Succeeding/Superseding Lease

LEASE NO. LMA04862 GSA FORM L202 (January 2012}

This Lease is mada and entered Into between

Cross Point Limited Partnership

{"the Lessor"), whose principal place of business is 900 Chelmsford Street, Lowell, MA 01851-8100, and whose inlerest in the Property described
hereln is that of Fee Owner, and

Tha United States of America

("the Government"}, acting by and through the designated representative of the General Services Administration ("GSA"), upon the lerms and
conditions set forth herein. :

Witnesselh: The parlies hereto, for the consideration hereinafter mentioned, covenant and agree as follows:

The Lessor hereby lzases to the Govarnment the Premises described herein, being all or a porlion of the Property located at

Cross Point, 900 Chelmsford Street, Lowell, MA 01851-8100

and more fully described in Secticn 1 and Exhibit A, together with rights to the use of parking and other areas as set forth herein.

LEASE TERM

Te Have and To Hold the said Premises with their appurlenances for the ferm beginning May 1, 2312, and continuing through April BU 2017

subject fo termination and renewal rights as may be hereinafter set forih, to be used for such purposes as determined by GSA.
in Wilness Whereof, the parlies to thls Lease evidence their agreement to ail terms and conditions set forlh herein by their signatures below, to be
effective as of the date of delivery of the fully executed Lease to the Lessor.

FOR THE LEéSQR. P f{ _\\ FOR THE: GOVERNMENT:
i ! S o .
[N ;
Name: ? K ' Thomas McNaughton
i - v,
Title ';/4}#//‘//’(5% /f/[’)yfﬂ/ Jﬁ&"h !—w Lease Cqﬁ

. ractin
Date: ?’{/-? /A 2 Date: /(Q/e/ .-
WITNESSED BY;

C AL
Name: /J/f Q?ﬁ“w ArgGe

Title: /f
Date: 7'7? /3 / (/ 2"

LEASE NO, LMAOQ43862, PAGE 1 GSA FORM L202 (January 2012)




SECTION1 THE PREMISES, RENT, AND OTHER TERMS ... s s ssssssssssssssasssnss smssssnssssssnsn s nnnssnn
1.01  THE PREMISES (SUCCEEDING) (SEPT 20H1).cvvivivvviieieicceccee e b e e e e s
1.02  EXPRESS APPURTENANT RIGHTS (SEPT 2011} .ivvvvviirrs e .

1.03  RENT AND OTHER CONSIDERATION (SUCCEEDING} (SEPT 2011).
7.04 BROKER COMMISSION AND COMMISSION CREDIT (SEPT 2011} ...

1.08  TERMINATION RIGHTS (SUCCEEDING) (SEP 2011}.....c..ccimimnmmmninnnnnin,
1.06  INTENTIONALLY DELETED 11 oiitiiitiiiisniniiimnmin e oot 00 000 4055000000000 0000 e e b R
1.07  DOCUMENTS INCORPORATED BY REFERENCE (SEPT 2011) e

1.08 TENANT IMPROVEMENT RENTAL ADJUSTMENT (SUCCEEDING) (SEPT 2011) .....
1.08 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT, ESTABLISHMENT OF TAX BASE (SEPT 201 1)

110 OPERATING COST BASE (SEPT 2011) i1t kst s s e

T Sy S O A

2.06 REAL ESTATE TAX ADJUSTMENT (SEPT 2011) ..
2.07  ADJUSTMENT FOR VACANT FREMISES {APR 201 ‘1)
2.08  OPERATING COSTS ADJUSTMENT (APR 20711} oo i s 1

111 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES {SEPT 201 1) .......
1.12  HCURLY CGVERTIME HVAC RATES (SEPT 2011)... .
113 24-HOUR HVAC REQUIREMENT (APR 2011}........ .
T.14  INTENTIONALLY DELETED .iiiicreeireiiieee e veetanssresesasss s rvne s s srmes s eem s eee e amaamena e £e a0 r s ern s re 10 r e e e e e s e b pm s et
SECTION 2 GENERAL TERMS, CONDITIONS AND STANDARDS ... - W7
2,01 CEFINITIONS AND GENERAL TERMS (SEPT 2011) iiiiiiieiiiieciiiii it et s s 7
2.02 AUTHORIZED REPRESENTATIVES (SEPT 2011)..... o
2.03  WAIVER OF RESTORATION (APR 2011}............ w7
2.04  PAYMENT OF BROKER (JULY 2011)........ .8
2.08 CHANGE OF CWNERSHIP {APR 2011} .00 .8
8
0
0

