
Standard Lease LEASE NO. GS-09B-03054 GSA FORM L201C (June 2012) 

This Lease is made and entered into between 

Lessor's Name 

Modesto GSA, LLC whose principal place of business is 8100 Macomb Street, Grosse lie, Ml 48183, and whose interest in the Property described 
herein is that of Fee 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. 


Witnesseth: The parties hereto, for the consideration hereinafter mentioned, covenant and agree as follows : 


Lessor hereby leases to the Government the Premises described herein, being all or a portion of the Property located at 


1521 Carpenter Road, Modesto CA 95354-1147 

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

LEASE TERM 

To Have and To Hold the said Premises with its appurtenances for the term beginning on November 6, 2013 and continuing for a period of 

15 Years, 10 Years Firm, 

subject to termination and renewal rights as may be hereinafter set forth. 

In Witness Whereof, the parties to this 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. 

Entity Name: 

/D ·~1. (:JDate: 

General Services Administration, Public Buildings Service 

Date i[)V 0 5 20J3 

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 Budget pursuant to the Paperwork Reduction Act and assigned the OMB Control No. 3090-0163. 
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___.., __________, -Plf·--~·__,,,,,,___llf.... _____________________M~-,,\,VO;...,_,._____,--~ 

SECTION ·1 THE PREMISES, RENT, AND OTHER TERMS 

1.01 THE PREMISES (JUN 2012) 

fi1n Prc~m i sa~ are descrilJed as follows : 

:\ Q_f_[i_<;g_8..!lQ.B~!!,J.~.Q_Space: 17,978 rentable square feet (RSF). yielding 17,978 ANSl/BOMA Office Area (1\80A) square feei (SF) of ulli ce 
and 1el.-1led Sp<1cc~ located 011 t11e first floor(s) and known as Suite(s) E1 . of the Building , as depicted on the floor plan(s) atlacl1ed hereto as l' xlli1J1t 1°.. 

I:! G.9.!.I\!.11QlLf...£!:til Fac[9_r:: The Common Area Factor (CAF) is esfablisl1ed as 1.00. This fnctor. which represents the conversion tro111 f\llOA t<.> 
rentablc sq11are feet. rnundecl to tile nearest whole percentage. sha ll Ile used for purposes of renta l adjustments in accord8ncc will1 tl1e 1··ay1ne11t 
Cl<Ju s1" of 111e General C lause~; . 

·J.0:2 EXPRESS APPURTENANT RIGHTS (JUN 2012) 

rl ie l;Dvernnient shall l1ave tile non-exclusive ri[1hl to the use of Appurtenant Areas, ancl shall have the rif1hl to post Hules and Hegulelio0s Governing 
Co1 1d11r, I on Fe<Jera! P1operty, Title 41, CFR , Parl 102-74, Subpart C within such are8s. The Government wi ll coordinate witll Lessor t<J <'11;;u1 e 
c,i<J1 1 ;~ 1}'J is consis tent with Lessor's stanclards. Appurtenant to the Premises and included in the Lease are rights to use Ille following 

A f'ar}<.lllil: ll parking spaces as depicted on tile plan attachecf hereto as Exhibit i'l/t\, reserved for the exclusive use of the <3overnn1ent. of 
which 0 f.hall be structured/inside parking spaces. and u shall be surface/outside parking spaces. In addition. the Lessor sha ll provide such addil1011<1i 
p~rking spaces as required by the applicable code of the local government entity having jurisdiction over the Property. 
B. Antef!nas, Satellite Dis_hes, and Related Transmission Devices: Space located on the roof of Ille Building sufficient in si1.e tor l!lt! inslalia l.ion 
anrl placement of the telecommunications equipment as such may be described herein. together with the right to access the 10of 3nd use of. all 
Bui lding areas (e.g .. chases . plenums) necessary for the use. operation and maintenance of such equipment at all times during the term of this Lease 

1.03 RENT AND OTHER CONSIDERATION (JUN 2012) 

/\. The Government shall pay lhe Lessor annual rent. payable in monthly insta llments in arrea rs. at the tollow1 n~1 rnl!os . 

