MRS

028
onal Association 4 1 $326.00

e Divisi Skagit County Auditor P
e 10/28/2014 Page 4 of 38 2:5

UST, ASSIGNMENT OF RENTS AND LEASES,
REEMENT AND FIXTURE FILING

GRANTOR:

GRANTEE

(Beneficiary):

GRANTEE U.S. BANK TRU;
(Trustee): ASSOCIATION
LEGAL Lot 25, Am. Skagit

DESCRIPTION:  #200303040030
The complete legal description

ASSESSOR’S PROPERTY TAX PARCEL AC
8012-000-025-0000; 8012-000-025-0100

DEED OF TRUST
12187-5605/LEGAL123611570.5



TABLE OF CONTENTS

erformance of Secured ObHgations.........cccocvvvveeviciciinenienn
axas, Utilities, Liens and Charges ..o ccncnenns

(a) Coverages Re;
(b) Policies .........
(c)
(d)
(e}  Application of Insurance
(f) Transfer of Title .........
2.4 Preservation and Maintenance of Pr ht of Entry oo 9
(a) Preservation and Maintenance ... .....c.bodereerie e ceansrenasssaens 9
(b} PN 112)¢z11 003 01 JUUUUPUURIRRRPURR. Y S 0 SR PSP 9
(c) Right Of BNy oo B st e o e e nree s svee s aenesesennins 9
2.5 Parking ... s e 9
2.6 Use of Property.....c.ccoceimrceneeninecimnecnneencnsdie b i 10
2.7 Condemnation ......cc.ocorecneeinineeireeese Byt S s g ongiseeeesmes e neaerens 10
(a) Proceedings ....cccooveeiviniiiic e e i e 10
(b) Application of Condemnation Proceeds....... .o ool 10
2.8 Protection of Beneficiary’s Security .......o.ooovcceenl® .10
2.9 Reimbursement of Beneficiary’s and Trustee’s Expense
2.10  Books and Records on Property ...
2.11  Leasehold Provisions.......c.cccovveeveimrcvirncvnrenncerenvesecerenanens
3. RESERVES ..ottt bt i s en s
3.1 DIEPOSIES covvriie ettt ce e e e e s
3.2 Application of Deposits......cccucirieiirieiieiieiei et
3.3 Adjustments to Deposits......coveiercomncnnese v
DEED OF TRUST

[2187-3605/LEGALI23611570.5 mmnlmﬂlﬂm
14

201410 m

Skagit County Auditor $326.00
10/28/2014 Page 2 of 38 2:56PM



Enforcement ... et e e a et ar e a e et ratseraa st aa s

7. LOAN AGREEMENT ...t ottt s e esea e s 22
7.1 AGVANCES «1veeeerireerreee g rneessseesseerasesseessserssssesssasaeesssasssessnessssrasesssnesssrnns 22
7.2, Assignment of Claims i e eeerirresreeeeese e eese e srees e e rne e 22
7.3.  Default Under the Loan AZFeement o5 .oeeiivieciiieieecercrsereeesrecermeecsrenns 22

8. EVENTS OF DEFAULT ..ot it 22
8.1 Events of Default...........oo 5 5t ereeess et esnesiee s 22
8.2  Inapplicability of Cure Periods ... 00 sl T M 23
8.3 Form of NOHCE «..oocveiieeiieceeeeene b e et 23

9. REMEDIES ..o v s oo T e 4885 T n et n s nmeasnenaneas 23
9.1  Acceleration Upon Default; Additional Remetiés.......5. 5o,
9.2  Prepayment Premitm .....coco.voeeeiveeecenenrnreeohe g cvees By e ennesaesecenannns
93 Exercise of Power of Sale ......oooeeievieee e 5mmnte s il
9.4  Application of Sale Proceeds .......ccovvinviiiinecinne i
9.5 Waiver of Order of Sale and Marshalling ..............h b et ottt e,
9.6  Nonwaiver of Defaults ......cvvevenivnrciirenin e et e
9.7  Expenses During Redemption Period ...........ccovnene.e.
9.8 Foreclosure Subject to Tenancies......coovvveeeiieeeiceisicnens
9.9 Remedies Cumulative ......cocoveveiivevierceeeec e
9.10  Beneficiary’s and Trustee’s EXpenses.....oooe.ccviicviiineenreennen.

10. GENERAL ..ottt ea st ea e e et e s ee s e s snnn e eenne s eenseseennsans
10.1  No Offset
10.2  Application of Payments

DEED OF TRUST

12187-5605/LEGAL1236E1570.5

Skagit County Auditor
10/28/2014 Page

3 of

$326.00
38 2:56PM



APPLaiSal COSS wouiviiiiieiriiieeeie ettt ae s b s asee e e e s s srene e 27
TMPOSTHON OF TAX ....viieeiiees e et esr s 27
RECONVEYAIICE ..ottt e ae oo e i 27
Successor Trustee ...................................................................................... 28

Request for Notlce ............................................................

10.22 Assignment of Loan DECIEMENTS .....ovviviieeiiiii e e serereecs s 31
10.23  Estoppel CertlfiCate ..... o, i rrerrreeerreenecienrereierce e sesssricssn s masiesenans 31
10.24 Certain Obligations UnseEured ...t ooviiriiiirseoreeeeieeeiseiecieseeeeens

DEED OF TRUST /m
12187-5605/LEGAL123611570.5
Skagit County Audrtor

$326.0
10/28/2014 Page 4 of .

38 2:56PM




SEHOLD DEED OF TRUST, ASSIGNMENT OF RENTS AND LEASES,
SECURITY AGREEMENT AND FIXTURE FILING
(Security for Construction Loan)

TY AGREEMENT (“Deed of Trust™) is made and entered into as of
or, TEAM CORPORATION, a Washington corporation,
\ber is 601619789%and whose mailing address is 11591 Water

8101. The Beneficiary is U.S. BANK NATIONAL
/ :ﬁ,gssociation (“Beneficiary™), whose mailing address is

Beneficiary being the Secured Part
Statement filed as a fixture filing pu
RCW 62A.9A-502(c).

