U.S. GOVERNMENT LEASE FOR REAL PROPERTY 1. LEAST NUMDER
{(Short Forn) - GS-05I-18557

PART I - SOLICITATION/DESCRIPTION OF REQUIREMENTS (To he comipleted by Government)

A, REQUIRREMENTS

2. The Government of the Uinited States of Amerien is secking to lease approximately 3,593 rentable squave feet of office space located in
Madison, Wisconsin for eccupancy no Iater than February 22, 2002 for a term of ten (1) years, five (5) years firm. Rentable space mnst
yield a minimum of 3,124 to a maximam ot 3,593 square feet of ANSI/BOMA Office Arvea (ABOA) for use by Tenant for personnel,

furnishing, and equipment.
3 INITIAL OTFERS ARE DUE ON OR BEFORE CLOSL OF BUSINESS JANUARY 14, 2011,

B, STANDARD CONDITIONS AND REQUIREMENTS
4. The foliowing standard conditions and requirements shall apply to any premises olfered for lease (o the UNITUED STATES OF AMERICA (the GOVERMMENTY:

a. Space offeced must be in a quality building of sound and substantial construction mecting the Government’s requirements for (he intended use.

. The Lessor shall provide floor plans for the affered space and a valid Centiticate of Oecupancy Tor the intended use of the Government and shath mect, maintaio,
and aperate the boilding in confarmance with all applicable current (o5 of the date of this solicutation} codes and ardinances. 1f space i3 offerad in a building tn bhe
constructed for lease to (he Gavernment, (e building must be in compliance with the most recent edition of the huilding code, fire code, and ordinances adopted by
e jurisdiction in which the building is located.

c. OfTered space shall meet or be uppraded to meet the applicable egress requirements in Matiomal Fire Protection Assaciation {NFPAY 101, Life Safery Code o1 an
alternative approach ar methad for achieving a level ol safety deemed equivalent and acceptable by the Governmeot. Offered space localed below-grade, including
parking parage areas, and all areas referred 10 as "hazurdous ureas” (defined in NFPA 101) within the entire buitding {(inctuding nen-Government areas), shatl be
protected by an avtomatic’ sprinkler system or an equivalent level of safety. Additional antomatic fire sprinkler requirements will apply when offered space is located
on or sbove the 6" floor, Unrestricted aecess to a minimuim of two remote exits shall be provided oo each floor of Government accupancy. Scissor stairs shiall be
counted as only one approved exil. Open-air exterior (ire escapes will not be counted as an approved exil. Additional fire alanu system requirements will apply
when offered space is located 2 of more stories in heighl above the Towest level of exit discharge.

d. The Ruilding and the leased space shall be aceessible to persons with disabilities in accordance with appendices C and T of 36 CTR Part 1191 {ADBA Chaplers |
und 2 and Chapters 3 through 10 of the ADA-ADRA Accessibility Guidelines).

e. The leased space shall be free ol all asbestos contuiniog materials, except undamaged ashestos Nooring in the space or undamaged boiler or pipe insulation eutside

{he space, in which case an ashestos management program conforming to Bavironmental Protection Agency guidance shall be implemeoted. The space shall be free
of eiher hazardous materials and in complipnee with applicable Federal, State, and lncal enviroomental laws and regulations.

{ Services, ntilities, and maintenance will be provided daily, extending fiom 7:00 a.m. to 7:00 p.m. except Sawucday, Sunday, and Federal holidays. The Government
shall hiave access ta the leased space at all times, including the use of elecirical services, todlets, lights, elevators, and Government office machines withowt additional
payment.

. The Lessor shall complete any necessary alterations within ninety {90) working days alier receipt of approved layout drawings.

L. The Offeror must have an active repistration in the Central Contracior Registration {CCR) System {via the Intemet at htfp:/Amm.cor.govy prior 10 Jease award and

throuphout the Jife of the lease. To remain active, the Lessor must updale or renew its registration aanually. The Governiment will not process rent payments to
Lessors without an aclive CCR Registration. The Government will recognize no change of ownership of the leased premises until the new owoer registers in (he

CCR system.

