STANDARD FORN 2 U.S. GOVERNMENT
et o LEASE FOR REAL PROPERTY
ADMINISTRATION

FFR (41 CFR) 1+16.801

DRESFIERE TME 36y, 4.0 [0 l weasenc.  GS-01B (1PL)-LRID4757

THIS LEASE, made and estered into this date by and between

Oue Financia) Holdings LLC
whose address is /o Meritage Properties LLC, 2 Overhill Road Sufre 425, Scarsdale NY 10583-5323
and whose Interest in the property hereinafter described is shat of owner, hereinatier called the Lessor, and

the UNITED STATES OF AMERICA, bérsinafter culled the Government:
WITNESSETH: The purties herete for the consideration hereinafier mentioned, covenant and agree as follows:

[. LESSOR HEREBY LEASES TQ THE GOVERNMENT AND THE GOVERNMENT HERERY LEASES FROM
THE LESSOR THE FOLLOWING DESCRIBED PREMISES: An area of approximately 2,367 Rentable Square Feet
{RSF) {2,044 Usable Square Pect USF)), of office and general purpose space on the 15th fioor of the building located
at Qne Financial Plaza in Providence RI, (hercinafter the “Building™), and identified on the plans attached herefo as
Exhibit A (Floor plan) and Exhibit B ( Slte plan), and by this reference made a part hereof, togethar with ane (1)
reserved struetored parking space logssed on the site, all parking, all improvements and all amenities being
collectively liercinafier referred to as the “Fremises™ or the “Leased Premises”, all of whicl are leased {o the
Gavernment together with uny and all appurstenances, rights, privileges and casemenls now ar hereafter benefiting,
belonging of appenaining thersto, including without limication use of all common areas and facilities, and rights of
ingresa and syress to the Building, the Leased Premises and all commpn areas and appurienances, o be used for
general Government purposes as determined by the Geoeral Services Administration.

2. 7O HAYE AND TO HOLD the said Premises with their appurtenances for & term of ben { 10) years commencing on
the next business day, excluding Sawrdays, Sundays and Federal Holidays, following the Delivery of the Leased
Premises in fill complisnce with the terins and conditions of Paragraph 6 hereof (the *Comnencement Date™), and
ending ten years thereafter, unless extonded or sooner terminated as provided herein or as may be sllowed ai law or
in equity (the “Lonse Term™), Upon actual determination of the Commencernent Date, and consequently the Lease
Term. the Lessor and the Govemment shall confirm in writing the Commencement Date and the Tennination Date of
the Lease and the Government’s accepiunce of the Leased Premises by execution and delivery of a Supplemental
Lease Apreement,

3. THE GOVERNMENT MAY TERMINATE this Lease in whole or in part wt #ny time on or after the last day of the
seventh (76h) year by giving at [east ene hundred twenty (120) days® prior notice in writing %o the Lessor and no
rental shalf accrue after the effective datc of termination. Said one hundred rwenty (120} day period shall be
compuied commencing with the day after the date of mailing of ths notice by the Government,

4, THE GOVERNMENT SHALL PAY 1o the Lessar, via Elecironic Funds Transfer, commencing on the Commencement
Drave and in accordance with Paragraph 22 of the General Clauses of the Lease, rent as follaws:
Years One thpourh Twe: Annual rent of $75,910.00 ealeulated at $32.07 per RSF(314,93 Base, $11.02 Operating &
$6.12 TTA), payable at the rate of $6,325.83 per munth in arrears,
Years Thres through Seven: Annual remt 0f $83,318.0Q, payable al the rate of $8,943.17 per month in arrears, and
Years Fight shrough Ten: Annual rent of 879,341.84, calculated at $33.52 per RSF, payable
at the rate of 36,61 1.82 per month in arrears to:

