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This Lease ia made and entarad into betwsen

ARE —Maryland NQ. 24, L1 G, a Delaware lImited [fability cempany

BY: ALEXANDRIA REAL ESTATE EQUNTIES, LP., a Delaware limited partnership, managing member
BY: ARE-QRS CORP., a Maryland corporalion, general pariner

{Lessor), whose principal place of business is 385 E. Colorado Boulevard, Suite 299, Pasadena, CA 81104-6104, and whose interest in the Properly
described herein is that of Owner, and

The United States of America

(Government), acting by and thraugh the designated represantative of the Ganeral Services Adminisiration {GSA), upon the terms and cordilions set
forth herein.

Witnesseth: The parlies hereto, for the considersfion hareinaiter menfioned, covenant and agree as follows:
Lessor hereby leases to the Govamment the Premises described herein, being all or a portion of the Property located at
9800 Medical Center Drive, Rockyille, M} 20878-86336

and more fully describad in Sectfon 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

Ta Have and To Hold the said Premises with its appurtenances for a fifteen (15) year fimm term commencing Qetober 1, 2013 and continuing through
September 30, 2028,

bl.ll.lj{:l(.,l lo lermlnahnn and renawal nghls as may be heremalter set ronh m&commencement—date‘el—%hls%mngmth-aﬂy-aﬁpueable

e svidence thelr agreement to all termg and condilions set forth kereln by their signatures below, 1o be
executed Lease to the Lessor.

F{%’-‘l TH
Name: abert erico
Lease Gontracting Olficer
Title:
General Services Adminisiration, Public Buildings Service
Date: —

Dale: Irﬁ '2-; ;6’/3

Narme: A (R

\—‘5)0\(}\ \Q\e&oréu Acimm\f* ‘\" '\
Date: @Q\"a(’)- '\%

The information collection requiremsents contained In this Solicitaticn/Contract, that are not required by the regulation, have been approved by the
Office of Management and Budget pursuant o the Paperwork Beduction Acl and assigned ths OMB Canfrol No. 3080-0163,
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ARE-MARYLAND NO. 24, LLC, a Delaware limiled liability company
BY: ALEXANDRIA REAL ESTATE EQUITIES, L.P., a Delaware limited partnership, managing member
BY: ARE-QRS CORP., a Maryland corporation, general partner




SECTION1  THE PREMISES, RENT, AND OTHER TERMS

1.01 THE PREMISES (SUCCEEDING) (JUN 2012) —- MODIFIED: SEE SECTION 7.04

The Premises are desciibed as follows:

A Office and Related Space: 59,349 rentable square feet (ASF), yielding 45,708 ANSI/BOMA Office Area (ABOA) square feet (SF) of office
and related Space located on the 1st 2™, and 3™ floor(s) of Building B and 3" floor of Building C of the Buildings, as depicted on the ficor plan(s)

attached hereto as Exhibit A.

B. Common Area Factor: The Common Area Factor {CAF) is established as 1.29844 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-exciusive 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 ko ensure signage
is consistent with Lessor’s standards. Appurlensnt to the Premises and included in the Lease are rights to use the following:

A Parking: 1 parking spaces as depicted on the plan attached hereto as Exhibit B, reserved for the exclusive use of the Governmant, of which

0 shall be structured/finside parking spaces, and 1 shall be surfagefoutside parking spaces. In addition, Lessor shall provide such additional parking
spaces as required by the applicable code of the local government entity having jurisdiction over the Property at no additional cost to the Government.

B. Antennas, Satellite Dishes. and Related Transmission Devices: Space located on the roof of the Building sufficient in size for the installation

and placement of the telecommunications eguipment as such may be described herein, fagether with the right to access the roof and use of, all
Building areas (e.g., chases, plenums) necessary for the use, operation and maintenance of such equipment at all times during the ierm of this Lease.

1.03 RENT AND OTHER CONSIDERATION (JUN 2012) — MODIFIED: SEE SECTION 7.04

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

FIRM TERM Non-FiRMTERM
ANNUAL RENT .-  ANNUALBENT
SHELL RENT' $2,115,198.36 PORORE0E

TENANT IMPROVEMENTS AENT? $ 4337471 30
OPERATING CosTs’ $ 639,782.22 SIHK
BUILDING SPECIFIC SECURITY? $ 0.00 e tataT e utuT et
PARKING $ . 000 LTSRS ATA
TOTAL ANNUAL RENT $2,798,355.29 FAXXHRAXX:

Shell rent (Firm Temn) calculation: $35.64 per RSF multiplied by 59,349 RSF

The Tenant Improvement Allowance of $457,080,00 Is amortlzed at a rate of 5.00 percent per annum over 15 years.
Operatlng Cosis rent calculatlon $10 78 per ASF mulilplled hy59 349 HSF

In instances where the Lessor amortizes either the Tl or Building Specific Security for a period exceeding the Firm Term of the Lease, shouid the
Government lerminate the Lease after the Firm Term or does not otherwise renew or extend the term beyond the Firm Term, the Government shall not
be liable for any unamaortized costs beyond the Firm Term.

