LEASE NO. GS-09P-LCA03355 A FORM 201 (Septaitiier 2008

This Lease is made and entered into between
SPUS7 235 Pine, LP

(Lessor), whose principal place of business is 515 South Flower Street, Los Angeles, CA 90071, 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
235 Pine Street, San Francisco, CA 94104-2706

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 following term:
15 Years, 10 Years Firm, commencing January 4, 2016 and continuing through January 3, 2031,

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.

FORTH FOR THEg
Signature: Signature;

Name: Name: Eileen Khanloo

Title: Vice President Title: Lease Contracting Officer

Entity Name: SPUS7 235 PINE, LP General Services Administration, Public,Buildings Service
-

Date: ///50/ ZOIS/ Date: /th; 0 /,; /4

WITNES :

Signature:

Name: \Suf}(flndr‘ﬂ SDKM@‘H,\O
e _Executiyl  AsCiStant
Date: ”/ 50/?0] 5/

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 Neo. 3090-0163
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SECTION 1 THE PRENMISES, RENT, AND OTHER TERMS

1.01 THE PREMISES (JUN 2012)
The Premises are described as follows:

A Office and Related Space: 13,783 rentable square feet (RSF} including 13,678 RSF of office Space and 105 RSF of storage Space, yleldlng
10,349 ANSIBOMA including 10,244 ANSIIBOMA QOffice Area {ABOA} square feef (SF) of office Space comprised of 6,594 ABOA SF on the entite 9
flaor, Suile 900, and 3,650 ABOA SF for a portion of the 8™ fioor, Suile 809, and 105 ABOA of slorage Space Iocated on the basement level, of the
Building, as depicted on the floor plans attached hereto as Exhibit A.

B. Comman Area Factor: The Commaon Area Faclor {CAF) for the office Space on the entire 8* floor, Suite 900, is established at 30.2 percent
for the office Space, and the CAF for the portion of the 8™ floor, Suite 80D, is established as 38.5 percent for the office Space. The CAF for the
storage Space is eslablished as 0 percent. This factor, which represents the conversion from ABOA to rentable square feet, rounded to the nearest
whiole percentage, shall be used for purposes of rental adjusiments in accordance with the Payment Clause of the General Clauses.

1.02 EXPRESS APPURTENANT RIGHTS (SEP 2013)

The Government shall have the non-exclusive right to the use of Appurtenant Areas, and shall have the right to post Rules and Regulations Governing
. Canduct on Federal Properly, Tille 41, CFR, Part 102-74, Subpart C within such areas. The Government wiii cocrdinate with Lessor to ensure
signage is consistent with Lessor's standards, Appurienant o the Premises and Included in the Lease are rights to use the following:

A. Parking: 11 parking spaces as depicted on fhe plan allached hereto as Exhibil A-1, reserved for {he exclusive use of the Government, of
which 11 shall be structuredfinside valet parking spaces, and 0 shall be surface/outside parking spaces. In addition, the Lessor shali provide such
additional parking spaces as required by the applicahle code of the local government entity having jurisdiction over the Property.

B. Anlennas, Satellite Dishes, and Related Transmission Devices: {1} Space located on the roof of the Bullding sufficient in size for the
installation and placement of anfenna approximately 2 Inches diameter and up to 8 feet height, (2} the right to access the roof of the Bullding, and {3)
use of all Building areas {e.g., chases, plenums, elc.) ne¢essary for the use, gperation, and maintenance of such telecommunications equipment at all
limes during the term of this Lease.
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1.03 RENT AND OTHER CONSIDERATION (SEP 2013}

