LEASE NO. GS-09P-L.CA00154 ' 9SA FORM L100 10375000

This Lease {s made and enlerad Into between

Lessor's Namea PR 35 NORTH LAKE, LLC

{Lessor), whose piincipal place of business (s 36 N LAKE AVE., SUITE 640, PASADENA, CA 91101-4110 and whose interest In tha Property described
hiereln is that of Fee Owner, and

The United Slales of Amarica

(Govemnment), acting by and threugh Ihe designaled reprasentalive of the Genera! Services Adminisiralion {(GSA}, upon the lerms and condilions set
forth herein.

Witniesselh: The parlleé hereto, for the consideration herelnafter mentionad, covenant and agree as follows:

Lessor hereby lzases to the Government the Premises describad hereln, being all or a poriion of the Property located at
Pasadena Financlal Center

35 N. Lake Avenue

Pasadena, CA 91101-1819

and more fully described in Sectiori 1 and Exhlbit A, together with rghis lo the use of parking and other areas as sef forth herein, to be used for such
purposes as determined by GSA.

LEASE TERM

To Have and o Hold the sald Premises with its appurlenances for the term beginning upon acceplance of lhe Premises as required by lhis Lease and
conlinuing for a period of

10 Years, 10 Years Firm,
subject to termination and renewal righls as may be herelnalter sel forth. The commencement date of this Lease, along with any applicable {emmination

and renewal rights, shall be more specifically set forth In a Lease Amendment upon substantial completion and acceplance of the Space by the
Government. ’ .

In Witness Whareo!, the parties to this Lease evidence Lhelr agreement 1o all terms and conditlons set forth herein by their sipnalures below, lo be
effective as of the date of delivery of (he fully execuled Lease lo the Lessor.

Namae: Pe Sa griez Name:  Brandy Ocker
Title: Vice President Tille: Leass Conlracting Officer
Entily Name: PR 35 NORTH LAKE, LLC General Services Administratlon, Public Buildings Service

e ____10/28/16 o W [0l [2.01l

Maria Trinh

Name:

Viceé President
Title:

Date: {QLZ% { ’(ﬂ

The information collection requirements contalned In this Solicitation/Contract, thet are not required by the regulalicn, have been approved by the Office
of Managament and Budgel pursuant to the Paperwork Reduction Act and assigned the OMB Conlrol No, 3090-0163.
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SECTION1  THE PREMISES, RENT, AND OTHER TERMS

1.01 THE PREMISES (SEP 2015)
The Premises are desciibed as foflows:

A. Office and Related Space: 17,887 rentable square feel {RSF), yielding 15,392 ANSHBOMA Office Area (ABOA) square feel (SF) of office and
relaled Space localed on the third flor and known as Sulte 300, of the Buliding, as depicted on the floor plan attached herete as Exhibit A,

B. Common Area Faclor; The Common Area Factor (CAF) Is eslablished as 1.162097190 percent. This factor, which represents lhe conversion from
ABOA to rentable squaie faet, rounded to the nearest vhole percenlags, shall be used for purposes of renlal adjustments in accordance with the
Payment Clause of the General Clauses.,

C.  INTENTIONALLY DELETED

1.02 EXPRESS ARPPURTENANT RIGHTS (SEP 2013)

The Government shall have the non-exclusive right to the use of Appurlenant Areas, and shall have the right to pest Rules and Regulations Govemning
Conducl on Federal Property, Tills 41, CFR, Part 102-74, Subpart C within such areas on the floor where the leased Premises is focaled. The
Government will coordinate with Lassor 1o ensure signage is consislent with Lessor's standards. Appurtenant to the Premises and included inthe Lease
are rights to use the following: :

A.  Parking: Four (4) parking spaces as depicled on the plan attached herelo as Exhibit B snd numbered B10 through B13, reserved for the
exclusive use of the Government, of which four (4 shall be structuredfinside parking spaces, and zero {0) shall be surface/outside parking spaces.
In addition, the Lessor shall provide such additional parking spaces as required by the applicable code of the lecal government enlity having
Jurisdiclion over the Property, at prevailing parking rates.

