LEASE NO. GS-04P-LTN60195 Global Laaso

GSA FORM L100 (10/2018)

This Lease Is made and entered into between
Boyle 959, LLC

(Lessor), whose principal place of business s 5800 Poplar Avenue, Sutte 100, Memphis, TN 38118-3800, and whose interast in the Property described
herein Is that of Fee Owner, and

The United States of America

(Govemment), acting by and through the designated representative of the Genesal Services Administration (GSA), upon the terms and conditions set
forth herein,

Wiinesseth: The parties hereto, for the consideration hereinafter mentioned, covenant and agree as foliows:

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

959 Ridgeway Loop Road
Memphis, TN 38120-4043

and more fully described In Section 1 and Exhibit A, togather with rights to the use of parking and other areas as sat forth herein, to be used for such
purposes as determined by GSA.

LEASE TERM

To Have and To Hold the sald Premises with its appurienances for the term beginning on November 1, 2017 and ending on October 31, 2027,
subject to termination and renewa! righis as may be hereinafter set forth.

In Witness Whereof, the partles to this Lease evidence their agreement to all terms and conditions set forth herein by their signatures below, to be
effactive as of the date of deilvery of the fully executed Lease to the Lessor.

FORT -

Name: Mark la 'fo £ Nama: Shentise C. Mangham

Title: Exeevhve o Pf e, JG"‘L Titls: Lease Confracting Officer

Entity Name: Doyle 159 L LL C General Services Administration, Public Buildings Service

Date: 12 /os/ o] Date: /#diﬁ?'_ -

"I
;rne: ?mb_. v .j Qu{%

Title: Propert, M LS
Date: 12 Jos/001]

The information collection requirements contained in this Solicitation/Contract, that are not required by the regulation, have been approved by the Offica
of Managemaent and Budget pursuant to the Paperwork Reduction Act and assigned the OMB Control No. 3080-0163.
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SECTION1  THE PREMISES, RENT, AND OTHER TERMS

1.01 THE PREMISES (OCT 20116)
The Premises are described as follows:

A Otfice and Related Space: 12,306 rentable square feet (RSF), yielding 10,784 ANSYBOMA Offica Area (ABOA) square fest (SF) of office and
related Space located on the 1* floor(s) and known as Sulia(s) 100, of the Building, as dapicted an the floor plan(s) attached herato as Exhibit B.
B. Common Area Factor: The Common Area Factor (CAF), defined under Section 2 of tha Laasa, is astsblished as 14.0 percant. This factor,

rounded 10 the nearest whole percentage, shall be used for purposss of rental adjustments in accordance with the Payment Clause of the General
Clauses.

C. Unleas otherwise noted, the Government accepts the Premises and tenant Improvemaents in thelr existing condttion, except where
specifications or standards are contained elsewhers in this Lease. These standands include security improvements, Fire Protection and Life Safety
requirements, ABAAS compliance, as well as compliance with all local codes and ordinances. Such acceptance by the Government of existing Premises

shall not relleve Lessor of continuing obligations tor cleaning, janitorial, maintenance, repair, etc. as get forth In the Lease paragraphs and atiached
General Clausas.

102  EXPRESS APPURTENANT RIGHTS (SEP 2013)

Tha Govemment shall hava tha non-axclusive right to the use of Appurienant Areas, and shell have the right to post Rules and Regulations Goveming
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 conelstant with Lessor's standards. Appurtenant to the Premises and included in the Lease are rights to use the following:

A. Parking: 20 surface parking spaces as depicted on the plan attached hareto as Exhibit €, rasarved for the exclusive use of the Govemment.

In eddition, the Lessor shall provide such additional parking spaces as required by the applicable coda of the local govemment entity having jurisdiction
over the Property.

B. 5 gvices: (1) Space located on the roof of the Bullding sufficiant in siza for tha installation
and placement of tslecu'nmurﬂcaﬁons aquipmem (2) tha right to access the roof of the Building, and (3) use of all Building areas {e.g., chases, plenums,
etc.) necessary for the use, oparation, and maintenance of such talecommunications equipment at all times during the term of this Leasa.

109 RENT AND OTHER CONSIDERATION (OCT 2018)

A The Govemment shall pay the Lessor annual rant, payable in monthly installments In arrears, at the following rates:
FiAm TERM Firsa TERM NON-FIRM TERM
1VINT7 - 1130017 1200117 - 10/31/22 11/01/22 - 10431427
ANNUAL RENT ANNUAL RENT ANNUAL RENT
SHELL RENT' $0.00 $156,652.84 _ $221.243.90
OPERATING CO3T5? $0.00 $79.603.18 $79,602.16
TENANT IMPROVEMENTS RENT? $0.00 $128,081.67 $0.00
BUILDING SPECIFIC AMORATIZED CAPITAL

