Standard Lease

LEASE NO. LMA04804 ' GSA FORM L201C {Januiary 2012)

This Lease. is made and entered into between '

Cape Moraine LLC

("the Lessor™), whose principal place of business is 24 Emmons Road, Falmouth, MA 02540, and whose interest in the Properly described herein is
that of Fes Owner, and :

The United States of America

{"the Government"), acting by and through the designated representative of the General Services Administration ("GSA"), upon the terms and
conditions set forth herein.

Witnesseth: The parlies hereto, far the consideration hereinafter mentioned, covenant and agree as follows:

The Lessor haraby leases lo the Government the Premises described herein, being all or a portion o_f the Property located at

48 Research Road, East Falmouth, MA 02536-4440

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.

LEASE TERM

To Have and To Hold the said Premises with their appurlenances for the term beginning upen acceptance of the Premises as required by this Lease
and continuing for e period of

1G Years, 7 Years Firm,

subject to termination and renewal rights as may be hereinafier set forth, o be used for such purposes as determined by GSA. The commencament
dale of this Lease, along with any applicable termination and renewal rights, shall more specifically be set forth in a Lease Amendment upon
substantial completion and acceptance of the space by the Government.

In Witness Whereof, the parlies 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.

Richard Reynolds

Title: PRENCIPAL L LCO '
Date: INEYIED Date: /A—-‘f’ / 2or3
WITNESS / /

Name;

ne  Aierh /;/eﬂ/e/\/ /273
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Falmouth, Massachusetts

SECTION 1 THE PREMISES, RENT, AND OTHER TERMS

1.01 THE PREMISES (AUG 2011)
The Premises ara described as follows:

Offica and Related Space: 4,970 rentable square teet (RSF), yielding 4,200 ANSI/BOMA Office Area {ABOA) square feet (SF) of office and related
space based upon a common area factor of 18.33 percent, lacatad on the ground floor of the Building, as depicted on the floor plan{s) attached hereto

as Exhibit A
1.02 EXPRESS APPURTEMNANT RIGHTS (AUG 2011)

The Government shall have the non-exclusive right to the use of Appurtenant Areas, and shall have the right to post Government Rules and
Ragulations within such areas. The Government will coordinate with the Lessor to ensure signage js consistent with the Lessor's standards.
Appurtenant fo the Premises and included with the Lease are rights ta use the following:

A, Parking: Ona (1) reserved surlace parking space shall ba provided immediately adjacent to the building. Public transporiation and parking
must be available on-slte or within two blocks to cover the commuting needs of approximately twelve (12) employeas plus 6 visitors to the office.
Public transportation must be available at |east twice during the moming between 9:00arn and 12:00pm and at least iwlce in the afternoon between
12:00pm and 3:30pm. The sita should be safely aceessible by both automobile and public transportation throughout the extended workday (7:00 am
to 5:30 pm, Monday through Friday). Handicapped parking must be located on-site.

B. Antennas, Satellite Dishes, and Relaled Transmission Devices: Space located on the roof of the Building sufficient in size for the installation
and placement of the telecommunications equipment as such may be described harein, together with the right to access the roof and use of, all
building areas {e.g., chases, plenums) necessary for the use, operation and maintenance of such equipment at al! times during the term of this Lease.

1.03 RENT AND OTHER CONSIDERATION (AUG 2011)

A, The Government shall pay the Lessor annual rent, payable in monthly installments in arrears, at the following rates:
FIHM TEFIM SR G Non FiEM TERM - .-
-’_ANNUAL RENT | ANNUAL HATE!HSF _" ANNUAL RENT '-|-- ANNUAL RATE/RSF -

SHELL RENT $103,574.80 $20.84 $103,674.80 $20.84

TENANT IMPROVEMENTS RENT' $ 29,266.24 $5.89° $ 2B,266.24 $5.85°

OPERATING CosTs |  $42,245.00 $8.50 $42,245.00 $8.50

BUILDING SPEGIFIC SEGURITY? $0.00 $0.00 $0.00 $0.00

ToTAL ANNUAL RENT $ 175,086.04 $35.23 $ 175,086.04 $35.23

The Tenant Improvement Allowance is amortized at a rate of 7.0 percent per annum over 10 years.
Bwldlng Specific Security Costs are amontized at a rale of 7.0 percent per annum over 10 years.
Rates may ba rounded,