B. INTENTIONALLY DELETED

1.03 RENT AND OTHER CONSIDERATION {SEP 2015}

A. The Govemment shall pay the Lesser annual rent, payable In manthly instalimanis in arrears, at the following rates:

: M,ﬁ’,;g:s fi‘;r_‘:gs " Year 2 Year 3
Annual Rent Annual Rent Annual Rent Annual Rent
Shell Rent? §0.00" $ 437,337.18 $ 446,101.78 $ 4585,045.28
‘Tenant Improvements rent? §0.00' $ 8201412 §$ B2014.12 3 82014.12
Operating Cosls* $0.00' § 198,915.96 $ 198,915.98 $ 198,916.96
g S T $0.00' $ 268023 $ 258023 $  2.680.23
Total Annuat Rent $0.00 $720,847.48 $ 729,612,09 $738,555.59
Year 4 Year§ Yoar 6 Year7
Annual Rent Annuat Rent Annual Rent Annual Rent
Sheli Rent? § 484,167.65 $ 473,468.89 $ 482,770.13 § 492,429.11
Tenant improvements rent® $ B2014.12 § 01442 § 82,014.12 $ B2014.12
Operaling Cosls* $ 198,915.96 $ 198,015,886 $ 188,915,886 $ 198,915.96
Buitding Speciic Amarized
Caplial (BSAC) $ 2,580.23 $ 258023 $ 2,580.23 l$ 2,580.23
Total Annual Rent $ 747,677,968 $756,979.20 $766,280.44 § 775936842

LEASE NO. G8-09P-LCAR0154, PAGE 1 LESSOR:%EOVERNMENT: ;gé

GSA FORM L1090 {03116}




Year$ - Yoar @ Yoar 10
Annual Rent Annual Rent Annual Rent
Shell Rent?* $ 502,266.96 § 612,462.55 $ 522,658.14
Tenant Improvements rent’ $ 82014.12 $ 82,014.12 $ 82,014.12
Operating Costs! $ 188,815.96 § 168,915.98 $ 198,915.96
Bullding Specific Amorized
Capital (BSAC)’ § 258023 § 258023 $ 2.5_80.23
Total Annuai Rent " § 785,777.27 $ 795,972.86 $ 806,168.45

1 The firstien {10} months’ rent is fully abated, including Shell, Operaling Costs, Amorized Ti and BSAC Reant,
2Shell rent caleulation; :
Yasr 1 $24.45 per RSF multiplied by 17,887 RSF
Year 2 $24.94 per RSF multiplied by 17,887 RSF
Year 3 $25.44 per RSF mullipliad by 17,867 RSF
Year 4 $25.95 per RSF multiplled by 17,887 RSF
Year 5 $26.47 per RSF mutiplied by 17,887 RSF
Year 6 $26.99 per RSF multiplied by 17,887 RSF
Year 7 $27.63 per RSF multiplied by 17,867 RSF
Year 8 $28,08 par RSF mulliplied by 17,887 RSF
Year 9 $£28.66 per RSF multiplied by 17,887 RSF
Year10  $29.22  per RSF multiplied by 17,887 RSF )
3Tenant improvements of $820,141.18 are amortized at a rate of ZERQ (0) percent per annum over 10 years.
*Operaling Cosls rent calculalion: $11.1207 per RSF mulliplied by 17,887 RSF
5 Bullding Specific Amodized Capilat (BSAC) of $26,802.34 are amoriized al a rate of ZERQ (0) percenl per annum over 10 years _

B. INTENTIONALLY DELETED.

C. Rentls subject to adjusiment based upon a mulual on-site measurement of the Space upoen acceplance, not lo exceed 15,392 ABOA SF
trased upon the methodelegy oullined under the *Payment” clause of GSA Form 3517.

D. Rent Is subjact to adjustment based upon the final Tenant Impravernent (T1) cost lo be ameitized In the renla! rale, as agreed upon by lhe
parties subsequent to the Lease Award Dale.

E. INTENTIONALLY DELETED

- F. I the Govarnment occuples the Premises for less than a (ull calandar month, then rent shall be prorated based on the actual number of days of
occupancy for that month,

G. Rent shall be pald to Lessor by electronic funds transfer In accordance with the provisions of the General Clauses. Rent shall be payabie lo the
Payee desijnaled by the Lessor In the System for Award Management (SAM), If the payee is different from the Lessor, both payee and Lessor
must be reglstered and aclive tn SAM, :

H. Lessor shall provide to the Government, In exchange for the payment of rental snd olher specified consideration, the following:

1. Theleasehold interest in the Properly described In the paragraph enitied “The Premises.”

2. All cosls, expenses and fees to parform the work requfred for acceptance of the Premises In accordance with this Lease, including ali costs
for labor, materals, and equipment, professlonal fees, contractor feas, attormey fees, pamil fees, inspectlon fees, and similar such fees, and
all related expenses.

