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GENERAL SERVICES 
ADMINISTRATION 

US GOVERNMENT 
LEASE FOR REAL PROPERTY 

LEASE NO. GS-028-23815 I BUILDING NO. NY7520 

e and entered into this date by and between THE UNILAND PARTNERSHIP OF DELAWARE, LP 

whose address is: 100 Corporate Parkway, Suite 500, Amherst, NY 14226-1200 

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, covenant and agree as follows: 

1. The Lessor hereby leases to the Government the following described premises: 

Twenty-three thousand eight hundred seventy-seven (23,877) rentable square feet (RSF) yielding twenty-one 
thousand six hundred fifty-nine (21,659) ANSI/BOMA Office Area square feet, of office and related space on the 
third (3'd) floor of the building known and designated as 300 Airborne Parkway, Cheektowaga, New York 14225 
("Building"), as shown on the floor plan labeled "Attachment A" attached hereto and made a part hereof; together 
with the right by the Government to use sixteen (16) secure, reserved surface parking spaces located at the 
Building, as shown on the plan labeled "Attachment B" attached hereto and made a part hereof (together known 
as the "Premises"). 

2. TO HA VE AND TO HOLD the said Premises with their appurtenances for the term beginning on: 

SEE ATTACHED RIDER PARAGRAPH 8 

3. The Government shall pay the Lessor annual rent of: 

SEE ATTACHED RIDER PARAGRAPH 11 

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

SEE ATTACHED RIDER PARAGRAPH 9 

5. This lease may he Fffiewed B:t the optiott of the GovemmeE:t, foF the follov«ittg tefffls B:Rd B:t the fellov«ittg Fetttals: 

IN WITNESS WHEREOF, the arties hereto have hereunto subscribed their names as of the date first above written. 
LESSOR 
The Uniland P 

IN PRE 

STANDARDFORM2 *US GOVERNMENT 
FEBRUARY 

Contracting Officer. General Services Administration 
(Official Title) 

EXEMPT(b)(6)
EXEMPT(b)(6)

EXEMPT(b)(6)



RIDER TO LEASE No: GS-02B-23815 

EXEMPT(b)(6)

EXEMPT(b)(6)n) Exhibit "B," 
o) Exhibit "C,''- Room Requirements, pages 1-11; 

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

a) Rider To Lease, containing Paragraphs 6 through 25; 

b) Section 1.0, Summary, paragraphs 1.1through1.13; 

c) Section 2.0, Award Factors and Price Evaluation, paragraphs 2.1 through 2.6; 

d) Section 3.0, How to Offer and Submittal Requirements, paragraphs 3.1 through 3.7; 

e) Section 4.0, Utilities, Services and Lease Administration, paragraph 4.1 through 4.13; 

f) Section 5.0, Design, Construction and Other Post Award Activities, paragraph 5.1 through 5.19; 

g) Section 6.0, General Architecture, paragraphs 6.1 through 6.13; 

h) Section 7.0, Architectural Finishes, paragraphs 7.1through7.16; 
i) Section 8.0, Mechanical, Electrical, Plumbing, paragraphs 8.1 through 8.20; 
j) Section 9.0, Fire Protection, Life Safety and Environmental Issues, paragraphs 9.1 through 9.12; 
k) Section 10.0, Lease Security Standards, paragraphs 10.1 to 10.27; 
I) Section 11.0, Special Requirements, paragraph 11.1; 

m) Exhibit "A," Special Requirements for Buffalo Field Office - Buffalo, NY, pages 1-24; 

Voice I Data Communications Room Requirements, pages 1-13; 

p) General Clauses, GSA Form 3517B, paragraphs 1through48; 

q) Representations and Certifications, GSA Form 3518, paragraphs 1 through 11; 

r) Attachment "A," third (3rd) floor plan depicting the demised premises; 

s) Attachment "B," diagram depicting the parking area; 

t) Attachment "C," Small Business Subcontracting Plan, pages 1-11. 


