LEASE NO. GS-09P-LCA00213 GSA FORM L100_AAAP (October 2010

This Lease is made and entered into between
101 West Broadway LLC, a Delaware limited liability company

{Lessor), whose principal place of business is, 101 W Broadway, Suile 1105, San Diego, CA 92101-8230 and whose interest in the Propery
described herein is that of Fes Owner, and

The United States of America

{Government), acting by and through the designated representative of the General Services Administration (GSA), upon the terms and conditions set
forth herein.

Wiinesselh: The parties hereto, for the consideration hereinafter mentioned, covenant and agree as follows:
Lessor hereby Jeases to the Government the Premises described herein, being all or a portion of the Property located at

101 West Broadway, Sulte 450
San Diego, CA 22101

and more fully described in Section 1 and Exhibit A, together with rights to the use of parking and olher areas as set forth herein, to be used for such
purposes as delermined by GSA.

LEASE TERM

To Have and To Hold the said Premises with ils appurlenances for the term beginning July 18, 2817 and continuing for a period of
I i,

expiring on July 15, 2032, subject to {ermination rights as may be hereinatter set forth.

In Witness Whereof, the parlies fo 1his Lease evidence their agreement to all terms and conditions set forth herein by their signatures below, to be
effective as of the date of delivery of the fully executed Lease to the Lessor,

Name: Lawrence C. Becker
Steven M. Case

Name:

. ) . Titte: Lease Contracting Officer
Title: Executive Vice President

Entity Name: 101 West Broadway LLC, a Delaware limiled liabitity General Services Administration, Public Buildings Service

company
Date: XAS / 17

Date: August 17, 2017
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WITNESSED FOR THE LESSOR BY:

Name: Michael T. Bennett

Tille: Senior Vice President, Operations

Date: August 17, 2017

The information collection requirements contained in this Solicitation/Contract, that are not required by the regulation, have been approved by the
Office of Management and Budgel pursuant fo the Paperwork Reduction Act and assigned the OMB Centrol No. 3080-0163.
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SECTION1

THE PREMISES, RENT, AND OTHER TERMS

1.M THE PREMISES (OCT 2016)

The
A

1.02 EXP

Premises are described as follows:

Office and Related Space: 20,319 rentable square feet (RSF), yielding 17,491 ANSYBOMA Office Area (ABOA) square feet (SF) of
office and relaled Space located on the 4™ floor(s) and known as Suite(s) 450, of the Building, as depicted on the floor plan(s) attached
hereto as Exhibit A.

Common Area Factor: The Commeon Area Factor {CAF), defined under Seclion 2 of the Lease, is established as 16.17 percent. This
factor, rounded to the nearest whole percentage, shalt be used for purposes of renfal adjustments in accordance with the Payment
Clause of the General Clauses.

RESS APPURTENANT RIGHTS (SEP 2013}

The Government shall have the non-exclusive right 1o the use of Appurtenant Areas, and shall have the right to post Rules and Regulations
Goveming Conduct on Federal Property, Tille 41, CFR, Part 102-74, Subpart C within such areas. The Government will coordinate with
Lessor to ensure signage is consisient with Lessor's standards. Appurienant to the Premises and included in the Lease are rights to use the

fotlowing:
A. Parking: 31 parking spaces as depicted on the ptan attached herelo as Exhibit B, reserved for the exclusive use of the Government, of

which 31 shall be structured/inside parking spaces, and 0 shall be surface/outside parking spaces. Quf of the 31 parking spaces, 16
will be located onsite at 101 West Broadway and 15 will be located at the Horlon Plaza parking garage, 1089 First Avenue, San Diego,
CA 82101, in addition, the Lessor shall provide such additional parking spaces as required by the applicable code of the iccal
government entily having jurisdiction over the Property.

Antennas, Sateliite Dishes,and Related Transmission Devices: (1) Space located on the roof of the Building sufficient in size for the
instaflation and placemen! of telecommunications equipment, (2} the righ! fo access the roof of the Buitding, and (3) use of all Building
areas (e.g., chases, plenums, elc.) necessary for the use, operation, and maintenance of such telecommunicalions equipment at all
times duting the femn of this Lease.

1.03 RENT AND OTHER CONSIDERATION {AAAP VARIATION (OCT 2016)}

A.  The Government shall pay the Lessor annual rent, payable in monthly installments in arrears, at the following rates:
FIRM TERM NON FirM TERM
ANNUAL RENT ANNUAL RENT
{7116/17-TI15/27) {7116/27-7115132)
SHELL RENT' $524,433.39 $5081,282.90
OPERATING COSTS? $159.300.96 $158,300.66
TENANT IMPROVEMENTS RENT $ TBD PER LA $0.00
TOTAL ANNUAL RENT §683,734.36 $750,683.86
Shell ren{ calculation;

{Firre Term) $25.81 per RSF multiplied by the RSF stated under Paragraph 1.01
{Non Firm Term) $28.10 per RSF multiplied by the RSF stated under Paragraph 1.01

'Operating Cosis renl calculalion: $7.84 per RSF multiplied by the RSF stated under Paragraph 1.01

* The Tenant Improvement Allowance not to exceed a maximum of $273,559.24 will be amortizad at a rate of 7.5 percent per annum
over the remalning firm tenn of the lease after acceptance by the Government of completed Tis. The amount of the final Fenant
improvement Allowance, the date of the acceptance of the Tls, and applicable rent adjustments will be documented by the
Government per a fully executed Lease Amendment upon completion of Tls and acceptance by Governmen{ of work performed.

B. INTENTIONALLY DELETED

C. [INTENTIONALLY DELETED

.  Renlis subject to adjusiment based upon the final Tenan! Improvement {T1) cost to be amortized in the rental rate, as agreed upon by
the parlies subsequent to the Lease Award Dale.

