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LEASE NO. GS-04P-LNC62422 SR FORN 20T s

This Lease Is made and entered inlo belwaen
7751 Brler Creek, HPI, LLC

({Lessor), whose princlpal place of business Is 501 Fairmount Avenue, Sulle 101, Townson, Maryland and whose Inlerest in the Properly described
herein s thal of Fee Owner, and

The United Siales of America

(Government), acling by and through the designated represenialive of the General Services Adminisiralion (GSA), upon the ferms and conditions set
forth herein

Witnesseih: The parlies heralo, for the consideration hereinafter mentloned, covenant and agree as follows:
Lessor hereby leases lo the Government the Premises described herein, belng il or a portion of the Property localed at
7761 Brlar Craok Parkway, Raleigh, NC 27617-7840

and mare fully described in Section 1 and Exhibil C, logether with rights to the use of parking and other areas as sel forlh hereln, 1o be used for such
purpases as delermined by GSA.

LEASE TERM

To Have and To Hold the sald Premises with its appurienances [or the term beginning upon acceptance of the Premises as required by this Lease and
continuing for a period of

40 Years, b Years Firm,
subjecl to termination and renewal righls as may be herelnafier set forth. The commencement dale of Ihis Lease, along with any applicable

terminalion and renewal righls, shall be more specifically sel forlh In a Lease Amendment upon substantial completion and accepiance of the Space
by the Government.

In Witness Whereol, the parlles {o thls Lease evidence ihelr agreement to all terms and conditions set forlh herein by Ihelr signatures below, to be
effective as of the dale of delivery of the fully executed Lease io the Lessor.

Name: V JM‘J CT- z"'wf

Title:; %-‘Da‘x Title: Lease Conlracting Officer
Entily Name: 2728 3‘(#’ W : h” / e General Services Adminigtration, Pyblic Buildings Service
Dale: _7‘ /2' /é Dale: [ lZ r ZBI t[

Name: ('Dr\ ’N’Q‘ w e
Title: : L $ Lzum_L
Dale: Zlelle

I/

The Information celleclion requirements conlained in this Sollcitalion/Contract, that are not required by the regulalion, have been approved by the
Office of Management and Budget pursuani to the Paperwork Reduction Act and assigned the OMB Conirol No. 3090-0163.
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SECTIONt  THE PREMISES, RENT, AND OTHER TERMS

1.04 THE PREMISES (JUN 2012)
The Premises are described as foliows:

A Office and Related Space: 17,401 rentable square feel (RSF), vielding 15,131 ANSI/BOMA Office Area (ABOA) square feet (SF) of affice
and related Space localed on the TBD foor{s} and known as Suile(s) TBD, of the Bullding, as deplcled on the floor plan{s) altached hereto as Exhibit
c.

B. Common Area Faclor: The Common Area Faclor (CAF) Is eslablished as 15 percent. This factor, which represents the conversion from
ABOA to renlable square feel, rounded lo the neares| whole percentage, shall be used for purposes of rental adjustments In accordance with the
Payment Clause of the General Clauses,

1.02 EXPRESS APPURTENANT RIGHTS (SEP 2013)

The Governmenl shall have the non-exclusive right lo the use of Appurtenan! Areas, and shall have the right to post Rules and Regulations Governing
Conduct on Federa! Properly, Tille 41, CFR, Part 102-74, Subpart C within such areas, The Governmenl will coordinale wilh Lessor lo ensure
signage Is consislent with Lessor’s standards. Appurtenant to the Premises and included in the Lease are rights to use the following:

A, Parking: 518 parking spaces as depicled on the plan altached hereto as Exhibil E, reserved for the exclusive use of the Government, of
which 0 shall be slrucluredfinsida parking spaces, and 0 shall be surface/outside parking spaces. In addition, the Lessor shall provide such additional
parking spaces as reguired by the applicable code of the local gavernment entily having Jurisdiction over the Properly.

