
Streamlined Lease LEASE NO. GS-OSB-14669 GSA FORM L201C (SEPT 2011) 

This Lease is made and entered into between 

56 Blackrock LLC 

("the Lesso~'), whose principal place of business is 115 West 740 North, American Fork, UT 84003and whose interest in the Property described herein 
is that of Fee Owner, and 

The United States of America 

("the Government"), acting by and through the designated representative of the General Services Administration ("GSA"), upon the tenTls and 
conditions set forth herein. 

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

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

Blackrock VIiiage, Building c, 2390 West Highway 56, Cedar City, UT 84720-4165 

and more fully described in Section 1 and Exhibit A, together with rights to the use of parking and other areas as set forth herein. 

LEASE TERM 

To Have and To Hold the said Premises with their appurtenances for the term beginning upon acceptance of the Premises as required by this Lease 
and continuing for a period of 

10 Years, 5 Years Firm, 

subject to tenTlination and renewal rights as may be hereinafter set forth, to be used for such purposes as determined by GSA The commencement 
date of this Lease, along with any applicable tenTlination and renewal rights, shall more specifically be 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 tenTls and conditions set forth herein by their signatures below, to be 
effective as of the date of delivery of the fully executed Lease to the Lessor. 

Pi'lpU~ Hc\Ni_1:\t( Date: _Q_d~·r~v_•_L."'~()-1_:2...._1_d-_o_I_¥_·___ 
Date S·j?,;13 '··· 

Title: NJ cnt" 

Date f5' · \Z - IS 
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SECTION 1 THE PREMISES, RENT, AND OTHER TERMS 

1.01 THE PREMISES (AUG 2011) 

The Premises are described as follows: 

Office and Related Space: 5,532.94 rentable square feet (RSF). yielding 4,729.01 ANSl/BOMA Office Area (ABOA) square feet of office and related 
space based upon a Common Area Factor of 17%, located on the 1st floor(s) and known as Suite(s) 100, of the Building, as depicted on the floor 
plan(s) attached hereto as Exhibit A. 

1.02 EXPRESS APPURTENANT RIGHTS (AUG 2011) 

The Government shall have the non-exclusive right to the use of Appurtenant Areas, and shall have the right to post Government Rules and 
Regulations within such areas. The Government will coordinate with the Lessor to ensure signage is consistent with the Lessor's standards. 
Appurtenant to the Premises and included with the Lease are rights to use the following: 

A. Parking: 30 parking spaces as depicted on the plan attached hereto as Exhibit B of which O shall be structured inside spaces reserved for 
the exclusive use of the Government, O shall be inside parking spaces, 23 shall be surface parking spaces and 7 shall be secured surface parking 
spaces. In addition, the Lessor shall provide such additional parking spaces as required by the applicable code of the local government entity having 
jurisdiction over the Property. 

1.03 RENT AND OTHER CONSIDERATION (AUG 2011) 

A. The Government shall pay the Lessor annual rent, payable monthly installments in arrears, at the following rates: 

FIRM TERM NON FIRM TERM 

ANNUAL RENT ANNUAL RATE/RSF ANNUAL RENT ANNUAL RATE/RSF 

SflELL RENT $ 49,421.61 $8.93 $ 49,421.61 $8.93 

TENANT IMPROVEMENTS RENT1 $38,901.97 $ 7.032 $0.00 $ o.oo' 
OPERATING COSTS $19,260.99 $3.48 $19,260.99 $3.48 

TOTAL ANNUAL RENT $107,584.57 $19.44 $68,682.60 $12.41 
The Tenant Improvements Allowance 1s amortized at a rate of 0 percent per annum over 5 years.

2Rates may be rounded 

B. Rent is subject to adjustment based upon a physical mutual measurement of the Space upon acceptance, not to exceed 4,729 ABOA SF 
based upon the methodology outlined under the "Payment" clause of GSA Form 3517. 

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

D. 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 occupancy for that month. 

E. Rent shall be paid to the Lessor by electronic funds transfer in accordance with the provisions of the General Clauses. Rent shall be 
payable to the Payee designated in the Lessor's Central Contractor Registration. 

