STANDARD FORM 2 E

FEBRUARY 1965 EDITION R h \/]

GENERAL SERVICES U.S. GOV ENT
ADMINSTRATION LEASE FOR REAL PROPERTY
FPR (41CFR) 1D16.601

DATEOF LEASE: NOVEMBER 14, 201 | LEASE No. Gs-09B-02790

THIS LEASE, made and entered into this date between THE REALTY ASSOCIATES FUND IX, LP

whose address is: 28 State Street
Boston, MA
02109-1775

and whose interest in the property hereinafter described is that of OWNER, hereinafter called the LESSOR, and the UNITED STATES OF
AMERICA, herginafter called the GOVERNMENT:

WITNESSETH: The parties hereto for the considerations hereinafier mentioned, covenant and agree as follows:

1. The Lessor hereby leases to the Government the following described premises:
5,308 rentable square feet (1.5.f}, vielding approximately 4,533 ANSI/BOMA Office Area square feet and refated space located on the
11th Floor {Suite 1160) at the Grand Avenue Courtyard, 1960 East Grand Ave El Segundo, CA, 902435, together with 22 reserved
unsecured structured parking spaces, as depicted on the attached (Exhibit A} (the “Premises™), to be used for SUCH PURPOSES
PERMITTED UNDER THIS LEASE.

2. PARAGRAPH2 IS INTENTIONALLY OMITTED.
3. PARAGRAPH 3 IS INTENTIONALLY OMITTED.

4. The Government may terminate this lease in whole or in part effective any time after the eighth (8} year firm term of this lease by giving
at least ninety (90) days’ prict notice in writing to the Lessor. No rental shallt accrue after the effective date of termination. Said notice
shall be computed commencing with the day after the date of mailing.

5. PARAGRAPH 5 IS INTENTIONALLY OMITTED.

(Continved on Page 2)
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6. The Lessor shall fumish to the Government as part of the rental consideration, the following:
A. The parking space(s) described in Paragraph 1 and parking spaces required by local code.

B. Alllabor, materials, equipment, design, professional fees, permit fees, inspection fees, utilities, construction drawings (inchuding,
without limitation, plans and specifications), construction costs and services and all other similar costs and expenses associated with
making the space, commen areas, and related facilities ready for occupancy in accordance with the requirements of this lease and the
Government’s approved Design Intent Drawings; provided that the Government shall make payments for lump sum items to be
identified prior to cecupancy. Rent is subject to adjustment in accordance with Paragraph 3.3, “Tenant Improvement Rental
Adjustment” of the SFO. All cost associated with services, ulilities, maintenance, repair, replacement, inspections, improvements and
other requirements as required by the Solicitation For Offers No. 0CA2562 and #s attactunents.

C. Adequate space for telecommunications anfennae and transmission devices in accordance with Paragraph 8.14 entitled,
“Telecommunications. Local Exchange Access,” of the Solicitation for Offers

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

All terms, conditions, and obligations of the Lessor and the Government as set forth in the following:
a) Standard Form 2 Sheets No. 1-2 containing Paragraphs 9-24;
b) Solicitation For Offers Number 0CA2562 (pages 1-46);
¢) Amendment No.1 to SFO 0CA2562 (pages 1-4);
4 I S -:ci2! Space Requirements (pages 1-36);
e) GSA Form 35178 (pages 1-42);
f) GSA Form 3518 {pages 1-7),
g) Floor Plan (Exhibit “A™)

8. The following changes were made in this lease prior to its execution:
Patagraphs 2, 3, and 5 of this STANDARD FORM 2 were deleted in their entirety. Paragraphs 9 through 24 have been added.

IN WITNESS WHEREOF, the parties herete have hereunto subscribed their names as of the date first above written.

(Signatue) (Signature)

IN PRESENCE OF:

(Stgnature) ' {Address)

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

BY
GONTRAC{IING OFFICER, GSA

STANDARD FORM 2 EXCEFTION TQ §F2 APPROVED
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SHEET NUMBER 1 ATTACHED TO AND FORMING A PART OF LEASE NO. GS-09B-02790

9.