In consideration of the loan (*1.o
hereby irrevocably GRANTS, TRANSFERS, ¢

and ASSIGNS to Trustee, IN
nt and future estate, right, title,
ltawing property (“Property”):

vering certain real

property located in Skagit County, Washington, legally descrlbe it A (“Premises™);

(b)  Allrights to the alleys, streets and roads adjoining ok =‘Premises,
all easements, access, air and development rights, minerals and oil, g
hydrocarbon substances, water, water rights and water stock, and all othe
hereditaments, privileges and appurtenances now or hereafter belonging

appertaining to the Premises (together with the Premises, the “Land”).

(c) All buildings, improvements and tenements now or hereafter loc
Land (“Improvements™), including, without limitation, all fixtures, articles and acce:
property attached to, or used or adapted for use in the ownership, development, operai £t
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nanc,e of the Land and Improvements (Whether such 1tems are 1eased owned or subject

rigerating, plumbing, generatmg, power, lighting, 1aundry, maintenance,
fting, cleaning, fire prevention and extinguishing, security and access control,
ric and communication fixtures, equipment and apparatus; all engines,

elevators, baths*s
blinds, screens,
covering, panel
shrubbery and plants
wholly or in part wif

(dy  All of the
intangibles, investment pT
the Land and Improvements all present and future leases and other agreements for the
occupancy ot use of all or any parto Land and Improvements, including, without

limitation, all cash or security dépes
nature, and all guarantees of tenan
agreements.

vance rentals and deposits or payments of similar

limitation, all site plans, plats, architectural plaﬁ il s, work drawmgs surveys
engineering reports, test borings, market surveys, ailar work products; all
contract rights (including, without limitation, all arch mstruction, engineering,
alI performance payment,

(g) All proceeds (including claims and demands therefor) of
voluntary or involuntary, of any of the foregoing into cash or liquidated ¢
without limitation, all insurance proceeds and condemnation awards.

(h) All other right, title and interest Grantor may now have or acquir
Ground Lease, including, without limitation, all rights of first refusal and options
or lease the Land or Improvements or any portion thereof or interest therein set fort
Ground Lease, all rights and interests of Grantor in any bankruptcy proceeding involvang
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jader the Ground Lease, and any greater estate in the Land or Improvements owned or
uired.

All proceeds of the foregoing.
"HE. FOLLOWING (“Secured Obligations™):

ayment of the sum of $2,533,651.00, with interest thereon, according
to the terms and pr0 15 of a promissory note (“Note”) of even date, made by Grantor and
payable to Beng,

2)

of all other sums which are or may become owing from

Grantor under the I
(3)
Documents.
4) Paymen pimance of all obligations of Grantor under this

Deed of Trust, together with all ad
Beneficiary or Trustee as or for th
Grantor.

s, ayments or other expenditures made by
nent-or performance of any such obligations of

bligations, if any, and the contracts
ecorded with this Deed of Trust

(5) Payment and perforthance o
under which they arise, which any rider attached
recites are secured hereby.

te advances and other obligations
or perform (whether as
n any such advance or other

(6) Payment and performance
that the then record owner of the Property may agree
principal, surety or guarantor) for the benefit of Ben ,
obligation is evidenced by a writing which recites that itis 8€

(7) All modifications, extensions and re
Obligations (including without limitation, (a) modifications, exte
different rate of interest, or (b) deferrals or accelerations of the re
dates or interest payment dates or both, in whole or in part), how

T renewals ata
toal payment

rate option, cap, collar or floor transaction, swap option, or any other, similar transa o
(including any option to enter into any of the foregoing) or any combination of the forego
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in any or all of the foregoing, (ii) funds transfers whether by Fedwire, Automated
yise or other means, and (iii) granting provisional credit for deposits or paying

charges and late char
Obligation.

Loan Agreement (“Loati-
herewith, and all related do
Enviromental and Access Law Iz
this Deed of Trust and executedd
and any guaranty of Grantor’s obl

i} between Beneficiary and Grantor of even date
instruments (except the Unsecured Real Estate

{the “Indemnity Agreement”) dated the same as

d certain other parties in favor of Beneficiary,

the Secured Obligations are
y have or acquire an interest in the
th Secured Obligations and that
provided therein, that: (a)
ay permit borrowing,
more of the Secured

s of the Secured

Obligations may vary from time to time. Absent defauit-und
Obligations, all advances thereunder by Beneficiary are obh'ﬁi

initially advanced under any such Secured Obligation.

GRANTOR HEREBY REPRESENTS, WARRANTS, C
AGREES AS FOLLOWS:

1. TITLE AND USE
1.1 Warranty of Title

Grantor watrants, represents, covenants and agrees as follows: (a) Granter ho
marketable fee simple title to the Property with the full right and power to grant, c&
assign the Property; (b) the Property is free from liens, encumbrances, exceptions and:
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siof any kind whatsoever, except for the Permitted Exceptions (as such term is defined
A Agreement), {c) no other lien or encumbrance, whether superior or inferior to this
181, shall be created or suffered to be created by Grantor without the prior written
eficiary; (d) no default on the part of Grantor or any other person exists under
itied Exceptions and all of the Permitted Exceptions are in full force and

ithout Beneficiary’s prior written consent; (f) Grantor shall fully
; f the Pexmitted Exceptions and shall deliver to Beneﬁciary a copy

ion regarding the Permitted Exceptions as Beneficiary
ever warrant and defend the Property unto Beneficiary
other person whatsoever, subject only to

rthe Permitted Exceptions.

against all claims and dertar
nondelinquent taxes and ass

1.2

under the Note, and shall pay and perform all other Se
their terms.