One Finencis] Holdings LLEC

c/o Meritage Propertiss LLC

2 Overhill Road, Suite 425

Scarsdale, NY 10583-5323
Rent for 2 lesser period shall be prorated on & per diem basis. Rental payments afier the Flest Year are subject fo
Operating Cost escalations us further described herein and in Paragraph 3.5 of Solicitation for Ofters 9RIZ025 (the
“SFQ™).
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5, THE LESSOR SHALL FURNISH TO THE GOVERNMENT, for the steted vental consideration specified in
Paragraph 4 above and atno further cost or expense to the Government, the followlng:

(2) The Leased Premises, and all appurienances, rights and privileges as described in Paragraph | hereof;

(bj All requirements including, hut aot limited to, ali services, utilities, compliance activities and effors, alrerations,
Imprevements, build gut {except for lump sui relmbursable items), and maintenance, repair and replacement
requirements, all as specified in or conremplated by Solicitation for Offers 9RI2025 dated 7.28.09,

{hereinafier, the “SFO™), which is attuched hersto and by this referepee made o par hereof;

(&) Al construction in accordance with the SFO, including, without limitation, all provisions of the Architectural
Finish Section ofthe SFO and the Apptoved Govenpent Layout Drawings as further dascribed herein, and
attached herste and made a part hereof, and

(d) All provisions and specifications of the Lessor's Best and Final proposal dated 1,20.2010, #s submitied in
tesponse 1o the SFO end the Government's request for Best and Final Offers;

{&) All services, including, without limitation, congtruction drawings and spe¢ifications, engineering and
architectural zervices, and all permitting and epproval requiremenls &s wre necessary ko effact the construction
and delivery of the Leased Premises in accordance with the requiremens described herein; and

(f) All rights, reservations of rights, privileges and the like specificd in, described by, or contemplaied by 1his Lease.

() One (1) on-site struciured parking space throughout the entive Lease term, including all renewal periods,

6. IN REFERENCE TO BUILD OUT AND DELIVERY of the Lested Premises, the Legsor pgrees to the following:
{2) In no event shall the Leased Premises be deemed to be ready for occupancy wnless the same shall comply fully
with all provisions of this Lease, including. but not limited to, the substantial completion of all improvements,
requirements and congtroction in accordance with the specifications contained in this Leuse, the SFO and the
Appraved Government Layout Drawings and Finish and Door Schedules, as referenced in Paragraph 5 above
and all documents referenced in such SFO and in this Lease,

(b} The phrase “substantisl completion™ (or “substantially complete™} shall mean thar all work necessary to deliver
the Leased Premises in accordance with each and every requirément and specification of this Leuse, and al}
other appurienant things necessary for the Government’s aecess to the Leased Premises und the full occupanay,
possession, use and enjoyment thereof, shull huve been completed or obtained, insluding, without limitation, all
requirad reviews, approvals, consents and permits (inchiding & final certificate of occupancy for the entivety of
the Lease Premises allowing occupancy for each of the uses describad in and by this Lease), excepting only such
minor matters as do not interfere with or diminish such secess, occupancy, possession, use or enjoyient,

{c} The Lessor hereby agrees that, as cegards delivery of the Leased Premises to the Govemment ready for
ocevpancy (hereinafter, “Delivery™):

(i} Time is of the sssence.

{ii) Lessor shall effect Delivery an that dute 90 calendar days following delivery of the Approaved Government
Canstruction Drawings, by the Government to the Lessor (the “Delivery Date™), and np eardier than 60 days,

(tii)Except with regard to such “Punch List" irems a5 may be identified in the Acceptince Notice as defined in
Paragraph 6(¢)(v) heveof, it is & condition precedent 1o Delivery that all construction required under this
Lease shall be substantially complete and comply with the requiremenis of FAR §2.246.)2 and 21
{hereinafter, the “Regulations”), attached hereto and by this referance made a par hersof
and ali drawings, plans and specifications referonced in Paragraph 1 hcrr.-nf and thar the Leased Premises
otherwise fully comply with the requirements of this Lease,

{iv) As required by Paragraph 5.9.G, of the SFO, not less than ten {10) calendm‘ days prior to the date on which the
Leased Premises will, in the Lessor's reasonabls, professional opinion, be ready for occupancy {the “Proposed
Readiness Date”), the Lessor shall deliver to the Government writicn notlce of sald Proposed Readiness Date
Unlass the Contructing Officer determlines that the Leased Premises are not ready for inspection, noi more than
five(5) calendar days fallowing the Proposed Rewdiness Dare, the Government shall commence [nspection
of ali construction required under this Leage for tompliance with the Regulations, the plans and al! 1erins and
conditions of this Lease {hereinafier, the “Compliance Inspeciion™).

