, in Lessor's discretion, for the
conservation and/or preservation of energy or energy related services, or as may be required to
comply with any applicable codes, rules and regulations, whether mandatory or voluntary.

6.4. Stormwater/drainage. Surface water or drainage is managed and billed by the Port
of Seattle Marine Stormwater Utility ("Utility"). Tenant charges are subject to current rates
established by the Utility and adjusted each January by the Utility. The drainage bill is invoiced
as a separate charge with the rent and is subject to the same late charges set forth in Section 3.4.
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SECTION 7: ALTERATIONS; OWNERSHIP OF CERTAIN INSTALLATIONS

7.1.  Limitation on Alterations. Lessee shall make no changes, alterations, additions,
substitutions or improvements (collectively referred to as "Alterations") to the Premises, unless
Lessee shall first deliver to Lessor plans and specifications for, and obtain Lessor's prior written
approval of, such Alterations. All such Alterations shall be done at Lessee's sole cost and
expense and at such times and subject to such conditions as Lessor may from time to time
designate.

7.2.  Reguirements for All Alterations. In addition to, and not in lieu of, conditions
imposed by Lessor pursuant to Section 7.1, any alterations or improvements permitted by Lessor
shall be performed: (i) in a good and workmanlike manner; (ii) in compliance with all Legal
Requirements; and (iii) in a manner which will not unreasonably interfere with or disturb other
tenants of Lessor. In addition, prior to commencement of any Alterations, Lessee shall furnish to
Lessor proof of insurance for any and all contractors working on behalf of Lessee in the
minimum form and limits as set forth in Sections 11.2.1.1 and 11.2.1.2. Any Alterations shall
immediately become the property of Lessor without any obligation on its part to pay therefor,
and shall not be removed by Lessee unless directed to do so in connection with any consent
issued under Section 7.1 or pursuant to Section 18.

7.3. Trade Fixtures. Lessee shall retain ownership of all trade fixtures and business
equipment and furnishings from time to time instaJled by Lessee at its expense. Lessee may
remove any of such fixtures, equipment or furnishings at any time during the term and shall
remove all thereof prior to the expiration of the term. Any such property not removed at the
expiration of the term shall, at the election of Lessor, become the property of Lessor without
payment to Lessee, or be deemed abandoned and removed by Lessor, at Lessee's expense. Upon
any removal of such property, Lessee shall promptly repair any and all damage to the Premises
caused thereby and reimburse Lessor for its costs and expenses in removing any such property
not removed by Lessee and repairing any such damage not repaired by Lessee; this covenant
shall survive the termination of this Lease.

SECTION 8: MAINTENANCE AND REPAIR

8.1. Maintenance and Repair by Lessee.

8.1.1.  Lessee shall, at its sole cost and expense (except as a result of damage
caused by negligence of Lessor or its agents, employees, invitees or licensees, in which event the
work shall be at the cost or expense of Lessor), keep the Premises - both outside and inside,
together with all Alterations, equipment and installations - in good order, condition and repair at
all times. Lessee shall make all repairs and replacements (ordinary as well as extraordinary,
foreseen and unforeseen) which may be necessary or required so that at all times the Premises
are in good order, condition and repair. Without limiting the generality of the foregoing, Lessee
shall keep the glass of all windows and doors on the Premises clean and presentable, shall
replace all cracked or broken glass in the Premises, shall keep the mechanical and electrical
systems and all drains clean and in a good state ofrepair, shall protect the sprinkler system and
all pipes and drains so that they will not freeze or become clogged and shall not permit or suffer
any waste, damages, or disfigurement to or upon the Premises or any part thereof.

8.1.2.  Lessee shall also keep the Premises and entryways neat, clean and in
sanitary condition, free from infestation of pests and conditions which might result in harborage
for, or infestation of pests. As used in this Section, the word "pests," as used herein, shall include
without limitation, rodents, insects, and birds in numbers to the extent that a nuisance is created.
Lessee shall also specifically remove all snow and ice from the walkways and sidewalks in front
of the Premises.

8.1.3.  Lessee shall keep the stormwater and surface water drainage systems free
of any substances that could contaminate stormwater. Lessee shall also inspect and maintain
stormwater drainage system inserts; replacing them when they are full or tear. The stormwater
drainage system includes catch basins, manholes, trenches, drain lines, and other related
infrastructures that convey stormwater directly to other stormwater systems or to surface waters.

8.2.  Maintenance and Repair by Lessor. Notwithstanding anything to the contrary in
Section 8.1, Lessor shall repair and maintain the roof (both structure and covering/membrane),
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exterior walls, foundation and building structure of the Premises in good order, condition and
repair. Lessor shall perform this work at its sole cost and expense, except to the extent that any
such repairs may be required as a result of damage caused by negligence of Lessee or its agents,
employees, invitees or licensees, in which event the work shall be at the cost or expense of
Lessee. Lessor shall perform such repair or maintenance work called to its attention by Lessee
within a reasonable period ohime after receipt of such notice by Lessee. There shall be no
abatement or reduction of Rent, and Lessor shall not be responsible for any loss or damages to
Lessee's business, arising by reason of Lessor making any repairs, alterations or improvements,
except that if such repairs, alterations, or improvements materially impact Lessee's business
operations, Lessor shall abate rent on a pro-rata basis.

Lessor shall further be responsible, at its sole cost and expense, for capital repairs of
infrastructure and stormwater system defects that are (i) beyond Lessee's reasonable control and
(i1) not caused by Lessee's negligence or breach of this Lease. For purposes of this Section,
"infrastructure" includes but is not limited to dock structures, utility systems, and stormwater
systems serving the Premises.

SECTION 9: TAXES

9.1. Pavment of Taxes. Lessee shall be liable for, and shall pay throughout the term of
this Lease, all license fees and all taxes payable for, or on account of, the activities conducted on
the Premises and all taxes on the property of Lessee on the Premises and any taxes on the
Premises and/or on the leasehold interest created by this Lease and/or any taxes levied in lieu of
a tax on said leasehold interest and/or any taxes levied on, or measured by, the rentals payable
hereunder, whether imposed on Lessee or on Lessor. With respect to any such taxes payable by
Lessor which are based on or measured by the Base Rent payments hereunder, Lessee shall pay
to Lessor with each Base Rent payment an amount equal to the tax on, or measured by, that
particular payment. All other tax amounts for which Lessor is or will be entitled to
reimbursement from Lessee shall be payable by Lessee to Lessor at least fifteen (15) days prior
to the due dates of the respective tax amounts involved; provided, that Lessee shall be entitled to
a minimum often (10) days' written notice of the amounts payable by it.

9.2. Personal ProQertv Taxes. Lessee shall pay or cause to be paid, prior to
delinquency, any and all taxes and assessments levied upon all trade fixtures, inventories and
other real or personal property placed or installed in and upon the Premises by Lessee. If any
such taxes on Lessee's personal property or trade fixtures are levied against Lessor or Lessor's
property, and if Lessor pays the taxes based upon such increased assessment, Lessee shall, upon
demand, repay to Lessor the taxes so levied.

SECTION 10: COMMON AREAS

10.1.  Control of Common Areas by Lessor. Lessor shall at all times have the exclusive
control and management of all parking areas, access roads, driveways, sidewalks, entrances,
exits, loading docks, signs, drainage facilities, landscaped areas, washrooms, stairways, hallways
and other areas, improvements, facilities and/or special services provided by Lessor for the
general use, in common, of tenants of any larger property of which the Premises are a part
("common areas and facilities"). Without creating a duty to do so or limiting Lessor's right of
control and management, Lessor specifically reserves the right to: (i) establish, modify from
time to time, and enforce reasonable mies and regulations governing the use of the common
areas and facilities; (ii) police the common areas and facilities; (iii) change the area, level,
location and arrangement of parking and other areas or facilities within common areas and
facilities; (iv) provided Lessee is not deprived ofreasonable access to its Premises, close all or
any portion of the common areas and facilities; and (v) do and perform such other acts in and to
the common areas and facilities as, in the use of good business judgment, Lessor shall determine
to be advisable with a view to the improvement of the convenience and use thereof by Lessor
and tenants of any larger property of which the Premises are a part.

10.2.  OQutside Areas and Roof. The use of the outside area of the walls and the roof of
the building in which the Premises are located is reserved to Lessor, which shall have the right to
utilize the same for any purpose, including the maintenance of signs.

10.3. License. All common areas and facilities which Lessee is permitted to use and
occupy are used and occupied under a revocable license. If the amount of such areas or facilities
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is revised or diminished, such revision or diminution shall not be deemed a constructive or actual
eviction, and Lessor shall not be subject to any liability, nor shall Lessee be entitled to any
compensation or reduction or abatement of Rent.

SECTION 11: INSURANCE AND INDEMNITY

11.1.  Indemnity.

11.1. 1. The Port of Seattle (the "Port") and the NWSA, their commissioners,
employees and agents ("Port Parties") shall not be liable for any injury (including death) to any
persons or for damage to any property regardless of how such injury or damage be caused,
sustained or alleged to have been sustained by Lessee or by others, including but not limited to
all persons directly or indirectly employed by Lessee, or any agents, contractors, subcontractors,
licensees or invitees of Lessee, as a result of any condition (including existing or future defects
in the Premises) or occurrence (including failure or interruption of utility selvice) whatsoever
related in any way to Lessee's use or occupancy of the Premises and of areas adjacent thereto,
except to the extent any accident, injury, death, or damage arises out of the negligence or willful
misconduct of the Port Parties or their agents, invitees or licensees.

11.1.2.  Lessee shall defend, fully indemnify, and hold entirely free and
harmless the Port Parties from any and all loss, damages, expenses, attorneys' fees, consultants'
fees, court costs and other costs for or from: (a) anything and everything whatsoever arising
from the condition the Premises or out of the occupancy by the Lessee or any sublessee, licensee,
invitee or concessionaire of Lessee to the extent caused by the acts or omissions of Lessee or
such parties; and (b) any accident, injury, death or damage to any party however caused in or
about the Premises or upon the sidewalks adjacent to the Premises to the extent caused by the
negligence or willful misconduct of Lessee or any third party for whom Lessee is responsible;
and (c) any fault or negligence by Lessee or any sublessee, licensee, invitee or concessionaire of
the Lessee or of any officer, agent, employee, guest or invitee of any such person; and (d) any
failure on Lessee's part to comply with any of the covenants, terms and conditions contained in
this Lease; provided, however, nothing herein shall require Lessee to indemnify the Port Parties
from any accident, injury, death or damage to the extent caused by the negligence of the Port
Parties, or their agents, invitees or licensees. Lessee agrees that the foregoing indemnity
specifically covers actions brought by its own employees, and thus Lessee expressly waives its
immunity under industrial insurance, Title 51, as necessary to effectuate this indemnity provided
that such waiver shall apply solely to the extent of Lessee's negligence and only to the indemnity
obligations expressly set forth herein.

11.1.3. Notwithstanding anything to the contrary in Section 11.1.2, in the event
of the concurrent negligence of Lessee, any of its sublessees, licensees, assignees,
concessionaires, agents, employees, or contractors on the one hand and the negligence of the Port
Parties or Port contractors on the other hand, which concurrent negligence results in injury or
damage to persons or property of any nature and howsoever caused, and relates to the
construction, alteration, repair, addition to, subtraction from, improvement to or maintenance of
the Premises such that RCW 4.24.115 is applicable, Lessee's obligation to indemnify the Port
Parties as set forth in this Section shall be limited to the extent of Lessee's negligence and that of
any of Lessee's officers, sublessees, assignees, agents, employees, contractors or licensees,
including Lessee's proportional share of costs, court costs, attorneys' fees, consultants' fees and
expenses incurred in connection with any claim, action or proceeding brought with respect to
such injury or damage.

11.1.4. LESSEE AND LESSOR AGREE AND ACKNOWLEDGE THAT
THIS PROVISION IS THE PRODUCT OF MUTUAL NEGOTIATION. Lessee's obligations
under this Section shall survive the expiration or earlier termination of this Lease.

11.2.  Insurance.

11.2.1. Reguired Policies. Lessee shall obtain and keep in force, at its sole cost
and expense the following types of insurance, in the amounts specified and in the form
hereinafter provided for:

11.2.1.1.  General Liability Insurance. Lessee shall obtain and keep in
force a commercial general liability policy of insurance, written on ISO Form CG 00 01 10 01
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(or equivalent), that protects Lessee, the Port and the NWSA, as an additional insured against
claims for bodily injury, personal injury and property damage based upon, involving or arising
out of the tenancy, use, occupancy or maintenance of the Premises and all areas appurtenant
thereto, and specifically including the action/inaction of any subtenant, licensee or
concessionaire. Such insurance shall be on an occurrence basis providing single limit coverage in
an amount not less than two million dollars ($2,000,000) per occurrence. A copy of the
additional insured endorsement shall be submitted to Lessor at the inception of the Lease and
annually thereafter. The policy shall be primary and non-contributory to any insurance Lessor
carries. The policy shall contain a waiver of transfer of rights ofrecovery against others in favor
of Lessor. The policy shall contain a minimum $50,000 sub-limit that covers damage to premises
rented or leased to Lessee, including fire damage.