B. Anlennas, Salellile Dishes, and_Related_Transmisslon Devices: (1) Space localed on the roof of the Building sulficient in size for the
installation and placement of lelecommunicalions equipment, (2) the righl o access the roof of the Bullding, and (3) use of all Building areas (e.g.,
chases, plenums, elc.) necessary for he use, operation, and malnienance of such telecommunications equipment al all times during the tesm of this

Lease,

1.03 RENT AND OTHER CONSIDERATION (SEP 2013}

A, The Government shall pay the Lessor annual rent, payable in monthly installments In arrears, al ihe faliowing rates:
FIRM TERM FIRM TERM OCT 1, NON FiRM TERM
FirMm TERM OcTOBER 1, 2019- 2029 - SePT 2022 OcToBER 1, 2023~ MNon FIRM TERM
OCTOBER 1, 2017- SEPTEMBER 30,2021 | Mon FIRMOCT1,2022 | SEPTEMBER 30,2025 OcTOBER 1, 2026-
SEPTEMBER 30,2019 - SEPT 30,2023 SEPTEMBER 30,2027
ANNUAL RENT ANNUAL RENT ANNUAL RENT ANNUAL RENT ANNUAL RENT
SHELL RENT' $308,867.75 $0.00 $0.00 $0.00 $0.00
SHELL RENT® $0.00 $322,766.80 $0.00 $0.00 $0.00
SHELLReNT! $0.00 $0.00 $0.00 §352,469.44 $0.00
SHELL RENT® $0.00 $0.00 $0.00 $0.00 $368,330 62
TENANT IMPROVEMENTS RENT® $69,797.29 569,797.39 $69,797.38 $69,707.39 §69,797.39
OPERATING Co5TS’ $72,040.14 $72,040.14 $72,040.14 $72,040.14 $72,040.14
BUILDING SPECIFIC AMORTIZED
CAPITAL (BSAC)8 §6.757.51 $6,757.51 $6,757.51 $6,757.51 $6.757.51
PARKING' §0.00 $0.00 $0.00 $0.00 $0.00
TOTAL ANNUAL RENT $457,462.79 $471,361.84 $485.866.33 $501,064.48 $516,925.63

Ishall rent calcatation:

{Firm Term) $17.76 per RSF multiplied by 17,401 RSF
3hell rent calcutation:

{Firm Term) $18.55 per RSF multiplied by 17,401 RSF
Shell rent calculation:

{Firm / Non Term) $19.38 per RSF multiplied by 17,401 RSF
Shell rent calcutation;

{Non Firm Term) $20.26 per RSF mulliplied by 17,401 RSF
*Shell rent catculation:

{Non Firm Term) $21.17 per RSF multiplied by 17,401 RSF
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IThe Tenant Improvement Allowance of $600,949.68 Is amortized al a rate of 7 percent per annum over 10 years.

*Operating Cosls rent calculalion: $4.14 per RSF multiplied by 17,401 RSF. Operating Cost will be evaluated per Section 2.09 for CPt adjustmenls.
*Buliding Specific Amortized Capital (BSAC) of $48,500 are amortized at a rate of 7 percent per annum over 10 years

*Parking costs described under sub-parograph H below

In Instances where the Lessor amortizes either the Tl or BSAC for a period exceeding the Firm Term of the Lease, should the Gavernment temminale
the Lease afler the Firm Term or does not olhenwise renew or exiend the lemm beyond the Firm Term, the Government shall not be liable for any cosls,
Including unamortized cosis beyond the Fiem Term.

B. Rent Is subject 1o adjustment based upon a mulual on-sile measurement of the Space upon acceplance, not lo exceed 15,131 ABOA SF
based upon the methodelagy outlined under the "Payment” clause of GSA Form 3517,

C. Renl is subjec! to adjusiment based upon the final Tenant Improvement (T1) cost lo be amortized in the rental rale, as agreed upan by the
parties subsequent lo the Lease Award Dale,

D, If {he Governmenl occupies the Premises for less than a full calendar month, ihen renl shall be prorated based on the aclual number of days
of occupancy for that month.

E. Rent shall be paid lo Lessor by elecironic funds fransfer in accordance with the provisions of the General Clauses. Renl shall be payable o
the Payee deslgnated in the Lessor's Central Contractor Registration (CCR), now Ihe System for Award Management {SAM). If the payee is different
from the Lessor, both payee and Lessor must be registered in SAM,

F. Lessor shall provide to the Government, in exchange for the payment of rental and other specified consideration, the following:
1. The leasehold interest in the Property described in the paragraph enlitied “The Premises.”
2, All costs, expenses and fees to perform the work required for acceplance of the Premises In accordance with this Lease, Including

all costs for labor, materials, and equipmenl, professional fees, contractor fees, atlorney fees, permil fees, inspeclion fees, and similar such fees, and
all relaled expenses.