10.

12.

13

14.

15.

17.

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 foliowing ten (10} years, eight (8) years firm term in accordance with the
Paragraph entitled “Acceptance of Space™ herein, subject to termination rights as may be hereinafter set forth.

The Government shall pay the Lessor annual rent as follows:
*For Months 1 through 12, annual rent of $159,541.54 at the rate of $13,295.13 per month in arrears.
*For Months 13 through 60, annual rent of $194,236.45 at the rate of $16,186.37 per month in arrears.
*For Months 61 through 96, annual rent of $212,071.33 at the rate of $17,672.62 per month in arrears.
For Months 97 through 120, annual rent of $196,130.06 at the rate of $16,344.22 per month in arreas.
The annual rental rate includes the amortized tenant improvement allowance.
Rent for a lesser period shall be prorated. Rent shall be payable to:

The Realty Associates Fund IX, LP
¢/o Davis Partners LLC
1420 Bristol Street, North #100
Newport Beach, CA 92660

SFO Paragraph 1.9, “Occupancy Date” and 5.9 (F), “Construction of Tenant Improvements” are amended as follows: The Lessor shall
have 80 working days from the receipt of the Government’s Notice to Proceed, subject to tenant delays, change orders, and events of
force majeure, to complete the build-out of the entire space. All items specified in Lease Agreement and as delineated on the
Government Approved Design Intent Drawings shall be provided by the Lessor.

The Government occupics 5,308 of 252,296 rentable square feet (2.10%) of the building.
OPERATING CoST: The base rate for operating cost is established at $7.71 per rentable square foot per annum.

ADJUSTMENT FOR VACANT PREMISES: Pursuant to Paragraph 4.2, “Adjustment for Vacant Premses”, in the event of the Government
vacating m whole or in patt prior to lease expiration, the rental will be reduced by $2.50 per rentable square foot per annum for
operating expenses.

OVERTIME USAGE: Pursuant to Paragraph 4.4, “Overtime Usage”, upon request by the GSA Field Office Manager, the Lessor shall
provide heating, ventilation, and air-conditioning (HVAC) at any time beyond normal service hours (7:00 a.m. — 6:00 p.m., Monday
through Friday, and except Federal Holidays (“Normal Hours™), at a rate of $50 per hour. The Lessor will not charge the Govemment if
Lessor otherwise provides these services at no ¢ost to other building tenants during the Government’s overtime hours. The Lessor must
submit a proper invoice quarterly to GSA Building Manager, Dana Macfarlane, located at 11000 Wilshire Blvd. Suite 7100 Los
Angeles, CA 90024, to receive payment.

24 Hour RooMs: The Overtime Usage rate specified above shall not apply to any portion of the Premises that is required to have
heating and cooling 24 houts per day as specified by the Lease. The charges for heating and cooling of these areas shall be separately
metered for after “Normal Hours” usage. The Lessor must submit a proper invoice quartetly to GSA Building Manager, Dana
Mactarlane, located at 11000 Wilshire Blvd. Suite 7100 Los Angeles, CA 90024, to recerve payment.

. TENANT IMPROVEMENT ALLOWANCE: The maximum Tenant Improvement Allowance is $178,048.99 and has been established by

Paragraph 3.2, “Tenant Improvements Included in Offer.” The Tenant Improvement Allowance shall be amortized over the 8 year firm
term of the lease agreeinent at an interest rate (amortization rate) of 8.50 % per year.

TENANT IMPROVEMENT FEE §CHEDULE;: For pricing Tenant Improvement Costs are defined herein, the following rates shall apply for
the build-out of the Space.