11.2.1.2.  Automobile Liability Insurance. Lessee shall obtain and keep
in force a commercial automobile liability policy of insurance, written on ISO Fonn CA 00 01
07 97 (or equivalent), that protects Lessee, the Port and the NWSA against claims for bodily
injury and property damage based upon, involving or arising out of motor vehicle operations on
or about the Premises and all areas appurtenant thereto. Lessee shall provide a Waiver of
Subrogation on this policy in favor of the Port and the NWSA. Such insurance shall cover any
"Auto" (i.e. owned, hired and non-owned) and shall be on an occurrence basis providing single
limit coverage in an amount not less than one million dollars ($1,000,000) per occurrence. The
policy shall not contain any intra-insured exclusions as between insured persons or
organizations.

11.2.1.3.  Property Insurance. Lessee shall obtain and keep in force
property insurance using an ISO CP 1020 Cause of Loss Broad Fonn (or an equivalent
manuscript folm) insuring Lessee's personal property and Alterations (specifically including
"bettennents" and "improvements") made by or for Lessee against physical damage, including
loss of use, to the Premises. The policy shall include coverage for any additional costs resulting
from debris removal and reasonable amounts of coverage for the enforcement of any ordinance
or law regulating the reconstruction or replacement of the damaged property including any
undamaged sections of the Premises required to be demolished or removed by reason of the
enforcement of any Legal Requirement as the result of a covered cause of loss. The amount of
such insurance shall be procured on a replacement cost basis. The Port and the NWSA shall be
included as an Additional Insured and Loss Payee on Lessee's property insurance policy with
respect to the Lessor's interest in Alterations.

11.2.1.4.  Protection and Indemnity Liability Insurance. Lessee shall
obtain and keep in force Protection and Indemnity liability insurance, written on a fonn
acceptable to Lessor, protecting Lessee, the Pol1 and the NWSA, as an Additional Assured,
against claims involving or arising out of operations in which owned or non-owned vessels,
boats, work skiffs, or floating platfonns, are used on or about the Premises. Such insurance shall
be on an occurrence basis providing single limit coverage in an amount not less than five million
dollars ($5,000,000) per occurrence. The policy shall not contain any intra-insured exclusions as
between insured persons or organizations.

11.2.1.5.  Other Insurance. Lessee shall further obtain and keep in force
such other and further insurance as Lessor may from time-to-time reasonably request for the
protection by insurance of its interest in the Premises.

The limits of insurance specified in this Section shall be subject to periodic adjustment to reflect
changes in insuring practices for similar properties in the same geographic area and changes in
insurance products.

11.2.2. Insurance Policies.

11.2.2.1.  Insurance Companies. Insurance required hereunder shall be
in companies duly licensed to transact business in the State of Washington, and maintaining
during the policy tenn a General Policyholders Rating of'A-' or better and a financial rating of
'IX' or better, as set forth in the most current issue of"'Best's Insurance Guide."

11.2.2.2.  Deductibles and Retentions. No insurance required herein
shall contain a deductible or self-insured retention in excess of$100,000 without the prior
written consent of Lessor.
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11.2.2.3.  Termination, Renewal. Insurance is to remain current
throughout the term of the Lease. The Port and the NWSA shall receive documentation annually
to include a certificate of insurance and any applicable endorsements to validate the insurance
required herein has been purchased and is compliant with the Lease requirements within ten (10)
days of each insurance renewal. Should any insurance required herein be terminated, cancelled,
or not renewed, the Lessee will have five (5) days to obtain replacement insurance from the date
of the termination, cancellation or non-renewal notice Lessee receives from their insurer(s). In
the event the insurance is not replaced within five (5) days, the Lease will be considered under
Default in accordance with SECTION 14.

11.2.2.4.  Evidence of Insurance. Lessee shall deliver, or cause to be
delivered, to the Port and the NWSA, certificates of insurance, additional insured endorsements,
loss payee endorsements for property insurance, waivers of subrogation and any other
documentation or endorsement that provides evidence of the existence and amounts of such
insurance, the inclusion of the Port and the NWSA as additional insureds as required by this
Lease, and the amounts of all deductibles and/or self-insured retentions.

11.2.2.5.  No Limitation of Liability. The limits of insurance required by
this Lease or as carried by Lessee shall not limit the liability of Lessee nor relieve Lessee of any
obligation hereunder.

11.3.  Waiver of Subrogation. Without affecting any other rights or remedies, Lessee
(for itself and on behalf of anyone claiming through or under it by way of subrogation or
otherwise) hereby waives any rights it may have against the Port, the NWSA, their officers,
agents and employees (whether in contract or in tort) on account of any loss or damage
occasioned to Lessee arising out of or incident to the perils required to be insured against under
this Lease. Accordingly, Lessee shall cause each insurance policy required by Section 11.2 to
further contain a waiver of subrogation clause. The effect of such release and waiver of the right
to recover damages shall not be limited by the amount of insurance carried or required, or by any
deductibles applicable thereto.

11.4. Increase in Lessor's Cost oflnsurance. Lessee shall not use the Premises in such
a manner as to increase the existing rates of insurance applicable to the buildings or structures of
which the Premises are a part. If it nevertheless does so, then, at the option of Lessor, the full
amount of any resulting increase in premiums paid by Lessor with respect to the buildings or
structures of which the Premises are a part, and to the extent allocable to the term of this Lease,
may be added to the amount of Rent and shall be paid by Lessee to Lessor upon the monthly
rental day next thereafter occurring.

SECTION 12: DAMAGE OR DESTRUCTION

12.1.  Duty to Repair. If the Premises or any buildings or structures of which the
Premises are a part are damaged by fire, the elements, earthquake, accident or other casualty
(collectively, "Casualty"), Lessee shall give immediate written notice thereof to Lessor. Lessor
may, except to the extent Lessor has the right to terminate this Lease under Section 12.2, use
reasonable efforts to repair and restore the Premises and/or the buildings or structures of which
the Premises are a part to substantially their former condition to the extent permitted by then-
applicable Legal Requirements; provided, however, Lessor shall have no obligation to repair and
restore any Alterations or any of Lessee's personal property, specifically including that which
Lessee retains ownership of under Section 7.3.

12.2.  Right to Terminate. Lessor may elect to terminate this Lease in the event that
Lessor, in its sole reasonable judgment, concludes that the damage to the Premises or any
buildings or structures of which the Premises are a part cannot be repaired within (30) days of
the Casualty (with the repair work and the preparations therefor to be done during regular
working hours on regular work days). In the event that Lessor elects to terminate this Lease,
Lessor shall advise Lessee of that fact within thirty (30) days of the date Lessor is notified of the
Casualty and notify Lessee of the date, not more than ninety (90) days after the Casualty, on
which the Lease will terminate. Notwithstanding the foregoing, Lessor shall not have the right to
terminate this Lease if the dock space remains operationally safe and reasonably accessible for
Lessee's use, regardless of damage to any other portion of the Premises. In such event, this Lease
shall remain in full force and effect, and Base Rent shall be equitably abated on a pro rata basis
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to reflect any portion of the Premises that is rendered untenantable or inaccessible for so long as
such portion remains untenantable or inaccessible.

12.3.  Lessee's Fault. Notwithstanding anything herein to the contrary, if the damages
by Casualty to the Premises or any buildings or structures of which the Premises are a part
results from Lessee's fault, negligence, or breach of the terms of this Lease, Lessee shall be
liable to Lessor for the reasonable cost and expense of any repair and restoration of the Premises
or any buildings or structures of which the Premises are a part.

12.4.  Abatement of Rent. Unless the damages by Casualty result from Lessee's fault,
negligence or breach of the terms of this Lease, the Base Rent and Additional Rent, if any, shall
be abated for any portion of the Premises that is rendered untenantable or inaccessible from the
period from the date Lessor is notified of the Casualty through the date of substantial completion
of the repairs to the Premises (or to the date of termination of the Lease). Lessor shall not
otherwise be liable to Lessee for any loss in the use in the whole or any part of the Premises
(including loss of business) and/or any inconvenience or annoyance occasioned by the Casualty,
by any damage resulting from the Casualty, or by any repair, reconstruction or restoration.

12.5. Waiver. Except as specifically set forth in this Lease, Lessee hereby waives any
right that Lessee may have, under any applicable existing or future law, to terminate this Lease in
the event of any damage to, or destruction of, the Premises or any buildings or structures of
which the Premises are a part.

SECTION 13: ASSIGNMENT AND SUBLEASE

13.1.  Prohibition. Lessee shall not, in whole or in part, assign, sublet, license or permit
occupancy by any party other than Lessee of all or any part of the Premises, without the prior
written consent of Lessor in each instance, except that Lessee may assign the Lease to a wholly
owned Crowley Marine Services, Inc. subsidiary or affiliate by providing a thirty (30) day
written notice to Lessor. As used in this Section, "Sublease" and "Sublessee" shall mean and
refer to any subleasing under the Lease at any level and between any parties. Lessee shall at the
time the Lessee requests the consent of Lessor, deliver to Lessor such information in writing as
Lessor may reasonably require respecting the proposed assignee, Sublessee or licensee including,
without limitation, the name, address, nature of business, ownership, financial responsibility and
standing of such proposed assignee, Sublessee or licensee. Within twenty (20) business days
after receipt of all required information, Lessor may, in its sole reasonable discretion, consent to
or refuse to consent to such proposed assignment, Sublease or license. If Lessor fails to provide
Lessee with such written consent or refusal within the stated twenty (20) day period, Lessee may
provide written notice to Lessor of such failure, and if Lessor does not respond to Lessee's
written notice within five (5) business days of such notice, Lessor's consent shall be deemed
granted.

13.1.1.  As a condition for Lessor's consent to any assignment, Sublease or
license, Lessor may require that the assignee, Sublessee or licensee remit directly to Lessor on a
monthly basis, all monies due to Lessee by said assignee, Sublessee or licensee (except with
respect to excess rentals otherwise due Lessee pursuant to Section 13.2). In addition, a condition
to Lessor's consent to any assignment, Sublease or license of this Lease or the Premises shall be
the delivery to Lessor of a true copy of the fully executed instrument of assignment, Sublease or
license and an agreement executed by the assignee, Sublessee or licensee in form and substance
satisfactory to Lessor and expressly enforceable by Lessor, whereby the assignee, Sublessee or
licensee assumes and agrees to be bound by the terms and provisions of this Lease and perform
all the obligations of Lessee hereunder.

13.1.2.  In the event of any assignment, Lessee and each respective assignor,
waives notice of default by the tenant in possession in the payment and performance of the Rent,
covenants and conditions of this Lease and consents that Lessor may in each and every instance
deal with the tenant in possession, grant extensions of time, waive performance of any of the
terms, covenants and conditions of this Lease and modify the same, and in general deal with the
tenant then in possession without notice to or consent of any assignor, including Lessee; and any
and all extensions of time, indulgences, dealings, modifications or waivers shall be deemed to be
made with the consent of Lessee and of each respective assignor.
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13.1.3.  Lessee agrees that any Sublease or license will contain a provision in
substance that if there be any termination whatsoever of this Lease then the Sublessee or
licensee, at the request of Lessor, will attom to Lessor and the Sublease or license, if Lessor so
requests, shall continue in effect with Lessor, but Lessor shall be bound to the Sublessee or
licensee in such circumstances only by privity of estate. Nothing herein shall be deemed to
require Lessor to accept such attomment.

13.1.4.  No assignment, Sublease or license by Lessee shall relieve Lessee of
any obligation under this Lease, including Lessee's obligation to pay Rent or any other sum
hereunder. Any purported assignment, Sublease or license contrary to the provisions hereof
without consent shall be void. The consent by Lessor to any assignment, Sublease or license
shall not constitute a waiver of the necessity for such consent to any subsequent assignment,
Sublease or license.

13.1.5.  Lessee shall reimburse Lessor in the sum of FIVE HUNDRED
DOLLARS ($500.00) plus any reasonable professionals' fees and expenses incurred by Lessor in
connection with any request by Lessee for consent to an assignment, subletting or license.

13.2.  Excess Rental. Ifin connection with any assignment, Sublease or license, Lessee
receives rent or other monetary consideration, either initially or over the term of the assignment
or Sublease, in excess of the Rent called for hereunder, or in case of the Sublease of a portion of
the Premises, in excess of such Rent fairly allocable to such portion, after appropriate
adjustments to assure that all other payments called for hereunder and out-of-pocket
expenditures, operating costs or concessions incurred by Lessee in connection with such
assignment, Sublease or license, are appropriately taken into account, Lessee shall pay to Lessor,
as Additional Rent hereunder, seventy-five percent (75%) of the excess of each such payment of
rent or other consideration received by Lessee after its receipt.