F. The 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 "Paragraph 1.01 THE PREMISES" created herein; 

2. All costs, expenses and fees to perform the work required for acceptance of the Premises in accordance with this Lease, including 
all costs for labor, materials, and equipment, professional fees, contractor fees, attorney fees, permit fees, inspection fees, and similar such fees, and 
all related expenses; 

3. Performance or satisfaction of all other obligations set forth in this Lease; and 

4. All services, utilities, and maintenance required for the proper operation of the Property, the Building, and the Premises in accor­
dance with the terms of the Lease, including, but not limited to, all inspections, modifications, repairs, replacements, and improvements required to be 
made thereto to meet the requirements of this Lease. 

1.04 BROKER COMMISSION AND COMMISSION CREDIT (AUG 2011) 

A. Jones Lang LaSalle Americas, Inc. ("Broker') is the authorized real estate Broker representing GSA in connection with this lease 
transaction. The total amount of the Commission i, and is earned upon lease execution, payable according to lhe Commission Agreement 
signed between the two parties. Only I of the Commission, will be payable to Jones Lang LaSalle Americas, Inc. with the remaining 
•••••· which is the "Commission Credit", to be credited to the shell rental portion of the annual rental payments due and owing to fully recapture 

"~;v ~ 
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1.11 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT, ESTABLISHMENT OF TAX BASE (AUG 2011) 


A& of the Lea8e Award Date, the Gowmment'e ~tage of Occupanoy, as defllled In the ~al Ealate Tax AdjU81rnent" dauae of thlll leaae Is 67.U 

percent The percenlage of ocw~ni;y rs detlved by dllfdfnfl Ille kllal Government space of S,1132.94 RSF by ltle 10181 building apace of 9,800 

rentable stjllare teat. 


The real estate tax base, as de1lned In Ille "Rell! Estate Tax AdjUSIRlenr clause of I/le Lease Is $8,G24.72. 


1.t2 OPERATING COST BASE (AUG 2011) 


The parties agree Iha! for the purpose of applying the clause lilied ~eratlng Coel8 Adjuslmenl tnc;tuded Ill Offer" that the Lessor's b88e rate for 

operattng costs shall be $3.411 per rentable sq. ft WI ?82 OOlaAr;sr 1fm.~ 
1.13 RATE FOR ADJU8TMEfolT FOR VACANT LEASED PREMISES (AUG 20t1) 

In acconlance YAth the secllon enllOed 'Adjustment lor Vacant Premises' If the Govemmenl fetls to occupy or vacatea the entil'e or &IYf pllltlon of Ille 
Leased Ptemlsea p~ar lo expiration of the teon of Ille Leete, the operallllll cost& paid by Ille Gowmment as part of the NOi allall be reduC8d by 
$1.86 per Af30A SF of space vacated by the Government. 

1.14 HOURl..Y OVERTIME HVAC RATES (AUG 2011) 

The fcllcwAng 1'818!1 shall apply In the applfcallon of the cleuse1ltled "Ovallme HI/AC Usage:• 

$0.00 per hour per zone 

No. of zones: NIA 

$0.00 per hOur ror lhe entire space. 

1.16 24·HOUR HVAC REQUIREMENT(APR 2011) 

The Hourly Overtime HVAC rate spedllod lbave shall not apply to any por1lon of!he Premises that ~ reqvlrE<I to haVe healing and coaling 24 Mm per day. 
fl 2+110lJ H\IAC la required by tile Government for 1111)' designated rooms or areal of the P~es. auth sellllces &hall be pro~ded by !he Le11or 11 an 
annual rate of $0.00 per N30A SF of the area raceMng the 24-hour HVAC. Lessor shall provide lhll aeNlce at no add!Uonal cost to 1he Govemmenl 1f the 
Lessor pro"1des this se~ to olher tenants In lhe Bultllng at no additlonal cha19e. 

