STANRARD FORM 2

FEBRUARY 1665 EDITION U.S. GOVERNMENT
GENERAL SERVICES LEASE FOR REAL PROPERTY
ADMINISTRATION

FPR (41CFR) 1D16.601

DATE OF LEASE: [ /. /77, /!2_0 [/ LEASE No. GS-09B-02812 _

THIS LEASE, made and en{ered Ir{fc thls date betwesn Pacific Riin Business Centra, LLC

whose addressls: 821 Kuhn Drive, Suite 100

Chula Vista, CA 91914-4508

and whose interest in the properly herelnafter 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 considerations hereinafter mentioned, covenant and agree as follows:

1.

3

6.

The Lessor hereby leases lo the Government the following described premises:

16,286 rentable square feet {r.s.f.), yielding approximately 13,598 ANSI/BOMA Office Area square feel and related space
located al 2297 Niels Bohr Court, Suite 101 and Suite 207, San Diego, CA 92154-7928 fogether with forly (40) reserved, on-
site surface and secured parking spaces, as deplcted on the altached Exhibit A, “First Genaration Biue Line Plan” and Exhibit
B, *Parking Plan” to be used for SUCH PURPOSES AS DETERMINED BY THE GENERAL SERVICES ADMINISTRATION

PARAGRAPH 2 IS INTENTIONALLY OMITTED.

The Government shall pay the Lessor annual rent of:
Yoars 1-b; $619,170.73 ($38.02/RSF) at lhe rate of $51,597.56 per month in arrears; consisting of Shell Rent at
$22.26/RSF, Operaling Costs at $6,72/RSF and TI af $8.04/RSF (rounded).

Years 6-10: $541,996.08 ($33.28/RSF) at the rate of $ 45,166.51 per month in arrears consisting of Shell Rent of
$26.56/RSF and Operaling Costs of $6.72/RSF,

Rent for a lesser period shall be prorated. Rent shall be payable to;
Paciffe Rim Buslness Contre, LLC

821 Kuhn Drive, Suite 100
Chula Vista, GA 919144508

The Government may terminate this lease in whole or in part effeclive at any lime on or after the fifth (5”') yoar of this leass
by gliving at least ninely (90) days’ prior nolice in wriling lo lhe Lessor. No rental shall accrue after the effeclive date of
termination. Sald notice shall be computed commencling with the day after the date of malling,

PARAGRAPH 5 IS INTENTIONALLY OMITTED,




6. The Lessor shall furnish o the Governinent as part of the rental consideration, the following:
A. The forly (40) parking space(s} described in Paragraph 1 and additional spaces as required by local cods.

B. All tabor, malerials, equipment, design, professional fees, permit fees, Inspaction fees, ulllities, construction drawings
{including, without limitation, plans and spscificalions), construction costs and services and all other simiiar cosls and
expenses assoclated wilh making the space, common areas, and relaled facllities ready for occupancy in accordance with the
requiremants of this lease and the Government's design intent drawings. Rent Is subject to adjustmant in accordance with
Paragraph 3.3, “Tenant Improvement Rental Adjustment” of the SFO. All cost associaled with services, ulilities, maintenance,
repair, replacement, Inspeclions, iImprovements and other requirements as required by the Soficltation For Offers No. GS-098-
02812 and [ts altachmanis.

C. Adequale space for telecoramunications antennae ant transmission devises In accordance with Paragraph entilted,
*Telecommunicalions: Local Exchange Access,” of the Sallcitation for Offers.

