
STANDARD FORM 2 
FEBRUARY 1965 ED!TIOJ\' 
GENERAL SERVICES 
ADMINJSTRATJON 
FPR(41CFR) 1016.601 

DATE OF LEASE: 

U.S. GOVERNMENT 
LEASE FOR REAL PROPERTY 

I LEASE No. GS-098-02408 

THIS LEASE, made and entered into this date between BELTWAY BUSINESS PARK OFFICE NO. 3, LLC 

whose address is: 2300 W. Sahara A venue. Suite 530 
Las Vegas, NV 89102-4353 

and whose interest in the property hereinafter described is that of OWNER. hereinafter called the LESSOR, and the UNITED STATES OF 
AMERICA. hereinafter called the GOVERN1\!1ENT: 

WITNESSETH: The parties hereto for the considerations hereinafter 1nentioned, covenan1 and agree as follows: 

I. The Lessor hereby leases to the Govemn1ent the fO!lowing described pre1nises: 
20,564 rentable square feet (r.s.f.), yielding approxi1nately 19,682 ANSl/BOMA Office Area square feet and related space located on the 
First Floor at the Beltway Business Park Office No. 3, 5650 Badura Avenue, Las Vegas, Nevada 89118-4719, together with six (6) onsite 
secured and covered parking spaces as well as access to one hundred fifty-one ( 151) surface parking spaces for employee/visitor use. as 
depicted on the attached (Exhibit A) (the '·Pre1nises"). to be used for SUCH PURPOSES AS DETER:tv!INED BY THE GENERAL 
SERVICES ADMINISTRATION. 

2. PARAGRAPH 2 IS INTENTIONALLY OMITTED. 

3. PARAGRAPH 3 IS INTENTIONALLY OMITTED. 

4. The Government may tenninate this lease in whole or in part effective any tin1e after the tenth ( 10111 
) year of this lease giving at least 

ninety (90) days' prior notice in writing to the Lessor. No rental shall accrue after the effective date of termination. Said notice shall be 
computed com1nencing with the day after the date of mailing. 

5. PARAGRAPH 5 IS INTENTIONALLY OMITTED. 



EXCEPTION TO SF2 APPROVED GS1VRIMS 12D89 

6. The Lessor shall furnish to the Government as part of the rental consideration, the fbllowing: 

A. 	 The parking space(s) described in Paragraph 1 and parking spaces required by local code. 

B. 	 All labor, materials, equipment, design, professional fees, pennit fees, inspection fees, utilities, construction drawings (including, without 
limitation, plans and specifications), construction costs and services and all other sitnilar costs and expenses associated with 1naking the 
space, con1mon areas, and related facilities ready for occupancy in accordance with the requirements of this !ease and the Govem1nent's 
approved Design Intent Drawings. Rent is subject to adjustment in accordance with Paragraph 3.3, ''Tenant hnprove1nent Rental 
Adjust1nent" of the SFO. All cost associated with services, utilities, 1naintenance, repair, replace1nent, inspections, i1nprove1nents and 
other requiren1ents as required by the Solicitation For Offers No. LNV02408 and its attach1nents. 

C. 	 Adequate space for telec01111nunications antennae and transmission devices in accordance with Paragraph entitled. "Telecon1n1unications: 
Local Exchange Access," of the Solicitation for Offers. 

7. The following are attached and 1nade a part hereof: 

All tenns, conditions, and obligations of the Lessor and the Goven11nent as set forth in the ro!lowing: 

a) The Solicitation For Offers Nu1nber LNV02408 (pages l 51) (all references to SFO shall also refer to any Special Require1nents and 
Amendn1ents); 


b) Special Require1nents (pages l-102); 


c) An1end1nent Number 1 (pages 1-3), A1nend1nent Nu1nber 2 (Pagel); /\.n1end111ent Number 3 (Pagel) 


d) GSA Fonn 3517 (pages 1-2, 11/05); 


e) GSA Fonn 3518 (pages 1-7, 1/07); 


f) Sheet no. 1-3 containing Paragraphs 9-25; 


g) Davis Bacon Wages; 


h) Floor Plan of the Space Under Lease, ''The Pre1nises'" (Exhibit "A'·. page l ); 


i) Site Plan (Exhibit '·B", page 1 ). 


8. 	 The following changes were 1nade in this lease prior to its execution: 

Paragraphs 2, 3, and 5 of this STANDARD FORM 2 were deleted in their entirety. Paragraphs 9 through 25 have been added 

IN WITNESS WHEREOF, the parties hereto have hereunto subscribed their names as of the date first above written. 

