STANDARD FORM 2

FEBRUARY 1065 EDITION | U.S. GOVERNMENT

GENERAL SERVICES
ADMINISTRATION LEASE FOR REAL PROPERTY
FPR (41 CFR) 1-16.601
DATE OF LEASE g ) LEASE NO.

January &, 2010 LNY23699 (NY7500Z72)

THIS LEASE, made and entered into this date by and between Uniquest Delaware, LLC

whose address is: 100 Corporate Parkway
Suite 500
Ambherst, NY 14226

N Y

and whose interest in the property hereinafter described is that of owner ’
hereinafter called the Lessor, and the UNITED STATES OF AMERICA, hereinafter called the Government: ' /‘
WITNESSETH: The parties hereto for the consideration hereinafter mentioned, covenant and a; as follows: #

P Bree SoL W37-5-¢[a

1. The Lessor hereby leases to the Government the following described premises:

10,040 rentable square feet/ 8,173 ANSI BOMA office area square feet (usf) of office and retated space located on the 102 floor
of the building known and designated as 200 Delaware Avenue, Buffalo, NY 14202
be used for office and related purposes and sixteen (16) secured, reserved parking spaces in the building.

SEE PARAGRAPH 8 OF THE RIDER TO THIS LEASE
through -subjeet to-termination-and-

SEE PARAGRAPH 9 OF THE RIDER TO THIS LEASE
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INTENTIONALLY DELETED

A ——edition)-:
SEE PARAGRAPH 7 OF THE RIDER TO THIS LEASE

IN WITNESS WHEREOF, the parties hereto have hereunto subscribed their names as of the date first above written.
LESSOR UNIQUEST DELAWARE, LLC

i (S?;_::nar’ e) (Signature)
IN PRESENCE OF: .
m (0 _CoRMrnae P, 5320 , Altlest Ni ! '#W
(Szgn re) {(Address)

UNITED STATES OF AMERICA GENERAL SERVICES ADMINISTRATION

%‘/ E L M\_’,—. Contracting Officer

(Signaiure) (Official title)
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7.

10,

11,

The following are attached hereto and made a part hereof:
a. Lease Rider, Paragraphs 7 through 34

b. Section 1: Summary

c. Section 2: Award Factors and Price Evaluation

'd: Section 3: How to Offer and Submittal Requirements

e. Section 4: Utilities, Services, and Lease Administration

f. Section 5: Design, Construction, and Other Post Award Activities
g. Section 6: General Architecture

h. Section 7: Architectural Finishes

1. Section 8: Mechanical, Electrical, Plumbing

J. Section 9: Fire Proteciion, Life Safety, Environment Issues

k. Section 10: Lease Security Standards

L. Section 11: Special Requirements

m. General Clauses — GSA Form 35178 (Rev. 11/03)

n. Representations & Certifications — GSA Form 3518 (Rev. 7/04)

The term of this Lease shall commence upon completion of the alterations to the
leased premises by the Lessor and acceptance thereof by the Government as
substantially complete and run for a period of ten (10) vears thereafter, subject to the
termination rights as set forth below. The commencement date shall be mote
specifically set forth in a Supplemental Lease Agreement executed by both the Lessor
and the Govermnment.

The Government may terminate this lease at any time by providing at least 90 days -
written notice to the Lessor after the fifth (5™) year of the lease and no rental shall
accrue after the date of termination. Said notice shall be computed commencing the
day after the date of mailing.

The Lessor agrees to proceed with due diligence to provide all labor and materials
necessary to perform all alterations and installations in accordance with this rider,
Sections 1 through 11 of this lease, its attachments, and to deliver the space ready for
occupancy in accordance with Paragraph 8 of this Lease.

The Lessor agrees to contribute a TI allowance of $312,426.00 ($38.23 / usf) in
accordance with the provisions of I"aragraph 3.3 of the SFO portion of this lease. The
TI ¢ost of the $312,426.00 will be amortized over the ten year (10) lease term
compounded at an interest rate of 8% per annum. 1n the event the balance of the TI
cost is less than $312,426.00 it is understood that the actual TI cost balance will be
amortized in the annual rent in the same manner as set forth herein. In the event the
Govemment exercises its right to terminate the lease as set forth in Paragraph 9 of
this lease rider, the Government shall not be liable to pay the Lessor for the
unamortized balance of tenant improvements remaining at the effective date of this

lgase termination.
1 MP ﬁ/’tof'/
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12.

13.

14.

15.