·--------·-- --------- -···-·­
Firm Te rm 

...-------·----~--------- .--~-------~ .
F i rm T erm F inn T erm Fi rm T e rm 

...----·
Non F i rm l c rm 

{ YQ a .- ·n 
Novcrr.l>rr 6, 20 13 

t111ougll 
N<•ve111b"r b, 20H 

(Y"ar 2 ) 
Nov~ m br,r 6, 20 14 

throu~h May 5, 2015 

(Ye,H 2) 

May6.20 15 
thro ugh 

N o vom be1 5, 
2015 

Nc1verrdwr £> , 201ti 
th1ough N ovc mbc·r 5 , 

2 0 23 

t'J<1vt'~.nbE'r f.. :-- t1 73 
tttro114h Nl:·V f~ t r111 n 1 

5. 2(1i:H 

1 
' ;!)C' 11 i ,·_n! Y':.cli ·., j • ."'. (.tii;:~ )i ::Jt:f)r ;. 'i.1 3.T; pt:r H·::r !fi i.:l !i pi :r:.6 liy •/ "r ,9'/B f~~; r ~)!1t ;I: ! erit r. y ~-;d : ~ :;. . 'i !): Ul~ t> iial! fj :l, 'l J -'G jlCI r ~j i ;ritdl·1 ,fi .: t \ i ·~· i ,- : ; . • : ! ,' ' l 


l rir. ·: crr?nt hnprq\t•·:nV.! 11t /•.l!<N,·arp··e 0t S9·10 ,368 .fi2 i'3 n1nn1t!zGrl 8l 3 r.:itte of !i r:o r:::~~;nt per ;inn11r"1 :·~vcr ·tO?. mnntlHi 

~Uµr~·rn\i : 'lfJ Cos.tr.. :...:nt r;n!i:t1 lelion SG.03 p.t.:;r 1:1SF rr1uH;pl :ed !Jy 17 .970 f:;SF

1' !'>,1 uid1il(J ~·.:poc. 1fic ~:;f:ct:i-•!y CO~·t ¢ of '.!:0 9ffJ AfTIOrtl%.ed ;i i a i"O ~P of X p1: rc(~ 'l l per ?lf"l:, 1.•rn !J\fe! XX ' ' 0fHS 


·:.: 1:!::1H} ct)~I ~ rl(;· ~~riber l . 1r1cir: r ~:. 11 1J - p.J1 '1' !' ·-::!Ph :..; bc1<1-..,,· 


In in ~.t;mcc:s wl'lere the Lessor ;imortizes either the Tl or 8uilding Specific Security for a period exceeding the Fim1 Term of the l..ease. s1·1,) uld lhr-' 
(;ovr.rmnent terminate the Lease after the Finn Term or does not otherwise renew or extend the term beyond the Finn Term. the Government shall not 
br~ li:11Jlc for ;my unm11ortized costs beyond the Firm Term. 

13 . l ~en\ 1s sulJj"cl lu adjustment based upon a mutual on-site measurement of the Space upon acceplance. nol to exceed 17,978 /\B0/1 SF 
l><i:;erl upon tl1e n1ett1odolo(JY outlined under the "l"ayment" clause of GSA Form 3517. 

C. ri enl is subject lo adjus tment based upon the final Tenant Improvement (Tl) cost to be amortized in the rental rate . as agretlrl up1J:1 by tlK· 
p;:1: i.i ,~ c; ;;ul.iseq uenl to 1t1e Lease Award Date. 

1; If tile Govrn1111ent occupies the Premises for less than a full calendar month, lhen rent s11all be prorated liasecl 0 11 tile actu<il nu1nbe1 of c!Jy'; 
c l or.cup<:t rwy for thal 111 onth. 

' 
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E. Rent sh,Jll be p<iid to Lessor by electrornc funds transfer in accordance wilh the provisions of tt1e General Clauses. Henl shall tie µnyable io 
lhe Pc;yce designated in t11e Lessor's Central Contractor Registration (CCR). If the payee is different from the Lessor, both payee ancl Lessor must Ile 
r e~1$le red in CC I'<. 