3 Performance or salisfaction of alf other obligations set forth in this Lease; and all services, uliiities, and maintenance required for

the proper 'operallon of the Property, the Building, and lhe Premises in accordance with the terms of the Lease, Including, but not limiled to, all
inspections, modificalions, repalrs, replacements, and improvemenis required to be made therelo to meet 1he requirements of this Lease.

1.04 BROKER-COMMISSION-AND-COMMISSION-CREDIT-(JUN-2042)-INTENTIONALLY DELETED

1.05 TERMINATION RIGHTS (AUG 2011)

The Government may lerminate this Lease, In whola or in parl, al any lime elfective afler the Firm Term of this Lease, by providing not less 1han 90
days' prior willten notice lo the Lessor, The elfective dale of the lermination shall be the day followinp the expiralion of the required notice period o
the terminalion dale sef forth in the notice, whichever is later. No renla! shall accrue afier the effective dale of termination.

1.06 RENEWAL RIGHTS {SEP 2013)

This Lease may be renewed &l lhe option of the Government for a term of [l 2t the following rental rale(s):

oenon Term, Years |

ANNUAL RENT ANNUAL RATE! RSF

SHELL RENTAL RATE
OPERATING COST BAS!S SHALL CONTINUE
QPERATING COSTS FROM THE EFFECTIVE YEAR OF THE LEASE,
OPTION TERM IS SUBJECT TO CONTINUING
ANNUAL ADJUSTMENTS,

provided nolice is given to the Lessor at leasl 180 days before the end of the original Lease temm, all other terms and conditions of this Lease, as
same may have been amended, shall remain in full force and effect during any renewal term.

1.07 DOCUMENTS INCORPORATED IN THE LEASE (SEP 2013)

The following documentls are aitached to and made par of the Lease:
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No. OF
DOCUMENT NAME PAGES EXHIBIT

SECURITY REQUIREMENTS 7 B
FLOOR PLan(s) 1 o]
GSAForMm 35178 GENERAL CLAUSES 45 D
PARKING PLAN(S) 3 E
(SA FORM 3518, REPRESENTATIONS AND CERTIFICATIONS 12 G
SecuriTY LUINIT PRICE LIST 2 ]
SEISMIC FORM C, BUILDING RETROFIT OR NEW NIA NIA
CONSTRUCTION PREAWARD COMMITMENT

SmaLL BUSINESS SUBCONTRACTING PLAN WA NIA
hm: AMENDMENT(S) IsSUED UNDER RLP AMENDMENT NIA NIA

0.
AGENCY SPECIFIC/SPECIAL REQUIREMENTS NIA NIA

1.08 TENANT IMPROVEMENT ALLOWANCE (AUG 2011)

‘The Tenant Improvement Allowance (TIA) for purposes of this Lease is $33.107050 par ABOA SF. The TIA is the amount that the Lessor shell make
avallable for the Government to be used for Tls. This amount Is amoriized in ihe rent over the Firm Term of Ihis Lease al an annual inlerest rale of 7 pencent,

1.09 TENANT IMPROVEMENT RENTAL ADJUSTMENT (SEP 2013)

A, The Government, at is sole discretion, shall make all decisions as to the use of the TIA. The Government may use all or part of the TIA.
The Governmenl may retum to the Lessor any unused portion of the TIA in exchange for a decrease in rent according o the agread-upon amortization
rate over the Firm Term.

B. The Government may elect to make lump sum payments far any or all work covered by the TIA, Thal part of the TtA amorlized In lhe rent
ghall be reduced accordingly. At any ime afler occupancy and during the Firm Term of the Lease, the Govesnmant, at iis sole discretion, may elecl to
pay lump sum for any part or all of the remaining unpaid amortized balance 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 Government will result In a decrease in the rent according o the amortizalion rate over the Firm
Temm of the Lease,

C. It it Is anticipated that the Government will spend more than the allowance identified above, the Government may elect {o:
1. Reduce the Tl requirements;
2. Pay lump sum for the overage upon substential completion In accordance with the “Acceplance of Space and Cerlificate of
Occupancy” paragraph,
3. Nepoliate an Increase in the renl.

