LEASE NO. GS-03B-12090 G5 FORML201s Gone 200y,

“This Lease is made and entered into batween

Lessor's Name ARC-FD JV, LLC

{Lessor), whose principal place of business is 1054 31® St. NW, Suite 340, Weshington, DC 20007-4453 and whose Interast in the Property dascribed
herein is that of Fee Owner, and

The United States of America

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

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

Lessor hereby leases to the Governmant the Premises described herein, being all or a postion of the Proparty located at

Lots 7 & 8 Burr Business Park
Kearmneysville, WV 25430-0000

and more fully described in Section 1 and Exhibits C, G, H & |, together with sights to the use of parking and other areas as set forth herein, to be used
for such purposes as determined by GSA.

LEASE TERM

To Have and To Hokl the said Premises with its appurtenances for the term beginning upon acceptance of the Premises as required by this Lease and
continuing for a pariod of

Ten (10} Years, Ten (10) Years Firm,

subjact to temmnination and renewatl rights as may be hereinafler set forth. The commencement date of this Lease, along with any applicable
ficaily set forth in a-Lease Amendment upon substantial complefion and acceptance of the Space

evidence their agreement to all terms and conditions set forth herein by their signatures below, to be
cecuted Lease to the Lessor.

Title: Lease Contracting Cfficer

Entity Name: AWL-EN 3 \/'. Lic General Servicas Administration, Public Buildings Service

Date: b}i’& Date: &z//[ ///;s?

ESSOR BY:

Name:

Tile: g’-w: ﬂbiﬂ‘;ﬂuﬂ £ ol :"l(
Date; AM?/B

The Information collection requirements contained in this Soficitation/Contract, that are not required by the reguiation, have bean approved by the
Office of Management and Budgat pursuarit to the Paperwork Reduction Act and assigned the OMB Controi No. 3090-0163.
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SECTION1  THE PREMISES, RENT, AND OTHER TERMS

101 THE PREMISES (JUN 2012)

The Premites are describad as folows:

Ace: 42,943 rentable square fest (RSF), yiskiing 38,730 ANSI/BOMA Office Area (ABOA) square fast (SF) of office
and reiated Space located on the 15t fioor of the Building, as depicted on the floor p}an(s) attached hereto as Exhibit C.

B. Common Area Factor: The Common Area Factor (CAF) is established as 11 percant. This factor, which represents the conversion from
ABOA to rentable square feel, rounded to the nearest whole percentage, shall be used for purposes of rentai adjustments in accordance with the
Payment 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 shall have the right to post Rules and Regulations Governing
Conduct on Federal Property, Tite 41, CFR, Part 102-74, Subpart C within such areas. The Government will coordinate with Lessor to ensure
signage Is consistent with Lessor's standards. Appurtenant o the Premises and included in the Lease are rights to use the foilowing:

A Parking. 302 parking spaces as depictad on the plan altached hemto as Exhibit G, reserved for the exclusive use of the Government, of
which 0 shail be structured/inside parking spaces, and 302 shall be surface/outside parking spaces. In addition, the Lessor shall provide such
additional parking spaoas as reqmmd by tha applicable code of the loczl governmant entity having jurisdiction over the Property.

B. Antenna i : slate gnsinigsion Devices: Space located on the roof of the Buillding sufficlent in size for the instailation
and plaeement of the taleeommunlutions equcpment as such may be described herein, together with the right lo access the roof and use of, ali
Building areas (e.g., chases, plenums) necossary for the use, operation and maintenance of such equipment at all times during the tem of this Lease.

1.03 RENT AND OTHER CONSIDERATION (JUN 2012)

Ay

A. The Government shait pay the Lessor annuai rent, payable in monthly instaliments in arrears, at the foilowing rates:
YEARE 1-5 YEARS 610
ANNUAL RENT ANNUAL FIBNT
SHELL ReNY' $863,532.00 $906,475.00
OPERATING COsTS* $ 167,100.00 $ 167,100.00
TOTAL ANNUAL: RENT $1,030,832.00 . $1,073,575.00

In accordance with the lease negotiations, the lessor has offered free rent to the Government for the first eight

(8) months of the lease. Therefore, the first eight (8} months of the lease shall be provided at no cost to the
Government,

B. Rent is subject to adjustment based upon a mutual on-site measurement of the Space upon acceptance, not to exceed 38,730 ABOA SF
based upon the methodelogy outlined under the "Payment”™ clause of GSA Fomm 3517,

C. Rent is subject to adjustment based upon the final Tenant improvement (TI) cost to be amertized in the rentsi rate, as agreed upon by the
parties subsaquent to the Lease Award Date, . ) ‘

b. if the Government occuples 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 shali be paid to Lessor by electronic funds transfer in accordance with the provisions of the General Cizuses. Rent shaii be payable to

the Payee designated in the Lessor's Central Coritractor Registration (CCR). If the payee is different from the Lessor, both payee and Lessor rust be
registered in CCR.