2.2 Payment of Taxes, Utilities, Liens and Charg
(a) Taxes and Assessments

Except as the same may otherwise be paid under Section 3, G
due directly to the payee thereof all taxes and assessments (including, wit
nongovernmental levies or assessments such as maintenance charges, ow
or charges, or fees, levies or charges resulting from covenants, conditions or rés
levied, assessed or charged against or with respect to the Property or this Deed
Upon request, Grantor shall promptly furnish to Beneficiary all notices of amo
this subparagraph and all receipts evidencing such payments.
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(b) Utilities

shall pay when due all utility charges and assessments for services furnished

superior or inferior to
provided that Grantor sha
of any lien, encumbrance o
conducted in good faith and™w

Deedof Trust, which may be claimed against the Property;

ve the fight to contest the amount or validity in whole or in part
against the Property by appropriate proceedings
ence, in which event Grantor, upon prior written
notice to Beneficiary, may postpe lefer payment of such lien, encumbrance or other
charge so long as (i) such proceed hall.operate to prevent the collection of the lien,
encumbrance or other charge; (ii) nigjtherthe Property nor any part thereof will, by reason of
such postponement or deferment, be 1 ger of being forfeited or lost; and (iii) Grantor,
before the date such lien, encumbrance ‘orpther charge becomes delinquent, gives such
reasonable security as may be requested by Benefi 0 ensure payment thereof and
prevent any forfeiture or loss of the Property ereof.

(e) Taxes, Assessments an zes Imposed on Beneficiary

w 1s enacted or changed
te.any increase in any tax
m.measured by or based
r shall pay such
iymient would be
cipal balance of the

If, at any time after the date of this Deed of Tru
(including any interpretation thereof) which subjects Benel
(except federal income taxes), assessment or other charge, n
on any portion of the indebtedness secured by this Deed of Tril
increased amount to Beneficiary on demand; provided that if
unlawtul, Beneficiary may declare all acerued interest and the
Note immediately due and payable,

2.3 Insurance
(a) Coverages Required

Grantor shall keep insurance coverages in effect with respect to the Pr pe
accordance with the Loan Agreement.
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(b) Policies

Lo

nsurance policy shall be with a company and in a form acceptable to
Beneticiary

s required in the Loan Agreement. As security for the Secured Obligations,
y assigns to Beneficiary all required insurance policies, together with all

Grantof ;
policies. Except as th
premiums on Insuragc
Grantor shall furnish to Beneficiary a renewal policy in a
form acceptable to Bent ether with evidence that the renewal premium has been

paid.
rance Proceeds

In the event of any material tor shall give prompt written notice thereof to
tor hereby authorizes Beneficiary as Grantor’s
just and compromise any claim, to commence,
r Grantor

ce proceeds received by it
curred in the collection of the
rd to the adequacy of its

proceeds and then, in its absolute discretion and ith:
security, to:

(1) The payment of the Secured Obligat
payable or not. Any such application of proceeds to prin
the imposition of any prepayment fee otherwise payable und
or postpone the due dates of the installment payments under
thereof; or

(2) The reimbursement of Grantor, under Benefi
disbursement control procedures, for the cost of restoration or repair
Beneficiary may, al its option, condition the reimbursement on Beneficiary
plans and specifications of the reconstruction, contractor’s cost estimates,
certificates, waivers of liens, sworn statements of mechanics and materialme
evidence of costs, percentage completion of construction, application of paym:
satisfaction of liens as Beneficiary may reasonably require.
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Nothing herein contained shall be deemed to excuse Grantor from restoring, repairing
t&mng the Property as provided in Section 2.4, regardless of whether or not there are
ceeds available or whether any such proceeds are sufficient in amount.

Application of Insurance Proceeds to Restoration

ng the provisions of Section 2.3(d), Grantor, rather than Beneficiary,
ct the application of insurance proceeds to payment of the Secured
- restoration of the Property upon satisfaction of the following

would be an Event ¢
Documents.

(2)  Ifthe
addition to the matters required )
approved each of the followingwi
contract, and if required by Benefi
rider; (ii) evidence that the insuran.

tion 2.3(d)(2) above, Beneficiary shall have
ct to the repair or restoration: (i) the construction

y, and 1f insufficient, the deficiency shall be
prior to disbursement of insurance proceeds;

¢ Property through the period of
restoration the Property will be in
(v) evidence that such repair
efore the current maturity

restoration the Property will produce sufficient income
adequate security for the Secured Obligations.

(3) Each disbursement shall be made in ac
provisions of the Loan Agreement.

G Grantor shall execute and deliver to Benefic
security documents and instruments as Beneficiary deenis necessary to
perfect Beneficiary’s security interest in the Property.

@ Transfer of Title

If the Property is sold pursuant to Section 4 or if Beneficiary otherwise !
to the Property, Beneficiary shall have all of the right, title and interest of Grantor & and
any insurance policies and unearned premiums thereon and in and to the proceeds resil
from any damage to the Property prior to such sale or acquisition.

WA
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Preservation and Maintenance of Property; Right of Entry
(a) Preservation and Maintenance

for represents and warrants that the Improvements are free from damage caused

al'condition, or such other condition as Bepeficiary may approve in
iy amage, injury or loss thereto, whether or not insurance proceeds
or in part the costs of such restoration or repair, (iv) keep the
nts, fixtures, equipment, machinery and appliances

air and shall replace fixtures, equipment, machinery and
gssary to keep such items in good condition and repair,

Property, including;
thereon, in good con
appliances of the Prop

None of the Improvements
whole or in part, without Beneficiaty's.
unreasonably withhold or delay its con to minor structural alterations if Grantor furnishes
plans and assurances that the work will hé.completed.in good workmanlike quality and
Beneficiary determines in its reasonable business
not be materially and adversely affected. Gra
covered by this Deed of Trust and adapted to th
time without Beneficiary’s prior written consent unle
equal suitability which is owned by Grantor free and

{c) Right of Entry

Property to determine Grantor’s compliance with this Section.

2.5 Parking

assurance of completion thereof free of 11ens and in conformity with all govemmef‘
and other regulations.
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Use of Property

ntor represents and warrants to Beneficiary that the Land, the Improvements and
¢d use by Grantor comply with all applicable restrictive covenants, zoning and
W, ordinances regulations and legal requirements, building codes, flood

gulations and requirements of any govemmental body, and all
d restrictions applicable to the Property and its intended use,

2.7 Condemnatio;

(a) Proceedingsj

condemnation or other taking (including, without limitation, any change in the grade of the
Property), whether direct or indirect, of the Pro
Grantor shall appear 1n and prosecute any sug
directed by Beneficiary in writing. Grantor aut
as attorney-in-fact for Grantor, to commence, appe: ecute, in Beneficiary’s or

Grantor’s name, any action or proceeding relating to ndemnation or other taking,
and to settle or compromise any claim in connection sugh £ondemnation or other taking.
All awards, payments, damages, direct, consequential
thereof, in connection with any such condemnation or othe
of condemnation, are hereby assigned to Beneficiary, and ali proceeds/of any such awards,
payments, damages or claims shall be paid to Beneficiary.

