AAAP GLOBAL Lease

LEASE NO. GS-09P-1.CA$3426 GSA FORM L100 AP (Septomber 2015)

This Leass Is made and entsred no between
GPT Properties Trust, & Maryland real estate investment trust

{Lassor), whosa principal place of business s 255 Wmil:lqtal Streat, Newton, MA, 02458, and whose inlerest in the Property described hereln is that
of Fee Owner, and

The United Stetes of America

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

Witnesseth: The partles hersto, for the consideration hereinafter mentioned, covenant and agree es follows:
Lessor hereby laasas to the Gavemment the Premises described herein, being all or s portion of the Property located at
4181 Ruffin Road, San Diego, CA 92123

and mare fully described In Section 1 and Exhibit A, together with rights to the use of parking and other areas as set forth heneln, to ba used for such
pumposes as determined by GSA.

LEASE TERM
To Have and To Hold the sald Premises with its appurtenances for the term beginning upon October 1, 2018 and continuing for a period of

I .

subjact to termination rights as may be hereinafter set forth.

In Witness Whereof, the perties io this Leasa evidence their agreement to all terms and conditions set forth hergin by their signatures below, to be
effective as of the date of delivery of the fully exacuted Laase 1o the Lessor.

FORT = FOR THE GOVERNMENT:

Neme: David M. Blackman Name:

e _Presndent & CoC Title: Lease Contracting Officer

Entity Name:  GPT Properties Trust General Sarvicas Adminlstration, Public Buildings Sesvice

Date: 2////7&/(

Date: _tclz%&,_gm_u_
The Information collection require contained in this Sclicitation/Contract, that are not required by the regulation, have been approved by the

Office of Management and Budget pursuant to the Peperwark Reduction Act and assigned the OMB Control No. 3080-0183.
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SECTION1  THE PREMISES, RENT, AND OTHER TERMS

1.01 THE PREMISES {JUN 2012)
The Premisos are describoed as follows:

A : 43,211 rentable square feet (RSF), ylekiing 40,937 ANSUBOMA Office Area (ABOA) square feet (SF) of office
and related Spaca locatad on the 1% and 2 floon(s) of the Buliding, as depicted on the floor plan(s) attached herato as Exhibit A,

B. Common Areq Feclpr: The Common Area Factor {CAF) ks esteblished as 5.5548 percent. This factor, which represents the converslon
from ABOA to rentable square feet, rounded to the nearest whole percentage, shall ba used for purposes of rental adjustments in accordance with the
Payment Clause of the Genera! Clausas.

1.02 EXPRESS APPURTENANT RIGHTS (SEP 2013)

The Govemmant shall have the non-exciusive right to the use of Appurtsnant Areas, and shall have the right to post Rules and Regulations Goveming
Conduct on Faderal Property, Titie 41, CFR, Part 102-74, Subpart C within such areas. The Govemment will coordinate with Lesser to ensure
signage Is consistant with Lessor's standards, Appurienant to the Premisas end included in the Leese ars rights to use the following:

A Parking: 131 parking spaces, resarved for the exclusive use of the Govemment, of which 0 shall be structured/inside parking spaces, and
131 shall be surfacaloutsids parking epaces. In addition, the Lessor shall provide such eddiional parking spaces as required by tha applicable coda of
ths local govemment entity having jurisdicion over the Proparty.

B. Antennas, Satellits Dishes snd Relate 5k gvices: (1) Space located on the roof of the Building sufficient in size for the
instaliation and placement of telecommunications equipment, {2) the right to access the roof of the Building, and (3) use of all Bulding areas (a.g.,
chases, plenums, eic.) necessary for the use, operation and mainenance of such lelecommunications equipment at all tmes during the term of this
Leasa.

1.03 RENT AND OTHER CONSIDERATION {AAAP VARIATION {APR 2015))

A The Gavarnment shall pay the Lessor annual rent, payable in monthiy instaliments in arrears, et the following rates:
10172018 -9/30/2021 16/1/2021 = 8/30/2026
ANNUAL RENT ANNUAL RenT
SHELL RENT §840.254.88 $710.256.95
TENANT IMPROVEMENTS RENT § 100,000.00 50.00
OPERATING CosTg® $284,102.78 284,102.78
TOTAL ANNUAL RENT $1,024,357.46 $984,359.73

"Shetl rent caciation:

{Firm Tarm) $13.84 per ABOA SF muttipfed by 40,937 ABOA SF (roundad rentable rata ls $14.62 per RSF)

{Non Firm Temm) $17.38 pes ABOA SF mudtiplied by 40,837 ABOA 5F (rounded remiable rata is $16.44 per RSF)
WTmmmmdm.m.wannmdommwamw over § years (roundad to £2.31 per RSF).
Ceosts rant colculation: $6.94 per ABOA SF multipliad by 40,837 ABOA SF (rounded rentable rate Is $8.57 par RSF)

B. In instances where the Lessor amortizes either the Ti or BSAC for & pariod axceeding the Firm Tem of the Leass, should the Govemment
terminate tha Leasa after the Firm Term or does not otherwise renew or axtend the term beyond the Firm Term, the Government shall not be Kable for
any costs, including unameortized costs beyond the Firm Temm.

