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This Lease is made and entered into beiween

Terreno 3601 Pennsy LLC c/o Terreno Reaity Corporatlon

{Lessor), whose principal place of business is 101 Montgomery Street, Suite 200, San Francisco, CA 84104-4124, and whose inlerest in the Properly
described herein is that of Fee Owner, and

THE UNITED STATES OF AMERICA

(Government), acting by and through the designaled represeniative of the General Services Administration (GSA), upeon the terms and conditions set
forth herein

Witnesseth: The parties hereto, for the consideration hereinafter mentioned, covenant and agree as follows:
Lessor hereby leases lo the Government the Premises described herein, being all or a portion of the Property located at
3601 Pennsy Drive, Landover, MD 20875-1612

and more fully described in Section 1 and Exhibit A, together with rights to the use of parking and cther areas as set forth herain, to be used for such
purposes as delermined by GSA.

LEASE TERM

To Have and To Hold the said Premises with its appurtenances for the term beginning cn April 18, 2016 and continuing through April 17, 2026 fora
period of

10 YEARS ~ 10 YEARS FIRM,

subject o termination and renewal rights as may be hereinafter set forih. The commencement date of this Lease, along with any applicable termination

and renewal 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 tarms and conditions set forth herein by their signalures below, to be
effective as of the dale of delivery of the fully execuled Lease lo the Lessor.

Name: orY N. SPE~nCE A Name: Sean J. McNeal

Tille: Vjc“ e / LdEAZD 6T Title. Lease Contracting Officer

Entity Name; ﬁ“ Eno ? 60 ! / Ennf ¥ L General Services Administration, Public Buildings Service

oo G[28/1C owe __ SEP 0 7 20%

Name: f"\kierw ‘P:D\q.
Title ASSD‘:":tA

Dale: UZ-WFIL

The information collection requiremenis contained in this Solicitation/Contract, thal are nol required by the regulalion. have been approved by the Office
of Management and Budget pursuant to the Paperwork Reduction Act and assigned the OMB Conirol No. 3090-0163,
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SECTION1  THE PREMISES, RENT, AND OTHER TERMS

1.01 THE PREMISES (WAREHOUSE) (MAY 2014)
The Premises are described as follows:

A Warehouse, Office and Retated Space: 72,509 Rentable Square Feet yielding 71,437 ANSI/BOMA Office Area (ABOA) square feel (SF) of
office and warehouse space known as the Building, consisting of 55,163 RSF (55,163 ABOA SF) of warehouse space and 17,346 RSF (16,274
ABOA SF) of office space, as depicted on the floor plan(s) attached hereto as Exhibit A.

B Common Area Factor: The Common Area Factor (CAF) is established as 1.015 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 (WAREHOUSE) (MAY 2014)

The Government shall have exclusive or non-exclusive (as idenlified) 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 Govermnment will coordinale with
Lessor to ensure signage is consistent with Lessor's standards. Appurienant to the Premises and included in the Lease are rights to use the following:

A, Automobile Parking:

§1 parking spaces for passenger vehicles as depicted on the plan attached hereto as Exhibit B of which zero (0} spaces shall be marked as
reserved for the exclusive use of the Government  In addition, the Lessor shall provide any additional automobile parking spaces as required by the
applicable code of the local government entity having jurisdiction over the Property. All spaces must be secured and lit in accordance with the Security
Requirements set forth in this Lease. The cost of this parking shall be included as pari of the rental consideration.

C. Delivery Route:
(1) At least one unobstructed route having no steps or abrupt changes in level shall connect with all accessible elements, spaces, buildings,
and courses of passage. The minimum clear width of a route shall be 36 inches. If a roule is less than 80 inches in width then it shall have
level passing zones, spaced at no more than 200 feet apart, measuring a minimum of 80 inches by 60 inches

(2)  Objects projecting from walls with their leading edges between 27 and 80 inches above the finished floor shall protrude no more than 4
inches into an accessible route. Freestanding objects mounted on posts or pylons may overhang 12 inches maximum from 27 to 80 inches
above the ground or the finished floor. Objects mounted with their leading edges at or below 27 inches above the finished floor may
proirude any distance. However, no protruding objects shall reduce the clear width of an accessible route or maneuvering space. If vertical

clearance of an area adjoining an accessible route is reduced 1o less than 80 inches, a barrier to wamn blind or visually impaired persons
shall be provided.