1.16 ADDITIONAL BUILDING IMPROVeMENTS (AUG 2011) 

In eddillon kl comlruaton Of the Tis as reqllred In this lellse, the lessor &hall be required to complelll illll l'ollowlng addlllonal l!uildlng fmprowments (e.g., 
Fire Prolacllon and Life Safety, Selemlc. and i;nergy Eftideocy) pdor IQ acceptance of Ille Space: 

A. 	 Flexapace bUklfngs wiH be held to !he Slllll& standards at Commen:lal Oflce Bulkllngs. 
B. 	 Olre!ed 8PllCG must have appropriate troreWegreas for treller~angtll velllclet; lncll.ldklg eflidenl ftowffom Ingress to egreaa 
C. 	 8eculepaddngfor7 Gr:N end a secure area fora shed to houset.w (2)AlVa Is req'*8d onlha~ premises 
D. 	 COnllguous firal flool apace Is reqtlrad 
E. 	 Facllllles ~sand street llaftic ftowmust easilyaccommodate agrfcYturlll vehlclea Including. but nol llmlled to lluCks pulli~ 1181lel$, and onsile 

acc:ea• and palldng conftgurallon lhat allows for adflve llwough orU- types Of vehlcles. 

,j_,> ~ 
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SECTION 1 THE PREMISES, RENT, AND OTHER TERMS 

1.01 THE PREMISES (MIO 2011) 

The Preml&ee are described as lollows: 

Qflk:e and Ra!aled Spece: f,53l.94 rentable square feet (RSF), yleldlng 4,728.01 ANSl/BOMA Oftlte Ania (ABOA) squara feel of cfllce end ~ated 

space based upon a Common Area Factor of 17%, located on the 1at floor(s) and known as Sulta(s) 100, of Ille Building, as depicted on the floor 

plan(a) attached herel1> u Exhibit A. 


1.02 EXPRESS APPURTENANT RIGHTS (AUG 2011) 

The Government shall have the non-extluslVe right to th& use of Appuitanant Areae, and 11111111 have the rfehl to post Gavemrnent Rule8 and 

Regulatrons v.;11110 such areas. The Government v.411 coordlnste with 1he Leasor to ensure slgnage Ill conalStent wilh the !Maor'a alandards. 

Appurtenent to ltle Premises and Included l'lilh 111e Lene are r1ghls to use the foUO\Vfng: 


A. fl!ll!l[Jg: 30 parking apaces as depicted on the plan ahched hereto as Exhibit B ofv.tlldl O shall be t!niGlured Inside spaces reseived for 

the exclusive use of !he Government, oahall be Inside plllklng apaces, 2S ahaU be aurface parldng apacea and 7 shall be secured surf- parking 

spaces. In addlllon, the Le68ot shall provide such addKlonal pa!lllng spaces at required by the applicable coda of lhe local government entity having 

j.lrisdfcUon OVl!r the Pmpeity. 


1.03 RENT AND OTHE~ C:ONSIDERATION (AUG 2011) 

A. The Government shall pay the Leasor annual l'Gtlt, payable montllly lnltallmenls In arreer., •I lhe follOl'oing rates: 

NoNflRMTERM 

,.7 

l'lllMTl!RM 

ANNUAL RATEIRSF ANNUAL RENT MNUAI. RATEIRSF 


1- SHeLLRENT 


ANNUAl.R""T 
U9 "21.111 $8.93 $All421.81 sa.93 

~ ¥ ' TENANT IMPROllEMENTS RENT' SO.OD'$38,901.97 s 7.03' $0.00 . I. -­ 1'1t •)"'I t/J<fjq1 h"I (Jo~ OPl!RATINSCOSTS ..... ~"1.48S3."8 "' 
~ 

TDTAL ANNUAL RllNT $19.44 $12.41 

Th8 Tanan! lmprovemonla/lllowance lsamodlzedal araleolO_,.l lltt<•llnumGverlyura. 


'Ra1.. ml.I' be RIUllC!od 


$107.184.67 Ut1.88UO 

B. Rent Is subject to ad)u&lmenl based upon a physical mutual measurement of lhe Spac$ upon accep1Bnce, not to exceed 4,729 MCA SF 

baSild upon the methodology ouUlned under the "Payment" clause ofGSA Fonn 3517. 


C. Rent 18 subfeel to adJu81men1 based upon lhe !lnal Tenant lmprcvemant (Tl) cxiat to be amortized In the renlal rata, as agreed upon by the 

parties st11>1equent to the Lease Awaro Dale. 


D. If the Government oocuplee the Premls• for less than a full calendar montll, !hen rent shall be prorated based on the actual rnnber of days 

of occupancy lor lhat month. 


