LEASE NO. GS-09B-02945 GSA FORMLI0IE [Pt 2000y

This Leaso Is made and enlered Into belweon
PACAIR PROPERTIES, LLC

{"lhe Lessor"}, whoso principal place of business Is 770 EAST SUNSET BOULEVARD, STE 227, TIYAN GUAM 96910, and whose Interes! In tho
Property described haroln Is thatl of Fee Ovwner, and :

Tha United Stales of America

{"lhe Governmonl™), acting by and through he deslgnated representative of lhe General Services Administeation ("GSA"), upon lhe terms and
conditlons sol forll harain,

Witnesselh; The parlies herato, (or the consideration hereinalter mentionad, covenant and agree as follows:

The Lessor hereby leases lo lhe Government the Premises described heraln, bolng all or a porifon of the Properly located at
770 EAST SUNSET BOULEVARD, TiYAN, GUAM 26010 '

and more fully described In Section 1 and Exhiblt A, together with rights to Lhe use of parking and other areas as sl forth herein,
LEASE TERM

To Have and To Hold the sald Premises willk their appurtenances for tho term beginning upon acceplance of ihe Premises as roquired by this Lease
and continuing for a period of

10 Years, 5 Years Firm,

subjoct to terminallon and renewal righls as may be horeinalter set forih, to be used for such purposes as determined by GSA. The commencement
date of lhis Lease, atong with any applicable temmination and renawal rights, shall more speeifically be sel forth in a Lease Amondment upoh
substantial complelion and acceplance of the Space by the Govemment.

In Witnoss Wherol, the parlies to thls Lease evidence their agreemant to alt terms and conditions sof forth herain by Lhelr signatures below, to be
affectivo as of {lie dale of delivery of the fully oxeculed Leaso lo the Lessor.

FOR THE GOVERNMENT:
D Boochee
V N
Name: Joseph L.gw ) Larry Beckor
Tillg:  Mamaging Dhector Lease Contracling Ofiicer {LCO})

Dato: Dale: ’APR 1 8 : 2012

WITNESSED BY:
. ™

Namo: Do ©. Gloton V

Tillo: Chief Financial Officer

Date;

GOVERNMENT: & GSAFORM L2018 (SEPT 2011}
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SECTION1  THE PREMISES, RENT, AND OTHER TERMS

1.01 THE PREMISES (AUG 2011)

The Premises are described as lollows:
Office and Relaled Spaco: 21,297 rentable square {eet {RSF), yislding 19@04 ANSHBOMA Office Area (ABOA) square feet of office and relaled

space based upon a Common Area Faclor of 6.998693%, localed on lse 1% and 2™ floors of he Bullding, as depicled on the fleor plans altached
herelo as Exhibit A and further described below:

.Biock A: ~ 9,487 ABOA Square Feol 10,1581 RSF
Block B: § 8,998 ABOA Square Foel/ 7,488 RSF
Block C: 2,547 ABOA Square Feel/ 2,725 RSF
Block D: - 872 ABOA Square Feelf 933 RSF

102 EXPRESS APPURTENANT RIGHTS {AUG 2011)

The Goavemment. shall have (he non-exclusive right to the use of Apputienant Areas, and shall have he right lo posl Government Rules and -
Regutations within such areas. The Government vill coordinate wilh the Lossor lo onsure slgnage Is consistent with the Lessor's slandards,
Appurionant to the Premises and included with the Lease are righls o use the fotlovdng:

A Parking: 21 parking spaces as dépicled on the plan atlached hersto as Exiibit B of which 21 sha!l be surface parking spaces. In addition,
the Lessor shall provide such additional parking spaceos as required by the appllcalle codd of the local government enlily having jurisdiclion over the
Peoperty,

B. Antonnas, Satellite Dishes, and Related Transmission Devices: Space located on the roof of he Building sufficient In size lor he inslaliation

and placement of [he letecommunications equlpmant as such may be described heroin, togother wilh the right to access Lhe roof and use of, all
bullding areas (e.g., chases, plenums) necessary for the use, operation and maintenance of such equipment at all imes durag the term of this Lease.