(BSACY §0.00 $0.00 $0.00
PARKING COSTS® $0.00 $0.00 $0.00

ToOTAL ANNUAL RENT $0.00 $364,317.67 $300,847.06

1Shall rent calculatian:
(Firm Tanm) $12.730828 per ASF multiplied by 12,305 RSF;
{Mon-Flrm Tenm} $17.98 per ASF multiplled by 12,305 RSF,
*0Oparating Costs reni calculation: $6.469172 per RSF multiplied by 12,305 ASF:
Tenant Improvements of $552,005,16 ara amortlzed at a rale of 8.00 percent per annum ovar 5 ysars;
4Bullding Specific Amorized Capilal (BSAC) of $0.00 are amortized at a rate of § percent per annum over 0 yaars;
*Parking Costs shall be $0.00 per space per month.

B. In Instances where the Lessor amortizes either the T or Bullding Specific Amortized Capital (BSAC) for a period exceeding the Firm Tamn of
{he Lease, should the Govemment tenminate the Lease aftar the Finn Term or does not atherwise renew or axtand the term beyond the Firm Tam, the
Govemmaent shall not ba liable for any costs, including unamortized costs bayond the Firm Temn.

C. Rent Is subject to adjustment based upon a mutual on-site measurement of the Space upen acceplance, not to exceed 10,794 ABOA SF
based upon the methodology outiined under the “Payment” clause of GSA Form 3517
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D. Rent is subject to adjusiment based upon the final Tenant Improvement (T} cast to be amertized in the rental rate, as agreed upon by the
pariies subsequent io 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.
E Rent shall be paid to Lessor by electronic funds transfer in accordance with the provisions of the General Clauses. Rent shall be payable lo

the Payee designated by the Lassor in the System for Award Managemant (SAM). i the payee is different from the Lassor, both payee and Lessor must
be registered and active in SAM.

G. Lessor shall provide to the Government, in exchange for the paymant of rental and other specified consideralion, the following:
1. The leasehold interest in the Property described herein in the paragraph enlitled “The Premises.”
2. All costs. expenses and fees 1o perform the work required for accaptance of the Premises in accordance with this Lease, including

al! costs for labor, materials, and equipment, professional fees, contraclor lees, attorney fees, permit fees, inspection fees, and similar such fees, and
all related expenses.

3 Performance or salisfaction of all other obligations set forth in this Lease, and all services, utiities, and maintenance required forthe 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,
madifications, repairs, replacements, and impravements required to be mada thereto to meet ihe requiraments of this Lease.

H. In accordance with the Lease negoliations, the Lessor has offered free rent to the Government for the first {157} month of the Lease. Therefora,
the first (1*') month of the Lease shall be provided al no cost (o the Government.

1.04 BROKER COMMISSION AND COMMISSION CREDIT (OCT 2016)

amouni of the Commission | and is eamed upon Lease execution, payable according to lhe Commission Agreement signed between the
Lessor and Broker. Perthe mission Agreemant between Lessor and Broker, Public Properties will be paid on the lotal agaregale leasa valus of
shell and operating costs. Onl of the Commission will be payable to Public Properties, LLC with the remainin“ which Is the
Commission Credit, to be credited lo the shell rental portion of the annuat rental payments due and owing to fully recaplure this Commission Credit. The
reduction In sheil renl shall commence with the firsl month of the rental paymants and continue until the credit has been fully recaptured in equal monthly
installmenis aver the shortest time practicable,

A Public Properties, LLC iBroker) Is the authorized real estale Broker representing GSA in connection with this Lease transaction. The total

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 recaptura fully Ihis Commission Credit. The reduction in shell rent shall commence with the first month of the rental payments and continue
as indicaled in this schedule {er adjusted Monthly Renl;

Month 2 Rental Payment $30,362.81 minus proraled Commission Credi of [ <cva's I sdjusted 2nd Month's Rent,**

‘Public Properties commission Is exclusive of lenant improvements.
** Subject lo change based on adjusiments oullined under the paragraph “Rent and Other Consideration.”

1.05 TERMINATION RIGHTS (OCT 2016)

The Government may terminate this Lease, in whole or in parts, at any tima effective afler the Firm Term of this Lease, by providing nol less than 90
days' prior written nolice fo the Lessor. The effective date of the termination shall be the day following the expiration of the required nolice period of the
lermination date set {orth in the nolice, whichever is [ater. No rental shall accrue after the effective date of {ermination,