8. Rent is suUbject to adjustment based upon a physical mutual measurement of the Space upon acceptance, not to exceed 4,200 ABOA SF
basad upon the methodology outlined under the “Payment” clause of GSA Form 3517,
C. Rent is subject to adjustrment based upon the final Tenant Improvement (TI) cost to he amortized in the rental rate, as agreed upon by the
parties subsequent to the Lease Award Date,
D. If the Government occupies the Premisas for less than a full calendar month, then rent shall be prorated based on the actual number of days
ol occupancy far that month.
E. Rent shall be paid to the Lesser by eleclronic funds transfer in accordance with the provisions of the General Clauses. Rent shall be
payable to the Payee designated in the Lessor's Central Contractor Registration.
F. The Lessor shall provide to the Government, in exchanga for the payment of rental and other specified consideration, the fallowing:

1. Tha leasehald interest In the Properly described in “Paragraph 1.01, THE PREMISES” created herein;

2. All costs, expenses and fees io parform tha work required for acceptance of the Premises In accordance with this Lease, including

all costs for labor, materials, and equipment, professional fees, contractor fees, attorney fees, permit fees, inspection fees, and similar such fees, and
all related expenses;

p
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3 Performance or satisfaction of all other obligations set forth in this Lease; and all services, utilities, and maintenance required for
the proper operation of the Property, the Building, and the Premises in accordance with the terms of the Lease, including, but not limited to, all
inspections, modifications, repairs, replacements, and improvements required to be made thereto to meet the requirements of this Lease.

1.04 BROKER COMMISSION AND COMMISS!ON CREDIT (AUG 2011)

A. For the purposes of this RLP, CB Richard Ellis or its subcontractors John Burweger and The Crown Partnership, Inc. (the Broker) is the
authorized real estate broker representing GSA in this transaction.  The total amount of the Commission is and is eamed upon lease
execution, payable according to the Commission Agreement signed between the two parties. Only of the Commission, will be payable to
Broker with the remaining , which is the “commission cradit”, to be credited to the shell rental poriion of the annual rental payments due
and owing to fully recapture this commission credit. The reduction in shell rent shall commence with the first month of the rental payments and
continue until the credit has been fully recaptured in equal monthly installments over the shortest time practicable.

B. Notwithstanding the “Rent and Cther Consideration” paragraph of this Lease, the shell rantal payments due and owing under this lease shall
be reduced to recapture fully this commission credit. The reduction in shall rent shall commence with the first month of the rental payments and
continue as indicated in this schedule for adjusted Monthiy Rent:

Month 1 Rental Payment $14,590.50 minus prorated commission credit of N <qva's I 2d)usted 1 Month's Rent.

Month 2 Rental Payment $14,590.50 minus prorated commission credit of [ il ecuats I 2ciusted 2™ Month's Rent.

Month 3 Rental Payment $14,590.50 minus prorated commission credit of [ <qv2's I cdivsted 3™ Month's Rent.

1.05 TERMINATION RIGHTS (AUG 2011)

The Government may terminate this Lease, in whole or In part, at any time, effective afier the firm term of this Lease by providing not less than 80
days’ prior written notice to the Lessor. The effective date of the termination shall be the day following the expiration of the required notice period or
the termination date set forth in the notice, whichever is later. No rental shall accrue nar shall the Government be liable for any balance remaining for
any tenant improvements amortized beyond the effective date of termination.

1.06 RENEWAL RIGHTS (AUG 2011) INTENTIONALLY DELETED

1.07 DOCUMENTS INCORPORATED BY REFERENCE (SEPT 2011)

The following documents are incorparated by reference, as though fully set forth herein:

No. OF
DOCUMENT NAME PAGES EXHIBIT

FLOOR PLAN(S) 1
PARKING PLAN(S} 1
AGENCY-SPECIAL REQUIREMENTS 1
SECURITY BEQUIREMENTS 3
SecURITY UMIT PRICE LIST 1
EXHIBIT F (A/E RECOMMENDATIONS) 2
GSA FORM 3517B GENERAL CLAUSES 46
GSA FORM 3518, REPRESENTATIONS AND CERTIFICATIONS | 10
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1.08 TENANT IMPROVEMENT ALLOWANCE (AUG 2011)

The Tenant Improvement Allowance (TIA) for purposes of this Lease is $50.0118 per ABOA SF. The TIA is the amount that the Lessor shall make available
for the Government to be used for the Tis. This amount Is amortized in the rent over a 10 year amortization period at an annual interest rate of 7.0 parcent.