BuiLp-Out
GENERAL CONDITIONS (% OF TOTAL CONSTRUCTION COST) [ ]
GENERAL CONTRACTORS FEE (% OF TOTAL CONSTRUCTION COST} ]
ARCHITECT/ENGINEER FEES (PER ABOA 8Q. FT.) ]
LESSOR'S PROJECT MANAGEMENT FEE (% OF TOTAL CONSTRUCTION COST)} [ ]

Initials: %/ & 3}0
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SHEET NUMBER 2 ATTACHED TO AND FORMING A PART OF LEASE NO. GS-09B-02790

18. DESIGN INTENT DRAWINGS:

The tollowng is made part of SFO Paragraph 5.9 (B), “Design Intent Drawings™ Design intent drawings shall be due to the Lessor
within 90 working days from award.

19. BUDGET AND PRICE PROPOSALS/CONSTRUCTION SCHEDULE:

A. Theprice proposal required to be provided by Lessor in SFO Paragraph 5.9 (E), “Tenant Improvements Price Proposal,” must be
based upon the results of a competitive proposal process meeting all of the requirements of SFO Paragraph 5.1, B (1) through (10),
entitled, “Tenant Improvements Pricing Requirements.” The Governmeni has the right, but not the obligation, to accept cost or
pricing data as described in GS A Form 3517B in leu of a competitive price proposal.

€. Failure to submit these budget and price proposals referenced above will constitute Lessor delay. In the gvent that either the budget
proposal or price proposal exceeds the Tenant Improvement Allowance specified in the Lease, then the construction schedule shall
be revised to afford the Government 10 working days to review and resolve the difference.

D. The construction schedule required in Paragraph 5.9 (F), “Construction of Tenant Improvements,” of the SFO shall also include an
additional review of 5 working days, if necessary, by the Governminent beyond the 10 working days stated in Paragraph 5.9 (C),
“Working/Construction Drawings,” for revised Working Drawings/Construction Drawings. All references to “working days” in
Paragraph 5.9, “Construction Schedule and Acceptance of Tenant Improvements™ of the SFO shall not include the penod from
December 15 through January 1 of any calendar year.

E. In addition to the submission requirements specified under Paragraph 5.9, “Construction Schedule and Acceptance of Tenant
Improvements,”Lessor shall provide to the Government the final estimated total costs of the completed Tenant Improvements in
CSI format 5 working days prior to “Substantial Completion”. The space will not be considered acceptable for inspection until the
Government receives the final tenant improvement costs. If there are cost modifications Lessor shall provide to the Govemment the
revised final total costs 5 workings days after “Substantial Completion.”

20. 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 foregoing procedure. Time
frames for subsequent inspections will be 10 working days following completion of the Tenant Improvements.

B. Any items that have been identitied at the acceptance of the space as punchlist items to be completed or corrected and which do not
affect beneficial occupancy shall be completed by the Lesser within 30 calendar days of aceeptance.

C. Neither the Governiment’s acceptance of the Premises for occupancy or acceptance of related appurtenances, nor the Government’s
occupancy of the Premises, shall be construed as a waiver of any requirement or right of the Governmeni under this lease, or as

otherwise prejudicing the Government with respect te any such requirement or right, or as an acceptance of any latent defect or
condition.

21. OCCUPANCY REPORTS:

A. Building Systems: As part of its obligations under SFO, Paragraph 8 2 “Building Systems,” of the SFO, the Lessor shall furnish at
no cost to the Government a required building system report prior to the Govermment’s occupancy of the Premises.

B. Acoustical Requirements: As part of its obligations under SFO, Paragraph 6 8 “Acoustical Requirements” of the SFO, the Lessor
shall furnish at no cost to the Goverminent a required acoustical report prior to the Government’s occupancy of the Premises

22. UNAUTHORIZED IMPROVEMENTS: All questions pertaining to this lease agreement shall be referred in writing to the General Services
Admimstration Contracting Officer, Geancarlo Pilco, located at 300 N. Los Angeles St. Suite 4100 Los Angeles, CA 90012, This
contracl is between GSA and the Lessor. GSA assumes no financial responsibility for any cost incwred by the Lessor except as
provided by the terms of the lease agreement or authorized in writing 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.