SECTION3 CONSTRUCTION STANDARDS AND SHELL COMPONENTS. SN 1
3.0 WORK PERFORMANCE (SEPT 207T1) oottt et e

3.02 RECYCLED CONTENT PRODUCTS (COMPREHENSIVE PROCUREMENT GUIDELINES) {(SEP 2000} ........cccoovnivniiiiiiincernn.

3.03  BUILDING SHELL REQUIREMENTS (APR 20T 1). i iee ettt e s bbb st 11

3.04 ENVIRONMENTALLY PREFERABLE BUILDING PRODUCTS AND MATERIALS (DEC 2007) .. w1
W11

305 INTENTIONALLY DELETED tiiiiiiiiiiiiiiniimss st 0000140000000 0000000000 gt
306 RESPONSIBILITY OF THE LESSOR AND LESSOR'S ARCHITECT/ENGINEER (SUCCEEDING] (APR 2011) ........................ v 11

3.07.  QUALITY AND APPEARANCE OF BUILDING (SUCCEEDING] {SEPT 201 1)

3.08  VESTIBULES (SUCGEEDING) {APR 2011) ... 12
3.09  MEANS OF EGRESS (SEPT 2011)....cccmmivinissicncennn .12
310 AUTOMATIC FIRE SPRINKLER SYSTEM (SEPT 2011).... A2
311 FIRE ALARM SYSTEM (SEPT 2071) ooeeeeeeceeeeeeere e s 12
312  ENERGY INDEPENDENGE AND SECURITY ACT (DEG 2011) 2
3143 ELEVATORS (SEPT 2011} ereeeerereeeeoeseeeerenneeesoresseseeeeeesserene .13
3.14  BUILDING DIRECTORY (APR 2011) 13
315  INTENTIONALLY DELETED wovvvvsseirerinreirens e 43
316  DEMOLITION (SUCCEEDING) (SEPT 2011). L
317  ACCESSIBILITY (FEB 2007)... .13
348 GEILINGS (SUCCEEDING) (DEC 2011) rooeomenriemssiesmmmsmesssmossssssesesmsessrenssionon e 13
3.19  EXTERIOR AND COMMON AREA DOGRS AND HARDWARE (SUCCEEDING) {SEPT 2071) .couevietieeessssssssssssssssssn oot 14
3,20 DOORS! IDENTIFICATION (APR 2071) 10uvvuuesieeremsiuasrimsssesssssssssssasonsesossssessessss aeesosssosssssssssssssssssssssssssssssssssnessssssssssssonsesssssnonsssrns

3.21  WINDOWS (SUGGEEDING) (SEPT 2011).,

322  PARTITIONS: GENERAL (AFPR 2011)........
3.23  PARTITIONS: PERMANENT {APR 2011)
3.24  INSULATION: THERMAL, ACOUSTIC, AND HVAC [APR 2011) it smeinsrsnss s smssmms e cns oo 14

