Standard Leaso

LEASE NO. GS-0713-17086 | GSA FORM L201C (Janaury 2012}

This Lease Is made and eniered inlo behween

SAFE Texarkana, LLC, a Texas Limited Liabliity Company

{"lhe Lessor™}, whose principal place of business |s 200-D Weslgate Packway, Amaillo, Texas 79121-1100, and whose Inlerest in the Properly
described herein is thal of Fee Owner, and

The United States of America

{"lhe Governmsent"), acling by and ihrough the designated representalive of lhe General Services Adminlstration {("GSA"), upon the lerms and
conditions set forth herain. .

Wilnesselh: The paitles hereto, for the consideralion herginafler mentioned, covenant and agree as fotlows:

The Lessor hereby leases lo the Gavernment the Premises describad hereln, belng all ¢r a portion of the Properiy tocated al

3809 Airport Plaza Drive
Toxarkana, AR 71854-3401

and more fully deserfhed in Seclion 1 and Exhibit A, fogether with rights 10 the use of parking and olhar areas as set forth herein.

LEASE TERM

Fo Have and To Hold the sald Premlses with thelr appurtenances for the term beginning upon the complelion of the Tenant improvements and the
acceplance thereof by the Govemment. The renl commencement dale and the rent schedule {Including the Shell Rent, Operallng Costs, and the
amortized Tenanl Improvement and Building Specific Security Costs) shall be established by a subsequent Supplemenlal Lease Agreement, which will
include the muiual terminalion of the cusrenl GSA lease Number - GS-078-14800 at the Ume of acceptance.

10 Years, § Years Firm,

subject lo termination and renewal righls as may be hereinafler set forth, to be used for such purposes as determined by GSA. The commencement
date of ihis Lease, along with any applicable terminalion and renewal righls, shall more specifically be set forth In a Lease Amendment upon

substantial comptetion and acceplance of lhe space by lhe Government.

In Wilness Whereo!, the pariies to this Lease evidence thelr agreament to all lerms and conditlons set forth heseln by thalr signalires below, fo be
effective as of the date of delivery of the fully execulad Lease {0 the Lessor.

FOR

[
Name:  SAFE Texarakana, LLC, a Texas Limlled Lability Company

lease LCO 7 _ /
BY: Dale Smilh Date: 74 o L
Manager and Authorized Signalure
Name:
Tille: ;
Date: J/LZ;LL;'P /—ff’/gm( S-z9-42,
} '3
LEASE NO. GS.078.17086, PAGE 1 LESSCR: [ [é'; GOVERNMENT: GSA FORM L201C {January 2012}

W



847  RECYGLING (DEC 2007)...
618 RANDOLRH-SHEPRARD COMPLIANCE (ARRABAYY .
849  SAFEGUARDING AND DISSEMINATION OF SENSITIVE BUT UNCLASSIFIED (SBU} BUILDING INFORMATION (JUN 2009) .97

6.20  INDOOR AIR QUALITY (DEC 2007) viiniiiennne . 38
6.21 RADON IN AIR {AUG 2008} .............. e 39
6.22 RABONINAIR{SER2000}...... . 39
6,23 RADON IN WATER {AUG 2[108) . 40
6,24 HAZARDOUS MATERIALS (OCT 1996} w40
6,28 MOLD (AUG 2008) ... w40
6.26 OCCUPANT EMERGENCY PLANS (APR 201 1) w40

cernr A0

8.27 FLAGDISPLAY-{APR2044)....

41

SECTION 7  ADDITIONAL TERMS AND CONDITIONS i iaiimanansm s s s s s s s s snsiamiss st s reassasasssraaart st e st

SECTION1 THE PREMISES, RENT, AND OTHER TERMS

1.01 THE PREMISES (AUG 2011}

The Premises are described as follows:

Qffice and Relalad Spaca: &,100 renlable square feet (RSF), vielding 7,685 ANSFBOMA Oiflce Area (ABOA) square feel (SF) of office and related
space based upon a comimon area factor of 1.6540% percent, located on the 1st ficor, of the Building, as depicled on the floor plan altached hereto as
Exhiblit A, The leased area shall consisl of 4,858 RSF, yielding 4,621 ABOA SF of “exisling Government occupled space” and 3,242 RSF, yielding

3,064 ABOA SF of nevdy conslructed “expansion space”,
1.02 EXPRESS APPURTENANT RIGHTS (AUG 2011)

The Governmenl shalt have the non-exctusive righ! lo the use of Appurlenani Areas, and shall have the righl lo post Government Rufes and
Regufalions wilhin such areas. The Government will coordinale with the Lessor lo ensure signage is conslslen! with the Lessor's standards.
Appurtenant te the Premizes andd included wilh the Lease are rights to use the foltowing:

A. Parking: 15 parking spaces of which 0 shall be slsuctured inslde spaces reserved for he exclusive use of the Government, ¢ shall be inside
parking spaces, and 16 shall be suiface parking spaces. in addllion, the Lessor shall provide such addilional parking spaces 85 required by fhe

applicable code of the local government entity having jurisdlclion over the Property.

