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whose address is: 
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the "Premises"). 
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us GOVERNME:NT 
LEASE FOR REAL PRf>PERTY 

LEASE NO. GS-02U-B667 I BUILDING NO. NY7184 

THIS r£ASE, made and entered into this date by and between WELLS REIT-HOLTSVILlE, NY, LLC 

c/o Piedmont Office Realty Trust, 11695 Johns Creek Parkway, Suite 350, Johns Creek, GA 30097 

and whose interest in the property hereinafter described is that of Owner hereinafter called the Lessor, and the UNITED STATES 
OF AMERICA, hereinafter called the Government: 

WITNESSETH: The parties hereto for the considerations hereinafter mentioned, covemmt and agree as follows: 

The Lessor hereby leases to the Government the following described premises: 
Fifty-two thousand six hundred ninety-seven (52,697) rentable square feet (!<:SF) yielding forty-five thousand 
eight hundred twenty-three (45,823) ANSl/BOMA Office Area square feet (USF), of office and related space on 
part of the first floor in the building known and designated as 5000 Corporate 01urt, Holtsville, New York 11742 
("Building"), as shown on the floor plan labeled "Exhibit A" attached hereto md made a part hereof; together 
with the right by the Government to use three hundred seventy-one (371) parking spaces located in the 
Building parking lot, as shown on the plan labeled "Exhibit B" attached hereto and made a part hereof (together 

TO HA VE AND TO HOLD the said Premises with their appurtenances for the t1:1m beginning on: 

SEE ATTACHED RIDER PARAGRAPH 8 

The Government shall pay the Lessor annual rent of: 

SEE ATTACHED RIDER PARAGRAPH 11 

The Government may terminate this lease in whole or in part at any time 

This lease may be renewed at the option of the GoYemlflent, for the follmving te1'!ns and at the following rentals: 

IN WITNESS WHEREOF, the parties hereto have hereunto subscribed their names as of the <;!tte first above written. 
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RIDER TO LEASE No: GS-028-23667 

6. 	 The following are attached and made a part hereof: 

a) Rider To Lease, containing Paragraphs 6 through 36: 

b) Section 1.0, Summary, paragraphs 1.1 through 1.6; 

c) Section 2.0, Award Factors, paragraph 2.1 

d) Section 3.0, Miscellaneous, paragraphs 3.1 through 3.17; 

e) Section 4.0, General Architecture, paragraph 4.1 through 4.14; 

f) Section 5.0, Architectural Finishes, paragraph 5.1 through 5.22; 

g) Section 6.0, , Mechanical, Electrical, Plumbing paragraphs 6.1 through 6.19; 

h) Section 7.0, Services, Utilities, Maintenance, paragraphs 7.1 through 7.10; 

i) Section 8.0, Safety and Environmental Management, paragraphs 8.1 through 8.12; 

j) Section 9.0, Lease Security Standards, paragraphs 9.1 through 9.32 

k) Section 10.0, Special Requirements 

I) General Clauses, GSA Form 35178, paragraphs 1 through 48; 

m) Representations and Certifications, GSA Form 3518, paragraphs 1 through 9; 

n) Attachment "1," Nassau/ Suffolk, NY Field Office Agency Requirements; 

o) Exhibit "A," First floor plan highlighting the demised premises; 

p) Exhibit "B" diagram highlighting the parking area. 

7. 	 The Lessor shall construct the Premises so as to deliver it in accordance with all of the requiremEmts of this lease including, but not 

limited to, Section 10, Special Requirements, ready for occupancy by the Government, no later than one hundred eighty 180 working 

days after receiving the Notice to Proceed from the Government. 

8. 	 The term of this Lease shall commence upon Substantial Completion of all alterations specified in Ith is Lease and shall run for a period of 

fifteen (15) years thereafter, subject to the termination right set forth below. The Commencement Date of the Lease shall be more 

particularly set forth in a Supplemental Lease Agreement (SLA) to this lease. 

9. 	 The Government. may terminate this Lease in whole at any time on or after the last day of the ten II h ( 1 O'h) year by giving at least one 

hundred eighty (180) days' prior notice in writing to the Lessor and no rental shall accrue after tht" effective date of termination. 