{v) Lessor’s fallure to deliver the ettire Leased Premises substantially complete and ready for ocrupancy, as
defined in this Paragraph 6, on the Delivery Date, shall be deemed ta be an event of default, excepting

permining delays which shall be an excusable delay.

(vi) Government scceptance of the Leased Premises pursuant to the Complianse Inspaction iz an
acknowledinent of the completion of the work inspeeted, but s not acceptance of ¢enditions which canngt
be fairly discovered until after the Government takes full operstional oceupancy, sn scceptance of latent dafects
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certifleation of cotnplisnce with laws, regulations or other approvals or requirements. Lessor shall remain
fully respansible for all of thege, and shall comrect any conditions at its sole costand expenss upon wttan
notice from the Govermment.

(viil) Government Teview of Lessor-prepared and submitted construction drawings and subsequent comments on
same does not constitute 2 devistian from any provision, condition of requirement of this Lease unless
specifleally identified a9 such in weiting by the Contracting Officer.

(d) If the Gavernment aceepts the Leased Premises zs ready for occupancy and the Leased Premises are
substantially complete but niat fully campilete, then the Government will provide to the Lessor
a Punch Ligt of Trems remaining to be completed for all imerior spaces in the Building,

Lessor and the Government agree that in the event that the funch List items have not been complcted within

30 deys zfter the date the Government decms the Leased Prsmises ready for occupancy, the Government

sholl have the right to withhald from the payments of rent due & sum of maney equal o one and one-half Hings

the estimated ¢ost of completion of the outstanding interior Punch List ems. Upon completion of the

Intarior Punch List ftems, any sums retained by the Governient to cover the Intenior Punch List Reing

shall be promply paid to the Lessor. If Interior Punch List Hems are not fully completed within 120 days

after the date the Government decms the Leased Premises ready for occupancy, the Govemnent may exercise

its rights under Paragraph 4 of the General Clzuses of the Lease and may avail itself of any ather remedy

avallable at law or in equity.

(e} Lessar shall promptly notify the Government Conlructing Officer of any inconsistency umong or betwezn any of
the dotuments refersnced herein, and the Contracling Offloer shall promptly determine which shall control,

{f) The Lessor shall provide b tenant itgprovement allowange of 377,41 7,73, amortized over seven (7) years ar £.0%
interest, The amortized cost of said allowance is ineluded in the rental consideration und muy be sulbect 1o further
adjustment a5 described in Paragraph 3.3 of the SFO.

7. THE GOVERNMENT SHALL HAVE THE RIGHT but nat the obligation, at its sole option and axpense, to remove
at gny time during the term of this Lease any spectal equipment instalicd by Lessar for which Lessor was direerly
reimbursed by the Government as referenced gbove, unless such item i5 a fixture integral to the aperation of the
Building; in no eveat shall the following be considered fixwures integral 10 the operarion of the Building: roof
antenna(e) and/or dishes, security cametds and monitors.

8. THE GOVERNMENT AT ITS GWN EXPENSE shall be responsible for providing conventions] furnfiure, systems
furniture and eertain special equipment prior fo acceptance and accupancy of the Leased Premises, Outside contractors
may be hired by the Govemment to perform this work. The Lessor shall allow early access ro the Leased Premises as
needed to inapect, measure, deliver and install such furniture, somponents, infrestructure and/or equipment at no cost or
expense 1o the Government of its contractors.

