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Standard LeaseLEASE NO. GS-02B-LNY24136 GSA FORM L201C (October 2012) 

INSTRUCTIONS TO OFFEROR: Do not attempt to complete this lease form (GSA Lease Form L201C. hereinafter Lease Form). Upon 
selection for award, GSA will transcribe the successful Offeror's final offered rent and other price data included on the lease proposal form 
(GSA Lease Proposal Form 1364C, hereinafter Lease Proposal Form) into a Lease Form, and transmit the completed Lease Form, together 
with appropriate attachments, to the successful Offeror for execution. 

This Lease is made and entered into between: Olympia Towers Acquisition Company LLC 

(Lessor), whose principal place of business is 257 W Genesee Street, Suite 160, Buffalo, New York 14202, and whose interest in the Property 
described herein is that of Fee Owner, and 

The United States of America 

(Government), acting 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 hereinafter mentioned, covenant and agree as follows: 

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

Olympic Towers 
Suites 401 and 460 
300 Pearl Street 
Buffalo, New York 14202-2504 

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, to be used for such 
purposes as determined by GSA. 

LEASE TERM 

To Have and To Hold the said Premises with its 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 the termination rights as may be hereinafter set forth. The commencement date of this Lease, along with any applicable termination rights, 
shall 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 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. 

Title: /b. iJJtJ(I Zee/ .Sr J n-€,_,. Title: Lease Contracting Officer 


Entity Name: 0 l y w1fJ ; c '7);,~ ,.,.5' 


.;:;? . I c; . / l/
Date: 

WITNESSED FOR THE LESSOR BY: 

Name: 

Title: 

Date: 

The information collection requirements contained in this Solicitation/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 Control 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 Related Space: 8, 156 rentable square feet (RSF) , yielding 7,093 ANSl/BOMA Office Area (ABOA) square feet (SF) of office and 
related Space located on the 4th floor and known as Suite(s) 401 & 460, of the Building, as depicted on the floor plan(s) attached hereto as Exhibit A. 

B. Common Area Factor: The Common Area Factor (CAF) is established as 14.9866 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 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, Title 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 to the Premises and included in the Lease are rights to use the following: 

A. ~· XX parl~iRg epases as 9e,lste9 eR U21e ~laR attael=l&El ~erste aG li)(~i8it XX, FQ69Pi'9~ fer tRe eMeh~si··9 wse Gf tRe Gev&rRJOReA\.:-ef 
wl:lisl'I XX &Rall tie &m.1et1:1~llfiRsiEle f*H'kiR!! spases , aR8 XX &RBll 89 swi:lase/e1:1leiile parl1iR!i spases. IR aElElitieR1 tl'le loeeser sl'lall pre"iee swel'l 
aeeltieRal 1•n1rkiR!!-Sf}!i&es as F8(j01iree ti~· ll'le BPf!lisalille seee ef IRe~esal 11e· •ernmeRI eRlilr l'la· 'iRg jwFi&eislieR e"'er ll'le Prnpert;t. 

B. Af.lleRRas. Satelli!e Qlsl'les . <1Rl:l Relat&a TraRemiesieR Qevises: Spaee looaleEl eR tl'le reef ef ti.e 91:1il8iR§ swUisieRI iR si;!Ol fer ll'le iRslallalhilfl 
aRil pleeemeRI ef ltie teleeeR'IFRt1RieslieRs 8ijt1ipR'leRI as sYsR FR~· lile il&sel'ibel:l RilreiR , leiijelf::ler witl'I ll'le figtit le aesess Ifie reeJ-aRl:l t1se ef, 011 
Bl!lileiR!! arli'las (e.g., el'lases, pl11Rt1FRsj Aeeessa!'jl fer tl'le wse 1 ep eHilieR aR~i:RoaiRteAeRee ef s1:1sl'I ei;i1e1ipmli!Rt et al~Umes e1e1:iR!! ll'le term ef ttiis be-= 

1.03 RENT AND OTHER CONSIDERATION (SEP 2012) 

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

FIRM TERM NON FIRM TERM 

ANNUAL RENT ANNUAL RENT 

SHELL RENT1 $90,368.48 $90,368.48 

TENANT IMPROVEMENTS RENT2 $22,941 .34 $0.00 

OPERATING COSTS3 $35,152.36 .$35,152.36 
BUILDING SPECIFIC AMORTIZED 

CAPITAL4 $754.68 $0.00 

TOTAL ANNUAL RENT $149,216.86 $125,520.84 
Shell rent (Firm and Non-Firm Term) calculation . $11.08 per RSF multiplied by 8,156 RSF 