1.03 RENT AND OTHER CONSIDERATION {AUG 2011}
A The Government shall pay the Lassor annual rent, payable monthly instalimenis In arrears, at the lollowing rates:
SRR - SYEARFIRMTERM :
sock A(G5DA]. | mocm@ mocaclvnm | ntock b | TOTAL ANNUAL RENY | Annual RenURSE
Shall Rale/RSF $22.43 $22.43 $22.43 $92.43
Annual Shell Rant $227,660.93 $167.955.84 $61,924,75 $20,927.19 $477,001.71
Oparaling Rent/RSF $6.41 $6.91 6,91 46,01
Annuat Qp, Rent $70,143.41 $51,742.08 $18,820.75 $6,447.03 $147,162.27
$14.33 $14.33 $14.33 $10.38
TURSE {roundad} {rounded) {roundaod) _ {rounded)
Anngat T Rent $145,467.04 $107,302.45 $39.053,92 $9,650,04 $301,504.05
$926,358.03 | $43.50 {roundodl}
AR T ol FIRMTERM. e
Block A [ISDA] ‘| Brock B (B5Al | Brock ¢ lunal | nluckn(ﬂ TOTALANNUAL RENT | ‘Avisuial RenURSE
Shut Ruto/RSF $24.96 $24.96 $24.06 $24.90
Anitural Shell Rent $253,360.96 $186,900418 $68,016.00 $23,287.60 $631,573.12
Operating RentRSE $6.01 $6.91 $6.91 $6.01
Annunt Tf Rond $70,143.41 $61,742.08 $18,020,75 $6,447.00 $147,162.27
$678,735.30 $31.87

‘Ihe Tenant Improvamonts Aiowance i amoitized at a fato of 5.76 parcent per annum ovor 5 years,
"Ratos may bo roundod.
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B. Ronl Is subjeet to adjustment based upon a physical mulval measurement of the Space upon accoptance, not to oxceed 19,904 ABOA SF
based upon lhe methodology oullined under the “Payment” clause of GSA Form 3517,

C. Rent is subject to adjustmont based upon tho final Tonant improvoment {T1) cost to be amorized In the rental rate, as agreed upon by the
partles subsequent lo Lhe Lease Award Dalo,
D, Il 1he Government occuples the Premises for less than a full ca1endar montlh, lhr.m ren! shall be prorated based on {he actual numbet of days
of accupancy for that month.
E. Ren! shall be pald lo Ihe Lessor by elactronic funds transfer In accordance with the provislons of the Gonerat Clauses. Rent shall be
payable to the Payee designated In lhe Lessors Central Conlractor Reglsiration,
F. The Lessor shall provide 1o the Governmenl, In exchange for the payment of rental and other specified consideration, the fellowing:

f, The leasehold Interest in the Properly described In *Paragraph 1.01 THE PREMISES” ¢reated heraln;

2. All cosls, expenses and feos lo perform the work required for acceptance of the Premises In accordance with this Lease including

all costs for labor, materials, and equipment, professional fees, contraclor fees, altomey foes, pammil feas, inspection Tees, and similar such fees, and
all refated expenses;

3. Performanco or salislaclion of all other obligations sel forlh In Ihis Lease; and

4. All services, ulifities, and makntenance required for lhe proper oporation of the Properly, the Building, and the Premisss in accor
dance will Lhe ferms of the Leasa, including, but nol limited lo, all inspections, modifications, ropairs, roplacements, and Improvements requlred to be
made therato lo meo! Lho requirements of Ihis Lease.
1.04 INTENTIONALLY DELETED
105 TERMINATION RIGHTS (AUG 2041}
The Govemment may torminate this Lease, In whole or in parls, at any lime elfective after Lhe firm term of this Lease by providing not less than 60
days' prior writlen notice to thoe Lessor. The eflective dato of the termination shall be the day (ollowing Lhe explration of the required nolice perled or
the terminalion date set forth In the nolice, whichever is later. No renial shall accrue after the elfective dale of terminalion.
1.08 INTENTIONALLY DELETED
1.07 DOCUMENTS INCORPORATED BY REFERENCE {AUG 2011)

The following documents are incomorated by reference, as though fully sot forlh hereln:

L CNOGOF s
L OCUMENTNAME 0 AT - PAGES " f - EXHINT
FLOOR PLANS. 2 A
PARRING PLANISITE PLAN i 8
GSA FORM 35178 GENERAL CLAUSES a3 C
GSA FORM 3518, REPRESENTATIONS AND CERTIFICATIONS. | B i)
AGENCY SPECIFIC REQUIREMENTS LUSDA| 26 E
AGENCY SPECIFIC REQUIREMENTS 83 F
AGENCY SPECIFIC REQUIREMENTS 49 G
AGENGY SPECIFIC REQUIREMENTS 2 H

1.08 TENANT IMPROVEMENT PRICING BASED ON TENANT IMPROVEMENT ALLOWANCE ({TIA) (STREAMLINED) (JUL 2041)
The Tenant Impravemen! Allowanco (TIA) for purposes of this Lease Is as follows:

Block A: §66.49272 per ABOA SF,
Block B: $66.49272 por ABOA SF,
Block C: $06.49272 por ABOA SF
Biock ©: $48,14220 por ABOA SF

The TIA Is the amount that Ihe Lessor shalt make available for 1he Government to be used for 1he Tls, This amount is amortized n the rent over the firm term
of this Leasa al an annual Inferest rate of 5.75 poercenl.