B, Antennas, Satellile Dishes, and Related Transmission Devices: Space located on the roof of the Building sufficient In size for the Installation

and placementl of the tefecommunications equipment as such may be described hereln, together with the dght to access the roof and use of, alt
building areas {e.g., chases, plenums} necessary for the use, operation and malnlenance of sugh equipment at alf times duiing the term of his Lease.

1.03 RENT AND OTHER CONSIDERATION (AUG 2011}

A Tha Gevernment shall pay the Lessor annual rent, payable [n monthly Instaliments in arrears, st the following rates:
Firy! TERM NON Firt TERM
ANNUALRENT | AHNUAL RATEIRSF ANNUAL RENT ANNUAL RATEIRSF

[ SHELL RENT $08,172.00 $12.12 $08,172.00 $i2.12
TEMANT IMPROVEMENTS RENT! $27,156.36 $3.35° NIA NA

OPERATING COSTS $37.179.00 $4.59 $37,170.60 $4.59
BUILDING SPEGIFIC SECURITY? $2,470.73 $0.34° NiA N/A

ToTAL ARNUAL RENT | $164,978.09 $20.37* $135,351.00 $168.71

TThe Tenant fmpfovemen: costs of ,$117,056.48 shall ba amortizad aver the first five {5} year firm lermy of the [eass agieement at an interest rate of six pearcent (6%}

pald monthly in arrears. The annual cost of the amontized portion of the Tenant improvement cost is $27,156.36 pakl monthly ins arrears In the amount of $2,263.03 and

shall ba par of e total monthly rental payment.

*The Builting Spacific Amortized Capilal (BSAC) cosis of $10,850.00 shall be amortized over the first five {5) year firm term of the Tease agreemant at an interest rate of
six percent {6 %) pald monthly In arrears. The annual cost of the antorized portion of the BSAC Is $2,470.73 peld menthly in arrears In the amount of $205.89 end shalf

be part of Ihe tolal monthly rental payment.
*Rates may be roundad.

B. Rent is subject to adjustmen! based upon-a physical milual measuwrement of the Space upon acceplance, not lo exceed 7,685 ABOA SF

based upon the methodology oultined under the “Payment” clause of GSA Form 3517,

c. Rent is subject to adjusimen! based upon Lhe final Tanant Improvemenl (T) cost {o be amortized in the rental rale, as agreed upan by the

partles subsequent o lhe Lease Award Dale,
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D. if the Government coouples the Pramises for less than a full catentiar monib, then rent shall be proraled based on the aclval number of days
of occupancy for that month.

E. Rent shalf be pald lo lhe Lessor by elecironlc funds ransfer In accordance with the provislons of the General Clauses. Rent shall be
payable lo ihe Payee designaled in lhe Lessor's Cenlral Gonlraclor Regisfration,
F. The Lassor shalt provide lo the Governntent, In exchange for the paymen! of rental and other specified consideralfon, the following:

1. The leasehold Interest in the Propasty described In *Paragraph 1.01, THE PREMISES” crealed hereln;

2, Al costs, expenses and fees to perform the work required for acceptance of the Premises In accordance with this Leass, Including

all cosis for tabor, materials, and equipment, professional fees, conlraclor fees, allorney fees, permfl fees, Inspection fees, and simfilar such fees, and
ali related expenses;

3. Performance or satisfaclion of all other obfigaliens sel forth In this Lease; and

4, All sarvices, uliliffes, and mainlenance required for the proper operation of the Properly, the Building, and the Premises in accor-
dance with lhe terms of the Lease, Including, hut not limiled to, all Inspections, medificalions, repalrs, replacemenis, and improvemenls required to be

mada therelo to meet the reguirements of this Lease.
G, Parking-shall bo provided at-a rale-of $XX-perparking-space per month-(Struclure), and-$XX-perparking-spase-per monlh-{Surface)-
1,04 BROKER COMMISSION AND COMMISSION CREDIT (AUG 2011)

the Commission Is and s earned upon lease execulion, payable aceording to the Commission Agreerent signed between the bvo parllas.

