LEASE NO. GS-098-02988 o

INSTRUCTIONS TO OFFEROR: Do not attempt to complete this lease form (GSA Lease Form L201C. hereinafter Lease Form). Upon
selection for award, GSA will transcribe the successful Offeror’s final cffered rent and other price data included on the lease proposal form
{GSA Lease Proposgal Form 1364C, hereinafter Lease Proposal Form) into a Lease Form, and transmit the completed Leass Form, fogether
with appropriate attachments, to the successful Offeror for execution.

This Lease is made and entered into between

Vanir Tower Building Inc.

(Lessor), whose principal place of business is 290 Narth D Strest, Suite 900 San Bemnardino, CA 62401 and whose |ntarest in the Property
described herein Is that of Fee Owner, and

The United States of America

‘ (Government) acting by and through the deslgnated remesentatwe of the General Services Admimstratlon (GSA), upon the ferms and conditions set
forth herein.

Witnesseth: The parties héreto, for the consideration hereinafter mentioned, covenant and agree as follows:
Lessor hereby leases to the Governmeant the Premises described herein, baing all or a portion of the Property located at '
290 North D Street, San Bernarding, CA 92401

end more fully described in Section 1 and Exhibit A, together with rlgnts 1o the use of parking and other areas as set forth herein, {0 be used for such
purposes as determined by GSA.,

LEASE TERM

To Have and To Hold the said Premises with its appurtenances for the term beginning upen acceptance of the Premizes as requiréd‘by this Lease and
confinuing for a period of

7 5 Years, 3 Years Flrgn,
subject to termination and renewal rights as may be hereinafter set forth. The commencement date of this Lease, along with any applicable

temination and renewal rights, shall be more speciically set forth In a Lease Amendment upon Substantial completion and acceptance of the Space
by the Governmant. . .

-In Witness Whereof, the parties io this Lease evidence their agreement to all terms and GOndIlIDnS set forth herein by their signatures below, to be
effective as of the date of delivery of the fully executed Lease to the Lessor.

Name:

Tie: res Title: Lease Contracting Officer

Entity Name: Vanir Tower Building, Inc. General Services Administration, Public Buildings Service

Date: December 3, 2012 pate: ___ ¥/ Lol

Name: +  Patricia Green

Tite: Vice President
December 3, 2012

Date:
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- SECTION 1 THE PREMISES, RENT, AND OTHER TERMS

1.01 THE PREMISES (JUN 2012)
The Premises are described as follows:
A Office and Related Space: 12,406 rentable square feet (RSF), yleldmg 10,769 ANSI/BOMA Office Area (ABOA) square feet (SF) of office

and relsted Space located on the T7th floor of the Buiding, as depu::ted on the floor plan(s) attached hersto as Exhibit
A. The Lessor is also providing an addiional 1,459 RSF of office space free of charge.”

B. Common Area Factor: The Common Area Facter (CAF) i established as 1.152 percent. This factor which represents the conversion from
ABOA to rentable square fest, rounded to the nearest whole percentage shall pe used for purposes of rental adjustments in accordance with the
Paymient Clause of the General Clauses.

1.02 EXPRESS APPURTENANT RIGHTS (JUN 2012)

The Government shall have the non-exclusive right to the use of Appurtenant Areas, and shall have the right to post Rules and Regulations. Governing
Conduct on Federal Properly, Title 41, CFR, Part 102-74, Subpart C within such arees. " The Government will coordinate with Lessor to ensure
signage is consistent with Lessor's standards. Appurtenant to the Premises and included in the Lease are rights o use the followtny:

A. Parking: 41 parking spaces reserved for the exclusive use of the Government, of which 41 shall be structured/inside parking spaces, and 0
shall be surface/outsids parking spaces. In addition, the Lessor shall provide such additional parking spaces as required by the apphcable code of the
local government entity having jurisdiction over the Property.

B. Antennas, Satellite Di nd Rel Trangmission Devrcec Space l6cated on the roof of the Building sufficient in size for the Installation
and placement of the telecommunications squipment as such may be described herein, together with the right to access the toof and use of, all
Building areas (e.g., chases, plenums) necessary for the use, operation and maintanance of such equipment at all times during the term of thls Lease..

