- | TEASE NO. GS-04P-LAL62498 " GSARORM Lo (Repromber 2013)

Thlé Lease Is r‘r'tade and entered into betwean

Y5 Lessor's Name

(Lessor), whose principal place of busfness Is 2100 Richard Arrington Jr. BLVD North; Blrmlngham AL 35203-3347and whose interest i the Property

" describad herelr s that of Fee Owner, and

et

The Unlted States of Amenca

(Government}, acling by and through the deslgnated representatlue of the General Services Admlnlstratlon (GSA), upon the terms and condifions set
forth herein,

Witnesseth: The parties hereto, for the consideration hereinaftér mentioned, covenant aﬁd agree as follows:

. Lessor hereby leases to the Govemmént the .Premises described herein, baing all or a portion of the 'Property focated at’ k4

The Forum Bullding; 950 22™ Street North; Suits 800; Birmingham, AL 35203-1102.'”

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

:..EASE TERM

" To Have and To Hold the said Prefises with its appurtenances for the term Beginning either Upon February 1, 2014 or upon acceptance of the

Pramises as required by this Lease, yvhlchever is later, and continuing for & pesiod of
3 Years, 1_Years Firm,

subjéét to termination and renawal rights as may be hereinafter set forth. The cdr-nmencer"ietit date of this Lease, along with any applicable
terrnination and renewal rights, shall be more specif cally set forth in a Lease Amendment upan substarltlal compieflon and acceptancn of the Spacs

- bythe Government

In Wiiness Whereof, the parties to this Lease evidence thair agreement fo ali terms and cnndltions set forih herein by their .::gnatures below, to be
effecilve as of the date of dellvery of-the fully execufed Leass to the Lessor. P - ; -

Efaire £ Peters

Fitle: EX(CC(H’I VGﬂ god’o r I[ CED : Lease Centracting Cfflcer

General Services Administration, Public Buildings Service

béte_': : (Q{j! [LIL - - Date: (P // 0// / /7[
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SECTION1  THE PREMISES, RENT, AND OTHER TERMS

1.01 THE PREMISES (SUCCEEDING) (SEP 2013) L

Unless otherwise noted, the Government accepts the Premises and tenant improvements In their existing condition, except where specificalions or
standards are confained elsewhere in this Lease. These standards include security improvements, Fire Protection and Life Safety requirements,
ABAAS compliance, as well as compliance with all local codes and ardinances. Such accsptance by the Government of existing Premises shall not
refeve Lessor of confinuing obligations for cleaning, janliorial, maintenance, repair, ete. as set forth in the Lease paragraphs and at[ached General
Clauses.

The Premises are described as follows:

A, d Relate : 28,219 rentabls square feat (RSF), yielding 24,071 ANSIBOMA Office Area {ABDA) square feet (SF) of ofiice
and related Space located on the 8th ﬂour(s) and known as Suite(s) 900, of the Building, as depicted on the floor plan{s} attached hersio as Exh1b|t
XX. '

B. Common Area Factor: The Common Area Factor (CAF) s established as 20,41% percent. This factor, which represents the converslon
from ABOA to rentable square feet, rounded fo the nearest whole percentage, shall be used for purposes of rental adjustments i accordance with the
Payment Clause of the General Clauses.

1.02 EXPRESS APPURTENANT RIGHTS (SEP 2013}

The Government shall have the nan-exclusive right to the use of Appurtenant Aress, and shall have the right to post Rules and Regulations Governing
Conduct on Federal Properly, Title 41 CFR, Part 102-74, Subpart C within such areas. The Government will caordinate with Lessor to ensure slgnage
is consistent with Lessor's standards. Appurtenant fo the Premises and included in the Lease are rights to use the following:

A Parking: 7 parking spaces as depicted on the plan attached hereto as Exhibit 2, reserved for the exclusive use of the Government, of which
7 shall be structured/inside parking spaces, and 0 shall be surface/outside parking spaces. In addition, the Lessor shall provide such additional
parking spaces as required by the applicable cade of the focal government entity having jurisdiction aver the Property.