Lessor sl1all provide lo the Government, in exchange for the payment of rental and other specified consideration, lhe followinu 

1. Tl1e leasehold interest in lhe Property described in the paragraph entitled "The Premises. " 

2. 1'\ll costs. (~xpenses and fees to perform t11e work required for acceptance of the Premises in accordance with lhis l_case. including 
i•ll ClJ f,ts Jor labor, materials, and equipment. professional fees. contractor fees. attorney fees , permit fees. inspection fees. and similar such ft~es . and 
afl rel<i tecl expen~e!': 

:t Performance or satisfaction of ;:ill other obligations set forth in this Lease; ancl a ll services. utilities. and maintenance required f0r 
lhe proper operotion of l11e Property. t11e Building. and lhe Premises in accordance willl tl1e terms of the Lease . including , but nol lin1ited lo. <1 11 

inspect ions. modifications. repairs. replacements. and improvements required to be made thereto to meet the requirements of this l.e<ise. 

3. Performance or satisfaction of all other obligations set foith in this Lease; and all services. utililiP,S (with tl1e ex•;lirsion of <.7.) . 
rn<J11 ilr!nancc required for the proper operation of the Property. the Building, and the Leased Premises. in accorrJance with the lc" nns of lhe Lt!ci:;rJ 
inclucling , but not limited lo, <ill inspections. modifications, repairs, replacements and improvmnents required tu be 111<ide lhe1eto lo 11ie0I tl >e 
requirernents of this Lease. The Government shall be responsible for paying the cost of XX rJ1reclly to t11e utility provider. Tl1e Lessor shall enwre ll1at 
such utilities are separately metered . The Lessor shall provide and insta ll as part of shell rent , separate meters for utilities . Sub-nieters :Jre not 
<•cceptable The Lessor shall fum is1·1 in writing to the LCO, prior to occupancy by the Government, a record of tl1e meter numbers and verification tl rn l 
the 1-netcrs ine<Jsurc C>overnn1ent usage only. Prorntion is not penniss1ble . In addition. an automatic control system st·1<ill lJc provilled lo a~su re 
r:rnnpliance wiil1 l1eating and air conditioning requirements . 

G. Parking shall be provided at a rate of $0.00 per parking space per month (Structure). and SOJJO per parking space per month !Surface). 

UM TERMINATION RIGHTS (AUG 2011) 

·1111" Guvr1m1niJnt may terminate this Lease. in whole or in part, at any time effective after the Firm Tenn of this Lease. by providinq not less lh<in 90 
cJ,1yc,. prior 1wi lle11 noti ce lo t11e Lessor. The effective date of the termination shall be the day following the expiration of the required not•ce pe1iod or 
Ille temiinalron diile se l lortll in the notice, whichever is later. No rental shall accrue after the effective date of termination. 

·f.O'.i DOCUMENTS INCORPORATED IN THE LEASE (JUN 2012) 

rt1e following docun1ents are attached to and made part of the Lease: 

·-----·--------------·----­---r----~--
NO, OF 

DOCUMENT NAME EXHIBIT 

A 

B 

_Dc___ 

-y--·- ­

8F --­

39 

H 

1.0G TF.NANT IMPROVEMENT ALLOWANCE (AUG 2011) 

Tl1e Tenant lrnprovernent Allowance (TIA) for purposes of this Lease is $5 2.:i<t per ABOA SF. The TIA is the amount that the Les~or shall rn<lke ava1l;11Jle for 
lhe Gover111nent to be userl for Tis. This amount is amortized in the renl over the Finn Term of this Lease at an annual interest r<1te of X percent 

i.07 TENANT IMPROVEMENT RENTAL ADJUSTMENT (AUG 2011) 

!\ . The Government. at its sole discrdion. shall make all decisions as to the use of the TIA. The Government may use all or part d tr•e ·11 /\. 
The Gov1~mn1ent may return to the Lessor any unused portion of the TIA in excl1ange for a decrease i11 rent according to tt·re <:1weecf ·upon am<>riizci tiun 
rate over the Firm Term. 