7. The following are altached and made a parl hareof:

All terms, conditions, and obligations of the Lessor and the Government as set forth [n the following:
a} Sheets no. 1-3 containing Paragraphs 8-23;
b) The Sollcitation For Offers Number GS-008-02812 (pages 1-47) (all references to SFO shall also refer to any Special
Requirements and Amendments);
¢} San Disgo SFO GS-09B-02812 Atfachment #1 - Project Regquirements (Feb 201 1), 13 pages;
d) San Diego SFO GS-09B-02812 Attachment #2- Facilily Standards, 20 pages;
8) San Disgo SFO GS-098-02812 Attachmeni #3 - Cabling Standards v7_1, 55 pages;
f) San Diego SFO GS-09B-02812 Aftachment #4 - TFS_SECT6_Parlition Types_2010DEC, 18 pages;
g} San Diego SFO GS-09B-02812 Aflachment #5 - TFS_SECT?_Door Hardware 2010DEG, 11 pages;
hy San Diego SFO GS-09B-02812 Aftachment #6 - TFS_SECT8_Guidellnes_2010DEC, 50 pages;
) San Disgo SFO GS-098-02812 Attachment 47 [ NGNS
|} San Diego $SFO G5-09B-02812 Amendment #1 — 1 page, dated 6/27/11;
K} SanDlago SFO GS-09B-02812 Amendment #2 — 4 pages, dated 9/22/11;
) GSAForm 3517B (pages 1-33);
m) GSA Forn 3618 {pages 1-7);

n  Exhibit A, “First Generallon Blug Line Plan® ;
o) Exhibii B, “Parking Plan™.

8. The following changes wsre mads In this lease prior to lts exacution;
Paragraphs 2 and & of this STANDARD FORM 2 were deleted In thelr entirety. Paragraphs 9 through 23 have hesn added.

IN WITNESS WHEREOF, the parties hereto have hereunto subscribed thelr names as of the date first above wrillen,

LESSOR; Paeifjc Riin Buslnéss

BY

ntre, LLC, a Califérnia Imited Hablilty company

V4 (Sigy/a/mre)..\_\

IN PRESENCE OF; |
|

r (Signalure)
/ Q21 KUHN PRLUE # (0D
CHULA ST Ch Y

Signate)L>” {Address)

UNITED STATES OF AMERICA: GENERAL SERVICES ADMINISTRATION, Public Bulldings Service:

77 A i -
{ . ./f;/;f / . ?@W
BY AN v
CONTRACTING (?'FEJQER, GSA
STANDARD FORM 2~ EXCEPTION TO SF2 APPROVED

FEBRUARY 1965 EDITION



SHEET NUMBER 1 ATTACHED TO AND FORMING A PART OF LEASE NO. GS-098-02812

9,

10

11,

12.

13.

14.

15.

18,

17.

18.

TeeM: TOHAVE AND TO HOLD the Premises with their appudenances for the term beginning on !he day the spacels |
accepled by the Government as complete and ready for occupancy through the following ten (10} year term in accordance
with the Paragraph entitfed “Ingpeclion of Premises™ hereln, subject to lermination rights as may be hereinafter sel forth.

DeLWERY DATE; The Lessor shall have 65 working days from the Government's Notlce to Proceed fo complets the hulld-out
of {he entire space In accordance with SFQ #GS-09B-02812, Paragraph 1.8,

OPERATING CO8TY: Pursuant {o Paragraph 4.2 of 8O #G8-09B-02812, “Operating Cosls”, the base rate for purposes of
operaling cost escalation is established at $6.72 per rentable square foot per annum.

ADJUSTMENT FOR VACANT PREMISES: Pursuant to Paragraph 4.3, “Adjustment for Vacant Premises®, in the event of the
Government vacaling in whole or In part prior to lease expiration, the rental rate will be reduced by $3.76 per rentable
square foot per annum for operaling expenses. The Adjustment for Vacant Premlises rate shall be escalated annually
based upon SF-2 Paragraph 11, "Operating Gost",

Overrite Usage: Upon request by the GSA Field Office Manager, the Lessor shall provide heating, veniilation, and afr-
condilloning (HVAC) at any time beyond normal service hours {M-F: & am-8 pm, Sat: @ am-4 pm and Sun; 8 am-4 pm,
except for Federal Holldays ("Normal Hours™, at a rate of $22.00 per hour,

24 Hour Rooms:  Pursuant to SFO Section 4.6 *Ulllitles®, the Overtime Usage rate specified above shall not apply to any
portion of the Premises that is required fo have heallng and cooling 24 hours per day as specified by the Lease. The utility
cosl(s) for the 24 hour room{s) shall be provided by the Lessor at a rate of $0.00 per hour.