10. 	 The Lessor shall contribute a Tenant Improvement (hereinafter "Tl") Allowance of $2,082,655.35 c1wards the cost of Tl. Such 

contribution has been included as part of the rental consideration set forth in Paragraph No. 11 bnlow. The Lessor's contribution toward 

the Tl cost shall be amortized over the 10-year firm term of the lease at an interest rate of 7.5% p ~r annum ($5.63 per RSF per annum). 

If the Tl cost exceeds the Tenant Improvement Allowance of $45.45 per USF, then the Governmi:nt shall have the option to either (i) pay 

the Lessor the difference between $45.45 per USF and the total Tl cost in a one-time lump sum payment upon Substantial Completion of 

the Tl, acceptance thereof by the Government and submission of a proper invoice by the Lessor, or (ii) have the right to amortize the 

difference into the rent in the same manner as set forth above. Should the Government elect to <m1ortize said difference into the rent, the 

corresponding increase in rent for each lease year will be paid by the Government starting in the rirst year of the lease. The free rent 

period for the first year of the lease term will not apply to this amount. In the event the Tl cost is l1~ss than $45.45 per USF, only the 

actual Tl cost shall be amortized into the annual rent at the same interest rate and in the same manner as set forth above and the rental 

rate set forth in Paragraph No. 11 below shall be reduced accordingly. Such additional payment or rental reduction, if applicable, will be 

memorialized in a Supplemental Lease Agreement. 

11. 	 The Government shall pay the Lessor annual rental as follows: 

There shall be no rent payable to the Lessor for the first year of the lease term. 

For years 2 through 5 of the lease term, a total annual rental of $25.10 per RSF for a total of 61,322,694.70 per annum at the rate of 

$110,224.56 per month in arrears; which annual rental includes $5.63 per RSF ($296,657.85 per annum) for the amortization of the 

Lessor's contribution to the Tl cost plus annual operating cost escalations referenced in Paragra11h 13 below. This ~nnual rental shall be 

subject to adjustment as set forth in paragraph 1 Oof this Rider above and paragraphs 3.5, 3.6 and 3.12 herein. Rent for a lesser period 

shall be prorated. 

For years 6 through 10 of the lease term, a total annual rental of $28.60 per RSF for a total of $1,507,134.20 per annum at the rate of 

$125,594.52 per month in arrears; which annual rental includes $5.63 per RSF ($296,657.85 per annum) tor '(;/mo~t1the 
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Lessor's contribution to the Tl cost plus annual operating cost escalations referenced in Paragraph 13 below This annual rental shall be 

subject to adjustment as set forth in paragraph 10 of this Rider above and paragraphs 3.5, 3.6 ar 1cl 3.12 herein. Rent for a lesser period 

shall be prorated. 

For years 11 through 15 of the lease term, a total annual rental of $29.85 per RSF for a total of S 1,573,005.45 per annum at the rate of 

$131,083.79 per month in arrears; plus annual operating cost escalations referenced in paragra1>h 13 below. This annual rental shall be 

subject to adjustment as set forth in paragraphs 3.5, 3.6 and 3.12 herein Rent for a lesser periocl shall be prorated. 

12. 	 For the purposes of the Real Estate Tax Adjustment clause pursuant to SFO Section 3.3 of the L€1,ase, the Government is deemed to 

occupy 20.29 % of the rentable area of the Building. 

13. 	 For the purposes of the Operating Cost Escalation pursuant to SFO Section 3.6 Operating Costs .: 1f the Lease, the b~se rate shall be 

$444,762.68 per annum or $8.44 per RSF. ! 

14. 	 Pursuant to SFO Section 7.3 B ,Overtime Usage, the overtime rate for heating and air conditioninq (HVAC) shall be $40.00 per hour. At 

the end of year five (5) and year ten ( 10) of the lease term, the Lessor shall provide the Governmt' nt with a proposal for a price 

adjustment to this rate. Such proposal shall be based upon prevailing market conditions, building comparables and the Government's 

historical usage. Upon the Government's and Lessor's acceptance of this price adjustment, the o•,rertime rate for HVAC shall be 

amended in a Supplemental Lease Agreement (SLA) to this lease. In the event the Lessor fails to provide the Government with said 

proposals, the existing rate shall govern and control until such information is delivered to and agreed upon by both the Government and 

the Lessor. 