(3)  Mechanical rooms and spaces which are nol normally frequented by the public or occupants and are not part of an accessible or emergency
route are excepled and need not be accessible.

(4)  Gralings in a route surface shall have spaces no wider than % inch in one direction and shall be placed so that the long dimension of
openings is perpendicular to the dominant direction of travel.

D. Delivery Ramps.

(1)  Any part of an accessible route with a slope greater than 1 foot rise in 20 feet shall be considered a ramp. Where ramps are necessary,
they shall have a non-slip surface with a slope no greater than 1 foot nse in 12 feet. Ramps must have a minimum clear width of 3 feet
with level landings at the top and bottom of each ramp run. Each landing shall be at least 5 feet in lenglh and as wide as any ramp run
leading into it. The maximum rise for any run shal! be 30 inches. Intermediate landings for tuming ramps shall measure a minimum of 5
feet by 5 feet.

(2)  Lessor shall provide handrails complying with "HANDRAILS" (36 CFR 1191) on both sides of all ramps with a vertical rise greater than &
inches. Ramps with drop-offs shall have curbs {minimum 2 inches high), walls, railings or projecting surfaces Lessor shall provide curb
ramps wherever an accessible route crosses a curb. Curb ramps shall not interfere with walks or vehicular traffic. The maximum slope of
a curb ramp shall be a 1 inch rise per 12 inch run. The maximum length of a curh ramp shall be & feet with a minimum width of 36 inches.
exclusive of flared sides. If no other alternative is feasible. accessible platform lifts may be used in lieu of a ramp or elevator. Lifls shail
have accessible controls and clearances, shall camply with applicable safety regulations, and should facilitate unassisted entry and exit
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E. Anjenn {lite Dish nd Rel Transmission Devices:
{1)  Space located on the roof of the Building sufficient in size for the installation and placement of lelecommunications equipment.

(2}  the right to access the roof of the Building, and

{3y use of all Building areas (e.g., chases. plenums, elc.) necessary for the use, operation, and maintenance of such {elecommunications
equipment at all times during the term of this Lease.

£ Loading Bocks. See "LOADING DOCKS SHELL WAREHQUSE" paragraph in Section 3 of this Lease.
1.03 TRUCK TURNING RADIUS REQUIREMENTS (WAREHOUSE) (MAY 2014}

At a minimum, a fruck turning radius of sized for up to @ 53'0" tractor trailer shall be provided and maintained at all times for all loading docks designed
for such sized frucks. One-way design for service traffic is preferred in order to avoid the need for large tuming areas.

1.04 CLEAR CEILING HEIGHT REQUIREMENTS (WAREHOUSE) (MAY 2014)

A minimum of 16,274 ABOA SF must have a clear cesling height of 9 feet 0 inches, measured from flagr to the lowest obstruction, with the balance of
the space maintaining a clear ceiling beight of a minimum of 24 feet 8 inches. Bulkheads and hanging or surface mounted light fixtures which impede
traffic ways shall be avoided.

1.0§ BAY WIDTH, BAY DEPTH, AND COLUMN SPACING REQUIREMENTS (WAREHOUSE) (MAY 2014)

The following minimum requirements apply to this Lease:

the-distance-from-one-side-olthe-bay to-the-other-side-ol-the-bay-inkinear-feel-and-inches)
“ithe distance-fram-the-frond of e bay loihe back of the bay ia ineasfiesl and inches)
Column Spacmg Columns shall be 30° 0° linear feet apart from the center of each column.