G325 WALL FINISHES {SEPT 2011) 1tttiteeeeessissesessesmmieeressetsansssses eessesessesesssssassssssssssssesesssssasssanstesesstres sestasssosesssamssnses sasnmssnsessnsnsosssestan 14
3.26  PAINTING {SEPT 2011%)... .. 15
327 FLOORS AND FLOOR LOAD (SEPT 2011) ................. .15
3.28  FLOOR COVERING AND PERIMETERS (SEPT 20%1)... .15
3.29  MECHANICAL, ELECTRICAL, PLUMBING: GENERAL (APR 2011) .18
3.30  BUILDING SYSTEMS (APR 2011) ..o, .15
3,31  ELECTRICAL (SEPT 2011} .0 . 15
3,32 INTENTIONALLY DELETED .. 15
3.33  DRINKING FOUNTAINS (APR 2011} .15
334 TOILET ROOMS (DEC 20T1) cmirvieierirnesreeseesesesvessessannessnees 15
3.35  PLUMBING FIXTURES; WATER CONSERVATICN (DEC 2011)., .16
3.36  JANITOR CLOSETS (SUCCEEDING) (SEPT 2011).0cvivveirveriens 15
3.37  HEATING VENTILATION ANC AIR CONDITIONING (APR 2011). .18
338  HEATING AND AIR COMDITIONING {APR 2011) .civiiviiiviiineins .16
3.39  VENTILATION (SEPT 2071 cuiiieisieeriinvsiererarie st s st vatess s ssessessss s sssssasessssssssssessnsssnsnsis AT
3.40  TELECOMMUNICATIONS; DISTRIBUTICN AND EQUIPMENT {SUCCEEDING) (SEPT 209 1).ccciiiivimimincsnsimsersensnsessnsseresenns 17
’ _/)
LEASE NO.LMA04862, PAGE 2 LESSOR: 1° © GOVERNMENT: é }U\M. GSA FORM L202 (January 2012}




341 TELECOMMUNICATIONS: LOCAL EXCHANGE ACCESS (AUG 2008} .. 17

3.42  LIGHTING: INTERIOR AND PARKING (SUCCEEDING) (SEPT 2071} e 17
3.43  ACOUSTICAL REQUIREMENTS (SEP 2000} ..1reoiiiiinimiim s s s s e s ssass s .18
3.44  INDOOR AIR QUALITY DURING CONSTRUCTION {DEC 2007) .. w18
3.45  SYSTEMS COMMISSIONING (SUCCEEDING) (SEPT 2011)..... .19
3.48  INTENTIONALLY DELETED ..ottt bbb e e e 19
SECTION4 DESIGN, CONSTRUCTION, AND POST AWARD ACTIVITIES ..ot s stisssssmmssnsssss s s s s
4.01 SCHEDULE FOR COMPLETION OF SPACE—SUCCEEDING (SEPT 2011}
4.02  AS-BUILT DRAWINGS [TAPR 20711 Jeriviiiiini i im0 st sa a0ty ebe e abe s pnsnne s
SECTION S5 TENANT IMPROVEMENT COMPONENTS.., PP VYN SO PP PP PPPIPP PP |
5.01 TENANT IMPROVEMENT (Tl) REQUIREMENTS (SEPT 201 1) 21
502 INTENTIONALLY DELETED ..ottt st 1500440000040 0000100000010 S e e e e T P nE bt 21
503  DOORS: iNTERIOR {SUCCEEDING) (SEPT Z011) c.ooiiviiciisveeeiins s 2]
504 DOORS: HARDWARE (SUCCEEDING) (SEPT 2011)............. .21
505  PARTITIONS; SUBDIVIDING (SUCCEEDING) (SEPT 2011).. 21
506  WALL FINISHES (SUCCEEDING) {SEPT 2011} ..cvveeevrvrvcevnns .21
5.07  PAINTING (SUCCEEDING) (SEPT 2011} cevvvermiiiiiiiiiiiin e .21
508 FLOOR COVERINGS AND PERIMETERS (SUCCEEDING) (SEPT 2011} .22
5,09  HEATING AND AIR CONDITIONING (SUCCEEDING) (SEPT 2071) vttt 23
510  ELECTRICAL: DISTRIBUTION (SUCCEEDING] [SEPT 20711). ittt s s essssmssssss s 23
5.11 LIGHTING: INTERIOR AND PARKING (SUCCEEDING) (SEPT 2011 )iiiiiiviiiiiririrrims i 23
SECTION &  UTILITIES, SERVICES, AND OBLIGATIONS DURING THE LEASE TERM .o sty voveee 24
6.01 PROVISION QF SERVICES, ACCESS, AND NORMAL HOURS (SEPT 2011] ........... 24
.02  UTILITIES (APR 2011} ... OO PR PO PO TP U PP TP PP TP PPN 24
6.03  INTENTIONALLY DELETED ..... 24
6.04  UTILITY CONSUMPTION REPORTING {SEP 2011} ................................................................................................................ 24
6.08  HEATING AND AIR CONDITIONING (SEPT 20T1) i sy sns 24
6.06 OVERTIME HVAC USAGE (SEPT 2011) vvvvveieeinn .24
6.07  JANITORIAL SERVICES (SEPT 2011).vcvviiieciiiiinnns .24,
6.08  SELECTION OF CLEANING PRODUCTS (APR 207 1) oo s e e 25
6.09  SELECTION OF PAPER PRODUCTS (APR 2077} oot remess st it ane s smsss e pomimanesssnasse s saaane s 25
B.10  SNOW REMOWAL (APR 2071 ) 1rirrmieiiee e eieee i et itsm s 1ot sa s e h et b1 s sa a0 e 0 s s bt e st s e s s e s e e b e e e b et e b n et r s 25
6.11 MAINTENANCE AND TESTING OF SYSTEMS [APR 20T1] i s 28
6.12  INTENTIONALLY DELETED ...t i b 0000018000040 18 b0 0oL T 3888401834505 r e a R a e e 26
6.13  ASBESTOS ABATEMENT (APR 20T1) i s e be s s 28
8.14  ONSITE LESSOR MANAGEMENT (APR 207T) vttt i s 26
615  SCHEDULE OF PERIODIC SERVICES (APR 20T1) ..ot b e 26
6.16  INTENTIONALLY DELETED ...iiiiiiiiiiiiiiotitisis s st sinm it st 4 000 gm0 404 b R 26
8,17  LANDSCAPE MAINTENANCE (APR 2071} .. ..ot iiiitreerrmmarsierninsnn s e sb sa e smmrs seseen s pms s e ses oo bs b bbb e bbb s b s 26
.. 28