H. T11e Government may choose to make lump sum payments for any or <Jll work coverecf by the TIA That part of the Tl.I\ <imortizeiJ ill llJCJ 10111 
~•hai l be reduced accordingly . At any time after occupancy and during the Fim1 Term of the Lease. the Government. at its sole discrc;tion. 11111y elecl lo 
p;1y iwnp :;um for m1y part or all of the remaining unpaid amortized balance of the TIA If tt1e Government elects to rnake a lun1p sum paymnlll fc•1 l11 r; 
l !A after occupancy, ttle payment of the TIA by the Government will result in a decrease in the renl <J ccordin~J lo lhe mnortizalion rate over tlw Fini • 
T"rm of the I ease~. 

C If it is anticipated that the Government wi ll spem1 more l11a11 the allowance identified ilbove. lhe Government sha111·1ave the right lo e1 tl1tJr . 

Reduce the Tl requirements: \ 
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2. Pay lump sum for the overage upon substantial completion in accordance with the "Acceptance of Space and Certificate of 
Occupancy" paragraph; 

3. Negotiate an increase in the rent. 

1.08 TENANT IMPROVEMENT FEE SCHEDULE (JUN 2012) 

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

... --­ --­ . . -·-·---·-· ··------ ----~-..,.._....____________,____________ --. ~- ------ --·-­
INll!AL 

'· BUILD-OUT 

ARCHITECT/ENGINEER FEES ($PER ABOA SF OR% OF Tl CONSTRUCTION COSTS) 7% 

LESSOR'S PROJECT MANAGEMENT FEE (% OF Tl CONSTRUCTION COSTS) 5% 

1.09 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT (JUN 2012) 

As of the Lease Award Date, the Government's Percentage of Occupancy, as defined in the "Real Estate Tax Adjustment" paragraph of this Lease is 
68.36 percent. The Percentage of Occupancy is derived by dividing the total Government Space of 17,978 RSF by the total Building space of 22,352 
RSF. 

1.10 REAL ESTATE TAX BASE (JUN 2012) 

The Real Estate Tax Base , as defined in the "Real Estate Tax Adjustment" paragraph of the Lease is $39,651 .16. 

1.11 OPERATING COST BASE (AUG 2011) 

The parties agree that for the purpose of applying the paragraph titled "Operating Costs Adjustment" that the Lessor's base rate for operating costs 
shall be $6.03 per RSF ($108,407.34/annum). 

1.12 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES (JUN 2012) 

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 leased Premises prior to expiration of the term of the Lease, the operating costs paid by the Government as part of the rent shall be reduced 
by $4,00 per ABOA SF of Space vacated by the Government. 

1.13 HOURLY OVERTIME HVAC RATES (AUG 2011) 

The following rates shall apply in the application of the paragraph titled "Overtime HVAC Usage:" 

• . $ 20.00 per hour for the entire Space. 

1.14 24-HOUR HVAC REQUIREMENT (APR 2011) 

The hourly overtime HVAC rate specified above shall not apply to any portion of the Premises that is required to have heating and cooling 24 hours per day. 
If 24-hour HVAC is required by the Government for any designated rooms or areas of the Premises, such services shall be provided by the Lessor at an 
annual rate of $0.00 per ABOA SF of the area receiving the 24-hour HVAC. Notwithstanding the foregoing , Lessor shall provide this service at no additional 
cost to the Government if the Lessor provides this service to other tenants in the Building at no additional charge. 

1.15 BUILDING IMPROVEMENTS (JUN 2012) 

The Lessor shall complete the following additional Building improvements prior to acceptance of the Space: 

A. N/A______ 
B. NIA.______ 
C. NIA______ 

1.16 HUBZONE SMALL BUSINESS CONCERNS ADDITITIONAL PERFORMANCE REQUIREMENTS (MAR 2012) 

If the Lessor is a qualified HUBZone small business concern (SBC) that did not waive the price evaluation preference then as required by 13 C.F.R. 
126.700, the HUBZone SBC must spend at least 50% of the cost of the contract incurred for personnel on its own employees or employees of other 
qualified HUBZone SBC's and must meet the performance of the work requirements for subcontracting in 13 C.F.R. § 125.6(c). If the Lessor is a 
HUBZone joint venture, the aggregate of the qualified HUBZone SBC's to the joint venture, not each concern separate ly , must perform the applicable 
percentage of work required by this clause. 

LEASE NO. GS-09B-03054, PAGE 3 LESSOR4 GSA FORM L201 C (6/12)GOVERNMENT,~ 