23. Wherever the words “Offeror”, “Lessor” or “successful offeror” appear in this Lease, they shall be deemed to mean “Lessor™; wherever
the words “solicitation”, “Solicilation for Offers”, or “SFO™ appear in this Lease, they shall be deemed to mean “this Lease”, wherever
the words “space offered for lease™ appear in this Leass, they shall be deemed to mean “Premises™.

WAIVER 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 restoration arising from or related to (a) the Government's normal and customary use of the leased
premises during the term of the lease (including any extensions thereof), as well as (b) any initial or subsequent alieration to the leased
premises, including cabling, or removal thereof, during the term of this lease (including any extensions theteof), where such alterations or
removals are performed by the Lessor or by the Government with the Lessor's consent, which shall not be unreasonably withheld. The

Govemment may, at its sole option, abandon property in the leased space following expiration of the Lgase, in which case the property
will become the property of the Lessor and the Government will be relieved of any liability in Com@h}“ﬂh.

&
Sor Govdrnment
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U.S. General Services Administration
Real Estate Division
300 N. Los Angeles Street, Suite 4100
Los Angeles, CA 90012

Amendment No. 1 to
Solicitation No. 0CA2562

Amendment No. 1 to Solicitation No. 0CA2562 is hereby amended as follows:

Paragraph 3.7 is deleted in its entirety and replaced with the following:

17 GREEN LEASE SUBMITTALS (SEP 2010)
A. NO LATER THAN THE DUE DATE FOR FINAL PROPOSAL REVISIONS, THE OFFERQR SHALL SUBMIT

TO THE CONTRACTING OFFICER: :

1.

If this SFO requires a LEED® Certification, the name of the proposed LEED® Accredited Prafessional
(AP) tearn member and qualifications document for integralive design praclice.

Procf of the Energy Slar label from EPA for the most recent year. For new conslruction, a Statement of
Projected Energy Performance reflecting an Energy Star benchmark score of 75 or higher. Refer to
"Energy Efiiciency and Conservation® in the MECHANICAL, ELECTRICAL, PLUMBING section of this
SFOC.

If the offared building will not have an Energy Slar label Ir accordance with one of the statutory
exceptions listed in the "Energy Efficiency and Conservation® paragraph in the MECHANICAL,
ELECTRICAL, PLUMBING section of this SFC, a written statement addressing which energy efficiency
and censarv ation improvements can be mada to the buiiding must be submitted. if no improvements
can be made; the offeror must demonstrate ta the Government using the Energy Star Onfine Tooels in
the SFO paragraph, entiled “Erergy Efficiency and Consarvation,” why ne energy sfficiency and
conservation improvemants are cost effective. This explanation will be subject 1o review by the
contracting officer_ If the explanation is considered unreascnable, the offer may be considered
technically unacceptable.

B. AFTER AWARD, THE LESSOR SHALL SUBMIT TO THE CONTRACTING GFFICER:

1.

Praduct Data sheets for floor coverings, paints and wall coverings, ceifing materials, all adhesives,
wood products, suite and interior doars, subdividing partitons, wall base, door hardware finishes,
window coverings, millwerk substrate and millwork finlshes, lighting and lighting controls, and insulation
lo be used within the leased space, This |nformation must be submited NO LATER THAN the
submission of the Design Intent Drawings for the leased space, as outlined in the "Construction
Schedule and Acceptance of Tenant Improvements® paragraph of the DESIGN, CONSTRUCTION,
AND CTHER POST AWARD ACTIVITIES section of this SFQ

Material Safety Data Sheets (MSDS) or other appropriale documents upon request for products listed in
the Indeor A Quality During Construction paragraph.

Reuse Plan required in accordance with the "Existing Fit-out, Salvaged, or Re-used Building Malerial®
paragraph in the DESIGN, CONSTRUCTION, AND QTHER POST AWARD ACTIVITIES section of this
SFO.