2The Tenant Improvement Allowance of $15.00 is amortized at a rate of 3 percent per annum over 5 years. Subject to change based on final Tl Negotiations 

'Operating Costs rent calculation: $4.31 per RSF multiplied by 8, 156 RSF 

4Building Specific Amortized Capital (BSAC) of $3,500.00 is amortized at a rate of 3 percent per annum over 5 years 


B. Free Shell and Operating Rent Offered : Months 1, 2, 3, and 4 of the initial lease term; therefore the monthly rent for the first four months of 
the lease will be $1,974.67 which accounts for the sum of the Tenant Improvements and the Building Specific Amortized Capital portion of the 
monthly rent. 

In inst.anses where !Re Lessar amertizes eilRer the Tl ar BuilEliA!iJ Spesifio Jl.mertizee Capital far a periae B*Seedln!!J IRe F=irm Term ef !Re lease, sheulEI 
!Re-Gevernment terminate IRe·lease after the Fim::i Term er eaes net atRerwise fenew er e*lend IRe term lleyeRe !Re Fim:i TeRll , !Re GeYemmeRI &Rall 
Rat Ile liallle fer any sesls, inslYding unamaFtizee-sests lleyenEI !Re i;:irm Tem:i . 

B. Rent is subject to adjustment based upon a mutual on-site measurement of the Space upon acceptance, not to exceed 7,093 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. Rent is subject to adjustment based on the final Building Specific Amortized Capital (BSAC) cost to be amortized in the rental rate, as 
agreed upon by the parties subsequent to the Lease Award Date. 

E. 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. 
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F. Rent shall be paid to 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 (CCR). If the payee is different from the Lessor, both payee and Lessor must be 
registered in CCR. 

G. 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 the paragraph entitled "The Premises." 

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 all services, utilities, and maintenance required for 
the proper operation of the Property, the Building, and the Premises in accordance 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. 

4. Lessor shall not be reimbursed for any services not provided for in the Lease including, but not limited to, repairs and alterations, 
nor will any rental be paid for occupancy in whole or in part except for the Lease term specified in this Lease, unless approved in advance and in 
writing by an authorized official of the General Services Administration. · 

5. In no event shall the Lessor enter into negotiations concerning the space leased or to be leased with representatives of Federal 
agencies other than the employees of the General Services Administration or personnel authorized by the Contracting Officer. 

H. PARAGRAPH INTENTIONALLY DELETED 

1.04 BROKER COMMISSION AND COMMISSION CREDIT (JUN 2012) 

A. Studley, 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 the Commission Agreement signed between the two parties. 
Only o the ommission will be payable to Studley, 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 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 after the free rent period which is the first (4) four 
months of the lease term, therefore beginning with the fifth month of the rental payments and continue as indicated in this schedule for adjusted 
Monthly Rent: 

1Month 1 Rental Payment equals $1,974.67, Fl'liflws fJFeF&teEI CaFRR'!issieR CreElit ef $XX1XXX e~wals $XX,XXX a8j11eleEI 1&1 MeRll'l'e ReRI • 

1Month 2 Rental Payment equals $$1,974.67, FRiFM:ls fJFSFatea CeR'!R'!i&sieR GFeElil ef $XX1XXX e11wals $XX,XXX alij11eteli ~REIMeRIR'e ReR~· 

1Month 3 Rental Payment equals $1,974.67, FRiRlls pmeteEI G&R1R1issieR Cmiit ef $XX1XXX e11wels $XX,XXX aeljwsteli iiF&I MeRiii's Re Rt,* 

1Month 4 Rental Payment equals $1,974.67, ll'llRWB flF&l'EllBO C&FRFRl&&iOR Greslt Bf $XX,XXX 1111wal& $;Q;,XXX a~w&les 3rEI MBRIR's ReRt* 
1Subject lo change based on Final Tl negoliations. , 

(END OF FREE SHELL AND OPERATING RENT PERIOD) 

Month 5 Rental Payment $12.434.74 minus prorated Commission Credit of···equals••• adjusted 5th Month's Rent.* 

Month 6 Rental Payment 12,434.74 minus prorated Commission Credit of···equals··· adjusted ~th Month's Rent.* 

Month 7 Rental Payment 12,434.74 minus prorated Commission Credit of···equals··· adjusted 7th Month's Rent.* 

•Subject to change based on adjustments outlined under the paragraph "Rent and Other Consideration." 

