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This Lease is made and entered inio belween
Rullca/Angleton, LTD

(Lessor), whose principal place of business is 11823 Wilcrest, Houston, TX 77031 and whose interest in the Property described herein is that of Fee
Owner, and

The United States of America

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

Witnesseth: The parties hereto, for the consideration herelnafter mentioned, covenant and agree as follows:

Lessor hereby leases 1o the Government the Premises described herein, being all or a portion of the Property located at

4005 Technology Drive, Angleton, TX 77515

purposes as determined by GSA.
LEASE TERM

To Have and To Hold the sald Premises wilh its appurtenances for the term beginning upon acceptance of the Premises as required by this Lease and
continuing for a period of

10 Years, 8 Years Firm,
subject to termination and renewal rights as may be hereinafter set forth. The commencement date of this Lease, along with any applicable

termination and renewal rights, shaft be more specifically set forth in a Lease Amendment upon substantial completion and acceptance of the Space
by the Government.

In Witness Whereof, the parties to this Lease evidence their agreement to all terms and condilions set forth hergin by thelr signatures below, to be
effective as of the date of delivery of the fully executed Lease to the Lessor,

Name: Povi e, [ ateanas

Title: ? sti deod Moedrocdedbutlie LLe (ot Portisr Tille: Lease Contracting Officer
Entity Name: Q fff Eu / ﬁ"“*}%% L‘{’é General Serviges Adminisiration, Public Bulidings Service
Dale: of 23 g %S Date: {i}f!&‘?{fﬁj

ame; A 7k

Title: f???zs ﬂé’n& f%/vwg /3&”{ ”Z‘*"ﬁ’{é} 5’£fo@‘3‘*; Feve.
Date: /)//32 A

The informatlon colle€tion requirements contained in this Solicltation/Contract, that are not required by the regulation, have been approved by the
Office of Management and Budget pursuant to the Paperwork Reduction Act and assigned the OMB Controf No. 30906-0163,
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SECTION1  THE PREMISES, RENT, AND OTHER TERMS

1.01 THE PREMISES (JUN 2012)
The Premises are described as follows:

Office and Refated Space: 11,798 rentable square feet (RSF), yielding 9,998 ANSIFBOMA Office Area {ABOA) square feet (SF} of office
and related Space located on the 2™ floor{s) and known as Suite{s} 2080, of the Building, as depicted on the floor plan{s) atlached hereto as Exhibil E.

B. Common Area Faclor: The Common Area Factor (CAF) is established as 1.180036. This factor, which represents the conversion from
ABGCA to rentable square feet, rounded to the nearest whole percentage, shall be used for purposes of rental adjusiments in accordance with the
Paymeni Clause of the General Clauses,

1.02 EXPRESS APPURTENANT RIGHTS (JUN 2012)

The Government shall have the non-exclusive right to the use of Appurtenant Areas, and shalf have the right to post Rutes and Regulations Governing
Cenduct on Federal Property, Title 41, CFR, Parl 102-74, Subpart G within such areas. The Government will coordinate with Lessor to onsure
mgnage is consigtent wuh Lessors standards Apputtenant to the Premises and mcruded in lhe Laase are nghls to use lhe foi!owmg

A g 56 parkmg spaces as deptc!ed on the plan auached here!o as Exhlbll F of whlch 4 shaII be reserved and 7 shall be secured the
remaining 45 shall be surface/outside parking spaces. [n addition, the Lessor shall provide such additional parking spaces as required by the
appticable code of the local government entity having Jurisdiction over the Property.

B. Antennas, Satellite Dishes, and Related Transmission Devices: Space located on the roof of the Building sufficien! in size for the installation

and placement of the tefecommunications equipment as such may be described herein, together with the right o access the roof and use of, all
Building areas (e.g., chases, plenums) necessary for the use, operation and maintenance of such equipment at all times during the term of this Lease.

1.03 RENT AND OTHER CONSIDERATION (JUN 2012)

A The Government shall pay the Lessor annual renf, payable in monthly installments in arrears, at he following rates:
YEARS 1-5 YEARS 6-8 YEARS 9-10
ANNUAL RENT ANNUAL RENT ANNUAL RENT
SHELL Rent’ $187,862.42 $206,617.03 $206,617.03
TENANT IMPROVEMENTS RENT? $60,899.39 $ 60,889.39 $0.00
QPERATING CosTs’ $67,686.46 $ 67,686.46 $67,686.46
BUILDING SPECIFIC SEcuaTY! %7,608.26 $7,608.26 $0.00
PARKING® $0.00 $0.00 $0.00
TOTAL ANNUAL RENT $324,056.53 $342,811.14 $274,303.49

1Shell rent {Firm Term) calculation: $15.9232 per RSF multiplled by 11,768 RSF

The Tenant Improvement Allowance of $372,235.22 is amortized at a rale of 7.0 percent per annum over B years,
Operatlng Costs reni calculation: $5.7371 per RSF multiptied by 11,798 RSF

Building Specific Security Costs of $46,500.00 are amostized at a rate of 7.0 percent per annum over 8 years
®Parking costs described under sub-paragraph G below

In instances whera the L.essor amortizes either the Tl or Bullding Specific Security for a period exceeding the Firm Term of the Lease, should the
Government lerminate the Lease after the Firm Term or does not otherwise renew or extend the term beyond the Firm Term, the Government shail not
be liable tor any unamortized costs beyond the Firm Term.

