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Entity Name: 

ecuted lease to the Lessor. 

Standard LeaseLEASE NO. GS-OJB-12090 GSA FORM L201C (June 2012) 

This Lease is made and enterad Into between 

LM9or's Name ARC-FD JV, LLC 

(l....,,), whose principal place of business is 1054 31" St. NW. SuHe 340. Wasllington, QC 20007-4453 and whose Interest in the Property described 
herein is that of Fee Owner, and 

The Unled States ofAmerica 

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

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

lessor hereby leases to the Government the Premises deaalbed heraln, being aft or a portion of the Pro party located at 

Lois 7 & 8 BulT Busl""5 Park 
Keomeysvllle, WV 25430-0000 

and more fully described in Section 1 and Exhibits C, G, H & I, together with rights to the use of parktng and other areas as set forth herein, to be used 
for such purposes as detennined by GSA 

LEASElCRM 

To Have and To Hokl the said Premises with itS appurtenances tor the tenn beginning upon acceptance of the Premises as re<iuired by this lease and 
continuing for a period of 

Ton (10) Years, Ten (10) Years Firm, 


subject to tennlnatlon and renewal rights as may be hereinafter set forth. The cornmencament date ol this Lease, along with any applicable 

fically set forth In a1.ease Amendment upon substantial completion and acceptance of the Space 

evidence their agreement to al terms and conditions set forth herein by their signatures below, to be 

Date: 0 ·1·11 ' 

Title: Lease Contracting Officer 

General Services Administration, Public Bulklings Service 

Date:~~l2-·~,_1~11~,~1~1s,__~~~~~ 

ESSORBY: 

Tltle: 


Date: 


The lnformaUon colledlon requirements contained in this Sollcitation/Contrad, that are not required by the regulation, have bean approved by the 
Office of Management and Budget pursuant to the PapefWOfk Reduction Act and assigned the OMS Control No. 3090-0163. 
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SECTION 1 THE PREMISES, RENT, AND OTHER TERMS 


1.01 THE PREMISES (JUN 20121 

The Premises are described as foHows: 

A. Office and Relatea Space: 42,943 rantable square feet (RSF). yielding 38,730 ANSl/80MA OlflC8 Araa (ABOA) square feet (SF) of oflice 
and related Space located on the 1st floor of the Bulldlng, as depicted on the floor plan(s) attached harelo as Exhibit c. 

B. common Area Factor: The Common Area Factor (CAF) is established as 11 percent. This factor, which represents the conversion from 
ABOA to rentable square feet, rounded to the nearest whole percentage, shall be used for purposes of rental adjustments In aCCOldance 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 o• Federal Property, Title 41, CFR, Part 102-74, Subpart C within such areas. The Government will coordinate with Lessor to ensure 
slgnage Is consistent with Lesso(s standards. Appurtenant to Iha Premises and Included In the Lease are rights to use the following: 

A. Emlllrul: 302 parking spaces as depicted on the plan attached hereto as Exhibit G, reserved for th• exclusive use of the Government, of 
which O shall be structured/inside parking spaces, and 302 shaH be surface/outside parking spa<es. In addition, the Lessor shall provide such 
additional parking spaces as required by the appli<able code ofthe local government entity having jurisdiction over the Property. 
B. AAteDnaS. Sa!ell!te Dishes and Related Tu!ru!m!g!on Qevjces: Space located Ofl the roof oflhe Building sufficleRt In.size for the Installation 
and placement of the telecommunications eq~ as such mey be described heNln, tetelher With the right to """888 the roof and use of, all 
Building areas (e.g., chases, plenums) necessary for the use, opera.~ _and maintenance of such equipment at an times during the tenn of lhis Leese. 

1.03 RENT ANO OTHER CONSIDERATION (JUN 20121 

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

YllARS 1-5 YliAlis 6 -10 

ANNUAL RENT ANNUAL l'll!>IT 

SHELLRENT1 $863532.00 $906 475.00 

OPERATING COSTS2 $167.100.00 $167,100.00 

TOTAL ANNUAL RENT $1,030,632.00 $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 methodology outlined under Iha "Pa-· 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. 

Q, If the Government occupies lhe Premises for less than a full calendar monlh, then rent shall be prorated based on the actual number of days 
of occupancy for that month. · 

E. Renl shall ba paid to Lessor by electronic funds transfer in a_ccordance with the provisions of the General Clauses. Roni shall be payable to 
tho Payee designated In lhe lesso(s Central Contractor Registration (CCR). If lhe payee is different from lhe Lessor. both payee and Lessor must be 
regislerad in CCR. 

