Standard Lease

LEASE NO. GS-08P-L.CO14770 GSA FORM L201C {October 2012)

This Lease Is made and entered into between

1470 Broadway Investors, LLC

(Lessor), whose principal place of business is 2515 McKinney Avenue Suite #800, Dallas, T 75201, and whose interest in the Proparly described
herein is that of Fge Owner, and

The United States of America

{Govemment), acing by and through the dasignated reprasentetive of the Generzl Servlcas Adminietration {3SA), upon the terms and conditons set
forth hesein.

Witnesseth: The parties hereto, for the consideralion hereinafter menfioned, covenant and agree as follows:

Lessor hereby leases to the Government the Prermises described hereln, baing all or a porion of the Property lecated at

1870 Broadway
Benver, CO 80202-3600

and maore fully described in Section 1, togathar with rights fo the use of parking and other areas as get farth harein, to be usad for such purposss as
determined by GSA.

LEASE TERM

To Have and To Hold the said Premises with its appurtenances for the term beginning upon accaptance of the Premises as required by this Lease and
continuing for e period &f

15 Yeura, 10 Years Firm,

subject to termination end renewal rights as may be hereinafter set foth. The commencement date of this Lease, along with &ny applicable
termination and renewz! rights, shall ba more spedifically set forth in 2 Lease Amendment upon substantial completion and acceptance of the Space

by tha Goverrment.

In Witness Whereof, the parties to this Lease avidenca thelr agreemant to all terms and conditiona set forth hereln by thelr signafures below, to be
effective as of the date of dellvery of the fully executed Leass to the Lessor.

m_ -
Nama: [ —m Name: Mark Peaics

Title: ”_?Ej ECArT1 v = ‘Dl:lzﬁgﬂ"r opl— THe: Leasa Contracting Officer
Entity Name: _ﬂa?a B?amnw{ | NVESTSRS, General Services 57( /Ltlon Public Buiklings Service
od

LT

Date: -[-13

MName: .

Title: M
Date: 8’ l-' '3

The information collection requirements contsined In thla Salictation/Contract, that are not required by tha regulation, have been approved by the
Office of Management and Budget pureuant to the Paperwork 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 Premises are described as follows;

A Office and Related Space: 86,809 rentable square feat (RSF), yielding 81,108 ANSI/BOMA. Office Area {ABOA) square feet (SF) of office
and related Space located on the 24, 23", 24 and 25th fleor(s) of the Bulding, es depicted on the floor plan(s) atiached hereto.

B. Common Ares Factor: The Comman Area Faclor (CAF) s established as 1.07032 percent. This faclor, which represents the comveraion
froen ABOA to rentabls squara feat, raunded ta the nearest whols parcentage, shall be used for purpeses of rental adjustments in accordance with the
Payment Giausa of the Gensral Clauses.

1.02 EXPREBS APPURTENANT RIGHTS (JUN 2012)
The Government shall heve the non-exclusive right to the use of Appurtenani Aress, and shall have the right to past Rules end Regulations Goveming

Canduct on Federal Property, Title 41, CFR, Part 102-74, Subpart C within such areas. The Government will coordinaie with Lessor lo ensure
signage is consistent with Lesaor's standards. Appurtenan to the Premises and included In the Lease are righis to use the following:

A Packing: 12 parking spaces reserved for the exdusive use of the Government, of which 12 shall be strudlured/inside pasking spaces. In
addition, the Lesser shall provide such acditional parking spaces as requlred by the applicable code of the local government entily having jurisdiction
over the Property.

1.03 RENT AND OTHER CONSIDERATION {SEP 2012)

A The Government shall pay the Lessor annual rent, payable in monthly instaliments in arears, st the following rates: N
o
gl-\ -
FIRM TERM Firu TERR " NONFIRM TERM. s Qd o
ANNUA. RENT YEARS 1-5 | ANNUALRENT YEARS €-10 | AMNNUAL RENT YEARS 1115 | o
SHELL RENT' s008.567.32 |), §1.25608482 . UF 5200122881 ‘
Al
TENANT IMPROVEMENTS RENT $ 573.807.48 $573.00740 V! \ £0.00 4l
OPERATING COSTS® $589.850.19 1 A> §596.850.18 $599,6850.19 \e
BUILDING SPECKFIC AMORTIZED
CapraL’ $ 18D $TBD & $0.00 S
7 T -
PARKING® $0.00 p soo0 ' $0.00 2
o 3 4
TOTAL ANNUAL RENT §2,170225.00 ¢~ $2,430,652.00 £2,691,075.00 -/
Shell vent (Fimm Tenm) caloulalion: $11.48 per RSF muliplied by 88,500 RSF far years 148 and §11.48 per RSF for yems 6-10. Plsase 588 Faragraph 7.0Z entilied