13.3.  Scope. The prohibition against assigning, subleasing or licensing contained in
this Section 13 shall be construed to include a prohibition against any assignment, subleasing or
licensing by operation oflaw. Furthermore, for purposes of this Section 13, any sale, transfer or
other disposition in the aggregate of fifty percent (50%) or more of the equity ownership in
Lessee (i.e. stock with respect to tenant corporation, partnership interests with respect to a tenant
partnership, etc.) shall be deemed an assignment. If this Lease be assigned, or if the underlying
beneficial interest of Lessee is transferred, or if the Premises or any part thereof be sublet or
occupied by anybody other than Lessee, Lessor may collect Rent from the assignee, Sublessee,
licensee or occupant and apply the net amount collected to the Rent herein reserved and
apportion any excess Rent so collected in accordance with the terms of Section 13.2, but no such
assignment, Sublease, license, occupancy or collection shall be deemed a waiver of this
covenant, or the acceptance of the assignee, Sublessee, licensee or occupant as tenant, or a
release of Lessee from the further performance by Lessee of covenants on the part of Lessee
herein contained. No assignment or subletting shall affect the continuing primary liability of
Lessee (which, following assignment, shall be joint and several with the assignee), and Lessee
shall not be released from performing any of the terms, covenants and conditions of this Lease.

SECTION 14: DEFAULT

14.1.  Defaults. Time is of the essence of this Lease. The occurrence of any one or more
of the following events constitutes a default of this Lease by Lessee with or without notice from
Lessor:

14.1.1.  The continued vacating or abandonment of the Premises by Lessee for
fourteen (14) consecutive days or more: provided. however. that Lessee may vacate the Premises
for Operational Reasons without being in default so long as Lessee is not in Material Default
under this Lease. Operational Reasons means any temporary cessation of Lessee's active use or
occupancy of the Premises arising out of the ordinary course of Lessee's business operations,
including, without limitation, fluctuations in business volume, seasonal or cyclical activity,
equipment maintenance or repair, staffing changes, supply chain disruptions, customer or
contract scheduling, repositioning of cargo or assets, or other business, logistical, or operational
considerations determined by Lessee in its reasonable discretion.

14.1.2.
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14.1.3.  The failure by Lessee to make any payment of Rent, or any other
payment required by this Lease, when due.

14.1.4.  The failure by Lessee to observe or perform any covenant, condition, or
agreement to be observed or performed by Lessee in this Lease.

14.1.5.  Thediscovery by Lessor that any required report, financial statement or
background statement provided to Lessor by Lessee, any successor, grantee, or assign was
materially false.

14.1.6.  The filing by Lessee of a petition in bankruptcy, Lessee being adjudged
bankrupt or insolvent by any court, a receiver of the property of Lessee being appointed in any
proceeding brought by or against Lessee, Lessee making an assignment for the benefit of
creditors, or any proceeding being commenced to foreclose any mortgage or other lien on
Lessee's interest in the Premises or on any personal property kept or maintained on the Premises
by Lessee.

14.2. Remedies.

14.2.1.  Whenever any default (other than a default under Section 14.1.6 above,
upon which termination of this Lease shall, at Lessor's option, be effective immediately without
further notice) continues unremedied in whole or in part for thirty (30) days after written notice
is provided by Lessor to Lessee (or for ten (10) days after written notice in the case of default for
failure to pay any Rent, or other required payment when due), this Lease and all of Lessee's
rights under it will automatically terminate if the written notice of default so provides. If a non-
monetary default cannot reasonably be cured within thirty (30) days, Lessee shall not be in
default if Lessee commences cure within such thirty (30) day period and diligently prosecutes
such cure to completion within ninety (90) days or other alternative timeframe as mutually
agreed by the Parties. Upon termination, Lessor may reenter the Premises using such force as
may be necessary and remove all persons and property from the Premises. Lessor will be entitled
to recover from Lessee all unpaid Rent or other payments and damages incurred because of
Lessee's default including, but not limited to, the costs of re-letting, including tenant
improvements, necessary renovations or repairs, advertising, leasing commissions, and
attorney's fees and costs ("Termination Damages"), together with interest on all Termination
Damages at the Default Rates from the date such Termination Damages are incurred by Lessor
until paid.

SECTION 15: TERMINATION OTHER THAN FOR DEFAULT

15.1.  Major Capital Improvement. In the event that Lessor, at its sole discretion, shall
require the use of the Premises for a major capital improvement for public or private use in
connection with the operation of the business of Lessor, then this Lease may be terminated by
Lessor by written notice delivered or mailed by Lessor to Lessee not less than three hundred
sixty-five days (365) days before the termination date specified in the notice (the "Termination
Notice"). For purposes of this Section, "major capital improvement" shall mean a capital project
that (i) materially and permanently alters the physical configuration of the Premises, (ii) is
required by a governmental authority or is necessary for the safe and continued operation of the
Premises, or is necessary for the alignment of the Lessor's strategic plan for the overall gateway,
and (iii) cannot reasonably be accomplished without displacing Lessee from the Premises.
Lessor's convenience, desire to lease the Premises to another tenant, or general redevelopment
plans shall not constitute a basis for termination under this Section.

15.1.1.  Payment; No Waiver. Any prepaid Rent allocable to periods following
termination shall be refunded to Lessee.

15.2.  If Lessee is not in Material Default under any of the provisions of this Lease on
the effective date of such termination, any Rent prepaid by Lessee shall, to the extent allocable to
any period subsequent to the effective date of the termination, be promptly refunded to Lessee.

15.3. Condemnation.

15.3.1.  Total Taking. In the case of a taking by eminent domain of either all of
the Premises or such portion of either the Premises or any buildings or structures of which the
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Premises are a part as shall, in Lessor's sole reasonable judgment, be required for reasonable use
of the Premises, this Lease shall terminate as of the date of such taking. If Lessee is not in
Material Default under any of the provisions ofthis Lease on said date, any Rent prepaid by
Lessee shall, to the extent allocable to any period subsequent to the effective date of the
termination, be promptly refunded to Lessee.

15.3.2.  Partial Taking. In the case of a taking of a portion of the Premises or
any buildings or structures of which the Premises are a part, which are not, in Lessor's sole
reasonable judgment, required for reasonable use of the Premises, this Lease shall continue in
full force and effect, and the Base Rent shall, as of the date of such taking, be equitably reduced
based on the proportion by which the Premises (but not the buildings or structures of which the
Premises are a part) is reduced.

15.3.3.  Damages. Lessor reserves all right to the entire damage award or
payment for taking by eminent domain, and Lessee waives all claim whatsoever against Lessor
and/or the authority exercising eminent domain for damages for termination of its leasehold or
for interference with its business. Lessor and Lessee fmther agree that all decisions regarding
how the eminent domain proceeding should be handled shall be made in the sole discretion of
Lessor (specifically including any response to a motion for order adjudicating public use and
necessity or any request for immediate possession), and Lessee shall take no actions or steps
which interfere with Lessor's ability to control the handling of the eminent domain proceeding.
Notwithstanding the foregoing, nothing in this Section shall be considered to be a waiver or
assignment by Lessee of any right to relocation assistance payments or relocation advisory
services which may be available in connection with the eminent domain proceeding.

15.3.4.  Eminent Domain. The term "eminent domain" as used in this Section
shall include taking or damaging of property by, through or under any governmental or quasi-
governmental authority and the purchase or acquisition in lieu thereof.

15.4.  Court Decree. In the event that any court having jurisdiction in the matter shall
render a decision which has become final and which will prevent the performance by Lessor of
any of its obligations under this Lease, then either party hereto may terminate this Lease by
written notice, and all rights and obligations hereunder (with the exception of any undischarged
rights and obligations that accrued prior to the effective date of termination) shall thereupon
terminate. If Lessee is not in Material Default under any of the provisions of this Lease on the
effective date of such termination, any Rent prepaid by Lessee shall, to the extent allocable to
any period subsequent to the effective date of the termination, be promptly refunded to Lessee.
Lessee is not entitled to any compensation at termination for the bargain value of the leasehold.

SECTION 16: ACCESS; EASEMENTS

16.1.  Access to Premises. Lessor shall have the right to show the Premises at all
reasonable times during business hours of Lessee to any prospective purchasers, tenants or
mortgagees of the same, and may at any time enter upon the Premises, or any part thereof, for the
purpose of ascertaining the condition of the Premises or whether Lessee is observing and
performing the obligations assUliled by it under this Lease, all without hindrance or molestation
from the Lessee. Lessor shall also have the right to enter upon the Premises for the purpose of
making any necessary repairs and performing any work that may be necessary by reason of
Lessee's failure to make any such repairs or perform any such work. The above-mentioned rights
of entry shall be exercisable upon request made on at least twenty-four (24) hours advance
written notice to Lessee (except that no notice shall be required in the event of an emergency) or
an authorized employee of Lessee at the Premises, which notice may be given orally.

16.2. Eascments.

16.2.1.  The Parties recognize that Lessor facilities are continuously being
modified to improve the utilities, services, and premises used and provided by Lessor. Lessor
and its authorized utility service providers are hereby granted a continuous easement or
easements that Lessor believes is necessary within the Premises of Lessee, without any
additional cost to Lessor for the purposes expressed hereinabove. Lessor, its authorized utility
service providers, and their respective agents, shall have the right to enter the Premises of
Lessee, and to cross over, construct, move, reconstruct, rearrange, alter, maintain, repair and
operate the sewer, water, and drainage lines, the electrical service, the roadways (specifically
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including routes of ingress and egress) and all other services and facilities required by Lessor for
its own use. Provided, however, that Lessor by virtue of such use, does not substantially deprive
Lessee from its beneficial use or occupancy of its leased area for an unreasonable period of time,
not to exceed thirty (30) working days, without consent of Lessee.

16.2.2.  In the event that Lessor permanently deprives Lessee from such
beneficial use or occupancy, then an equitable adjustment in Rent, or in the cost required to
modify its Premises to allow the Lessee to operate its business, will be negotiated and paid by
Lessor to Lessee. In the event that such entry by Lessor is temporary in nature, then Lessor shall
reimburse Lessee for the cost required to modify its Premises for the temporary period that
Lessee is inconvenienced by such Lessor entry. Lessor will not be responsible to Lessee for any
reduced efficiency or loss of business occasioned by such entry.

SECTION 17: NONWAIVER; RIGHT TO PERFORM

17.1.  Receipt of Monies Following Termination. No receipt of monies by Lessor from
Lessee after the termination or cancellation of this Lease in any lawful manner shall (i) reinstate,
continue or extend the term of this Lease; (ii) affect any notice theretofore given to Lessee;
(ii1) operate as a waiver of the rights of Lessor to enforce the payment of any Rent and fees then
due or thereafter falling due; or (iv) operate as a waiver of the right of Lessor to recover
possession of the Premises by proper suit, action, proceeding or remedy; it being agreed that
after the service of notice to terminate or cancel this Lease, or after the commencement of suit,
action or summary proceedings, or any other remedy, or after a final order or judgment for the
possession of the Premises, Lessor may demand, receive and collect any monies due, or
thereafter falling due, without in any manner affecting such notice, proceeding, suit, action or
judgment; and any and all such monies collected shall be deemed to be payments on account of
the use and occupation and/or Lessee's liability hereunder.

17.2.  No Waiver of Breach. The failure of Lessor to insist in any one or more
instances, upon a strict performance of any of the covenants of this Lease, or to exercise any
option herein contained, shall not be construed as a waiver of or relinquishment for the future of
the performance of such covenant, or the right to exercise such option, but the same shall
continue and remain in full force and effect. The receipt by Lessor of the Rent or fees, with
knowledge of the breach of any covenant hereof, shall not be deemed a waiver of such breach,
and no waiver by Lessor of any provision hereof shall be deemed to have been made unless
expressed in writing and signed by Lessor. The consent or approval of Lessor to or of any act by
Lessee requiring Lessor's consent or approval shall not be deemed to waive or render
unnecessary Lessor's consent or approval to or of any subsequent similar acts by Lessee.

17.3.  No Waiver of Rent. The receipt by Lessor of any installment of Rent or of any
amount shall not be a waiver of any Rent or other amount then due.

17.4.  Application of Payments. Lessor shall have the right to apply any payments made
by Lessee to the satisfaction of any debt or obligation of Lessee to Lessor, in Lessor's sole
discretion and regardless of the instructions of Lessee as to application of any such sum, whether
such instructions be endorsed upon Lessee's check or otherwise, unless otherwise agreed upon
by both parties in writing. The acceptance by Lessor of a check or checks drawn by others than
Lessee shall in no way affect Lessee's liability hereunder nor shall it be deemed an approval of
any assignment of this Lease or any subletting by Lessee.

17.5. Lessor's Right to Perform. Upon Lessee's failure to perform any obligation or
make any payment required of Lessee hereunder, Lessor shall have the right (but not the
obligation) to perform such obligation of Lessee on behalf of Lessee and/or to make payment on
behalf of Lessee to such parties. Lessee shall reimburse Lessor the reasonable cost of Lessor's
performing such obligation on Lessee's behalf, including reimbursement of any amounts that
may be expended by Lessor, plus interest at the Default Rate.