TENANT IMPROVEMENT ALLOWANCE: The maximur Tenant mprovement Allowance has been established by Paragraph 3.2,
"Tenant Improvements Included In Offer.” The Tenant Improvement Allowance shall ba amortized over the (five) B year firm
tarm of the [ease agreement at an Interest rate (amortization rate) of 7.5% per year.

Bunget AND PRIGE PrROPOSALS / CONSTRUCTION SGHEDULE

A. The Lessor shall submit to the Government a budget proposat togaether with the Dasign Intent Drawings in accordance
with SFO Paragraph 4.21 (B), "Dasign Intent Drawlngs." The budget proposal must be submilted in Construction
Spaclfication slilute (CSI) format,

B. The price proposal required to be provided by Lessor In SFQ Paragraph 4.14, “Tenant Improvemenis Price Proposal,”
must be based up the results of a competitive proposal process mesting the antire requiremant of SFO Paragraph 4.14B,
(1) through (10} entitied, "Tenant Improvemants Priclig Requirements.” The Government has the right, but not the
obligation, to accept cost or pricing data as described in G8A Form 3517 In lleu of a competitive price proposal.

C. Failure to submit the budget and price proposals referenced above will constiiute Lessor delay. Inthe event that either
the budgst proposal or price proposal exceeds the Tenant [inprovament Allowance specified in the Lease, then the.
construclion schedule shall be revised to afford the Government suffictent {ime to review and resolve the difference.

D. The conslruction schedule required In Paragraph 4,21 “Construclion Schedule and Accepiance of Tenant
Improvements” of the SFO shall also include adequale time for additional review by the Government of Working
DrawingsiConstruction Drawings. All referencesto "working days” in Paragraph 4.21, “Consfruclion Schadule of Tenant
Improvements” of the SFO shall not include the perlod from Dacember 16 through January 1 of any calendar year.

INSPEGTION OF PREMISES { AGGEPTANCE OF BPAGE! 7

A, The following is added to Paragraph 4.24G (1), "Acceptance of Space and Cerlificate of Qccupancy™ Subsaquent
Government inspections and notification of the results of such ingpections shall bs made in accordance with the foregoing
procedure. Time frames for subsequent inspections will be established by the Government.

B. Any items that have baen identified at the acceptance of the space as punchilist items to be complated or corrected and
which do not affect beneficlal occupancy shall be completed by the Lessor within ten (10} workings days of acceptance.

C. Lessor shall provide to the Government the final lotal costs of the completed Tenant Improvements in G8I format 16
working days prior to "Substantial Completlon®. The space will not be conalderecl accaptable for inspection unll the
Government recelved the final fenant improvement cosls,

D. Nelther the Govarnment's acceptance of (he Pramises for occupancy or acceplance of related appurtenances, nor lhe
Government's occupancy of the Premises, shall be construed as a waiver of any requirement or right of the Government
under this lease, or as otherwlse prejudicing the Government with respect to any such requirement or right, or as an
acceptance of any latent defect or condilion,

UNAUTHORIZED IMPROVEMENTS: All questions pertaining to this lease agresment shall be referred in wriling fo the General
Service Administration Contracling Officer. This contract is belween GSA and Pacific Rlm Business Cenlre, LLC. GSA
assumes no financial responsibility for any cost Incurred by the Lessor except as provided by the terny'of the lease

Initials: /?Mf & fjm/ }

Lessor Govérnment




SHEET NUMBER 2 ATTACHED TO AND FORMING A PART OF LEASE NO. GS-09B-02812

19.

20,

21.

22.

_agreamentt or aulhorized in writing by the GSA Conlvacting Officer. If Lessor delivers space with improvements not

authorized or requested In writing by the GSA Contracting Offlcer, then Lessor shall not be entitled fo compensation,

DeFNrrions: Wherever the words “Offaror”, "Lessor” or “successful offeror” appear in this Lease, they shall be deemad lo
mean "Lessor”, wherevar {he words “solicltatlon”, *Solicitation for Offers”, or “SFO” appear In this Lease, (hey shall be
deemad o mean “tils Lease”, wherever the words “space offared for lease” appear in this Lease, they shall be desmed to

mean *Premises”.