B. Antennas, Satellite Dishes. and Related Transmigsion De\nces {1) Space tocated on the roof of the Building sufficient in size for the
installation and placement of telecommunications equipment, (2) the right to acesss the réof of the Building, and (3} use of all Buikiing areas (e.g.,
chases, plenums, eic.) necessary for the use, operation, ant maintenance of such telecommunications equipment at all imes dunng the term of this

Lease.

1.02 RENT AND OTHER CONSIDERATIONS (SEP 2013)

A. The Government shall pay the Lessar annual reﬁt. payable In monthiy installments In arrears, at the following rates:
NUALEREN

SHELL REAT' $216,892.50 §215,892.50

TENANT IMPROVEMENTS RENT? 350 $0.00
OPERATING C0STS® $ 202,433 $ 202,433
BUILDING SPECIFIC AMORTIZED CAFITAL ’
(BSAC) $0 50,00
PARKING® $2.940 $2,940
Toral. ANNUAL RENT §422 265.50 $422,265.50

Shell rent calcujagion:

(Firm Term) $7.50 per RSF multiplied by 28,919 RSF

{Non Fimm Term) $7.50 per RSF muitiplied by 28,91% RSF .
zThe Tenant Improvernent Allowance of $0 is amorlzed at a sate of 0 percent per annum over £ yeays.
Operating Costs rent calculation: §7.00 per RSF mulflplled by 28,91% RSF

‘Bulldlng Specific Amortized Capitaf (BSAC) of $0 are amoriized at a rate of 0 percent per annum over 0 years

®Parking cosls descrived under sub-paragraph H below

Ininstances where the Less’pr amortizes either the T) or BSAC for a period exceeding the Firm Term of the Lease, should the Government terminate
the Lease after the Firm Term or does nct otherwise renew or extend the lerm beyond the Firm Term, the Government shall net be liable for any costs,

inciuding unamortized costs beyond the Firm Term.

B. Rent Is subject to adjustment based upon a mutual on-site measursment of the Space upon acceptance, not to exceed 24,071 ABOA SF

based upon the methodology oui[ine_d‘under the "Payment” clause of GSA Form 3517.
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G. Rent is subject o adjusiment based upon the final Tenant Improvement (TJ) cost to be amortized In the rental rate, as agreed upon by the
parties subseguent to the Lease Award Date. . :

D. Rent is subject io adjustment based on the final Building Specific Amonlzed Capltal (BSAC) cost 10 be amoriized in ihe rental rate, as
agreed upon by the parties suhsequent to the Lease Award Date. . .

E. if the Government cecupies the Premises for less than a full calendar month, then rant shall be prorated based an the actual numbar of days
of occupzancy for that month, ..

F. Rent shall be paid to Lessor by electronic funds {ransfer in accordance wﬂh the provisions of the General Clauses. Rentshallbe payable to
the Payee designated in the Lessor's Central Contracter Registration (CCR), now the. System for Award Management (SAMY.: If the payee Is different

from the Lassor, both payee and Lessor rhust be registered in SAM.

G. Lessor shalf provide 1o the Government, in exchange for the payment of renfal and other speciied consideration, the following:

1. The leasehold Interest in the Property described in the p‘aragraph entitled “The Premises."
2. All costs, expenses and fees to parform the work raquired for acceptance of the Premises in accordance with this Lease, including

- all cosls for labor, materlals, and equipment, professional fees, confracior fees, aiforney fees, permit fees, lnspecllcn fees, and similar such fees, and
all related expenses, i

3. Performanca or satisfaction of all other obligations set.forth in thls Lease, and all zervices, utiliiies, and maintenance required for
the proper operation of the Properiy, the Bullding, and the Premises in accordance with the terms of the Lease, including, but not limited to, all
inspections, modlficatlons, repairs, replacements, and improvements required to be mads thereto to meet the requirements of this Lease.