“Free Rent”.

“Tha Tenant kmprovement Aliowance of $3,942,530.22 I3 smoriized el e rate of 8% percent per ahnum ower 10 years,
20perating Costs rent calcukrion: $8.91 per RSF multipiled by 86,808 RSF

‘Bulldlng Specific Amortized Capital (BSAC) of 3TBD are amortized at a rate of B parcent per annum cver 10 years

Parkmg co&is dascribad under sub-paragraph G below

In Instances where the Leasor smortizes alther the Tl or Buding Specific Amortized Capital for a period exceeding the Firm Temm of the Loase, should
the Govemment tarminate the Lease after the Firm Tarm cr does not atherwise renew or extend the term beyond the Firm Term, the Govemment shal
not be lleble for eny costs, including unamortized costs bayond the Firm Term. )

B. Rent Is subject to adjustment basad upan a mutual on-site measurement of the Space upen acceptane, not fo exceed 61,108 ABOA SF
based upan the methedology outfined under the “Payment” clause of GSA Fom 3617.

C. Rent Is subject to ed]ustment based upon the final Tenant Improvement {TI) cost to be amortzad in the rental rate, as agread upon by the
perties subsaguent to the Lease Award Date.

0. Rent is subject to edjustment based on the final Building Specific Amortized Capital {BSAC) cost ko be amorhzsd in the remal rate, es
agresd upan by tha partiea subsequent to the Leasa Award Date,
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E. If the Govemment pccuples the Premises for less than a full calendar month, then rent shall be prorated based on the actual number of days
of occupancy for thal manth,
F. Rent shall be paid to Lessor by alectronic funds transfer in accordance with the provisions of the General Clausee. Rent shall be payable ko

the Payee designated in the Lessor's Central Contractor Registration (CCR). If lhe payee is different from the Lessor, both payee anc Lessor must be
reglstered in CCR,

G. Lessor shall provide to the Govemment, in #xchange for the payment of rental and other specified consideration, the following:
1. The leasshold interest in the Property described In the paragraph entitled “The Pramises.”
2. All costs, expenses and fees to perform the work required for acceptanca of the Premlises In accordance with this Lease, Including

all coats for labor, matenals, and equlpment, professional fees, contractor fees, attomay fees, parmit fees, Inspaction faes, and simllar such fees, and
all related expenses;

3. Perfomance or satisfaction of el other cbligations set forth in this Lease; and all servioes, utllitles, and maintenance raquired for
the proper operation of the Properly, the Bullding, and the Premises in accordance with the terms of the Leese, inauding, but not limited to, all
inspections, modifications, repairs, replacements, and improvements required 1o be madea thereto to meel the requirements of this Lease.

A [NBC2 Broker Name] (Broker) is the authorized real estate Broker representing GSA In connection with this Lease ransaction. The total
amount of the Commission ks $XX and Is earned upan Lease execubion, payable sccording o the Commission Agresment signed betwean the two
parties. Only $XX of tha Commisgsion will be payabla to [NBC2 Broker Nams] with the rematning $XX, which is the Commission Credit, to be cradited
to the shell rental porticn of the annual rental payments due and owlng 1o fully recapture this Commission Credit The reduction In ehall rent shal
commencs with the first menth of the rental payments and continue until the credit has been fully recaptured in equal monthly instellments over the
shortest me practicable.