SECTION 18: SURRENDER AND HOLDING OVER

18.1.  Surrender. At the expiration or sooner termination of this Lease, Lessee shall
promptly: (i) surrender possession of the Premises to Lessor in the same condition in which
received (or, if altered, then the Premises shall be returned in such altered condition unless
otherwise directed), reasonable wear and tear excepted, and (ii) deliver to Lessor all keys that it
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may have to any and all parts of the Premises. If the Premises are not surrendered as provided in
this Section, Lessee shall indemnify and hold Lessor harmless against loss or liability resulting
from the delay by Lessee in so surrendering the Premises, including, without limitation, any
claims made by any succeeding occupant founded on such delay.

18.2.  Removal of Wires. Within ten (10) days following the expiration or earlier
termination of this Lease, Lessor may elect by written notice to Lessee to either:

18.2.1.  Retain, without necessity of payment, any or all wiring, cables, conduit,
risers and similar installations installed by Lessee ("Wiring") in either the Premises or any larger
property (including buildings or structures) of which the Premises are a part. OR

18.2.2.  Remove, or require Lessee to remove, all such Wiring and restore the
Premises and any larger property of which the Premises are a part to their condition existing
prior to the installation of the Wiring, all at Lessee's sole cost and expense.

This Section shall survive the expiration or earlier termination of this Lease.

18.3. Holding Over. If Lessee, with the consent of Lessor, holds over after the
expiration or sooner termination of this Lease, the resulting tenancy will, unless otherwise
mutually agreed, be for an indefinite period of time on a month-to-month basis. During such
month-to-month tenancy, Lessee shall pay to Lessor, at Lessor's sole discretion, the same rental
rate that was in effect immediately prior to the month-to-month tenancy times 150%. Lessee will
continue to be bound by all of the provisions of this Lease.

18.4. Eor Rent Signs. Lessor shall have the right to place and maintain "For Rent"
signs in conspicuous places on the Premises for ninety (90) days prior to the expiration or sooner
termination of this Lease.

SECTION 19: ENVIRONMENTAL STANDARDS

19.1.  Definitions. "Law or Regulation" as used herein shall mean any environmentally
related local, state or federal law, regulation, ordinance or order (including without limitation any
final order of any court of competent jurisdiction), now or hereafter in effect. "Hazardous
Substances" as used herein shall mean any substance or material defined or designated as a
hazardous waste, toxic substance, or other pollutant or contaminant, by any Law or Regulation.

19.2. Hazardous Substances. Lessee shall not allow the presence in or about the
Premises of any Hazardous Substance in any manner that could be a detriment to the Premises or
in violation of any Law or Regulation. Lessee shall not allow any Hazardous Substances to
migrate off the Premises, or the release of any Hazardous Substances into adjacent surface
waters, soils, underground waters or air. Lessee shall provide Lessor with Lessee's USEPA
Waste Generator Number, and with copies of all Material Safety Data Sheets (MSDS), Generator
Annual Dangerous Waste Reports, environmentally related regulatory permits or approvals
(including revisions or renewals) and any correspondence Lessee receives from, or provides to,
any governmental unit or agency in connection with Lessee's handling of Hazardous Substances
or the presence, or possible presence, of any Hazardous Substance on the Premises.

19.3.  Violation of Environmental Law. If Lessee is in violation of any Law or
Regulation concerning the presence or use of Hazardous Substances or the handling or storing of
hazardous wastes, Lessee shall promptly take such action as is necessary to mitigate and correct
the violation. If Lessee does not act in a prudent and prompt manner, Lessor reserves the right,
but not the obligation, to come onto the Premises, to act in place of the Lessee (Lessee hereby
appoints Lessor as its agent for such purposes) and to take such action as Lessor deems necessary
to ensure compliance or to mitigate the violation. If Lessor has a reasonable belief that Lessee is
in violation of any Law or Regulation, or that Lessee's actions or inactions present a threat of
violation or a threat of damage to the Premises, Lessor reserves the right to enter onto the
Premises and take such corrective or mitigating action as Lessor deems necessary. All costs and
expenses incurred by Lessor in connection with any such actions shall become immediately due
and payable by Lessee upon presentation of an invoice therefor.

19.4. Inspection: Test Results. Lessor shall have access to the Premises to conduct an
annual environmental inspection. In addition, Lessee shall permit Lessor access to the Premises
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at any time upon reasonable notice for the purpose of conducting environmental testing at
Lessor's expense. Lessee shall not conduct or permit others to conduct environmental testing on
the Premises without first obtaining Lessor's written consent. Lessee shall promptly infonn
Lessor of the existence of any environmental study, evaluation, investigation or results of any
environmental testing conducted on the Premises whenever the same becomes known to Lessee,
and Lessee shall provide copies to Lessor.

19.5.  Removal of Hazardous Substances. Prior to vacation of the Premises, in addition
to all other requirements under this Lease, Lessee shall remove any Hazardous Substances placed
on the Premises during the term of this Lease or Lessee's possession of the Premises, and shall
demonstrate such removal to Lessor's reasonable satisfaction. This removal and demonstration
shall be a condition precedent to Lessor's payment of any Security to Lessee upon termination or
expiration of this Lease.

19.6.  Remedies Not Exclusive. No remedy provided herein shall be deemed exclusive.
In addition to any remedy provided above, Lessor shall be entitled to full reimbursement from
Lessee whenever Lessor incurs any costs resulting from Lessee's use or management of
Hazardous Substances on the Premises, including but not limited to, costs of clean-up or other
remedial activities, fines or penalties assessed directly against the Port or the NWSA, injuries to
third persons or other properties, and loss ofrevenues resulting from an inability to re-lease or
market the property due to its environmental condition (even if such loss of revenue occurs after
the expiration or earlier termination of this Lease).

19.7.  Environmental Indemnity. In addition to all other indemnities provided in this
Lease, Lessee agrees to defend, indemnify and hold the Port Parties free and harmless from any
and all claims, causes of action, regulatory demands, liabilities, fines, penalties, losses, and
expenses, including without limitation cleanup or other remedial costs (and including reasonable
attorneys' fees), arising from the release, discharge, or disposal of Hazardous Substances on or
from the Premises during the Term that are introduced or caused by Lessee or its employees,
contractors, or invitees in violation of applicable Law or Regulation. Notwithstanding the
foregoing, Lessee shall have no obligation to indemnify the Port Parties for (a) Hazardous
Substances existing on the Premises prior to the Commencement Date, (b) Hazardous Substances
caused by the Port Parties or other third parties not under Lessee's control, (¢) the migration of
Hazardous Substances not caused or exacerbated by Lessee's activities, or (d) matters arising
from the negligence or willful misconduct of the Port Parties.

19.8.  Stormwater Management. Lessee acknowledges that the Premises are subject to
the requirements of the City of Seattle ("City") ordinance regarding stormwater drainage, source
control, and other applicable City requirements, as well as the federal Clean Water Act and
Washington State Department of Ecology stormwater regulations and permits, which may
include the Industrial Stormwater General Permit ("ISGP"), Boatyard General Permit,
Construction General Permit, individual permits, and the Phase I Municipal Separate Storm
Sewer System Permit ("MS4") (collectively, the "Stormwater Regulations"). Lessee will comply
with all applicable requirements of the Stormwater Regulations, including at minimum
Ecology's MS4 Permit, and shall apply for and hold as permittee any other applicable
stormwater permit. [t shall be Lessee's sole responsibility to determine which requirements and
permit(s) are applicable. Lessee shall implement and perform all best management practices
("BMPs") necessary to meet the requirements of the Stormwater Regulations. Lessee shall keep
onsite a spill kit capable of handling minor spills and/or leaks from parked vehicles or other
sources of potential pollution. In the event of a spill or leak to a drainage structure, Lessee shall
notify the Port of Seattle's 24-hour Port Dispatch Line at (206) 787-3350. If any regulatory
authority (including but not limited to Ecology) or citizen cites or alleges Lessor has violated any
Stormwater Regulation, Lessee will defend and indemnify Lessor solely to the extent such
violation actually arises from Lessee's failure to comply with Stormwater Regulations applicable
to Lessee's operations on the Premises and caused by Lessee or its employees, contractors, or
invitees. Lessee shall have no obligation to indemnify Lessor for violations arising from (a)
conditions existing prior to the Commencement Date, (b) Lessor's negligence or willful
misconduct, (c) the design, ownership, operation, or maintenance of stormwater systems or
permits controlled by Lessor, or (d) the acts or omissions of other tenants or third parties outside
of Lessee's control.
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SECTION 20: MISCELLANEOUS

20.1. Notice. All notices hereunder shall be in \V11ting and shall be delivered
personally, by certified or registered mail, by facsimile or by recognized overnight courier
addressed as follows:

To Lessor:

The Northwest Seaport Alliance
Attn: Alliance Real Estate

One Sitcum Plaza

Tacoma, WA 98421

For payments only, the following mailing address should be used:

The Northwest Seaport Alliance
Attn: Alliance Real Estate

P. 0. Box 2985

Tacoma, WA 98401

To Lessee:

Crowley Marine Services, Inc.
9487 Regency Square Blvd
Jacksonville, FL 32225
Attention: Legal Department
legaldepartment@crowley.com

Fischer & Company

Attn: Lease Administrator - Crowley
13727 Noel Road, Suite 900

Dallas, TX 75240

or to such other respective addresses as either party hereto may hereafter from time to time
designate in \V11ting. Notices shall be deemed delivered (i) when personally delivered; (ii) on
the third day after mailing when sent by certified or registered mail and the postmark affixed by
the United States Postal Service shall be conclusive evidence of the date of mailing; (iii) on the
date transmitted by facsimile, if the facsimile is confirmed received; or (iv) on the first business
day after deposit with a recognized overnight courier if deposited in time to permit overnight
delivery by such courier as determined by its posted cutoff times for receipt of items for
overnight delivery to the recipient. The NWSA is currently acting as the agent on behalf of the
Port. Inthe event the NWSA dissolves or the Port sends written notice to Lessee that the NWSA
is no longer the Port's agent, Lessee will send all notices and payments to the address designated
by the Port in its written notice and interact exclusively with the Port unless the Port designates
in writing a new agent.

Payments may be made in the manner provided for notice or may be delivered by regular mail
(postage prepaid); provided, payments made by regular mail (postage prepaid) shall be deemed
delivered when actually received by Lessor.

20.2.  Brokers. Lessor and Lessee each warrant to the other that it has had no
discussions, negotiations and/or other dealings with any real estate broker or agent in connection
with the negotiation of this Lease, and that it knows ofno other real estate broker or agent who is
or may be entitled to any commission or finder's fee in connection with this Lease. Lessor and
Lessee each agree to indemnify and hold the other harmless from and against any and all claims,
demands, losses, liabilities, lawsuits, judgments, costs and expenses (including without
limitation, attorneys' fees and costs) with respect to any leasing commission or equivalent
compensation alleged to be owing on account of such party's discussions, negotiations and/or
dealings with any real estate broker or agent. This Section is not intended to benefit any third
parties and shall not be deemed to give any rights to brokers or finders. No commission(s) or
finder's fee(s) shall be paid to Lessee, employee(s) of Lessee or any unlicensed representative of
Lessee.
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20.3. Consent. Whenever Lessor's prior consent or approval is required by this Lease,
the same shall not be unreasonably withheld, conditioned, or delayed but may, unless otherwise
specifically provided by this Lease, be granted or denied in Lessor's sole reasonable discretion.

20.4. Wireless Devices. Lessee shall not install any wireless devices and/or
transmitters on or about the Premises without the prior written consent of Lessor and subject to
any and all conditions in such consent. Lessee specifically grants to Lessor the power to regulate
and control the use of unlicensed frequency bands (including, but not limited to, FCC Part 15
Subpart C, FCC Part 15 Subpart D (both asynchronous and Isochronous), IEEE 802.11 and
BlueTooth (ISM), and FCC UNII 1 and UNII 2 (IEEE 802.11a)) on or about the Premises.

20.5. Relationship to Lessor and [essee. Nothing contained herein shall be deemed or
construed as creating the relationship of principal and agent, partnership, or joint venture
partners, and no provision contained in this Lease nor any acts of Lessee and Lessor shall be
deemed to create any relationship other than that of Lessee and Lessor.

20.6. Time. Time is of the essence of each and every one of Lessee's obligations,
responsibilities and covenants under this Lease.

20.7. Recording. Lessee shall not record this Lease or any memorandum thereof
without Lessor's prior written consent.

20.8. Subordination. Attomment. Unless otherwise designated by Lessor, this Lease
shall be subordinate to all existing or future mortgages and deeds of trust on the Premises or any
larger property of which the Premises may be a part, and to all extensions, renewals or
replacements thereof. Within ten (10) days of Lessor's request, Lessee shall execute and deliver
all instruments or certificates which may be necessary or appropriate to reflect such
subordination. Notwithstanding the foregoing, Lessee shall not be required to subordinate to
future mortgages or deeds of trust unless the mortgagee or beneficiary under the deed of trust
agrees that if it becomes the owner of the property, it will recognize the Lease as long as Lessee
is not in Material Default. Within ten (10) days of Lessor's request, Lessee shall also execute and
deliver to third parties designated by Lessor an estoppel certificate or letter in the form requested
by Lessor or any lender the correctly recites the facts with respect to the existence, terms and
status of this Lease. Lessee agrees to attom to any successor to Lessor following any foreclosure,
sale or transfer in lieu thereof.

