STANDARD FORM 2

FEBRUARY 1965 EDITION
GENERAL SERVICES L.S. GOVERNMENT

ADMINISTRATION LEASE FOR REAL PROPERTY
FPR (41 GFR) 1-16.601

DATE OF LEASE 6 /[ 7/0(:! teaseno  GS-01B-04590 Neg.

TIHS LEASE, made and enfered into this date by and between One Wall Street, LLC
whaose address is /e Brady Sullivan Propenties

670 N. Commercial Street

Manchester, NH 03101

and whose interest in the property herginafier described is that of owner hereinafter called the Lessor, and the UNITED STATES OF
AMERICA. hereinalter called the Government:

WITNESSETH: "Fhe parties hereto for the consideration hereinafter mentioned, covenant and agree as foliows:

1.I. _ESSOR HERTBY I.EASES TO THE GOVERNMENT AND THE GOVERNMENT HEREBY LEASES FROM THE
LESSOR THE FOLLOWING DESCRIBED PREMISES: An arca of 9,667 Rentable (7,904 BOMA Office Area) Square
Feet (RSFY. with a Common Area Factor of 22.31%, of office and general purpose space located on the 2nd floor of the
building located at One Wall Street, Manchester, NH, 03101 {hereinafter the “Building™), and identified on the plan entitled
“Floor Plan™ and artached hereto as Exhibit A and hy this referenee made a pert hereof; all parking, all improvemnents and al}
amnenities being collectively hercinafier referred to as the “Premises”™ or the “Leuased Premises”, all of which are leased to the
Government together with any and all appurlenances, righbts, privileges and cascments now or hereafier bencfiting, belonging
or appertaining thereto, including without limitation usc of all common arcas and facilitics, and rights of ingress and egress

to the Building. the Leased Premises and all common arcas and appurtenances, to be used for generat Govemment purposes
as detennined by the General Services Adminisiration.

2. TERM: TO HAVE AND TO HOLD the sa1d Premises with their appurienances for a term of 1en (10) years commencing on
the next business day, excluding Sawrdays, Sundays and Federal Helidays, following the Delivery of the Leased Premises
1o full compliance with the terms and conditions of Paragraph 7 hereof (the “Commencement Date™}, and ending ten (10)
yeurs thereafter, unless extended or sooner terminated as provided herein or as may be allowed at law or in equity (the
“l.ease Term™). Upon actual determination of the Commencement Date, and consequently the Lease Term, the Lessor and
the Government shall confirm in writing the Commencement Date and the Termination Date of the Lease and the

(overmment’s acceptance of the Leased Premises by execution and delivery of a Supplemental Lease Agreement.

3. TERMINATION RIGHT: THF GOVERNMENT MAY UERMINATE this Lease in whole of in pant at any time on or afier
the last day of the seventh (7%) year by giving at least sixty (60) days prior notice in writing 10 the Lessor and no rental shall
accrue after the cffective date of termination. Said 60-day peried shall be computed commencing with the day after the date
of mailing of the notice by the Government

4. REMNEWAL-GRVIEMN (intentionally deleted)

5 THE GOVERNMENT SHALI PAY to the Lessor, commencing on the Commencement Date and in accordance with
Parugraph 20 of the General Clauses of the Lease, rent as foltows:

Years | through 70 Annual rent of $286,626.55 calculated at $36.26 per BOASF and payabte at the rate of $23,885.55
per month, in arrears and,

Years 8 through 10: Annual rent of $223,693.01 catculated at $28.30 por BQASFE and payable at the rate of
$18.641.13 por month, in arrcars, via Electronic Funds Transfer to:

One Wall Street, L1L.C
£70 N. Commerciz] Street
Manchester. NH 03101

Rent tor a fesser period shall be prorated on a per diem basis. The Government shall have the right to two {2} reserved parking
spaces located m the bulding’s parage, marked as reserved for use solely by the Government, at no additions] charge. Lessor
hereby shall provide up 10 28 additenal spaces for use by Government empioyees in the parking garage located at 1000 Elm
Street at a cost 0 $340 per year per space as deemed necessary by the Government.
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6. THE LESSOR SHALL FURNISH TO THE GOVERNMENT, for the stated rental consideration specified in
Paragraph 5 aboye and at ne [urther cost or expense w the Government, the following:
(a} The Leased Premises, and all appurtenances, rights and privileges as described in Paragraph | hereof,
(b) All egquirements including, but not limited to, all services, utilities, compliance activities and effors, alterations,
tmprovements, build-out (except for lump sum reimbursable items), and maintenance, repair and replacement
requirements, all as specified in or contemplated by Soficitation for Offers 7NH2010. dated 7/23/2008
(hereinafter, the *SFO™), attached hereto and by this reference made a pan hereof,
{c) All construction in accordance with the SFO, including, without limitation, all provisions of the Architectural
Finish Section of the SFO and the Approved Government Layout Drawings.
{d) All provisions and specifications of the Lessor's Best and Final proposal dated 10/24/2008 (revised 3/11/200%9),
submitted in response to the SFO and the Government’s request for Best and Final Offers including but not limited to:
(i) Construction of a handicapped accessible ramp along the Wall Strect side of the building with entry at grade into the
side entrance of the building as shown in Exhibit C
(i1} Installation of garage entry gates and enciosure of all other vehicular entry points as shown in Exhibit I
(c) All services, including, without limitation, construction drawings and specifications, engineering and
architectural services, and all permitting and approval requirements as are necessary to effect the construction
and delivery of the Leased Premises in accordance with the requirements described herein; and
(N All rights, reservations of rights, privileges and the {ike specified in, described by, or contemplated by this Lease.

7. INREFERENCE TO BUILDOUT AND DELIVERY of the Leased Premiscs, the Lessor agrees to the following:
{2} In no event shall the Leased Premises be deemed 10 be ready for occupaney unless the same shall comply fully with ali
provisions ol this Lease, including, but not limited to, the substantial completion of all improvements, requirements and
construction in accordance with the specifications contained in this Lease, the SFO and the Approved Government Layout
Drawings as referenced in Paragraph 6 above and aill documents referenced in such SFO and this fease.
{b) The phrase “substantial completion™ (or “*substantially complete”) shall mean that all work necessary to deliver the
Lcased Premises in accordance with gach and every requirement and specification of this Lease, and all other appurtenant
things necessary for the Gevernment’s access to the Leased Premises and the full occupancy, possession, use and cnjoyment
thercof, shall have been completed or obiained, inciuding, without limitation, all required reviews, approvals, consents and
permnits (including a final certificate of occupancy for the entircty of the Lease Premises allowing occupancy for each of the
uses deseribed in and by this Lease), excepting only such minor matters as do not interfere with or diminish such access,
oCcupancy, possession. use or enjoyment. Further, as Lessor is aware, the security of the Leased Premises is of pararnount
concern to the Government and in no event will the Leased Promises be deemed “substantially complete” or ready for
occupancy unless the sceurity system for the Leased Premises is fully operational, as determined by the Contracting Officer.
(c) The Lessor hereby agrees that, as regards delivery of the Leased Premises te the Government ready for
veeupaney (hercinafier, “Delivery™):
{i} Time is of the essence.
{iiy Lessor shall effect Delivery on (hat date per SFO Section 3.13 “Censtruction Schedule,” following delivery of the
Approved Government Layout Drawings the Government to the Lessor (hereinafler the “Delivery Date™),
{iiyLxcept with regard to such “Punch List™ items as may be tdentified in the Acceptlance Notice as defined in Paragraph
7{c){v) hereof, it is a condition preeedent to Delivery that all construciion required under this Lease shall be substantially
complete and comply with the requirements of FAR 52.246.12 and 2} and GSAR 552.246-72 (hcreinafier, the
“Regulations™), attached hereto and by this reference made a part hereof, and all drawings, plans and specifications
referenced in Paragraph 6 and that the Leased Premises otherwise fully comply with the requirements of this Lease.
(iv) As required under the Regulations, not less than ten (10) calendar days prior 10 the date on which the Leased
Premises will, in the |.essor’s reasonable, professional opinion, be ready for eccupancy by the Government (the
“Proposed Readiness [Date™), the Lessor shall deliver te the Gevernment written notice of said Proposed Readiness Date.
Unless the Contracting (fTicer determines that the Leased Premises are not ready for inspection, not more than ten {10)
calendar days following the Proposed Readiness Date, the Government shall commence inspection of all construction
required under this [Lease for compliance wilh the Regulations, the plans and all terms and conditions of this Lease
{hereinafter, the “Compliance Inspection™),