1.03 - RENT AND OTHER CONSIDERATION (JUN 2012)

A. The Government shall pay the Lassor annual rent, payable in monthly instaliments in airears, at the following rates:
FIRm TERM : NON FIRM TERM

ANNUAL RENT ANNUAL RENT

SHELL RENT' 5197,999.76 $197,999.76
TENANT IMPROVEMENTS RENT? §$ 176,640.75 $0

OPERATING COSTS® $56,695.42 - $ 56,605.42
BUILDING SPECIFIC SECURITY" $0 $D

PARKING® $0 50 -
TOTAL ANNUAL RENT $431,335.93 $254,695.18
Shell rent (Firm Term) calculation: $15.56 per RSF muliplied by 12,408 RSF

2The Tenant improvement Allowance of 543.62/ABOA |s amortized at a rale of 8 percenl per annum over 3 years,
Operatrng Costs rent calculalion: $4.57 per RSF mulliplied by 12,406 RSF

*Building Specific Security Cosls of $0 are amortized st a rate of & percent per annum over 0 years

“Parking costs describec under sub-paragraph G below

In instances where the Lessor amortizes either the T or Building Specific Security for a pericd exceeding the Firm Term of the Lease, should the
Government terminate the Lease after the Firm Term or does not otherwise renew or extend the term beyond the Fimn Term, the Government shall not
be lizble for any unamortized costs beyond the Firm Temm. .

B. Rent is subject to adjustment based upon a mutual on-site measurement of the Space upon aocepbanoe, not to exceed 10,768 ABOA SF
based upon the methedology outlined under the “Payment” clause of GSA Fonrn 3517,

C. Rent is subject to adjustment based upon the final Tenant Improvement (TI) cost to bs amertized in the rental rate, as agreed upon by lha
parties subsequent to the Leass Award Date. ,

D. If the Govemment oocupies the Premises for lees than a full calendar month, then rent shali be prorated based on the actual number of days
of occupancy for that menth, )

E. ° Rent shall be paid to Lessor by elsctronic funds transfer in accordance with the provisions of the General Glauses. Rent shali be payable to

the Payee designated in the Lessor's Central Contractor Registration (CCR). If the payee is diffarent from the Lessor, both payee and Lessor must be
registered in CCR.
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F. . Lessorshall providé to the Government, in exchange for the payment of rental and other specified consideration, the following:

1. The leasehold Interest In the Property described in the paragraph entitled “The Premises.”

2. All costs, expenses and fees to perform the work required for aceeptance of the Premises in accordance with this Lease, including
all costs for labor, materials, and equipment, professional fees, contractor fees, sitomey fees, pemit fees, inspection fees, and similar such fees, and
all related expenses,

3. Performance or satisfaction of all other obliga'tidns set forth in this Lease; and all services, utilities, and maintenance required for
the proper operation of the Properfy, the Building, and the Premises in accordance with the terms of the Lease, [ntluding, but not limited to, all
ingpections, modifications, repairs, replacements, and improvements required to be made thereto to meet the requirements of this Leass.

G. Parking shail be provided at a rate of $0 per parking space per month (Structure), and $0 per parking space per morith (Surf:ace).

1.04 TERMINATION RIGHTS [AUG 2011}
-The Government may terminate this Lease, in whole or in part, at any time effective after the Firm Term of this Lease, by providing not less than.60.

days’ prier written notice to-the Lessor. The effactive date of the termination shall be the day following the expiration of the required nétice period or
the termination date set forth in the notice, whichever is later. Na rental shall accrue after the effective date of termination.

1.08 DOCUMENTS INCORPORATED IN THE LEASE (JUN 2012)

The following documents are attached to and made part of the Lease:

No. oF
DOCUMENT NAME - . PaGES | ExHlIT
FLOOR PLAN(S) 1 A
AGENCY SPECIAL REQUIREMENTS [ B -
SECURITY REQUIREMENTS 3 C
GSA FOrM 3517B GENERAL CLAUSES 46 D
GSA FORM 3518, REPRESENTATIONS AND CERTIFICATIONS - | 10 E
SMALL BUSINESS SUBCONTRACTING PLAN B F

1.06 TENANT IMPROVEMENT ALLOWANCE {AUG 2011)

The Tenant Improvement Allowance (TIA} for purposes of this Lease is $43.62 per ABOA SF. The TIAls the amount that the Lessor shall make available for
the Govemment to be used for Tls. This amount is ameriized in the rent over the Finn Term of this Lease at an annual interest rate of 8 percant.