E, Rent 9tlall be paid to the LGssor by electronic funds transfer In accordance l'lith the provisions of lhe General ClatlaM. Rent shall be 
payable lo the Payee daalgna!ed In the Laaeor's Central Contractor Reg!atratfon. 

F. The Leasor lhaH provide to the Government. In exchange for the pa~enl of ren!al ~d o1her apeclfted consideration, Ille fo!IOl'oing: 

1. The leasehold lnlelBSt In the Properly desc:ribed In 'Paragraph 1.01 THE PREMISes· created tteretn; 

2. All costs, expenaea and fees to perform the \WJfl required for ecceplance of !he Premlaes In accordance \\4th lltl8 Laase, lncludlng 

all costs for labor, materials, and equlpmart, professlonel feaa, contractor fees, attorney lees, permit lees, lnapecllon lees, and &Imler euch '-· and 

all related axpensea; 


3. Perfonnance or setiefactlon of all other obl!gatlom 881 forth In lfll• Lease; and 

4. AU HNlces, ullll!las, and malnlenance requlAid for Iha proper operafion of the Property, lhe Building, and the Premise& In accor· 

dance with the terms of the Leaae, Including, but not limited ID, sll lnlpecDans, modHioallons, repairs, replacementa, and lmprovamenfl required ID be 

madetheieto to meet Iha requirements of Ihle Lease. 


1.04 BROKER COMMISSION AND COMMISSION CREDIT (AUG 2011) 

A. Is Iha authorized real estale Broker repreaenUng GSA In (:Onnecuon v.11h lhls leeH 
llansacllan. The total amount or tl1a Commission I and Ill earned upon leaaa executlon, payable llGeotdlng lo Iha Commltalon Agreement 
..!!&!l!Lbalween the two par11es. Only m!Mlon, wtll be payable 10 Jonas Lang LaSalle Americas, Int. with Iha remaining 
-·which la the 'Commission ere , o e credited lo the eheU rental partlon of Iha annual rental payment$ clue and owing to fully recapture 
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this Commission Credit. The reduction in shell rent shall commence with the first month of the rental payments and continue until the credit has been 
fully recaptured in equal monthly installments over the shortest time practicable. 

B. Notwithstanding the "Rent and other Consideration" paragraph of this Lease, the shell rental payments due and owing under this lease shall 
be reduced to recapture fully this Commission Credit. The reduction in shell rent shall commence with the first month of the rental payments and 
continue as indicated in this schedule for adjusted Monthly Rent: 

Month 1 Rental Payment $8,965.38 minus Commission Credit of•••equals••• adjusted 1" Month's Rent. 

1.05 TERMINATION RIGHTS (AUG 2011) 

The Government may terminate this Lease, in whole or in parts, at any time effective after the firm term of lhis Lease by providing not less than 90 
days' prior wlitten notice to the Lessor. The effective date of the termination shall be the day following the expiration of the required notice period or 
the termination date set forth in the notice, whichever is later. No rental shall accrue after the effective date of termination. 

1.06 RliNliW 0 b RIGMTS (•UG 2011)PARAGRAPH 1.06 INTENTIONALLY OMITTED. 

1.07 DOCUMENTS INCORPORATED BY REFERENCE (AUG 2011) 

The following documents are incorporated by reference, as though fully set forth herein: 

DOCUMENT NAME 
NO. OF 
PAGES ExHIBIT 

FLOOR PLAN(S) 1 A 
PARKING PLAN{S) 1 B 
AGENCY SPECIFIC REQUIREMENTS 21 c 
ADDITIONAL SECURITY REQUIREMENTS 1 D 
GSA FORM 35178 GENERAL CLAUSES 33 E 
GSA FORM 3518, REPRESENTATIONS AND CERTIFICATIONS 7 F 
SMALL BUSINESS SUBCONTRACTING PLAN N/A NIA 
AMENDMENT 1 1 G 

1.08 TENANT IMPROVEMENT PRICING BASED ON TENANT IMPROVEMENT ALLOWANCE (TIA) (STREAMLINED) (JUL 2011) 

The Tenant Improvement Allowance (TIA) for purposes of this Lease is $41.1312 per ABOA SF. The TIA is the amount that the Lessor shall make available 
for the Government to be used for the Tis. This amount is amortized in the rent over the firm term of this Lease at an annual interest rate of O percent. 