5. SERVICES AN UTILITIES (To be provided by Lessor as part of reat)

B uEat TRASH REMOVAL [4] erevaToR SERVICE [2] morrial & REFLACEMENT [1 ot
FLECTRICTTY (<] ctiLep nRINKING WATER. ] wINDOW WASHING LAMPS, TUDES & DALLASTS {Speeily below)
B powsi Specint Gougs) AIR CONDITIONING £ ramnG FREQUENCY
B water it & Cold) TOILET SUPPLIFS [ career crpanme Space Five(Shyeurs
B snow novoval FANITORIAL SERY & SUPP Public Areas Three {11 yanrs

-

6 OTHER REQUIREMENTS
Offerors should also include the following with their offers:
. Three (3} structursd parking spaces
. 3626 Minimum Lease Security Standards (Attachment 1)
. 3626 Supplemental Lease Requirements (Attachment 2)

. Site Plan/Tloor Plan

7. NOTE: Al offers arve subject to the terms and conditinns outlined above, and elsewhere in this selicitation, including the Government’s Genernl Clanses
and Representations and Cerlifications.
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8. DASIS OF AWARD

@ THE ACCEPTADRLE OFFER WITH THE LOWEST PRICE PER SQUARE FOOT, ACCORDING TO THE ANSTTIOMA Z65.1-1996 DEFINITION FOR BOMA USABLE OFFICE AREA, WHICI
MEAMNS "THE AREA WIIRE A TENANT MORMALLY HOUSES PERSONNEL ARKD/OR FURNITURE, FOR WHILTE A MEASUREMENT 18 TO BE COMPUTED.”

D OFFER MOST ADYANTAGEGUS TO THE GOVERNMENT, WITiL T1E FOLLOWING EVALUATION FACTORS HEING
D KSIGHIFICANTLY MORE IMPORTANT THAN PRICE
D APPROXIMATELY EOAIALTO PRICE
D SIGNIFLCANTLY LESS IMPORTANT THAN PRICE
D (Listed in descending ordar, unless stawed olherwize):

GENERAL SERVICES ADMINISTRATIGN GSA FORM 3626 (REV. 4/2009)
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PART 11 - OFTER (To he completed by Offerar/Owner and remuain open tnti] lease awared)

A. LOCATION AND DESCRIPTION OF PREMISES OFFERED FOR LEASE BY GOVERNMENT

3 NAME AND ADDRESS OF RUNDING (fefde 2P Cocke) 2, LOCATION(S) N BUILDING
City Station Assaciates a  FLOGR(S) b KDOM NUMBER(S)
3 Suite 305
660 W, Washington Avenue
Suite 305
. SOFU 4 TYPE
Madisen, W1 53703-4703
RENTABLE 3443 IX] GENsRALOFRICE [ ovime pecint
-
ADos 3005 O wareiovse
Lanmwn Arca Factar, l | l

B TERM

3. To have and to hold, for the term cammencing on February 22, 2012 and continuing through February 21, 2022 inclusive. The Government may terminate this

i

lease i whole or in part at any time alter the [ifth (3" lease year, by giving at minety (90) days nolice s writing 1o the Lessor. No rental shall accrue afler the

effective date of termination. Said notice shall be compited commencing witlh the day aller the date of imailing.

C. RENTAL

4, Rent shall he payable in arrears and wilt be dig on the lirst wotkday of each month. When the date lor commencement of the lease falls afier the 15th day of the
monih, the imial rental payment ghall be doe on the first workday of the second month following the commencement date. Rent for a perind of less than a smanih
shiall be prorated.

5. AMOUNT OF ANNLIAY. RENT 7 IIVACOVERTIME | 8 FLECIRONIC FUNDS TRANSFER PAYMENT STIALL RE MADE TO (Naue amd Address)
$133,726.12 RATE PER HOUR City Station Associales
$20.50¢ = .
143 L. Badger Road, Suite 200

b RATE FER &ONTII

$11.143.84 Madison, WI 53713

Ga MAME AND ADTHXESS OF OAYNER fochudy ZIP vede. If regnested bvthe Goveramend amd the ivpce i o pactaership or joini venture, lei alf Ceneval Pariners, using a sepaake slieed, if necessory )