1.09 TENANT IMPROVEMENT RENTAL ADJUSTMENT (AUG 2011)

A. The Government, at Its sole discretion, shall make all decisions as to the use of the Tl Allowance. The Govemment may use all or part of
the TIA. The Government may return to the Lessar any unused pertion of the TIA In exchange for a decrease in rent according to the agreed-upon
amortization rate over the firm term.

B. The Govemnment shall have the right to make lump sum payments for any or all work covered by the TIA. That part of the TIA amortized in
the rent shall be reduced accordingly. At any time after occupancy and during the firm term of the Lease, the Government, at lts sole discretion, may
choose to pay lump sum for any part or all of the remaining unameortized balance of the TIA. If the Govemment elects to make a lump sum payment
for the TIA afler occupancy, the payment of the TIA by the Government will result in a decrease in the rent according to the amortization rate over the
firm term of the Loase.

C. If it is anticipated that the Government will spend more than the allowance identified above, the Govermment shall have the right to either:
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Falmouth, Massachusetts

1. Reduce the Tl requirements;

2. Pay lump sum for the overage upon substantial completion in accordance with the lease paragraph eniitled "Acceptance of Space
and Certificate of Occupancy;” or

3. Negotiate an increase in the rent.

1.10 TENANT IMPROVEMENT FEE SCHEDULE (AUG 2011)

For pricing Tl Costs as defined herein, the following rates shall apply for the initial build-out of the Spacs.

- INITIAL

PR S S S e S RLE RIS “BUiLD-OuT. ¥ -
ARCHITEGT/ENGINEER FEES { § PER ABOA SF OR % OF CONSTRUCTION COSTS) 6.0%
LESSOR'S PROJECT MANAGEMENT FEE {% OF CONSTRUCTICN COSTS) 6.0%

1.1 PERCENTAGE OF OQCCUPANCY FOR TAX ADJUSTMENT, ESTABLISHMENT OF TAX BASE {AUG 2011)

As of the |lease award date, the Government's percentage of occupancy, as defined in the Real Estate Tax Adjustment clause of this lease is 100
percent. The percentage of occupancy is derived by dividing the total Government space of 4,970 RSF by the total building space of 4,970 RSF.

The real estate {ax base, as defined in the Real Estate Tax Adjustment clause of the Lease is $5,950.00.

112 OPERATING COST BASE [AUG 2011)

The parties agree that for the purpose of applying the clause titled "Operating Costs Adjustment" that the Lessor's base rate for operating costs shall
be $8.50 per rantable sq. ft ($42,245.00/annum).

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

In accordance with the section entitled "Adjustment for Vacant Premises,” if the Government fails to occupy or vacates the entire or any portion of the
leasad Pramises prior to expiration of the term of the Lease, the operating costs paid by the Government as part of the rent shall be reduced by
$2.60 per ABOA SF of space vacated by the Government,

1.14 HOURLY OVERTIME HVAC RATES {(AUG 2011)
The following rates shall apply in the application of the clause titled "Overtime HVAC Usage:"
«  $35.00 par hour per zone
1.15 24-HOUR HVAC REQUIREMENT {(APR 2011)
The hourly overtime HVAC rate specified above shall not apply to any portion of the premises that is required to have heating and cooling 24 hours per day.
If 24-hour HVAC is required by the Government for any designated rooms or areas of the premises, such services shall be provided by the Lessor at no cost
to the Government.
1.16 ADDITIONAL BUILDING IMPROVEMENTS (AUG 2011)

In addition to construction of the Tenant Improvements as required in this Lease, the Lessor shall be required to complete the following additional building
improvements (e.g., Fire Protection and Life Safety, Seismic, and Energy Efficiency) prior fo acceptance of the Space:

A.  NONE
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