A. The Government, at its sole discretion, shall make all decisions as to the use of the TIA. The Government may use all or part of the TIA. 
The Government may return to 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 shall have the right to make lump sum payments for any or all work covered by the TIA. That part of the TIA amortized in 
the rent shall be reduced accordingly. At any time after occupancy and during the firm term of the Lease, the Government, at its sole discretion, may 
choose 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 resuH in a decrease in the rent according to the amortization rate 
over the firm term of the Lease. 

C. If it is anticipated that the Government will spend more than the allowance identified above, the Government shall have the right to either 

1. Reduce the Tl requirements. 

2. Pay lump sum for the overage upon completion and acceptance of the improvements. 

3. Increase the rent according to the negotiated amortization rate over the firm term of the Lease. 

1.09 INTENTIONALLY DELETED (STREAMLINED) (SEPT 2011) 

1.10 TENANT IMPROVEMENT FEE SCHEDULE (AUG 2011) 

For pricing Tl costs as defined herein, the following rates shall apply for the inmal build-out of the Space, and alterations of the Space subsequent to 
Acceptance: 

INITIAL 
BUILD-OUT 

POST-ACCEPTANCE 
AlTERATIONS 

ArcMectlEngineer Fees (per ABOA SF or% of Construction Costs) 3% 3% 

Lesso~s Project Management Fee (% of Construction Costs) 10% 10% 
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1.11 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT, ESTABLISHMENT OF TAX BASE (AUG 2011) 

As of the Lease Award Date, the Government's Percentage of Occupancy, as defined in the "Real Estate Tax Adjustmenf' clause of this lease is 57.63 
percent. The percentage of occupancy is derived by dividing the total Government space of 5,532.94 RSF by the total building space of 9,600 
rentable square feet. 

The real estate tax base, as defined in the "Real Estate Tax Adjustment" clause of the Lease is $6,024.72. 

1.12 OPERATING COST BASE (AUG 2011) 

The parties agree that for the purpose of applying the clause titled "Operating Costs Adjustment Included in Offer" that the Lesso~s base rate for 
operating costs shall be $3.48 per rentable sq. ft ($19,282.00/annum). 

1.13 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES (AUG 2011) 

In accordance with the section entitled "Adjustment for Vacant Premises" if the Government fails to occupy or 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 
$1.65 per ABOA SF of space vacated by the Government. 

1.14 HOURLY OVERTIME HVAC RATES (AUG 2011) 

The following rates shall apply in the application of the clause titled "Overtime 1-NAC Usage:" 

$0.00 per hour per zone 

No. of zones: NIA 

$0.00 per hour for the entire space. 

1.15 24-HOUR HVAC REQUIREMENT(APR 2011) 

The Hourly Overtime HVAC rate 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 of the 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 1-NAC. Lessor shall provide this service at no addltional cost to the Government if the 
Lessor provides this service to other tenants in the Building at no additional charge. 

1.16 ADDITIONAL BUILDING IMPROVEMENTS (AUG 2011) 

In addition to construction of the Tis as required in this Lease, the Lessor shall be required to complete the following addltional building improvements (e.g., 
Fire Protection and Life Safety, Seismic, and Energy Efficiency) prior to acceptance of the Space: 

A. 	 Flex space buildings will be held to the same standards at Commercial Office Buildings. 
B. 	 Offered space must have approprlate ingress/egress for trailer~ength vehicles; including efficient flow from ingress to egress 
C. 	 Secure parking for 7 GOV and a secure area for a shed to house tm (2) ATVs is required on the offered premises 
D. 	 Contiguous first floor space is required 
E. 	 Facillties access and street traffic flow must easily accommodate agricultural vehicles including, but not limited to trucks pulling trailers, and onsite 

access and parking configuration that allows for a drive through of these types of vehicles. 

,jy r 
LEASE NO. GS-08B-14669, PAGE 7 LESSO~GOVERNMENT:~~~ GSA FORM L201 B (SEPT 2011) 