A The Governmem, at its sole discrotion, shall make all dogisions as lo Iho use of the TiA. Tha Governmenl may use all or part of the TIA.
The Government may felum to the Lessor any unused portion of the TIA in exchange for a decrease in rent according to lho agreed-upon amenization
rale over the M term.

4
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B, The Govemmont shall have the right to make lump sum paymenls for any or all work covered by he TIA. Thal part of {he TIA amoritzed in
the rent shall be reduced accordingly. At any time after occupancy and during the finn tormy of the Lease, the Government, al His sclo discrellon, may
choose to pay Jump sum for any parl or alt of the ramaining unpald amorlized balance of he TIA, if Ihe Govermnment elects to make a Jump sum
payment for the TIA aller occupancy, the payment of the TIA by the Government will rosult In a decrease in the renl according lo the amortizalion rate
over the firm term of the Lease,

_ C. Il'it s anlicipated that the Government will spend moro than the allowance idénlined above, lhe Governmenl shinli have lho right to elther
1. Reduce tha Tl requlrements.
2. Pay lump sum for tho overagé upon completion and acceptanco of the Improvements,
3. Increasa the rent according te the negotialed amortizalion rate over the fim lerm of the Lease,

1.09 INTENTIONALLY DELETED {STREAMLINED) (SEPT 2011)

1.10 TENANT IMPROVEMENT FEE SCHEDULE (AUG 2011)

For pricing T) cosls as dofined hereln, the following rates shall apply for the Inilial bulid-out of the Space, and alteralions of lhe Space subsequent to
Acceplance.

o IR
: : S - . - : i BULh-OuT
ARCHITECTENGINEER FEES { $ PER ABOA SF OR % OF CONSTRUGTION COSTS) 8%
LESSOR'S PROJECT MANAGEMENT FEE (% OF CoNsTRUCTION COSTS}) 6%

1.1 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT, ESTABLISHNENT OF TAX BASE {AUG 2011)

As of the Lease Award Date, he Government's Percentage of Qccupancy is 11,84 parcent. The percentage of occupancy is derived by dividing the
tolal Government space of 21,207 RSF by the lotal bullding space of 179,760 renlable square feot.

142 OPERATING COST BASE (AUG 2011)
Tha paniles agree that for the purpose of applying the clause lilled "Operating Costs Adjustment Included in Offer” that the Lessor's base rate lor
operaling costs shall be $6.91 per rentable sq. ft ($147,462.27/annum).
113 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES {AUG 2011}
In accordance with the section enlilled “Adjustmant for Vacant Premises™ H tho Governmont fails o occupy or vacales the enlire or any portion of lhe
Leased Premisos prior lo oxplralion of the torim of tho Lease, ho oparating costs pald by the Governmenl as part of (he rent shall be reduced by
$2.00 per ABOA SF of space vacaled by the Government.
{44 HOURLY OVERTIME HVAC RATES {AUG 2011)
The following rates shall apply in the application of the clause lilled "Overtime HVAG Usage”

$15.00 por hour per zono

No. of zones: 4

4 60.00 per hour for (he endire space,

1.15 24-HOUR HVAC REQUIREMENT (APR 2011)

The Hourly Overtima HVAC rate specified above shall nel apply to any porlion of the Premises thal Is requlred to have healing and cooling 24 hours pert day.
i 24-hour HVAC Is required by the Govemment for any dosignated rooms or areas of the Premises, such services shall bo provided by tho Lessor al an
annual rate of $0.00 per ABOA SF of Ik area recalving the 24-hour HVAC. Lessor shall provide this sorvico at no additional cost Lo the Government if the
Lessor provides this servica 1o other tenants In the Building at no additional charge.
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.16 ADDITIONAL BUILDING IMPROVEMENTS {AUG 2011)

In addition {o construction of the TIs as required in this Lease, the Lessor shall be required o complote the following addilional bullding improvemenis at the
Lessor's expense {e.g., Fire Prolection and Life Safety, Scismic, and Energy Elficiency) prior to acceplance of the Space:

A, Window Medilication:
a. Forthe pace - 8 minimum of four windows of 48" by 56.

b.  Forthe pace- threo windows of 1447 by 1447 whero oxisting role up toors are located {unfess doors are placed in the designaled
areas) Hinimum of six 48 by 56° windows,
¢. Forthe Space - & minimum of elghleen 487 by 36" windows.