F. Lessor shall provide to the Government, in exchanga for the payment of rentai and other specified consideration, the foltowing:
1. The leasehcld interest in the Proparty described in the paragraph entitled "The Premises.”
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2. All costs, expenses and fees to perform the work required for acceptance of the Premises in accordance with this Lease, mciudmg
ail costs for labor, materials, and equipment, professional fees, contractor fess, atiomey fees, permit fees, inspection fees, and similar such fees, and
aii related éxpenses, .

3. Performance or satisfaction of ali other obﬁgations set forth in this Lease; and all services, utilities, and maintenance required for
the proper operation of the Property, the Building, and the Premises in accordance with the tenms of the Lease, including, but not limited to, all
inapactions, modifications, repairs, replacements, and improvements rgguimd to be made thereto to meet the requirements of this Lease.

H Mﬂ&m@h&-@mm ‘xx)r

1.04 BROKER COMMISSION AND COMMISSION CREDIT (JUN 2012)

The Lessor and the Broker have agreed to a cooperating laase commission of ] of the firn term value of this lease. The total amount of the
cotnmission usF The Lessor ahall pay the Broker no additional commissions assoclated with this lease transaction. in accordance
with the "Broker Commisston and Commission Credit” paragraph, the Broker has agreed to forego of {ha commission that it is entitied to
receive in connection with this lease transaction ("Cormnissm Credit"). The Commission Credit is Fhe Lassor agrees to pay the

C:mmuss:on less the Commission Credit to the Broker in accordance with the "Broker Commission and Commission Credit” paragraph in the
RLP

The sheli rental paymenis due and owing under this lease shall be reduced to fuily recapture this Commission Credit. The reduction in shell rent
shail commence with the first month of the rental payments and continve as indicated in this schedule for adjusted Menthly Rent:

Ninth Monti's Rental Payment of $85,886.00 minua prorated Commission Credit of [ ¢cvais I odijusted Ninth Month's Rent.
Tenth Month's Rental Payment $85,886.00minus prorated Commissict Crodit of [l cava's [ =¢)usted Tenth Month's Rent

Eleventh Month's Rental Payment shail commenca in full.

1.056 TERMINATION RIGHTS (AUG 2011)

..q“_-

The Govemment may lerminate this Lease, in whole or in part, at any time effactive after the tenth (10) fuil year of occupancy, by providing not less
than ninety (80) days’ prior written notice to the Lessor. The effactive date of the termination shafl be the day foliowing the expiration of the required
notice period or the termination date set forth in the notice, whichever is_talar No rental shali accrue after the effective date of termination.

1.08 RENEWAL RIGHTS (AUG 2011)

This Lease may be renewed at the option of the Govemment for a term o 2t the following rentai rate(s):

Oerion Terw SN
ANNUAL RATE /RSF

SHELL RENTAL RATE

OPERATING COST PASIS SHALL CONTINUE
OPERATING COSTS FROM YEAR]] OF EXISTING LEASE TERM.
OPTION TERM IS SUBJECT TO CONTINUING
ANNUAL ADJUSTMENTS,

provided nolice is given to the Lessor at least ninety (90) days before the end of the originai Lease tarm, aff other terms and conditions of this Lease,
as same may have been amended, shaii remain in force and effact during any renewai term.

i

’
7
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1.07 DOCUMENTS INCORPORATED IN THE LEASE (JUN 2012)

The following documents are atiached to and made part of the Lease:

No. OF

DOCUMENT NAME PAGES EXHIBIT
AGENCY SPAGE ALLOCATION REQUIREMENTS 1 A
SECURITY REQUIREMENTS 4 B
FLOOR PLAN{S) 1 [4]
GSA FORM 35178 GENERAL CLAUSES 46 D
GSA FORM 3518, REPRESENTATIONS AND CERTIF!CATFONS 10 E
AMENDMENTS TO BLP NO. 1-4 14 F
SITE PLAN (INCLUDING PARKING PLAN) 3 G
ELEVATIONS 2 H
EXTERIOR RENDERINGS 7 |
WaGE DETERMINATION RATES DATED APRIL 5, 2012 12 J
ARC-FD JV, LLC'S TECHNICAL PROPOSAL OATED OCTOBER
22,2012, AS AMENDED ON FEBRUARY 4, 2013 N/A N/A
{INCORPORATED BY REFERENCE)

1.08 TENANT IMPROVEMENT ALLOWANCE (AUG 2011)

The Tenant Improvement Allowance (TIA} for purposes of this Lease is $107.00 per ABOA SF. The TiA Is the amount thal the Lessor shail make available
for the Govemment to be used for Tis.

1.09 TENANT IMPROVEMENTS RENTAL ADJUSTMENT (AUG 2012)

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.

B. The Government reserves the right to make cash payments far any or all work performed by the Lessor. The Government shall pay
lump sum for all of the Tenant Improvement Allowance.

C. Ititjs anticipated that the Government will spend mare than the allowance igentified above, the Government shail have the right to:
1. Reduce.the Ti requirernents

0. Paymenlt will not be made by the Govermment in instances where the Governmenlt accepls fixtures and/or other Tenant Improvements
already in place. Howevar, the Lessor will be reimbursed for costs 1o repair or improve the fixture(s) andfor any other improvements aiready
in piace. .

110 TENANT IMPROVEMENT FEE SCHEDULE (JUN 2012} .,

For pricing T costs, the following rales shall apply for the initial build-ou,t'oi_ the Space.

INITIAL

. : BuiLb-OuT

ARCHITECT/ENGINEER FEES ( § PER ABOA SF DR % OF Tl CONSTRUCTION COSTS) . $165,000,00
LESSOR'S PROJECT MANAGEMENT FEE (% OF TI CONSTRUCTION COSTS) 3.00%

i1 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT (JUN 2012)

As of the Lease Award Date, the Governmant’s Percentage of Occupancy, as defined in the “Real Estate Tax Adjustment™ paragraph of this Lease is
100 percent. The Percentage of Oooupancy is derived by dividing the total Government Space of 42,943 RSF by the total Building space of 42,943
RSF,

112 REALESTATETAXBASE(UN-2042) INTENTIONALLY DELETED
113 OPERATING COST BASE (AUG 2011)

The parties agree that for the purpose of applying the paragraph tutled "Operating Costs Adjustment” that the LesSor's base rale for operating costs
shall be $167,100.00 per annum,
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1.14 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES {JUN 2012}

in accordance with the paragraph entitied “Adjustment for Vae':ant Pramtées, if the Government fails to occupy or vacates the entire leased Premisas

prior to expiration of the term of the Lease, the operating cosls peid by the Government as part of the rent shali be reduced by $1.25 per ABOA
SF of Space vacated by the Governmant.

1.16 HOURLY OVERTIME HVAG RATES (AUG 2011)
The following rates shall apply in the application of the paragraph tiled "Overtime HVAC Usage:”
+  $40.00 per hour for the entire space

116  BUILDING/SITE REQUIREMENTS {JUN 2012)
The Lessor shall complets the following additional Buliding improverments prior to acceptance of the Space:

A. Public telephone servica with copper and fiber optic circuits must be available at the property, at the sole cost of tha Lessor, so that no offsite

cable installation is required for the Govemment 1o establish campus connectivity with its leased facility located at 408 Coast Guard Drive,
Martinsburg, WV,

117 HUBZONE SMALL BUSINESS CONCERNS ADDITITIONAL PERFORMANCE REQUIREMENTS (MAR 2012)
if the Lessor is a qualtied HUBZone small business concem (SBC) that did not waive the price evaluation preference then as required by 13 C.F.R.
126.700, the HUBZone SBC must spend at least 50% of the cost of the contract incurred for persennal on its bwn employees or employees of other

qualified HUBZone SBC's and must meet the performance of the work requirements for subcentracting in 13 C.F.R. § 125.6{c). IFthe Lessorisa

HUBZone joint vanture, the aggregate of the qualified HUBZone SBC's to the joint venture, not each concern saperately, must parform the applcable
percentage of work required by this clause. )

W
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