3. - Performance or satisfaction of all other cbligations set forth in this Lease; and all servicas, utilifies (with the exclusion of NIA),

" maintenance required for the proper operation of the Property, the Building, and the Leased Premises, in accordance with the terms of the Lease,

including, but not fimited to, all inepections, modifications, repairs, replacements and imprcvements required .to be made thersio fo meet the
requirements of this Lease. The Government shall be fesponsible for paying the gost of 0 directly to the ufility provider. The Lessor’shali ensure that
such uiilities are separately metared. The Lessor shall provide and install as part of shell rent, separate meters for ufilifies. ..Sub-meters are not

" aceeptable. The Lessor shall furnish in writing to the-L.CO, pricr to occupancy by the Government, z record of the meter numbers ang:verification that

provided to assure

e

the meters measure Government usags only, Proration is not permissible. In addition, an autornatic cenfrol system shall he
compliance with heating, ventitation, and air conditioning reguirernents. T

* H. Parking shall be provided at a rate of $35.00 per parking space per- month (structuradfinslde), ar-d $0 per parklng svace per rnonth
(suifacefoutsidz).

1,04 TERMINATION RIGHTS (AUG 2011) Coe ) B o S

The Government may terminate this Lease, n whole or in part, at any time effective after the Firm Term of this Lease , by providing: ot less than 80 -
days’ prior written notice to the Lessor. The effectlve date of the termination shall be the day following the expiration cf the requ:recmctlce pertod or -

the termination date set forih in the notice, whichevar is later. No rental shail acerue after the effecilve date of termination.
1.05 RENEWAL RIGHTS {SEP 2013)

This Lease may be renewed af the option of the Governmeni for a term of 0 YEARS at the following rental rate(s):

SHELL RENTAL RATE
: OPERATING COST BASIS SHALL CONTINUE
OPERATING COSTS FROM THE EFFECTIVE YEAR OF THE LEASE,
. OPTION TERM IS SUBJECT TO CONTINUING
ANNUAL ADJUSTMENTS:

provided notice is given 1o the Lessor at least 0 days before the end of the ariginal Lease term, all other terms and conditions of this Lease as same
may have been amended, shall remain In full force and effect during any renawal term.

1.06 DOCUMENTS INCORPORATED IN THE LEASE (SEP 2013)

The following documents are affached {o-and made part of the Lease:
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FLOOR PLAN(S)
PARKiNG PLAN{S}

SECURITY REQUIREMENTS : 2.
AGENCY SPECIFIC/SPECIAL REQUIREMENTS

SECURITY UNIT PRICE LIST

GSA ForM 35178 GENERAL CLAUSES . 46

o

GSA FORM 3518, REPRESENTATIONS AND CERTIFICATJONS 10

SMALL BUSINESS SUBCONTRACTING PLAN )

SEISMIC FORM C, BUILBING RETROFIT OR NEW

CONSTRUCTION PRE-AWARD COMMITMENT

kIEASxE AMENDMENT(S) |SSUED UNDER RI.P AMENDMENT
o]

-1.07 TENANT IMPROVEMENT RENTAL ADJUSTMENT (SUCCEED!NG) {SEP 2013}

The Government may elect to make lump sum paymenis for any or all work coverad by the Tenant Improvement (T1) scope. That porticn of the rental

payments atiribulable to amortization af the Tls shall be reduced accordingly. At any time after occupancy and during the firm term of ihe Lease, the
Government, at its sole discreion, may elect to pay lump sum for any pari or all of the remaining unpaid amortized balance of the'Tls. If the
Government elects to make a Jump sum payment for the Tls after occupaney, the payment by {he Govemnment will result in a decrease in the rent .
according to the amortization rate over the remalning Firm Term of the Lease, . .