(v} It is a further condition precedent to Delivery hercunder that a satisfactory Compliance Inspection shall have been
compicted by the Government, and the Contracting Officer shall have delivered to the Lessor, written notice of the
Government’s acceptance of the Leased Premises as ready for occupancy (an “Aeeeptance Notice™), together with a
Punch List or lists as contemplated in Paragraph 7(d) below, if applicable.
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8.

9.

(vi) Lessor’s failure to deliver the entire Leased Premises substantially complete and ready for occupancy, as defined in
this Paragraph 7, on the Delivery Date,shall be deemed to be an event of default pursuant (o the Default in Delivery clause
of this l.ease, Paragraph 11 of GSA Form 3517, General Clauses of this Lease (the “General”Clauses™), attached

hereto and by this refercnce made a part hereof.

(vii} Government acceptance of the Leased Premises pursuant o the Compliance inspection is an avknowledgment
of the completion of the work inspected, but is not acceptance of conditions which cannat be fairly discoverced until afier
the Government Lakes full operational eccupancy, an acceptance of Intent defects, a waiver of on-going compliance with
performance-based specifications, standards and requirements, or a certification of compliance with laws, regulations or
other approvals o1 requirements. Lessor shall remain fully responsible for all of these, and shall correct any conditions at
its sole cost and expense upon written notice from the Government,
(viir} Government review of Lessor-preparcd and submitted construction drawings and subsequent comments on same,
does not constitute & deviation from any provision, condition or requirement of this Lease unless specifically identified as
such in writing by the Contracting Olficer.
(d) If the Government accepts the Leased Premises as ready for occupancy and the Leased Premises are substantially
complete but not fully complete, then the Government will provide to the Lessor alter the Comptliance Inspection
a Punch List of Items remaining to be completed for atl interior spaces in the Building (the *Interior Puneh List [tems™).
Lessor and the Government agree that in the event that the Interior Punch List [tems have not been completed within 30 days
after the date the Government decms the Leased Premises ready for occupancy, the Government shall have the right to
withhold from payments of rent due a sumn of money equal to one and one-half imes the estimated cost of completion of
the outstanding interior Punch List Yiems. Upon completion of the Interior Punch List llems, any sums retained by the
Government te cover the Interier Punch List ltems shall be promptly paid 1o the Lessor.  If Interior Punch List Tiems are not
fully completed within 120 days afler the date the Government deems the Leased Premises ready for occupancy, the
Govemment may exercise its rights under Paragraph 15 of the General Cluuses of the Lease and may avail itself of any other
rewiedy available to the Government at law or in equity.
(e) Lessor shall promptly notify the Government Contracting Officer of any inconsistency among ot between any of the
documents referenced herein, and the Contracting Officer shall promptly determine which shatl control.