B. Notwithstanding the *Rent 2nd Other Consideration” paragraph of this Lease, the shell rental peyments due and owing under this Lease shall
be reduced to recapture fully this Commission Credit. The reduction In shell rent shall commencs with the first month of the rental payments and
continue aa indicated in this schedule for adjuastad Monthly Rent

Month X Rerital Payment $30¢XXX minus prarated Commission Gredit of $3,¥XX equals $X3.XXX adjusted X" Month's Rent.*

Month X Rental Payment §X0,3000 minus prorated Commission Crexit of $X00XXX equals $XX, X0 adjusted X™ Month's Rent.*

Manth X Rental Payment $X2¢,)00% minus prarated Commission Gredit of $XX,XXX equals $XX, XXX adjusted X ™ Month's Rent.*
* Subject to change based on adjustments cutlined under the paragraph "Remnt and Other Conslderation.” '

1.05 TERMINATION RIGHTS (AUG 2011}
The Govemment may terminate this Lease, in whole or in part, at any time sffective after tha Fimn Temn of this Leass, by providing not less then 120

days’ prior written notice to the Lessor. The effective date of the termination shalt be the day following the axpiratian of the required notice peried or
the termination date set forth In the notice, whichever Is later. No rental shall eccrue after the effective date of termination.

1.06 RENEWAL -RIGHTS-(AUG-2644
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1.07 DOCUMENTS INCORPORATED IN THE LEASE (SEP 2012)

The following doeumaents are attached to and made part of tha Lesss:

. DOCUMENT NAME -

"FLOOR PLAN(S)
AGENCY SPECFICIBPECIAL REQUIREMENTS

SECURITY REQUIREMENTS

GSA FORM 35178 (GENERAL CLAUSES
GEA FORM 3518, REPRESENTATIONS AND CERTIFICATIONS

1.08 TENANT IWPROVEMENT ALLOWANCE {(AUG 2011)

The Tenant {mprovement Aliowance (TIA) for purposes of this Lease ls $48.6008 por ABOA SF. The TIA s the amount that the Lessor shall make evaliable
for tha Govermment to be used for Tls. This amount ks amoritzed in the rent over the Firm Temrn of this Lease at an annual interest rete of 8 percent.

1.00 TENANT IMPROVEMENT RENTAL ADJUSTMENT (AUG 2011}

A. The Govemmenl, at its sole discretion, shall make all decislons as to the use of the TIA. The Government may use all or part of the TiA.
The Goveimment may refum to the Lessor any unused portion of the TIA In exchange far a decrease in rent acsording ko the agreed-upon amortization
rate over the Firm Term.

B. The Govemment may elect to make lump sum payments for any or all work covered by the TIA. That part of the TIA amortized in the ront
shall be reducad accordingly. At any time after cccupancy and during the Finm Term of the Laase, the Government, at lis 80le discretion, may elect to
pay lump sum for any part or all of the remalning unpald amaortized balance of the TIA. H the Gavernmant slects lo make a lump sum payment for the
TIA after occupancy, the payment of the TIA by the Government will resuit in & decreass in the rent acconding to the amortizaticn rate over the Fimm

Term of the Leasea.

C. IFitis anticipated that the Govemnment will spend more than the allowance identifled abave, the Government shall have the right 1o either;
1. Reduca the Tl requirements;
2. Pay ump sum for the overage upon substantial completion in accordance with the “Acceptance of Space and Certificate of
Occupancy” paragraph;
3 Negctiate an (ncrease in the rent.

1.19 TENANT IMPROVEMENT FEE SCHEDULE (JUN 2012)
For pricing Tl casts, the following rates shall apply for the in/tal bulld-out of the Space.

“INMUAL
‘ . Bue-Out
ARCHTECT/ENGINEER FEES (§ PERABOA SF 0R % OF Tt CONSTRUCTION COSTS) $3.73 PER ABOASF
LESSOR'S PROSECT MANAGEMENT FEE (% CF TI CONSTRUCTION COSTS) 1%

1.1 BUILDING SPECIFIC AMORTIZED CAPITAL (SEP 2012}

For purpses of this Leass, the Building Specific Amortized Capital (BSAC) Is ${(will be memorialized in Leasa Amandment) per ABOA SF. The
Lessor will make the total BSAC amount avallable to tha Government, which will use the funds for securty ralated impravements, This amount la
amortized in the rent over the Firm Term of this lease at en annual Interest rate of 8 percent.