1.05 TERMINATION RIGHTS (AUG 2011) 

The Government may terminate this Lease, in whole or in part, at any time effective after the Firm Term of this Lease, by providing not less than 120 
days' prior written 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 PARAGRAPH INTENTIONALLY DELETED 

Tllis I.ease FRSY tie reReweel et the-ei;1Ue11 eftl'ie Ge~·erRFR&RI far a terFR efXX ¥1iARi at l~e fQllewiRiJ reRtel r-ate(s) ; 

I· Qp:mm T&RM, ¥&a.Rs xx xx 
.Arn11:JP i. R&ti+ I Atirn,i.a.i. R,o;i:i;; l Ril& 
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el llobb REP1.-,o,b RAle 

Q?ERA'l'"IG GEIST B~.SIS&l l'bb ll@tlTINW&I - I Qpe;~ATltJ€ £9STS FR0M Yi;;.o,n XX EIF ~ISlUIG L-' SE l'ERtl .

"'"'" '""" .........,...,,,.... 

,a tJtJl!:fP1L ;A;@Jl::ISTP1EPJTS 

,ml"laea AE11i1>&-16£!i"BR te ll:te besser at least XX aavs oofern 1"1e &REI el tile eri!JiAal bsase leFHI, all 0lf:10r terR<s aREI eeRElilieAs ef tl:tis b@ase, as sa
R<a'J' l:ta1~e eeeR aA'\9Re9e, silall remalR IR ~Gs aRil sffeet OYFiA!l BA'J' reR&•Nal 18f'ffh 

1.07 DOCUMENTS INCORPORATED IN THE LEASE (SEP 2012) 

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

DOCUMENT NAME EXHIBIT 
FLOOR PLAN(S) A 
AGENCY SPECIFIC REQUIREMENTS B 
SECURITY REQUIREMENTS c 
SECURITY UNIT PRICE LIST D 
GSA FORM 35178 GENERAL CLAUSES E 
GSA FORM 3518, REPRESENTATIONS AND CERTIFICATIONS F 

1.08 	 TENANT IMPROVEMENT ALLOWANCE (AUG 2011) 

The Tenant Improvement Allowance (TIA) for purposes of this Lease is $15.00 per ABOA SF. The TIA is the amount that the Lessor shall make available for 
the Government to be used for Tis. This amount is amortized in the rent over the Firm Term of this Lease at an annual interest rate of 3.00 percent. 

1.09 	 TENANT IMPROVEMENT RENTAL ADJUSTMENT (AUG 2011) 

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 may elect 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 elect 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 result 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 substantial completion in accordance with the "Acceptance of Space and Certificate of 

Occupancy" paragraph; 
3. 	 Negotiate an increase in the rent. 

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 
8Uli.0·0UT 

ARCHITECTIENGINEER FEES {$PER ABOA SF OR% OF Tl CONSTRUCTION COSTS) $5.00{ABOA 

GENERAL CONTRACTOR FEE{% OF Tl CONSTRUCTION COSTS) 0.00% 

GENERAL CONDITIONSIREQUIREMENTS FEE (%OF Tl CONSTRUCTION COSTS) 0.00% 

LESSOR'S PROJ ECT MANAGEMENT FEE (%OF Tl CONSTRUCTION COSTS) 0.00% 

1.11 PARAGRAPH INTENTIONALLY DELETED 
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1.12 PARAGRAPH INTENTIONALLY DELETED 

/\. +1:ie C9¥erAmeAt, at its sele-eissFelieA, -sl'lall...make all eeeisisRs aee1:1t !Re 1:1se ~e-B1:1ileiR!! epesilis AmeFlizee Capital (QSAC). +M 
~Am9At l'Flay..,.se all er paft ef ll:lesli!SAG, +Ile CevsrnmeAl may r-et1:1rA te tile lesser aRy YAl:lsee peF!leA ettfle QS,OC iA eKsi=laA!JB fer a Elserease 
iA reAI ~ere apf'lklal:lle) a@GeRil~ liil-llls agreee 1:1peA amertlzalieR rate e"er tile i;iFm Tern:i. 

