STANDARD FORM 2

Forron e ~ US GOVERNMENT
ADMNSTRATON ____LEASE FOR REAL PROPERTY

DATE OF LEASE LEASE NO.
LMT14406

THIS LEASE, mads and enlered inlo this date by and beiween Boyer Project Company, L.C..

Whose address is 80 SOUTH 400 WEST
SUITE 200
| SALT LAKE CITY, UT 84301-1365

and whose Interest in the property hereinafter described is that of OWNER
herelnafier called the Lassor; and the UNITED STATES OF AMERICA, hereinafter callod the Govemment:
WITNESSETH: The parties hereto for the considerations hereinafter mentioned, covenant and agree as follows:
1. The Lessor hereby leases to the Government the Fallowing described premises:

A total of 148,966 rentable square feel {(RSF) of olfice, waréhouse and related spage, which yields 140,682 ANSI/BOMA
Office Area square feet (USF)of space. Tha office space shall b located § Ina to-be-bullt facility on the 24 scre sita located.
at the NW comer of the intersection ‘of 4" Avenue North arid North 20" Street, Blllings, Mantana and -shail consist of
approximately 119,510 rentable square fest {RSF) of office and related space end shall yield 110,658 ANSYBOMA Office
Area square feet {USF) together with 59 secured, on-site employes parking spaces and 121 on-site employee, visitor and
handicapped parking spaces at no additional cost to the Govemment. Warehouse and wareyard space shall be located in a
to-be-built facility on 4.2.2 acre parcel subdivided from a larger site of 6,48 acres, tocated slang Naif Avenie neear 27" Strest,
Biflings, Montana. The:to-be-built facility shall consist of approximately 30,456 rentable square feet and Will vield 30,024
ANSI/BOMA square feet of werehousa space together with an adjacent secured wareyard of 35,000 square feet and 11 on-
slte surface parking spaces. Tha wareyard and the 11 on-site surface parking spaces: shall be at no additional cost to:the
Government: Both tha office spice and the warshouse / wareyard space shall be used for-such purposss as determined by
the General Serviges Administration.

2. TOHAVE AND TO HOLD the said premises with their appurtenancas for the term beginning-January 1, 2013 and
coantinuing through twenty {20) years, subject b tarmination and rensiwal rights as may be hersinafter set forth.

3. The Govemment shall pay the Lassor monthly in arrears in-accordance with the following tahle:

omaireg | Annuaiized | Annualized S
Months Annualized Cost of : Tenant Bullding Total Annual | Tatal Monthily-
Shell é'ervi cas Improvemarit Spacific ‘Rent _ Rent
— - - - MlﬁWﬂhCﬂ .SECu*&r P ST ——— —— r— -
1-180 | $2,273,254.17 | $1,004.731.00 $208,622.33. $3,07650 | $3579,684.00 $208,307.00
181-240 | $2,571.876.50 | $1,004,731.00 $0.00 $207650 | $3579,884:00 | $298,307.00
{Continued on Page 2
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Rent shall be adjusted in accprdance with the provisions of the Sollcitaion For Offers and General Claiises. Rentfora
lesser period shali be prorated. Rent shall be made payabie to:

BOYER PROJECT COMPANY, L.C.
80 SOUTH 400 WEST, SUITE 200
SALT LAKE CITY, UT B4101-1365

6. The Lessor shall furnish tp the Government, as part to the rental consideration, the foflowing:

A. Those fecilities, services, supplies, ulilities, and malntenance in ‘accordance with SFO SMTOD36 .dated
Novembar 23, 2010,-aé armendad.

B. Bulld out in:accordance with standards st forth in SFO SMTO036 dated Novembar 23, 2010, 8s amended,
and the Government's:design ifitant drawings. -Government spacé ptans shall be developed by Léssor subsequent to

award. All tenant alierauans to be completed by thi lease effective date identified under Paragraph 2 above. Lease
© term to be effective on date of occupancy and.shall ba confirmied In a‘subsequsht Supplémental Leasa Agreement.
The Lessor haraby walves restoration.
C. Devialions to the approved design intent drewings will hot be permitted wnless prior writien aulhgdzation is
obtained from the GSA Contracting Officer.

7. 'The following are attached and made a part hereof:
Solicitation for Offers SMTOD36 dated November 23,2010 {5 pages)

Special Requirement 1: Detailod Special Requirements and Program of Riquiréments {POR} for gech agency:
provided on CD ROM.

