STANDARD FORM 2

FEBRUARY 1965 EDITION U.S. GOVERNMENT

GENERAL SERVICES : s .
ADMINISTRATION LEASE FOR REAL PROPERTY

FPR (4!CFR) ID16.601 P

DATE OF LEASE: 4/ 4t cust 3, 2ol LEASE No. GS-09B-02759 Building No. CA6567

THIS LEASE, made and eééered into this date between Voit Torrance Tech Partners, LLC

whose address is: 101 Shipyard Way, Suite M
Newport Beach, CA 92663-4447

and whose interest in the property hereinafter described is thal of OWNER, hereinafler called the LESSOR, and the UNITED STATES OF
AMERICA, hercinafter calied the GOVERNMENT:

WITNESSETH: The parlies hercto for the considerations heretnafier mentioned, covenant and agree as follows:

1. The Lessor hereby leases to the Government the following described premises:
11,293 rentable square feet (r.s.f), yielding approximately 10,703 ANSI/BOMA Office Arca squarc {eet and related space located on the
First Floor (Suites 110,112 and 114} at 370 Amapola Avenue, Torrance, CA 90501-1475, together with Twenty-Nine (29} onsite surface
parking spaces as depicted on the attached Exhibit A (the “Premises™), to be used for SUCH PURPOSES AS DETERMINED BY THE
GENERAL SERVICES ADMINISTRATION.

2. PARAGRAPH 2 IS INTENTIONALLY OMITTED,

3. PARAGRAPH 3 IS INTENTIONALLY OMITTED.

4. PARAGRATH 4 IS INTENTIONALLY OMITTED.

5. PARAGRAPH 5 [S INTENTIONALLY OMITTED.

<< The remainder of this page left blank intcntionally >>
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6. The Lessor shall furnish to the Government as part of the rental consideration, the following:

The parking space(s) described in Paragraph 1 and parking spaces required by local code.

All labor, materials, equipment, design, professional fees, permit fees, inspection fees, utilities, construction drawings (including, without
limitation, plans and specifications), construction costs and services and all other similar costs and expenses associated with making the
space, common areas, and related facilitics rcady for oceupancy in accordance with the requirements of this Lease and the Government’s
final construction drawings. Rent is subject to adjustment in accordance with Paragraph 3.3, “Tenant lmprovement Rental Adjustment™ of
the SFO. All cost associated with services, ulilities, maintcnancc, repair, replacement, inspections, improvements and other requirements
as required by the Solicitation For Offers No. SCA0347, and its attachments.

Adequale space for telccommunications antennae and transmission devices in accordance with Paragraph entitled, “Telecommunications:
Local Exchange Access,” of the Solicitation for Offers.

7. The following are allached and made a part hereof:

All terms, conditions, and obligations of the Lessor and the Government as set forth in the following:

Sheet numbers 1-3 containing Paragraphs 9-25;

Site Plans (Exhibit “A”, 1 page);

Building Plans (Exhibit “B™, 2 pagcs);

Tenant Improvement Scope of Work {Fxhibit “C”, 1 page);

The Solicitation For Offers Number 5CA0547 (pages 1-49) (all references to SFO shall also refer to any Special Requirements and
Amendments);

SFO Amendment #1, 1 page:

SFO Attachment #7, Special Requirements: “Torrance, CA _”, 2 pages;
GSA Form 3517B {pages 1-2);

(GGS5A Form 3518 (pages 1-7);

8, The following changes were made in this Lease prior to its cxccution:
Paragraphs 2, 3, 4 and 5 of this STANDARD FORM 2 were deleted in their entirety. Paragraphs 9 through 25 have been added.

IN WITNESS WHEREOF, the parties hereto have hereunto subseribed their names s of the date first ahove written.

BY

LESSOR; Vit Torrance Tech Partners, LLC
By Vool D Vwﬂr P AR ER I, AR

By Stad

e TRe Y

vl
(Signature) (Signaturc)

IN PRESENK X o ‘;l"“/VM'/ My . S, & A
' ANAT

Keport. il LA Dt

AL N
{ Slgr(aturex (Addressf

BY

UNITED STATES OF AMEW?ENE L SERVICES ADMINISTRATION, Public Buildings Service:

COWTING OFFICER, GSA

STANDARD FORM 2 EXCEFPTION TO 5F2 APPROYED
FEBRUARY 1965 EDITION




SHEET NUMBER 1 ATTACHED TO AND FORMING A PART OF LEASE NO. GS-09B-02759

9.  TO HAVE AND TO HOLD the Premises with their appurtenances for the term beginning on the day the space is accepted by the
Government as complete and ready for occupancy through the following cight (8) years, eight (8) years firm term in accordance with the
Paragraph cntitled “Inspection of Premises” herein, subject to termination rights as may be hereinafler set forth.