LESSOR: BELTWAY BUSINESS PARK OFFICE NO. 3, LLC, a Nevada li1nited liability company 

BY: 	 MAJESTIC BELTWAY OFFICE BUILDINGS, LLC, 
a Delaware limited liability company 
Its: Manager 

BY: 	 MAJESTIC REALTY COMPANY, 

BRJ\DFO!ID 
ecutive Vi.ce Pr~s!dent an.d. 
('!"iefF"in.atJ.d.cl. O:ffice1r 

BY: THOMAS & MACK BELT\VAY, LLC 

BY~~~~~~~~~~~~~~~~~~~~-
INGER WHITFIELD, CONTRACTING OFFICER, GSA 

STANDARD FORM 2 EXCEPTION TO SF2 APPROVED 
FEBRUARY 1965 EDITION 



SHEET NUMBER 1 ATTACHED TO AND FORMING A PART OF LEASE NO. GS-098-02408: 

9. 	 TO HAVE AND TO HOLD the Pre1nises with their appuiienances for the ten11 beginning on the day the space is accepted by the 
Govem1nent as co1nplete and ready for occupancy through the following fifteen ( 15) year tenn in accordance with the Paragraph 
entitled "Acceptance of Space'' herein, subject to tennination rights as inay be hereinafter set forth. 

l0. 	 The Govemn1ent shall pay the Lessor annual rent as follows: 

Year] Yeasr 2-5 Years 11-15 

$/Year '$/RSF $/Year $/RSF $7Year $/RSF $/Year $/RSF 

Total Annual Rent $575 309.00 $27.976512 $725.309.00 $35.270813 $780,400.00 $37.949815 $655.466.00 $31.874441 

Rent for a lesser pe1iod shall be prorated. Rent shall be payable to: 

Beltway Business Park Office No. 3, LLC 

2300 W Sahara Ave #530 


Las Vegas, NV 89102-4353 


l J. 	 The Lessor shall have one hundred ( 1 OO)working days fro1n the receipt of the Government's Notice to Proceed to co1nplete the build­
out of the entire space. All items specified in Lease Agreement and as delineated on the Govem1nent Approved Design Intent Drawings 
shall be provided by the Lessor. 

!2. 	 TAX AD.JUSTl\IENT: Pursuant to Paragraph 4.2. ··Tax Adjustinent,"' for purposes of tax escalation, the Govemn1ent occupies 50,653 I 
20,564 rentable square feet (40.60 %). 

13. 	 OPER.\TING CosT: Pursuant to Paragraph 4.3, ''Operating Costs·· , the base rate for purposes of operating cost escalation is established 
at $133,460.36 per annum or $6.490000 per rentable square foot per annu1n. 

14. 	 ADJUSTl\-IENT FOR VACA:'\T PREl\HSES: Pursuant to Paragraph 4.4, ..Adjustrnent for Vacant Premises·", in the event of the Govem1nent 
vacating in '0.1hole or in part prior to lease expiration, the rental will be reduced by $3.57 per rentable square foot per annmn ($3.73 per 
ANSI/BOMA office square foot) for operating expenses. The Adjust1nent for Vacant Pren1ises rate shall be escalated annually based 
upon Paragraph 4.3, ··operating Costs.'' 

15. 	 OVERTIME USAGE: Pursuant to Paragraph 4.6, "Overtime Usage", upon request by the GSA Field Office Manager, the Lessor shall 
provide heating, ventilation, and air-conditioning (HY AC) at any ti1ne beyond normal service hours (7:00 a.m. - 5:00 p.n1., Monday 
through Friday, except Federal Holidays ("Normal Hours")), at a rate of S 17.48 per hour. The Lessor will not charge the Government if 
Lessor otherwise provides these services to other building tenants during the Government's overtime hours. The Lessor must sub1nit a 
proper invoice quarterly to GSA Building Manager. 

16. 	 24 HOUR ROOMS: Pursuant to Paragraph 3.185d, the Lessor shall purchase and install an independent HVAC unit serving room(s) 
requiring 24 hour HY AC as part of the tenant in1prove1nent allowance. As part of the Lessor's shell cost, Lessor shall purchase and 
install a 1neter within the common electrical roon1 within the building to n1easure the consuinption of electricity associated with the 
roo1n(s) requiring 24 hour HV AC. The charges for heating and cooling of these areas after ''Normal Hours'' shall be provided based 
upon the actual costs from the meter reading. Lessor shall bill GSA quarterly detailing evidence of actual cost. 