7. 	 The Lessor shall construct the Premises so as to deliver the space in accordance with all of the requirements of this Lease ready for 

occupancy by the Government, no later than one hundred twenty (120) working days after receiving the Tenant Improvement Notice to 

Proceed from the Government, as set forth in paragraph 5.11 (F) of the SFO to this lease. 

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

ten (10) 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 shall have the right to terminate this Lease in whole or in part following the fifth (51
h) anniversary of the lease by giving at 

least one hundred twenty (120) days prior notice in writing to the Lessor and no rental shall accrue after the effective date of termination. 

Should the Government exercise this right or not extend the Lease beyond the ten (10) year lease term, it shall not be required to pay the 

Lessor any unamortized balance of the Tenant Improvement Allowance (referenced below) outstanding on the effective date of such 
termination, or the conclusion of the ten ( 10) year lease term, respectively. 

10. 	 The Lessor shall contribute a Tenant Improvement (hereinafter 'Tl") Allowance of $45.45 per ANSI/ BOMA Office Area square foot 

(USF), or $984,401.55, towards the cost of Tl. Such contribution has been included as part of the rental consideration set forth in 

Paragraph No. 11 below. The Lessor's contribution toward the Tl cost shall be amortized over thirteen (13) years (beyond the ten (10) 

year lease term) at an interest rate of 6.00% per annum ($4.57 per RSF per annum). If the Tl cost exceeds the Tenant Improvement 
Allowance of $984,401.55, then the Government shall have the option to: 

a) Amortize the additional tenant improvement cost into the rent in the same manner as set forth above, provided 
however, that the rent shall not be increased by more than the amount necessary to amortize an additional 
$98,548.45 in principal; 

b) Pay the Lessor the difference between $984,401.55 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; 

c) Reduce the Tenant Improvement Requirements. 

In the event the Tl cost is less than $984,401.55, only the actual Tl cost shall be amortized into the annual rent 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. 
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11. 	 The Government shall pay the Lessor annual rental, as part of a fully-serviced lease, as follows: 

For years 1 through 5 of the lease term, a total annual rental of $545, 111.91 per annum at the rate of $45,425.99 per month in arrears, 
 
provided, there shall be no rent payable for the first two months of the lease term; 
 

For years 6 through 7 of the lease term, a total annual rental of $572,331.69 per annum at the rate of $47,694.31 per month in arrears 
 
and; 
 

For years 8 through 1 Oof the lease term, a total annual rental of $645,872.85 per annum at the rate of $53,822. 7 4 per month in arrears; 
 

which annual rentals include $109,235.90 per annum for the amortization of the Lessor's contribution to the Tl cost (amortized over a 13


year term) plus annual operating cost escalations referenced in Paragraph 14 below. The annual rentals shall be subject to adjustment 
 

as set forth in paragraph 1 Oof this Rider above and paragraphs 4.3 and 4.4 of the SFO herein. Rent for a lesser period shall be prorated. 
 

The annual rental includes the cost for sixteen (16) secured, reserved parking spaces. The Lessor shall secure the sixteen (16) reserved 
 

parking spaces in accordance with requirements set forth in Paragraph 10.17 of the SFO and Lease Exhibits. 
 

12. 	 The Lessor and the Broker have agreed to a cooperating lease commission of of years one (1) through five (5) of the firm 

term value of this lease consisting of the shell rate, base year operating expenses and amortization of tenant improvements less the 

EXEMPT(b)(6)

commission credit to the tenant. of the commission shall be due at the signing of the lease, and the remaining 

due at the lease commencement. The Lessor shall pay the Broker no additional commissions associated with this lease 

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

paragraph 2.4, the Broker has agreed to forego of the commission that it is entitled to receive in connection with 

this lease transaction ("Commission Credit"). The Commission Credit is The Lessor agrees to pay the balance of the 