F. Lessor shall provide to the Govenvnent, in exchange for the payment of rental and other specified consideration, the following: 

1. The leasehold Interest In the Property described in the paragraph entitled 'The Premises." 

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

3. Pe-rfonnance or satisfaction of al other obligations set forth in this Lease; and aH servjces, utilities, and maintenance required for 
the proper operation of the Property, the BtJHding, and the Premis,s.in ·accordance with the tenns of the-lease, including, But not limited to, all 
inapecllons, modifleatlons, repairs, replacements, end improvements requil8d to be made thereto to meet the oequirements of this Lease. 

~~( 

3-.-~ · - PeFfem:ianae er al!disfaetien ef all elher abligatis~'i set fefth in this bsase: anEl ell sePw ieea, wtililies ~:l'ith the eualualon--oJ...XX)1 

maiA~ftanee fequif.ed f.er \he preper opefa\ien ef'\M PrapeR,. \he Slllllelifll, Elftd the beaseEt Premises, in aesareanea with the temu1 ef the bease, 
indUding, tnll net limited to, all inspaetiene, medliaatieM, Rl:fl&if8. replaeementa and ifnpra·.·emaAte Feq,t1iFed te be-made therete te meat the 
requirement&-oHhia b.eaae. The Ge·;emmem: shall tie re1pe·neibta fer paying the east ef XX direeU"; ta the utility pFe·:idar. +he bes11er shall ensure that 
sush utilities aFS separately metered. +ha besaer shall' JIF&'Ade antf.·insfftU..-8&1Jaft of shell rent, eaperate mMere fer utilities. Sub Matef8 are Ret 
asseptable. +he besser shall fumieh in '*·JFltiRg ts the ~. pfier ta ee;iup&AG')' by the Ge•:emmeAt, a reeerd-GJ.the-meter AlHflheFB &Rd verifiealien that 
the meter& mea&1:1ff! Ga.v&mff\SR\ \i61&9e eflt;. Pf-9F8tieR '6 RM pem1i86ible. IA addttion;-art-autematio-eeA\f'sl &).'e\em ah8" be pr&vidad te esaure 
eempHaAGe vo'ith heating end air eenditiening requirements. 

1.04 BROKER COMMISSION AND COMMISSION CREDIT (JUll 2012} 

The le&Sor and the Broker have agreed to a cooperating ktase commission of. of the firm term value of this lease. The total amount of the 
commission is The Lessor ahaH pay the Broker no additional commissions associated with this lease transaction. In accordance 
with the "Broker GommtsSion and Commission Credit" paragraph, tit• Broker has agreed ·10 forego~commission tltat It is entitled to 
receive in connection with tltis lease transaction ("Commission Cnldit"). The Commission Credit Is- The Lassor agrees to pay the 
Commission less the Commission Credit to the Broker in accordance with the "Broker Commission and Commission Credit" paragraph in the 
RLP. 

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 tlte first month of the rental payments and eonlinue as indicated in this schedule for adjusted Monthly Rent: 

Ninth Month's Rental Payment of $85,886.00 minua prorated Commissiqn Credit of····equals···· edjusted Ninth Month's Rent 

Tenth Month's Rental Payment $85,886.00minus prorated Commissicin Credit of'••••equals····adjusted Tenth Month's Rent 

Eleventh Month's Rental Payment shall commence in fuU. 

1.05 TERMINATION RIGHTS (AUG 2011) 

The Govemment may terminate tltls Lease, In whole or in part, at .~·y time effective after tit• tenth (10) lull ~ar of occupancy, by providing not less 
lhan ninety (90) days' prior written notice to the Lessor. The elloctlVa date of the termination shall be the day following tlte expiration of the requil8d 
notice period or the termination date set forth Jn the notice, whichever I~ tater. AA> rental shall accrue after the effectlve date of termination. 

1.06 RENEWAL RIGHTS (AUG 2011) 

This lease may be renewed at the option of the Goverrment for a term o ••••••at the following rental rate(s): 

SHELL RENTAL RATE 

OPTloN TERM, 

ANNttALRATE/RSF 
··-~---. -

OPERATING COSTS 
OPERATING COST BASIS SHALL CONTINUE 
F.ROM YEARI OF EXISTING LEASE TERM. 
0PTK>N TERM IS SUBJECT TO CONTINUING 
ANNUAL ADJUSTMENTS. 

provided notice is gWen to the Lessor at least ninety (90) daya before the end of the original Lease term, all other terms and conditions of this Lease, 
as same may have been amendect, shall remain in force and effect duOng any renewal term. 