3. Perfomance or salisfaclion of alf other obligations set forth In this Lease; and all services, utilities, and maintenance required for
the proper aperation of the Proparty, tha Bufiding, and the Premises In accordance wilh the terms of the Leass, including, but not limited to,
all Inspections, modifications, repairs, replacements, and improvements required {o be made therele to meet the requirements of this Lease.

4, Twenty-four hour on-site security services.

. INTENTIONALLY DELETED

4 In accardance with lhe Lease negotiations, the Lessor has offered free rent to the Govemment for the first TEN (10} months of the Lease.
Therefore, the first TEN {10) months of the Lease shall be provided at no cost to the Govemnment.
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K. $Solong as Lessor has the right to allow its tenants of the Property to use the conference and fitness facililies localed at 760 £ Colorado Boulevard,
the Lessor shall provide 1a the Government tenants under (ifs Lease the use of conference and fitness faciiities Incated at 780 E Colorado Boulevard
at no addilional cost to the Government, subject lo the following provisions:

1. There will ba no addilional fees associated with nomal use of elther of the facllities.

2. Priorlothe firstuse of the conference and fitness facilitias, the Govemment and the Lessor will develop a mutually agreeable wrilten description
of accass protocol to confersnce rooms and filness rooms, and will addilionally establish a witten understanding of “nomnal use” of these
facifties, including the hours each of Lhe facilities avallability for use by the Government and ils employees.

L. Notices regarding Lhis Lease shall be made In care of The Prudential Insurance Gompany of America, 4 Embarcadaro Cenler, 27th Floor, San
Franclsco, Californla 94111, o lhe atlenlion of PRISA Assel Manager.

1.04 BROKER COMMISSION AND COMMISSION CREDIT (SEP 2015}

A. Carpantar/Robbins Commsrclal Real Estate, inc. (Bioker} is the authorized real eslate Broker representing GSA in connection with this Lease
transaction. The total smount of lhe Commlsleand Is eamed upon Lease execution, payable according lto the Commission
Agreement signed between tha twe padies, On of the Commission will be payabla {o Carpenter/Robblins Commoerclal Real Estate,
Ine. with tha remalning iumlch is the Commission Credil, to be credited ta tha shell renfal parlion of the annual rental paymenls due

and ovdng to fully recaplure ihls Commisslon Credit. The reduction in shell rent shalt commence with the eleventh (11} menth of tha rental payments

and continue unlil the credit has been fully recapiurad in equal monthly installments over the shortest lime practicable.

B. WNohvilhstending the “Rent and Other Consideration” paragraph of ihis Lease, the shell rental payments due and owing under this Lease shall be
teduced to recaplure fully this Commisslon Credit. The reduction In shell rent shall commence vith the first month of the rental payments and
continue as Indicated In this schedule for adjusted Monthly Rent: ‘

Month 1 through Month 10: Rental Paymant $0,00 {free renl for Months 1-10 on all L ease Rent components).
#onth 11 Rental Payment $80,070.62 minus prorated Commission Credit of equals djusled 41th Month's Rent.*
Month 12 Rental Payment $50,070.62 minus prorated Commission Credit of equals djusted 12th Month's Rent.*

* Subject to change based on adjustments oullined under the paragraph "Rent and Other Conslderation.”
1,05 INTENTIONALLY DELETED

1.06 INTENTIONALLY DELETED

1.07 DOCUMENTS INCORPORATED IN THE LEASE (SEP 2016)

The following decuments are attached 1o and made part of the Lease:

: No.
'DOCUMENT NAME OF ExHiBiT
. PAGES :
AGENCY REQUIREMENTS 10 A
SECURITY REQUIREMENTS 7 B
GSA ForM 35178 GENERAL CLAUSES {Rev 06/16) 15 C
FLOOR PLAN 1 D
PARKING PLAN 1 E
SECURITY UNIT PRICE LIST 2 F
GSA FORM 3518-5AM 2 G
SeisMIC FORM B AND TIER EVALUATION, EXISTING BUILDING 18 H

1.08 TENANT IMPROVEMENT RENTAL ADJUSTMENT (SEP 2015)

A The Tenant Improvement Alowance (TIA) for purposes cof this Lease is $53.283600 per ABOA SF. The TIA is he amount that lhe Lessor shall make
available for the Government o be used for Tis, This amount is amorlized in the rent over the ten (10) Fiern Term of this Lease at an annualinterest rale
of ZERQ (0) percent.