(b) Application of Condemnation Proceeds

Beneficiary shall apply any such proceeds in the manner and s and

conditions set forth in Section 2.3(d) relating to the application of insurant
2.8  Protection of Beneficiary’s Security

Grantor shall give notice to Beneficiary of and shall appear in and defe
or proceeding that may affect the Property, the interests of Beneficiary or Trustee

action or proceeding is comimenced and there is an uncured Event of Default, or Grantor
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#0rm any of the Secured Obligations, Beneficiary or Trustee may, at their option, make
pearances, disburse any sums, pay or settle any claims that have resulted in or may

may be necessary or desirable to (i) protect or enforce the security of this Deed
medy Grantor’ s fa1lure to perform the Secured Obhgatmns (w1th0ut waiving
such def

Grantor 4

2.9

st or the other Loan Documents, with interest thereon at
isbursement until repaid, shall constitute a Secured

¢ immediately due and payable and bear interest from
e Default Rate or the maximum rate permitted by

other provision of th
the Default Rate from
Obligation. All such anfer,
the date of disbursement at
law.

Grantor shall keep and maintain‘at Grantor’s address stated above, or such other place
as Beneficiary may approve in writing, bogks of account and records adequate to reflect
correctly the results of operation of the Propert grid eopies of all written contracts, leases
and other documents affecting the Property. : records, contracts, leases and other
documents shall be subject to examination, i copying at any reasonable time by
Beneficiary. Grantor shall furnish to Beneficiary;.wi
therefor, the following documents, each certified to
correct and complete: (a) copies of all leases and oth nts for occupancy or use of
all or any portion of the Property, (b) a rent roll for thé-Prop
tenant, and for each tenant, the suite occupied, the number ‘ rented, the lease
explra‘ﬂon date, the rent payable, the date through which rent has bee id, the amount of

recent real and personal property tax statements for the Property, a
recent statements for the insurance coverage maintained pursuan

2.11 Leasehold Provisions

(a) Grantor hereby covenants, warrants and represents to Benefi
to the Ground Lease and Grantor’s leasehold estate thereunder as follows:

(1) The Ground Lease is in full force and effect and, except a
disclosed to the Beneficiary prior to the date hereof, unmodified by any
otherwise;
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: (2)  All rent, additional rent and/or other charges reserved in or payable
under the Ground Lease have been paid to the extent that they are payable to the date
o

Grantor enjoys the quiet and peaceful possession of the leasehold
antor has not delivered or received any notices of default under the

not in default under any of the terms of the Ground Lease and
tances which, with the passage of time or the giving of notice or

Ground&
there drpfi0

shall"pay the rent and all other sums and charges
he Ground Lease;

I not waive, excuse or
er the Ground Lease

and shall diligently and
fer the Ground Lease;

keep unimpaired its rights under the Ground Leasg, s
discharge any of the material obligations of the

(9 Grantor shall not do, permit or suffer
of which there could occur a default under the Ground
the giving of notice or the passage of time, or both, woul
the Ground Lease which could permit any party to the Grounc
termunate the Ground Lease (including, but without limiting t
foregoing, a default in any payment obligation);

(10)

Grantor shall not cancel, terminate, surrender, modify of s

agree to any termination, amendment, modification or surrender of the
without Beneficiary’s prior written consent in each instance;

PAGE
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, {11y  Grantor will promptly notify Beneficiary of any defaults by any party
under the Ground Lease and shall deliver to Beneficiary copies of any notice of

1ilt by any party under the Ground Lease, or of any notice from the lessor under
und Lease of its intention to terminate the Ground Lease or to reenter and take
n of the Property, immediately upon delivery or receipt of such notice, as

perform its obligatio
and

(1 S) Grantor, at

Ground Lease.

(b) In the event of default by Grani erformance of any of its obligations
under the Ground Lease, including, but without . penerality of the foregoing, any
default in the payment of any sums payable thereund 1:each and every case,
remedied and otherwise

e-af and on behalf of

interest thereon computed at the Default Rate from the date tha
including the date the same is paid to Beneficiary.

decision, a copy of the notice of extension delivered to the lessor thereunder, togé
the terms and conditions of such extension.

DEED OF TRUST

£2187-5605/LEGALI23611570.5 \MM“ “lmmm I“““m
80087

41028

Skagit County Auditor $328.00
10/28/2014 Page 17 of 38 2:58PM



fd) Grantor shall request and make diligent efforts to obtain, within 20 days after
demand by Beneficiary, an estoppel certificate from the lessor under the Ground

rth (1) the name of the lessee and the lessor thereunder, (i) that the Ground
force and effect and has not been modified or, if it has been modified, the date
ation (together with copies of each such modification), (iii) the basic rent
Ground Lease, (iv) the date to which all rental charges have been paid by
ound Lease, (v) whether a notice of default has been received by the
ease which has not been cured, and if such notice has been

eceived and the nature of the default, (vi) whether there are any

lessor under the'C
received, the d

alleged defaultsof the %_under the Ground Lease and, if there are, setting forth the nature
thereof in reasonable detail, and (vii) if the lessee under the Ground Lease shall be in default,
the default,

{e) Anything gontairnted herein to the contrary notwithstanding, this Deed of Trust
shall not constitute an assignment of the Ground Lease within the meaning of any provision
thereof prohibiting its assignsieri and Beneficiary shall have no liability or obligation
thereunder by reason of its accept his Deed of Trust. Beneficiary shall be liable for
the obligations of the lessee arisin i¢r th Ground Lease for only that period of time

(f) It is hereby agreed that the_
shall always be kept separate and dlstmct notwith
ird party, whether by purchase or

