Streamlined Lease

LEASE NO. GS“O7P“LTX1737O GSA FORM L201B (September 2013)

This Lease Is made and entered into between
West Hawkins El Paso T, LLC

{Lessor}, whese principal place of business is 40 Danbury Road, Wiilon, CT 06897-4441, and whose interest in the Proparly described hereln is lhat of
Fee Owner, and ‘

The United States of America

{Gavernment), acling by and through the designated representaiive of the General Services Adminisiration (GSA), upon the terms and conditions set
forth hereln.

Witnesselh: The parlies herelo, for the conslderation herelnafler mentioned, covenant and agree as follows:
Lessor hereby feases to the Governmenl the Premises describad herein, being ali or a porflon of the Properly located at

16485 Hawkins Boulevard
El Paso, TX 79825-2646

and more {ully described in Sectlon 1 and Exhibit A, together with rights to the use of paiking and olher areas as set forth herein, 1o be used for such
purpeses as determinad by GSA,

LEASE TERM

To Have and To Hold the said Premises with ifs appurenances for the term beginning upen acceptance of the Premises as raquired by {his Lease and
continuing for a pericd of

19 Years Firm, There will be no non-flrm term

The commencemant dale of this Lease shall he more spaciflcally set forth in a Lease Amendment upon substantial completion and acceptance of the
Space by the Government.

In Witness Wheraof, the parties lo this Lease svidence thelr agreement te all terms and cendillons set ferlh herein by thelr signatures below, to be
effective as of the date of dellvery of lhe fully execuled Lease to lhe Lessor.

Name:q et plvosen Name: Don W. Da "

Tilie: Pranac \3“!‘ S\\C\J\K’\‘_ Tille: Lease Conlracling Officer
819 Taylor St., Room 118, Ft. Worlh, TX 76102

Entity Name: West Hawkins El Paso TX, 11.C
General Services Administration, Public Buitdings Service

Date: Date: :;2/} ?;;/02 ﬂg/é

SSOR BY:

Name: /}'(\”"’ e
Tite: A"‘“(‘-\\ <€
Dale: 0"(.(2,%

The Information collection requirements contained in this Sellcilation/Contracl, that are not required by the regulation, have been approved by the
Office of Management and Budget pursuant to lhe Paperwork Reduction Act and assigned the OMB Conlrol No. 3090-0163.
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SECTION 1 THE PREMISES, RENT, AND OTHER TERMS

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

A. Office and Relaled Space: 286,178 rentabls square feel (RSF), ylelding 23,697 ANSIBOMA Office Area (ABOA) square feet (SF) of ofilce
and related Space localed on the 17 floor of the Building, as deplcted on the floor plan(s) altached hereto as Exhibi{ A.

B, Common Area Factor: The Common Area Facter (CAF) s eslablished as 10 percent. This faclor, which represenis the conversion from
ABOA {o rentable square feel, rounded (o the nearest whole percentage, shall bs used for purposes of renlal adjustmenls In accordance with the
Payment Clause of the General Clauses.

1.02 EXPRESS APPURTENANT RIGHTS (SEP 2013)

The Government shall have the non-exclusive right to the use ofAbpur{enanl Areas, and shall have the right o post Rules and Regulatlons Governing
Conduct on Federat Properly, Tille 41, CFR, Parl 102-74, Subpart C wilhin such areas. The Government will coordinale with Lessor 1o ensure
slgnage Is consisten? with Lessor's standards. Appurterant {o the Premises and Included in the Lease are righls to use the following:

A, Parking: 5 surface/oulside reserved and marked as - parking spaces as depicted on the plan attached herelo as Exhibit B, reserved
for the exclusive use of the Government. The Govemment is being provided an addillonal 135 surface/outside parking spaces for applicant and
visltors parking on site. In additlon, the Lessor shall provide such addillonal parking spaces as required by the applicable code of the focal government
entily having Jurisdiction over the Properly. During the term of the lease, the Lessor may elecl fo relocate up fo 67 of the 136 surface outside parking
spaces {o an off-site focatlon within % mile of the Building at Lessor's at No additional cost to the Government.