1.10 TENANT IMPROVEMENT FEE SCHEDULE (JUN 2012}

For pricing Tl costs, the following rates shall apply for the Inftial bulld-out of the Space.

iMmAL
BUILD-OUT
ARCHITECT/ENGINEER FEES { $ PER ABOA SF 0R % OF Tl CONSTRUCTION COS15) $3.00 PER ABOA
LESSOR'S PROJECT MANAGEMENT FEE (% OF T) CONSTRUCTION COSTS) 5%

1.11 BUILDING-SRECIFIG-AMORTIZED-CARITAL-{SEP-2012}-INTENTIONALLY DELETED

1.12 BUILDING-SRECIFIC-AMORTIZED-CARITAL-RENTAL-ADJUSTMENI-{SER-201IHNTENTIONALLY DELETED

1.43 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT {JUN 2012)

As of the Lease Award Dale, the Government's Percentage of Occupancy, as defined in the "Real Estale Tax Adjusiment® paragraph of this Lease is
14.972208 percenl. The Percenlage of Occupancy Is derived by dividing the lolal Government Space of 17,401 RSF by the fotal Building space of
116,222 RSF.

1.14 REAL ESTATE TAX BASE {SEP 2013)

The Real Estale Tax Base, as defined in the "Real Eslate Tax Adjusiment” paragraph of the Lease is TBDR. Tax adjustments shall not occur until the
lax year following lease commencement has passed. Refer {o Seclion 7 for full explanation.

1.16 OPERATING COST BASE (SEP 2013)

The parlies agree, for the purpose of applying the paragraph fitled “Operating Costs Adjustment,” that the Lessor's base rate for operaling cosis shall
be $4.14 per RSF ($72,040.14/annum).
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1.16 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES (SEP 2013)

In accordance with the paragraph enlilled "Adjusiment for Vacant Premises,” if tha Government falls to occupy or vacales the entire or any portlon of

the Premises prior to explration of Ihe lerm of the Lease, ihe operaling costs paid by the Governmenl as part of the rent shall be reduced by $.45

per ABOA SF of Space vacated by the Governmenl.

1.17 HOURLY OVERTIME HVAC RATES (AUG 2011)

The following rales shall apply In the application of the paragraph titled “Overtime HVAC Usage™

s § 50.00 per hour for the entire Space.

1.18 24-HOUR HVAC REQUIREMENT {SEP 2014)

A 160___ ABOA SF of the Space shall recelve cooling at all times (24 brs a day, 365 days a year) {or purposes of cooling the designaled server
room. The BTU oulpul of this room is established as __ 2431 BTU. The iemperature of this room shall be mainlained al __78
degrees F, wilh humidity conirol not 1o exceed 680% relallve humidity, regardiess of oulside temperature or seasonal changes.

B, The 24 hour cooling service shall be provided by the Lessor at an annual rate of $13.50 per ABOA SF of the area recelving the 24-hour cooling and |s
not to be included in the monthly cperaling cosls. Also, the hourly overlime HVAC rate specified under the paragraph "Hourly Overtime HVAC Rales”
shall nol apply to any portion of the Premises thal Is required to have 24 hour cooling.

C. The Lessor shall submit monthly inveices, in arears, for this cost lo the LCO or the LCO's designated representalive at the: address below:

onald Harrig,Bullding Manager, Pr nt Division, Nopth Caroli %l rnler

434 Fayefteville Sireel Suile 1600
"Ralelah, Norih Carolina 27601

D. Nolwithstanding the foregoing, Lessor shall provide this service al no sddilional cost lo the Government if the Lessor provides this sesvice fo other
lenanis In the Building at no addilional charge.

1.19 BUILDING IMPROVEMENTS {SEP 2012)
Belore the Govemment accepls the Space, the Lessor shall complele the following additional Building Improvements:

A
8.

1.20 HUBZONE SMALL BUSINESS CONCERNS ADDITIONAL PERFORMANCE REQUIREMENTS (MAR 2012)

If the Lessor Is a qualified HUBZone small business cancern (SBC) thal did not walve ihe price evalualion preference then as required by 13 CF.R.
128,700, {he HUBZone SBC must spend al least 50% of the cosl of the coniract incurred for personnel on ils own employees or employees of olher
qualified HUBZone SBC's and musi meel the performance of the work requirements for subcontracting in 13 C.F.R. § 125.8(c). If lhe Lessor |s a
HUBZone joinl venture, the aggregale of the qualified HUBZone SBC's 1o the joint venlure, nol each concern separalely, musl perform the applicable
percentage of work required by this clause.
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