)ii 
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1.07 DOCUMENTS INCORPORATED IN THE LEASE (JUN 2012) 

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

NO.OF 
DOCUMENT NAME PAGES EXHIBIT 

AGENCY SPACE ALLOCATION REQUIREMENTS 1 A 
SECURITY REQUIREMENTS 4 B 
FLOOR PLANfSl 1 c 
GSA FORM 35178 GENERAL CLAUSES 46 D 
GSA FORM 3518 REPRESENTATIONS AND CERTlf':!_('...ATIONS 10 E 
AMENDMENTS TO RLP NO. 1--4 14 F 
SITE PLAN ONCLUDING PARKING PLANl 3 G 
ELEVATIONS 2 H 
ExTERIOR RENDERINGS 7 I 
WAGE DETERMINATION RATES DATED APRILS 2012 12 J 
ARC-FD JV, LLC'S TECHNICAL PROPOSAL OATED OCTOBER 
22, 2012, AS AMENCED ON FEBRUARY 4, 2013 NIA NIA 
(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 that the Lessor shall make available 
for the Government 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 for any or all work performed by the Lessor. The Government shall pay 
lump sum for all of the Tenant Improvement Allowance. 

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

1. Reduce.the Tl requirements 

0. 	 Payment will not be made by the Government in instances where the Government accepts fixtures and/or other Tenant Improvements 
already in place. However, the Lessor will be reimbursed fer. costs to repair or improve the flxture(s) and/or any other improvements already 
in place. 

1.10 TENANT IMPROVEMENT FEE SCHEDULE (JUN 2012) 


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


INITIAL 
BUILD-OUT 

$165,000.00! ARCHITECT/ENGINEER FEES ( $ PERABOA SF DR:.o/o OF Tl CONSTRUCTION COSTS) 

3.ooo;c,I LESSOR'S PROJECT MANAGEMENT FEE (%OF Tl CONSTRUCTION COSTS) 

1.11 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT (JUN 2012) 

As of the Lease Award Date, the Govemmant's Percentage of Occu!)ancy, as defined in the •Real Estate Tax Adjustmenr paragraph of this Lease is 
100 percent. The Percentage of Occupancy is derived by dividing the total Government Space of 42,943 RSF by the totaf Building space of 42,943 
RSF. 

1.12 R&Ab EST'T& T'X 8,SE (JYN 20121 INTENTIONALLY DELETED 

1.13 OPERATING COST BASE (AUG 2011) 

The parties agree that for the purpose of applying the paragraph title.Cl "Operating Costs Adjustmenr' that the Lessor's base rate for operating costs 
shall be $167,100.00 per annum. 
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1.14 RATE FOR ADJUSTMENT FOR VACANT LEASED PRElll,ISES (JUN 2012) 

In eccoroance with the paragraph entiUed •Adjustment for Vacant Premises,• if the Government fails to occupy or vacates the entire leased Premises 
prior to expiration of the term of the Lease, the operating costs peid by Iha Government as part of the rent shall be reduced by $1.25 per ABOA 
SF of Space vacated by the Government. 

1.16 HOURLY OVERTIME HVAC RATES (AUG2011) 

The lollowlng rates shall apply in the application of Iha paragraph tilted "Overtine HVAC Usage:" 

• $40.00 per hour for the enlke space 

1.16 BUILDING/SITE REQUIREMENTS (JUN 2012) 

The Lessor shal complete the followlng additional Building inprovemenls prior to ac<eplance of tha Space: 

A. Public telephone service with copper and fiber optic circuits must be available at the property, at the sole cost of the Lessor, so that no offsite 
cable instaUation is required for Iha Government to establish campus connectiVity with its leased facility localed al 408 Coast Guard Drive, 
Martinsburg, WV. 

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

ff the Leasor is a quallfled HUBZone small buoiness cooc;em (SBC) thal did not waive the price evaluation preference then as required by 13 C.F.R 
126.700, Iha HUBZone SBC must spend at least 50% of Iha cost of the conlrllcl Incurred for personnel on its own employees or employeas of o1her 

qualified HUBZone SBC's and must meet lhe performance of the WOik requiroments for subccntracting in 13 C.F.R § 125.6(c). If the Lessor is a 

HUBZone joint venture, the aggregate of the qualified HUBZone SBC's to the joint venture, not each concern saperately, must perfonn the a~ 
percentage of work required by this clause. 

;.,•. 

w /j/)
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