10. The Government shall pay the Lessor annual rent as follows:

Months Shell Rate Annual Base Annual Amual Total | Tolal Total Annual
(r.s.f per Year Service Amortized Rent (r.s.f. Monthly Rent | Rent
year) Cos! (r.s.f. per T.’s (r.s.f. per | per year)
ycar) vear)
01-96 | $20.2661 $4.13 $1.0294 $25.4255 $ 2392745 | § 28712940

1L

13.

14.

15.

18.

The Government shall pay renl monthly, in arrears. Rent for a Iesser period will be prorated. The cost for the twenty-nine (29} parking
spaccs referenced in Paragraph 1 of this SF-2 are included in the 3hell Rent

Rent checks shall he payable to:

Voil Torrance Tech Partners, LLC
101 Shipyard Way, Suitc M
Newport Beach, CA 926634447

The Lessor shall subslantially complete the Tenant Improvements within sixty (60) calendar days of lease award. This supcrscdes the
timing reference in paragraph 5.9(F) of SFO number SCA0547. All items specified in paragraph 26 of this lease agreement and as
delineated on the Government Approved Design Intent Drawings shall be provided by the Lessor.

TaXx ADIUSTMENT: Pursuant to Paragraph 4.2 of SFO Number 5CA0547, “Tax Adjustment, California Deviation 10/98” for purposes
of tax escalation, thc Government occupies 11,293 / 635,581 rentable square feet (17.22 %).

OPERATING COST: Pursuant to Paragraph 4.3 of SFO Number SCA0547, “Operating Costs™ , the base rate for purposes of operating
cost escalation is established at $4.13 per rentablc square foot per annum.

ADJUSTMENT FOR VACANT PREMISES: Pursuant to Paragraph 4.4 of SFO Number SCA0547, “Adjustment for Vacant Premiscs”, in the
event of the Government vacating in whole or in part prior to leasc cxpiration, the rental will be reduced by $1.64 pcr ABOA square
foot per annum for operating cxpenses if vacated in whole or in part. The Adjustment for Vacant Premises rate shall be cscalated
annually based upon Paragraph 4.3 of SFO Number SCANS547, “Operating Costs.”

OVERTIME USAGE: Pursuant to Paragraph 4.6 of SFQ Number 5CAQ547, “Overtime Usage”, upon rcquest by the GSA Field Office
Manager, the Lesser shall provide heating, ventilation, and air-conditioning {HV AC) at any time beyond normal scrvice hours (7:00
a.m. - 5:00 p.m., Monday through Friday, except Federal Hol+idays (“Normat Hours™}}, at a rate of $25.00 per hour. Fixed for the eight
(8) vear lease term. The Lessor will not charge the Government if Lessor otherwise provides these services to other building tenants
during the Government’s overtime hours. The Lessor must submit a proper invoiee quarterly to (iSA Building Manager or designee
located at GSA West Los Angeles PMO, 11000 Wilshire Boulevard, Los Angeles, CA 90024-3602, to rcceive puyment.

PARAGRAPH 16 IS INTENTIONALLY OMITTED.

. TENANT IMPROVEMENT ALLOWANCE: The maximum Tenant Improvement Allowance has been established by negotiation to be

$68,525.00. This TI allowance has been determined by the Government to he fair and reasonable. Notice to Proceed (NTP) with the
construction of the Tls in the amount of $68,525.00 is herewith given, Upen completion and acceptance of the improvements, the
Tenan! Improvement Allowance shall be amortized over the eight (8) year term of the lease agreement at an interest ratc (amortization
ratc) of 8.0 % per year.

BUDGET AND PRICE PROPOSALS/CONSTRUCTION SCHEDULI;

A.  Per Par. 17, above, the price proposal has been delivered and approved. Notwithstanding Paragraph 5.9 (B) of the SF0, Lessor
shall have 10 days following lease award to submit final DID and demolition plans. The Government shall approve the plans
within 5 days of receipt from the Lessor.

B. [If Construction Drawings are requircd for permit, Lessor shall preparc and submit a copy of the CD’s to the Governmenl within 10
days of the Government’s approval of DID’s. The Government shall review the CD’s for their conformance to the DID's within 5

days of reccipt.
Initials: __ 2% & »/
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SHEET NUMBER 2 ATTACHED TO AND FORMING A PART OF LEASE NO. GS-09B-02759

19. ACCEPTANCE OF SPACE:
A, The following is added to Paragraph 5.9 G (1), “Acceptance of Space and Certificate of Occupancy”™: Subsequent Government
inspections and notification of the results of such inspections shall be made in accordance with the forcgoing procedure, Time
frames for subsequent inspections will be established by the Government.

B.  Any items that have been identificd at the acccptance of the space as punchlist iteins to be completed or comrected and which de not
affect beneficial occupancy shall be completed by the Lessor within ten (10) calendar days of acceptance.