17. 	 TENANT IMPROVEMENT ALLOWANCF: The maximum Tenant Improvement Allowance has been established by Paragraph 3.2, "Tenant 
Improvements Included in Offer.'' The Tenant lmprove1nent Allowance shall be $853, 146.20 ($43.346520 per ABOA) amortized over 
the ten (I 0) year finn term of the lease agree1nent at an interest rate (an1ortization rate) of six (6%) percent per year. 

18. 	 BUDGET AND PRICE PROPOSALS/CONSTRUCTION SCHEDULE: 

A. 	 If Lessor is preparing the Design Intent Drawings, then Lessor shall submit to the Goven1ment a budget proposal together with the 
Design lntent Drawings in accordance with SFO Paragraph 5. l 0 (B), "Design Intent Drawings ... The budget proposal must be 
submitted in Construction Specification Institute (CSl) Format. 

B. 	 The price proposal required to be provided by Lessor in SFO Paragraph 5.10 (E), ..Tenant Improvements Price Proposal,'. nm st be 
based upon the results ofa competitive proposal process meeting all of the requirements ofSFO Paragraph 5.2, B (I) through (9), 
entitled, ''Tenant Improven1ents Pricing Requirements:· The Gove1n1nent has the right, but not the obligation, to accept cost or 
pricing data as described in GSA Form 3517 in lieu of a co1npetitive price proposal. 

Initials:~ &~--­
Le'SSSf' Government 



SHEET NUMBER 2 ATTACHED TO AND FORMING A PART OF LEASE NO. GS-09B-02408: 

C. 	 Failure to sub1nit these budget and price proposals referenced above will constitute Lessor delay. ln the event that either the 
budget proposal or price proposal exceeds the Tenant hnprove1nent Allowance specified in the Lease, then the construction 
schedule shall be revised to afford the Government sufficient ti1ne to review and resolve the difference. 

D. 	 The const11Jction schedule required in Paragraph 5.10 (F), "'Construction of Tenant Improve111ents,'" of the SFO shall also include 
adequate ti1ne for additional review by the Govemn1ent of revised design intent dra\vings and Working Dra\vings/Construction 
Drawings. All references to ..working days'· in Paragraph 5.10, "'Construction Schedule and Acceptance ofTenant hnprovements·· 
of the SFO shall not include the period fron1 Dece1nber 15 through Januaiy l of any calendar year_ 

E. 	 In addition to the submission requiren1ents specified under Paragraph 5.10, "Construction Schedule and Acceptance of Tenant 
llnprovements,", Lessor shall provide to the Govern1nent the final total costs of the con1pleted Tenant lmprove1nents in CSI fonnat 
five (5) working days prior to "Substantial Con1pletion"'. The space will not be considered acceptable for inspection until the 
Govemn1ent receives the final tenant in1prove1nent costs. 

J 9. 	 ACCEPTAi\"CE OF SPACE: 

A. 	 The fol!o\ving is added to Paragraph 5. !O(G)(l ), "Acceptance of Space and Certificate of Occupancy·· Subsequent Government 
inspections and notification of the results of such inspections shall be inade in accordance with the foregoing procedure. Tin1e 
fraines for subsequent inspections will be established by the Govemn1ent. 

B. 	 Any items that have been identified at the acceptance of the space as punchlist iten1s to be con1pleted or corrected and which do 
not affect beneficial occupancy shall be completed by the Lessor within 30 calendar days of acceptance. 

C. 	 Neither the Goven11nent's acceptance of the Premises for occupancy or acceptance of related appurtenances, nor the Govenunenf s 
occupancy of the Pren1ises, shall be construed as a waiver of any require1nent or right of the Govenunent under this lease, or as 
otherwise prejudicing the Government with respect to any such requireinent or right or as an acceptance of any latent defect or 
condition. 

20. 	 OCCUPANCY REPORTS: 

A. 	 Building Systems: As part of its obligations under SFO, Paragraph 8.2 "Building Syste1ns,·· of the SFO, the Lessor shall furnish at 
no cost to the Government a required building system report prior to the Gove1ument's occupancy of the Premises. 

B. 	 Acoustical Requirements: As part of its obligations under SFO, Paragraph 6.8 ·'Acoustical Requiren1ents" of the SFO, the Lessor 
shall fun1ish at no cost to the Govem1nent a required acoustical report prior to the Goven1ment's occupancy of the Pre1nises. 