Lessar shall provide advance construction seheduling which shall allow sufficient time for suscessful completion of
the work or installation of fumiture, companents infrastructure and/or equipment. Lessor shall work closely with

the Government and Government contractors to coordinste scheduling of such work or installation at the appropriate
stage(s) af construction. In no event shall uay such eatly entey or actess be deemed to be an accepance of the space
ar the work performed at that point, nor shall any such early entry or usesss be deemad to in any way 1o have
secelerated the Commencement Date for any puspose, Any delays caused by the Govemnment that affects the Delivery
Date shall be deemed a Government delay and not a Lessor delay.

g TAX ADJUSTMENTS: Referencing Paragmphs 4.2 “Tex Adjustment™ and 4.2.B.9 “Percentage of Osgupancy™ of the
SFD, the percentage of Government occupancy of the Building for real estate tax purposes is agreed to be 0.63 %.
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10. QPERATING COSTS: Referencing Puragraph 3.5 “Operating Costs” of the SFQ, the base rate for the :us.l of services
(hereinafier, the “Operating Costs Base™) shall be $26,084,39 (§11.02 per RSF). The Base Qperating Cost shall be
subjent to annus) adjustment &s provided in Paragraph 4.3 of the SFQ.

11. VACANT PREMISES: Not Applicable,

12. OVERTIME USAGE;: Referencing Paragraph 4.6 “"Overime Usage” of the SFQ, the Govergenent shall pay the
Lessor for ovartinie usage of heating. ventilation and air conditioning ordered in full compliance with the
requirements of said Paragraph 7.3, at the rate of $175.00 per howr.

13. CHANGE ORDERS: Unless explicitly authorized in udvance and in writing by the Conmacting Officer, any additional
supplies or services, or any change to the speeificutions, terms or conditions of this Lease (hereinefter a “Change in
Leags Terms”}, or any change in work specified under this Lease to be performed by the Lessor (hereinafter, a “Change
Ordec™), shall be deemed 1o be an unsuthorized Change in Lease Terms or unauthorized Change Order. The
Government shall not pay all or any portion of the cost, charge or expense associated with any such unauthor(zed
Changa in Legse Terms of unauthorized Chenge Order. The Government’s occupant tenunt is not authorized to
administer this Lense and the Genern) Services Administration assumes no responsibility for any costs incurred by the
Lessor except as provided herein, All questions and issues periaining to this Lease shall be referred to the Contracting
Officer.

14, REPRESENTATIONS AND WARRANTIES OF LESSOR; The Lessor hereby represents and warrants:

() That it has the right to enter into and perforan jts obligutions wnder this Lease and that it has taken all necessary
actlon and procured all necessary conisents and grants of suthority pursuant te entering into this Lesse.

(b) That no consent, approval or authorization of any person, in¢luding uny governmental suthority or other
regulatory agency, is required in convection with the execution or performance of this Lease or the holdiny
or use of the Leased Premiscs by the Government.

{u) That (i} it hes, or will have prior fo the Conimencement Dare, ali permics, certificates, licenses, orders,
registrations, authorizations and other approvais (collectively, the “Permils”} fiom all federal, state and locul
govemmental or regulatory agencies, bodics, authoritiea or other public or privale ertities which it is required
to held or which are required to be issued fo it, or which are necessary or desirable for [sage of the Premises ko
the Government for its contemplated uses; (i) that such Permits constitute all of the Permits which it is cequlred
1o hold or have received uader the laws, mley and rogulations applicable to it or its business; (i} that it is in full
compliance with all terms, provisions and conditions thereof: and (iv) thet all of susk Permits are in full force
und effect and none will fapse or be terminared, suspended or otherwise adversely affected upon or by reason
of the execution and delivery of this Lease.

15, SATELLITE DISH/ANTENNA.: The Government reserves the right 1o install additional sutellite dishes or antenbae af or
on the Leased Prenises/Building at any time during the term of this Leuce a3 the seme may be extended or renewed.
All rights end privileges of the Government to install, use and access satellite dishes, antennas end‘or reluted cquipment
are onsidered to bo requirements of this Lease and shall be at no additionel rent, chargss, fees or costs to Government,
and no additional responsibility of or to the Leasor.