A, The Government shall pay the Lessor annual rent, payable in monthly installments in arrears, at the following rates:
PERIOD SHELL ReNT' TENANT OPERATING BUILDING PARKING® STORAGE™ TOTAL  ANNUAL
{ANNUAL RENT) IMPROVEMENTS | Cosrs® SPECIFIC (ANNUAL RENT) | {ANNUALRENT) | RENT
RENT? (AKNUAL REtT) AMORTIZED
(AnNUAL RENT} CAPITAL
{BSAC)
{ARNUAL RENT)
01/04/2016- 04/03/2016 5 0.00 $0.00 $150,734.03 20.00 $60,720,00 | $2,520,00 $ 213.974.03*
04/04/2016- 01/03/2017 § 738,335.97 50.00 $150,734.03 $0.00 $60,720.00 | $2.520.00 $ 052,310.00**
01/64/2017- 01/03/2018 § 771,7058.50 50.00 $150,734.03 $0.00 £62,541.60 | $2,595.60 $ 987,576.73
01/04/2018~ 01/03/2019 $ 806,065.16 0,00 $160.734.03 $0.00 364,417.85 | $2,673.30 $1,023,850.34
01/04/2D018- 01/03/2020 $ B841,444.38 $0.00 §150,734.03 50.00 $66,350.38 | $2,754.15 $1,061,282.94
01/0412020- 010312021 § 877.873.45 50.00 5150.734.03 £0.00 568,340.89 | §2,836.05 $1,0890,784.42
01/04/2021- 01/03/2022 $ 915,383.680 30.00 5150,734.03 £0.00 570,381.12 | $2,821.10 $1,139,429.85
01/04/2022- 01/03/2023 $ 954,006.96 $0.00 150,734.03 $0.00 572,502,86 | $3,009.30 31,180,253.15
01/04/2023- 01/03/2024 $ 993,776.61 50.00 150,734.03 $C.00 §74,677.84 { $3.009.60 $1,222,288.18
01/04/2024- 01/03/12025 $1,034,726.65 50.00 150,734.03 $0.00 $76,018.28 { §3,192.00 £$1,265,570.96
01/04/2025- 01/03/2026 51,076,892.16 50.00 $150,734,03 $0.00 708,226.83 | 53,287.55 51.310,139.57
01/04/2D26- 01/03/2027 51,092,953.28 $0.00 $150,734,03 30,00 381,602.60 | $3,386.25 $1,328,676.16
01/04/2027- 01/03/2028 b1,137,669.23 50,00 $150,734.03 $0.00 $84.050.68 | §3,488.10 $1,375,832.04
01/04/2028- 01/03/2029 £1,183,692.33 $0.00 $150,734.03 $0.00 $86,572.20 | $3,503.10 $1,424,591,66
91/04/252%- 01/03/2030 51,231,092.04 $0.00 $150,734.03 $0.00 $80,169.37 | $3,760.20 $1.474,695.64
04/04/2030- 01/03/2031 $1,279,899.00 $0.00 $150,734.03 $0.00 $81,844.45 | $3,811.50 $1,526,288.68

*Manthly rent for period 01/04/2016 — 04/03/2016 is $17,831.17
**Monthly rent for periad 04/04/2016 —~ 01/03/2017 is $79,350.17

Rental Rate Summary Table

SHELL RENT (§/RSF) | PariiNG RENT ($/R5F) | STORAGE RENT ($/RSF)°
01/04/2018- 04/03/2016 § 0.000000 $4.439246 524.000000
D470412016- 0170372017 $ 53.979819 $4.439246 $24.000000
03/D4/2017- 01/03/2018 $ 56.419469 $4.572423 $24.720000
01/04/2018~ 01/03/2019 5 58.931508 $4.709596 $25.480000
09/0472019- 0170312020 5 61.518086 $4.850883 $26.230000
01/04/2G20- 01/03/2021 5 64.181418 £4.986410 $27.010000
03/04f2021- 01/03/2022 $ 66.9237390 $5.146302 $27.820000
01/04/2022- 01/03/2023 S 69,747548 $5.300691 $28.660000
01/04/2023- 01/03/2024 $ 72.655111 §5.459712 $28.520000
01/04/2024- 01/03/2025 $ 75648873 $5.623503 $30.400000
01/08/2025- 0170812026 $ 78731698 $5.792208 $31.310000
01/04/2026- 01/03/2027 § 79.905928 $5.965975 $32.250000
01/04/2027- 01/03/2028 $ 83.174384 $6.144954 $33.220000
01/04/2028- 01/03/2029 § 86,5308689 $6.320303 $34.220000
01/04/2029- 01/03/2030 § 90.005267 $6.519182 -] $35.240000
01/04/2030- 01/03/2031 § 83.573549 §6.714757 $36,300000

Shell rent calculation: Summarized in Rental Rate Summary Table above

The Tenant Improvement Allowance, not to exceed a maximum of $726,197.16, will be amortized after acceptance of Tls by the Government at a
rate of 8 percent per annum avet the remaining fimm term of the Lease. The amount of the final Tenant Improvement Allowance, {he date of the
Governmen!s acceptance of Tls, and applicable rental adjustments wili be memorialized by Lease Amendment.

Operallng Casls rent calculation: $11,020181 per RSF multiplied by 13,678 RSF,

*Building Specific Amortized Capita! (BSAC), not to exceed a maximum of $27,544.00, will be amortized after acceptance of Tis by the Govemnment
at a rate of 8 percent per annum over the remaining firn term of the Lease. The amount of the final BSAC, the date of the Government's
accepiance of 3SAC, and applicable rentat adjustiments will be memarialized by Lease Amendment.

Parkang costs summarized in Rental Rate Summary Table above.