B. Rent is subject to adjustment based upan a mutual on-site measurement of the Space upon acceptance, not to exceed 45,708 ABOA SF
based upon the methodalogy outlined under the “Payment” clause of GSA Form 3517,

C. Rent is subject to adjustment based upon the final Tenant Improvement (T1) cost to be amartized in the rental rate, as agreed upon by the
parties subsequent to the Lease Award Date.

D. It the Government occupies the Premises for less than a full calendar month, then rent shafl be prorated based on the actual number of days
of occupancy for that monih.
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E. Rent shall be paid to Lessor by elecironic funds transfer in accardance with the provisions of the General Clauses. Rent shall be payable to
the Payee designated in the Lessor's Central Coniractor Registration (CCR). If the payee is different from the Lessor, both payee and Lessor must be
registered in CCR.

F. Lessar ghall provide ta the Government, in exchange far the payment of rental and other specified consideration, the following:

1. Theleasehald interest in the Properly, 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;

G. Parking shall be provided at a rate of $¥0¢perparking-epace-permenth-{Structtire}and $0.00 per parking space per month (Surface).
1.04 BRCKER CCMMISSION AND COMMISSION CREDIT (JUN 2012)

A Jones Lang LaSalle (Broker) is the authorized real estate Braker representing GSA in cannection with this Lease transaction. The total
amaunt of the Commission is and is earned upon Leasa execufion, payable according to the Commission Agreement signed between
tha iwo parties. Only of the Commission, will be payable to Jones Lang LaSalle with the remaining [ vhich is the
Commissicn Credit, to be credited to the shell rental portion of the annuat rental payments due and owing to fully recapture this Commission Credit.
The raduction in shell rent shall commence with the first month of the rental payments and cantinue until the credit has been fully recaptured in equal
monthly installments over the shorlest 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 recaptuwre fully this Commission Credit. The raduction in shell rent shall commenge with the first month of the rental payments and

continue as indicated in this schedule for adjusted Monthly Rent:
Month 8 Rental Payment $233,196.27 minus prorated Commission Gredit of [ B}l <ov='s I acivsted 8" Month's Rent.*

Month & Rental Payment $233,196.27 minus prorated Commission Credit of | N JEEE cov='s I adiusted 8" Month's Rent.*
*Subject to change based on adjustments cutlined under the paragraph "Rent and Other Consideration.”

1.05 FERMINAHON RIGHTS{AUG 2011} INTENTIONALLY DELETED

1.07 DOCUMENTS INGORPORATED IN THE LEASE (JUN 2012)

The following documents are attached to and made part of the Lease:
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_No. oF
DOCUMENT NARE PAGES EXHIBIT
FLOOR PLAN(S) 4 A
PARKING PLAN 1 B
FACILITY SECURITY LEVEL || REQUIREMENTS B =
GSA FOrRM 35178 GENERAL CLAUSES 46 B
GSA FoRrM 3518, REPRESENTATIONS AND CERTIFICATIONS | 10 =
GSA FORM 1217, LESSOR'S ANNUAL COST STATEMENT T - -

1.08 TENANT IMPROVEMENT RENTAL ADJUSTMENT (SUCCEEDING) (SEPT 2011)

The Government may elect to make lump sum payments for any or all work covered by the Tenant Improvement (T1) scope. That portion of the rental
payments atiributable to amortization of the Tis shall be reduced accordingly. At any time after accupancy and during the firm term of the Lease, the
Government, at its sole discrelion, may elect to pay lump sum for any part or all of the remaining unpaid amortized balance of the Tis. I the
Government elects to make a lump sum payment for the Tls after occupancy, the payment by the Government will result in a decrease in the rent
according o the amortizatlon rate aver the remalning Firm Term of the Lease.

1.09 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
20.87 percent. The Percantage of Occupangy is derlved by dividing the total Government Space of 52,349 RSF by the total Building space of 284,367

RSF.
1.10 ESTABLISHMENT OF TAX BASE (JUN 2012}

The Real Estate Tax Base, as defined in the “Real Estate Tax Adjustment” shall be set in accordance with Section 2.07, Real Estate Tax Adjustment.

1.11 OPERATING COST BASE (AUG 2011)

The parlies agree that for the purpose of applying the paragraph titled "Operatlng Costs Adjusiment” that the Lessor's base rale for operating costs
shall be $10.78 per RSF {$639,782.22/annum).

112 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 lsased Premises prior to expiration of tha term of the Lease, the operaling cosis paid by the Government as part of the rent shall be reduced
by $1.75 per ABOA SF of Space vacated by the Government.

1.13 HOURLY-OVERTIME HVAC RATES (AUG 204 INTENTIONALLY DELETED

114 24-HOHR-MVAC REQUIREMENT(ARR 244} INTENTIONALLY DELETED

1.15 BUILDING IMPROVEMENTS (JUN 2012)

The Lessor shall complete the folfowing additional Building improvements within 120 calendar days of the Lease commencing:

A.  Seoe the Facility Security Level Il Reguirements made a part of this Lease; shatter-resistant window protection is a tenant improvement cost.
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