Any waiver needed when not using materials from the GPG and RMAN lists of acceptable products m

-accordance with the “Recycled Content Products” paragraph in the ARCHITECTURAL FINISHES

section of the SFO.

Radon test results as may be reguired by the “Radon in Air" and “Radon In Water" paragraphs in the
FIRE PROTECTION, LIFE SAFETY, AND ENVIRONMENTAL ISSUES saction of the §FO,

Conslruction Wagte Managerment Plan:

Prior to construction commencement, a proposed plan following industry standards to recycle
construction waste. Tha construction waste management plan shall guaniify material diverslon goals
and maximize the materials to be recycled and/or salvaged {at least 50 percent) from construction,
demolition, and packaging debris. Where the small quanfity. of material, the exurpordinaifly complex

1 INITIALS: ] ¥
OR GOV'T



nature of the waste disposal methed, or prohibilive expense for recycling would represent a genuing
hardship, the Government, upon written request of the Lessor and approval of the centracting officer,
may pesrit alternative means of disposal.

Building Recycling Service Plan:
A building recycling service plan with floor plans annctating recysling area(s) as part of Design Intent
Drawings to be reflected on the Construction Drawing submission.

A signed stafernent provided lo the contracting officer, completed by the Lessor fer the leased space,
explaining how all HYAC syslems serving the leased space will achieve the desired ventilation of the
space during the flush-cut period calied for in the "Indoer Air Quality During Construction” paragraph In
the DESIGN, CONSTRUCTION, AND OTHER POST AWARD ACTIVITIES section of ihis SFO.

In accordance with the incorporation of commissioning requiremeants called for in the "Mechanical,
Eisctrical, Plumbing: General® paragraph in the MECHANICAL, ELECTRICAL, PLUMBING section of
this SFO, a written commissioning plan submitted to the contracting ofiiser prior to the completion of
Design Intent Drawings that includes:

a. A schedule of systems commissioning (revised as needed during all construction
phases of the project, with such revisions provided to the contracting offlicer
immediately); and

b. A description of how commissioning requiraments will be met and confirmed,

Paragraph 8.3 is deleted in its entirety and replaced with the following:

8.3 ENERGY EFFICIENCY AND CONSERVATION (SEP 2010}
A. Existing buildings must have sarmed the Energy Star lagel in the niost recent yaar or will have obtained it prior
o lease award, uniess the offered space meets ons of the stalutory excepiions listed below. All new
construction shall achieve an Energy Star label within 18 months after occupaney by the Goverament, The
Offeror is encouraged to include shared savings in the offer as a result of energy upgrades where applicable.
EMERGY STAR tools and resources can be faund at the http:/fwww.energysiar.gov Web site. The term "most
recent year” means thal the date of award of the Energy Star label by EPA must not be more than 1 year prior
to the lease award date. For example, an Energy Star label awarded by EPA ¢n October 1, 2010 is valid for
all lease awards made on or before September 30, 2011.

B. Toearn the Energy Star label, a building owner or representative must follew the instructions on the Energy Star
Web site at hilp/Aww.energystar gov/esiabal.

C. EXCEPTIONS. The Energy Independence and Security Act of 2007 (EISA) allows a Federal agency o
lease space in a building that does not have an Energy Star Jabel if:

1.

4.

No space is offared in a building with an Energy Star label in the delineated area that mests tha
functional requireménts of an agenoy, Including lotation needs;

The agency will remain in a building they currently ocoupy,;

The lease will be in a building of historical, architectural, or cultural significance iisted or eligible to
be listed on the National Register of Historic Places; or

The lease is for 10,000 rentable square feet or less.

D. REQUIREMENTS FOR ALL BUILDINGS EXCEPTED FROM AN ENERGY STAR LABEL.

1.

If an Energy Star label building is not offered or an exception is met in accordance wiih
subparagraph “C” above, the successful Offeror must, nevertheless, agree to renovate the space
for all energy efficiency and conservalion improvements that would be cost effective over the firm
term of the {ease.