21. 	 UNAUTHORIZED IMPROVEMENTS: All questions pertaining to this !ease agreement shall be referred !n writing to the General Services 
Administration Contracting Officer. This contract is between GSA and the Lessor. GSA assu1nes no financial responsibility for any 
cost incurred by the Lessor except as provided by the tenns of the lease agreement or authorized in writing by the GSA Contracting 
Officer. If Lessor delivers space \Vith improvements not authorized or requested in writing by the GSA Contracting Officer, 
then Lessor shall not be entitled to compensation. 

22. 	 \Vherever the words .. Offeror"', '·Lessor"· or "successful offerer" appear in this Lease, they shall be dee111ed to mean '"Lessor'"; wherever 
the words ''solicitation'', "Solicitation for Offers'', or '·SFO'" appear in this Lease, they shall be deemed to mean ··this Lease"; wherever 
the words ·'space offered for lease·· appear in this Lease, they shall be deemed to 111ean ''Pre1nises"'. 

23. 	 WAIVER OF RESTORATION: The Lessor hereby waives, releases and discharges, and forever relinquishes any right to make a claim 
against the Government for waste, damages, or restoration arising fron1 or related to (a) the Government's nonnal and customaiy use of 
the leased premises during the tenn of the lease (including any extensions thereof), as \Vell as (b) any initial or subsequent alteration to 
the leased premises, including cabling, or re1noval thereof, during the tenn of this lease (including any extensions thereof), where such 
alterations or re1novals are performed by the Lessor or by the Govemn1ent with the Lessor's consent, which shall not be unreasonably 
withheld. The Government 1nay, at its sole option, abandon property in the leased space following expiration of the Lease, in which 
case the property will become the property of the Lessor and the Government will be relieved of any liability in connection therewith . 

• 
24. 	 COMMISSION AND COMMISSION CREDIT: 

The Lessor and the Broker have agreed to a cooperating lease commission of.·)- of the first five (5) years of the finn 

tem1 and of the last five (5) years of the finn te1m value of this lease. The total amount of the 
comn1ission is The Lessor sha!l pay the Broker no additional commissions associated with this lease transaction. In 
accordance with the "Broker Co1nmission and Con1mission Credit" paragraph, the Broker has agreed to forego of 

the commission that it is entitled to receive in connection with this lease transaction ("Co1nmission Credit"). The Co1n1nission Credit is 
The Lessor agrees to pay the Com1nission less the Coinmission Credit to the Broker in accordance with the "Broker 

Commission and Com1nission Credit" paragraph in the SFO attached to and fanning a prui of this lease. 

lniti~,;;1' & _____ 

Lessor Government 



SHEET NUMBER 3 ATTACHED TO AND FORMING A PART OF LEASE NO. GS-09B-02408: 

Notwithstanding Paragraph !0 of this Standard Fonn 2, the shell rental payinents due and o\ving under this lease shall be reduced to 

fully recapture this Co1nm!ssion Credit. The reduction in shell rent shall con1mence with the first 1nonth of the rental payments and 

continue as indicated in this schedule for adjusted Monthly Rent: 

First Month's Rental Payn1ent $47,942.42 minus prorated Co1n1nission Credit of···· equals····adjusted First Month's 
Rent 

Second l\lionth's Rental Payment 547,942.42 n1inus prorated Con11nission Credit of!mlim! equalt.•••• adjusted Second 
Month's Rent 

Third Month's Rental Paymen\ $47,942.42 n1inus prorated Cmnn1ission Credit of···· equals···· adjusted Third Month's 

Rent 

Fourth Month's Rental Pay1nent $47,942.42 1ninus prorated Com1nission Credit o·-8 equals···· adjusted Fourth 
Month's Rent 

Fifth Month's Rental Pay1nent S47,942.42 minus prorated Con11nission Credit of····equal····· adjusted Fifth Month's 

Rent 

25. 	 Jn accordance with SFO Paragraph 3.2 B, the following project development fees will be allowed in mnounts not to exceed as specified 

below for Tenant In1provements and change orders du1ing the initial construction. 

A. 	 General Conditions: 5.00°/0 

8. 	 General Contractors: 5.00%, 

C. 	 Architectural/Engineering fees: S3.54 per ANSI/BOMA Office Square Feet. 

D. 	 Lessor's Project Management fees: 3.00% 

lnitialq,.,ef & ~---
Lessor Government 
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