. leased to Grantor, or any other
estate, t1t1e or interest in the property demised under i
thereof, then, immediately upon Grantor’s acquisitio
automatically shall spread to cover Grantor’s interes
terms, covenants and conditions as set forth herein. Upon.
sole cost and expense, shall deliver to Beneficiary an ALTA¢

this Deed of Trust, as so spread to cover Grantor’s interest in
first lien on Grantor’s interest therein, subject only to the Permitteg
intention of Grantor and Beneficiary that no documents, instrum

of Trust to cover Grantor’s interest in such leased property. Grantor shall pay all expe
incurred by Beneficiary in connection with the preparation, execution, acknowledgement
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‘ry and/or recording of any such documents, including, but without limiting the
tx.pf the foregoing, all filing, registration and recording fees and charges,

ton, summons, complaint, notice of motion, order to show cause
eadings and papers, however designated, served in any such

‘%ng under the Ground Lease and, to the extent Grantor
e such arbitration, Grantor will not agree to arbitrate any

efit of such arbitration and so long as no Event of
mg, (1) Beneficiary shall have the right to
in)<{Jjrantor shall confer with Beneﬁcmry to

upon the written request of Beneficiary, and
approved in writing by Beneficiary; provided, how
proceeding shall be commenced or shall be in progre
occurred and be continuing, Grantor hereby irrevoca
as its true and lawful attorney-in-fact, which appoint
name, place and stead, to exercise, at the expense of Granter
Grantor in connection with such arbitration, including the rig
conduct arbitration proceedings on behalf of Grantor. Nothis
obligate Beneficiary to participate in such arbitration.

and constitutes Beneficiary
led with an interest, in its

t arbitrators and to
herein shall

(i) Grantor shall, within ten days after written demand:
deliver to Beneficiary proof of payment of all items that are required-t .
under the Ground Lease, including, without limitation, rent and other charge
paid under the Ground Lease. s

) [f the Ground Lease shall be terminated prior to the natural expi
term, and if, pursuant to any provision of the Ground Lease, Beneficiary or its d
acquire from the lessor under such Ground Lease a new lease of the Property de
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“such new lease or the leasehold estate created thereby, or renewal privileges therein

he Note, deposit with Beneficiary a sum, as estimated by
taxes and special assessments next due on the Property, and

to elapse before two
premiums will becom

Impositions shall be deposited Hi
option. If required by Beneficiary
notices with respect to any taxes, a

oits, premiums and Other Impositions. Unless
n writing, Beneﬁciary shall not be required to pay

Grantor any interest, earnings or profits ar
deposited with Beneficiary under this Section 3
Secured Obligations.

3.2 Application of Deposits

All such deposited sums shall be held by Ben
Beneficiary elects to pay such taxes, assessments, pre

interest, for the sums actually received by it. Upon any assignm
Beneficiary, any funds on hand shall be turned over to the assign
Beneficiary with respect thereto shall terminate. Each transfer of t
with Section 4 shall automatically transfer to the transferee all rights o
to any funds deposited hereunder. Upon payment in full of the Secured b
Beneficiary shall promptly refund to Grantor the remaining balance of any® Lie
by Beneficiary.
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Adjustments to Deposits

tal deposits held by Beneficiary exceed the amount deemed necessary by
rovide for the payment of such taxes, assessments, premiums and Other

 excess shall, provided there is no Event of Default or any event which
i, Event of Default if not cured within the time allowed, be credited by

total deposits h
to provide for the

34

Notwithstanding't
as provided in this Section
assessments, premium and

uency oceurs in the payment of such taxes,
itivpns, or until the occurrence of an Event of Default.

4. RESTRICTEONS ON T

control of any of Grantor’s stock if Grantor i
(defined below), or (ii) the ownership or con
or other entity that has an ownership interest in Gran
Beneficiary’s prior written consent shall be deemed crease the risk of Beneficiary and
shall constitute an Event of Default if not corrected ays after Beneficiary's
discretion, consent to any
équire. As used herein,
ided that after

such action subject to such terms and conditions as Benefici
“Permitted Transfer” shall include a transfer of any shares
giving effect to such transfer, Lansmont Corporation shall conti
control the amount of shares of Grantor necessary to appoint or
board of directors of Grantor, and directly or indirectly manage t
management of Grantor.

S UNIFORM COMMERCIAL CODE SECURITY AGREEME:
5.1  Grant to Beneficiary

This Deed of Trust constitutes a security agreement pursuant to the Unifex
Commercial Code with respect to:
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La) Any of the Property which, under applicable law, is deemed to not constitute
perty or effectively made part of the real property by the provisions of this Deed of
¥ sums deposited with Beneficiary by Grantor pursuant to the terms of

and Grantor hepeby
*security for the Secured Obligations. Grantor hereby authorizes
Beneficiary to file ¢ =ﬁled such ﬁnancing statements as reasonably deemed
necessary to perfect, '
herein contained. Grantor  and Bg neﬁmary agree, however, that neither the foregoing grant of
a security interest nor the- 1y such financing statement shall be construed as limiting
the parties® stated intention verything used in connection with the production of income
from the Property, or adapte =in, or which is described or reflected in this Deed

of Trust, is and at all times shall'b ded as part of the Land.

3.2  Beneficiary’s Righ medies

With respect to the Property subjeot to the foregoing security interest, Beneficiary
shall have all of the rights and remedies (1) of a s arty under the Uniform Commercial
Code, (ii) provided herein, including, without, e right to cause such Property to
be sold by Trustee under the power of sale grant Deed of Trust, and (iii) provided
ing i inst the items of real
T and in any order
Bepeficiary’s remedies. Upon
antor shall assemble any
1e Land. Beneficiary
ce of any public
y private sale or

demand by Beneﬁc1ary following an Event of Default he
items of personal property and make them available to Bene
shall give Grantor at least five days’ prior written notice of the
sale or other disposition of such Property or of the time of or
any other intended disposition is to be made. Any person permi
any such sale may do so. Such Property may be sold at any one
sales as permitted by applicable law.