1.07  TENANT IMPROVEMENT RENTAL ADJUSTMENT (AUG 201 1)

A. The Government, at its sole discretion, shall make all decisions as to the use of the TIA. The Govemment may use aII or part of the TIA.
The Government.may retum to the Lessor any unused partion of the TIA in exohange for a decrease in rent according to the agreed-upon amertization
rate over the Firm Tem. .

B. The Government may elect to make lump sum payments for any or all work covered by the TIA, That part of the TIA amortized in the rent
shall be reduced accordingly. At any time after oocupancy and during the Firm Temn of the Lease, the Government, at its sols discretion, may elact to
pay lump sum for any part or all of the remaining unpaid amortized balance of the TIA. If the Government elects to make a lump sum payment for the
TIA after occupancy, the payment of the TIA by the Government will result in a decrease in the rent acoordmg to the amortization rate over the Fimn
Temn of the Lease.

C. If it is anticipated that the Government will spend mora than the allowance identiﬁed above, the Government shall have the right to either;

1. Reduce the Tl requirements;

2. Peay lump sum for the overage upon substantial completion in acoordance with the “Acceptance of Space end Certificate of
Qccupancy” paragraph; )

3. Negotiate an increase in the rent.

1.08 TENANT IMPROVEMENT FEE SGHEDULE (JUN 2012)

For pricing T1 costs, the following rates shall appt_y_fortl'ne injtial builo-out of the Space.

INTIAL
BuILD-OuT
ARCHITEGT/ENGINEER FEES ( § PER ABOA SF'OR % OF T1 CONSTRUGTION COSTS) T 4%
LESSOR'S PROJEGT MANAGEMENT FEE (% OF T CONSTRUGTION COSTS) 5%
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1.09 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT (JUN 2012)
As of the Lease Award Date, the Govemment‘s Percantage of Octupancy, as defined in the "Real Estate Tax Adjustmant” paragraph of this Lease is

'9.43 percent. The Percentage of Oceupancy Is derived by dividing the total Government Space of 12,408 RSF by the {otal Building space of 131,608
RSF.

1.1¢ OPERATING COST BASE (AUG 2011y

The parties agree that for the purpose of applying the paragraph titled "Operatmg Costs Adjustment” that the Lessors base rate for operating costs
" ghall be $4.57 per RSF {$56,695.42/annum).

1.11 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES (JUN 20]2)
In accordance with the paragra'ph entitlied “Adjustment for Vagant Premises,”  the Governmant fails to occupy or vacates the entire-or any partion of
the leased Premises prior to expiration of the term of the Leass, the operatmg costs paid by the Government as part of the rent shall be reduced
by $1.11 per ABOA SF of Space vacated by the Government.
112 HOURLY OVERTIME HVAC R.ATES (AUG‘ZO'I 1)
The following rates shall apply in the application of the paragraph titled "Overtime HVAC Usage:"
"« $48.00 per hour perfioor ‘

1.13 24-HOUR HVAC REQUIREMENT (APR 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.
If 24-heur HVAC is required by the Governmerit for any designated rooms or areas of the Premises, such services shall be provided by the Lessor at an
annual rate of $0 per ABOA SF of the area réceiving the 24-hour HVAC, Notwithstanding the foregoing, Lessor shall provide this service at no additionat
cost {o the Government if the Lessar provides this sarvice to ofher tenants in the Building et no additional charge.
1.14 BUILDING IMPROVEMENTS {JUN 2012) ‘
The Lessor shall complete the following additional Building improvements prior to acoaptance ufthe Space:

A.. Take al recommended corrective actions per the F|re Protection and Llfe Safety Survey Evaluation prepared by Rolf Jensen and Associates dated

July 3, 2012,

B. Provide new carpet and paint in the tenant occupled space. | )
1.15 HUBZONE SMALL BUSINESS CONCERNS ADDITITIONAL PERFORMANCE REQUIREMENTS (MAR 2012)
If the Lessof is a qualified HUBZone sr_nall business concem (SBC} that did noi waive the price evaluat‘lon,pre‘ference then as required b{y 13 C.FR
126.700, the HUBZone SBC must spend at lsast 50% of the cost of the contract incurred for personnel on its owh employees or employees of other
qualified HUBZone SBC's and must meet the parformance of the work requirements for subcontracfing in 13 C.F.R. § 125.8(c). Ifthe Lessoris a

HUBZone joint venture, the aggregate of the qualified HUBZone SBC’s to the joint venture, not each concam seperately, must perform the applicable
percentage of work required by this c]ause
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