Ciry Station Associates, 145 12, Bacdger Road, Suite 200 Madison, W1 53713

9h, TELEPTIONE NUMDER OF OWNER 10, TYPE OF INTEREST IN PROPERTY OF PERSON SIGNING

I DWNER AUTHORTZER AGENT 7] OTHER gSpeciriy

l1b. TITLE OF PERSON SIGNING

Sole member, IMA Property Management and Manager

'bﬁzﬂ»

- AWATRD (To he completed by Gaversment)

s the igase which consists of the following attached docoments:  (a) this GSA Form 3626,
eral Clauses, and (d) the following changes ar additions macde or agreed to by you:

s

Minimom L.ease Security Standards {Attachment 1)

Supplemental Lease Requirements (Attaclinent 2)

U.S. Government |.ease For Real Property OfTer Details {Pape 3 to GSA Fonn 3626)
Site Man/¥loor Plan

Legul Descriplien

N

2. THIS DOCUMENT 18 NOT RINDING ON THE GOVERNMENT OF'T
AUTHORIAED CONTRACTING OFFICFIL

IGNED BELOW BY

¢ DAT

fO.F !‘i///

3. NAME OF CONTRATTING OFFICER (Fype or Pritr)

EvAa Y Copv -

GENFRAL SERVICES ADMINISTRATION GSAFORM 3626 {(Rev. 4/2009)
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PAGE 3 TO GSA FORM 3626
U.S. GOVERNMENT LEASE FOR REAL PROPERTY {Short Form)
OFFER DETAILS
LEASE NO, GS-05B-18557, MADISON, WI

The Government shall pay the Lessor a total annuat rent of $133,726.12 at the rate 0f $11,143.84
per month in arrears based on a rate of $38.84 per RSF {$43.19 per USF) paid monthly in arrears
foryears 1 thru 5.

The Government shall pay the Lessor a total annual rent of $93,482.90 at the rate of $8,206.80
per month based on a rate of $28.60 per RSF ($24.37 per USF) paid monthly in arrears for years
6 thru 10.

Rent shall be adjusted in accordance with the provisions of the Solicitation for Offers and General
Clauses. Rent for a lesser period shall be prorated. Rent shall be made payahle to:

City Sfafion Associates
145 E. Badger Road, Suite 200
Madison, Wt 53703

The Government may terminate this lease in whole or in part at any fime after the fifth {5th) year
hy giving at least ninety (90) days’ nolice in writing to the Lessor and no rental shall accrue after
the effective date of termination. Said notice shail be computed commencing with the day after
the date of mailing.

In accordance with the lease paragraph entitled, Tenant Improvement Rental Adjustment, the
Lessor agrees to provide up to $148,498.10 (47.98 x 3,065 usf) toward the cost of Tenant
Improvements. The costs of the Tenant Improvements are amortized at 8% over 60 months
which eqguates fo $10.48 per rentable square foot. The amortized costs of these improvements
are included in the stated rent in Paragraph. Fees applicable to Tenant Improvements shall not
exceed:

« General conditions 10 percent of project cost

» General Contractor & percent of project cost

= Architectural/Engineering Q percent of project ¢ cost

» | essor Project management fees zero {0} percent of project cost.

In accordance with the Paragraph 7B of the Supplemental Requirements, CB Richard Ellis Inc.
{"Broker") is the authorized real estate broker represenfing GSA in connection with this lease
transaction. The Lessor and CB Richard Ellis have agreed to a cooperating lease commission of
of the firm term value of this lease (*Commission”). The fotal amount of the Commission is
This Commission is earned Lpon lease execution and payable (i) one-half (1/2) when
the Lease is awarded and (i) one-half {1/2) upon the earlier of Tenant's occupancy of the
premises feased pursuant to the Lease or thé commencement date of the Lease. Due to the
Commission Credit described in Paragraph 7, only [ I which iSE of the Commission,
will be payable to CB Richard Ellis when the Lease is awarded. The remaining [ ] which
is JJJj of the Commission (“Commission Credit"), shall be credited to the shell rental portion of
the annual rental payments due and owing shall he reduced to fully recapture this Commission
Credit. The reduction in shell rent shafi commence with the first {ull month of the rental payments
and confinue until the credit has been fully recaptured.