16. LESS0OR SHALL BE RESPONSIBLE for maintenance, optration, ropair, and replaceinent of all equipment in the
Leased Premises, except thet Lessor shall not be responsible for equipment installed by or an behal# of the Government
and not by the Lessor or atherwiss agreed to in writing betwean the Government an the Lessor, for the entire Lease
term so as 0 keep such equipment in zood working order, Lessor or Lessor's smployees shall be permitted entry to
Govenment-occupied space upon reasonahle advance notice,
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7. CHANGE OF OWNERSEIP: IT during the term of this Lésse, ineluding wxtsnsions, title to this properry is fransferred 1o
anather pary by sale, foreclosure, condemnaiion, or ather transaction, the Lessor (transferar) shall promptly notify the
Caonteacting Officer of said ransfer. The following information shall accompany notification;

{8) A certified copy of the deed transferring title to the property from the lessor W the new owner;

(b) A letter from the new owner assuming, approving, «nd agresing to be bound by t(he terms of this Lease;

{c) A lerter from the Lessor walving all rights under tliis Lease against the Government up 1 the effective date of
transfer;

{d) The new owner’s full legal napwe. 1F ownership iz held In a Corporation, indicate State of incorporation; if a
Purtnérship, list all parthers; if'a Limited Partnership or Limited Liability Corporation’Compeny, list all genergl
peririers or members and identify under which State the parmership or LLC was created; if a Trust, give names
of efl trustees and recording date of Trust.

“The foregoing informution must ba received by the fificenth doy of the month in which the transfer of title will he
effectad. The rent for that month, adjusted in actordance with the effective date of transfer, will ba processed to the
transferor, and the initial vental paymeni to the transferee, will be processed on the first day of the secand month following
the trapsfer of title, 1f the notficetion of trangfer and related information is net received uniil the simeenth day of the
month or fater in which the irinsfer of title will be effevted, the full contrast rental for that month will be forwarded to the
transterot. In this instanes, it will be the responsibility of both the iransferor snd the transferee ta submit (b conjunerion
with other requested informatlan, a sighed Supplemental Lease Agreetnent regarding disposition of the monthly rent with
respect ta the effective dete of transfer, the ownerghip information refercnced above in section {d), and & completed 3318
Representations and Certifications . In uny instaace. fuifure to submil documentation required for a transfer of title wil
result in & stop payment of rent untl such time all docomentation is received by the Conteacting Officer.

1§ THIS LEASE SHALL NOT BE BINDING on either party until it has been executed by a duly autherized official of the
General Services Administration and the duly suthorized signatory of the Lessor.

19. ATTACHMENTS The [uliowing docwnenls are atiached herete and by this reference made e pan hereof:
(8) SFO 9RI2025
{b) GSA Form 3517A, General Clauses
{c) G5A Farm 3518, Representations and Certifications
(d) Exhibite es follows:
{i} Exhibit A - Floor Plan of One Financial Plaza
(i1} Exhibit B — Site Plan of One Financial Plaza
{2) FAR 52.246.12 “Inspection” and FAR 52.246.21 “Warmenty of Construction”

N WITNESS WHEREOY, the panics hercto huve hersunio subseribed their names as of the dawe flrst ubove wrinen,

LESSOR Onpe Financisl Holdings L1LC
ay Ome Financial MM Corp., Its Managing Member

BY
Vice President
1N PRESE
iz I
PRINTED NA JSJ'; M:ﬁf
UNITED STATES OF AMERICA

GENERAL SERVICES ADMINIETRATION

BY MWM Contracting Orticer

Lt ¥ Georgs E Welah {lfiviad 4l
“STANDARD FORM 2 -
FEBRUARY 1086 EDITION COMPUTER GENERATED FORM (1Q91) APPROVED BY GSa
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