C. Rent is subject to edjusiment based upon a mutuat on-site measurement of the Space upon acceptance, nol to exceed 40,837 ABOA SF
based upon the methodology outfined under the *Paymant” clause of GSA Form 3517.

B, Rent Is subject to adjustment based upon the final Tenant Improvement {T1) cost to be amoriized In the rental rate, as agreed upon by the
parties subsequent to the Lease Award Data.

E. If the Govement occuples tha Premises for ass than a full calendar month, then rent shall be prorated based on the actual number of days
of occupancy for that month,

F Rent is subject to edjustment based on the final Bullding Specific Amortized Capltal (BSAC) cost to be amortized in the rantal rate, as
agreed upon by the parties subsequent to the Lease Award Date.

G. Rem shall ba paid 1o Lessor by elecironic funds transfer In accordanca with the provigions of the General Clauses. Rent shalf be payable to

the Payee designated by the Lessor In the System for Award Management {SAM). If the payes is different from the Lessor, both payea and |.assor
must ba registered and active In SAM,
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H. Leasor shall provide to the Govemment, in exchangs for the payment of rental and cther specifiad consideration, the following:
1. The lessehold Intsrest in the Property dascribed in the paragreph enifiled "The Premisas.”

2. All costs, expenses end fees {o parform the work required for acceplance of the Premises In accordanca with this Leass, Inchuding
all costs for Iabor, materials, and equipment, professional feas, contraciar fess, attomey fses, permit fees, Inspection feas, and simitar such fees, and

all related expensas.

3. Performance or salisfaciion of all other obligations set forth In this Lease; and all services, utiiifles, and maintenance reguired for
the proper cperation of the Properly, the Building, and the Premises in accordance with the ferms of the Lease, Including, but not limitad to, all
inspections, modifications, repairs, replacements, and improvements requined to be made thereto 1o meet the requirements of this Lease,

I. Parking shall be provided at a rale of $0.00 per parking space per month (stucturedfinside), and $0.00 per parking space per month
(surfaceloutside).

J The Govemnment ehall ba entited to free rent in the amount of $38K,148.84 (shall and operating rent for months 1-8}, to be applied against
the monthly fully sarviced rental payment unill exhausted. The freas rent shall commence wih the first month of the Lease and continue until the fres
rent has been fully recaplured in equal monthly Instaliments over the shortest tme practicabls

1.04 INTENTIONALLY DELETED

1.08 TERMIAATION RIGHTS {AUG 2011)

The Govemment may isminate this Lease, in whole or in part, et any time effective after October 1, 2024, by providing not less than 120 days’ prior

wiitten notice 1o the Lessar. The effective date of the termination shall be the day folowing the expiration of the required notice perfod or the
termination date et forth In the notice, whichever s laler. No rental shall sccrue afler the effsciivs date of termination.

1.08 INTENTIONALLY DELETED
1.07 DOCUMENTS IHCORPORATED IN THE LEASE (AAAP VARIATION (APR 2015))

The following documents ars atiached {o and made part of the Lease:

ko. ofF
= DOCUMENT NAME Pages
| FLOOR PLAN(S) _ 2
SECURITY REQUIREMENTS 1
GSA ForM 35178 GENERAL CLALIBES 46
GSAForM 3618-SAM, ADDENDUM TO SYSTEM FOR
AWARD MANAGEMENT (SAM) REPRESENTATIONS AND 2
CERTIFICATIONS (ACQOLSITIONS OF LEABEHOLD INTERESTS

IN REAL PROPERTY}
SEISMIC FORM C, BUILDING RETROFIT OR NEW 26 E

CONSTRUCTION PREAWARD COMMITMENT

g
5

o
(o] ie pd

(=}

1.03 TENANT IMPROVERIENT RENTAL ADJUSTMENT (SEP 2015)

A The Tenant Improvement Allowance (T1A) for purpases of this Lease is $500,000.00. The TIA ks the ameount that the Lessor shell maka avallable
for the Govemnment to be used for Tis. This amourt fs amoriized in the fent over the Firm Tenm of this Leasa at an annual interest rate of  percent.