First month's reﬁtal payment of $11,143.84 minus the prorated commission

credit of [ cova's [ (adiusted first month's rent).
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Second month's rental payment of 11,143,B4 minus the prorated commission
credit of ||| N equalsh (adjusted 2" month’s rent),

The Lessors Tax Identification number has been established as ||| GzB
The Lessors DUN's number has been established as 801578881

in accordance with Supplemental Requirements Paragraph 14, Common Area Faclor, the
common area factor is esfablished as 1.11 (3,443 RSF /3,085 USF).

In accordance with Supplemental Requirements Paragraph B, Tax Adjusiment, the
percentage of Gavernment occupancy is established as 5%. Tax hase is $8,700.00 ($2.53
RSF / $2.81 USF). B
For the purpose of computing operating cost adjusiments in accordance with Supplemental
Requirements GS-05B-18557, paragraph 10, the first year's base cost is hereby established
as $23,054.25 or $6.70 per rentable square feet for 3,443 rentable square feet.

in accordance with Supplemental Requirements paragraph 15, Adjustment for Vacant
Premises, the adjustment is esfahlished as $1.10/USF for vacant space (rental reduction).

In accordance with the Supplemental Requirements paragraph 45B, Overtime Usage, the
rate for overtime usage is established as $20.50 per hour beyond the normal hours of
operation of Monday through Friday 7:00AM to 7:00PM. Areas that require 24/7 is
estahlished as $0.00 per rsf,

The Lessor hereby forever and unconditionally waives any right to make a claim against the
Government for restoration arising from afteration or removal of any alteration by the
Government during the term of this lease or any extensions. Alterations completed by either
the Government or Lessor including inifial build out of the lease space and/or any
subsequent modifications required during the lease period. At the Government's sole
discretion alterations will remain in the leased space after termination of the Lease contract
and will become property of the Lessor.

The Lessor shall not enter into negotiations concerning the space leased or to be teased with
representatives of federal agencies other than the officers or employees of the U.5. General
Services Administration or personnel authorized by the Contracting Officer.

Unauthorized Improvements: Al questions pertaining to this lease agreement shall be
referred in writing to the General Services Adminisiration Contracting Officer. This caontract
is between GSA and City Station Associates. GSA assumes no financial responsibility for
any cost incurred by the Lessor except as provided by the term of the lease agreement or
authorized in writing by the GSA Contracting Officer. If Lessor delivers space with
improvements not authorized or requested in writing by the GSA Contracting Officer,
then Lessor shall not he entitled to compensation if the Improvements remain in place
after the Government's acceptance of the space.”

Within ninety (80) days of lease occupancy, the Lessor shall provide the tenant agency
representative (with a copy forwarded to the GSA Government Representative), on site, a
copy of the name and phone number of maintenance perscnnel in order that any cleaning,
maintenance, janitorial, et¢. problems can be taken care of mmediately.

The totaf net usable square foot area referred to in GSA Form 3626 is subject to adjustment
but may not exceed the maximum limitation, nor the minimum usable square foot
requirement defined in the Solicitation for Offers. Should there be any adjustment in the

SFO NO. G5-05B-18557 Initials: ) &
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square footage delivered, which will be determined through mutual field measurement, the
per annum rental referred fo above shall be adjusted on the hasis of $43.19 per usable
square foot per annum. If necessary, the Jease shall be amended by supplemental lease
agreement after the actual field measurement to establish the square footage and rental in
compliance with the terms of the lease. Should the leased space not offer the minimum
usable square footage required, this lease may be declared null and wvoid by the
Government, with no further obligation on the part of either party.

The Contracting Officer represents the General Services Administration as an agent with
authority fo enter into the Lease on behalf of the Government and execute this document in
his/her official capacity only and not.as an individual.

The Government assumes no responsibility for any conclusions or interpretations made by
the Lessor based on information made available by the Government and/or its contractors.
Nor does the Government assume any responsibility for any understanding reached or
representation made concerning conditions which can affect the work by any of its officers or
agents before execution of this contract unless that understanding or representation is
expressly stated in the Lease.

SFO NO. GS-05B-18557 ; Initials: ‘)/]A &
Lessor Govt.
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