E. INTENTIONALLY DELETED

F.  1f Ihe Governmenl occupies the Premises for less than a full calendar menth, then rent shall be prorated based on the actual number of
days of secupancy for that month,
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Rent shall be paid o Lessor by electronic funds transfer in accordance with the provisions of the General Clauses. Rent shall be
payable {o the Payee designated by the Lessor in the System for Award Managemen? {SAM). If the payee is different from the Lessor,
both payee and Lessor must be regisiered and aclive in SAM.

Lessor shall provide to the Government, in exchange for the payment of rental and other specified consideration, the following:

1. The leasehold interest in the Property described herein in the paragraph enlitled *“The Premises.”

2. Alicosts, expenses and fees o perform the work required for acceplance of the Premises in accordance with this Lease, including
all costs for labor, materials, and equipment, professional feas, contraclor fees, aftorney fees, permit fees, inspection fees, and
similar such fees, and all refaled expenses.

3. Performance or salisfaction of all other obligations sel forth in this Lease; and all services, utilities, and mainienance required for
the proper operation of the Property, the Building, and the Premises in accerdance with the terms of the Lease, including, but not
limited o, all inspections, modifications, repairs, replacements, and improvements required to be made therelo to meet the
requirements of this Lease,

INTENTIONALLY DELETED

INTENTIONALLY DELETED

1.04 TERMINATION RIGHTS {OCT 2016}

The Govemment may terminate this Lease, in whole or in paris, at any time effective after the Firm Term of this Lease, by providing not less
than 120 days’ prior writlen notice fo the Lessor. The effective date of the termination shall be the day following the expiration of the
required nctice period or the {ermination date set forth in the notice, whichever is later. No rental shall accrue after the effective date of
termination.

1.05 DOCUMENTS INCORPORATED IN THE LEASE {AAAP VARIATION (OCT 2016))

The following documenis are attached to and made part of the Lease;

No. oF

DOCUMENT NAME PAGES EXHIBIT
FLOOR PtaN 1 A
PARKING SITE MAP 5 B
GSA Foru 35178 GENERAL CLAUSES 16 C
GSA FORM 3518-SAM, ADDENDUM TO SYSTEM FOR
AWARD MANAGEMENT (SAM) REPRESENTATIONS AND 2 n
CERTIFICATIONS {(ACQUISITIONS OF LEASEHOLD INTERESTS
1N REAL PROPERTY)

1.06 TENANT IMPROVEMENT RENTAL ADJUSTMENT (OCT 2015)

A

LEASE NO.

The Tenant Improvermnent Allowance (TIA) for purposes of this Lease is $15.64 per ABOA SF. The TIA is the amount that the Lessor shall
make available for the Government to be used for Tls. This amount is amortized in the rent over the Firm Tem of this Lease at an annuat
interest rate of 7.5 parcent.

The Govemment, ai its sole discretion, shall make all decisions as to the use of the TIA. The Government may use all or part of the
TIA. The Government may retum io the Lessor any unused portion of the TIA in exchange for a decrease in rent according to the
agreed-upon amaortization rate over the Firm Tenm.

The Government may elect to make lump sum payments for any or alt wark sovered by the TIA. That part of the TIA amodized in the
reni shall be reduced accordingly. AY any lime afler occupancy and during the Firm Term of the Lease, the Government, al its sole
discretion, may elect to pay lump sum for any part or alf of the remaining unpaid amortized balance of the TIA. If the Government
etects to make a lump sum payment for the TIA after occcupancy, the payment of the TIA by the Government will resull in a decrease in
the rent according o the amorization rate over the Firm Term of the Lease.

If it is anticipated that the Government will spend more than the identified TIA, the Government may elect to:
1. Reduce the TI requirements;

2. Pay lump sum for the overage upon subslantial completion in accordance wilh the "Acceptance of Space and Certificate of
GCccupancy” paragraph;
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1.07

1.08

1.08

3. Negoliaie an increase in the rent.

TENANT iIMPROVEMENT FEE SCHEDULE (JUN 2012)

For pricing T1 costs, the following rates shall apply for the initial build-out of the Space.

INTTIAL
BuiLo-Our
ARCHITECT/ENGINEER FEES ( $ PER ABOA 5F OR % OF TI CONSTRUCTION COSTS) $4.00
LESSOR'S PROJECT MANAGEMENT FEE (% OF TEHCONSTRUCTION COSTS) %

INTENTIONALLY DELETED
INTENTIONALLY DELETED

PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT (OCT 2016)
As of the Lease Award Dale, the Govemment's Percentage of Occupancy, as defined in the “Real Estale Tax Adjustmemnt” paragraph of this

lLease is 5.02 percenl. The Percentage of Occupancy is derived by dividing the total Government Space of 20,318 RSF by the total Building
space of 404,510 RSF. The tax parce! number is 5§33-561-08-00.

OPERATING COST BASE (OCT 2016)

The parties agree, for the purpose of applying the paragraph titled "Operating Costs Adjusiment,” that the Lessor's base rate for operating
costs shall be $7.84 per RSF,

RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES {SEP 2013)

In accordance with the paragraph entitled “Adjustment for Vacant Premises,” if the Government fails to occupy or vacates the entire or any
portion of the Premises prior {0 expiraion of the term of the Lease, the operating costs paid by the Government as parl of the rent
shall be reduced by $4.00 per ABOA SF of Space vacated by the Government.

HOURLY OVERTIME HVAC RATES (CCT 2016)

A.  The following rates shall apply in the application of the paragraph {itled "Overtime HVAC Usage:"
» 5 68.87 per hour for the entire Space,

B. INTENTIONALLY DELETED

INTENTIONALLY DELETED

INTENTIONALLY DELETED
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