20.9. Reserved.
20.10. Nondiscrimination - Services.

20.10.1.  Lessee agrees that it will not discriminate by segregation or otherwise
against any person or persons because of race, sex, age, creed, color or national origin in
furnishing, or by refusing to furnish to such person or persons, the use of the facility herein
provided, including any and all services, privileges, accommodations, and activities provided
thereby.

20.10.2.  Itis agreed that Lessee's noncompliance with the provisions of this
clause shall constitute a material breach of this Lease. In the event of such noncompliance,
Lessor may take appropriate action to enforce compliance, may terminate this Lease, or may
pursue such other remedies as may be provided by law.

20.11. Nondiscrimination - Employment. Lessee covenants and agrees that in all
matters pertaining to the performance of this Lease, Lessee shall at all times conduct its business
in a manner which assures fair, equal and nondiscriminatory treatment of all persons without
respect to race, sex, age, color, creed or national origin and, in particular:

20.11.1.  Lessee will maintain open hiring and employment practices, and

20.11.2.  Lessee will comply strictly with all requirements of applicable federal,
state and local laws or regulations issued pursuant thereto relating to the establishment of
nondiscriminatory requirements in hiring and employment practices and assuring the service of
all patrons or customers without discrimination as to any person's race, sex, age, creed, color or
national origin.
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20.12. Reserved.

20.13. Eederal Maritime Commission Regulations. This Lease may be subject to the
Shipping Act of 1984, the Shipping Act of 1916, the Ocean Shipping Reform Act of 2022, and
their respective implementing regulations. No future amendment or modification to this
instrument will be effective until the appropriate procedures, if any, have been completed in
accordance with the procedures of the appropriate federal agency which has jurisdiction over the
Shipping Acts.

20.14. Joint and Several Liability. Each and every party who signs this Lease, other
than in a representative capacity, as Lessee, shall be jointly and severally liable hereunder. It is
understood and agreed that for convenience the word "Lessee" and verbs and pronouns in the
singular number and neuter gender are uniformly used throughout this Lease, regardless of the
number, gender or fact of incorporation of the party who is, or of the parties who are, the actual
lessee or lessees under this agreement.

20.15. Captions. The captions in this Lease are for convenience only and do not in any
way limit or amplify the provisions of this Lease.

20.16. Governing Law: Venue. This Lease shall be construed under the laws of
Washington. Exclusive jurisdiction and venue for any action relating hereto shall be in the state
or federal courts located in King County, Washington.

20.17. Attornevs' Fees. In the event that either party shall be required to bring any
action to enforce any of the provisions of this Lease, or shall be required to defend any action
brought by the other party with respect to this Lease, and in the further event that one party shall
substantially prevail in such action, the losing party shall, in addition to all other payments
required therein, pay all of the prevailing party's actual costs in connection with such action,
including such sums as the court or courts may adjudge reasonable as attorneys' fees in the trial
court and in any appellate courts.

20.18. Invalidity of Particular Provisions. If any term or provision of this Lease or the
application thereof to any person or circumstance shall, to any extent, be invalid or enforceable,
the remainder of this Lease or the application of such term or provision to persons or
circumstances other than those as to which it is held invalid or unenforceable shall not be
affected thereby and shall continue in full force and effect.

20.19.  Survival oflndemnities. All indemnities provided in this Lease shall survive the
expiration or any earlier termination of this Lease. In any litigation or proceeding within the
scope of any indemnity provided in this Lease, Lessee shall, at Lessor's option, defend the Port
Parties at Lessee's expense by counsel reasonably satisfactory to Lessor.

20.20. Entire Agreement: Amendments. This Lease, together with any and all exhibits
attached hereto, shall constitute the whole agreement between the Parties. There are no terms,
obligations, covenants or conditions other than those contained herein. No modification or
amendment ofthis agreement shall be valid or effective unless evidenced by an agreement in
writing signed by both parties.

20.21. Exhibits. Exhibits A, Band Care attached to this Lease after the signatures and
by this reference incorporated herein.

SECTION 21: SIGNATURES

IN WITNESS WHEREOF the parties hereto have signed this Lease as of the day and
year first above written.

THE NORTHWEST SEAPORT ALLIANCE CROWLEY MARINE SERVICES, INC.
as agent/licensee for the Port of Seattle

By: o 2ys><»
Its: Its: TVP 7 Divisww Peesder  Blewsy
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SECTION 22: ACKNOWLEDGMENTS

STATE OF WASHINGTON )
COUNTY OF KING

Onthis __ day of 20 , before me personally appeared
tame known to be the of THE NORTHWEST SEAPORT ALLIANCE,
the public port authority that executed the within and foregoing instrument, and acknowledged said instrument to be
the free and voluntary act and deed of said corporation, for the uses and purposes therein mentioned, and on oath
stated thats/he was authorized to execute said instrument.

In Witness Whereof! have hereunto set my hand and affixed my official seal the day and year first above

written.
(Signature)
(Print Name)
Notary Public, in and for the State of Washington,
residing at -
My Commission expires:

sTATE oF JA-lasie )

coUNTY @y-1ttn. € p6111% A nchtlr@
On this g day .Qf S-CQI 1—@2— é)efo@e mepersonally appeared IL olli"n ful cil

to me known to be the @VY':"1581d"N --pT-c@ 1C,---0- ¢ CROWLEY MARINE SERVICES, INC., the
individual/entity that executed the within and foregoing instrument as Lessee, and acknowledged said instrument to
be the free and voluntary act and deed of said individual/entity, for the uses and purposes therein mentioned, and on
oath stated that s/he was authorized to execute said instrument.

In Wimess Whereof | have hereunto set my hand and affixed my official seal the day and year first above

written.
Signature) , . 7 . - ek
( uil it Boedi ffl’m rer
(Print Name) =
Notary Public, in and for the Stae of Alag¥ i
residing at Arnicnyre (€,
My Commission expires: | | <127
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EXHIBIT A

- LEGAL DESCRIPTION -

PIER 17

LE.ASEAREA
PORTIONS OF BLOCKS A, G AND H Of THE PLAT OF FRINK'S WATERFRONT
ADDITION TC) THE CITI' OF SEA1119E, BLOCK 396, PLAT OF SEATTLE TIDE LANDS,
INCLUDED VACATED 11TH AVENUE SW, VACATED SW MASSACHUSETTS STREET
AND ADJOINING HARBOR AREA t YING IN TIIE NORTIIWEST QUARTER OF
SECTION 7, TOWNSHIP ;u NORTH, RANGE 4 EAST, W M. M111£ CITY OF SEATTLE,
KING COUNTY, WASIIINGTON DESCRIBED AS FOLLOWS:

UPLAND AREA

BEGIN.ININO AT THE SOUTHWEST CORNER OF THE £ASTER!Y 60.00 FEET, AS
MEASURED ALONG NmM NORTHER!.Y LINE O.F SW MASSACHUSErrs STREET, OF
LOT 2, BLOCK 'H' OF THE PLOT OF FRINKOS WATERFRONT ADDITION TO THE CITY
OF SEATTLE:

THENCE SOUTH 76942'13" WEST ALONG SAID NORTHERLY MARGIN OF SW
MASSACHUSETTS STREET A DISTANCE OF 186.62 FEET TO AN INTERSECTION
WITH A LINE WHICH IS PARALLEL TO THE WEST BOUNDARY OF SAID toT 2,
BLOCK HAND DISTANT 2.98FEET THEREFROM, AS MEASURED ALONG SAJD
MARGTN;

THENCEF.. NORTH 00°00'00" EAST ALONG SAID .PARALLEL LINE A DISTANCE OF
68,58 FEET TO THE LINE OF MEAN HIGH WATER;

TIIENCE LONG SAID LINE OF MEAN 1lIGH WATER EASTERLY AND
NORTHEASTERLY TO IT'S INTERSECTION WITH THE BULKHEAD UNDER THE PIER
11 APRON;

IItENCE NORTH 00"00'00" EAST ALONG SAID BULKHEAD A DISTANCE OF 356.88
FEET:

THENCE NORTH 58"21'37" EAST A DISTANCE OF 214.82 FEET TO THE EASTERLY
SIDE OF A CONCRETE BARRIER;

THENCE SOUTH 00"OTI6n EAST ALONG SAID BARRIER A DISTANCE OF Il L44 FEET
TO A POINT OF CURVATURE;

THENCE ALONG A CURVE TO THE RIGHT HAVING A RAOIUS OF 400,00 FEET;
THROUGH A CENTRAL ANGLE OF 25°27'00", A DISTANCE OF 177.67 FEET;

THENCE SOUTH 25°19' 44" WEST A DISTANCE OF 209.80 FF.ET TO A POINT OF
CURVATURE;

THENCE ALONG A CURVE TOTHE RIGHT HAVING A RADIUS OF300.00 FEET,
THROUGH A CENTRAL ANGLE OF 16°22'42", A DISTANCE OF 85.76 FEET;

THENCE SOUTH 41°4226" WEST A DISTANCE OF 207A8 FEET;
THENCE sourn 90°00'00" WEST A DISTANCE OF 46.00 FEET;

IiENCE NORUI 00°0000- EAST A DISTANCE OF 75.95 FEET TOnm SOUTHERLy
MARGIN OF SW MASSACHUSETTS STREET;

IIIENCE NORTH 76°42'12" EAST AtoNO SAID MARGIN A DISTANCE OF 23.76 FEET
TO THE WESTERLY MARGIN OF THE VACATED PORTION OF SAID STREET;

NWSA Term Lease Agreement Exhibit A, p-2
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TIHENCE NORTH !13°17'47" WEST ALONG SAID MARGIN A DISTANCE OF 80.00 FEET
TO THE NORTHERLY MARGIN OF SAID STREET AND THE POINT OF BEGINNING.
CONTAINING: 140,185 SQUARE FEET(3216 ACRES)

SUBMERGED AlIEA

S8EGINNINO AT A POINT OF INTERSEC'nON WITH A LINE WHICH JSPARALLEL TO
THE WEST BOUNDARY OF SAID LOT 2, BLOCK H AND DISTANT 2.98 FEET
THEREFROM, AS MEASURED ALONO SAID MARGIN, AND TiiE NORTHERLY
MARO£N OF SW MASSACHUSETTS STREET;

THENCE NORTH 00°00'00" EAST ALONG SAID LINE A DISTANCE OF 68.S§FEET TO
TIE1TWEF. POINT OF BEGINNING;

THENCE CONTINUINO NORTH 00°00'00" £AST A DISTANCE OF 1226..56 FEET TOTHE
OUTER HARBOR LINE.AS RELOCATED IN 1969;

THENCE NORTH 76°42'13" EAST ALONG SAID LINE A DISTANCE OF 548.63 FE£T;
THENCE SOUTH 00"00'00" EAST A DISTANCE OF 64S.76 FEET;

THENCE SOUTH 58"03'34" WEST A OISTANCEOF21J.21 FEET TO THE
INTERSECTION WITH THE NORHIERLy PROJECTION OF Nim DULKIIEAO UNDER
THE PIER 17 APRON;

fiIENCE SOUTH 00°00'00tt EAST ALONG SAID BULKHEAD AND IT'S PROJECTION, A
OISTANCE OF 449.49 FEET TO THE LINE Of MF.AN HIGH WATER;

nlENCE ALONG SAID LINE OF MEAN HIGHWATER SOUTHWESTERLY TOTIIE
TRUE POINT OF BEGINNING.

CONTAINING: 544,347 SQUARE f£ET (12.496 ACRES)

NWSA Term Lease Agreement Exhibit A, p-2
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EXHIBITB

-PREMISES-

NWSA Tenn Lease Agreement Exhibit 5 p-]
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EXHIBIT A

CROWLEY

1102 SW MASSACHUSETTS ST
SEATTLE, WA 58103

PIER16& 17

SHEET: 10F 1

PURPOSE: LEASE EXHIBIT
DATE: ¥10/2022

AUTHOR: Brtan Archer

Legend

[ Machine Shop = 3,400 SF

[ Haz Mat Shed = 600 SF
Dock = 250LF w 1/2 the dock
Parking = 10 parking stalls

THE NORTHWEST
SE£1,_>QIT  ALLIA-1C&
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Port Manqtmt11t Aareemt11l
No. 1I-G30031
PORT OF SEAT{LE

Thit Port Management Agreement ("Agxcementft), effective as of the 1st day of
Novembtr, 1997 rthe Effective Ow:-). by and between the :state of Washington cathe Slate").
through the Deparlmenl of Natural Resources (*®DNR¢). and the PORT OF SEAITLE, a
Washington municipal corporation rthc Pone),

WITNESSEnf:

WheRU, DNR is din:<:1ed by law to manage aquatic lands owned by the state of
WuhingtOn; a.nd

Whercos, RCW 79.90.475 authorizes DNR and the port district. upon request of'a port
district, to enter into za 11 €@ = 1 amnage state-owned aquatic lands as tel forth insaid law;
and

Where&!, this @nt is in the form of the Model Port. Management Agreement
approved by the WuhinlltOn Board of Natural Resources pursuant lo RCW 79.90.475 and the
implementing rcgufations; and

Wheins, the Port has requested SUCh an agrmnent; and

Whereas, DNR has detmnined that it is in the btst intcre,t of the state of Washington 10
enter into such an agR ffllent with the Port,

Now, therefore, the parties hereto bmby agree as follows:

I Tom-

a. Is.Im. lhis Agreement shall commenCC! on the effective date., inclusive, and shall
conlinue in full force and effect until the 3ht day of Occobc:r, 2027, (Expiration Date), inclusive,
a period of thirty (30) ytut referred to as the "Term.e

b. New Pon Ma.nnacmeniAyrament,

) If either party desires lo enter into @a new Port ?-,fanagement Agreement
following lhc Expimtion Date, the parties will meet (asoften u necessary) during the two years
prior to the Expiration Date todetermine the feasibility of entering into @ new Port Management
Agreement The partie, may at Ib.at time, based on the laws ot'thc State of Washington and in tho
form of the Model Port Management Agreement in effect as of that date, negotiate a new
management agreement.