15. 	 The Lessor shall furnish domestic water and chilled drinking water, electric, and gas services, at n ::> additional cost to the Government 

during the term of this Lease. 

16. 	 The common area factor is established as 1.1500 (52,697 RSF / 45,823 USF). 

17. 	 In accordance with the SFO paragraph 3.12 entitled Adjustment for Vacant Premises, the adju::tment is established as $2.50 per 
USF for vacant space. 

18. 	 The Lease shall not be binding on either party until it has been executed by a duly authorized official of the U.S. General Services 

Administration and Lessor. 

19. 	 Wherever the words "Offeror" or "Successful Offeror" appear in the lease they shall be deemed to mean "Lessor''. Wherever the words 

"Solicitation", "Solicitation for Offers" or "SFO" appear in this lease they shall be deemed to mean tlhis Lease"; wherever the words 

"space offered for lease" appear in this lease they shall be deemed to mean the "leased premises', "premises" or "Premises" and where 

the word "Lessee" is used herein it shall be deemed to mean Government. 

20. 	 If any term or provision of the Lease or the application thereof to any person or circumstance shall, to any extent, be invalid or 

unenforceable, the remainder of the Lease or the application thereof of such term or provision to persons or circumstances other than 

those as which it is held invalid or unenforceable shall not be effected thereby and each term and ::irovision of this Lease shall be valid 

and enforceable to the fullest extent permitted by law. 

21. 	 Each employee of the Lessor and/or its contractor(s) employed in the operation of the building sh<: II be (1) citizen of the United States of 

America; (2) an alien who has been lawfully admitted for permanent residency as evidenced by Alien Registration Receipt Card Form 1

151; or (3) an alien who presents other information from the Immigration and Naturalization Services that employment will not effect 

his/her immigration status. 

22. 	 If during the term of the Lease, including extensions, the title to this property is transferred to another person either by sale, foreclosure, 

condemnation or other transaction, the Lessor (transferor) shall promptly notify the Contracting Of:'ic::er of said transfer. The following 

information shall accompany this notification: 

a) A certified copy of the deed transferring title of the property from the Lessor to the new owner. 

b) A letter from the new owner assuming, approving and agreeing to be bound by the terms of t!1is lease. 

c) A letter from the Lessor waiving all rights under this Lease against the Government up to the effective date of transfer, provided the 

Government is current on rent and all other obligations under the Lease. The Lessor acknov1d1~dges that the Government pays rent 

one ( 1) month in arrears. 
 

d) The new owner's taxpayer's identification number or Social Security number. 
 

e) The new owner's full legal name. If a corporation, indicate the state of incorporation. If• P'Ctoorahlp, t~raf"tty. If• 
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limited partnership, list the names of all general partners and identify the laws of which stati:'s the limited partnership is created. If a 

realty trust, give the names of all trustees and the recording date of the trust. 

The foregoing information must be received by the fifteenth (15th) day of the month in whi,;h the transfer will be affected. The rent 

for that month, adjusted in accordance with the effective date of the transfer will be processed to the Lessor. Initial rent payments to 

the new owner will be processed on the first day of the second month following the transfer of title. If the notification of transfer and 

related information is not received until the sixteenth day of the month (or later), in which tl1e transfer of title will be affected, the full 

contract rent for that month will be forwarded to the Lessor. In this instance, it will be the r.3sponsibility of bdth the Lessor and the 

new owner to submit, in conjunction with other requested information, a letter of agreemen<I regarding dispositibn of the monthly rent 

relative to the effective date of transfer. In any instance, failure to submit the documentation required for tran~er of title will result in 

the stop payment of rent until such time as all documentation is received by the Contractin9 Officer. 

23. 	 The Lessor shall not be reimbursed for any service not provided for in the Lease including, but not limited to repairs land alterations, nor 

will any rental be paid for occupancy in whole or in part except for the lease term specified in this Lease, unless ap~roved in advance by 

a Contracting Officer of the U. S. General Services Administration. 

24. 	 The Lessor shall not enter into negotiations concerning the space leased or to be leased with representatives of Federal agencies other 

than officers and employees of the U.S. General Services Administration or personnel authorizej by the Contracting Officer. 