6. ASSIGNMENT OF RENTS AND LEASES
6.1  Assignment of Rents and Leases

As security for the Secured Obligations, Grantor assigns and transfers t
and grants Beneficiary a security interest in and to all right, title and interest of Gra
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2ases on the Property and any extensions, renewals and replacements thereof
), and rents derived from the Property (“Rents”).

Rents of the Property as trustee for the benefit of Beneficiary and

80 collected first to the payment of taxes, assessments and other
prior to delinquency, second to the cost of insurance, maintenance
rms of this Deed of Trust, third to the costs of discharging any
obligation or liability cantor under the Leases, and fourth to the Secured Obligations,
with the balance, if,, 1€ A )
) Beneficiary to Grantor of an Event of Default hereunder
s its rights to the Rents, and without the necessity of
‘and maintaining full control of the Property in person,
iver, Beneficiary shall immediately be entitled to

4s the same become due and payable, including,
paid, and all such Rents shall immediately upon
trustee for the benefit of Beneficiary only.
eficiary, Grantor hereby agrees to direct each

11 Rents to Beneficiary on Beneﬁciary’s written

Beneficiary entering upon.
by agent or by a court-app
possessmn of all Rents from

tenant or occupant of the Property to p
demand therefor without any liability

as Grantor’s attorney-in-fact to make such di
failure to do so as required herein. Payments
shall, as to such tenants and occupants, be in dischar
Beneficiary may exercise, in Beneficiary’s or Granto
available to Granter with respect to collection of Rents
construed as obligating Beneficiary to perform any of ¢
Leases.

f.the payors” obligations to Grantor.
| rights and remedies

herein contained shall be
gations under any of the

6.3 Grantor’s Representations and Warrantieé

Grantor hereby represents and warrants to Beneficiary that; not executed
and will not execute any other assignment of said Leases or Rents, that (
performed and will not perform any acts and has not executed and will net

instrument which would prevent Beneficiary from exercising its rights ur

prepayment of any of the Rents of the Property for more than two (2) months
dates thereof. Grantor further represents and warrants to Beneficiary that all e
of time or both, would be a default thereunder. Grantor shall execute and deliver to
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' ary such further assignments of Rents and Leases of the Property as Beneficiary may

that is necessary to preserve all Leases in force and free from any right
or setoff. At Beneficiary’s request, Grantor shall furnish
*d copies of all Leases now existing or hereafter made and all Leases

hereafter entefed Int
nonresidential Lease
shall specifically pr
Grantor upon any fof:
attornment shall be in
shall not have the right of.:
occurred prior to such succ
event or act is continuing at

e tenant attorns to any person succeeding to the interest of
is Deed of Trust or conveyance in lieu thereof. Such

=fense to payment of rents for any event or act that
ining title to Grantor’s interest except to the extent such
‘successor obtains such title. Tenant shall also
ttornment as Beneficiary may from time to time

, Grantor shall not {(a) collect or accept

prior to the due dates thereof; (b) modify,

Lease; (¢) waive, discharge, release or modify the
2 erty under any non-residential Lease;
sidential Lease to any lien
violation of this Section 6.4 shall
of Beneﬁciary’s consent

hereunder, any sums received by Grantor in consides
or discharge of any lessee), modification or amendm.
reduce the outstanding Secured Obligations and any
held in trust by Grantor for such purpose.

6.5  Beneficiary in Possession; Appointment of:

Upon any Event of Default, Beneficiary may, in person,
appointed receiver, regardless of the adequacy of Beneficiary’s s
and maintain full control of the Property in order to perform all acts'neg;
appropriate for the operation and maintenance thereof in the same manng:

Beneficiary to protect the security of this Deed of Trust. From and after any Event &
Default, if any owner of the Property shall occupy the Property or part thereof such o
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i 10 Beneficiary in advance on the first day of each month a reasonable rental for the
o.o¢cupied, and upon failure so to do Beneficiary shall be entitled to remove such

“the Property by any appropriate action or proceedings. Following an Event of
ciary shall be entitled (regardless of the adequacy of Beneficiary’s security) to
of a receiver, Grantor hereby consenting to the appointment of such

Beneficiary. Tl

given to and exefrci

All Rents collected s
of an Event of Detfault shall st to the costs, if any, of taking control of and

, including, without limitation, attorneys’
fees, receiver’s fees, premiums on
Property, premiums on insurance p Aaxes, assessments and other charges on the
obligation or liability of Grantor under the Leases,
and then to other Secured Obligations. | eneficiary or the receiver shall be liable to account
only for those Rents actually received. Beneficiary.s ot be liable to Grantor, anyone
claiming under or through Grantor or anyone. erest in the Property by reason of

tion.

6.7 Deficiencies

managing the Property,
antor under the Leases,
ses, plus inierest,
pon demand by

collecting the Rents, and discharging obligations and liabil
exceed the Rents of the Property, the excess sums expende
shall constitute a Secured Obligation. Such excess sums sha
Beneficiary and shall bear interest from the date of disburseme
Rate or the maximum rate permitted by law.

6.8  Beneficiary Not Mortgagee in Possession

Nothing herein shall constitute Beneficiary a “mortgagee in posse
actual entry upon and taking possession of the Property. Entry upon and taki
by a receiver shall not constitute possession by Beneficiary.
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Enforcement

iciary may enforce this assignment without first resorting to or exhausting any
Hateral for the Secured Obligations.

GREEMENT

Grantos ¢ 5t
The Loan Agreement
construction of ImR

es for the disbursement of loan funds with respect to the
ats-en the Land and for other matters described therein. The Loan

be treated as advances pursu.
Obligation. All such sums sh
in the Loan Agreement.

7.2.  Assignment of Claim

From time to time as Beneficiary
Grantor shall, upon request of Beneficiary, exee

construction of the Improvements, and which Grar
or who has supplied labor, materials or services in ¢
Improvements.

7.3.  Default Under the Loan Agreement

8. EVENTS OF DEFAULT
8.1 Events of Default
Any one or more of the following 1s an “Event of Default™:

(a) Grantor fails to make any payment under the Note, this Deed of T
of the other Loan Documents to which it is a party when due.
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fb)  There is a default under any of the Permitted Exceptions, if not cured within
e.period given in the Permitted Exceptions.

to perform any other covenant, agreement or obligation under
the other Loan Documents to which it is a party, if not cured

BPeed of Trust or the other Loan Documents shall be
ble judgment, the default is not capable of being
inBeneficiary’s enforcement of its rights and
1pairment of its security.