112 BUILDING SPECIFIC AMORTIZED CAPITAL RENTAL ADJUSTMENT (SEF 2012)

A The Government, at ite sole discretion, shali make all decislons about the use of the Buitding Specific Amortized Capital (BSAC). The
Governmem may uses afl or part of the BSAC. The Government may ratum 1o the Lessor any unused portion of the BSAC in exchange for a decrease

In rent {where epplicable) according to the agreed-upon amortization rate over the Firm Term.
B. The Government may elect to make lump-sum payments for any work coverad by the BSAC. The part of the 85AC amortizad In the rent

shall be reduced sccordingly. At any ime after occupancy and during the Firn Term of the Lease, the Govemment, at lis sole discretion, may elect fo
pay a lump sum for any part or all of the remaining unpald emorized balence of the BSAC. If tha Govemment elects to meke a lump-sum paymant for

the BSAC after noqupancy, tha payment of the BSAC by the Govemnment will result in B decrease In the rent eccording to the emortization rate over
the Firm Term of the Leasa. )

C. If§i is antidpated that the Government will spend more than the BSAC kentified above, the Government shall have tha right to either.

1. Reduce the security countarmeasure requirements;
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2 Pay & lump sum for the amount overage upen substantial completion in accardance with the “Acceptance of Epece and Certfficate
of Ocoupancy” paregraph; or

i Negotiate an increase In the rent.
1.13 PERCENTAGE OF OCGUPANCY FOR TAX ADJUSTMENT (JUN 2012)
As of the Lease Award Date, the Government’s Percentage of Occepancy, as defined in the "Real Estate Tax Adjustment” paregraph of this Lease 4
;23?:4 percent. The Percentage of Occupancy is derived by dividing the totel Government Space of 88,808 RSF by the iotal Building space of 597,555
1.14 REAL ESTATE TAX BASE (JUN 2012)
The Resl Estate Tax Base, as defingd in the *Real Eetats Tax Adjusiment® paragraph of the Loase Is $3,144,800,00.
1.15 OPERATING COST BASE (AUG §n1 1)

The parties agree that for the purpose of applying the paragraph tified "Operating Costs Adjustment” that the Lessor's base rate for operating costs
shall be §6.94286 per RSF ($800,008.48/annum).

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

In accordance with the paragraph enttled ‘Adjustment for Viacant Premisas,” If the Government falla to occupy or vacetes the entire or any portion of
the.leased Premisas prior lo expiration of the term of the Lesss, the operating costs pald by the Government as part of the rent shall be reduced
by $1.25 per ABOA SF of Space vacated by the Govemment.

117 HOURLY QVERTIME HVAC RATES (AUG 2011}

The following rates shali apply In the application of the paragraph fitked “Overtime HVAC Usage™

¢ $75.00 per hour per floor

1.18 24-HOUR HVAC REQUIREMENT {APR 2011)

The hourly overtime HVAC rate spacified above shall net apply to any porlion of the Premises that is required to have heating and cooling 24 hours per day.
If 24-hour HVAC is requirec by the Government fior any designated rcoms or aneas of the Premises, such services shall be provided by the Lessor. As part
of the tenant improvement allowance, the Lessor shall provide a sub-meter for all areas requiring 24 hour HVAC and the cost of the 24 hour HVAG shall be
relmbursed 1o the Lessor on a monthly basis.  Notwithstanding the foregaing, Lessor ehall provide this service at no additional cost to the Govemment K tha
Lesser providaes this service to other tenants In the Building at no additionel charge.

118 BUILDING IVMPRROVEMENTS {SER-2047)

1.20 HUBZONE SMALL BUSINESS CONCERNS ADDITITICNAL PERFORMANCE REQUIREMENTS (MAR 2012)

If the Lessor Is a qualified HUBZone small business concemn (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 persannel on Its own employees or employees of ather
gualified HUBZone SBC's and must meet the performance of the work requirements for subcentracting in 13 C.F.R. § 125.6(c). [fihe Lessorls a
HUBZone joint venture, the aggrepate of the qualified HUBZone SBC's to the joint venture, not each concem separately, must perform the applicable
porcentage of work required by this ¢lause.
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