Thie Government shall pay the Lessor annual rental as follows;

For years 1 through 10 of the lease term, a total annual rental rate of $25.88 per

521 ,652 93 per month in arrears as"a.aa]usted by operatmg cost escalallonb provided,
however, that the rent for the first two months shall be reduced in accordance with
paragraph 14, Years 1 through 10 annual rental rate includes $4.53 per 1sf

($45,487.07 per annum) for the amortization at an 1ntercst rate of 8% per annum for

the Lessor’s contribution to the TI cost.

The first six (6) months of the lease term will be rent free. The monthly rental
payment will begin in the seventh month of the lease term.

Jones Lang LaSalle (“JLL") is the authorized real estate broker representing the
Govermnment in connection with this lease transaction. The Lessor and JLL have
apreed to a cooperating lease commission of |l of the firm term value of this lease.
The total amount of the commission is Lessor shall pay the Broker no
additional commissions associated with this lease transaction. In accordance with
Paragraph 2.3, “Broker Commission and Commigsion Credit” of the SFQ portion of
the lease, the Broker has agreed to forego - of the commission that it is entitled to
receive in connection with this lease transaction (“Commission Credit”). The
Commission Credit is _ The Lessor agrees to pay the Commission less the
Commission Credit to the Broker in accordance with Paragraph 2.3, “Broker
Commission and Commission Credit” (fifty percent (50%) of thc commission shall
be due upon the execution of the Lease, and the remaining fifty percent (50%) shall
be due at the lease commencement).

The shell rental portion of the annual rental payments due and owing under Paragraph
12 of this Rider shall be reduced to fully recapture this Commission Credit. The
reduction in shell rent shall commence with the first month of the rental payments and
continue through the second month of the lease term as indicated in the following
schedule of adjusted Monthly Rent:

First month's rental payment (month 7) $21,652.93 minus prorated Commission
Credit of - equals adjusted seventh month’s rent.

Second month's rental payment (month 8) $21,652.93 minus prorated Commlssron
Credit of - equals adjusted eighth month’s rent.

Rent for a lesser period shall be prorated. Rent checks shall be made payable to
Uniquest Delaware, LLC, ¢/o Michael Montante, 100 Corporate Parkway Suite 500,

LESSOR GOVERNMENT
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16. For the purposes of operating cost escalations, in accordance with Paragraph 4.3 of
the SFO portion of this I.ease, the annual base eost of services is $52,707.55 ($5.25
rsf/ $6.45 usf).

. All services, maintenance and utility costs are inctuded in the rental consideration,
including tenant electricity for lights, office machines and related equipment and
HVAC. Services, utilities and maintenance shall be provided by the Lessor in
accordance with the specifications in thlS lease at no additional cost fo the
Govermnment,

. In accordance with paragraph 4.6, ‘Overtime Usage’, of the SFO portion of the Lease,
the overtime rate shall be $45.00 per hour for years 1-10 of this Lease agreement.
There will be no additional charge however for any 24-hour LAN room.

. For the purposes of tax adjustments in accordance with Paragraph 4.2 of the STO
portion of this Lease, the Government’s percentage of occupancy is 12.7252% of

parce id |

. For the purposes of Adjustment for Vacant Premises, in accordanee with Paragraph
4.4 of the SFO portion of this Lease, the rent shall be reduced to $25.65/usf.

. The Lessor shall be solely responsible for the technical accuracy of the construction
documents to be developed by the Lessor from the approved design intent drawings
and the construction of the leased premises as required by this Lease including but not
limited to, HVAC requirements, hghtmg placement, plumbing and fire/life safety
requirements.

. Wherever the words “Offeror” or “Successful Offeror” appear in this Lease, they
shall be deemed to mean “Lessor”’; wherever the words “Solicitation”, “*Solicitation
for Offers”, or “SFO” appear in the Lease, they shall be deemed to mean “this
Lease”; wherever the words “‘space offered for Lease™ appear in this Lease, they shall
be deemed to mean “Leased Premises.”

.-Bach employee of the Lessor and/or its contractor(s) shall be (1) a citizen of the
United States of America; (2) an alien who has been lawfully admitted for permanent
residence as evidenced by Alien Registration Receipt Card, Form I-151; or (3) an
alien who presents other evidence from the Immigration and Naturalization Service
that employment will not affect his/her immigration status.

- In no event shall the Lessor enter info negotiations conceming the space leased ot to

be leased with representatives of Federal agencies other than the employees of the
General Services Administration or personne] authotized by the Contracting Officer.