IFREE RENT AND BROKERAGE COMMISSION: In accordance with paragraph 1.13 of the SFO, “Broker Commission and
Commission Credit”, Studley, Inc. (“Studley”) is the authorized real estate broker representing GSA in connection with this lease
transaction. The Lessor and Studley have zgreed to a cooperating lease commission of [ of the firm term value of this lease
{“*Commission™ The total amount of the Commission is - In accordance with the "Broker Commission and
Commissicn Credit” paragraph of the S$FO, Studley has agreed to forego [ of the Commission that it is entitied to receive in
connection: with this lease transaction ("Commission Credit"). The Commission Credit is [ to be paid upon lease
commencement and the remaining [ #? be paid to Studley, Inc upon lease execution,

The shelf rental portion of the annual rental payments (3163,854.61 or $13,654.55 per month) due and owing under Paragraph 5 of
this lease shall be reduced to fully recapiure this Commission Credit. The total reduction in shell rent related to the commission
credit is |l #nd shall commence with the first month of the rental payment and continue through the fifth month of the
lease term as indicated in the following schedule of adjusted Monthly Rent:
s First Monih’s Rental Payment of $23,885.55 minus prorated Commigsion Credit of [ «v2's I 2djvsted
First Month's Rent
«  Second Month's Remtal Payment of $23,885.55 minus porated Commission Credit of || R ccvzs N
adjusted Second Month’s Rent
»  Third Month's Rental Payment of $23,885.55 minus prarated Commission Credit of [ «<va's I «jvsted
Third Month’s Rent
«  Fpurth Month's Rental Payment of $23,885.55 minus prorated Commission Credit of [ cav's N
adjusted Fourth Month’s Remt
«  Fifth Month's Rental Payment of $23,885.55 minus prorated Commission Credit of [N «vo's I 2<justed
Fourth Month’s Rent

THE GOVERNMUNT SHALL HAVE THL RIGIT but nut the obligation, &t its sole option and ¢xpense, 1o remove at any time
during the term of this Lease any speciat equipment installed by Lessor for which Lessor was directly reimbursed by the
Government as referenced above, unless such ftem is a fixture integral 1o the operation of the Building; in no event shall the
toliowing be considered fixtures integral 1o the vperation of 1he Building: roof entenna(e) and/or dishes, security cameras and
montors.

- THE GOVERNMENT AT ITS GWN EXPENSE shall be responsible for providing and installing telecominunications,

computer cable, conventienal fumniture, systems furniture and certuin special equipment prios to acceptance and
occupancy of the Leased Premises. Qutside contractors may be hired by the Gpvernment to perform this work, The
Lessor shall allow early access to the Leased Premiscs as needed 1o inspect, measure, deliver and install such furniture,
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components, infrastructure and/or equipment at no cost or expense 1o the Government o its contractors, Lessor shall provide
advance construction scheduling which shall allow sufTivient time for successful completion of the waork or installation of furniture,
components infrastructure andlor equipment,

Lessor shall work closely with the Government and Gavernment contractors to coordinate scheduling of such work or installation at
the appropriaic stage(s) of construction. In no cvent shall any such early entry or access be deemed to he an acceptance of the space
or the work performed at that point, nor shall any such early entry or access he deemed to in any way o have accelerated the
Commencement Date for any purpuse,

. TAX ADJUSTMENTS: The percentage of Guvernment cccupancy of the Building for real estate tax purposes is agreed to be

135.617% (9,667 R3F / 61,900 RSF).

. JPERATING CQS1S8: Referencing Paragraph 3.4 “Operating Costs™ of the SFOQ, the base rate for the cost of services (hereinafier,

the *Qperating Costs Base™) shall be $59,839.00. This operating cost base shal! be subject to annual adjustment as provided for in
Paragraph 3.4 of the SFO entitled “Operating Costs™.

. VACANT PREMISES: Refcrencing Paragraph 3.10 “Adjustment for Vacant Premises™ of the SFO, provided that the Government’s

failure o oceupy all or any portion of the Leased Premises does not result from an event of default or failure to perform on the par
of L.essor which remains uncured beyond any cure period as may be provided in this Lease, if the Government fails to occupy all or
any portion of the Leased Premises or vacates the Leased Premises in whole or in part prior to the expiration of this Lease, rent for
such unoceupied portion of the {.eased Premises shall be reduced for the cntire vacancy pericd by $7.37 per BOASF. This rate
shall be subject to CP1 escalations (iFany). Any rental paid by the Government after acceptance of the Leased Premises as
described herein but prior to actual occupancy shall be Iess the cost for services and utilitics..