No, 1-0S00) I Poet ManqO!liffil AJffllfff
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(2)  Iteither party decides it is not in its bett intctcst to enter in10 a new
agreement, the parties shall dedd6 on the fair and reasonable allocation of the leasehold revenues
for those Port least'$ |.hat 11tC in existence on the ProJIfflY as of the Expiration Date.
Consi€on will be given to the Port's need to receive a fair @on capital invested by the
Port on the Property. If the partie, are unable to agree on a reasonable ..tloc:at1on of leasehold
revenues as stated above, (hen either party may invoke the dispute resolution procclum under
Section 24(b) below. In mis event thisagNement will be: extended until such time o the dispute
resolution regarding allocation has been concluded.

2. Dcleaoljon. DNR hereby delegates managrmfflt to the Port, and the Pon hereby a«q,ts
this delegation and agrees to manage the pazccls of state-owned aquatic land$ listed on Exhibit A,
which are attached hemo and. incorponaled by reference, @reinal\er refmed tou the
*Property"), as of lhe Effective Date of this Agreement in accordance with the proviJions hereof.

The parties intend that 1biJ Agttemtttt encompass all authority required for the Potl to
c:rfectively manage the Property as contemplated by RCW 79.90.475. The parties acknowledge
that the delegation by DNR and the management by the Pon contemplated by this A" €t is
subject to and in aceordanoc with State Law I\nd @ations, includina but not limited to
applicable provisions of the Washington AdminiSttativo Code, the State Environmental Polic)'
Act, the Aquatic Lands Act. CM Shoreline Management Ac:t, and the Growth MaR1111emenl Act.
DNR retains the authority 10 set state-wide aquatic lands policy wough administrative code
provision, or adoption of policy by the Boan! of Natural QS as provided by law. The
Port is responsible for implementation of that policy.

Iffutwe drewnsta.nccs . that additional authority is required to effectively manage
the Property, the Port ma) request such authority from DNR, which approval shall not be
unreasonably withheld.

The Port is hereby grunted oxclusi\rCI authority to enter into lease, or other use
authorizations, includmg leases or use authorizations to itself. for the Property or portions
thereof, except . otherwise provided herein. All such Icues .. authoritAlions shall be
subject to this Agretment and shall ha\11a copy of the AgtQCI'l\ent attached thettto and
incorporated by refe. Said leases and use authorizations shall survive this Agrecrntnt. Any
SU<:h Ic:,.se by the Port shall contain a clau,e which states that upon tenninMion of this A;reement
(or S' @rs thereof). or removal of the leased property therefrom, the lessor of wd lease shall
bm>tne ONR. The Port shall furnish to DNR copies of new leases, leae ....... leue
modiftcatioM. and surmider of aseholds on pan:els included in this Agn,ement upon exec:ution
of wd teue documents.

The Port may not execute a lease or wsc authorization with itself for the Property to the
extent the tmn of the ICMC or use authoriution ell.tends beyond the tcnn of this Agreement.

DNR's delegation to the Port does no< include the .......... tobind the State. DNR co
any financial obligations, toany 11:tlvironmental Mnediation of the Property, or to any habitat
mitigation involvina the Property without DNR's written consent.

No. 22-08003 1 1 Port Management Agreement
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3: Proproy.

Exhibit A contains a common description. legal description, planned use (if known. or if
not, so stated), and map identifyina each parcel of the Propcny. The Port may request
management of any additional parcel of $tate-owned aquatic lands which meets lhe criteria
established by law. Additional s approved by DNR for Port manaacmenl &ball be added to
this Agreement by amending Exhibit A. DNR's approval for JUCh requestS shall be timely made
and shall not be unreasonably withheld; however, DNR may consider whether the Port is meeting
its current management.obligations; whether DNR bas invested in. planned for, or is leg lly
committtd to, a sp«ilic use which is inconmtent with the Port's proposed use for the requested
parc:el; whether Pon acquisition would opetate to n:Icasc prior lessees ot u.sers to the dctri@nt.of
the State; or whether litigation is pcndin] or threAtened co@mina the partcl.

DNR shall respond to the Pon in writina within fony.five (45) days of request either (i)
approvina or denying the request or (ii) identifying that additional information is needed for a
decision. Once Chat additional information has been provided DNR shall respood to the Port in
writing within fony.ftve (4S) day!, either approving ordenying the request. If the DNR denies a
request, DNR shall submit in writing its reasons for denial of the request. If DNR fails to submit
such writlen responses as provided herein, lhe Port shall have lhe ria:ht to appclll to the
Supervisor of the Department of Natural Rcsoun:cs fora decision. If DNR fails to submit a
written rnponse within ten (10) d«ys (excluding wi:,ckends and state holidays) of receipt of
appeal, then request shall be deemed approved and Exhibit A shall be amended.

Any parcel which no longer meets the crileria cstabllshtd by law shall cease to be coveml
by this Agreement and the management thereof sh.all n:twn to ONR. Any parcel may be deleted
from thi$ Agreemenl al any time by mutual agreement. The: Port shall promptly notify ONR of
stkh pan:el no longer meeting the rntc-ria and su.ch notice shall bo deemed to amend Exhibit A.
If all subject proptrty isdeleted this Agreement sh.all terminate. Ifany parcel ie no longer
included in this Agreement for any reason, upon ceuation the Port shall promptly remit to ONR
its pro rata share of any prepaid rent received for lhat parcel.

4. @ le is nol lhe intent that any pareel owned by the State which is not covered by
this /\gtecment, or any property owned by lhe Port should be left without access as a result of
the Port's management of the Property. Provisions for access to such parcels shall be listed on
Exhibit A or its amendments.

5. Acct.praoWB.c:tioQuishment oflhe Property Mamwe:ment. Excepl as otherwise agreed in

writing the Port hereby accqg,t.s manqcment oflhe Property listed on E.xhibit A inits condition
cxuting as of the Effective Date orthis Agreement, or with respect to port.els added to Exhibit
A in the future, the date such pan:el(s) becomes listed on Exhibit A. and agrees, at its sole
expense, to oonfonn 10 £cdm.J, state, and local laws and regulations govemjng and regulating the
use of the Property. DNR has disclosed to the Port all conditions known to DNR which would
adversely affect the use o£thc Property and the Port acknowlcdgo.s that neither DNR nor DNR'e
agent has made any warranty as to the suitability of the Property for conduct of the Port's
business.

At the termination of this Agreement the Port shall relinquish management of the
Property which shall be in its condition existing: u of the date identified in the paragraph above,

No..22-0&0QJ 1 1 Port Mansgement Agreement
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ar tn a reasonable condition which would rcsull from prudent management, except normal wear
and tear as to impcovemenu; pro\lided. this s«rlon is not intended to address d8.1l11iges calL!Kd by
contamination which shalt be nddtes.sed under Section 8. Hmrdous SubStancc.. below.

6. Sthndnrd of MOMIIrnJCOI- Managc:ment o(the Property shall be con.sittenl with
Chaptm 79.90 through 79.96 RCW, as amended, which state in pertinent p.,rt thal: @[t} he
manager of mlc-owned aquatic lands shall strive 10 provide a balance of public benefits for
all citizens of the Swe: Mllnagement shall also be consistent with the implementina
regulations adopted by the DNR or the Board of Natural Re: @and policies adopted by
the Board of
Natural RC$0Urccs. Adoption of such policie;, shall be preceded by ninety (90) days notice to the
Washington Public Ports Association. or its Suc«$sOf, with adequate opportunity for comment
before the Board of Natural Resource,. The DNR Md the Washington Public Ports. Association.
or its successor, shall meet annually to review statutes. regulations and policies.

The administralive JXOC@urcs for management of the Propeny shall be those of
Title S3 RCW.

7. LJ:1i:/Ploooina. The Pon may use the Propeny for port pug,oses u authori:uid in

Title 53 RCW so long assaid usc is oonsistent with the WashingtOn St.ate Constitution and laws
of tho state of Washington. In the event the pertics develop and agree in writing upon a
long-range plan for aquatic land use for the Propeny, the Pon may enter into leases for
nonwatct,dqg,cndent uscs consistent with that plan without DNR approval. In the abtcnce of a
lonasranae plan (or aquatic use ofa ponionofthc Propcny, if the Port contemplates the possible
lease or use of that ponion o(thc Property for nonwattr-depcndent uses, it shall give DNR notice
of its intentions at the earliest praclicable time. ONR shall promptly meet with the Pon to miew
the proposal for its consistency with the aquatic land policies of Chapters 79.90 through

19.96 RCW, as amended, and the implementina reguldtions odopced by DNR.

8. HQZArdPIU SuJmoow.
a. Definltions.

() Hozardmn Substance.. ForJ'WPOSCS of this Agreement, a Hazardous
Substance is 1111y substance that is or may be in the future:

(a)  Designated as,or that contaiM components designated as,
hazardous, dangerous, toxic, or harmful by applicable federal, Swe.or local law, regulAtion.
statute or ordinance; and/or

(b) Subject to regulation by such laws.

(2)  Ap:pljcation Date. For purposes of this Agttement, the Application Date is
the date on which application was first made by the Port for enuy into this Agrctm¢nt, unkss the
parties agree in writing thal control ofpr<>J)ertics subject to thiJ] A @t is assumed by the
Port at a later dale.

3 @& As UKd in this Section 8, <Liabilitye means any obliption or
cost of any kind arising from the n:lease or threatened release of Hazardous Sub$t.ancea, or from
any alleged violation of or failure to comply with any law referenced in Subsection 8(b), where
the release. threatened rele&Se. alleged violation, or failurt to comply isrelated to or arilles out of
lhe use or control of the Propeny. Liability includes damages (including narural rcsoun:e

No. :22-0t00J1 4 Port Management Agrecment.
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<lrunagcs), c:wrns, governmental investigations, prooe«lings or requirements. attorney fees in any
investigation, adminisuati @proceeding, trial or appeal, or witness or consultant costs.

b. Compliance. During the term oflh.Is Agreement. the Pon shall comply, at Its own
expense, with all applicable governmental laws, regulations, permits, orders or requirements
regarding the proper and lawful use. sale, transportation. generation., treatment, and disposol of
Hazardous Substances related 10 or wing out of the Port's use or control of the Property. The
POt1, the lessees, and sublcssces shall correct and remediale, if necessary, in accordance with
applicable laws at their own expense any failure of compliance which occurs during the tenn of
this Agrtement.

c. Nmicc o(Enyironms:ow Action.

o) The Port shall promptly notify DNR, upon discovery of all spills,
discharge or n:lea.scs of any Hazardous Sub$tances afT @tina the Proptrty which arc required 10
be reported to any federal, state, or loeal regulatory agency.

(2)  DNR and Port shall pn:,mpt)y notify eaclt other, upon discovery of any
failure 10 comply with fedcn.l, state, or local laws or rqulations with n:s @t to the Property.
Each shall promptly notify the other, upon discovery of any in.spcctions on the Propeny by any
regulalory mtity, any fines, any regulatory orders for response or interim cleanup actions (actual
or proposed), or any negotiations with any regulatory entity for a consent decree under any herein.
mentioned authority, or concerning any plans for any independent clctnup or nutlaation and
restoration of natural 1aoutees on the Property. This provision shall apply to orders is.wed to
DNR or the Pon or any third pany concerning the Property.

d. Indcmnjty. To the extent pennHti,ci by law, the Port apes to defend. indemnify,
and hold the State, u the owner of aquatic lands, and DNR. as manager of aqwuie lands,
harmless from any imposition orattempted imposition of Liability upon the State or DNR related
to or arising out of the use and control oftbc Property by the POtlor anyone acting under
authority of the Port from the Application Date through the end o(tbc Tenn. This indemnity
shaH not apply to any imp<m tion or attempted imposition of Liability that is related to or arises
out of the usc and control of the Propetty by the Staie or anyone acting under the authority of the
State, other than the Port oranyone acting under the authority of the Port. This indemnity applies
to the State solely in its capKity as tbe owner of aquatic lands and to DNR. in its capacity as the
manager of aquatic lands and does not extend to other units of state government or to the State In
any capacity other than as owner of aquatic lands. NotWithstanding this provision or any other
provision of this Agreement, the Port shall not be precluded from seeking relief from any oinel
agency of state government other than DNR wider the State Model Toxics Control Act, CH.
70.10SD RCW ("MTCA®), the Comprehensive E.nvironmental Response, Compensation, and
Liability Act.42 U.S.C. Section %01 € r1cERCLAv). other similar statutes. or common
law, for contribution. cost recovery, damages or other reimbursement for ranediation of
Hazardous Substance retc €.