MIM o
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25. Lessor shall not be reimbursed for any services not provided for in the Lease
including, but not limited to, repaits and alterations, nor will any rental be paid for
occupancy in whole ot in part except for the Lease term specified in this Lease, unless
approved in advance and in writing by an authorized official of the General Services
Administration.

26. If, during the term of this Lease including extensions, title to this property is
iransferred to another party either by sale, foreclosure, condemnation or other
transaction, the Lessor (transferor) shall promptly notify the Contracting Officer of
said transfer. The following information shail accompany this notification:

s A certified copy of the deed transferring title to the property from the
Lessor to the new owrer.

e A letter from the new owner assuming, approving, and agreeing to be
bound by the terms of this Lease.

» A letter from the Lessor waiving all rights under this Lease against the
Govemment up to the effective date of the transfer.

The new owner’s employer identification or Social Security Number.

» A completed “Payment Information Form™ SIF3881 (Provided to the
Lessor by the Government)

e The new owner’s full legal name. If a corporation, md1cate the state of
incorporation. If a parinership, list all partners fully. If a limited
partnership, Yst all general pariners fully and identify under the laws of
which state the limited parinership is created. If a realty trust, give
names of all trustees and the recording date of the trust.

The foregoing information must be received by the fifteenth day of the month in
which the transfer of title will be affected. The rent for that month, adjusted in
accordance with the effective date of the transfer will be processed to the Lessor.
Initial rental payment, including the applicable portion of rent for the month during
which the transfer occurred, to the new owner will be processed on the first day of the
second month following the transfer of title. If the notification of transfer and related
information is not received until the sixteenth day of that month {or later), in which
the transfer of title will be effected, the full contract rental for the month will be
forwarded to the Lessor. In this instance, it will be the responsibility of both the
Lessor and the new owner to submit, in conjunction with the other requested .
Information, a letter of agreement regarding disposition of the monthly rent with
respect to the effective date of transfer. In any instance, failure to submit the
documentation required for transfer of title will result in a stop payment of rent until
such time as the Contracting Officer receives all documentation.

27. The Government shall have 24-hour/7-day access to the leased premises.

INF 1AL fm ! @‘6 o
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28.

29.

30.

31

3z

33.

34.

In the event of any conflict or inconsistency between the SFQ, the rider and approved
construction drawings it is agreed that the rider and the approved construction
drawings shall control and govern.

Ag part of the rental consideration, the Government shall have the right to install a
satellite dish and/or antenna on the roof of the building provided (i) the location, size
and specifications of such satellite dish or antenna are approved In writing In advance by the
Lessor; (ii) the Government is solely responsibie for the installation of same; (iii) the
installation complies with all applicable ordinances and laws and all reasonable safety
standards; (iv) the satellite dish or antenna does not interfere with the building’s cable,
telecommunications or electrical systems; and (v} the satellite dish or antenna is safely
secured by a method acceptable to Lessor. Further, the Government shall be solely
responsible for.the maintenance of the satellite dish or antenna and any related equipment
and the maintenance and repair of the building area upon which the satellite or antenna is
instalted. Upon termination of this Lease, the Government shall remove the satellite dish or
antenna and all related equipment installed therewith, repair any damages caused by such
installation in a good and workmanlike manner or, falling to do so, will pay for any damages
and the cost of repairs necessary to restore the building to its condition prior to the
installation of the satellite dish or antenna and any related equipment. Such repair and
restoration obligations of the Government shall survive the termination of the Lease.

The Lessor shall provide and maintain exterior signage that clearly identifies the
location to the public.

The Lessor shall provide sixteen (16) secured, reserved parking spaces in the
building. The parking spaces shall be separated from other parking spaces with nine
(9) gauge wire mesh and lockable rolling gate or in a secured environment with
attendant or CCTV camera. All parking costs have been included already in the
rental consideration,

The Lessor will not lease any space in the building to other Customs & Border
Protection entities, Federal, State or Local law enforcement agencies that house task
forces, tenants that have criminal clients reporting on a daily basis, tenants that have
clients who are concemned with the presence of law enforcement entities, and tenants
that have clients that are dependent upon the services offered by alcchol and drug
dependency services.

Any alferations required to bring the space, including the restrooms, up to ABAAS
compliance will be handled by the Lessor at no additional cost to the Government.

The Lease shall not be binding on either party until executed by a duly authorized
official of the General Services Administration.
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