. OVERTIME USAGE: Referencing Paragraph 7.3 *Overtime Usage™ of the SF(), the Government shafl pay the Lessor for overtime

usape of heating, ventilation and air conditioning ordered in lull compliance with the requirements of said Paragraph 7.3, at the rate
of $60.00 per hour.

. CLIANGE ORDERS: Unless explicitly authorized in advance and in writing by the Contracting Officer, any additional supplies ar

services, or any change to the specifications, terms or conditions of this Lease (hereinafier a (hereinalter, a “Change Order™), shall
be deemed to be an unauthorized Change in Lease Terms or unauthorized Change Order. The Government shall not pay all or any
portion of the cost, charge or expense associated with any such unauthorized Chunge In Lease Terms or unautherized Change
Order, The Government's occupant lenant is not authorized to administer this Lease and the General Services Administation
assumnes no responsibility for any costs incurred by the Lessor except as provided hercin. All questions and issues pentaining to
this Lcase shall be referred to the Contracting Officer.

. REPRESENTATIONS AND WARRANTIES OF LESSOR The Lessor herchy teprescnts and warrants:

{«) That it has the right to cnter into and perform its obligations under this Lease and that it has taken all necessary aclion and
procured all necessary consents and granis ¢of authority pursuant to entering into this Lease,

(b) That nio censent, approval or authorization of any persen, including any governmental authority or other regulatory agency,
is required in connection with the execution or performance of this Lease ot the holding or use of the Leased Premises by the
Government.

{c) That (i) it has, or will have prior to the Commencement Date, all permits, centificates, licenses, orders, regisirations,
authorizations and other approvals (collectively, the “Pcrmits™) from ali federal, state and local governmental or regulatory
agencies, bodies, guthorities or other public or privale entitics which it is required to hold or which are reguired 10 be issued 1o
it, or which are necessary or desirabie for tease of the Premises to the Government for its contemplated uses; (i) that such
Permits constitute all of the Permits which it s required to hald or have received under the laws, rules and regulations
applicable to it or its business; (i4i) that i1 is in full compliance with all terms, provisions and conditions thereof; and (iv) that
all of such Permits are in full force and effect and none will lupse or be terminated, suspended or otherwise adversely affected
upon or by reason of the execution and delivery of this Lease.
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17, SATCLLITE DISH/ANTIENNA: The Government reserves the right to install additional satellite dishes or antennug at or on the
Lcased Premises &t any time during the term of this Lease (as the same may be extended or renewed). All rights and privileges
of the Government so install, use and access satellite dishes, antennas and/or related equipment are considered to be reguirements
of this Lease and shall be at no additional rent, charges, fees or costs 1o Government per Paragraph 6.13 of the SFO.

18. NQTICES: All notices and other communicalion which is required or permitted by this Lease shall be in writing and delivered
by personal service, sent by registered or certilied first class US mail, posiage prepaid, properly addressed, or by regular
overnight delivery service such as Federal Express,, il intended for the Lessor to Mr. Charles Panasis, Director of
Commercial Real Estate at the address (trst set forth above, ar as lollows:

One Wall Street, L1.C

¢/o: Brady Sullivan Propertics
670 N. Commercial Street
Manchester, NH 03101

and i’ intended for the Gevernment, to the below-named Contracting OfMicer at the Tollowing address:
Steven Smith. Contracting Officer

Generai Services Administration Public Buildings Service
10 Causeway Street, Room 900
Boston MA 02222

or to such other address as shall be given in writing by any party to the other.

19 IENANT [IMPROVEMENT ALLOWAMCE: Referencing Paragraphs 1.10 & 1.11 of the SFO, Lessor has included in the rental
rate a Tenant Improvemnent (TI) Allowance in the amount of §325,960.96 calculated at $41.24 par BOMA Office Area Square
Foot. and amontized vver seven (7) years at the rate of nine (9%) pereent. The Government may return to the Lessor any unuscd
portion ol the TT Allowance in exchange for 2 deetease in rent according (0 the amnonization rate and the Lessor and the
Government shall confirm snid rental adjustment, if any, in writing by ¢xceution of & Supplemental Lease Agreement. Lessor
and {iovernment also agree that the TI Allowance shall he tully amortized at the end of the seventh year ol the Lease Term.