8. Anlennas.-Satellite_Dishes—a ad_Related Tranemisslon-Davises—{H-Space-lgcaled-on-the+ool-of-the Building-sufficlont-in-sizefor-the
Inetallation-and-placement-of-lelecommunications-sguipment {2-the-right lo-access-therootof the-Building—and {3} uso-of al-Bul
Ghase&—p!&ﬁ&ms—e{eéﬂeﬁeﬁsaMeHhHHpMMMWMM?MWMWMWMM%MhMIm—Gf-lhis
Lease—INTENTICNALLY DELETED

1.03 RENT AND OTHER CONSIDERATION {SEP 2013)

A, The Governmeni shall pay the Lesser annual rent, payable [n menthly installments In arrears, at lhe following rafes:
FtrM TERM
ANNUAL RENT

SuetL Rentt | § 412,272.00

TEMANT IMPROVEMENTS RENT: | § 123,949.79

OPERATING CosTs® | § 148,941.44
BUILDING SPECGIFIC AMORTIZED

creira@sac)t | ¥ 10,817.84

TOTAL ANNUAL Reyr | § 696,881.07 |¢

Shell rent caleulatlon:
[Firm Teirn) $16.76 por RSF multiplied by 28,176 RSF
2Tha Tenan! Imprevemant Allowance of $930,382.14 ls amorilzed al a rale of § parcent per annum over 10 years.
Operating Gosts rent calculallon: $6.6¢ per RSF mulllplled by 26,178 RSF
‘Building Specific Amorllzed Capital (BSAC) of $81,200.00 are amorized at a rale of § parcent par annum over 10 yaars

B. Rent Is subject to adjusiment based upon a matual on-sile measurement of the Space epon acceplance, not o exceed 23,697 ABOA SF
hased upon the methedology outiined under the “Payment” clause of GSA Form 3517,

C. Reats-subjectHo-adjusimentbased-upontho-final-Tenantmprovemont{Ti-costHo-bo-amortized-in-the-rentaltale-as-agreed upsn-by-the
paries-subsequent-lo-the-kease-Award Date— INTENTIONALLY DELETED

D. Renltle—sublecHo-adjusiment-based-onthefinal-Bullding Spesific-Amoniized-Capital {(BSAC)cosilo-bo-amorized-Inthe—renial-rale,ae
agread-uponby-the-parties-subsequentio-the Lease Award Dale—INTENTIONALLY DELETED

E, if the Government occuples the Premises for less than a {ull calendar month, then rent shall be prorated based on the actual number of days
of ocetupancy for that month,
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F. Rent shall be pald to Lesser by electronic funds lransfer In accordance with the provisions of the General Clauses. Rent shall be payable to
{he Payee designated In the Lessor's Central Gontractor Reglstration {CCR), now the System for Award Management (SAM). If the payee Is differant
from the Lessor, both payee and Lessor must be registered In SAM,

G. Lessor shall provide lo the Government, in exchange for lhe payment of rental and other specified conslderation, the foflowlng:
1. The leasehold interest in the Properly described in lhe paragraph enlitted “The Premlses.”
2. All cosls, expenses and fees to perform Lhe work required for acceplance of lhe Premises In accordance wilh lhls Lease, including

all cosis for {abor, malerials, and equipment, professional fees, conlraclor fees, attorney fees, permit fees, Inspection fees, and similar such fees, and
all related expanses,

3. Performance or sallsfaclion of all other obligations set forth In lhis Lease; and all services, ulfiilles, and malntenance required for
the proper operation of the Properly, the Buliding, and the Premises In accordance with the terms of the Lease, Including, but not limiled to, alt
Inspections, modifications, repairs, replacemants, and Improvemenis required to be made thereto fo meel the requirements of {his Lease.

H. Patkingshall-bo-provided—atarate—of-$XX—perparking-epace—per-menth{slrusluredinside—and-$)0tper-parking-space—permonth
{sufaseloutside}—INTENTIONALLY DELETED

1.04 BROKER COMMISSION AND COMMISSION CREDIT (JUN 2012)

A. Savills Studley {Broker) Is the aulhorized real estate Broker represenling GSA In connecllon with this Lease transaction, The lotal amount of
the Commission Is nd Is earned upon Lease execulion, payabte according to the Commission Agreement signed between the lwo
parties. Oniy of the Commisslon, will be payable to Savills Studley with the remaining ||l +hich is the Commission Credlt, to
be crediled to the shell rental portion of the annuat rental payments due and owing to fully recapiure this Commission Credit. The reduction in shell
rent shall commence with (he first month of the renfal payments and continue unlll the credit has been fully recaptured [n equal monthly Instalments
over {he shortest lme praclicable.