6.18  RECYCLING-{DEC 2007)... "
6.19  RANDOLPH-SHEPPARD COMPLIANCE [APR 201 1)
620  INTENTIONALLY DELETED .. .

621  INDOOR AR QUALITY (DEC 2007}................

§22 RADON IN AIR (SUGCEEDING) (SEPT 2011).. -
.23 INTENTIONALLY DELETED ....oooovooooivosesoeeosessosssesees e eeeesssssoeseeesssssessssseessesessasessssseesesssemees sesssesesseeseesesseesesasssasessessassssssseesssessesereran
6,24 HAZARDOUS MATERIALS (OGT 1B 1.ooroveeoeeoseeeesseeeeseeserssessesssssmessssesseeessessseeseseessermaesreessssessessssssssesessessessesseseesiasesssenestsessssreees
6.25 MOLD (AUG 2008) .veeeeviineie v e :
§.26 OCCUPANT EMERGENCY PLANS (APR 2011)...
B.27  INTENTIONALLY DELETED oovvvvvevvvvsreessress e oessesessessssssassessssseesssssssessssassesssssesseee e esssesscosesss st osesessessssssssassssssssessseeoeseeestsscesres

SECTION7  ADDITIONAL TERMS AND GONDITIONS ....ociiiii i essmsses i s s s s s s smssss s sms s s s sss s i
7.01 DAYTIME JANITORIAL SERVICES
7.02  MODIFIED CLAUSES L.ttt 0000000000000 000000008008 5050109800000 85 0884080 S R e a eSS

iy 4 V. GSA FORM L202 {January 2012)

GOVERNMENT:

LEASE NO.LMAQ4862, PAGE 3




SECTION 1 THE PREMISES, RENT, AND OTHER TERMS3

1.01 THE PREMISES (SUCCEEDING) (SEFT 2011)

Unless otherwise noled, the Government accepts the leased premises and tenant improvemenis in their current existing conditton, with the following
exceptions further outlined mare thoraughly in this lease. These exceptions include, but are not limited to, security improvements, Fire Protection and
Life Safety raquirements, ABAAS compliance, as well as compliance with all loca! codes and ordinances. The Lessar shall be responsible for
continuing obligations for cleaning, janitorial, maintenance, repalr, elc. as set forth in the lease paragraphs and attached Generai Clauses.

The Premises are described as follows:

Qffice and Related Space: 94,789 rentable square feet (RSF), yielding 73,470 ANSIVBOMA Cffice Area (ABQA) square fast of office and related
space based upon a Common Area Factor of 28%, located on the first (1%, second (2™), and third (3"} floors and known as Suites 301-1, 301-2,
302-1,and 303-1, of the Building, as depicted on the floor plans attached hereto as Exhibit A.