25. 	 The Lessor and the Broker have agreed to a cooperating lease commission of of the first year, - of the 

second year, of the third year, of the fourth, fifth, sixth, seventh, eighth, ninth an<!I tenth year of the 

firm term value of this lease consisting of the shell rate, base year operating expenses and amor :i:zation of tenant improvement less the 

commission credit to the tenant. Fifty percent (50%) of the commission shall be due at the signir ~I of the lease, and the remaining fifty 

percent (50%) due at the lease commencement. Lessor shall pay the Broker no additional commissions associated with this lease 

transaction. The total amount of the commission is In accordance with the "Broke1· Commission and Commission Credit" 

paragraph 1.6, the Broker has agreed to foreg -) of the commission that it is entitled to receive in connection with 

this lease transaction ("Commission Credit"). The Commission Credit is The Les~: Jr agrees to pay the balance of the 

Commission of (half at lease execution and half at lease occupancy) to the Broker 11 accordance with the "Broker 

Commission and Commission Credit" paragraph in the SFO attached to and forming a part of thi; lease. Notwithstanding Paragraph 11 

of this Rider, the shell rental payments due and owing under this lease shall be reduced to fully r 3Gapture this Comrriission Credit. The 

reduction in shell rent shall commence with the thirteenth month of the rental payments and cont nue as indicated in this schedule for 

adjusted Monthly Rent: 

Thirteenth month's rental payment of $110,224.56, of which $48,439.51 is shell rent, minus Commission Credit of •••• 

equals adjusted thirteenth month's rent; 

Fourteenth month's rental payment of $110,224.56, of which $48,439.51 is shell rent, r1inus Commission Credit of •••• 

equals•••• adjusted fourteenth month's rent; 

Fifteenth month's rental payment of $110,224.56, of which $48,439.51 is shell rent, minus ::ommission Credit of•••• equals 

•••• adjusted fifteenth month's rent; 

Sixteenth month's rental payment of $110,224.56, of which $48,439.51 is shell rent, minus Commission Credit of····equals 

•••• adjusted sixteenth month's rent. 

26. 	 All plans submitted for consideration shall have been generated by a Computer Aided Design (C.O.D) program which is compatible with 

the latest release of AutoCAD. The required file extension is .DWG. Clean and purged files shall be submitted on CD-ROM. All 

submissions shall be accompanied with a written matrix indicating the layering standard to ensure that all infomiatioh is recoverable. 

Plans shall include a proposed corridor pattern for typical floors and/or partial floors. All architec :ural features of the space shall be 

accurately shown. 

27. 	 To the extent of any inconsistency between the terms of this Rider and any of the attachments, thi3 terms of this Rider shall govern. 

28. 	 For the purposes of this lease, "Unconditional Acceptance" shall refer to the point at which the G Jvernment countersigns and delivers to 

the Lessor or the Lessor's agent a complete lease contract for the Premises ("US Government L13ase for Real Property" - GSA Forni SF

2) which has been signed by the Lessor and which is based upon the terms of this proposal. Th11i date of "Award" shall be the da~ upon 
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which such complete lease contract for the Premises has been signed, countersigned and delive;·e!d as noted above. 

29. 	 As per Paragraph 2 of the General Clauses to this lease, the Government may sublet any part of tl1e Premises or assign the lease in its 

entirety, but shall not be released from any obligations under the lease by reason of any such subletting or assignment. In the event of 

any assignment or subletting, the proposed assignee or subtenant shall be subject to the prior w1·itten consent of the Lessor, which shall 

not be unreasonably withheld, conditioned or delayed. 

30. 	 As per Paragraph 6 of the General Clauses to this lease, the Government shall have the right to mJbstitute Government's agency under 

this lease. In addition, the Government shall pay any costs or increases in operating expenses i;1s:sociated with the substitution of a 

Government agency or agencies, if applicable. Such increases :shall be memorialized in an SLA to this lease. 