All cure periods provi
inapplicable if, in Beneﬁmary s re
cured within the time allowed, or a‘
remedies is likely to result in a materi

8.3 Form of Notice

At Beneficiary’s option, any written ng
Section 8.1 may be given in the form of a statuter’
Deed of Trust Act or any other form as Beneficiary

ault given to Grantor under

fault under the Washington

9. REMEDIES
9.1  Acceleration Upon Default; Additional R

Upon any Event of Default, Beneficiary may, at its op
demand upon Grantor, exercise any one or more of the following

(a) Declare all the Secured Obligations immediately du

(b) Bring a court action to enforce the provisions of this Deed
the other Loan Documents.

(c} To apply to a court of competent jurisdiction for and obtain appeiti
receiver of the Property as a matter of strict right and without regard to: (i) the adegu
the security for the repayment of the Secured Obligations; (ii) the existence of a det
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Secured Obligations are immediately due and payable; or (iii) the filing of a notice of
and Grantor consents to such appointment.

tise any or all of the Property to be sold under the power of sale granted by
;any manner permitted by applicable law.

(g)

Lease and the Leases

If the Loan Agreement provides fer payment6{f a prepayment premium, such
prepayment premium shall be payable by Grantei” respect to any voluntary or

expressly agrees that any such principal payment
payment of the prepayment premium notwithstandin ration of the Note by
Beneficiary.

93 Exercise of Power of Sale

Beneficiary or
the expiration of

For any sale under the power of sale granted by this Deed.of’
Trustee shall record and give all notices required by law and then
such time as is required by law, Trustee may sell the Property upor
specified by Beneficiary and permitted by applicable law.

Trustee may postpone any sale by public announcement at the tim
for the sale. If the Property includes several lots or parcels, Beneficiary in its
designate their order of sale or may elect to sell all of them as an entirety. The
personal and mixed, may be sold in one parcel. To the extent any of the Propert
Trustee is personal property, then Trustee shall be acting as the agent of Benefi
selling such Property. Any person permitted by law to do so may purchase at any s
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Ypon any sale, Trustee will execute and deliver to the purchaser or purchasers a deed
.conveying the Property sold, but without any covenant or warranty, express or

t on such sums from date of disbursement at the
rate permitted by law.

Trust and not yet repaid, together wi
lesser of the Default Rate or the maxi

(c) Payment of all other Sec
chooses.

(d)  The remainder, if any, to the persat
9.5  Waiver of Order of Sale and Mars

Beneficiary shall have the right to determine th which any or all portions of
the Secured Obligations are satisfied from the proceeds re

: &s any and all
right to require marshalling of assets in connection with the exercié > of  remedies
permitted by applicable law or provided herein, or to direct the order ifi

Property will be sold in the event of any sale under this Deed of Trust.
9.6 Nonwaiver of Defaults

The entering upon and taking possession of the Property, the collection i
the proceeds of fire and other insurance policies or compensation or awards for
damage of the Property, and the application or release thereof as herein provided, s

12157 S6031 EOA ““ \
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Jwaive any default or notice of default hereunder or invalidate any act done pursuant
_nofice.

Expenses During Redemption Period

-of Trust is foreclosed as a mortgage and the Property sold al a foreclosure
ay during any redemption period allowed, make such repairs or

v as may be reasonably necessary for the proper operation, care,

d insuring thereof. Any sums so paid together with interest

¢h expenditure at the lesser of the Default Rate or the maximum
‘be added to and become a part of the amount required to be paid

sale, the pur
alterations on the'
preservation, prot
thereon from theti
rate permitted by law
for redemption from

9.8 Foreclosure Subsject to Tenancies

Beneficiary shall .ila
the rights of any tenant or te

exercised concurrently, independently or succest
may exercise any of its rights and remedies at
security.

to enforce any terms of this Deed of Trust, whether or not
limitation, legal fees and disbursements, foreclosure costs,

ured by
interest

All such sums, with interest thereon, shall be additional indebte
this Deed of Trust. Such sums shall be immediately due and paya
from the date of disbursement at the lesser of the Default Rate or the
permitted by law.,

f Granfor sec

10. GENERAL
10.1  No Offset

Grantor’s obligation to timely pay and perform all obligations under the No
Deed of Trust, and the other Loan Documents shall be absolute and unconditional and-sh
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ffected by any event or circumstance; including, without limitation, any setoff,
c;l:«um, abatement, suspension, recoupment, deduction, defense or any other right that
y guarantor may have or claim against Beneficiary or any other person or entity.
hall not constitute a waiver of any claim or demand which Grantor or any

wve in damages or otherwise against Beneficiary or any other person or

er the Note or this Deed of Trust may be applied by Beneficiary
¢h order as Beneficiary, at its option, may determine.

ions Reform, Recovery, and Enforcement Act, as
ternal policy of Beneficiary requires Beneficiary to

In the event the Fina
amended, any regulatory ag
obtain an appraisal of the Prop
payment of the costs of such appr

10.4 Imposition of Tax

art of the indebtedness secured by
y covered by a deed of trust

t a beneficiary or trustee
ed.of trust; or (d) a specific

Tax shall constitute an Event of Default, and Beneficiary may
remedies available to it upon the occurrence of any Event of Def:
conditions are met: (i) Grantor may lawfully pay the Tax without
economic disadvantage or increase of tax to Beneficiary or Trustee;
Tax (including any tax on the payment made} within 30 days after noticg,
that the tax law has been enacted.