1.02 EXPRESS APPURTENANT RIGHTS (SEPT 2011)

The Government shali have the non-exclusive right to the use of Appurlenant Areas, and shall have the right to post Government Rules and
Regulations within such areas. The Government will coordinate with the Lessor to ensure signage is consistent with the Lessor's standards,
Appurlenant to the Premises and included with the Lease are righis to use the following:

A, Parking; Three hundred sixty two (3682) parking spaces as depicled on the pian attached heseto as Exhibit B of which zero (0} shall be
structured inside spaces reseived for the exciusive use of the Government, zero {0} shall be inside parking spaces, and three hundrod sixty two
(362) shall be surface parking spaces. In addition, the Lessor shall provide such additionat parking spaces as required by the applicable code of the
local government entity having jurisdiction over the Property.

B. Antennas, Satellite Dishes, and Related Transmission Devices: Space located on the roof of the Building sufficient in size far the installation
and placement of the telecommunications equipment as such may be describad herein, together with the right to access the roof and use of, all
building areas (e.g., chases, plenums) necessary for {he use, operation and mainlenanca of such aquipment at all times during tha term of this Lease.

1.03 RENT AND OTHER CONSIDERATION (SUCCEEDING) (SEPT 2011)

A. The Govemment shali pay the Lessor annual rent, payable monthly in arrears, at the following rates:
05/01/2012 - 04/30/2013 05/01/2013 — 04/30/2017
Annual Rent Annual Rate/RSF Annual Rent Annual Rate/RSF
Shell 'Rent $1,398,312,12 $14.85 $1,398,312.12 $14.85
Tenant Improvements rent’ 5 0.00 $0.00° $0.00 50.00°
Operating Costs $ 445,647.00 $4.73 $ 445,647.00 $4.73
Building Specific Security” $ 36,178.88 50.38° $ 0.00 $0.00°
Total Annual Rent $1,880,138.00 $19.95 $1.843,959.12 $19.58

TThe Tenant Improvements of $0.00 are amorlized at a rate of §.0 parcent per annum over one (1) year,
2Building Specific Security Costs of $35,030.00 are amortized at a rate of 5.0 percent per annum over ane (1) year,

Rates may be rounded.

B. If the Goﬁernmenl occupies the Premises for less than a full calendar menth, than ran! shall be prorated based on the actual number of days
of oceupancy for that month,
C. Rent shall be pald to the Lassor by electronic funds transfer In accordance with the provisions of the General Clauses. Rent shali be
payable {o the Payee designated in the Lessor's Central Contractor Registration.
D. The Lessor shall provide to the Government, in exchange for the payment of rental and other spacified consideration, the following:

1. The leasehold interest in the Properly described in “Paragraph 1.01 The Premises"” created herain;

2, All costs, expenses and fees to perform the work required for acceptance of the Premises in accordance with this Lease, including

ail costs for labor, materials, and equipment, professional fees, contractor fees, attorney fees, permit fees, inspection fees, and
similar such fees, and all related expenses;

3. Performance or satisfaction of all other obligations set forth in this Lease; and all services, ulilities, and maintenance required for
the proper operation of the Property, the Building, and the Premises in accordance with the terms of the Lease, including, but not
limited ta, ali inspections, maodifications, repairs, replacements, and improvements required to be made thereto to meet ihe

requirements of this Lease.

A

A
Loy - )
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4. INTENTIONALLY DELETED
E. INTENTIONALLY DELETED
1.04 BROKER COMMISSION AND COMMISSION CREDIT (SEPT 2011)

A, CBRE, Inc. ("Broker") is the authorized real estate broker representing GSA in connection with this tease transaction. The total amount of
the Commission |3M and Is earned upon lease execution, payable according to the Commisslon Agreement signed betwesn the two parties.
Only of the Commission, will be payable to CBRE, Inc. with the remaining ||l vhich is the “Commission Credit”, 1o be credited to

the shell rental portion of the annual rental payments due and owing to fully recapture this Commission Credit. The reduction in shell rent shall
commence with the first month of the rental paymanis and continue uniil the credit has been fully recaptured in equal monthly installments cver the

shortest fime practicable.