No. :22-01003 1 S ort Management Agreement
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c. Preecxi.stiaa Contnmination. The pnnics inlend that this Agreement not aJter e>r
affecl whalever Liability or responsibility eirher pa.r,y may have for Hazardous Substance
releases. or threatened releases, that o«umd prior to the Application Date ("Pre-existing
Contaminatione) under CERCLA, MTCA, or other laws that create cleanup obligations. In order
to effectuate this intent, the parties agree that this Agreement will not be consuucd to be an
indffltnific.ation or assignment of liability for any Pre-existing Contamination. Any
determination of liability or responsibility (or addressing Pre-existing Contamination shall be
undertaken without regard to Ihis Agn:cmenL

0. Port Roludntion3. The Port may odopt written policies and regulations to
implement this Agreemcnr and to direct the management oflhe Propeny. All such policies and
reguJations shall be submitted to ONR for inicw 1111.d co@nt prior to bccomina effective. Any
such policies or rcaulations must be OO1\$istent with this AP"ment.

10.  B.mt. The following shall apply:

a. Pon Use. The Port shall pay to ONR no rent for use ofany portion of the
Property or any state-owned improvements. In the cvmt the Port engages in a
oonwater-dependent use of any portion of Ille Property or any state-owned improvements, the
Port sJ1ull establish the full fair nwket rent.al in dollars ac<:0rding to WAC 332-30..11S and sh.all
remit, in dollars, to DNR eighty-five pe«:enl (85%) of Ihat amount

b. Thim Porty lbe-s. If the use of any portion of the .Propertyinvolvcs a lease or
other u.se authorization to a third party, rent for such portion shall be collected and distributed
according to law. In the event the use is nonwater-dependent, the Port shall establish the fair
market rental in dollars and shall remit. in dollars., to DNR tha.t portion required by law.

11.  Jos.rmncp nod PaforoJDDPS Sceurjt)'. When the Port uses or leases any portion of

the Property (including state-owned improvements) to athird party, the Port shall require
the following:
a.  Insuronc-e.

(1)  Uebility. Bodily injury liability, including death, and property damage
liability in an amount of not less than one million dollars ($1,000,000) or such lesser amount
approved by DNR. which approval shall not be @nabty withheld. If the Port makes a
written ttque$t for a lower imuranc:e amount, DNR has fony-five (4S) days foUowing receipt of
the request to respond in writing either approving or rejecting the requesL. If ONR fails to
respond within fony.five (45) day period, the Port hAII have the right to appeal to the Supervisor
of the Department of Natural Resources fora decilion. 1fDNR fails to submit a written response
within ten (10) busineu days (excluding wce cods and state holidays) of receipt of ppeal, the
request shall be deemed approved.

(2)  Casuall)'. fire and extended coverage for the insurable replacement cost
orany state-owned improvements identified in Exhibit 8. DNR shall provide the Port with the
replacement cost value within sixty (60) days of the Port's reque$t.
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) (3)  Ineach of the cases above the State shall be named a., an additional
insured.

b.  Perfonnnnce Securiry.

) Rent Sc:curit,v. For those portions of the Property leased to third panics the
Port shall require the third party 10 provide co the Pon ¢ bond, 1'tfit i.nsw:uc;e, or other securil)' in
accordance with the r«iu.iremenu ofRCW 53.08.0SS; provided, the Pon commission shall not
waive the rentsecurity requirement or lower the amgwn of iuch n:,q @ment.

{2)  QLbrr SQC:PUI)!. Inaddition. 0.5 i1 appropriate for the ux occwrina on the
Property, the Port may require security for the ptrfonnance of other 1"3e terms including
removal ofimprovermncs, trade fixtures, pmonal property, and hlardou.s subllancel.

C. Ioredro Use. When the Pott leases any ponion of the Property (including
state-owned improvements) to a third party for a period of ninety (90) days or less, the third party
shall not be required to provide imurance and pcdormance security a., stated in this Section 11 if
the Pott has ils own. insurance in tho same amounlS on the Property and the State is named u an
additional insured.

12. Re:moyol ofValUAble Mats:rials. Exceptu pennitted by RCW 79.90.150 no vall lable
materials as referred to in Chapters 79.90€ 79.96 RCW shall be removed from any parecl subj @t
to this Agr«ment without the prior written approval of DNR. Ifany approved removal requires
payment to ONR for the value of the valuable materials removed, such payment shall be made
within. ninety (90) days c>flhe removal.

13.  Eills,

a. Fine@fkfincd. For the purposes of this Agreement, the term "Fille mHnS any
marerial which has been added 10 itlcre.asc the elevation of Slate-owned aquatic lands and
includd rip rap, bulkhends, drainage, system, or paving. "Fill" does not include confined
disposal of contaminated sediments which isaddresscd under Section 14.

b. Addioi:or Ranovioi: Fm. If the Pon orany of the Port's tenants proposes adding
fill or mnoving fill from any portion of the Property, the Port shall give DNR notice of such
Inttntion at the earliest practical time. DNR shall promptly meet with the Port to review the
propo$&l. Ifthe propo3Cd fill is consistent wilh Chapters 79.90 through 79.96 RCW, u amended,
and implementing regulations, ONR shall isslle wrincn approval, which approval shall not be
unreasonably withheld.

c. Iwl.l, Excq,t as provided for below in Subseciion 1)(d), it for state @wned
aquatic lands underlying the fill will be dctcnnined by the use occwring on the fill a.nd
distribution of rent will be in accordance with Section 10 of this agreement.

d. Em. »ith Upland ChmetQrist.ics. The Portand ONR di€ ast0 whether filled
mtc-Qwned aquatic lands with the c:hamcterutics of uplands ue 1 nonwater.<fcpendent use of the
underlying aquatic lands. Until and unless lhc legi.slature ora oourt of competent jurisdiction
Interprets RCW 79.90.480(6) to indicate the contrary, tho Port and DNR agree thal the following
principles control rhe establishment and distribution of rent between the Port and DNR for filled
state-owned aqua.tie b.nds:

(1)  The aquatic lands policies of RCW 79.90 control the establishment and
distribution of rent for filled state-owned lands.

Port Management Agreement
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(2)  Asprovided in statute, rent for staie-owned aquatic: lands that have been
filled to the point of having lhe charutcristic of uplands will be the full fair mArket rental value
of the filled land pursuant to WAC J32-30.12S, or u amended. if the Stale owns the fill and has
aright to charge for the fill.

0) Rents for filled stateeowntd aquatic lands which have the characterislics of
uplands will be distributed according to the use of the filled stalc-i)wncd aquatic lands. Rents for
water-<iepcndent uses shall be paid 10 the Port. Rents for nonwater-dcpendent uses shall be
divided between lhc Port and DNR. These understandings€ set forth in detail in Section 10 of
this AgreemenL

c. Owner of FjH Identified. fills plac-ed on the Propctty prioi to the Effective Date
of this agreement and during the tenn ofthi$ Agreement shall be listed on Exhibit C. The owner
of any fill which remains severed from the aquatic land shall be idenlltied. Otherwise the fill
shall be considered 1311 oflhe aquatic lands, and shall be so identified.

14.  Confined Dislip3AI of Contaminated Scdiwcol3.

a. Definition. Confined Disposal or Contaminated Sediments means containment or
isolation of conwnin.alcd sediments. This includes neanhoro confined disposal, multi-user
confiocd disposal, deep water oonfined aquatic disposal, and capping of contaminated sediments.

Exclu..ion from AarumenJ. Confmect Disposal of Contaminated Sediments is not
c.overed under thls Agreement, and is not considered a Fill for the purposes of Section 13.

c. AQr«ros:nt wilb DNR. A s.cpanue \Witten agmement addrming Confi.ned

Disposal of Contaminated Sediments may be negotiated betwoet! the Por]l and DNR.

Is.  Improvements,

a. Sumr-Qwnaf Improvements. All state-owned improvements located on the
Property arc listed on Exhibit B. Jmprovemenu th 1 bccomo the propeny of the State durina the
tenn'Of this Agrtement shall be listed on Exhibit B. These improvements shall remain the
properly of the State and shalt be mainlained at the Port's sole expense in a good condition and
state of repair. Upon the cessation or termination of this Agreement as to any portion of the
Propeny. the Port shall return said portion. toget.ber with the state-owned improvel1DC11ts, to DNR
in a condition as good as when n,ccived, nonnal wear and tear excepted.

b. Non-State Owned IIDJ>mveme0I5- A managemc:nlagreernentorlcasc shall be
deemed continuou., from one term to the next (event after the cxpi.nltion date) so long 11.1 the Port
or the third pany controls physical po€on of the improvements and is diligently pursuing
issuanu of a new Agreement or lease.

® At any time during the c.ontinuous term ofthi&. or any suc:cessor,
Agreement(s), the Port shall determine whethtt improvements placed on the Property during the
tmn of any lease ere to be removed, and no compensation shall be due to tho State for any such
removal. ONR sbAIJ make such detennination u to then existing improvements on final
expiration or termination of this Agreement. The Pon or the third party owner shnll bear all costs
of removal and of rcturninj the parcel to the condition existing prior to placement of the
impro Vffliffits.
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(2)  Title 10 ImproYrnu:ot3.

(a)  Till¢ to Port-constructed impn>vements shall remain with the Port
so lonsu the parcel upon which they arc located is continuollSly subject to a management
agreement or lease with the State. Th«etlftcr. title shall paw t0 the State.

(b)  Tille to Ihird pany-constructed improvements shall remain with the
third party so Iona as the parcel upon which they arc localed is subject to a continuous kase.
Thereafter, title shall paw to the Siate; provided, the Port may pwchase the improv@nlS from
the third party for value; and f\lrthcr provided, the Port shall givti notice to ONR if'said
improvements arc being purchased from a benkluptcy trustee.

t6.  Easemmrs.

a. BliS<rotnJs Ornnled by DNR.

(1)  DNR may grant permanent casements across any portion of the Property.
For purposes of this Agreemtnt, out(alb of any type and sediment impac-t zones arc considered
pennancnt easemenu. DNR shall obtain the Port's written pproval prior to making such gmnu,
which approval sbaU not be unrusonably withheld. The Port has forty-five (45) days following
receipt of the request to respond in writing either approving or rejecting the request. lflhc Port
fails to respond within the forty-five (45) day period. die State shall have the riaht to apJ)ClII to
the Port Commission for adceision. If the Port fails to submit a written response within ten (10)
business days (excluding weekends and state holidays) of receipt of appeal, the request shall be
<kfflled approved.

(2)  Any Questto DNR by the Port and ill Lasce for a pemwient easement
across any portion of the Property shall be promptly considered and approval shall not be
unreasonably withheld or delayed.

(3)  IfDNR gnmll any caserneotll, DNR shall require the grantee to indemnify
the Pon to the same extent that the grantee indemnifies the StAte.

b. fiaseroe:ou Granted by Pon. The Potl may grant non-permanent euements
without DNR approval so long as the term of each grant does not exceed thc maximwn term
allowed by statute for leaKS of the burdened portion of the Property. Under no condition shall
the term of any non-permanent casement exceed the Tenn of this Agreement unless approvtd by
DNR.

17.  Local Improvement Districr... Pursuant to RCW 79.44.040, the Commissioner of Public
Lands (Commissioner) shall have the exclusive authority to consent or withhold consent to the
inclusion of any porlioa oft.he Property Inany local improvement district (LID). The
ComlJJlissionff shall not withhold consent if the Port aJrces to pay any assessmentag inst the
Property by m:h LID, regardless of when levied. The Port shall be responsible, during the term
of this Agreement, for installments due on pn:-exisling LID a.uessments.

18.  Ilw:!i, Except for taxes and other governmental ctwaos Impo@d by law on third parties,
the Pon shall be responsible (or. and shalt pay when due. all iaxes, fees, licenses. and other
governmental chdtge of whatever character or a.rising out of, or attributable to, the Property or to
the Pon's management. use and/or leasing thereof durins the tenn of tltis Agreement.
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19.  Emtv. Upon reasonable nolicc DNR shall have ript of cntty to the Property at
reasonable times for any lawful purposes. Such entry, however, will be subject to reasonable
k<:urity and $4fety regulations and shall not WUQSOnably interfere wilh the use of the Propeny.

20.  Awli.la. ONR may periodieally review the management oflhc Property by the Pon for
consistency with the Agreement. all applicable laws., chapters 79.90 through 79.96 RCW,
policies adopced by the Board of Natural Resources, and administrative code provisions. ONR
will promptly notify the Pon if it believes the Port iJ not complying.