B. Rent is subject to adjustment based upon a mulual cn-site measurement of the Space upon acceplance, not to exceed 9,998 ABOA SF
based upon the methodology outlined under the “Payment” clause of GSA Form 3517.

C. Rent is subject to adjustment based upon the finat Tenant Improvement (T1) cost to be amorlized in the rental rate, as agreed upon by the
parties subsequent to the Lease Award Date.

b. If the Government occupies the Premises for less than a full calendar month, then rent shall be prorated based on the actual number of days
of cccupancy for that month,
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E, Rent shall be pald to Lessor by electronie funds transfer In accordance with the provisions of the General Clauses. Rent shall be payable to
the Payes designaled in the Lessor's Genvral Con'ractor Regisiralion (CCR). If the payea Is different from the Lessor, both payes and Lessor must be
registered In CCR.

F. Lessor shall provide 10 the Governmant, In exchange for the payment of rental and other specified considsration, the foliowing:
1. The lzasehold interest in the Properly deseribad In the paragraph enlitled “The Premiges.”
2, All costs, expanses and fees to pardorm the work required for acoeplance of the Premises In ascordanse with this Leage, including

all costs for labor, materlals, and equipment, professional fees, contractor fess, allomey fees, permit fees, inspection fegs, and similar such fees, and
all related expenses;

3. Pertormance or satisfection of all other obligallons sst forth In this Lease; and al senices, ulilillas, and malntenance requlred for
the proper operalion of the Property, the Bullding, and the Premises In accordance with the terms of the Lease, including, but not Hmited to, all
inspections, modifications, repairs, replacements, and Improvements required to be made thereto to meet the requirements of this Lease.

G Parking shall be provided at no cost to the Gevernment (Surfece).

1.04 BROKER COMMISSION AND COMMISSION CREDIT (JUN 2012)

A Jones Lang LaSalle (Broker) is the authorized real estale Broker representing GSA In connectlon with this Lease transaction. The lotal

amount of the Commlsslon is and Is earnsd upon Lease execulion, payable according.lo the Commission Agreement signed.between the
e —————————— . (V11| L F B -e Commission Wik b3 payable to-Jones Lang LaSalla vith the remarnlngH, which s the Commisslon

Credit, 1o be credited to the & eEE rental portion of the annuat rental payments due and owing to fully recapture thls Commisslon Credit. The reduction

In shall rent shall commance with the first month of the rental payments and continue untl the credit has been fully recaptured In equal monihly

Instaliments over the shoriest ima practicabls,

B. Notwilhstanding the “Hent'and Other Considerallon® paragraph of this Leass, the sheli rental payments due and owing under this Lease shall
be redused 10 recapture fully this Gommisslon Credit. The reduction in shell rent shall commaence with the first month of the renlal payments and
continue as indicated in this schedule for adjusted Monthly Rent:

Month 1 Rental Payment $27,004.71 minus prorated Commission Gredit of [ cove's IR 2lvsted 1" Month's Rent*

Month 2 Rental Payment $27,004.71 minus prorated Commission Credit of [ av='s I -ivsted 2™ Month's Rent.*

* Subject to change based on adjusiments outlined under the paragraph "Rent and Other Consldsration.”

1.05 TERMINATION RIGHTS (AUG 2011)

The Government may lerminate this Lease, in whole or In pati, at any time effective after the Firm Term of this Lease, by providing not less than 180

days' prigr written notice to the Lessor. The effective date of the termination shall be the day fallowing the expiration of the required nolice perlod or
the termination date set forth In the notlce, whichever Is faler. No rental shali acerue after the effeotive date of termination,

1.06 RENEWALRIGHTS{AUG-2044} INTENTIONALLY DELETED

1.07 POCUMENTS INCORPORATED [N THE LEASE (JUN 2012)

The following documenls are altached to and mads par of the Lease:

In the evant of a conflict with the Speclal Requlrements, the lease (GSA FORM L201C) shali govern In the following paragraphs, 8.01 PROVISION OF

SERVICES, ACCESS, AND NORMAL HOURS (JUN 2012), 3.30 FLOORS AND FLOOR LOADS (AUG 2011) and 6.05 OVERTIME HVAC USAGE
{JUN 2012). In all other confiicls the Speclal Requirernents shall govern.”

7 A m@w:

s

' Agenay Specifio Requirements A
Seouwily Requirements for Loval 2 B
GS8A Form 3518 Representations and Cerificallons 7 C
GSA Form 8517 General Clauses 33 D
Floor Plan(s) i E
Parking Plan{s} 1 F
{.egal Description 1 G
Comm!ss{gn’ﬂgreemam _é'! y/

<
T

~ .
C}{}‘W %
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1.08 TENANT IMPROVEMENT ALLOWANCE (AUG 2011)

The Tenant Improvement Allowance (FIA) for purposes of this Lease is $37.23 per ABOA SF. The TIA is the amount that the Lessor shall make available for
the Government fo be used for Tls. This amount is amorlized in the rent over the Firm Term of this Lease at an annual interest rate of 7.0 percent.