Such improvements may conskst of, but are net limited 1o, the following:
a.  Heating, Ventilating, and Air Conditioning (HVAC).

b Lighting Improvements,

¢ Bullding Envelope Modifications,

Additioral information can be found on www.gsa,gow/leasing under *Green Leasing.”
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3. . The lerm “cost effeclive” means an improvement thaf will result in substantial operational cost savings to
the fandlord by reducing electricity or fossil fuel consumption, water, or other utility costs. The ferm
"operalional cost savings" means a reduction in operafional costs lo the landlord thraugh the applicalion
of building improvemnents that achieve cost savings over the fim term of the lease sufficient to-pay the
Ineremeantal addilional costs of making the building improvements.

4. If ihe offered space meets one of the statutery exceptions identified above, but the successful Offeror
obtalns the Energy Star label prier to occupancy (cr no laler than one (1) year after signing the lease for
succeeding and superseding leases), the lessor is not required I renovate such space for the energy
efficiency and conservation improvements thal may have been agreed to in the lsase.

E. [MPRCVEMENTS SCHEDULE. All improvements must be accormplished according to the following schedule:

1. With the exception of succeeding or superseding leases, the improvements rmust be esmplated prior
to occupancy.

2. For succeeding and superseding leases, the improvements must be completed no later than one (1)
year after signing the lease.

F. ENERGY STAR ONLINE TOOLS. Vo earn the ENERGY STAR label, a bullding owner or reprasentative must
faliow the instructions on the Energy Star Web site at hitp/fsww.anergystar govieslabel. The ENERGY STAR®
Buiiding Upgrade Manual and Building Upgrade Vzlue Calculator are tools which can be helpful in considering
energy efliciency and conservation improvements to buildings.

1. ENERGY STAR® BUILDING UPGRADE MANUAL  This manual provides information on planning and
implementing prefitable energy saving building upgrades. The ENERGY STAR® Bullding Upgrade
Manual is available at: hitp:/fwww.2nergystar.govbidgrmanual

2, BUILDING UPGRADE VALUE CALCULATOR. The Building Upgrade Value Calculator, developed by
the U.5. Environmental Pratection Agency (EPA}, 15 a produst of the partnership betwesn Energy Siar,
BOMA International, and the BOMA Foundation. This calculator was developed as part of BOMA's
Energy Efficiency Program (BEEP), a series of courses designed to help commercial real estate
pracltioners improve their buildings’ energy efficlency performance. The calculator lool was developed
to help property professionals assess the financial value of investments In a propery's energy
performance. The Building Ungrade Value Calculator estimates the financial impact of propose d
investments in energy efficiency in office properties. The calculations are based on data input by the
user, representing scenarios and conditions present af their properties. The Building Upgrade Value
Calculator is availabie on the Energy Star Web site at http:/iwww energystar.goviiinancialevaluation,

G. The Offeror may obtaln a list of energy service companies quallfied under the Enargy Policy Acl to perform
Energy Savings Performance Contracts (ESPC), as well as additional information on cost effective enargy
efficiency, renewables, and water conservation. For the ESPC qualified list, refer 1o the
www.eere energy. gov/femp Web site, or call the Federal Energy Managament Program (FEMP) Help Desk at
1-B77-337-3463,

H. The Offeror is encouraged to include shared savings in the offer as a result of energy upgrades where
applicable.

F. The Offeror is encouraged to purchase at least 50 percent of the Government tenant's electricity from
renewabla scurces.

All respondents to Solicitation No. 0CA2562 to lease shall acknowledge receipt of this
Amendment by returning a signed copy via email or mail. The acknowledged copy must
be submitted to Geancarlo Pilco, Lease Contracting Officer by May 31, 2011 at 5:30 p.m.
PST.

Geancarlo Pilco

Leasing Contracting Officer
Real Estate Division

Public Building Service
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RECEIPTIOF AMENDMENT NO. 1
IS HEREBY ACKNOWLEGED:

\JM
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DATE:
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