WAIVER OF RESTORATION: The Lessor hereby walves, reloases and discharges, and forever relinquishes any right to make a
¢laim against the Governiment for waste, damages, or restoralion arising from or related to (a) the Government's normal
and customary use of the lase promises during the term of the lease (including any extenstons thereof), as well as (b) any
initlal or subsequant alterafion to the lased premises, including cabling, or removal thereof, during the term of this lease,
{including any extensions thereof), where stich alterations or removals are performed by the Lassor or by the Government
with the Lessor's consent, which shall not be unreasonably withheld, The Govearament may, at its sole optian, abandon
propatly In the leased space following expiralion of the Lease, in which case the property will become the property of the
Lessor and the Goverament wifl be rellavad of any liabliily In connacl[on therawith.

COMMISSION AND COMMISSION CREDIT!

For the purposes of this transaction, Carpenter/Robbins Commercial Real Estate, Inc. ("the Broker") is the authorized
contraclor real estate broker representing GSA. Lassor shall pay & commission to the Broker as evitienced by that cerfain
brokeraga agresment between the Offeror/Lessor and the Broker, execttted upon 6/20/2011,

Broker has agresd to forego a portion of the commission that it is entitied to receive in connsction with the contemplated
Lease. The resulting tolal dollar value of the foregone commission {the "Commission Credit™) shall be applled in equal
monthly amounts against rental paymenis due and owing under the Lease, The rental amount payable shall be reduced by
lhe Commtsston Credit at the commengement of the Leass, over the minimum number of months that will not exceed the
monthly shell rental, until the Commission Credit has besn fully recaptured. Cominiasions andfor credits will be treated as
confldentlal financial information and the parties will refrain from publlc disclosure or using the information for any olher
purpose than that for which It was furnished without consent of {he G8A Lease Conlracting Officer.

The Lessor and the Broker have agreed to a cooperating leass commission of- of the firm term value of this lease.
The total amount of the commission s [ ll] The Lessor shall pay the Broker no additional commissions assoctated
wilh thls lease transacilon, For the beneflt of the Government, the Broker has agreed fo accept- of the cominission
that it Is entitlad to recslve In connaction wilh this leass transaction ("Commission Credit"). The Commission Creditls

. The Lessor agrees to pay the Commission less (he Commission Credit to the Broker In accordancs with the
"Broker Commission end Commisslon Credil" paragraph in the SFO attached to and forming a part of this lease.

Notwilhstanding Paragraph 3 of this Standard Form 2, the shell rental payments due and owing under thls lease shall be
reduced fo fully recapture thfs Coramigsion Credit. The reduction in shell rent shall commence with the first month of the
rental paymants and conlinue as indicated in this schedule for adjusted Monthly Rent:

First Monii's Rental Payment $51,697.56 minus prorated Gommisston Credit of || ccve's I 2d)vsted
First Month's Rent. ‘

Second Month's Rental Paymeni $51,667.56 minus prorated Commission Credit o covats [ acivsted
Second Month's Rent,

Third Month's Rental Payment $51,597.56 minus prorated Commission Credit of [ ccve's [ 2custed
Third Month's Rent.

LessOR's TENANT IMPROVEMENT FEE SCHEDULE: The followlng fee achedule will be appllcable for Tenant Improvemants
and Change Orders during inftial consiruclion ariging under the result of thls fease contract:

A, General Condilions —~ 5.5%
B. General Contractor's fee — 7.6%
G. Archltectural/Enginsering foe — $80,000 fixed fee for architeclural services shall be a “not to excesd” sum. The

Governimant shall be responsible for acluat cosls only.
D, Lessor's Project Management fee ~7.6%

These fees will not apply to the shell build-out cost or any other costs atldbutable tWessor. {%A /
' ]

i
} -
Lessor Government

Initials
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SHEET NUMBER 3 ATTACHED TO AND FORMING A PART OF LEASE NO, GS'~098-(§281 2

23. ConeLict8: 1f there are any conflicts batween he SF-2 and the SFQ and other documents, the SF-2 takes precedence.

Initials: A/V‘/ & % é; :/

Lessor Government
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