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

EXEMPT(b)(6) EXEMPT(b)(6)

EXEMPT(b)(6)

EXEMPT(b)(6)
EXEMPT(b)(6)

EXEMPT(b)(6)

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

of this Rider, the shell rental payments due and owing under this lease shall be reduced to fully recapture this Commission Credit. The 

reduction in shell rent shall commence with the third month of the rental payments and continue as indicated in this schedule for adjusted 
Monthly Rent: 

Third month's rental payment of $45,425.99, of which $27,682.32 is shell rent, minus Commission Credit of 
EXEMPT(b)(6)

EXEMPT(b)(6)

EXEMPT(b)(6)

equals 
adjusted third month's rent; 

Fourth month's rental payment of $45,425.99, of which $27,682.32 is shell rent, minus Commission Credit of equals 
adjusted fourth month's rent. EXEMPT(b)(6)

13. 	 For the purposes of the Real Estate Tax Adjustment clause pursuant to SFO Section 4.2 of the Lease, the Government is deemed to 
 
occupy 21.37% of the rentable area of the Building. 
 

14. 	 For the purposes of the Operating Cost Escalation pursuant to SFO Section 4.3 Operating Costs of the Lease, the base rate shall be 
 
$103,688.12 per annum. 
 

15. 	 Pursuant to SFO Section 4.6, Overtime Usage, the overtime rate for heating and air conditioning (HVAC) shall be $50.00 per hour. 

16. 	 The common area factor is established as 1.1024 (23,877 RSF I 21,659 USF). 

17. 	 In accordance with the SFO paragraph 4.4 entitled Adjustment for Vacant Premises, the adjustment is established as $2.30 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 "this 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. 
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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. 

21. If during the term of the Lease, including extension, the title to this property is transferred to another person by either sale, foreclosures, 

condemnation or other transaction, the Lessor (transferor) shall promptly notify the Contracting Officer 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 this lease. 


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


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

rent one (1) month in arrears. 


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


e) The new owner's full legal name. If a corporation, indicate the state of incorporation. If a partnership, list all partners fully. If a 


limited partnership, list the names of all general partners and identify which state the limited partnership was created in. 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 day of the month in which the transfer of title will be effected. The rent for that 
month, adjusted in accordance with the effective date of the transfer will be processed to the Lessor. Initial rental payment 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 the transfer of title will be effected, the full contract 
rental for that month will be forwarded to the Lessor. In this instance, it will be the responsibility of both the Lessor and the new owner to 
submit, in conjunction with other requested information, a letter of agreement regarding disposition of the monthly rent with respect to the 
effective date of transfer. In any instance, failure to submit the documentation required for transfer of title will result in a stop payment of 
rent until such time as all documentation is received by the Contracting Officer 

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

will any rental be paid for occupancy in whole or in part except for the lease term specified in this Lease, unless approved in advance by 
a Contracting Officer of the US General Services Administration. 

23. 	 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 authorized by the Contracting Officer. 

24. 	 All plans submitted for consideration shall have been generated by a Computer Aided Design (CAD) 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 information is recoverable. 

Plans shall include a proposed corridor pattern for typical floors and/or partial floors. All architectural features of the space shall be 
accurately shown. 

25. 	 Prior to occupancy and at no additional cost to the Government, the Lessor shall use best efforts to renovate the space for any energy 

efficiency and conservation improvements that would be cost effective over the firm term of the lease, thereby reducing electricity or fossil 

fuel consumption, water, or other utility costs. Additional information on such improvements can be found on www.gsa.gov/leasing under 

"Green Leasing." However, in the event the Lessor obtains the Energy Star label prior to the Government's occupancy, the Lessor shall 

not be required to renovate the space for these improvements. To earn the ENERGY STAR label, the Lessor must follow the instructions 
on the Energy Star Web site at http://www.energystar.gov!es/abel." 
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