C. Neither the Government’s acceptance of the Premiscs for occupancy or aceeptance of related appurtenances, nor the Government’s
occupancy of the Premiscs, shall be construed as a waiver of any requirement or right of the Government under this Lcasc, or as
otherwise prejudicing the Government with respect to any such requirement or right, or as an acceptance of any latent defect or
condition.

20. UNAuTHORIZED IMPROVEMENTS: All questions pertaining to this lease agreement shall be referred in writing to the General Services
Administration Contracting Officer. This contract is belween GSA and the Lessor, GSA assumes no financial responsibility for any
cost incurred by the Lessor except as provided by the terms of the lease agreement or authorized in wriling by the GSA Contracting
Officer. If Lessor delivers space with improvements not authorized or requested in writing by the GSA Contracting Officer, then
Lessor shall not be entitled to compensation.

21. Whercver the words “Offeror”, “Lessor” or “successful offeror” appear in this Lease, they shall be deemed to mean “Lessor”; wherever
the words “solicitation”, “Solicitation for Offers”, or “SF(¥" appear in this Lease, they shall be decmed to mean “this Lease™; wherever
the words “space offercd for lease™ appear in this Lease, they shall be deemed Lo mean “Premises™

Walvir OF RESTORATION: The Lessor hereby waives, releases and discharges, and forever relinquishes any right to make a claim
against the Government for waste, damages, or restoralion arising from or related to (a) the Government's normal and customary vse of
the leased premises during the term of the Lease (including any extensions thereaf), as well as (b) any initial or subscquent alteration to
the leased premises, including cabling, or removal thereof, during the lerm of this Lease (including any extensions thercof), where such
altcrations or removals are performed by the Lessor or by the Government with the Lessor's consent, which shall not be unreasonably
withheld. The Government may, at its sole option, abandon property in the leased space following expiration of the Lease, in which
cuse the property will become the property of the Lessor and the Government will be relieved of any liability in connection therewith.

23, COMMISSION aND COMMISSION CREDIT:
The Lessor and the Broker have agreed to a cooperating lease commission offJj for the years (1) through (5) and |Jjfor the years
{(6) through (8) of the firm term value of this Lease, excluding the amortized TI rent and shell reni associated with amortization of the
Government’s pro rata share of seismic retrofit work. The total amount of the commnission is-. The Lessor shall pay the
Broker no additional commissions associated with this lease transaction, Tn accordance with the "Broker Cormimission and Commission
Credit" paragraph, the Broker has agreed to forego - of the commission that it is entitled to receive in connection with this lease
transaction ("Comumission Credit™. The Commission Credit is [JJJJ NN The Lessor agrees to pay the Commission less the
Commission Credit to the Broker in accordance with the "Broker Commission and Commission Credit" paragraph in the SFQ attached
to and formiing a part of this Leasc,

Notwithstanding Paragraph 3 of this Standard Form 2, the shell rental payments due and owing under this Lease shall be reduced to
fully recapture this Commission Credit. The reduction in shell rent shall commence with the first month of the rental puyments and
conlinue as indicaled in this schedule for adjusted Monthly Rent.

First Month's Rental Payment $23,927.45 minus prorated Commission Credit m- equals _ adjusted First Month’s
Rent.

Second Month's Rental Payment $23,927.45 minus prorated Commission Credit ni- equals _adjusted Second
Month’s Rent;

Third Month's Rental Payment $23,927.45 minus prorated Commission Credit ot_ cquals _adjustcd Third Month’s
Rent;

Fourth Monih's Rental Payment $23,927.45 minus prorated Commission Credit ol cavals I 2djvsted Fourth
Month’s Rent.
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SHEET NUMBER 3 ATTACHED TO AND FORMING A PART OF LEASE NO. GS-09B-02759

24. TENANT IMIrROVEMENT WORK: Lessor shall complete the following Tenant Improvement work as depicted on Exhibit “C” attached Lo

25,

this lease at a cost of $68,525.00:

¢ Repaint and recarpel ull areas within Suites 110, 112 and 114 that are currently painted and/or carpeted;
Add two (2} double door scts, one to connect Suites 110 and 112 and another to the Ed. Property Room;
Inslall outlets for freczers within evidence cage arca;

Relocate and install ||| N - N -
install o (2) SN v~ S

All shell related demolition work will be completed at Lessor’s sole cost and cxpense.

The Government’s award of this lease shall constitute the Notice To Proceed with the Tenant Improvement work.

SeisMiIC RETROFIT WORK:

Lessor shall remedy the building’s structural deficiencies to comply the Paragraph 2.2 of SFO Number 5CA0547, entitled “Seismic
Safety for Existing Construction (AUG 2008)”. Lessor shall complete the comrective action award and submit a Seismic Certification,
including ASCE 31 checklist and calculations, demonstrating compliance within six (6) months of lcasc award.

Initials: S &
Lessor G&ernment
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