1.06 RENT AND OTHER CONSIDERATION {MAY 2014)

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

FIRM TERM
ANNUAL RENT
SHELL RENT' $ 807,504.56
TENANT IMPROVEMENTS RENT2 $ 115,085.01
QPERATING COSTS? $ 303,087.62
BUILDING SPECIFIC AMORTIZED CAPITAL (BSAC)‘ $ 450.00
PARKING® $ 0.00
TOTAL ANNUAL RENT® $1,226,127.19
1Shel rent calculation (Firm Term) approximately $11.1366 per RSF multiplied by 72,508 RSF

2The Tenant Improvement Allowance of $1,150,850 07 (approxsmately $1.5872 per RSF) is amortized at a rate of zero {0} percent per annum over ten (10} years
0perating Costs rent calculation: $4.18 per RSF multiplied by 72,509 RSF. (Opearating Costs are defined elsewhere hergin)

4The Building Specific Amortized Capital (BSAC) of $4,500.00 is amortized al a rate of zero (0} percent per annum over ten {10) vears

$Parking costs described under sub-paragraph G below.

*The Government shall be enlitted to a rent abatement of the shell rent for the first two (2} full months of the firm term of the lease
7Rent Commencemant shall follow the terms established under Section 4,12

Ininstances where the Lessor amortizes either the TIA or Building Specific Amortized Capital (BSAC) for a peried exceeding the Firm Term of the Lease,
should the Government terminate the Lease after the Finm Term or does not otherwise renew or extend the term beyond the Firm Term, the Government
shall not be liable for any costs. including unamortized costs. beyond the Firm Term.

c. Rent is subject to adjusiment based vpon the final Tenant Improvement (TI) cost to be amortized in the rental rate, as agreed upon by the
parties subseqguent 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 Lessar by eiectronic funds transfer in accordance with the “Payment By Elecironic Funds Transfer—Central Contractor
Registration” paragraph in Section & “Additicnal Terms and Conditions” hereinafter. Rent shall be payable to the Payee designated in the Lessor's
Sysilem for Acquisition Management (SAM). If the payee is different from the Lessor, both payee and Lessor must be registered in CCR.

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 herein in the paragraph entitled “The Premises.”

LEASE NO. GS-11P-LMD00161, PAGE 6 LESSOR: é 3 GOVERNMENT: tﬂ] ] I GSA FORM L201WH (09/14)



2, All costs, expenses, and less to perfarm the work required for acceptance of the Premises in accordanice with this Lease, including all
costs lor labor, malerials, and equipment, professional fees, conlractor lees, attorney fees, permit lees, inspection fees, and similar such
fees, and all related expenses;

3. Perlormance or salisfaclion of all other obligations set forth in this Lease; and all services, ufilities, and mainienance required for the
proper operation of the Properly, 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 therelo 1o mest the requirements of this
Lease.

G. 51 surlace parking spaces shall be included in the annual rent at no additional cost to the Government.
1.07 BROKER COMMISSION AND COMMISSION CREDIT (JUN 2012)

A, JONES LANG LASALLE AMERICAS, INC. (Broker) is the authorized real estate Broker representing GSA in connection with this Lease
Iransaclion. The total amount of the Commission is and is earned upon Lease execution, payable according to the Commission
Agreement signed between the two parties. Only of the Commission will be payable io JONES LANG LASALLE AMERICAS, INC, with
the remainind . which is the Commission Credit, to be credited to the shell rental portion of the annual rental payments due and owing (o
fully recaplure {his Commission Credit, The reduction in shell rent shall commence with the first month of the rental payments and conlinue untll the
credit has been fully recaplured in equal monthly inslaliments over the shertest lime possible.

B. Notwithstanding the “Rent and Other Consideralion™ paragraph of this Lease, the shell rental payments due and owing under this Lease shall
be reduced 1o recapture ully this Commission Credit. The reduction in shell rent shall commence with the first month of the reniat paymenis and
continue as indicaled in this schedule lor adjusted Monthly Rent:

Month 3 Rental Payment $102,177.27 minus prorated Gommission Credit of ]l cova's I =divsted 3 Month's Rent.*

Monih 4 Rental Paymenl $102,177.27 minus prorated Commission Credit of [ <ov2's I =diusted 4" Monih's Rent.*

Monih 5 Rental Payment $102,177.27 minus prorated Commission Credit o <av2's I =civsted 5™ Month's Rent.”