The Port shall make all records concerning the management of any ponion of the
Property a\eailabtc to DNR upon request.

21.  Ljc:ns nnd Encumbrances. The Port shall keep the Property free from liens and other
encumbrances (other than leases and other use authorizations authoril.Cd in

Stetions 2 Dotcealjon1 16 Easeroeols. and 17 Logll tmpromnenr Districq). Nothing in this
Agreement shall be construed as authorizing the Port to obligate the State, directly or indirectly,
to any costs.. expenses. or financial liability on account of the management, US€.lease, or othet
actions taken by the Port with €ct to the Property.

22.  ErmiOffll Doroain. Ifatany time during the term of the Aw«mc:nt the Property or any
part thereof is taken or coDdemncd by any authority having the power of eminent domain. the
Port, DNR, and any other person having a Icgid interest shall have the right lo appear in such
proceedings and be re @ented by their respective counsel, and each may clnim just
compcraation for its respecdve loss or damage sustai.ncd by the taking or condemnation. Ally
awnrd, compensation. damages, or payment by reason of such taking shall be apportioned within
such proceeding and each party shall cake such amount. ifany, asmay be awarded to it.

23.  Non-Waiyer. The failure of either party to insist upon the strict perfonna.nce of any of the
covenani.s or conditions of This A €ent in any one or more install @shall not be construed to
be a waiver thereof. In the event that a default is for other than the payment ofmooey, the
acceptance by either party of payments required undet the Agreement shall not be deemed as a
waiver of such default.

24, Dispute: Re:solution.

a. <©» — Means that whenevcr the Port and DNR cannot agree on the factual
cin:wnstances necessary to interpret this Agreement. or whenever tho Pon and DNR cannot agn:e
on the application of any operative sections of this Agret,ncnt. either party may declare that a
dispute exisu concerning the @ment.

b. Dispute: Besalutioo.

0] If either party lkclares the existence 0Ca di!putc concemin,g this
Agreement, the declaring party shall so notify the olhcr party and shall provide a written
mtement of the facts. its intcrpmation of the Agreement, and iu position concerning such
dispute. Within lilleen (IS) days lhc other pruly shall provide to the declaring party a wrircen
statement addressing those same three elements. Within fifteen (1S) day1 after the declarina
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party has received the other p;uty's written statement. thel)3ttics shalJl meet and try to resolve the
dispute.

(2)  Ifthe partie9 fail to resolve the dispute as provided in Subsection 24(1)
above, then either part) may request further review 'Within fifteen (IS) days by giving notice to
the other patty. Therca{kr, the Supervisor of the Department of Natural Rcsow«S and the POtt's
Chief Adminis1t] 1tive Officer (in the event the Port has no Chief Adminlstrativc: Officer, then
such person shall be dcsigna.ted by the Port Commission) $hall meet within thirty (30) days of the
Quest and Cly to resolve: the dispute.

(3)  Intheevent the dispute is not resolved within sixty (60) days after their
flffl meeting as provided by Subs.cctlon 24(2) above, either patty may request a meeting betwffll
the Commis. lioner of Public Lands and a mtmber of the Port Commission empowered to
repl'e$CI\t the Port. Within sb<ty (60) days after such rcquesi, said two individuals shall ¢ and
attempt to resolve such dispuic. In the event they arc tmablc to resolve the dispute within said
sixty (60) day period, @ther party may pcthion the Superior Court for resolution or the dispute.

4) Durina dispute resolution arising under Section 1(b)(2), the parties aarc:c
to extend the existing Agreement, as provided for in s«:tion I(bX2).

28.  TermjnnJjon for Default. ONR may cancel this Asreement or remove any portion of the
Property therefrom for any failure by the Poo to perform its obliptions under this Agreement on
six (6) months written notice to the Port, unJess. within tlw time, the Port cures such default.
DNR's decision whether to cancel the Agreement or to remove any portion o( the Property shall
be reasonably cxm:iscd. Ifthe default is of a character which cannot be remedied within six (6)
months, the Port hall notify DNR and the partic., shall ape on a reasonable period to remedy
the default. In the event the panic:s cann<>1 88f'CC on a period, that shall be refelf'ed 10 resolution

as provided in Section 24, Dispute Resolution. Failure to cure the default within such period
may result in canullation or removal or any ponion of the Property upon notice. The decision by
DNR to give notice of its intention to cancc:l this Agreement; or to remove a portion of the
Property for default aftet expiration of the period for cun, shall constitute a dispute and shall be
appropriate for resolution under Section 24. Dispute BmluJjon herein.
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M.  Nol.ka. All notices required by law or this Agreement shall bo in writing and may be
personally SaetVed or sent by first class mail. If such notice is served personally. service shall be
Qlusively deemed made at the time of service. Ifservic.e is by first class ma.Il, sctVice shall be
conclusively deemed made three (3) days after the de-posit thereof in the United States mail,

po tqe prepaid, ad<t.rcued 10 Lhe parties to whom such notice is to be given. Any notice may be
given at the followina address (or such other address u either party may notify the other, in
writing):

ONR: OEPARThfENT OF NATURAL RESOURCES
Aquatic rRcsow-«s Division
t 111 Washington Street SE
PO Box 47027
Olympia. WA 98S()4..7027

PORT: PORT OF SEATILE
P.O. Box 1209
Seanle, WA 981\ 1

27.  Anorncy fees- In the event either party shall be required to hrina any action to enforce
any of the provisions of this Agm:ment or shall be required to defend any action brought by the
other with respect 7o this Agreement the p,evailiq patty in Juch action shall be entitled 10
reasonable attorney's fees in addition 10 costs and €@disbursements.

28.  As.ianmcnr. No pan ofthi] Agreement mAY be assigned or otherwise aransferred.

29.  Sevcmbi)jiv. If any provision of th.is Agreement or its applic.iion to any person. or
ciKumstance is held invalid, the remainder of the Agreement or the application of .he provision
to other persons or ciKumstanccs is not affected.

30.  AmncodmenJS(Supplemeotal Provisions.

a. If, during the term of this Agreement, the Board of Natural Resources approves
amendments to the Model Port Managemcot Agreement purruant to RCW 79.90.475, DNR shall
give notl@ofthAt fact to the Port. Either party may req\ICSt that this ,\grccrnent be amendtd to
con'onn to the newly approved Model Port Manaacment Agreement

b. If unique conditions relating to management of the Property dI'UCduring the term
of this Agreement, either party may request that a supplemental provision be added to this
Agreement 10 accommodate those unique conditions. Such supplemental provisions shall not
address issues of geneni.l pon industry intettst or intctCSt toany other W hington port district. u
detmnined by the Washington Public Ports Association (WPPA), or its successor organimtion.
WPPA shall be siven sixty (60) days to review the tcnns of any supplemental provision. WPPA
shall sive notice 10 DNR if WPPA determines I.he proposed terms arc of general pon district
initrest or of interest toany other Washing10n port district.

c. Accepui.nce of a subseq@nt Model Port Manaaement Aareement or inclusion
herein of a supplemental provision must be by mutual agreement of the panies.
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JI.  wi,w. All obligationsof Ibe partia to be performed under tho tcrml and conditiona of
this Agreement, including but not limited co. obligations occurring after Ibe tmnination of this
Agreement or removal orany portiOCI oflbe Property from thie Agrecmcat shall not c:calC upon
termination or mnoval.IDd 1hl1.1 c;ontinue * obligatiollJT und.1 fillly performoc:I.

32. Eolire Agn:ern.m. This is the entin, agreement between Ibe panlc,. Thcte ere nootbet
aa,eemencs. either oral or written, chat have notbeen incorporated inlo this Agreement. No
amcndmenu to lhil Agreement Iball be blodil11 unless the [IJJimdment is in writing and signed

by the parties. 4
1
igned this 30— day of % métr o fp
STATE:
STATE OP WASHINGTON
DEPARTMENZ OFNATIJRAL
RESOURC
CHA.JU.ES WAUM. Supervisor
Signed this@ day of @ ,L19€.
PORT:
PORT OF SEATTLE
: i!ox 09
Seattle, WA 98111
P——
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CERTIFICATE OF ACKNOWLEDGMENT

STATEOF WASHINGTON )

) S'S.
County of Thurston )
Onthis £ dayof 2LiiLtdl A..- , 19..5.f.._, personally appeared before

me CHARLES BAUM, to me known to have signature authorization delegatedto him tosign for
JENNIFER M. BELCHER. the Commissioner of Public Lands, and ex officjo administrator of
the Department of Natural Resources of tho state of Washington, the dcpal Iment that executed
the within and foregoing instrument on behalf of the sane of Washington, and acknowledged said
instrument to be the free and voluntary actand deed of the state of Washington for the uses and
purposes therein mentioned, and on oath stated that he was authorized to execute said instrument
and that the seal affixed is the official seal of the Commissioner of Public Lands for the state of
Washington.

IN WITNESS WHEREOF, I have heteunto set my hand and affixed my official .seal the
day and year first above written.

SEAL

[LMitre e e Mok
(Type/Print 81uc)
otary Public in and for the State of Washington
residingat /O] Lecd 12
My Commission E'xpires_ wmet <. -l
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STATE Of WASHINGTON)
1.
COUNTY Of ¢ King )
Linda J. Strout
1 certify @l know or have stltlsfaclO!J. Ovidence JI!!".1 @@It:H@f.U; Is Tha person
who appmred before me.ond Is the @€'Otflc @ @offlY f@DhilDfcfrt"). 11\uther
certify that I1l.id person aclmowledsed the foregoing instrummt lo 'be the free 0.nd \lohmtary act or
the Pan for the uses nnd pul'J)osts rnendoned in the instrument, and on oath Tlagthat.the Isdu)y
nu.tho@C.0execute I111d ncknowted11 said instrument.

DATED: (  Scotcii1iber 17 1998

[_\nn DoKoster
(Typell'tint Name)
Notary Publlc In and for the State of Wa!lhington
residioB,ol Seattle

My Commission Expires 1 172273 g
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Port of Seattle

1. Exhibit A.  including:
Seattle Harbor Vicinity Plan
No. 1 Shilsholc Bay Marina
No. 2 Fishermanes Tenninal
No. 3 Pier 2
No. 4 Terminal 3
No. 5 Termjoal 5
No. 6 Terminal 18. South
No. 7 Terminal 18- North

8 Terminal 25

No. 9 Tenninal 30

No. 10 Tenninal 37 ¢ Pier 48

No. 11 Terminal 64/65 & Pier 66

No. 11.1 Pier 64165 & Pier 66

No. 12 Picr69

No. 13 Pier 86

No. t4 Terminal 91

No. 15 Tenninal 2 - East

No. 16 Pier 27

No. 17 Terminal 30 -North

Z
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Ea<:h of the individual parts of the Exhibit includes:
(a) Legal Description and maps showing ports management boundaries
(b) Fill locations
(c) Improvement locations
(d) Upland ownership infonnation

2. Exhibit A-I Current and Plrumed Uses
3. Exhibit B List oflmprovements
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S. List of en\lironmental reports pertaining to specific properties
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Iltem No.: 9B
Meeting Date: 10/6/2026

Pier 17 Crowley Marine Services Lease
First Reading

<>

THE NORTHWEST
SEAPORT ALLIANCE

SEATTLE + TACOMA

Presenter Name: Annika Bjorkman
Presenter Title: Real Estate Manager

Action Item

First reading of the Lease Agreement between the Northwest Seaport
Alliance and Crowley Marine Services, Inc. for the property commonly
known as Pier 17.
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<>

HE NORTHWEST
SEAPORT ALLIANCE

SEATTLE + TACOMA

Background

Crowley Marine Services, Inc. (“Crowley”) has requested a term lease agreement for the
moorage of vessels at P17 for an initial term of five (5) years with two additional five (5)
year term option to extend with mutual agreement.

» The current lease between Crowley and the NWSA is month-to-month.

+ Crowley has leased Premises at Pier 17 since at least 1999, before the NWSA was
established, to support their Seattle operations.

» Crowley is current with all rental obligations under their existing lease with a strong
history of paying on time.

Key Terms
Premises 250 linear feet of dock space, 600 square feet in HazMat Shed, 3,400
square feet in Machine Shop, and 10 parking stalls.
Use Moorage of vessels, administrative functions, and maintenance activities

related to moorage.

Commencement Date

December 1, 2026

Term

Initial five-year (5) term and two (2) five-year (5) options to extend upon
mutual approval of the parties.

Lessee Maintenance
and Repair

Lessee shall make all repairs and replacements which may be necessary or
required so that at all times the Premises are in good order, condition and repair.

Lessor Maintenance
and Repair

Lessor’s responsibility include maintaining the roof, exterior walls, foundation, and
building structure.

Rent Escalation

Annual escalation based on CPI-U

<>
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Financial Implications

There are no capital expenditures associated with this new lease.

The initial annual revenue is $108,120 with annual CPI-U adjustments.

<>

THE NORTHWEST

Action Item

First reading of the Lease Agreement between the Northwest Seaport
Alliance and Crowley Marine Services, Inc. for the property commonly
known as Pier 17.
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