1.09 TENANT IMPROVEMENT RENTAL ADJUSTMENT (AUG 2011}

A The Government, at its sole discretion, shall make all decisicns as to the use of the TIA. The Government may use all or part of the TIA.
The Government may refurn 1o the Lessor any unused portion of the TIA in exchange for a decrease in rent according to the agreed-upon amortization
rate over the Firm Term.

B. The Government may elect to make lump sum payments for any or all work covered by the TIA. That part of the TIA amorlized in the renl
shall be reduced accordingly. At any lime after occupancy and during the Firm Term of the Lease, the Government, at its sole discretion, may elect to
pay lump sum for any part or alf of the remaining unpaid amorlized balance of the TIA. If the Government elects 10 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 lo the amortization rate over the Firm
Term of the Lease.

............... C. It it is anticipaled ihat.the. Government. will spend more-than the allowance identifled:above; the. Government shall-have-therightto:sither——
1. Reduce the Tl requirements;
2. Pay lump sum for the overage upon substantial completion in accordance wilth the “Acceplance of Space and Cerlificate of

~3i

capped at 15% over the agreed upoen allowance.

1.10 TENANT IMPROVEMENT FEE SCHEDULE (JUN 2012)

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

INITIAL
BuiLp-OuT
ARCHITECT/ENGINEER FEES { § PER ABOA SF GR % 0F TI CONSTRUCTION COSTS) 335028 ABOA
LESSOR'S PROJECT MANAGEMENT FEE {% OF T| CONSTRUGTION COSTS) 7.0%

1.1 PERCENTAGE OF QCCUPANCY FOR TAX ADJUSTMENT (JUN 2012)
As of the Lease Award Date, the Government's Percentage of Occupancy, as defined in the “Real Estate Tax Adjustment” paragraph of this Lease is

4.37 percent. The Percentage of Occupancy is derived by dividing the total Government Space of 11,798 RSF by the total Bullding space of 269,770
RSF.

112 REALESTATETAX-BASE(JUNZG12}-INTENTIONALLY DELETED
1.13 OPERATING COST BASE (AUG 2011}

The parties agree that for the purpose of applying the paragraph titled "Cperating Costs Adjustment” that the Lessors base rale for operating costs
shatl be $67,686.46 annum.

1.14 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES (JUN 2012)
In accordance with the paragraph entitlied "Adjustment for Vacant Premises,” if the Government fails to occupy o1 vacates the entire or any portion of
the leased Premises 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 $0.95 per ABOA SF of Space vacated by the Government.
1.16 HOURLY OVERTIME HVAC RATES {AUG 2011)
The following rates shail apply in the application of the paragraph titted "Overtime HVAC Usage:"

s $50.00 per hour per zone
1.16 24-HOUR HVAC REQUIREMENT (APR 2011)
The hourly overtime HVAC rale 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 cof the Premises, such services shall be provided by the Lessor at an

annual rate of $4.00 per ABOA SF of the area receiving 1he 24-hour HVAC. Notwithstanding the feregoing, Lessar shall provide 1his service at no additional
cost to the Government if the Lessor provides this service to other tenants in the Buillding at no additional charge.

"
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117 BUILDING IMPROVEMENTS {JUN 2012}
The Lessor shall complete the following additional Building improvements prior {o acceplance of the Space:

A.  Lessor shall buitd-out the space according the design and construction drawings to be completed during the design phase, after award of the
lease.

B. HVAC:Each of the building's alr handler units has or will have a VFD) installed. Additionally, a new digital coniro! system has been installed
on the chillers and air handler unit serving the GSA’s Premises. New digital controls will also be Insialled on the boxes serving the GSA
space, which will provide more precise control aver air flow allowing for the overall system to operate as efficiently as possible.

Lighting: Ne bulbs, ballasts and tombstones will be installed and utilized to convert existing T-12 lighting to 7-8.
Water Heater: A new Energy Star compliant water heater will be installed that will service the GSA’s Premises.
Roof: Future repairs andfor upgrades 1o the building roof will include a reflective-coaling system — no time frame is defined for this upgrade.

moo

118 HUBZONE SMALL BUSINESS CONCERNS ADDITITIONAL PERFORMANCE REQUIREMENTS (MAR 2012)

if the Lessor Is a qualified HUBZone small business concern {SBC) that did not waive lhe price evaluation preference then as required by 13 C.F.R.
126.700, the HUBZone $BC must spend at least 50% of the cost of ihe conlract incurred for personnel.on its.own employees or.emplovees.of. other

e aatited HUBZone SBCS and must mecl I parformance of 1he work requirements for subcontractingin 13 C.F.R. § 125.6(c). If the Lessoris a

HUBZone joint venture, the aggregate of the qualified HUBZone SBC’s to the joint venture, not each concern separately, must perform the applicable
percentage of work required by this clause.

- 7
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