B. Handicapped Lilts- 2 {ully enclosed handicapped lifis shall bo provided at the front of -s spaca and @s space lo accommodale the dock
helght grount Boor.

tien lo client agency space and identilying client space must be approved by lhe GSA and pravided for the

D. Publlc Transportation- Lessor lo talk to Guam Public Transit Authority {GRTA) to provido fixed routo 1o proposed Govemmaent spaco, Il tho GRTA
Is unable lo change thelr route, the Lessor will be responsible lor providing ABAAS accessible lranspodation 1o and from the Guam Intemattonal

Alrport.

E.  Sound proofing- On the 1% Noor, the demising walt between Govemment space and warehouse is to bo constructed slab to slab STC 45 rating or
higher. The celtings will have a layer of sound ball insulation {or other equat or beller sound attenuation materiat).

SECTION2  GENERAL TERMS, CONDITIONS AND STANDARDS

201 DEFINITIONS AND GENERAL TERMS {AUG 2011}

Unless othorwise specifically noted, all terms and conditions set forth in this Lease shall be Interpreted by reference to Ihe foliowing definitions,
standards, and formulas:

A Appurlenant areas. Appurtenant areas are delined as those areas and facililles on lhe Properly that are not located wilhin the Premises, but.
for which rights are expressly gronted under {his Leaso, or for which rights lo use ara reasonably nocossary or reasonably anticipated with respoct lo
the Govemmenl's enjoyment of the Premises and Express Appurienant Rights,

a. Broker, 1T GSA awarded this Leasa using a contracl real estalo broker, Broker shall refer to GSA's Biroker.

C. Commigsion Credit. # GSA awarded this Lease using a Broker, and the Broker agreed lo forego a percentage of its commission lo which it
is enlitled in connacllon with the award of this Lease, the anount of this credit is referred to as the Commission Gredit.

0. Common area faglor (CAF). The CAF Is a conversion lactor.determined by the Bullding owner and applied by the ownar to tho ANSIBOMA
Office Area square {ect to dotenmine the rentable square feel for the offered space,

E. Days. All roferences to “day” or “days' in this Lease shall mean calendar days, unless specified otherwise.

F. EARIGSAR. All references to lhe FAR shall be understeod to mean the Federal Acquisition Regutation, codificd at A8 CFR Chapler 1. All

raferences (o lhe GSAR shall be undersiood to mean the GSA supplement to the FAR, codified al 48 CFR Chapler 5.

G. Fim TemifMon-Firm Tarm. The Firm Term Is that parl of the Lease lerm that Is not subject to termination rights. The Non-Firm Term Is that
part of the Lease term following the end of the Fimm Term,

M, Lease Term Commencement Dalo. The Loase Toms Commencemeant Dato moeans tha dale on which the Lease term commences.

l. Lease award dale. The Lease award dale means lhe date (hat lhe Lease |s execuled by he LCO (and on which the parties’ obligations
undor {he Leaso begln),

J, The Premises. The Premises are dofined as the tolal Office Area or ather type of Space, fogether with all assoclaled Common Areas,
dascribed In Section | of Ihis Lease, and delineated by plan In the attached Exhibit. Parking and olher areas to which lhe Government has rights under
this Leass are not included in the Premises.

K. Tho Propedy and the Building. The Propedy is deofined as the land and bulidings in which the Premises are localed, including all
appurtenant areas (o.q., parking areas 1o which the Government Is granted rights), The building{s) siuated on Lhe Properly In which the Premises are
located shall be referred to herein as *the Building(s}.” .

L. Rontable square lecl {(RSFY. Renlablo space is lhe area for which a tenant is charged renl. It s delermined by the Building owner and may
vary by cily or by building wilhin Ihe sama city. The rentable spacae may Includa a share of building supporfcommon areas such as elevalor lobbles,
buildng corridors, and ficor service aréas. Floor service areas lypically include restrooms, janltor rooms, telephione closets, eleclrcal dlosels, and
mechanical reoms, The sentable space does not Include vertical bullding penclrations and thalr enclosing walls, such as stairs, elavaldr shafls, and

vertical ducls,
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