31. 	 The Government agrees to accept the following warm lit shell conditions as "existing": 

1. 	 2' x 4' parabolic light fixtures 

2. 	 Installed raised floor 

3. 	 Existing bathrooms 

The Offeror represents that such items are in good repair, providing a tenantable condition in accordance with the standards set forth in 

the SFO. The intent of this qualification is to recognize that the Government may find such items or conditions to be at least minimally 

acceptable with regard to the Government's occupancy of the space. Nonetheless, such items ei· conditions are to be in "good repair and 

tenantable condition" at the time of the Lease Commencement Date or by any other specified dalle{s). Furthermore, the Lessor is to 

maintain (or replace with matching fixtures, if necessary) such items or conditions so that they remain in "good repair and tenantable 

condition" in accordance with the standards set forth in the SFO throughout the term of this lease1. 

32. 	 Pursuant to SFO Paragraph 9.11, "Additional Security Measures as Determined by the Governmi31nt", should the Government determine 

that the Premises require additional or increased security measures subsequent to occupancy, 11· E! cost of implementing and maintaining 

said additional measures shall be at the sole cost of the Government. The Lessor and the Government shall agree upon the price and 

payment of such additional cost (s) in an SLA to this lease prior to the performance of any work. Said additional security measures to the 

Premises, proposed subsequentto occupancy, shall require the consent of the Lessor, which sh11ll not be unreasonably withheld. 

33. 	 Pursuant to SFO Paragraph 9.15, •••••••••••••••••••••• the Lessor shall'procure and install 

security equipment within the public entrance to t"1e Premises, and shall be responsible for the stmdard and customary maintenance of 

said security equipment. Should the Government increase the scope and/ or amount of security equipment that the Lessor shall be 

required to maintain, all applicable additional costs shall be at the sole cost of the Government. ..,.he Lessor and the Government shall 

agree upon the price and payment of such additional cost(s) in an SLA to this lease prior to the performance of any work. 

34. 	 Due to the separate public entrance to the Government's premises that the Offeror will create for the sole use of the Government's 

guests, the public areas, public lobbies, entry points, entrances/exits, access areas, public space1s and common areas referenced in 

sections 9.13, 9.14, 9.15, 9.16, 9.22, 9.23 and 1.1A shall be defined as those areas within the Pr13mises that are exclusively accessible to 

the Government's employees and guests. All other building and property common areas, buildiri·~ entrances and property entrances 

shall be controlled and secured exclusively by the Lessor. 

35. 	 Pursuant to section 9.28 of the SFO, the Government shall have the right to use and control the parking areas reserved for its guests and 

employees as identified in Exhibit B of this lease. The parking areas allocated to other tenants iri the building shall be controlled and 

secured by the Offeror. 

36. 	 Building is currently served by an independent, mobile food service operator, and the Lessor shall, on a good faith basis, ensure the 

continuance of this or similar service until such time as Lessor arranges for the opening of the Delii (as hereinafter defined). Lessor and 

the Government agree that, in the interim, this arrangement is acceptable until the point when oc:upancy and visitor traffic reach 

sufficient levels to financially support a delicatessen-like cafeteria ("Deli") as reasonably determire1d by Lessor. At that time, Lessor shall 

enter into a food service agreement with a third-party that would operate a Deli within the buildin11 on commercially reasonable economic 

terms during the term of the Lease; provided, however, that Lessor shall not be obligated to pay ;my operating subsidy, incur any deficit 

or receive reduced rent for such Deli, provided, however, that the Lessor shall continue to be in compliance with the Randolph-Sheppard 

Act pursuant to Paragraph 3.11 of the SFO portion to this lease. The Deli shall be properly staff13d, cleaned and maintained and shall 

provide breakfast and lunch service including a variety of soups, salads, fruits, hot and cold beverages, desserts and snacks, consistent 

with a first-class institutional food service facility serving delicatessen-type foods operating in offic13 buildings in the Holtsville market. 

Food and beverage prices shall be at rates not in excess of the prevailing market. hall c~Jtrufa 
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Deli space which will initially serve as a seating area for food consumption, but will later serve as both a serving and food consumption 

area. Seating capacity will be comparali>le to that of food service operations at other similarly siz•!id Class A buildings in the suburban 

Hallsville market area and will be operated continuously Monday through Friday excluding Saturc:lays, Sundays, and Federal Holidays at 

least from 8:00 a.m. to 2:00 p.m. 

37. 	 Pursuant to section 1.1A herein, the employee entrance into the Premises will be accessed from Jne of the building's main entrances. 

Other tenants will have the right to share said building entrance as well as the common corridor to the Government's Premises. 

6 	 
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