Only* of the Commigsion, will be payable to Studley, tnc. with the remalning F, which Is the "commiaston credit®, to be credited
lo the shell rentat portion of the annual rental payments due and oving to fuliy recapture thls commission credil, The reduction In shall rent shatl

commence with the fisst month of the rental payments and continue unlll the cradil has been fully recapiured in equal monthly Insfallmants over the
shoitest lime praclicable,

A Studiey, Ine. i‘Bmkar”) [s the authordzed reatl estale broker representing GSA in connaclon with (his lease lransaction, The lolal amount of

B. Notwithstanding the “Rent and Qlher Considaration” paragraph of this Lease, the shell rental payments due and owing under this iease shall
be reduced to recaplure fully this commission credil. The redugtlon In shell rent shall commence with the {flrst month of the rental paymenis and

continusg as Indicated In lhis schedule for adjusted Monthly Renl;
Month 1 Rental Payment $13,749.75 minus prorated commission credit o | cove's I =iusted 1st Monlh's Rent.
Month 2 Rental Payment $13,749.75 minus prorated commission credit of I eovo's I 2divsted 2ad Month's Rent.

1.05 TERMINATION RIGHTS (AUG 2011)

The Government may lerminale this Lease, in whole or In part, at any time, effective after the firm {erm of this Lease by providing nol less than 90
days’ prior wrilten nollee {o {he Lessor. The effeclive date of the termination shali be the day following the expiration of the required notice period or
the terminallon date set forih in the nolice, whichever Is later. No ranta] shall accrue after the effective date of terminalion.

1.68 RENEWALRIGHTS(ALG 2041)
This-Lease may-be renewed-atthe oplienofHhe-Govemmentior a term-of XX-¥EARS-althe{ellovingrental+ate(s)

OPHON-TERMYEARS-XX~XX
ANNUALRENT ANNYALRATELRSE

SHELERENTALRATE EXX 4K
CREAAHING COST-BASIS-SHAL-GONHNYE

ORERAHNGCOST FROMYEAR XA OF EXISTING LEASE TEAM:
CRHOMNTERMHE-SUBJESTTO CONTINUING
ANNHALABJUSTMENTS:

providednolice-ls-given-to the-Lessoratlsast-X X days-balfore-the-and-of the original-lease-lemmy-allother tesms-andcondilions of this-Leaseas-same
may-have-been-amendedshall-remainip-foces-and-effectdudrgany-renewallems

1.07 DOCUMENTS INCORPORATED BY REFERENCE (SEPT 2011}

The following documenls are incorporated by reference, as fhough fully sel ferth herein:
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[ NO. OF

L ROCUMENT NAME Paces Exuisir
FLOOR PLan 1 A
AGENCY-SPECIFIC REQUIREMENTS 35 B
SECURITY REQUIREMENTS 3 G
GSA Fori 1217, LESSOR'S ANNUAL COST STATEMENT 2 D
GSA FORM 35178 GENERAL CLAUSES 33 E
GSA FORN 3518, REPRESENTATIONS AND CERTIFICATIONS 7 F

1.08 TENANT IMPROVEMENT ALLOWANCE (AUG 2011)

The Tenan! Improvernant Allowance {T1A} for puposes of 1his Lease Is $15.23 per ABOA SF (3100,660.48 {$32.82 per ABOA SF X 3,084 ABOA SF for lhe
“expanslon space” = $100,560.48] + $16,496 {folal cost for new palnt angd carpel in “existing Governmoent occupled space’] = a fofal TIA of $117.056.48,
which equates lo $15.23 per ABOA SF [$117,056.48 / tolal lease ABOA SF of 7,685 = §15.23 per ABOA SFj). The TiA is the amount thal the Lessor shall
make avaftable for e Govemment fo be used for the Tis. This amouat [s amerlized In the rent over the fim term of this Lease al an annusal Inferest rala of 6

percent.