“Storage costs summarized in Rental Rate Summary Table above, Storage Rental rates based upon slarage rent civided by 105 RSF,

B. Rent is subject te adjusiment based upon a mutual on-site measurement of the Space upon accepiance, not to exceed 10,244 ABDA SF of
Office Space based upon the methodology outfined under the "Payment” clause of GSA Fanm 3517.

C. Rent is subject to adjustment based upon the finat Tenant Improvement (T1} cost to be amartized in the renaj rate, as agreed upon by the
parties subsequent to the Lease Award Date,

D. INTENTIONALLY DELETED
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1.08 TENANT IMPROVEMENT ALLOWANCE (AUG 2011}

The Tenant Impravement Allowance {T1A) for purposes of this Lease is $78,89 per ABOA SF of the office Space. No TIA is provided with respect {o the
storage Space. The TIA is the amount that the Lessor shalt make available for the Government to be used for Tis. This amount shall be amortized in the
rent over the remaining Firm Term of this Lease, by Lease Amendment upon space acceplance, at an annual interest rate of 8 percent.

1.08 TENANT IMPROVEMENT RENTAL ADJUSTMENT (SEP 2013)

A, The Government, at its sole discretion, shalt make all decisions as i the use of the TIA. The Govemment may use all or part of the TIA.
The Government may retum fo the Lessor any unused portion of the TIA in exchange for a decrease in rent according to he agreed-upon amorization
rate over the Firm Term.

B. The Government may elect to make lump sum payments for any or all work covered by the TIA. That part of the TIA amontized in the rent
shall be reduced accordingly. At any time after occupancy and during the Firm Term of the Lease, the Government, al iis sole discretion, may elect to
pay lump sum for any part or all of the remalning unpaid amortized batance of the TIA. If the Government elects to make a lump sum payment for the
TiA after occupancy, the payment of the TiA by the Govemment wilt result in a decrease in the rent according fo the amorlization rate over the Firm
Term of the Lease.

C. If it is anticipated that the Government will spend more than the aliowance ideniified above, the Government may elect to:
1. Reduce the Tl requirements;
2. Pay lump sum for the overage upon substantial completion in accordance with the “Acceplance of Space and Cerificate of
Cccupancy” paragraph;
3 Negotiate an increase in the rent.

1.10 TENANT IMPROVEMENT FEE SCHEDULE (JUN 2012)

For pricing TI costs, the following rates shail apply for the Initial build-out of the Space.

INAL
BUILD-OUT
ACTUAL COSTS,
ARCHITECT/ENGINEER FEES (% OF T CONSTRUCTION COSTS) NOTTO EXCEED
8%
LESSOR'S PROJECT MANAGEMENT FEE (% OF TI CONSTRUCTION COSTS) 3%

111 INTENTIONALLY DELETED

1.2 INTENTIONALLY DELETED

113 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT (JUN 2012)

As of the Lease Award Date, the Govemment's Percentage of Occupancy, as defined in the "Real Estate Tax Adjusiment” paragraph of this Lease is
;.gg.percent. The Percenlage of Occupancy is derived by dividing the total Government Space of 13,678 RSF by the total Building space of 163,177
114 INTENTIONALLY DELETED

1.15 OPERATING COST BASE (SEP 2013}

The parlies agree, for the purpose of applying the paragraph titted "Operating Costs Adjustiment,” that the Lessor's base rate for operating costs shail
be $11.02 per RSF ($150,734.03/annumy).

1.16 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES (SEP 2013)

In accordance with the paragraph entilled "Adjustment for Vacant Premises,” if the Government fails o occupy or vacates the entire or any portion of
the Premises grior lo expiration of the term of the Lease, the operating cosis pald by the Govermnment as part of the rent shall be reduced by
$3.72 per ABOA SF of Space vacated by the Gavernment.

147 HOURLY OVERTIME HVAC RATES (AUG 2011)

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

+  $80.00 per hour per floor, with a 4-hour minimum charge per request. If muillple tenants on the same floor request sewice, the service
charge shall be equitably divided among them and the rate charged to the Govemment shall be reduced accordingly.

1.18 INTENTIONALLY DELETED
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1.19 BUILDING IMPROVEMENTS (SEP 2042)
Before the Governmerl accepts the Space, the Lessor shail complete the following addilional Building improvements:
A. Relccate an exit sign on the 9™ floor from above a work station to the exit access area;
B. Install a fire alamm strobe in the 9" floor break room;
C. Peromn fire exinguisher inspeclion, maintenance andfor repiacement so all fire extinguishers have current inspection tags orior to lease
commencernent.

1.20 INTENTIONALLY DELETED
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