Q. Tile Ce>1erAR'leF1t~ay eloot te Fllake ll4FR!l BHFR 11aymeAts fer aAy 1o·erk se¥eree ey tl=le BS,A,C Tl'le 11aFI ef tt.:ie QS°C aA'lertlzee iR tile reRt 
sl=lall BQ ree"'68e aeGereiR!Jly. AA aRy liR'le after eee1e113aRe~· aAQ..filwriR§ tl:le P:irFR TerFR ef tile bease, tt:le Ce\leFRFRiRI, at its sele eiseretieR, A'lay elest to 
13ay a IWFRp SWFR>f.er BRY !!BR er all ef IR9 remaiRiR!! WApais iH'FIBFlii!efil 9alaR69 ef tl:le QS°C . If tile GQ"BFl'IFRBRI •st& le mal1e B liiFR13 SWFR fHIYFRBAt fer 
IRs QSAC after ee1iwpaR9~·, tl:ie paymeF1t ef IRQ Ql!>,O,G lly tl:ie Ce,,ernFRllRI will reswlt iR a. EIBGFea&e IA tl:le reAI assereiR!! ta tl:le am ertiialieR rele e\'er 
tRe i;irm Terr~ ef tRe bease. 

1. Reewse tl:le see1;1rily 1Je1111terR'leas1ire FBEfljiremeAts~ 

d:. Pay.a lwmp &WA'I fer tl:le sFRellRI evsrs!Je w11eA &wl:lstaAtisl GeFRf3IBlieR iR-eseerElaRse "'ill:i ltHl " 0 seejMaRee ef ~f3ase aAil Cel'li.ffG!lte 
&f Ossbl~aRey" fiH~F88 Fif)R ; QF 

a. ~l&gstiate aA IAflrease iri tt;ie reRt. 

1.13 PERCENTAGE OF OCCUPANCY 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 

4.70 percent. The Percentage of Occupancy is derived by dividing the total Government Space of 8,156 RSF by the total Building space of 173,464 
RSF. 

1.14 REAL ESTATE TAX BASE (JUN 2012) 


The Real Estate Tax Base, as defined in the "Real Estate Tax Adjustment" paragraph of the Lease is $4,537 .99. 


1.15 OPERATING COST BASE (AUG 2011) 


The parties agree that for the purpose of applying the paragraph titled "Operating Costs Adjustment" that the Lessor's base rate for operating costs 
shall be $4.31 per RSF ($35, 152.36/annum). 

1.16 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES (JUN 2012) 

In accordance with the paragraph 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 $3.00 per ABOA SF of Space vacated by the Government. 

1.17 HOURLY OVERTIME HVAC RATES (AUG 2011) 

The following rates shall apply in the application of the paragraph titled "Overtime HVAC Usage:" 

$0.00 per hour for the entire Space. 

1.18 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 HVAC. Notwithstanding the foregoing , Lessor shall provide this service at no additional 
cost to the Government if the Lessor provides this service to other tenants in the Building at no additional charge. 

1.19 BUILDING IMPROVEMENTS (SEP 2012) 


Before the Government accepts the space, the Lessor shall complete the following additional Building improvements: 


A. 	 The women's toilet room will need to support a wheelchair turning area in front of the lavatories and the door to the accessible stall will 
need to be moved so that it is not in front of the toilet fixture. 

B. 	 The air conditioning units on the roof above the 4th floor Suite (and/or inside the ceilings) must be replaced not repaired. 

C. 	 The fire panel for the building is currently on the wall within our Suite and needs to be moved. 

D. 	 In accordance with paragraph 1.20 ENERGY INDEPENDENCE AND SECURITY ACT, subparagraph B.2., the Lessor will be performing 
the following measures: 

-T-8 Bulbs/compact fluorescents, motion sensors, occupancy sensors-(To many offices throughout the building and new build outs) 
-Energy star rated HVAC units (To the New GSA build-out) 
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-Building Energy Management System (For the building) 

-Water saving fixtures, low flow units (In the building) 


-Replacement of heat pumps (on-going as build-outs take place) 

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

If the Lessor is a qualified HUBZone small business concern (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 personnel on its own employees or employees of other 
qualified HUBZone SBC's and must meet the performance of the work requirements for subcontracting 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 separately, must perform the applicable 
percentage of work required by this clause. 
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