1.09 TENANT IMPROVEMENT RENTAL ADJUSTMENT (AUG 2011)

A, The Government, at ils sole discrelion, shall make aft decislons as lo the use of the T| Allowanca, The Government may use ali or part of
the TIA. The Government may refum to the Lessor any unused porlion of the TIA In exchange for a decrease In renl according to the agresed-upon

amorizalion rale over the firm term.

a. The Government shall have {he righ! {o make lump sum paymenis for any or all work covered by the TIA. Thal part of lhe TIA amortized in
the rent shall ba reducad accordingly. Al any lime after occupancy and during the firm lerm of the Lease, the Government, at ils sole discretion, may
choosa lo pay fump sum for any par! or all of the remalring unamortized balance of the TIA, I the Government elecls lo make a lump sum payment
for the TIA after occupancy, the payment of the TIA by the Government Wil resuit In a decrease In the rent according fo Ihe amorization rate over the

firm {erm of the Lease.

C. i it is anticipaled that the Government vill spend more than the allowance Identified above, the Govermment shall have the right to either:
1. Reduce the Tl requirements;
2. Pay fump sum for the overage upon substantial complelion in accordance with the lease paragraph antifled “Acceplance of Space
ard Ceddificate of Oc¢cupancy;” or
3. Negotfale an Increase In the renl.

1.10 TENANT IMPROVEMENT FEE SCHEDULE (AUG 2011)
For prctng Ti Costs as defined hereln, Lhe following rates shall apply for ihe initlat build-out of the Space,

O —
INIRAL
Busitn-Out
ARCHITECT/ENGINEER FEES {$ PERABOA SF 0R % OF CONSTRUGTION COSTS) 5%
L ESSOR'S PROJECT MANAGEMENT FEE (% OF CONSTRUCTION COSTS) 8%

141 PERCENTAGE OF GCCUPANCY FOR TAX ADJUSTMENT, ESTABLISHMENT OF TAX BASE (AUG 2011)

As of the lease award date, lhe Government's percentage of oceupangy, as defined In the Real Estale Tax Adjustment clause of lhis lease is 100
percent. The percenlage of occupancy is derived by dividing the lolat Governmant space of 8,100 RSF by the tolal bullding space of 8,100 RSF,

112 QPERATING COST BASE (AUG 2011)

The pariles agree that for the purpose of applying the ¢fause lilled "Cperaling Cosls Adjustment™ that the Lessor’s base rate for operaling costs shall
be $4.59 per rentable sq. f ($37,179.00/annum).

113 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES (AUG 2011)

In accardanca with ihe secticn enlitied "Adjustment for Vacani Premises,” if the Government falls lo occupy or vacales the enlire or any portion of the
leased Premises prior lo expiration of lhe term of lhe Lease, he operating cosis paid by lhe Government aa part of the rent shall be reduced by
$2.00 per ABOA SF of space vacaled by lhe Governmeni.
114 HOURLY OVERTIME HVAC RATES (AUG 2011) _
The folloving rates shell apply In the application of the clause tlled "Overtime HVAC Usage:r™

«  $6.10 per hour for tho enlire spacs.

116 24-HOUR-HVYAC REQUIREMENT-(ARPR-2640
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The-hourdy-ovedime HVAGrate-specified above shallnet apply-lo-any porion-of the premises-thalisrequiredo-have-hoaling-end cooling 24-hours par day-
124-hour-HVYAG-isrequired-by-the-Govemment-for-any desigraled-reems-orareas-olHhe-promisessuch-sendees-shall- be-provided by-the-Lessoral-an
anpuahrate ol $X- XX pec ABOA-SE oHhe area e calvingthe-24-hous HVAG Nobhwilhstanding-the foregelngLessorshall provide Ihis- sendes-at-no-addilienat
eesHo-the-Governmentifthe Lessor provides-his-service-{o-cther tenanis inthe bullding al ne-additlonal-cosh:

118 ADDBITIONAL BUILDING IMPROVEMENTS (AUG 2011)

In addition to construction of the Tenant improvements as required in this Lease, the Lessor shall be required fo complets the follovdag additional bullding
improvements (e.g., Fire Protection and Life Safely, Sefsmic, and Erergy Efficlency} prior lo acceptance of the Space:

A, Lessor lo provide all IT, Security and Telecommunicalions In accordance with Exiiblt C "Agency Speclal Requirements™.

8, Repainling of the "existing Governmant occupied spaca” {4,858 RSF /4,621 ABOA SF) in accordance wilh lease paragraph 8,10 “Painfing—
T

. Re-carpeling of the “exisling Government occupled space™ (4,858 RSF / 4,621 ABOA SF) in accordance wilh lease paragraph 5.11 “Floor
Goverlngs and Perimeters—T1.

0. The addition of Shatter-Resislant Window Prolectlon for the anlire leased premises In accordance with paragraph 8 of Exhibit D "Securily
Requirements”,
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