B, Notwithstanding the "Rent and Other Considerallon” paragraph of this Lease, the shell rental paymenls due and owing under this Lease shall
be reduced {o recaplure fully this Commission Credil. The reduction in shell rent shall commence with the first month of tha rental payments and
confinue as Indicated in this schedule for adjusted Monthly Rent:

Menth 4 Rental Payment $57,998.42 minus prorated Commission Credil of equals adjusted 1* Month’s Rent,*

Month 2 Rental Payment $67,998.42 minus proraled Commission Credil of quats| adjusted 2™ Month's Rent.*
Month 3 Rentai Payment $57,998.42 minus prorated Commission Credit of guals| adjus!ed 3 Month's Rent.*
Month 4 Rental Payment $57,998.42 minus prorated Commisston Credit of quals adjusted 4™ Monih's Renl.*
Month & Rental Payment $67,998.42 minus prorated Commission Credit of quals adjusted 57 Monti's Rent.*
* Subject to change based on adjusiments oullined under the paragraph "Rent and Other Consideralion,”

1.05 FERMINAHON-RIGHTS{AUG2044-INTENTIONALLY DELETED

MIMQIQMWM&MMM%MMMM%MGMMMW
1.06 RENEWALRIGHTS{SER-2043)}-INTENTIONALLY BELETED
This-Lease-may berepewed-atthe-opllonofthe Government for-atem of XX-YEARS-abthe-followingrenlalralels):

ANHUALRENT ANNDALRATEIRSE
SHELERENTALRATE 6% $3%
OPRERATING GOST-BASIS-SHALLCONTINUE
ORERAHNGGOSTS FROM THE-EFFECTIVE YEAR OF THE LEASE:
OPHONTERVHE-SURIECT TO-SONTINUING
ANNUALABIISTIMENTS:

pravided-notice{e-given-to-the-h-essor-at-least XX days-belore-the-end sHheselginal-tease-lenm—albehe-{orms-and sonditlens-ef this-Lenss-as same
; ull-{feree-and-eifestduringany-renawalems

1.07 DOCUMENTS INCORPORATED IN THE LEASE {SEP 2013)
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The following documents are attached to and made par of the Lease:

No, oF
DOGUMENT NAME PAGES EXHIBIY
FLOOR PLAN 1 A
PARKING PLAN 1 B
FACILITY SECURITY SPECIFIC REQUIREMENTS, i4 C
REVISED FES. 2014
STRUCTURED CABLE PLANT STANDARD, REVISED 24 D
MaR. 2044
'L P75 T MISC. RELATED DOCUMENTS 12 E
"I =c~cv SPECIFIC REQUIREMENTS, DATED AUGUST 40 F
16, 2014
SECURITY REQUIREMENTS FOR LEVEL 2 7 G
SECURITY UNIT PRICE LIST 2 H
GSA ForM 35178 GENERAL CLAUSES 47 |
(GSA FoRM 3518, REPRESENTATIONS AND CERTIFICATIONS 10 J
SEISMIC FORM C, BUILDING SEISMIC RETROFIT STUDY AND 7 K
SEISMIC RETRCFIT SGOPE OF WORK
SCOPE OF TENANT IMPROVEMENTS INCLUDING: 5 L
{1) LiST OF DESIGN NARRATIVES (BASES FOR PLAN DESIGN)
SERWVICES, EL PASO FIELD
OFFICE | TX, (2} THE DRAWING PROPOSED SPATIAL
RELATIONSEIPS OVER EXISTING FLOGR PLAN DATED
112114 AND (3} THE DRAWING PROPOSED LAYOUT DATED
1429116 PREPARED BY PSRBB ARCHITECTS. INCLUSIVE OF
ENERGY INDEPENDENGE AND SECURITY ACT UPGRADES.

1.08 TENANT IMPROVEMENTS AND PRICING (STREAMLINED) (SEP 2013) MODIFIED PARAGRAFPH

The fotal cost of the Tenant Improvements is $1,830,939.00 based on lhe accepled DID's included In Exhibit L. The Lessor and the Government
agree that a lump-sum payment for a portion of the total Tenant Improvement cost shall be made In the amount of $900,556.86 only upon complation
and acceptance by tha Governmeni. The remaining bafance of $830,382,14 shall be amortized monlhiy Into the rent at the rate of six percent {6.0%)
over the {en {10) years of the lease as staled In paragraph 1.03 Rent and Gther Censiderations {Sep. 2013) above.

The Government shalt have the right o make lump sum payments for any or all T work.