B. The Government, at its sole diseretion, shall make all decisions as to the use of the TIA. The Govemment may use all or part of the TIA. The
Government may return to the Lessor any tnused portlon of the TIA In exchange for a decrease Inren! according to the agreed-upon amerilzation
rate over the Fim Term.

C. The Govemment may elect ta make lump sum payments for any o all work covered by the TIA. That part of the TIA amorized in the rent shall be
reduced accordingly. At any lime afler occupancy and during Lhe Firm Temm of the Lease, the Govemment, at iis sole discrelton, may elect lo pay
fump sum for any part or all of lhe remaining unpald amortized balanca of the TIA, If lhe Govermnment elects to make a lump sum payment for the
TIA after occupancy, the payment of lhe TIA by the Government will result in a decrease In the rent according to the amorlizatlon rate over the Firm
Term of lhe Lease, '
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0. Ifltis anticipated that the Government will spend more than the allevance identified above, the Government may elect {o
1. Reduge lhe Tl requirements; -
2. Pay lump fum for the overaga upon substantlal compietion in accordance with the "Acceptance of Space and Cerlificate of Occupancy™
3, ﬂiﬁglg?eh anincrease in the rent.

1.09 TENANT [MPROVEMENT FEE SCHEDULE (JUN 2012)

For pricing T ¢osts, the following rates shall apply for the inftial buitd-out of the Space.

InmaL
BuiLe-Our
ARCHITECT/ENGINEER FEES (% OF Ti + BSAC CONSTRUCTION COSTS) 6%
LESSOR'S PROJECT MANAGEMENT FEE (% OF Ti+ BSAC CONSTRUCTION COSTS) 3.70%

110 INTENTIONALLY DELETED
111 INTENTIONALLY DELETED
112 PERCENTAGE OF OCCUPANCY

As of the Lease Award Date, the Govemment's Percentage of Occupancy is 11,32 percenl. The Percenlage of Occupancy s derived by dividing the
total Government Space of 17,887 RSF by the folal Building space of 158,075 RSF.

1.13 INTENTIONALLY DELETED
1.14 OPERATING COST BASE {SEP 2013)

The parlias agree, for he purpose of applying the pasagraph tited "Operating Costs Adjustment,” that the Lessor's base rale for operaling costs shalt
be $11.4207 per RSF ($198,916.96/annum).

1.16 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES {SEP 2013}
Inaccordance vilh the paragraph enliled "Adjustment for Vacani Premises,” if the Government falls to accupy or vacates the enlire or any porlion of (he
Premises prior lo expiralion of the term of the Leass, the operating costs paid by the Government as part of the rent shall be reduced by 51,00 per
ABOA SF of Space vacated by the Government.
1.16 HOURLY OVERTIME HVAC RATES {AUG 2011}
The follovdng rates shall apply in the application of the paragraph tilled "Overtime HVYAC Usage:™

s $75.00 perhour for the entire Space. *

* The Lessor, as a concesslon to the Govemment, will provide up | one hundred (100} hours of overtime HVAC per lease year free of charge, Thls credi is
not cumulative between years and will reset annually on the anniversary of lease commencement.

147 INTENTIONALLY DELETED
1.18 BUILDING IMPROVEMENTS (MAR 2016)
Bafore the Government accepls lhe Space, the Lessor shall complete the following addillonal Buiiding knprovemants:

A Tworoofiop boliers hava rigid gas connactions and marginal anchorage where only two comers of each plece of equipment are anchored to the roof.
Anchorage should be provided &l all the equipment comiers, and rigid connections of gas lines should be reptaced with fiexitle ones.

B. Building fire alarm conlrol unil will replaced, If necessary, to comply with Paragraph 3.15, Subparagraph E, of this Lease.
1419 INTENTIONALLY DELETED
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