Month 6 Rental Payment $102,177.27 minus prorated Commission Credit of [ N =av=s S aciusted 6° Month's Rent.*

* Subject to change based on adjustmenis oullined under the paragraph “Rent and Other Consideration.”

1.08 TERMINATION RIGHTS (AUG 2011) - INTENTIONALLY DELETED

1.09 RENEWAL RIGHTS (SEP 2013)

This Lease may be renewed at the option of the Government for a term of [ 2 the toiowing rental rate(s):

option Term, YEARS
ANNUAL RENT ANNUAL RATE/ RSF

SHELL AENTAL RATE

OPERATING COST BASIS SHALL CONTINUE
OPERATING COSTS FROM THE EFFECTIVE YEAR OF THE LEASE.
OPTION TEAM IS SUBJECT TO CONTINUING
ANNUAL ADJUSTMENTS.

Provided nolice is given 10 the Lessor ai least 180 days belore the end of the original Lease 1erm, all olher lerms and conditions of this Lease, as
same may have been amended, shall remain in full lorce and effect during any renewal term.

1.10 DOCUMENTS INCORPORATED IN THE LEASE (WAREHOUSE) (MAY 2014)

The following documents are attached 1o and made part of the Lease:

DOCUMENT NAME No. OF PAGES ExHiBm
A

FLOOR PLAN(S)

PARKING PLAN(S}

SITE PLAN(S)

SECURITY REQUIREMENTS

GSA ForM 3517B GENERAL CLAUSES

GSA FORM 3518, REPRESENTATIONS AND GERTIFICATIONS
GSA FORM 1217, LESSOR'S ANNUAL COST STATEMENT
PRELEASE FIRE PROTECTION AND LIFE SAFETY RIDER
SMALL BUSINESS SUBCONTRACTING PLAN

S UN] e P 121 B B B

~=|Z|eH M| O|m

=y
pury
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1.11 TENANT IMPROVEMENT ALLOWANCE {AUG 2011)

The Tenant Improvement Allowance (TIA) for purposes of this Lease is $16.11 per ABOA SF. The TIA is the amount that the Lessor shall make available for
the Government to be used for Tls. This amount is amortized in the rent over the Firm Tem of this Lease at an annual interest rate of 0 percent.

The Government shall have one (1) year from lease commencement to utilize the entire tenant improvement allowance sum of $1,150,850.07.

1.12 TENANT IMPROVEMENT RENTAL ADJUSTMENT (SEP 2013)

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 lo 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 idenlified above, the Govemment may efect to:
1. Reduce the Tl requirements;

2. Pay lump sum for the overage upon substaniial completion in accordance with the “Acceplance of Space and Cerlificate of Occupancy™
paragraphy;

3. Negotiate an increase in the rent.
1.13 TENANT IMPROVEMENT FEE SCHEDULE (JUN 2012)

Far pricing Tl costs, the following rates shall apply for the initial build-out of the Space.,

INTIAL
BulLD-QuT
ARCHITECT/ENGINEER FEES ( 8 PER ABOA SF* OR % OF TI CONSTRUCTION COSTS) $3.50
LESSOR'S PROJECT MANAGEMENT FEE (% OF TI CONSTRUCTION COSTS) 5.00%
GENERAL CONTRACTOR FEE (% OF T CONSTRUCTION COSTS) 6.00%
GENERAL CONDITIONS FEE (% OF TI CONSTRUCTION COSTS) 5.00%
*Architect/Engineer fees determined on a $ per ABOA SF basis shall be calculated from the ABOA SF of the space to

be improved upon, or otherwise altared, only
1.14 BUIL-DING-SRECIFIC-AMORAZED-GARITAL{SER-2043) - INTENTIONALLY DELETED

115 BUILDING-SRECIFIC-AMORTIZED-CARPITAL-RENTAL-ADJUSTMENT-{SER-2043) - INTENTIONALLY DELETED
1.16 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT (JUN 2012)

As of the Lease Award Date, the Govermment's Percentage of Occupancy, as defined in the “Real Estale Tax Adjustment” paragraph of this Lease is

100 percent. The Percentage of Occupancy is derived by dividing the total Government Space of 72,509 RSF by the total Building space of 72,509
RSF.