Notwilhslanding any other provisicn of the Lease, the completlon of the work as specified In this lease and Including the Agency Requirements ard T}
Scope as described In Exhibils C, D, E, F, and "L” shall fully satlsfy the Lessor's ebligation to construct Improvements to the Premises as a predicate
to the Government's acceptance of the Premises, subjec! to paragraph 4.01 Schedule of Complellon-Sireamfined (Sep 2013), A. Addillonal work
required by the Government after 100% Construcllen Drawings (CDs) shall be subject of a change order at lhe Government's expense. The
Governmenl's acceptance of the space shall be construed as the Government's confiration of the Lessor's compltance with all technical
requirements of the Lease. Such acceptance by the Governmerd shall not relfave the Lessor of its conlinuing obfigation to operates, maintain and
repalr the Premises as sei forth in the performance standards of the Lease.

1.09 FENANT-IMPROVEMENT RENTAL-ARJUSTMENT{SEP-2043}-INTENTIONALLY DELETED
A——The-Govemnment-at-ils-sole-discrolion—shall-makeal-deslslons-as{o-the-usesithe HA—The-Govemment-may-use-all-or-paroithe-TA:
Fhe-Governmenbmay-relorm-to-the-Lessor-any-unused-porion-ofthe-FiA-In-exchange for a- decrease-inrenl-asserding-lo-the-agreed-upon-amonizalion
rate-overthe-Fm-Temm:
B—— The-Govemment-may-elesHo-makelomp-sum-payments-far-any-or all work-covered-bythe-THA—That-pad-of- the-TiA-amorized-ntherent
ehall-be-reduced-aesordingly—Atany-time-aflersccupaney-and-during-the-Flem-Term-of-the- Loase-the-Gevernment-atile-sole-dissration, may-elsct o
pay-lump-sum-for-any-par-or-alloHheremaining unpaid-amertized-balanse-oHheHA—Hhe-Governmoant-slects-lo-make-a-ump-surm-payment for Lhe

neythe-payment-of-lhe—FHA-by-the-Governmeont will-result in-a-decrease-in-lhe-rent-aseerding-fo-{he-amonization rate-everthe -Flrm
FermofthelLease:
G——IHHsantislpated-that the- Goverament-will-spend-mere-thanihe-allowance identified-above the-Government-may-elestda:

4—— Redusce- tha Flrequlrements;

22— Pay-lump-sum—{forthe—overage-upon-subsianllal-somplelion-in-accordancewith-the—Acceptance—of-Space-and-Cerliflcale-of
Qgoupancy” paragraphs

3.——HMegollale-an-increase-inthereat
1.10 FENANTIMPROVEMENT FEE SCHEDULE-{JUN-2042HINTENTIONALLY DELETED
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InimaL:
Byi-D-Our
ArchilecEngineer Foes (S porABOA SF-oF % of 11 Conslruclion
Costs) $0CarXXN%
Lessor's-Project- Management Fee{%-of TH-Gonslmniclion-Coste) HX

1.41 BUILDING SPECIFIC AMORTIZED CAPITAL {SEP 2012) MODIFIED PARAGRAPH

For the purposes of Ihis Lease, the Building Specific Amortized Capilal (BSAC) Is $81,200.00 and Lessor shall nol be obligaled io provide any
addilional BSAC monles. Any additional BSAC requirements shall be funded through a lump sum payment of the Government and the Gevernment
shall not have a right to fund additional BSAG through an increase In rent.

142 BULDING SPECIHC-AMORTIZED CARITAL RENTAL-ADJUSTMENT{SER 2043)

Ac Fhe-Government—atlls-sole-discrellon—chall-make—sideslslonsabotit-the-use-of-the-Bullding-Specifis-Amertized-CapitaBSAC—TFhe
Government-may-uso-aliorpa-of-the BSAC—The Governmentmay-roturi-to-the-Lesserany-unused porion of the-BSAC In-exchiangefora-decrease
inrentiwhere-applicable}accordinglo-theagreod-upon-amorizallonrete-over the-EimTerm-
B.———The-Govemmont-may-elect-lo-makeump-sum-paymenis-forany-work-sovered-bythe BSAC. The-part-of-the-BSAC-amentized in-the-rent
shall-be-reduced-aceordingly—At-any-time-after ocoupancy-and-durng-the-FHrm Term-ofHhe Leasethe-Covernment-al ils sole-discrelionmay-elesct-o

pay-a-lump-sum-for-any-part-or-albof the remalning-unpald-amonized-balanco-of- the HSACHihe-Gevermmentelecle to-make-a-lump-sum-payment-for
~the-payment-oHhe-BSAC-by-the-Government will-resultin-a-decrease-lntherentassording-lo-the-amodizalisn-rale-over