Amendment No. 1 dated .January 4, 2011 (2 pages)
Amiendmant No. 2 dated March 3, 2011 (5 pages) plus Guiding Principles {4 pages)
Amendment No. 3 dated March 15, 2011 (3 pages) plus Attachment: Spacial Requirements: 3, [JJJj
Speacial Requirements {1 page)
Amendment No. 4 dated March 25, 2011 (2 pagas)
Amendment No. 5'deted May 23, 2611 (3 pages)
Exhibit A~ Legal Descriptions (1 page) ’
Exhibit B - Floor Plans {6 papes) B _
(35A Form 35178 entitled GENERAL CLAUSES (Rev. {11/05]) {33 pages}
GSA Form 3518 entitied REPRESENTATIONS AND.CERTIFICATIONS (Rev. {1/07]) (7 pages)

AT IET MO0 ¢>

8. Paragraph 4 of Standard Farm 2 has been deleted in its entirety.

9.  Paragraph 5 of Standard Form 2 has been delsted in its entirety.

10, I accordance with the SFO paragraph entited Tenan! Impravemen! Reatal Adjusiment, Tenant Improvements in
the total amount of $4.479,335.00 (140,682 USF x $31.84) shall be amortized through the rent for 180 months at the tate of
0.0%. The total annual cost of Tanant Improvements for the amortization period shall be $208,622.33. All approved

overages in the Tenant Improvément Allowance shall be peid by the Government via lump sum payment upon completion
and dcceptance of the improvements.

11 In accordance with the SFO paragraph entilled Percentage of Cecupsncy, the percentage of Government
sccupancy is established as 100.00% for both the Office space and the Warehause spacs.

12, tn accordance with the SFQO paragraph entitled Operating Cosis, the cost of services base is $1,004,731.00 per
annum. This lease is subject to operating cost escalation.
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13.  In accordance with the SFO paragraph entitied Contmon Area Factor, the.common area factor is established as
1.065 (149,966 RSF/140,682 USF).

14.  In accordance with the SFO paragraph entiled Adjustment far Vacant Premises, the adjustment for the Offica
space fs established as $1.50 per ANSYBOMA Office: Area'Sgiiare Foot rantal reduction {for 2n entirs floor only} far vacant

space and shail be $1.00 per ANSUBOMA Office Area Square Foot rental reduction {for the entirg’ buﬂding orsiy) for the
Warehouse.

18, Inaccordance with SFO Paragraph 4.2 entitled Tax Adjustment, this lease is subjact to real estate tax adjustmarits.

The Real Estate Tax Base amount shall be-established afler the first ful] Tax Ysar foiicming the commencemenl of tha
Lease Term. The pen:entage of ogcupancy s, 100.00%;

16.  In accordance with the SFO Paragtaph eniitied Overtime Usage, the rate for overtime usage in the Officé space is
aslablished as $45.00 pér holr per-flgar and requires a full floor rinimum. Thé rate for ovarime usage. in.the Warehouse
space shall be $65.00 ‘per hour and must be for the entire biliding. The Lassor shall not charge the -Government.for
Overtime Heating and Caoling if the Heating and Coolifg 1s aperating beyond the Narmal Hors stipiilated in this agreement
unless requested by the Guvsrnrmnt in advance _The Overtime Heatmg and Coohng Usage rale sha}! not apply. to any

Areas réquiting 24 hours per day healang and conling shall be separately melered and- char.ed to the Govarnment momhly

on e direct cost basis. The charges for:separately mistered areas shall be forthose hours other than Normal Hours 83
statad in the SFO.

i7. Security costs in the tolal. amount of $61,;5630.00 shall he-amortized through the rent for 240 months ét the ate of
0.0%.

18.  Fees applicable to Tenant Improvements shall nat exceed: :
General Conditions — 5.0% of Tenant improvement costs
General Contractor —4.0% of Tenant Improvement:costs
ArchﬁecturaliEnglneeri figg.~ 6.0% of Tenant improvernient costs
Lessor Project Management Fes = 5.0%

18.  In accordance with Paragraph 2.5 {Broker. Commission and Commission Credit), Studlay, Inc. {"Studley”) is the
authorized real estate broker représenting GSA in connection with this lsase trensaction. The Lessor and Studiey have
agreed to a coaperating lease commission-of JJJJJj of the firm term value of this lease for years 1 — 15-and of thee firm
term valua of this lease for years 16— 20 (“Commission”). The totat Amotnt of the Commission is cand s
eamed upan lease exacution, payable according to the Commission Agrasment signed between the two parties. Due o the

Commission Cradit described in Paragraph 28, only _ q of the-Cammission, Wil be payable to
Studley. The remaining _ which is tha "Commission Credit’; shal be credited 1o the shell rental
portion of the annual rental paymenls due and .owing to Tully récapture this Commission Credlt. The reduction in.shell rent

shall commence with the first full month of the fental payments and continue uniil the credit has been fully recaptured in
equal monthly installments oyer the shorest time period practicable,

Notwithatanding Paragraph 3 of this Lease, the ehell rental payments due and owing under this lease shali ba teduced ta
fully recapture this: Commmission Credit. The faduction in shell reni -shall commence with the first full month of the rental
paymants and continue as indicated in this schedule for adjusted Monthly Rent:

The reduction in shell rent shall commence with the first full month of the rantat paymenls. The reductton shall cocur for
&e6ven (7) monthe and will ba In gquial payments. Upon completion of the. improvements and. acteptance of the spase, this

Liase shali be supplemented and will identify the rental rate schedule for the initial months of the lerm and the afiplicetion of
the total commission eradit.
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