117 REAL-ESTATETAX-BASE(SER-2013) - INTENTIONALLY DELETED
1,18 OPERATING COST BASE (SEP 2013)

The parties agree, for the purpose of applying the paragraph titled "Operating Costs Adjustment.” that the Lessor's base rate for operating costs shall
be $4.18 per RSF ($303,087.62/annum).

1.8 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES (SEP 2013)

In accordance with the paragraph entitied “Adjustment for Vacant Premises,” if the Government fails to occupy or vacates the entire or any portion of the
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 $1.50 per
ABOA SF of Space vacated by the Government.
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1.20 HOURLY OVERTIME HVAC RATES (AUG 2011)

The following rates shall apply in the application of the paragraph titled “Overtime HVAC Usage™

e G porhanrperEoRe
a——blg.-glzones—it

$35.00 per hour for the entire Office Space.

1.21 24-HOUR-HVAG-REQUIREMENT-(8EPR-2014} — INTENTIONALLY DELETED
1.22 BUILDING IMPROVEMENTS (SEP 2012)

The Lessor shall complete the following Building Improvements in conjunction and coordination with the duration schedule outlined in Paragraph 4.01,
Schedule for Completion of Space (Warehouse) and with the Tenant Improvementis; nolwithstanding the items listed below in this Section, the Premises is
accepled in ils ‘as-existing’ condition. The Lessor shall maintain the premises and appurtenant areas in good working order throughoult the term of this lease:

A

B.

mm o 0

e

Replace Office Space Flooring - Lessor will replace the carpet in the office, reception, common areas and mail processing area, but
nowhere in the warehouse space of the Building;
Bathroom Upgrade — the bathreoms will be upgraded to include new or overhauled paditions, lixtures, floor liles, counter lops, sinks, paper
lowel dispensers, and toilet paper dispensers; further, the walls will be paiched and repainied; ai the Government's expense, ong
gender-neutral bathroom shall also be designed and buill-out as part of the lenant improvements;
Rool inspection / upgrade — the roof will continue to be inspected annually, maintained regularly and when/if issues arise irom leaking the
Lessor will repair the roof 10 ensure Lessor obligations under this Lease are adhered to;
Lessor will comply with Section 6.26 of this Lease, Occupant Emergency Plans; il the Government requires an emergency power off
(EPO) button and door gasketing, one can be inslalled by the Lessor at the Government's expensa;
Fire alarm upgrades —if the current system Is not code compliant, Lessor will correct any items ol non-compliance;
HVAC - Lessor will ensure the HVAC system will be balanced and adjusted to commercial heating and cooling standards throughoul the
office area.
Dock levelers shall be inspected and maintained for proper operations.
Energy Independence and Securily Act - Lessor shall provide the following energy efficiency and conservation improvements:
* Molion sensors for restrooms, warghouse area, and the following offices: 102, 103, 104, 106, 107, 110, 112, 114R, 115, 116, and

120;

Low flush, eificient toileis for resirooms;

Upgraded lighting for building exterior lighting fixtures;

Upgraded lighting for the warehouse space’s office area.

1.23 HUBZONE SMALL BUSINESS CONCERNS ADDITIONAL PERFORMANCE REQUIREMENTS (MAY 2012)

If the Lessor is a qualilied HUBZone small business concern {(SBC) that did not waive the price evalualion preference then as required by 13 C.F.R.
126.700, the HUBZone SBC musi spend at least 50% of the cost of the contract incurred for personnel on its own employees or employses of other
qualilied HUBZone SBC's and must meet the performance of the work requirements for subconlracling in 13 C.F.R. § 125.6(c). W the Lessor is a
HUBZone joint venture, the aggregale of the qualified HUBZone SBC's 1o the joinl venture, not each concern separately, must perform the applicable
perceniage ol work required by this clause.
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