10.5 Reconveyance

Upon payment of all Secured Obligations, Beneficiary shall request Trustee to
reconvey the Property and shall surrender this Deed of Trust and all notes ev1dencmg 1
Secured Obligations to Trustee. Trustee shall reconvey the Property without warrant
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sr persons legally entitled thereto. The grantee in any reconveyance may be
the “person or persons legally entitled thereto,” and the recitals therein of any

stee appointed hereunder. Without conveyance of the Property,
ceeed to all the title, power and duties conferred upon the

payment thereon, release anyone-fia
modify the terms and time of paym
part of the Property, take or release
to be released or reconveyed all or an

ereon, accept a renewal note or notes therefor
ereof; release the lien of this Deed of Trust on any
“or‘additional security, release or reconvey or cause
of the Property, or consent and/or cause Trustee
erty, consent or cause Trustee to

cause Trustee to join in any subordination or gthesr” ment affecting this Deed of Trust or
the lien or charge hereof.

Grantor shall pay Beneficiary a reasonable se
insurance premiums and attorneys’ fees as may be in
such action if taken at Grantor’s request.

, together with such title
neficiary’s option, for any

10.8 Subdivision

Grantor hereby consents to a subdivision of the Property;
discretion, determines that a subdivision of the Property is neces
the lien of this Deed of Trust, or to permit Beneficiary to foreclose
Property.

10.9 Subrogation

Beneficiary shall be subrogated for further security to the lien, althoug
record, of any and all encumbrances discharged, in whole or in part, by the proc:
Note or any other indebtedness secured hereby.
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10.10 Limitation on Interest and Charges

rest, fees and charges under the Loan Documents shall not exceed the
unts permitted by any applicable law. If any such interest, fee or charge
um, the interest, fee or charge shall be reduced by the excess and any
:ady collected from Grantor shall be refunded. Beneficiary may refund

upon request, and hereby irr
upon an Event of Default, t
such security agreements, assign
statements, affidavits, certificates ap Luments in form and substance satlsfactory to
Beneficiary, as Beneficiary may request er to perfect, preserve, continue, extend in
time or maintain the assignments hercin-contained, the lien and security interest under this
Deed of Trust, and the priority thereof. ‘Gtantor shall-pay to Beneficiary upon request
therefor all costs and expenses incurred in conn rwith the preparation, execution,
recording and filing of any such document.

10.12 Waiver of Statute of Limitation

ves the right to assert any
1s Deed of Trust or to
by this Deed of Trust.

waiver of any other default or of any similar default in the future. Withéut
generality of the foregoing, the acceptance by Beneficiary of payment of af

require prompt payment when due of all other sums so secured or to declare a d
failure to make prompt payment. The procurement of insurance or the paymen

the maturity of the indebtedness secured by this Deed of Trust, nor shall Beneficiary™
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wards, proceeds or damages under Sections 2.3 and 2.7 operate to cure or waive
fault in payment of the Secured Obligations.

Documents supe
Loan, may not b
waived, changs
party against whom

Any notice to Grafitorun this Deed of Trust shall be to the address noted above or
such other address as may ated by Grantor in writing and shall be deemed to have
been given on the date deliv of personal delivery or, if mailed, three days
after the postmark thereof.

10.16 Governing Law; Captions
Except to the extent that the fe _ laws of the United States of America provide

Beneficiary with greater rights or remediés, -

of the state of Washington. If any provision

applicable law, such conflicts shall not affect

given effect without the conflicting provision,

provisions hereof.

10.17 Definitions

means the Trustee herein named, together with any successor Trust 2
“Beneficiary” means Beneficiary herein named, together with any su
holder of the Note or any interest therein, including pledgees, assignees#

10.18 Successors and Assigns; Agents

This Deed of Trust shall bind and inure to the benefit of the parties heretg
respective heirs, devisees, legatees, administrators, executors, successors and assi
to the provisions of Section 4. In exercising any rights hereunder or taking actions
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in, Beneficiary and Trustee may act through their respective employees, agents or
dent contractors as authorized by Beneficiary and Trustee.

Grantor hereby req
hereunder be mailed to it at i

a copy of any notice of default and notice of sale
orth at the beginning of this Deed of Trust.

Beneficiary may assign the Loah Hocuments in whoile or in part. Beneficiary may
make available to any proposed assigneg-or partlclpant all credit and financial data with
respect to Grantor and any guarantor as mﬁiy be in the*possession of Beneficiary. Grantor
agrees to provide any additional information tha osed assignee or participant may
reasonably request. ; '

10.23 Estoppel Certificate

Grantor shall, within ten days after receipt of E

Deed of Trust or it any of the other Loan Documents to the extent that such o]
relate specifically to the presence on the Property of Hazardous Materials and Al

Agreement. Any breach or default with respect to the Unsecured Obligations shall’
an Event of Default hereunder, notwithstanding the fact that such Unsecured Obligati
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L}il‘ed by this Deed of Trust. Nothing in this Section shall, in itself, impair or limit
1ary’s right to obiain a judgment in accordance with applicable law afier foreclosure
cy in recovery of all obligations that are secured by this Deed of Trust
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IN WITNESS WHEREOF, Grantor has executed this Deed of Trust as of the date

“Grantor”

TEAM CORPORATION, a
Washington corporation

" Narte Fahick, D Monshay
Titte: CFO

STATE OF

COUNTY OF MONTERE Y

I certify that I know or have 'satisfag evidence that ° MOV OHAN 1s the
person who appeared before me, arid/said person acknowledged that hefShedsigned this
instrument, on oath stated that he @ S authorlzed to execute the instrument, and

acknowledged it as the M of. Team Corporation, a Washington
corporation, to be the free and voluntary act of sucht party for the uses and purposes

mentioned in the instrument.

Dated: ﬁd;/' 5271}:

Ny P2

LISA ANN CHISMAN
Commission # 2076068
Notary Public - California >

Monterey County z

My Comm. Expires Jul 29, 2018

(Print or stamp name of?
NOTARY PUBLIC in and;
(JPE-—Washington, residing at:

My appointment expires:_Jz.

rthe Siate of CALtFof-‘_NH}
T _MONTEREY L4
G40
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EXHIBIT A
to Deed of Trust

Legal Description

state in the following described tract:

Lot 25,
PLAN;PIAS
File No. 2003

NDED SKAGIT REGIONAL AIRPORT BINDING SITE
46030, records of Skagit County, Washington.

Situate in the'C Skagit, State of Washington.
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