B. - Notwilhstanding the "Rent and Other Consideration” paragraph of this Lease, the shell rental paymenis due and owing under this lease shall
be reduced to recapture fully this Commission Credit. The reduction in shell rent shall commence with the first month of the renlal payments and

continue as indicated in this schedule for adjusted Monthly Rent:

Month 1 Rental Payment $166,676.17 minus prorated Gommission Credit of [ I ccv2's I 2civsted 17 Monih's Rent.

1.05 TERMINATION RIGHTS (SUGCEEDING) {SEP 2011}

The Goverament may terminate this Lease, in whole or in paris, at any time efective after Aprii 30, 2013 by providing not less than sixty (60}

calendar days' prior written notice fo the Lessor, The effective date of the termination shall be the day following the expiration of the required notice
period or the termination date set forth in the notice, whichever is later. No rental shall accrue after the effective date of termination.

1.06 INTENTIONALLY DELETED
1.07 DOCUMENTS INCORPORATED BY REFERENCE (SEPT 2011)

The following documents are incorporated by reference, as though fully set forth herein:

No. oF
DOCUMENT NAME PAGES EXHIBIT
FLOOR PLANS 3 A
SITE PLAN 1 B
SECURITY REQUIREMENTS 3 C
GSA FORM 35178 GENERAL CLAUSES 48 o]
GSA FORM 3518, REPRESENTATIONS AND CERTIFICATIONS | 7 E

1.08  TENANT IMPROVEMENT RENTAL ADJUSTMENT (SUCCEEDING) {SEPT 2011)

The Government shall have the right to make lump sum payments for any or all work covered by the Tenant Improvement (TI) scope. That portion of
the rental payments attribulable 1o amortization of the Tls shall be reduced accordingly. At any time after occupancy and during the firm term of the
Lease, the Government, at its sole discretion, may choase to pay lump sum for any part or all of the remaining principal balance of the Tls. If the
Government elects to make a lump sum payment for the Tls after occupancy, the payment by the Government will result in a decrease in the rent
according to the amonrlization rate over the remaining firm term of the Lease, .

1.09 PERCENTAGE OF QCCUPANCY FOR TAX ADJUSTMENT, ESTABLISHMENT OF TAX BASE (SEPT 2011)

As of the Lease Award Date, the Government’s Percentage of Cccupancy, as defined in the Real Estate Tax Adjustment clause of this lease is 7.67
percent. The percentage of occupancy is derived by dividing the total Government space of 84,189 RSF by the fotal building space of 1,228,024

rentabie square feet.
The Real Estate Tax Base, as defined in the Real Estate Tax Adjustment clause of the Lease is $210,117.35,
1.10 OPERATING COST BASE (SEPT 2011)

The parties agree that for the purpose of applying the clause tilled "Operating Costs Adjustment" that the Lessor's base rate for oparating cosis shail
be $4.73 per rentable sq. it (§445,647.00/annum).

111 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES (SEPT 2011}

In accordance with the section entitied “Adjustment for Vacant Premises” If the Government falls fo occupy or vacates the entire or any portion of the
Leased Premises prior to expiration of the term of the Lease, the operating costs paid by the Government as part of the rent shall be reduced by
$1.29 per ABOA sq. ft. of space vacated by the Government.

1.12 HOURLY OVERTIME HVAC RATES (SEPT 2011)

The following rates shalt apply in the application of the clause titled "Overtime HVAC Usage:"

LEASE NO.LMAD4862, PAGE §
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380,00 per hour per floor
Number of floors: three (3)
1.13 24-HOUR HVAGC REQUIREMENT {AFPR 2011)
The Hourly Overtime HVAC rate specified above shall not apply to any portion of the Premises that is required to have heating and cooling 24 hours per day.

24-hour HVAC is requited by the Govemment for the main distribution fagility on the first (1) floor, such services shall be provided by the Lessar at no
additional charge to the Government. Notwithstanding the foregoing, Lesscr shall provide this service at ne additional cost to the Government if the Lessar

provides this service to other tenants at no additional charge.

1.14 INTENTIONALLY DELETED

; _!‘\ i,
N )
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