&he—F%m#em—eHh&&ease—
G———ifiHis-antisipated-thalire-Government wilt spend-mere-than-the-BSAG Henilfied-above, the Government-may-elestto:
+——-Reduce-lhe-securiy-countarmeasurerequiremenis: '

- n-overage-upon-substantialcemplelionr-assordance with-the "Acceplance-sf-Space-and-Cedlifisate
of Occupancy--paragraph-ef

3r—-—PMegolisie-ar-nerease-inthe-rent—INTENTIONALLY DELETED
113 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT (JUN 2012)

As of the Lease Award Dale, the Government's Perceniage of Occupancy, as defined in the "Real Eslale Tax Adjusimenl” paragraph of this Lease Is
49 perceni. The Percenlage of Occupancy Is derived by dividing the tetal Government Space of 28,178 RSF by the lolal Bullding space of 53,243
RSF.

1.14 REAL-ESTATE TAXBASE{SERP2013)-INTENTIONALLY DELETED

Fhe-Real-Estale Tax Baseras-defined-inthe—Real Eslale TasAdjustment™paragraph-of-he-Leasale-$X¥—Tax-adjuslmenis-shall-net-sseur-untilthe
tax-year-following-lease-commencementhaspassed:

1.15 OPERATING COST BASE {SEP 2013}

The partles agiee, for the purpose of applying lhe paragraph fitled "Operating Costs AdJusiment,” that lhe Lessor's base rate for operaiing costs shall
be $5,69 per RSF ($148,941.44/annum).

1.16 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES (SEP 2013)
I accordance with the paragraph entilled “Adlustment for Vacant Premises,” if the Government falls fo occupy or vacates the entire or any porlion of

lhe Premises prior to expiratlon of the term of the Lease, the eperaling costs pald by the Government as part of the rent shall be reduced by
$2.15 per ABOA SF of Space vacaled by the Government.

1.17 HOURLY OVERTIME HVAG RATES (AUG 2011)
The following rales shall apply in the appiicatfon of the paragraph titled "Overtime HVAC Usage:"
$36.00 per hour for the entire Space.
1.18 24-HOUR HVAC REQUIREMENT (APR 2011)
The houdy overtime HVAC rale specified above shall not apply to any porlicn of the Premises thal Is reguived fo have heating and coollng 24 hours per day.
If 24-hour HVAC Is required by the Government for any designated rooms, {LANS room) or areas of ihe Premises, such services shall be provided by the

Lessor at an annual rate of $0.00 per ABOA SF of the area receiving the 24-hour HYAC. Notwithstanding the foregoing, Lessor shall provide this service at
no addilional cost to the Government if the Lessar provides this service 1o other tenants in the Bullding at no additional charge.
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118 BUILDING IMPROVEMENTS (SEP 2012)
Before lhe Government accepls {he Space, the Lessor shall complete the following addilfonal Bullding Improvements:

A.  The selsmic retrofit scopa of work required to meet the Government’s standards per lease paragraph 4.13, Seismic Relrofit {Sep 2013} :
The selsmls scope of work is to Install angle or plate brackels al 9 interjor posts on 2 directlons and on 8 exterior posts on 1 slde only, The
work is to be performed In the 1" floor celling area only end Js not required on the upper roof fevel.

8. HVAC and energy efficlency modificalions are lo be In accordance with lease paragraph 3.15 Energy Independence and Security Act (Dec. 2011)
and In conjunction with the List of Deslgn Narratives included In £xhibit L. )

1,20 HUBZOME SMALL BUSINESS CONCERNS ADDIHONAL—PERFEORMANCE REQUIREMENTS—{MAR2042)—INTENTIONALLY
DELETED

|tthe-Lessors-a-qualifed HUBZone small-business-concem{SBCHhat did not walve-the price-evaluation preferencathen-as-required by 13 C.ER:
126,706, the-HUBZone SBC-mustspend-atieast 50%-of the-cost-of the-contract incured for persennshonis-own-omployaes-oremployses-ofother
qualified- HUBZone-SBC's-and-nustmeetihe-peHormance-of the workrequiremenlsfor-subsontracting in13-CF-R§125.8(c)— I he Lessor ls-a
HuBZenejelnt-venture ihe-aggregate-ofthe qualifled-HUBZene SBG s-te-thejelnt venture not each-concerm separalely, must perform-the-applieatle
pereeniage-obwork-required-by-ihis-clause:
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