1.08 BUILDING SPECIFIC AMORTIZED CAPITAL (SEP. 2012_) . "

. Far purpeses of this Lease, the Buillding-Specific- Amortized .Capital (BSAC) Is §0 per ABOA SF. The Lessor will make the total BSAC amount
- available 1o the Government, which will use the funds for secunty relaieri lmpruvements This amount is amortized in the rent over the Firm Term of
-this lease at an annuai interest rate of 0 percent. .

108  BUILDING SPECIFIC AMORTIZED CAPITAL RENTAL ADJI:I-STMENTE(SEP 2013}

A, The Govamment, at i sole discretion; shall make all declsions about the use of the Building Specific Amortized Capital {EBSAC). The
Gavernment may use all or part of the BSAC, The Government may rafurn to the Lesscr any-unused portion of the BSAC in exchange for a decrease
in rent (where applicable) according to the agreed-upon amortization rate over the Firm Term.

B. ‘The Govemment may elect to make ump-sum payments for any work covered by the BSAC. The part of the BSAC amortized in tha rant
shall be reduced accordingly. At any fime after occupancy and duiing the Firm Term of the Lease, the Government, at its sole discretion, may slect to
pay a lump sum for any part or all of the remaining unpaid amortized balance of the BSAG, If the Government elacts to make a lump-sum payment for
4he BSAC after ocoupancy, the paymeni-of the BSAC by the Government will result in a decrease in the rent according to the amoriization rate over

-the Firm Term of the Lease.

c. If it is anticipated that the Govarnment wili spend more than the BSAC idenfified above, the Government may elect to:
1. Reduce the security countermeasure requirements;
2, Pay a lump sum for !he amuunt overage upon substantial completion in accordance with the "Acceptance of Space and Cerlificaie

of Occupancy” paragraph; or =~

3. Negotiate an increase in-the rent.
1.10 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT (JUN 2012}
As‘ of the Lease Award Date, the Government's Percentage of Qcoupancy, as defined In the “Real Estate Tax Adjustment” paragraph of this Lease ia
11.70% percent. The Percsntage of Obcupaﬂcy Is derived’ by dividing the total Governrent Space of 28,919 RSF by the total Building space of
247,000 RSF. )
1.44 REAL ESTATE TAX BASE {SEP 2013)

The Real Esiate Tax Base, as defined in the Real Estate Tax Ad]ustment paragraph of the Lease Is $KX Tax adjustrnents shafl not oceur untll the tax
year following lease commencement has passed .

112 QOPERATING COST BASE (SEP 2013}

The barties agree, for the purposé of applying the paragraph titled "Operating Costs Adjustment,” that the Lessor's base rate for operating cosis shall
be $7.00 per RSF ($202,433/annumy.
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113 RATE FOR ADJUSTMENT FOR VACANT LEASED PRENISES (SEP 2013)

In accordance with the paragraph- eniitied *Adjusiment for Vacant Premises” if the Government fails to occupy or vacafes the entive or any portion of

the Premises prior to explration of the ferm of the Lease, the operating costs paid by the Government as part of the rent shall be raduced by

$2.83 per ABCA SF of Space vacated by the Gov_ernmenl.

1.14 HOURLY OVERTIME HVAC RATES (AUG 2011)

Tha following rates shall apply in the application of the paragraph tfled "Overtime HVAC Usage:"
«  $9.25 per hour per zone
»  Numberofzones: X
s XXX per hour for the entlre Space.-

1.45 24-HOUR HVAC REQUIREMENT (APR 2011)

The hourly overtime HVAG rate specified above shall fiot apply to-any partion of the: Pramises thats required fo have heating and cooling 24 hours per day.

- If 24-hour HVAC is required by the Govemment for any designated rooms or areas of the Premises, such services shalt be provided by the Lessor at an

annual rate of $0 per ABOA SF. of the area recsiving 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 fo other tenants in the Building at no addifional charge.

1.16 ~  BUILDING INPROVEMENTS (SEP 2012)
Before the Government accepts the Space, the Lessor shall complete the foflowing additional Building improvements prior to acceptance of the Space:
A,

B.
)
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