B. Tha Govemment, at fis sole discretion, shall make all decislons as to the use of the TIA. The Government may use all or part of the TIA.
The Governmant may retum to the Lessor any unused portion of the TIA In exchange for & decrease in ren{ according te thes egreed-upan amorttzation

rate over the Firn Tem.
C. The Govemnment may elact fo make lump sum payments for any or all work coversd by the TIA. That part of tha TIA amortized in the rent
shall be reduced accordingly. At any time afier occupancy and during the Firm Term of the Lease, the Governmen, at is sole discretion, may elect to

pay lump sum for any part or all of the remalning unpald amortized baience of the TIA. if the Government slecis to make a lump sum payment for the
TIA after occupancy, the payment of the TIA by the Govemment will resull in a decrease i the rent according to the amortization rats over the Firm

Termn of the Loasc.

D. It il Is anticipated that the Govemmeant will spand more than the allowance Idenlified above, the Govemment may elact to:
1. Reduce the Ti requirements;
2. Pay lump sum for the overage upon substantial completion In eccordance wih the *Acceptance of Spacs and Certificate of
Occupancy’ paragraph;
a Negotiate an mcrease In the rent.
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1.08 TENANT MPROVEMENT FEE S8CHEDULE (JUN 2012}
For pricing Tl costs, the following rates shall apply for the Initial bulld-out of the Space.

INMAL
Buitp-0Dut
ARCHITECT/ENGINEER FEES { § PER ABOA SF OR % OF Tl CoNsTRUCTION CoSTS) 8%
LESSOR'S PROJECT MANAGEMENT FEE (% OF TI CONSTRUCTION COSTS) %

1.10 INTENTIONALLY DELETED
1.11 INTENTIONALLY DELETED
1.12 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTHMENT (JUN 2012)

As of tha Lease Award Date, tha Govemmeni's Parcentage of Occupancy, aa defined In the "Real Estate Tax Adjustment” paragraph of this Laasa Is
30.51 percent. The Perceniage of Occupancy Is derived by dividing the total Govesnment Space of 33,211 RSF by the total Buliding space of 141,834

RSF,
1143 INTENTIONALLY DELETED
1.14 OPERATING COST BASE (S8EP 2013)

The partles agree, for the purpose of applying the paragraph titled "Operating Costs Adjusiment,” that the Leasor's base rate for operating costs shall
be $8.57 per RSF ($284,102.7&/annum).

1.45 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES (BEP 2013)
In accordance with the paragraph entitied “Adjustrnent for Vacant Premises,” if the Governmaent falla to occupy or vacates the entire or any portion of
the Premises priof to expiration of the term of the Lease, the oparating costs pald by the Government as part of the rent shall be reduced by
$1.00 par ABOA SF of Space vacated by the Government.
148 HOURLY OVERTIME HVAC RATES {AUG 2011)
The following rates shalt apply in the application of the paragraph titied "Overtime HVAC Uisage:”

s $40.00 par hour for the entire Space.
117 IHTENTIONALLY DELETED
1.18 BUILDING IMPROVEMENTS (SEP 2012)
The Govemment accepts the Premises and tenanl improvements In their existing condition, except where specifications or stendards are contained
eisewhere In this Leass. These etandarda include, but ane not mited to, security improvements, Fire Protection and Life Safely requirements, ABAAS
compliance, as well as compliance with all local codes and ordinances, Such acceplance by the Government of exdsting Premises shall not relleve
Lessor of continuing obilgations for cleaning, fanitorial, malntenance, repair, etc. as set forth In the Lease paragraphs and attached General Clauses.
The Lessor, at Lessor's sola cost, shall complete the following Buiiding Improvements:

A Seismic Retrofit as identified in Exhibit E

118 HUBZOHNE SHALL BUSINESS CONCERNS ADDITIONAL PERFORMANCE REQUIREMENTS (MAR 2012)

If the Lesscor [s a qualified HUBZone small business concern (SBC) that did not waive the price evaluation prefarence then as requied by 13 C.F.R.
128.700, the HUBZone SBC must spend at laast 50% of the cost of the contract incurred for personnel on its own empicyess or employsas of other
quallfisd HUBZone SBC's and must meet the performance of the work requirements for subcontracting In 13 C.F.R. § 125.6(c). Ifthe Lessoris a
HUBZone joint venture, the aggregate of the qualified HUBZone SBC's to the Jaint venture, not sach concem separately, must perform the appiicable

percantage of work required by this clause.
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