1.08 INTENTIONALLY DELETED

1.07 DOCUMENTS INCORPORATED IN THE LEASE (OCT 2016)

The lollowing documents are attached to and made part of the Lease
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DOCUMENT NAME
PLANNED URBAN DEVELOPMENT (PUD) MaAP
FLOOR PLAN{S)
PARKING PLAN(S}
AGENCY REOUREMENTS
SECURITY AEQUIREMENTS ~ LEVEL 2
SECURITY UNIT PRICE LIST
(GSA FORM 35178 GENERAL CLAUSES
GSA FORM 3518-SAM, ADDENDUM TO SYSTEM FOR
AWARD MANAGEMENT (SAM) REPRESENTATIONS AND
CEATIFICATIONS (ACQUISITIONS OF LEASEHOLD INTERESTS
I AEAL PROPEHRTY)
SEISMIC BUILDING IMPROVEMENTS 1 [

§

EXHBIT

m-ug---L

CHTIMOIO W] >

oy
o

1.08 TENANT IMPROVEMENT RENTAL ADJUSTMENT (OCT 2018)

A The Tenant Impravemant Allowance (T1A) for purposes of this Lease Is $51,14 per ABOA SF. The TIA Is the amount that the Lessor shall make
avallable for the Govemment to ba usad for Tis. This amount Is amartizad In the rent over the Firm Term of this Lease at an annual intsrest rate of 8.0 percent.

B. The Govemment, at its sole discretion, shall make all declslons as to the use of tha TIA. The Government may use all or part of the TIA. The
Govemment may retum to the Leasar any unused portion of the TIA In exchenge for a decreass in rant according to the agreed-upon amortization rate
over the Firm Term.

C. The Governmant may elect to make lump sum payments for any or all work coversd by the TIA. That part of the TIA amortized In the rant
shall be reduced accordingly. Atany time after occupancy and during the Firm Term of the Lease, the Govemmert, at its sole discration, may elect to
pay lump sum for any part or all of the remalning unpald amortized balance of the TIA. If the Govermnment elacts fo maka a lump sum paymant for the

TIA afier occupancy, the payment of the TIA by the Government will result in a dacrease In the rent according to the amortization rate over the Firm
Term of the Lease.

D. If it is anticipated that the Govemment will spend more than the Idantified T1A, the Govamment may elect to:
1. Reduce the T requirements;
2. Pay lump sum for the overage upon substantial completion in accordance with the “Accaptance of Space and Coerifficate of

Occupancy” paregraph;
Negotiate an increasa in the rent.

1.08 TENANT IMPROVEMENT FEE SCHEDULE (JUN 2012)
For pricing Tl costs, the following ratas shall apply ler the initisl bulid-out of the Space.

INmat
Bui.o-Out
ARCHITECT/ENGINEER FEES ( § PER ABOA SF OR % OF T1 CONSTRUCTION COSTS) $0.00 0R 0%
LESSOR'S PROUECT MANAGEMENT FEE (% OF TI CONSTRUCTION COSTS) 0%

1.10 INTENTIONALLY DELETED
1.1 INTENTIONALLY DELETED

112 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT {(OCT 2016)

As of the Lease Award Date, the Govemment's Parcentage of Qccupancy, as defined In the "Real Estate Tax Adjustment” paragraph of this Lease is
38.0 percent. The Percentage of Occupancy Is derived by dividing the total Government Space of 12,305 ASF by the total Bullding space of 32,411
RSF. The tax parcel number is 0800230A000360.

1.13 INTENTIONALLY DELETED

1.14 OPERATING COST BASE (OCT 2016)

The partles agres, for the purpese of applying the paragraph titled "Operating Costs Adjustment,” that the Lessor’s base rate for operating costs shall
be $6.468172 per RSF
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1.15 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES (SEP 2013)
In accomance with the paragraph entitied "Adjustment for Vacant Premises,” if the Gavernment falls to accupy or vacates the entire or any portion of the
Premisas prior to explration of tha tarm of the Lease, the operating costs paid by the Government as part of the rent shall be reduced by $2.00 per
ABOQA SF of Space vacated by the Govemment.
1.16 HOURLY OVERTIME HVAC RATES (OCT 2016)
A, The following rates shall apply In the epplication of the pamgraph titied *Overtima HVAC Usage:"

= $15.00 per hour for the entire Space.

B. Thers s o overtima charge during the following weekend hours:
Saturday: 8:00 AM through 12:00 PM

117 INTENTIONALLY DELETED
1.18 INTENTIONALLY DELETED

1.19 HUBZONE SMALL BUSINESS CONCERNS ADDITIONAL PERFORMANCE REQUIREMENTS (MAR 2012)

It the Lessor is a quafified HUBZone small business concarn (SBC) that did not walve the price evaluation preferance then as required by 13 C.,F.R.
126.700, the HUBZone SBC must spend at least 50% of the cost of the contract Incurmed for parsannel on its own employees of employees of othar
qualified HUBZone SBC's and must meet the performance of the work requiraments for subcontracting in 13 CF.A. § 125.8{c). i the LessorIs a
HUBZone [oint venture, the aggregats of the quallfied HUBZone SBC's to tha joint venturs, not each concem separately, must parformn the applicable
parcenlage of work required by this clause.
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