20, CHANGE OF OWNERSHIP: If during the term of this Lease, including extensions, title 1o this property is transferred

1o another party by sale, forcclosure, condemnation, or other transaction, the Lessor (transferor) shall promptly notify the

Contracting Officer of said transfer. The following information shall accompany notification:
(a) Cenified copy of the deed transferring title to the propenty {rom the lessor 1o the new owner,
{b) lefier from the new owner assuming, approving, and agrecing to be bound by the terms of this Lease;
{c) Letter from the Lessor waiving all rights under this {.ease against the Government up to the effective date of transfer;
td) New owner's full legal name. If ownership is held in a Corporation, indicate Stale of incorporation; if a2 Partnershtp, list
all partners; if a Limited Parinership or Limited Liability Corporation/Company, list all general partners or members and
identify under which State the partnership or LLC was ercated, if a Trust, give names of all trustees and recording date of
Trust,

All foregoing information must be received by the fifteenth day of the month in which the transter of title will be

effected, The rent for that montk, adjusted in accordance with the effective date of transter, will be processed (o the

transteror, and the initizl rental payment to the transferee, will be processed on the first day of the second moath

following the transfer of title. If the notification of transfer and related information is not received until the sixteenth day of the
month or later in which the transfer of title will be effected, the full contract rental for that month will be forwarded to the
transferor. Inthis instance, it will be the responsibility of both the transferor and the transferee to submit in conjunction with
other requested information, a letler of agreement regarding disposition of the monthly rent with respect 1o the effective date of
transfer. In any instance, failure to submit documentation required for a transfer of \itie will result in a stop payment of rent until
such time all documentation is received by the Contracting OTicer.
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21. RESTRICTION ON DISSEMINATION OF PLANS, DRAWINGS AND SPECIFICATIONS: Associated plans, drawings, or
spccifications provided under this Lease are intended for use by the Lessor, contractors, subcontractors and suppliers. In support of
this requirement, GSA requires Lessor to exercise reasonable care when handling documents relating to building drawings/plans,
securily equipinent, security equipment installations, and contract guard service, by the following means:

A. Limiting reproduction and/or dissemination of covered materials only to persons/parties related to this acquisition or

otherwise authorized to receive such information;

. Making every possible reasonable and prudent effort to prevent unauthorized disclosure of this information;

> Keeping accurate and detailed records as to the identity of persons having access to or receiving copies of plans,

drawings or specificaticns;

D. Continuing the efforts required above throughout the entirc term of this 1.case and for what specific time thereafler as

may be necessary; and

E. When need for documents has elapsed, destreying all copics.

@]

22 ATTACHMENTS: The following documents are attached hereto and by this reference made a part hereof:

. SFO TNH2010
. GSA Form 3517, General Clauses
. GSA Form 3518, Represcntations and Cenlifications
. Exhibit A - Floor Plan
Exhibit B — FAR 52.246-12, $2.246-2]1 and (GSAR 552.246.72
' Exhibit C ~ Handicap Accessible Entrance Ramp
‘ (. Exhibit D - Parking Garage Entry Gates

TmOnE»

I\ WITNESS WHEREOQF, the parties hereto have hereunto subscribed their names &s of the daic first above written.

LESS
ey S0y
T (Title)
l
! N PRESENC
L

| {Signature) PRINTED NAME OF WITNESS: (Address of Wilness)

UNITED STATES OF AMERICA GENERAL SERVICES ADMINISTRATION

(Official title)

STANDARD FORM 2 EXCEPTION TG 5F-2
FEBRUARY 1965 EDITION COMPUTER GENERATED FORM (10/91} APPROVED 8Y GSA / IRMS 12-89
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